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HIGHWAY 51 / 6TH AVENUE CORRIDOR STUDY

Background
CORRIDOR OVERVIEW

PROJECT SIGNIFICANCE

STUDY AREA

State Highway 51 is a major arterial corridor that
spans the entire length of the state of Oklahoma,
from the Arkansas border to the Texas border. In
the city of Stillwater, Highway 51 aligns with 6th
Avenue and forms the primary east / west corridor
through the city and connects to Interstate 35, 18
miles to the west and the city of Tulsa, 62 miles to
the east.

The State Highway 51 / 6th Avenue Corridor
Study is a collaborative effort to assess the
feasibility and implementation of a strategic
active transportation network around 6th Avenue
in conjunction with the planned ODOT roadway
improvements. Redevelopment opportunities,
future land use considerations and urban design
elements along key corridors are also discussed
and recommended in this plan with the active
transportation network providing the connective
tissue and support for all these strategies.

The State Highway 51 / 6th Avenue Corridor Study
area extends from Western Road to Highway
177 / Perkins Road and University Avenue to the
north to 9th Avenue to the south. With important
pedestrian and bicycle facilities already existing
outside of this study area, the planning team
analyzed beyond the study area context to ensure
that all future active transportation routes build
off of past city and university investments. This
expanded view extends roughly from Hall of Fame
Avenue in the north to 12th Avenue in the south.

This study relied on past planning efforts and
a strong public engagement process to form a
cohesive vision that accommodates all road users
in Stillwater safely and comfortably, connects
commercial and activity nodes within the city and
spurs further economic development and quality
placemaking.

In addition to Highway 51 / 6th Avenue, there
are several important corridors within the
study area that were closely analyzed and have
recommended design solutions.

The origin of the city of Stillwater begins in 1889
after land runs claimed indigenous people’s
territory as Stillwater township. Named after the
creek that runs through the city, Stillwater became
notable early on as the site designated for the
land grant college, Oklahoma A&M. With the
arrival of modern communication technologies
and the railroad around 1900, Stillwater continued
to grow. As roadways replaced railways, State
Highway 51 was commissioned in 1927 from
Stillwater to Eldon, Oklahoma. The creation of
the Interstate Highway System and the growth of
Oklahoma A&M perpetuated the importance of
the city of Stillwater and the access that Highway
51 provided to the community was critical.
Rebranded in 1957 to Oklahoma State University,
this nationally-recognized institution continues to
put Stillwater on the map as a center for research
and athletics, as contributes greatly to Stillwater’s
economic output. As Stillwater continues to grow,
Highway 51 / 6th Avenue will remain an important
connector within and outside the city.

The entire study area can be viewed on the map in
Figure 1.1.
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North

Figure 1.1 - Hwy. 51 / 6th Avenue Corridor and Study Area Boundary
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HIGHWAY 51 / 6TH AVENUE CORRIDOR STUDY

Background
ALIGNING PLANNING EFFORTS

EXISTING CORRIDOR CONDITIONS

Numerous planning initiatives have been
undertaken along the 6th Avenue corridor and
the community has participated several times in
these past efforts to consider the future of specific
neighborhoods and the general direction of the
community in terms of economic development.

Highway 51 / 6th Avenue is a heavily car-oriented
corridor with a variety of land uses ranging from
single-family residential, commercial, industrial
and medical. A consistent 4-lane configuration
moves high volumes of traffic from one side of the
city to the other but also creates safety challenges,
especially from a bicycle and pedestrian
perspective. Turn lanes are present at major
intersections along the corridor. While the posted
traffic speed along 6th Avenue is 40mph, there is
a perception that the corridor experiences higher
speeds and that the majority of the corridor is
unsafe for pedestrians and bicyclists. This will be
further explained in Section 2.

It was important for the planning team to
understand these prior initiatives and to
incorporate their findings, vision and goals,
and recommendations into a holistic vision for
transforming the 6th Avenue corridor. Plans that
were analyzed include:
•
•
•

Stillwater Comprehensive Plan 2030 (2013)
Westwood Overlay District (Updated in 2017)
Form Based Code

The impetus for this plan was to strategize the
implementation and initial design of an active
transportation system that will complement the
ODOT project currently being planned and that will
have long term positive impacts on the economic
development and aesthetic quality of Stillwater as
well as the overall health, wellbeing and quality of
life for residents and visitors alike. It is crucial that
as the ODOT project for 6th Avenue enters final
design and construction, that those efforts do not
create barriers to the vision detailed in this plan.

As one of the major commercial corridors in
Stillwater, there are many businesses located
along the highway of varying sizes. As a result,
there is an abundance of curb cuts and access
points, sometimes multiple per business, that
create safety challenges. Furthermore, the 4-lane
configuration creates a condition where one lane
in each direction functions as both a travel lane as
well as a turning lane, again reducing the safety
the corridor.
Given all these conditions, 6th Avenue
simultaneously performs as an important east /
west connector while also being a barrier between
north / south movements, especially from a
bicycle and pedestrian perspective. The pictures to
the right highlight some of the biggest challenges
and opportunities present along the corridor today.

Expansive and excessive curb cuts
Figure 1.2 - Existing conditions photos
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Close proximity of pedestrian zones to driving lanes

Lack of identity / placemaking elements

Inadequate / deteriorating signage
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INITIAL ANALYSIS
After an initial analysis, the planning team
developed a conceptual framework to better
understand and convey the existing conditions of
the study area. Figure 1.3 on the following page
shows this analysis. The important districts within
the study area were identified. These include
Downtown Stillwater, The Strip, Campus Corner
and the Oklahoma State University campus.
As 6th Avenue traverses through the study area,
changes in land use, density and character
form three different zones; a suburban corridor,
transitional zone and urban corridor.
•

Suburban Corridor: This stretch of 6th Avenue
is comprised primarily of single-family homes,
medical office buildings, converted homes,
larger setbacks and ample tree cover.

•

Urban Corridor: Located from Hester Street to
Main Street, the urban corridor is comprised of
larger buildings that tend to be more oriented
to the street edge, smaller setbacks and more
public-oriented land uses, as is typical in a
county seat community. The urban corridor
is immediately adjacent to Main Street and
Downtown Stillwater and conveys some of the
same built characteristics.

•

Transitional Zone: This short area, between
Monroe Street and Hester Street, is where the
suburban corridor and urban corridor blend
together. Most notably, this is the zone in
which The Strip (Washington Street) connects
with 6th Avenue.

The terminus of the study area at Western Road
at Perkins Road, present an opportunity for a
major gateway feature to celebrate the entry
into downtown Stillwater. Additionally, smaller
gateway opportunities exist along 6th Avenue and
other arterials to celebrate certain districts and
Oklahoma State University.
This initial analysis was an important first step for
the planning team to understand the corridor and
to convey to the project’s steering committee what
initial challenges and opportunities could be seen
as the planning process began.
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Figure 1.3 - Hwy. 51 / 6th Avenue Corridor urban design diagram
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Population

DEMOGRAPHIC EXECUTIVE SUMMARY

2000

2010

2000-2021

2021

Total

Ann. #

Ann %

Population
Stillwater

39,505

45,688

49,498

9,993

476

1.1%

This section provides an overview of the economic
and demographic conditions within the City
of Stillwater and Payne County. Population,
households, enrollment, and employment trends
are documented below.

Payne County

68,190

77,350

82,648

14,458

688

0.9%

3,450,654

3,751,351

4,018,868

568,214

27,058

0.7%

The City of Stillwater experienced steady growth
over the past two decades. In 2021, Stillwater’s
population totaled 49,498 residents, as shown
in Table 1. From 2000 to 2021, Stillwater gained
9,993 residents, or an average of 476 residents per
year, growing annually by 1.1 percent. Stillwater’s
population growth captured approximately 69
percent of the County’s overall population growth.

Stillwater

15,766

17,941

19,509

3,743

178

1.0%

Payne County

26,680

30,177

32,255

5,575

265

0.9%

1,342,293

1,460,450

1,557,479

215,186

10,247

0.7%

During the same time period, households in
Stillwater increased by 3,743 households, or 178
per year, which is an annual growth rate of 1.0
percent. Stillwater’s population and household
growth between 2000 and 2021 outpaced the
State’s respective growth rates over the same time
period.
Oklahoma State University’s Stillwater campus had
a total of 21,971 students in 2021, and reached
a peak of 23,243 students in 2015, as shown in
Table 2. In recent years, enrollment has declined,
with 1,272 fewer students tracked in 2021 than in
2015.

Oklahoma
Households

Oklahoma

Source: US Census; Economic & Planning Systems

Figure 1.4 - Population and Households, 2000 - 2021

Description
Undergraduate

2010

2015

2021

2000-2021
Total

Ann. #

Ann %

16,516

19,205

18,392

1,876

171

1.0%

4,055

3,705

3,163

-892

-81

-2.2%

Vet Medical
Program

344

333

416

72

7

1.7%

Total
Enrollment

20,915

23,343

21,971

1,056

96

0.4%

Graduate

Source: US Census; Economic & Planning Systems

Figure 1.5 - OSU Enrollment Trends, Stillwater Campus, 2010 - 2021
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% of Total Population

2010

2019

50.0%
45.0%
40.0%
35.0%
30.0%
25.0%
20.0%

Although middle-aged populations have grown in
Stillwater, those aged between 15-24 still make up
the largest percentage of the population, largely
driven by OSU’s student population, as shown in
Figure 1. The percentage of the population in the
45-59 age cohort decreased 3.1 percent between
2010 and 2019, while those in the 60-74 cohort
increased by 1.8 percent.
Employment in Payne County grew at a steady
pace from 2010 to 2019. In 2019, Payne
County’s total employment reached 33,605 jobs.
From 2010 to 2019, the County added 2,228
jobs, or an average of 248 jobs per year. This
equates to an average annual growth rate of
0.8 percent. A summary of job growth in Payne
County is provided below. From 2010 to 2019,
Accommodation and Food Services experienced
the largest amount of growth in Payne County,
adding 1,796 jobs, as shown in Figure 2.
Additionally, Administration and Waste Services
accounted for 24 percent of total employment
growth with 527 jobs, Retail Trade accounted
for 14 percent of total employment growth with
323 jobs, and Transportation and Warehousing
accounted for 13 percent with 285 jobs. While a
number of sectors experienced growth over the
last decade, a few sectors experienced job loss,
with Mining and Manufacturing losing 185 and 649
jobs, respectively, between 2010 and 2019.

15.0%
10.0%
5.0%
0.0%

Under 5 to 14

15-24

25-44

45-59

60-74

75 and over

Source: U.S. Census; Economic & Planning Systems

Figure 1.6 - Age Distribution, City of Stillwater, 2010 - 2019
Change in Employment (2010-2019)

-1,000

-500

0

500

1,000

1,500

Accommodation and Food Services

1,796

Administrative and Waste Services

527

Retail Trade

323

Transportation and Warehousing

285

Management of Companies and Enterprises

138

Arts, Entertainment, and Recreation

93

Real Estate and Rental and Leasing

81

Professional and Technical Services

71

Agriculture, Forestry, Fishing & Hunting

22

Wholesale Trade

-1

Other Services, Ex. Public Admin

-3

Utilities

-4

Construction

-33

Educational Services

-36

Finance and Insurance

-72

Public Administration

-80

Information

-105

Health Care and Social Assistance

-121

Mining
Manufacturing

2,000

-185
-649

Source: BLS; Economic & Planning Systems

Figure 1.7 - Employment Change, Payne County, 2010 - 2019
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Rent

Vacancy

ECONOMIC / MARKET ANALYSIS
MARKET STUDY

$25.00

10.00%
$20.00

$20.00

7.50%

$15.00
5.00%
$10.00
1.70%

$5.00
$0.00

2.50%

2021 Q2

2020 Q3

2019 Q4

2019 Q1

2018 Q2

2017 Q3

2016 Q4

2016 Q1

2015 Q2

2014 Q3

2013 Q4

2013 Q1

0.00%
2012 Q2

Stillwater has added 351,231 square feet of retail
space since 2010, and as of the fourth quarter of
2021, there was 3.7 million square feet of retail
space in the city. As of the fourth quarter of 2021,
the average rental rate for retail space in the city of
Stillwater was $20.00 per square foot, while vacancy
was reported at 1.7 percent, as shown in Figure 1.8.

Vacancy (%)

2011 Q3

Retail

Rental Rate per SF

2010 Q4

This section summarizes the trends and conditions
of retail, multifamily, and office development in
the City of Stillwater, including deliveries, vacancy
rates, rental rates, and location and size of recent
development.

2010 Q1

16

Source: CoStar; Economic & Planning Systems

Figure 1.8 - Retail Rent and Vacancy, City of Stillwater, 2010 - 2010 Q4
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Rental Rate per SF

Vacancy (%)

$1.00
$0.90
$0.80
$0.70
$0.60
$0.50
$0.40
$0.30
$0.20
$0.10
$0.00

$0.91

14.50%
12.00%

9.20%

9.50%
7.00%

4.50%
Vacancy

Rent

2021 Q2

2020 Q3

2019 Q4

2019 Q1

2018 Q2

2017 Q3

2016 Q4

2016 Q1

2015 Q2

2014 Q3

2013 Q4

2013 Q1

2012 Q2

2011 Q3

2.00%
2010 Q4

Stillwater has added 921 multifamily units since
2010, and as of the fourth quarter of 2021, there
were 5,587 units located in the city. Two of the
most notable multifamily developments that have
delivered since 2015 include the 221-unit Midtown
at OSU, which delivered in 2018, and the 198-unit
One on 4th that came online in 2021.
As of the fourth quarter of 2021, the average
rental rate for retail space in the city of Stillwater
was $0.91 per square foot, while vacancy was
reported at 9.2 percent, as shown in Figure 4. It is
important to note that rents for student-oriented
developments in the OSU area are higher than the
overall market average in Stillwater, with rents for
the aforementioned One on 4th and Midtown at OSU
averaging between $1.69 and $2.05 per square foot.

2010 Q1

Multi-Family

Source: CoStar; Economic & Planning Systems

Figure 1.9 - Multi-Family Rent and Vacancy, City of Stillwater, 2010-2014 Q4

Rental Rate per SF

Vacancy (%)

$20.00
$18.00
$16.00
$14.00
$12.00
$10.00
$8.00
$6.00
$4.00
$2.00
$0.00

$18.31

10.00%
7.50%
5.00%

1.60%

2.50%

2021 Q2

2020 Q3

2019 Q4

2019 Q1

2018 Q2

2017 Q3

2016 Q4

2016 Q1

2015 Q2

2014 Q3

2013 Q4

2013 Q1

2012 Q2

2011 Q3

0.00%
2010 Q4

Stillwater has added just 49,471 square feet of
office space since 2010, and as of the fourth quarter
of 2021, there was approximately 1.0 million square
feet of office space tracked in the city. As of the
fourth quarter of 2021, the average rental rate for
retail space in the city of Stillwater was $18.31 per
square foot, while vacancy was reported at 1.6
percent, as shown in Figure 1.10.

2010 Q1

Office

Source: CoStar; Economic & Planning Systems

Figure 1.10 - Office Rent and Vacancy, City of Stillwater, 2010 - 2021 Q4

DRAFT DEC 21 2021

17

18

HIGHWAY 51 / 6TH AVENUE CORRIDOR STUDY

ECONOMIC / MARKET ANALYSIS MARKET STUDY
Soft Parcel Analysis
This section of the report includes a “soft parcel”
analysis of existing uses to identify properties that
would potentially be suitable for redevelopment.
This generally includes vacant properties
and properties where the current supportable
development values are less that the value of the
land being occupied. This process was not to
suggest which properties would redevelop, but
rather to identify the properties that may attract
developer interest if there was a motivated seller.
The existing land uses in the Highway 51/6th
Avenue study area were analyzed to identify
parcels that may be attractive for development
or redevelopment. EPS identified vacant parcels
and parcels that can be considered underutilized
according to specific criteria. Underutilized parcels
included properties with a low ratio of building
value to land value, as well as properties with
a development density of less than a 0.2 floor
area ratio (FAR). The soft parcel analysis shows
a pattern of small and scattered sites. There are
relatively few locations where these vacant or
underutilized properties can be easily assembled
into opportunity sites.

Legend
Potential Redevelopment Areas
Underutilized Parcels
City Owned Parcels

Figure 1.11 - Highway 51 / 6th Avenue Soft Parcel Analysis
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Two locations were
identified as opportunity
area for potential
redevelopment including
the Campus Corner
and Monroe Gateway
areas, as shown in
Figure 1.12 and Figure
1.13. The underutilized
parcels were considered
by the planning team
in development of
redevelopment concepts
for both locations.

Figure 1.12 - Soft parcel analysis, Campus Corner

Figure 1.13 - Soft parcel analysis, Monroe Gateway

Campus Corner

Monroe Gateway

The Campus Corner area includes eight properties meeting the soft
parcel criteria ranging in size from 8,516 square feet to 112,912
square feet.

The Monroe Gateway area includes nine underutilized properties
ranging in size from 9,749 to 88,868 square feet.
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Stillwater residents at Public Meeting No. 2
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TIMELINE / SEQUENCE
The vision for the Highway 51 / 6th Avenue
corridor outlined in this plan is the result of an
open and transparent planning process. Key
stakeholders and the community were directly
involved at key steps of the planning process to
learn about the project goals and vision, assist in

Project Tasks / Meetings

crafting and evaluating alternatives and providing
input on the future recommendations.
A project action committee was assembled with
help from city staff to work collaboratively with the
planning team to review, evaluate and guide future

Jan
2021

Feb
2021

Mar
2021

Apr
2021

May
2021

Jun
2021

corridor improvement recommendations. The
action committee and planning team met a total
of five times and this group of devoted individuals
were instrumental in the development of this plan.

Jul
2021

Aug
2021

Sep
2021

Oct
2021

Nov
2021

Dec
2021

Task 1 Project Kick-Off, Research + Analysis
1.1

Kick- Off Meeting (AC* Meeting #1)

1.2

Preliminary Review Meeting (AC Meeting #2)

Jan. 26th
Mar. 10th

Task 2 Information Gathering + Review
2.1

Public Workshop #1

Mar. 31st

2.2

Stakeholder Interviews

Mar. 31st / Apr. 1st

2.3

Planning Commission Workshop

2.4

Input, Vision, Goals Review (AC Meeting #3)

Apr. 6th
Apr. 28th

Task 3 Draft Corridor Study
3.1

Draft Corridor Study Review (AC Meeting #4)

3.2

Public Open House

Jul. 15th
Aug. 25th

Task 4 Final Draft Corridor Study
4.1

Final Corridor Study Review (AC Meeting #5)

4.2

City Council Study Session

4.3

Planning Commission / Public Hearing

4.4

City Council / Public Hearing

Oct. 20th
Nov. 29th
Dec. 7th
Dec. 20th

* AC stands for Action Committee

Figure 2.1 - Project schedule

DRAFT DEC 21 2021

SECTION 2: PROCESS OVERVIEW

PUBLIC ENGAGEMENT
In addition to working with the project action
committee, the planning team also collaborated
with and gathered input from residents and
community members. A public workshop was
held early on in the process to present initial
analysis and to gather crucial input about what
improvements the community were supportive
of or had concerns about. This meeting was
very well attended by about 90 people. A second
public meeting in the form of an open house was
held towards the end of the process and was
attended by around 25 people. At this meeting, the
overall active transportation plan, redevelopment
opportunities, future land use and urban design
elements were presented and further input was
gathered for future refinement.
In addition to engaging with the public, the
Planning Commission was involved in the process
via a workshop at the beginning stages of the
planning efforts and were involved again towards
the end in the form of a public hearing. The City
Council also were presented the main components
of the plan. At these events, the governing bodies
were able to share comments and concerns, which
were received and considered by the planning
team. The final plan was adopted by the Stillwater
City Council on December 20, 2021.

Figure 2.2 - Public engagement over the course of the entire planning process
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STAKEHOLDER INTERVIEWS
KEY TAKEAWAYS AND THEMES

THE CORRIDOR TODAY

KEY STAKEHOLDERS

Early on in the input process, the project action
committee was asked with brainstorming words
that they would use to describe the corridor today.
The results of this exercise can be seen in Figure
2.3. The words discussed fell into two distinct
groups; words that describe the serious challenges
associated with the roadway today and words that
indicate the positive benefits of 6th Avenue such as
the opportunities the corridor can provide Stillwater
and the fact that it is a major connector through the
community.

Over the course of two days, members of the
planning team met one-on-one with Stillwater
community members, business owners, active
transportation advocates, and others to discuss
the biggest issues and opportunities along 6th
Avenue. These one-on-one conversations are
an important part of the public input process
as they allow the planning team to hear directly
from influential and long-time members of the
community and get their feedback on how they
see the future of the corridor.

These words formed the basis for the initial analysis
and planning as it gave the planning team a clear
indication on what the serious challenges are that
need to be addressed with this study while also
providing a glimpse into the aspirational qualities
6th Avenue should strive to achieve in the future.

DEADLY BUSY SLOW
DANGEROUS
FAST SPEEDS
CONGESTED CONFINED
LIFELINE OPPORTUNITY
CONNECTOR
Figure 2.3 - One word to describe 6th Avenue

Neighborhood Preservation
•
•
•

Important to define and preserve
existing residential neighborhoods
along the corridor
Blighted homes are an issue
Replicate overlay districts in other
districts to create own unique identity
and standards (similar to Westwood
Neighborhood overlay district)

Ped / Bike Safety and Comfort
•
•
•

6th Avenue is not the place for bicycles
Campus and Downtown are
disconnected - gaps in sidewalk
network and building frontage
Traffic through neighborhoods is a
concern

Corridor Development
•
•
•
•

Center for Visual Arts being
constructed - solidifies cultural / arts
district around SE corner of campus
Main Street needs distinct / retailers
to draw people in
Need more dining options
Block 34 is an important development
opportunity for downtown
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PUBLIC WORKSHOP - VISIONING INPUT
A public workshop on March 31, 2021, offered the
initial analysis and review to about 90 people. This
event also provided those who attended the ability
to provide additional feedback. The questions
asked and responses received can be viewed
on this page. The top three responses for each
question are highlighted in orange.
What do you think could be done to improve and/
or protect the neighborhoods within the project
area in the future? List the first 3 things you’d do.
19%
19%

Additional
sidewalks /
connectivity
Bike lanes /
connectivity

What things have you experienced in other places
that you think would make Downtown Stillwater an
even better place to be? List 3-5 things.

sidewalks

36%

Destination
retail /
businesses

5%

Land use
improvements

6%

Parking

Mixed-use /
Higher-density
development

7%

Bicycle
improvements
& amenities

12%

Roadway
conditions /
traffic

9%

Pedestrian
improvements

14%

Revitalizing
homes / code
enforcement

10%

16%

Streetscaping
improvements

Dining options
& restaurants
Outdoor dining
& amenities

Additional
greenspaces

6%

Less
development

9%

Figure 2.4 - Public workshop input question #1

11%
12%

landscaping

18%

Gathering
places / events

4%

5%

Regardless of the potential cost, select the top
5 things that you would do to improve the 6th
Avenue Corridor.
5% Plan for
12% Wider
14% Street trees &
Improve safety
for pedestrian
& bicycle
crossings

4%
4%

10%

Remove / replace
underperforming and
blighted properties

9%

Slower
traffic
speeds

transition to
replace older
single-family
homes over
time with
higher-density
residential
or mixed-use
development
Higher density
development
/ Mixed-use
development
Introduce
district identity
& branding
elements

8%

Create a
gateway on the
east end of the
corridor

8%

Create a
gateway on
west end of the
corridor
Improve lighting

9%

DRAFT DEC 21 2021
Streetscape
improvements

Figure 2.5 - Public workshop input question #2

Figure 2.6 - Public workshop input question #3
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PUBLIC WORKSHOP - VISIONING INPUT

Figure 2.7 - Public workshop input question #4

depressing

tight

variety

boring

fun

dirty

busy

home

quaint

heart

cool

beautiful

not cohesive

weed shops

charming

Figure 2.9 - Public workshop input question #6
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hodgepodge

confused
diverse

historic growing

dilapidated

car-centric

friendly

vibrant

potential
safe

small
dull

walkable

slow
historical
closed

improving
sleepy

empty
cute

dated

varied

improved

better

nice
vacant

character

comfortable

proximity

Figure 2.8 - Public workshop input question #5

opportunity

hard to park

profitable

increasing involvement

small town

unique

architecture

lacking
enjoyable

westwood

unattractive

disjointed
sterile

crowded
optimized
nice plants
declining

affordable housing

parks downtown potential
historic houses
local schools
near hospital
quiet buffers
shady streets
pretty
green

sprouts

mixed
urbanized
diversity

close

home

mixed use
local business
town

activities

quiet

versatile

diverse

historic houses

selection

character

local

comfortable

destination
revitalized
not vibrant
more parking
running down
restaurants needs better food car traffic heavy
restaurant
more eating places
good start
so much potential uninviting
decent for events
slowly growing / improving
absentee ownership
closes too early
unique shops
needs attention
repetitive boutiques
vacancies
not enough shopping
historic buildings
small
business
trying competes with perkins road
impoverished more people on sidewalks
not exciting
gentrification
need more restaurants
vacant buildings
too much parking
alive
almost there
worth investment
potential hub
no good food
great roundabout
retail
quiet
trendy
need less thru traffic
community wealth
professional
needs nightlife
need night life spots special
love being in downtown
needs to widen
where stillwater began
lively
drab
much improved
buildings being renovated dead
poor lighting
cultural
full of opportunity
revitalizing
no housing nearby
hardly
any good dining
unimaginative
disconnected
vacant storefronts
distinct disrict
exciting
thrifty stores
more foot traffic needed
old
vastly improved
hard to reach
hanging on
needs retail
not a destination
small business
up and coming
needs renovation
unique
overlooked experiential retail no housing
underutilized very little character
odd
community
vastly improved in 10yr
few
empty
buildings
needs parking
interesting pockets good food closed storefronts slum lords
copy lawrence
too many empty buildings
activity on block 34 building energy
weird parking
organized pedestrian friendly limited parking nostalgic
neglected pretty flowers
underdeveloped
needs
cohesion
well used
too many cars limited
pleasant
run down

confusing
no synergy
mismatched
not diverse

available
varied
gentrification
too mixed
family connectivity

westwood school

tennis courts

historical

small

modest

history

calm

trees

school

core area

convenient

space for park
accessable

mature

large trees

grid plan

safe

access

families

appealing
commercial

northing

List 3-5 words that describe your impression of
Downtown Stillwater today.

smalltown feel

variety

vibrant

quaint

wealth

homey
charm
friends
sidewalks

single family

friendly
low crime
close to town center
roots
slower traffic speeds

walkable historic

potential
community

dysfunctional

slower traffic
country
central
residential
family oriented
trees
well established
family residential
historic buildings

businesses

cold

zigzag

shortcut

crosstown
key
ugly

variable

afforable

close to university

neighbors

unfriendly to pedestrians
highspeed
poorly maintained

state highway 51

charming
peaceful
unique architecture
family-friendly

overlay district

old trees

poorly designed left turn

fast food

unfriendly
dirty

commercial
turnlane

bumpy

mixed use

dividing
main road

avoidable

main

not attractive

too fast speed limits

vital

dull
Busting

risky

plain

highway
not pedestrian friendly

concrete

interesting

blind spots
too many stop lights

hwy51

rough

direct

convenient

outdated

essential

primary e/w corridor

slowmoving

unsafe

central
schools
opportunity
thoroughfare
never congested

chaotic

ugly

utilitarian

busy

fast

What are three things that you like about the
neighborhoods along the corridor?

wide
look at for pedestrians
cluttered neglected
cumbersome
not bikeable dangerous

not joined

active

closed in

traffic
avoid

congested

take

unwelcoming

too wide

uninviting
lots of traffic lights

necessary
noisy
narrow
fun

old

vehicles

vibrant

totally car-centric

main street

avoid it

safe

unattractive

boring

crowded

medial

connection

neighborhoods

watch for left turns
throughput
depressed
major

car-centuric

diverse

delays

go away pedestrians
poor light synchronization

dangerous

artery

crazy
core

fast food lane
fastest east to west
near university
potential
a mess

random

very busy
no turn lanes
clogged

stop and go

vehicle-centric
not planned

uninviting

hazardous scary
unimaginative
throroughfare

bland

mishmash

exhausted

no sidewalks

slow

red lights
car-centric
popular
disjointed
stressful
frustrating

complicated
dangerous for bikers

school zone

heavy
connects

eclectic

How would you describe the 6th Avenue corridor
to an out-of-town friend? List 3-5 words.
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Pedestrian and Bike
Facilities
•

PUBLIC MEETING DISCUSSION
GROUPS
As part of the public workshop, attendees were
split-up into smaller discussion groups. Each
room had a facilitator and focused on one primary
theme. Those topics included:
•
•
•
•
•

Pedestrian and bicycle facilities
Neighborhoods / housing, single-family
conversions and parking
Corridor development
Downtown
Student entertainment & nightlife

The summaries of these conversations can be
viewed on this page.

•
•
•
•

Best corridors for pedestrian and
bicycle facilities:
Monroe - main entrance to campus
from 6th Avenue
Hester - access to campus and
important connector to cultural
amenities closer to downtown
Husband - important connection
to downtown; used heavily during
festivals
Main - important downtown
connection; heart of the community

Neighborhoods / Housing,
Single-Family Conversions
& Parking
•
•
•

•
•

Need more shared parking areas
Require green / open space with new
residential buildings
Redevelopment of single-family
dwellings should be restricted to near
campus - enforce Westwood Overlay
District
Multi-family housing should be
located downtown
Remove driveway access along 6th
Avenue if possible - causes safety
issues

Corridor Development
•
•
•

Stop ‘cookie-cutter’ approach to
development
Need design standards
Design for people

Downtown
•
•
•
•
•
•
•

Downtown needs gathering / event
spaces - people want to be able to
meet one another and socialize
Pleasant pedestrian environments
needed - street trees for shade,
seating, signage, etc.
Need a variety of spaces - kid and pet
friendly
More housing is needed downtown
to help activate and provide housing
options
Transparency into buildings needed
Businesses need to be improved and
maintained
Larger and consistently open
restaurants needed

Student Entertainment
and Nightlife
•
•
•
•
•

Some restaurants but not enough
and many are too small / not open
consistently
Ebb and flow of student population
affects ability for businesses to
survive
Brewery is a popular destination
Outdoor gathering spaces / concert
venues are missing
Unsafe and uncomfortable pedestrian
and bicycle connections from
campus to downtown
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6TH AVENUE

PUBLIC WORKSHOP VISUAL PREFERENCING
Participants at the public workshop were tasked
with voting on themed images related to:
•
•
•
•
•
•

6th Avenue overall corridor character
6th Avenue architectural scale and character
Downtown development types / environments
Downtown open spaces and amenities
Neighborhood housing type / density
Neighborhood architectural character

The images selected and favored provide a clear
indication on what types of building scale and
style, gathering places and character are desired
along the corridor and throughout the study area.
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6

2

2

1

15

8

3

4

2

4

14

4

8

4

14

17

17

Overall Corridor
/ Atmosphere
Figure
2.10 - Character
6th Avenue
overall corridor character
6th Avenue Development

Place up to 3 ‘Yes’ dots (green) and up to 2 ‘No’ dots (red) to indicate
your most and least desired overall 6th Avenue development character.

State Highway 51 / 6th Avenue Corridor Study
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8

1

1

8

1

14

2

1

28

8

The results of the visual preferencing exercise can
be viewed to the right.

2

7

12

Architectural Scale and Character

1

11

6th Avenue Development
Figure
2.11 - 6th Avenue architectural scale and character

Place up to 3 ‘Yes’ dots (green) and up to 2 ‘No’ dots (red) to indicate your most and least desired
overall 6th Avenue architectural scale and character.

State Highway 51 / 6th Avenue Corridor Study
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DOWNTOWN

NEIGHBORHOODS
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1

17

8

12

4
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1

12

10
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Development Types / Downtown Environments

11

5

13

10

Architectural Character

Figure
Downtown 2.12
Character- Downtown development types / environments
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17

1

11

6

1

9

Figure
2.14 - Neighborhood architectural character
Neighborhoods

Place up to 5 ‘Yes’ dots (green) and up to 3 ‘No’ dots (red) to indicate your
most and least desired downtown development types and environments.

State Highway 51 / 6th Avenue Corridor Study

Place up to 5 ‘Yes’ dots (green) and up to 3 ‘No’ dots (red) to indicate your most and least desired
neighborhood architectural character.

State Highway 51 / 6th Avenue Corridor Study

Higher
Density

16

2

10

8

6

5

14
9

1

1

6

20

20
12

6

16

3

12

12

13
Lower
Density

2

Downtown Open Spaces and Amenities

9

Figure
Downtown 2.13
Character- Downtown open spaces and amenities
State Highway 51 / 6th Avenue Corridor Study

Place up to 5 ‘Yes’ dots (green) and up to 3 ‘No’ dots (red) to indicate your most and
least desired downtown open spaces and amenities.

10

10

Housing Type / Density

Neighborhoods
Figure
2.15 - Neighborhood housing types / density

Place a dot along the scale to the left to indicate your desired housing density.
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McFarland St.

Admiral Ave.

Maple Ave.

3rd Ave

Expanded
Bike Lanes
Close up of Active Transportation Map

dams St.

9th Ave.
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Lewis St.

Main St.

Hester St.

Kings St.

Monroe St.

7th Ave.

Washington St.

A

6th Ave.

Husband St.

4th Ave.

Duck St.

3rd Ave.

West St.

5’

Knoblock St.
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.
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University Ave.

Expanded Bike
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Section 3
The Plan
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4-5’

Hall of Fame Ave.

Oklahoma State
University

Areas of Focus

Miller Ave.

Hwy. 177 / Perkin Rd.

Virginia Ave.

lo
el

tic

on

A

Husband St.

Main St.

Duck St.

Maple Ave.

Bike framework
Lanes
The active transportation
of this plan is the driving element with
which the other areas of focus relate to and build from. It is the resolution
Duck
Creekof this plan that with a strong active transportation network, the other focus
areas will be supported and successful .
Adams St.

Existing YMCA Site
(Potential Redevelopment)

Redevelopment Opportunities / Revitalization
Parking
Structure

Off-Street MultiUse Path

Knoblock St.

Bike / Scooter
Parking

Existing
Bike Lanes
(Enhanced Striping)

Expanded

Mixed-Use
(4 stories)

Off-Street MultiUse Path

Active transportation describes all modes of transit other than person vehicles.
This includes walking, running,
biking and scootering.
9th Ave.

Retail
(1-2 stories)

Boomer

Gathering /
Event Area

Media Wall

Open
Turf

Open
Turf

Gallery
Plaza

University Ave.

3

Creekwithin the study area are primed for redevelopment and
Specific locations
revitalization. This plan presents concept redevelopment plans for two areas in
Stillwater, Campus Corner and the Monroe Gateway. The concepts incorporate
active transportation
improvements, land use recommendations and urban
*
design enhancements to bolster these areas of the city and to be catalysts for
further growth along 6th Avenue, adjacent to Oklahoma State University and in
downtown Stillwater.

Stillwater
Fire Station
(Future Gallery)

5

Bicycle / Scooter
Parking

Iconic Art
Piece

Pedestrian -Oriented
Promenade

Bike / Scooter
Parking

High-Density
Residential
(4 stories)

Bicycle / Scooter
Parking

Mixed-Use
(4 stories)

7

12th Ave.
Parking Structure
Roof Top Amenity
Deck

West St.

Knoblock St.

4’

1

Bicycle / Scooter
Parking

Lewis St.

Hester St.

Washington St.

Monroe St.

7th Ave.
Kings St.

McFarland St.

Willis St.

Ridge Dr.

6th Ave.

Active Transportation

West St.

3rd Ave.

4th Ave.

th Ave.

Chara

Shared Street

Knoblock St.

Walnut St.

.

Dr

Bicycle / Scooter
Parking

Duck St.

Willis St.

OPPORTUNITY AREAS

M

McFarland St.

Admiral Ave. 51 / 6th Avenue Corridor Plan is comprised of four main
The State Highway
Station
2
areas of focus that seek to transform the corridor over time, into a vibrant,
safe
and accessible environment. The areas of focus were developed considering
Maple Ave.
all of the public input received and they seek to envelope all the comments, Campus Corner - Preferred Concept
University
Ave. plan will discuss
B
concerns
and opportunitiesExpanded
into tactile
concepts.
This
Expanded
Bike
Bike
Lanes + Narrower
Lanes + Amenities
specific action items and recommendations
in
Section
5.
3rd Ave.
Drive Lanes
5’

Parking

Off-Street MultiUse Path
High-Density
Residential
(4 stories)

9

3rd Ave.
Shared Street
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re Land Use Plan
FOUNDATIONAL

University Ave.

4th Ave.
Lowry St.

Duck St.

Lincoln St.

Morningside
Park

Sunset
Park

Hwy. 177

6th
Ave.
6th Ave.
Main St.

Orchard St.

Stillwater
Medical Center

3rd Ave.

Hester St.

Duck
Creek

Walnut St.

Westwood
Elementary
School

Western Rd.

Transition Block

Tower
Park

Willis St.

Ingham
Park

INSPIRED

Washington St.

Redevelopment Block

Arrowhead
Park

Monroe St.

Duck
Creek

9th Ave.

Land Use
Myers
Park

Urban Design

Block 34

Future Land Use Legend
Southern
Woods Park

Low-Density Residential

Public / School

Medium-Density Residential

Oﬃce / Medical

High-Density Residential

Industrial

Retail

Vacant

Mixed-Use

Park / Open Space

A close analysis of land use along the 6th Avenue corridor provided context
for current conditions and recommended land uses in the future. A successful
corridor should have a diverse mix of land uses that supports an eclectic
mix of commercial, residential and public spaces and this plan makes
recommendations to foster just such an environment.
Redevelopment Block

STEEL
CLASSIC
REFINED
ESTABLISHED

Hoyt Grove
Park

The design and overall appearance of streets and corridors is vitally INTEGRATED
STRUCTURAL
important to creating a cohesive and unique visual and physical impression
ELEGANT
on visitors
Northand residents alike. Individual districts should celebrate their
BRICK
own unique identity while conforming to an overall character that unifies the
entire downtown area. This plan provides recommendations for enhanced
streetscape treatments, amenities and branding opportunities that will
complement the existing essence of Stillwater while giving the city a fresh and
Mixed-Uselook and feel.
updated

Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

Retail

A development of single-family dwellings
attached horizontally and typically
referred to as townhomes, rowhouses,
and duplexes.

Multi-story apartment or condominium
building or buildings and may include
townhomes and rowhouses.

Stand-alone or multi-tenant retail and
commercial buildings for restaurants,
drug and grocery stores, salons, shopping
centers, and other retail and consumer
services.

A multi-story building with retail uses on
the first floor and office space, hotels,
or apartment units on the upper floors
or a development comprised of a mix of
retail, office, hotel, and residential uses in
separate or attached buildings – known
as horizontal mixed use.
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Active Transportation
BASELINE UNDERSTANDING
As this plan begins to address the Active Transportation Network, it
is important to have a shared understanding of the various terms and
definitions regarding active transportation facilities that are discussed. The
definitions can be found below with the accompanying image located to the
right in Figure 3.1.
•

Shared Street: Shared streets are used by vehicles and cyclists and have
simple markings or signage to indicate allowable use by cyclists but no
dedicated area is delineated.

•

On-Street Bike Lane: On-street bike lanes allow for one-way cycle traffic,
usually in the same direction as the adjacent vehicular lanes. On-street
bike lanes are typically 5’ in width and should be buffered from traffic
lanes where possible.

•

Off-Street Bike Lane: Designed to be used by cyclists, off-street bike
lanes are physically separated from vehicular traffic. This separation
is usually created through a difference in elevation from the adjacent
roadway and may incorporate additional buffering opportunities when
space allows. Off-street bike lanes are typically 5’ in width and are
intended for one-way cycle traffic.

•

Off-Street Multi-Use Path: Used by pedestrians, cyclists and other
modes of personal transportation. They are typically 10-12’ in width and
are generally placed on side of a roadway and function as roadside trail.

These different mobility options are discussed as recommended facilities
throughout the 6th Avenue Corridor study area. These options are listed
in order of magnitude starting with those that are least desirable from a
comfort and perceived safety standpoint for cyclists and motorists and
culminating with those that are most desirable.

Shared Street

On-street Bike
Lane
Special Dedicated
Treatment
Off-Street Bike Lane

Advisory Lane

Off-Street
Multi-Use Path
Figure 3.1 - Bicycle facility classifications

DRAFT DEC 21 2021

35

SECTION 3: THE PLAN

Active Transportation
EXISTING CONDITIONS
In Stillwater today, there are active transportation
routes that have been designated along certain
corridors; however, these facilities are often
discontinuous and lack the interconnectedness that
is necessary to be an effective, practical and safe
means of transportation.

Hall of Fame

4-5’

Oklahoma State
University
Miller Ave.

Maple Ave.

lo

el
Dr

University Ave.

.
Adams St.

9th Ave.

Monroe Street
Special treatment

Western Road
Off-street multi-use path

Figure 3.2 - Examples of existing bicycle facilities
in Stillwater

4’

Lewis St.

Hester St.

Monroe St.

7th Ave.

Duck Street
Painted bike lane

Kings St.

Monroe Street
Striped bike lane

Washington St.

6th Ave.

Main St.

4th Ave.

5th Ave.

West St.

5’

Husband St.

3rd Ave.
3rd Ave.

Knoblock St.

3rd Avenue
Marked and signed bike route

Walnut St.

Husband Street
Signed bike route

Hwy. 177 / Perkin Rd.

tic

on

Western Rd.

Admiral Ave.
M

McFarland St.

Virginia Ave.

North
North

12th Ave.

Figure 3.3 - Existing bicycle facility locations and types

Legend

6th Avenue

Shared Street

Off-Street Multi-use Path

Study Area

On-street Bike Lane

Special Dedicated Treatment
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Active Transportation
OVERALL NETWORK
The map in Figure 3.4 displays the overall active
transportation network recommended by this plan.
The network utilizes all of the different facilities
as described on the previous page and actively
fills in the gaps of the current facilities in Stillwater
to connect residential neighborhoods with major
commercial centers, the campus with downtown,
the north with the south and the east with the
west.
As Figure 3.4 displays, analysis and
recommendations for active transportation
facilities extend beyond the defined study
area. It is important to consider these broader
connections in order to create a framework that
connects to established routes outside of the
study area in the best interest of the community.
This plan generally does not recommend active
transportation facilities on 6th Avenue itself,
other than standard sidewalks, due to high traffic
volumes, but instead relies on parallel corridors
and strategic north / south corridors to provide the
necessary connections.
Detailed analysis and recommendations are
provided for intersections along 6th Avenue
and how they should accommodate future
active transportation facilities but many other
intersections throughout the study area and
beyond will need to be studied further to determine
the necessary improvements.

Many of the improvements indicated on the Active
Transportation Network map will need continued
analysis and review to determine feasibility and
geometrics. For example, potential roundabouts
along 9th Avenue and at Walnut Street /
University Avenue will require further review as
improvements to those specific street segments
enter into engineering design.

Legend

Also indicated on this map are the redevelopment
opportunity areas:

6th Avenue

•
•

Redevelopment Opportunity Areas

Study Area

A - Monroe Gateway
B- Campus Corner
Existing

This plan will visualize redevelopment concepts
for Monroe Gateway and Campus Corner, describe
recommended roadway improvements for
Washington Street and discuss the importance
this overall network is for further economic
development and revitalization in downtown
Stillwater. Figure 3.4 demonstrates the
interconnectedness of this overall network and
how those four distinct areas within the study area
are related. It is the recommendation of this plan
that moving forward, these four areas should be
viewed holistically when implementing the active
transportation network.

Proposed

On-Street Bike Lane
Shared Street
Off-Street Multi-Use Path
Special Dedicated Treatment
Potential Rails-to-Trails
Potential Pedestrian Underpass
Existing Traffic Signals
Targeted 6th Avenue intersections
for improvements
Shared Street Intersection
Potential Roundabout
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4-5’

Hall of Fame Ave.

Oklahoma State
University

tic

on

Maple Ave.

lo
el

3rd Ave.

Expanded
Bike Lanes
Duck
Creek

4’

Figure 3.4 - Active Transportation Network

Adams St.

9th Ave.

Hester St.

Monroe St.

Kings St.

McFarland St.

Willis St.

Ridge Dr.

7th Ave.

Washington St.

A

6th Ave.

Main St.

4th Ave.

5th Ave.

Husband St.

3rd Ave.

Duck St.

5’

West St.

Walnut St.

.

B

University Ave.

Expanded Bike
Lanes + Amenities

Lewis St.

Dr

Expanded Bike
Lanes + Narrower
Drive Lanes

Knoblock St.

Willis St.

McFarland St.

Admiral Ave.
M

Western Rd.

Virginia Ave.

Boomer
Creek

North

12th Ave.
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Existing onstreet bike lanes

Active Transportation
INTERSECTION TREATMENTS
OVERALL APPROACH
One of the biggest challenges existing today
is the divide that 6th Avenue creates north and
south, especially for pedestrians and cyclists. The
first goal of the active transportation network is
to connect the north and south sides of the 6th
Avenue corridor. In order to accomplish this goal,
a more focused analysis of all the intersections
along 6th Avenue that incorporated active
transportation facilities was performed. These
intersections include 6th Avenue and...
Western Road
Kings Street / McFarland Street
Monroe Street
Hester Street
Duck Street
Husband Street
Perkins Road / Highway 177

Monroe St.

•
•
•
•
•
•
•

6th Avenue

Recommended
separated facility

The general approach for all the intersections
listed is to transition from an on-street facility to
an off-street facility at a location at or within a
block away from 6th Avenue. This approach is
recommended due to the level of safety it provides
for all users, pedestrians, cyclists and motorists
alike. This concept is visualized in Figure 3.5.

Existing shared street

Figure 3.5 - Intersections design framework
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6th Avenue

6th Avenue + Kings Street / McFarland Street

*

Future gateway
monument

Retain existing
turn lanes

Kings St.

Existing sidewalk

Western Rd.

6th Avenue + Western Road

10’ path (to Willis)

6th Avenue

Maximize
landing area

Build landing to ROW
to maximize pedestrian
waiting area

Kings St.

10’ paths to
12th Ave /
beyond

Convert angled parking
to parallel parking

10’ path to future
7th Ave. connection

N

N

Figure 3.6 - Proposed Western Road / 6th Avenue intersection treatment

Figure 3.7 - Proposed Kings/Mcfarland / 6th Avenue intersection treatment

The vision for this intersection develops from the already completed off-street
multi-use path east side of Western Road. The intersection would utilize paths
as opposed to bike lanes, mixing active transportation users together in one
facility.

Although the overall plan calls for an eventual below-grade crossing of 6th
Avenue via Duck Creek west of Westwood Elementary school, an at-grade
crossing in the vicinity of the school is also recommended. The existing
signalized crossing could remain where it is. An off-street path system is
recommended around the perimeter of the intersection for all users.

On the northeast corner of the intersection, the existing path narrows
considerably due to utility, storm-drainage, and grade constraints. Ultimately,
the path will need to be widened, and this corner will need to be reconstructed
to allow all active transportation users to utilize the space. ADA-compliant curb
ramps will be needed for both north-south and east-west crossings. A large
landing area is recommended.
On the south side of the intersection, north-south paths are recommended.
Appropriate reconstruction of these corners to provide generous landings and
ADA-compliant curb ramps is recommended.
High visibility crosswalks are recommended across all four legs.

On the north side of 6th Avenue, a 10-foot (min.) path is recommended between
Kings Street and Willis Street, with a landing area at Kings Street designed to
accommodate the mixing of active transportation modes.
On the south side, a short path connection between McFarland Street and Kings
Street is recommended. Upgraded landings / ramps on both corners are also
recommended. North-south path connections on both sides of Kings Street,
from 6th Avenue to 7th Avenue, are recommended in keeping with the overall
plan’s desire to move active transportation users off-street as they approach/
depart 6th Avenue. Each of these path connections would require special
considerations:
•

On the east side, some right-of-way along a single-family frontage will
need to be resolved.

•

On the west side, to provide the needed width for the path, the existing
on-street diagonal parking would need to (at minimum) be converted
to parallel parking. Additionally, some grade issues would need to be
resolved near the clinic driveway.
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6th Avenue + Monroe Street
5’ separated
bike lane

6th Avenue + Hester Street
Reconstructed sidewalk

Monroe St.

Separated bike lanes to 4th Ave.

Mixing area (typ.)

6th Avenue
6th Avenue

Existing sidewalk

Separated ped/
bike crossings

Pinch point

5’ separated
bike lane
1’ textured buffer

Hester St.

40

Convert angle parking
to parallel parking

N

N

Figure 3.8 - Proposed Monroe Street / 6th Avenue intersection treatment

Figure 3.9 - Proposed Hester Street / 6th Avenue intersection treatment

This intersection, and most of the intersections further east (with the exception
of Highway 177) are recommended to follow an “off-street bike lane” template.
This would include separated bike and pedestrian north-south crossings on
both the east and west legs of the intersection. The four corners would each
have a “mixing zone” at street grade where conflicting bicycles and pedestrians,
when present, would have to negotiate the right-of-way with each other. Away
from the intersection to the north and south, the area outside the curb would
have a landscape/hardscape buffer, 5-foot-bike lane, 1-foot textured buffer, and
a 5-foot sidewalk.

This intersection would generally follow the same “off-street bike lane” template
as Monroe Street, with off-street bike lanes (plus sidewalks) extending north to
4th Avenue and south to 7th Avenue, separated bike and pedestrian crossings,
“mixing zones” on all four corners, and careful treatment at driveways.

In this instance, south of 6th Avenue, the off-street bike lanes would extend
to 7th Avenue and on the north side they would extend at least to 5th Avenue
(preferably 4th Avenue).
Where these bike lanes and sidewalks cross driveways, it is crucial to maximize
the visibility of the active transportation mode and emphasize its importance.
This can be done by having the active transportation facility materials and
textures remain the same as they cross the driveway, so it is clear that
automobiles must yield to active transportation users. Keeping this crossing at
sidewalk level and having a short apron to the street, would also help to control
automobile speeds and heighten awareness of active transportation users.

On three of the corners – northeast, northwest, and southwest – there are some
potential “pinch points” where the right-of-way appears to be narrow. These are
some of the most crucial areas to provide adequate widths, as bicyclists will be
decelerating/maneuvering in these areas to position themselves to cross the
intersection while avoiding conflicts with pedestrians. As plans move closer
to implementation, solutions to provide the needed widths will need to be
examined.
On the southeast leg, the existing curb (which provides for some head-in
parking) would need to be moved in to allow the separate bike lane to be added,
and parking on this block could be converted to parallel stalls.
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6th Avenue + Duck Street

6th Avenue + Husband Street
Husband St.

Off-Street
Shared-Use Path

Remove left
turn lane

6th Avenue

Relocate curb to accommodate
separated bike lane

Separated bike
lanes to 5th Ave

6th Avenue
Off-Street
Shared-Use Path

Remove left
turn lane

Transition to existing
bike lanes at FUMC drop-off

Duck St.

Separated bike
lane to 7th Ave

N

Relocate curb to accommodate
separated bike lane
N

Figure 3.10 - Proposed Duck Street / 6th Avenue intersection treatment

Figure 3.11 - Proposed Husband Street / 6th Avenue intersection treatment

Duck Street is a crucial connection from Downtown to the north side of town –
for all modes of transportation. The recommendation for its intersection with
6th Avenue would generally follow the same “off-street bike lane” template
as Monroe Street, with off-street bike lanes (plus sidewalks) extending north
to Maple Avenue and south to 9th Avenue, separated bike and pedestrian
crossings, “mixing zones” on all four corners, and careful treatment at
driveways.

This intersection would generally follow the same “off-street bike lane” template
with off-street bike lanes (plus sidewalks) extending north to 4th Avenue and
south to 7th Avenue, separated bike and pedestrian crossings, “mixing zones”
on all four corners, and careful treatment at driveways.

Approximately 130 feet south of Duck Street, the existing northbound and
southbound bike lanes terminate, leaving a gap for bikes traveling to and from
the intersection. It is recommended that the tie-in points for the off-street bike
lanes occur roughly at these terminations.

North of 6th Avenue, Husband Street has a little over 100 feet of angled parking
on its east side. The east curb would need to be moved inward to fit the
proposed off-street northbound bike lane. There are at least two strategies for
accomplishing this: removing existing southbound left-turn lane or converting
the parking to parallel. Given that Husband Street is planned by the city to
become a low-stress bicycle corridor – de-emphasizing automobile traffic – the
removal of the left-turn lane does not seem unreasonable, but either strategy
could work.
South of 6th Avenue, Husband Street has parallel parking on both sides
throughout the downtown area. Similar to the north side, the east curb would
need to be moved inward to accommodate the proposed off-street bike lane
(as far south as 7th Avenue). As with the northern segment, this could be
accomplished by either eliminating the northbound left-turn lane or converting
the east-side parking to parallel.
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accommodate the northbound off-street bike lane should be more fully explored.
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Off-Street SharedUse Path

B

A

Driving lane

Bike markings
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Main St.

7th Avenue - Downtown Stillwater
Husband St.

6th Avenue + Perkins Road / Highway 177

Advisory lane

7th Avenue
6th Avenue
Angled parking

10’ path to 12th St

Perkins Road

Figure 3.13 - Proposed advisory lanes on 7th Avenue
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Section A

Figure 3.12 - Proposed Perkins Road / 6th Avenue intersection treatment
At this intersection, the plan would solely affect the west side of Highway 177.
South of the intersection, a multi-use path should be developed connecting
to 12th Avenue. Right-of-way appears to be available to accomplish this, but
treatments at the bridge over Boomer Creek would need to be considered.
North of the intersection, a path is also recommended on the west side of the
road (Option A in image above). However, this might be difficult to achieve
given the parallel location of Boomer Creek and the steep grades adjacent to
Highway 177. Another option would be to develop the path on the west side of
the Creek (Option B in image above).

Section B

High visibility crosswalks are recommended across all four legs of the
intersection, much like the ones that exist today.
7th Avenue through downtown was also studied more closely as a part of this
planning process. This plan recommends 7th Avenue being a primary east / west
active transportation corridor with shared street treatment extending from the
west into downtown Stillwater. However, east of Duck Street, diagonal parking
exists along 7th Avenue, creating an unsafe condition for on-street bicyclists and
parking vehicles. To alleviate this challenge, advisory lanes are recommended
between Duck Street and Lowry Street (Figure 3.13).
Advisory lanes define a designated area for bicyclists to operate within a
vehicular travel lane and are further setback from the parked cars than a typical

Figure 3.14 - Proposed 7th Avenue advisory lanes plan and sections
standard shared street facility. This greater separation allows cyclists and drivers
more time to see their respective movements and creates a safer condition for
both. Traveling vehicles are to use the center section of the roadway (Figure
3.14 - Section A), but can move over into the advisory lane when needing to pass
an oncoming vehicle (Figure 3.14 - Section B).The advisory lanes should be well
marked with dashed striping and bike icons.
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KEY GOALS
Goal 1

Goal 2

Goal 3

Connect the north and south sides of the
6th Avenue corridor.

Enhance circulation and connectivity in
the corridor.

Connect the downtown area to the
Oklahoma State University campus.

Recommendations:

Recommendations:

Recommendations:

•

Develop/enhance/complete
continuous north-south active
transportation connections Western Road, McFarland Street/
Kings Street, Monroe Street /Adams
Street, Hester Street /Knoblock
Street, Duck Street, Husband Street,
Perkins Road.

•

Develop/enhance/complete
continuous east-west active
transportation connections - Hall
of Fame Avenue, Miller Avenue/
Admiral Avenue, Maple Avenue/
University Avenue, 3rd Avenue/4th
Avenue/5th Avenue, 7th Avenue, 9th
Avenue, 12th Avenue.

•

Develop active transportation
network through/around downtown
that preserves needed parking
while respecting bicycle safety and
connecting to the external active
transportation network; Husband
Street, 7th Avenue, Duck Street, 9th
Avenue

•

Provide enhanced/protected active
transportation infrastructure
crossing 6th Avenue at intersections
with key north-south routes
(including potential underpass at
Duck Creek).

•

Provide off-street paths around
perimeter of Westwood Elementary
school; connect to 4th Avenue,
Kings, Duck Creek underpass and
5th Avenue.

•

Enhance Husband Street and Duck
Street crossings at 6th Avenue
to emphasize campus/downtown
connection (including trailblazing
signs).

•

Pursue rails-to-trails corridor along
unused tracks west of Perkins.

•

Coordinate with Oklahoma State
University to develop/enhance
internal active transportation
campus routes connecting Miller
Avenue, Admiral Avenue, Monroe
Street and Boone Pickens Stadium.
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Redevelopment Opportunity Areas
OVERVIEW
Early on in the process, the project’s action
committee brainstormed with the planning team
locations within Stillwater considered to be prime
for redevelopment. Labeled as Redevelopment
Opportunity Areas, these represent parts of
Stillwater that fit one or several of the following
characteristics:
•
•
•
•

Has an established identity but may need
refreshing or rebranding
Could be catalytic to adjacent areas of the city
Experiencing vacancies or high business
turnover
Represents a strategic area within the city for
redevelopment that could address needed
land uses

The Redevelopment Opportunity Areas in Stillwater
are:
•
•

The Strip was also analyzed closely and this plan
recommends a transformational redesign of
that corridor that is intended to spur additional
economic development and prioritize pedestrian
activity

Figure 3.15 - Existing conditions: Campus Corner

Figure 3.16 - Existing conditions: Monroe Gateway

Campus Corner
Monroe Gateway

The Downtown area was initially analyzed as an
opportunity area but with planned developments
at the time this plan was drafted, related to Block
34, further analysis focused on the areas listed
above. This plan strongly supports continued
development in the downtown district, increased
diversity of land uses and the implementation of
urban design elements.
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Figure 3.17 - Redevelopment Opportunity Areas
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Campus Corner
CONCEPT PLAN

Station
2

OPPORTUNITY AREAS
Campus Corner - Preferred Concept

Campus Corner, located at the corners of University
Avenue and Knoblock Street and extending east to
Duck Street, represents a strategically important
location in Stillwater and is primed for redevelopment.
This concept plan looks at a complete redesign of this
area that promotes walkability, gathering spaces and
a diverse set of land uses aimed at student-oriented
needs within Stillwater.

A mixed-use building and two residential buildings are
located south of University Avenue.

Maple Ave.

Bicycle / Scooter
Parking

Mixed-Use
(4 stories)

Parking
Structure

Bike / Scooter
Parking

Existing
Bike Lanes
(Enhanced Striping)

Retail
(1-2 stories)

Stillwater
Fire Station
(Future Gallery)

Gathering /
Event Area

Media Wall

5

Open
Turf

Open
Turf
Gallery
Plaza

3
Off-Street MultiUse Path

Duck St.

Off-Street MultiUse Path

Existing YMCA Site
(Potential Redevelopment)

Bicycle / Scooter
Parking

*

Iconic Art
Piece

Pedestrian -Oriented
Promenade

University Ave.

Bike / Scooter
Parking

High-Density
Residential
(4 stories)

Bicycle / Scooter
Parking

Mixed-Use
(4 stories)

7

Parking Structure
Roof Top Amenity
Deck

West St.

The centerpiece of this concept is a large open turf
area that is designed to be flexible enough to support
gatherings of varying sizes. This space is ideal for
game-watching events, smaller festivals or passive
recreation. This space is flanked by a mixed-use
building, a smaller retail building and a building on
the existing YMCA property. Should the YMCA wish
to expand in its current location someday, this plan
accommodates that expansion.

1

Shared Street

Knoblock St.

The intersection of University Avenue and Knoblock is
redesigned to be more defined with the introduction
of a landscaped median and narrower lanes. At this
location, University Avenue transitions to a heavily
pedestrian-oriented street that extends over to Duck
Street. With specialized pavers, landscape islands and
overhead lighting, this spine through Campus Corner
supports much of the activity happening within the
site. Potential future use of the existing fire station as
a gallery and an expansive gallery plaza would anchor
this corner

Char
Hotel + Convention Center site

Bicycle / Scooter
Parking

Knoblock St.

46

Parking

Off-Street MultiUse Path
High-Density
Residential
(4 stories)

9

3rd Ave.

Shared Street

Figure 3.18 - Campus Corner concept plan
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A

Hotel + Convention
Center Site

B

Campus Corner
3D VISUALIZATION
A This overall view (looking northeast) shows the
entirety of the campus corner development with
several multi-story mixed-use and residential
buildings creating a more dense, urban
environment.
B

The corner of University Avenue and Knoblock
is well defined and accommodates all different
types of mobility. This corner also provides
an important viewshed into the transformed
University Avenue extension to Duck St.

C

West Street delineates the western and eastern
halves of the site. When traversing the central
green space, West Street becomes the same
elevation as the adjacent sidewalks. This
treatment allows for a seamless use of this
space for large gatherings. West Street could
be closed to traffic during these types of
events. The one-story retail building on the left
would be ideal for a food hall-style business.

D

View of central green space (looking west) with
first-level commercial space and a media wall
along structure parking facade for game-day
events.

E

Overall view of residential buildings and
potential YMCA expansion looking west.

F

View of Knoblock Street looking south from
Maple Avenue with a pedestrian-oriented
streetscape design.

C

E

D

F
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Monroe Gateway
CONCEPT PLAN

Station
2

OPPORTUNITY AREAS
Monroe Gateway - Preferred Concept

Monroe Gateway is located along 6th Avenue
between Monroe Street and Washington Street.
These two intersections represent an important
gateway not only into Stillwater, but to the
Oklahoma State University campus on Monroe and
to The Strip along Washington Street.

Jefferson Street is realigned to connect with 6th
Place which allows for a larger continuous green
space along 6th Avenue. In additional to being a
valuable green space for activities and recreation,
this also acts as a gateway feature with public art,
architectural elements and greenery adding great
value to 6th Avenue. Along 6th Place, a multi-story
mixed-use building creates commercial frontage
at this location with diagonal parking in front.
Structured parking in the rear provides additional
spaces for the residential units.
As mentioned before, Washington Street is
proposed to be one-way (north bound) and this
concept plan reflects an updated intersection with
6th Place / 6th Avenue.

Monroe St.

5th Avenue

Off-Street
Bike Lanes

3

Parking
Structure
Washington St.

Parking

Jefferson St.

One-story commercial buildings on both the north
and south side of 6th Avenue at Monroe Street
define this intersection as an important node along
the corridor. The buildings should be oriented
towards the street with parking screen in the rear.
A small gateway park on the northwest corner at
Monroe Street provides a visual gateway to this
area of the city and the Oklahoma State University
campus.

Char
1

*

5

Mixed-Use
(4 stories)

Commercial
(1 story)

Gateway
Plaza

Iconic Art
Piece

*

6th Avenue

Iconic Art
Piece

6th Place

Iconic Art
Piece

*

Bike + Pedestrian
Crosswalk

Washington
Park

Retail
(1 story)

Parking

Parking

Monroe St.
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7

6th Avenue

Retail
(1 story)

Parking

Sprouts

Off-Street
Bike Lanes

Figure 3.19 - Monroe Gateway concept plan
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A

B

Monroe Gateway
3D VISUALIZATION
A Overall view of the Monroe Gateway
redevelopment area with 1-story commercial
buildings in the foreground the multi-story
mixed-use building in the background.
B

View of gateway park space on the northwest
corner of Monroe and 6th Avenue complete
with landscape, public art and other amenities.

C

Mixed-use building with expanded green space
in the foreground. Public art should anchor this
space and provide an iconic gateway element.

D

View of mixed-use building (looking northwest)
at 6th Place and Washington Street.

E

A second view of 6th Place with expanded
green space on the left, diagonal parking in
front of mixed-use building and an expanded
sidewalk and gathering space in the
foreground with public art opportunities.

C

D

E
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Redevelopment Opportunities
Campus Corner

KEY GOALS

Goal 1

Goal 2

Goal 3

Create additional student-oriented
entertainment and amenities adjacent to
campus.

Improve and expand student housing
options adjacent to campus.

Incorporate active green spaces and
pedestrian-oriented spaces.

Recommendations:

Recommendations:

Recommendations:

•

Revitalize existing viable
commercial properties.

•

Incorporate contemporary housing
that is attractive to students.

•

•

Introduce new entertainment,
shopping and restaurants.

•

Promote diversity of housing types
(unit sizes and rates).

Design University Avenue extension
to promote pedestrians over
vehicles.

•

•

Prioritize efforts to recruit
businesses that complement
existing businesses on The Strip and
other areas around campus.

•

Encourage minimum parking
requirements and/or structured
parking to minimize large surface
parking lots.

Incorporate green space into mixeduse developments for resident and
public use.

•

Redesign the intersection of
University Avenue and Knoblock
Street to improve pedestrian and
bicycle safety.

•

Capitalize on possible reuse of fire
station.

DRAFT DEC 21 2021

SECTION 3: THE PLAN

Redevelopment Opportunities
Monroe Gateway KEY GOAL

The Strip

KEY GOAL

Goal 1

Goal 1

Improve the front door to Oklahoma
State University campus.

Maximize pedestrian and bicycle space
while balancing the need for parking and
vehicular circulation.

Recommendations:

Recommendations:

•

Introduce new mixed-use
development.

•

Convert Washington Street to oneway.

•

Simplify vehicular movements to
improve pedestrian and bicycle
safety and expand green space.

•

Convert one-side of parking options
to parallel.

•

Introduce gateway elements to
improve aesthetics and the first
impression for visitor to campus and
The Strip.

•

Redesign Washington Street and
4th Avenue intersection to prioritize
bicycle and pedestrian movements.

•

Introduce cohesive streetscape and
urban design elements to reinforce
district identity.
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Land Use
FUTURE LAND USE PLAN
In order to support the identified redevelopment
opportunity areas and help address certain
comments raised during the Highway 51 / 6th
Avenue Corridor Study, a detailed future land use
map has been created for the study area (see
Figure 3.20). This map classifies the ideal land
use for each property when taken in context with
the larger area. The Future Land Use Plan does not
mean that these areas will change use or density,
but rather that the city would support a proposed
redevelopment that is consistent with this land use
plan.
In order to support the goals and objectives of this
corridor study, the city should consider adopting
this future land use plan as a supplement to its
current Comprehensive Plan and corresponding
Future Land Use Plan. It may be further warranted
to rezone certain properties in accordance with
this future land use map to promote preservation
of existing neighborhoods and redevelopment
as envisioned in the Highway 51 / 6th Avenue
Corridor Study.

Legend
6th Avenue
Study Area Boundary
Low-Density Residential
Medium-Density Residential
High-Density Residential
Retail
Mixed-Use
Redevelopment Block
Public / School
Office / Medical
Industrial
Vacant
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Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Com

Figure 3.20 - Future Land Use Map
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Land Use
LAND USE DEFINITIONS
Low-Density
Residential

Medium-Density
Residential

High-Density
Residential

A neighborhood primarily
consisting of detached,
single-family residential
homes - may include parks
and schools.

A development of singlefamily dwellings attached
horizontally and typically
referred to as townhomes,
rowhouses, and duplexes.

Multi-story apartment or
condominium building or
buildings and may include
townhomes and rowhouses.

Retail

Mixed-Use

Stand-alone or multi-tenant
retail and commercial
buildings for restaurants, drug
and grocery stores, salons,
shopping centers, and other
retail and consumer services.

A multi-story building with
retail uses on the first floor
and office space, hotels, or
apartment units on the upper
floors or a development
comprised of a mix of retail,
office, hotel, and residential
uses in separate or attached
buildings – known as
horizontal mixed use.
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Public / School

Office / Medical

Industrial

Buildings, facilities, and land
operated by the city, county,
public school district, public
hospital, or university for
various uses.

A building or facility with
office or medical office uses
including banks, insurance
agents, law and doctor offices,
and medical clinics.

Various manufacturing,
assembling, product storage,
and shipping and distribution
facilities.

55

Parks and Open
Space

Redevelopment
Block

All public, private and semiprivate recreational land such
as parks, trails greenways and
recreational fields.

An area designated for future
redevelopment with office or
medium-density residential
uses of a design / density to
limit the impact on adjacent
residential neighborhoods.
The conversion of an existing
house or redevelopment of an
individual property or lot should be
prohibited. Redevelopment should
only occur when an entire block is
assembled. Access to 6th Avenue
should minimized or eliminated.

Transition Block
An area designated for future
redevelopment with medium
density residential uses designed
to serve as a transition to
buffer the adjacent residential
neighborhood from higher
density development. The
conversion of an existing house
or redevelopment of an individual
property or lot should be
prohibited. Redevelopment should
only occur when contiguous group
of lots is assembled.
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Land Use
REDEVELOPMENT BLOCK

Figure 3.21 depicts one possible redevelopment
scenario for the block between Western Road
and Ridge Drive on the north side of 6th Avenue.
In this example, medium-density townhomes are
shown with rear-loaded garages and guest parking,
access from Ridge Drive and sidewalk connections
out to 6th Avenue. This concept would be a visual
improvement at this location and, along with
the future monument, an improved gateway into
Stillwater.
Developments similar to this are encouraged along
the north side of 6th Avenue between Western
Road and Walnut Street and may include office use
as well.

5th Avenue

Proposed off-street
multi-use path

*

Expanded roadway

Driveway access
restricted to side street

Guest parking

Future gateway
monument

Ridge Drive

As mentioned on the previous page, areas along
the north side of 6th Avenue at the western
end of the corridor have been designated as
Redevelopment Blocks on the future land use
plan. The main objective of this land use is to
allow redevelopment while also mitigating the
impact on the adjacent residential neighborhoods.
Additionally, redevelopment should only occur
once an entire block has been assembled.
This allows for a cohesive development that is
accessible from the side streets and reduces
the amount of driveway access points along 6th
Avenue, an unsafe existing condition.

Western Road

56

Rear-loaded garages

Proposed retaining wall

6th Avenue
(with ODOT plans overlayed)

North

Figure 3.21 - Townhome redevelopment concept - 6th Avenue / Western Road

DRAFT DEC 21 2021

SECTION 3: THE PLAN

Land Use
KEY GOALS
Goal 1

Goal 2

Focus and prioritize higher density
development and redevelopment around
the Oklahoma State University campus
and other major activity areas.

Preserve the Westwood neighborhood
and other existing single-family
neighborhoods.

Recommendations:

Recommendations:

•

Adopt the proposed future land
use map as part of the city’s
comprehensive plan from which to
base decisions related to proposed
rezonings and development
projects.

•

•

Rezone potential development
and redevelopment parcels to be
consistent with the proposed future
land use map.

Update the city’s development
regulations to require redevelopment
be planned and executed at a block
level and limit the redevelopment of
small, individual lots and parcels to
ensure a more orderly and cohesive
development pattern.

•

Require physical buffers and
transitions between differing land
uses to protect existing properties
from more intensive development.

•

Adopt design standards for
residential parking lots and
driveways, site landscaping, and
building facades to protect the
character of the surrounding
neighborhood and community.
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Urban Design
INDIGENOUS

URBAN DESIGN THEMING

INSPIRED

Why is urban design and theming important to
downtown Stillwater? Developing a family of
elements, features and consistent landscape
treatments create an identity and sense of
place for the urban center. Currently Stillwater’s
downtown character for streetscape design
elements, signage and urban public realm spaces
like civic green spaces and plazas are non-existent,
non-descript and lack a sense of character.
Establishing a visual character and color palate
with supporting inspiration images gave the
community the opportunity to set the tone for
future public urban design improvements for a
cohesive downtown Stillwater.

LAYERED
NATIVE
FEATHERED
EXPRESSION
GEOMORPHIC
HISTORICAL
LANDSCAPE
POETIC

Through a public input process the community
overwhelmingly supported the Indigenous Inspired
theme. The imagery and descriptive words shown
in Figure 3.22 capture the essence and intrinsic
qualities of the Oklahoma landscape. ‘Indigenous
Inspired’ is an expression of native materials, earth
tones and textures unique to the region and organic
inspired forms. It’s the thought of being one with
the land from the soil to the sky. Translating the
theme into public realm spaces and streetscapes
cultivates a series of elements that are identified
as a Kit of Parts on the following page.
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Urban Design
KIT OF PARTS
The Kit of Parts are intended to be consistently
deployed in key urban civic spaces and
streetscape corridors to create a unified urban
design vision. The consideration of incorporating
as many of the Kit of Parts elements and features
in the public realm spaces and streetscapes is
important in creating a strong brand and identity.
Figure 3.23 displays the family of urban design
elements and Figure 3.24 shows how these could
be implemented in a section of 6th Avenue.
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Figure 3.23 - Indigenous themed urban design kit-of-parts
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Urban Design
URBAN DESIGN THEMING
The image in Figure 3.25 depicts how the
indigenous themed urban design elements could
be applied at the Monroe Gateway location. The
following elements can be seen in the vignette:
•
•
•
•
•
•
•
•

Vehicular signage
Pedestrian signage
Light pole banners
Gateway marker
Planters
Pedestrian lighting
Trash receptacles
Bike racks

Vehicular signage
Pedestrian signage

When applied across the study area, the urban
design elements will enhance the overall identity,
pedestrian, vechiular and bicycle experience.

Light pole banner

Gateway marker
Planters
Pedestrian lighting
Trash receptacle
Bike rack
Figure 3.25 - Indigenous themed urban design elements
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Washington Street
CONCEPT PLAN
One-way north traffic

Shared street
bike facility (4th Avenue)
Landscaped
bump-outs

Diagonal parking

Expanded pedestrian
zone

Shift in road alignment

Bike / scooter
amenities

A

B

(Figure 3.16)
North

Figure 3.26 - Washington Street concept plan

Parallel parking
Loading zone

The Strip is the quintessential student-oriented
commercial strip in Stillwater and serves as
an entertainment and commercial center for
students, visitors and residents alike. However,
the existing conditions of The Strip prioritize the
movement and parking of vehicles over that of the
cyclist and pedestrian. The concept plan above
shows a concept plan for The Strip with major
improvements to enhance this important corridor
aesthetically and functionally.
A substantial change from today’s configuration,
is the transition from two-way traffic to oneway, north bound traffic. This strategy allows for

Pedestrian / cyclistoriented intersection

consistently larger pedestrian zones on both sides
of the roadway while leaving intact the amount of
parking available. The travel lane of Washington
Street shifts just north of 4th Avenue so that the
parallel and diagonal parking configurations can
swap from their orientation south of 4th Avenue.
This shift also acts as a traffic calming tool.
The intersection of 4th Avenue and Washington
Street is completely redesigned in this plan and
is designed to have a pedestrian-oriented plaza
aesthetic. The roadway and adjacent sidewalks
would all be the same elevation with detection
strips and bollards defining pedestrian and vehicle

Loading zone
areas. With specialized pavers, this approach
prioritizes the pedestrian and also allows for safer
passage of cyclists using the east / west shared
facility on 4th Avenue.
Washington Street should also have a consistent
streetscape environment consisting of street trees,
landscaped bump outs, amenities such as seating,
trash receptacles, pedestrian lighting, signage and
active transportation amenities such as bike repair
stations and racks, scooter parking and wayfinding
signage.

DRAFT DEC 21 2021

62

HIGHWAY 51 / 6TH AVENUE CORRIDOR STUDY

Washington Street
SECTIONS
The sections in Figures 3.27 and 3.28 display
the before and after conditions on Washington
Street. Currently, abundant pavement and lack
of greenery can create an inhospitable condition
for pedestrians, especially during hot Stillwater
summers. Angled parking on both sides and
two travel lanes also creates tight conditions for
vehicles and narrow sidewalks with obstructions
such as light poles and other utilities.
In the proposed section (Figure 3.28), a oneway travel lane opens up great opportunities
for defined landscaped areas, street trees and
expanded pedestrian zones. This section was
drawn through the roadway shift just north of 4th
Avenue and is depicting the large, landscaped
bump outs present at that location. Extending
north from this location, the sidewalk space would
extend from building face to back of curb and be
around 12’ on the west side and around 9.5 - 10’
on the east side, a substantial improvement from
today’s condition.

A

B

Figure 3.27 - Washington Street section (looking north) - existing conditions

A
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Figure 3.28 - Washington Street section (looking north) - proposed conditions

B
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Existing Condition

Future Condition

Washington Street
3D VISUALIZATION
The images to the provide 3D visualization
of Washington Street before and after the
recommended improvements. As the future
condition images show, there is a great addition of
greenery along this corridor which helps to soften
and shade this area, making it more conducive to
walking and shopping.
Figures 3.29 - 3.31 show the proposed
changes to the Washington Street and 4th
Avenue intersection. Specialized pavers give
this intersection a pedestrian-oriented feel
with detection strips and bollards defining the
pedestrian-only and vehicle-only areas. The
intersection is recommended to be a road table,
meaning the vehicular travel lanes and sidewalks
are at the same elevation. This treatment makes
this intersection area ideal for festivals and large
gatherings with the ability for traffic to be limited
or removed for special occasions. For normal
conditions, the detection strips and bollards
are necessary from a safety and accessibility
standpoint.
A shared street bike facility traverses through the
intersection and utilizing the pavement markings
and upgraded intersections signals, this crossing
will be much safer and comfortable than current
conditions provide. It is important that active
transportation amenities such as bicycle and
scooter parking, repair stations and wayfinding
signage are included along this corridor to support
the active transportation goals of this plan.

Figure 3.29 - Overall Washington Street corridor character (existing and proposed)

Figure 3.30 - Washington Street / 4th Avenue intersection (existing and proposed)
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Figure 3.31 - Washington Street parking configuration (existing proposed)
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Hall of Fame

Oklahoma State
University

KEY CORRIDORS

Virginia Ave.

Oklahoma State
University

Hotel + Convention
Center Site

tic

on
M

McFarland St.

A hierarchy of streetscapes was developed in order to
facilitate the strategic and feasible implementation
of
Admiral Ave.
the urban design kit of parts. Streets were classified
into three different typologies; primary, secondary
and tertiary. Additionally, a hierarchy of gateway
opportunities were identified to reinforce the sense of
arrival into downtown Stillwater and at key locations
within the study area.

lo
el

Maple Ave.

Finally, tertiary streets are minor connective corridors
that experience the least vehicular and active
transportation use.
University Avenue has also been identified in
Figure 3.32 as it’s own classification of streetscape
treatment due to the University’s established
standards. Improvements to University Avenue,
especially east of Knoblock, should blend the
University’s aesthetic with elements from this plan’s
recommended primary streetscape treatments (as
identified on the map).

Main St.

Husband St.

8th Ave.

Lowry St.

7th Ave.
Hester St.

Adams St.

7th Ave.

Washington St.

6th Ave.

4th Ave.
Duck St.

Ramsey St.

4th Ave.

Knoblock St.

3rd Ave.

Monroe St.

3rd Ave.

Kings St.

Secondary streets are also important corridors within
the study area that provide additional connections
between 6th Avenue, the campus and downtown, with
reduced vehicular and pedestrian traffic compared to
primary corridors.

.

Walnut St.

Dr

Generally, primary streets represent those that
facilitate important connections between key areas
of the community that have an established sense of
5th Ave.
identity and place (Downtown, The Strip, etc.) These
areas represent centers of commercial and economic
activity within Stillwater which produces higher
vehicular and pedestrian traffic along primary streets.

University Ave.

9th Ave.

North
North

Figure 3.32 - Streetscape categories and classifications

Legend

12th Ave.

6th Avenue
Study Area
Primary Streetscape

Secondary Streetscape

Major Gateway
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Tertiary Streetscape

Secondary Gateway

University Avenue
Streetscape

Minor Gateway

Hwy. 177 / Perkin Rd.

Miller Ave.

Western Rd.
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KEY GOALS
This hierarchy of streets in important when
considering streetscape improvements and
implementation. Not all streets can receive
the same level of investment, nor should they.
Because of their higher use and prominence,
primary streets will receive the highest level of
investment, followed by secondary streets and
tertiary streets.

Goal 1

Goal 2

Create a cohesive streetscape
environment throughout the 6th Avenue
study area.

Develop and implement open green and
urban public realm spaces.

Recommendations:

Recommendations:

•

•

Make civic open green spaces a
priority when developing future
plans for key developments in the
downtown area.

•

Create quality of life civic spaces
that include public art, wayfinding,
landscape/gardens and active and
passive spaces.

•

Provide funding to effectively
support the maintenance and
integrity of civic open spaces.

For this study, the streetscape categories indicate
the following streetscape elements:

Primary Streets

Street trees
Specialty pedestrian lighting
Transit shelters
Site furnishings (trash receptacles, benches,
specialty seating, bike racks, planters)
Decorative pavement
Vehicular and pedestrian signage
Light pole banners
Gateway markers

•

•

Develop final design and specified
site furnishings and lighting
elements from Kit of Parts and
create a phased approach for
deploying throughout the 6th
Avenue study area.
Develop preliminary and final design
streetscape plans to revitalize
Washington Street from 6th Avenue
to University Avenue.
Develop plans and implement
downtown gateway features at
Monroe Street and at Main Street.

Secondary Streets

Street trees
Light pole banners
Minimal site furnishings
Minimal enhanced landscape

Tertiary Streets

Street trees
Minimal enhanced landscape
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Implementation
OVERALL APPROACH

CONSISTENCY OF LEADERSHIP

PARTNERSHIPS

Fully implemented, this plan will transform the
community of Stillwater. However, because of
municipal financial realities, limited funding
opportunities, property acquisitions, and the need
for private / public partnerships, the overall vision
is guaranteed to not occur simultaneously. Several
factors will drive future decisions about how the plan
can be implemented in phases over a period of time
with varied funding sources. This plan will serve as
the blueprint for construction even if staff or elected
officials change over time. Implementation will
require strategies for four key factors:

In order for this plan to completely come to fruition,
there needs to be a champion for the vision within
city hall. Administrations and department officials
will likely come and go within the timeframe of
this corridor plan. Therefore, having a designated
position that oversees the process and guides
the multiple stakeholders involved is a critical
component to the overall implementation strategy.
This staff member or members, needs to be
responsible for keeping track of the progress made,
and be the point person to act decisively when
opportunities arise. The community is now invested
in the vision of this corridor plan and it is incumbent
upon the city to see it come to fruition.

Partnerships will be absolutely necessary to create
the coalition needed to carry this initiative forward.
With the vast amounts of property and business
owners, civic, educational and health institutions
within the corridor study area, clear and transparent
communication is critical. Leveraging partners such
as developers, businesses, the university and ODOT,
will also assist in the long-term success of this
vision.

•
•
•
•

Consistency of leadership
Funding
Partnerships
Phasing

It is recommended that the Highway 51 / 6th
Avenue Corridor Plan be adopted in its entirety as an
appendix to the city’s current comprehensive plan.
This will help justify city approval of development
and redevelopment requests that are consistent with
the Future Land Use Plan proposed in this corridor
plan as well as support city action on the various
goals and recommendations included in this plan
such as zoning code amendments and new land use
policy considerations.

FUNDING
In addition to traditional funding sources such
as TIF and BID districts, CDBG grants, etc. there
will likely be the need for more creative outlets
to accure the necessary funds to implement this
plan. There are resources designated for active
transportation related projects that should be
explored. Public / private partnerships should be
explored to help ease the public financial burden
and the passage of the Infrastructure Investment
and Jobs Act in Fall of 2021 should provide some
amount of funding should the city pursue that as
an option.

PHASING
A general guide to phasing has been developed for
the active transportation and land use focus areas
of the plan. In addition, the urban design focus
area describes primary, secondary and tertiary
corridors for improvements. This classification
doesn’t necessarily relate to phasing but rather
identifies corridors that should experience the
greatest and least amount of design intervention
based on the importance and connectivity they
represent within the Stillwater community.
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ACTIVE TRANSPORTATION

Oklahoma State
University

Maple Ave.

lo

el

3rd Ave.

Duck
Creek

4’

Boomer
Creek

Adams St.

9th Ave.
Expanded
Bike Lanes

Hester St.

Monroe St.

Kings St.

McFarland St.

Willis St.

Ridge Dr.

7th Ave.

Washington St.

A

6th Ave.

Main St.

4th Ave.

5th Ave.

Husband St.

3rd Ave.

Duck St.

5’

West St.

Walnut St.

.

B

University Ave.

Expanded Bike
Lanes + Amenities

Lewis St.

Dr

Expanded Bike
Lanes + Narrower
Drive Lanes

Knoblock St.

Willis St.

McFarland St.

tic

Western Rd.

Virginia Ave.
Admiral Ave.

12th Ave.

Figure 4.1 - Active transportation network
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Hwy. 177 / Perkin Rd.

Miller Ave.

on

The overall strategy for phasing intends to build
the core framework of the active transportation
network by focusing on the most strategic corridors
that connect important areas of the city such as
downtown, Campus Corner, the University and The
Strip. Additionally, the phasing was developed to
relieve pressure from 6th Avenue during the on-going
ODOT construction project.

4-5’

Hall of Fame Ave.

M

The active transportation network detailed in this
plan is a comprehensive network that once fully
implemented, will benefit the entire community.
However, due the extensiveness of the network, it
was important to develop a phasing strategy so the
city can adequately plan and accrue the necessary
funding to successfully implement the system
completely.
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REDEVELOPMENT OPPORTUNITIES

Dr
.

Husband St.

Main St.
Block 34

Boomer
Creek

Adams St.

9th Ave.

Downtown

Lewis St.

Monroe St.

7th Ave.

Hester St.

A
Washington St.

Monroe Gateway

Kings St.

Willis St.

McFarland St.

Ridge Dr.

6th Ave.

Duck St.

The Strip

4th Ave.

5th Ave.

Campus Corner
3rd Ave.

3rd Ave.

Knoblock St.

Walnut St.

B

University Ave.

West St.

Willis St.

McFarland St.

lo

el

Maple Ave.

Duck
Creek

12th Ave.

Figure 4.2 - Redevelopment opportunities
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Hwy. 177 / Perkin Rd.

Virginia Ave.
Admiral Ave.

tic

The redevelopment opportunities implementation
strategy will highlight high-level order of magnitude
costs and will describe the relative level of impact
these projects are expected to have on the
community. In addition, the matrix will highlight the
necessary partnerships required for these projects to
be successfully implemented and the types of public
investment and estimated funding that should be
put forth to adequately support the redevelopment
endeavors.

Miller Ave.

on

It is crucial that the city commit to the vision of this
document and balance the realities of short-term
wins versus long-term success.

Hall of Fame Ave.

Oklahoma State
University

M

Due to the complexity of the redevelopment
opportunities highlighted in this plan (Campus
Corner and Monroe Gateway), the city should
consider a mix of strategies to catalyze these
projects. Options include:
• Land acquisition / land banking
• Funding / incentives
• Public investment
- Equity partnership
- Infrastructure improvements
• Leverage a variety of funding mechanisms
- Sales tax incentives
- TIF district
- BID
- CDBG funds
- Public private partnerships

Western Rd.
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LAND USE
The implementation of future land use policy is
critical for the long-term success of the corridor
study area. Included in the implementation matrix
are three phases that explain the procedural
recommendations for adopting the future land use
plan (Figure 4.3), rezoning, updates to the city’s
development code and comprehensive plan. It is
through these policy updates that the complete
vision of this plan will be realized.

Lowry St.

4th Ave.

Sunset
Park

Morningside
Park

Hwy. 177

6th
Ave.
6th Ave.
Main St.

Stillwater
Medical Center

3rd Ave.

Duck St.

Lincoln St.

Orchard St.

University Ave.

Hester St.

Duck
Creek

Walnut St.

Westwood
Elementary
School

Western Rd.

Transition Block

Tower
Park

Willis St.

Ingham
Park

Arrowhead
Park

Washington St.

Redevelopment Block

Monroe St.

Duck
Creek

9th Ave.
Block 34
Myers
Park

Figure 4.3 - Future land use plan

Hoyt Grove
Park

Southern
Woods Park

Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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URBAN DESIGN
The implementation for the urban design elements
is based on the streetscape classifications found
on page 62 and the estimated cost for a prototype
of each streetscape classification. Lump sum
estimates are provided for the Washington Street
improvements and the cost of the Monroe Gateway
plaza feature at the corner of Monroe Street and 6th
Avenue.
The costs reflected in the matrix do not include
sidewalk replacement as it is assumed they
would be replaced at the time of a larger street
improvement project. However, the Washington
Street improvements does include the cost of
sidewalk and curb replacement due to the extensive
replacement needed to satisfy the vision detailed in
this plan.
Moving forward, the city should be considering the
streetscape elements and street classifications
for all future improvement projects as this type of
investment will catalyze projects along Washington
Street, at the Monroe Gateway and throughout
Downtown Stillwater. The public improvement
projects associated with the urban design focus area
will show the city’s commitment to catalyzing private
reinvestment in the community. The city should be
flexible in their approach and be prepared to respond
to viable opportunities.

Primary Streetscapes
Segment

Tertiary Streetscapes
Extents

Segment

North / South Corridors

Extents

North / South Corridors

Washington St.

6th Ave. to University Ave.

Monroe St.

6th Ave. to 9th Ave.

University Ave. / Knoblock St.

Campus Corner

Jefferson St.

6th Ave. to University Ave.

Maple Ave.

Knoblock St. to Husband St.

Washington St.

6th Ave. to 9th Ave.

Husband St.

6th Ave. to 9th Ave.

Ramsey St.

6th Ave. to University Ave.

Main St.

4th Ave. to 9th Ave.

Hester St.

6th Ave. to 9th Ave.

East / West Corridors

Knoblock St.

6th Ave. to 4th Ave.

7th Ave.

Duck St. to Lowry St.

West St.

Maple Ave. to 9th Ave.

8th Ave.

Duck St. to Lowry St.

Husband St

Maple Ave. to 5th Ave.

Main St.

Maple Ave. to 3rd Ave.

Figure 4.4 - Primary streetscape corridors

East / West Corridors

Secondary Streetscapes
Segment

Extents

North / South Corridors
Monroe St.

6th Ave. to University Ave.

Hester St.

6th Ave. to University Ave.

Knoblock St.

4th Ave. to University Ave.

Duck St.

9th Ave. to Maple Ave.

Husband St.

6th Ave. to 5th Ave.

Maple Ave.

Husband St. to Main St.

3rd Ave.

Duck St. to Hester St.

4th Ave.

Knoblock St. to Husband St.

7th Ave.

Monroe St. to Duck St.

8th Ave.

Monroe St. to Duck St.

9th Ave.

Monroe St. to Duck St.

Figure 4.6 - Tertiary streetscape corridors

East / West Corridors
4th Ave.

Monroe St. to Knoblock St.

3rd Ave.

Duck St. to Main St.

Main St.

3rd Ave. to 4th Ave.

9th Ave.

Duck St. to Lowry St.
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Figure 4.5 - Secondary streetscape corridors
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Phase / Project

Description

Estimated Order of
Magnitude Cost*

Relative
Impact
Low

High

1

2 3 4 5

Expanded bike lanes on 9th Avenue

1

2 3 4 5

Shared bike route on 7th Avenue

1

2 3 4 5

Transfer of shared bike route from Monroe Street to Adams Street between 7th Avenue
and 9th Avenue

1

2 3 4 5

1

2 3 4 5

Off-street shared-use path and 6th Avenue Underpass at Duck Creek

1

2 3 4 5

Off-street shared-use path on Duck Street from 6th Avenue to University Avenue

1

2 3 4 5

Roundabout facility at Adams Street and 9th Avenue

1

2 3 4 5

Separated bike lanes on Hester Street between 6th Avenue and 7th Avenue

1

2 3 4 5

Shared bike route on Hester Street from 7th Avenue to 9th Avenue

1

2 3 4 5

1

2 3 4 5

1

2 3 4 5

Off-street shared-use path on 4th Avenue from Kings Street to Willis Street

1

2 3 4 5

Shared bike route on 5th Avenue from Willis Street to Western Road

1

2 3 4 5

Expanded bike lanes and narrower drive lanes on University Avenue from Walnut Street
to Western Road

1

2 3 4 5

1

2 3 4 5

1

2 3 4 5

Rails-to-trails conversion

1

2 3 4 5

Shared bike route on Adams Street from 9th Avenue to 12th Avenue

1

2 3 4 5

1

2 3 4 5

Advisory Lanes on 7th Avenue between Duck Street and Lowry Street

1

2 3 4 5

Shared bike route on Admiral Avenue between Monticello Drive and Western Road

1 2 3 4 5

Participants

Active Transportation

Phase A

Phase B

Phase C

Phase D

Phase E

Shared bike route on 4th Avenue between West Street and Husband Street

Separated bike lanes on Hester Street from 6th Avenue to 4th Avenue
Off-street shared-use path on Willis Street from 6th Avenue to 4th Avenue

Roundabout facility at University Avenue and Walnut Street
Off-street shared-use path on Monticello Drive from University Avenue to Admiral
Avenue

Off-street facilities on 9th Avenue between Duck Street and Lewis Street

Off-street shared-use paths on Hall of Fame
On-street bike lanes on 3rd Avenue from Husband Street to Perkins Road
Off-street shared-use paths on 12th Avenue from Duck Street to Main Street

$2,650,000 - $2,800,000

$500,000 - $600,000

$1,400,000 - $1,500,000

$325,000 - $400,000

$2,300,000 - $2,500,000

1 2 3 4 5
1 2 3 4 5

City of Stillwater, ODOT,
Oklahoma State University, private
developers

City of Stillwater, ODOT,
Oklahoma State University, private
developers

City of Stillwater, ODOT,
Oklahoma State University, private
developers

City of Stillwater, ODOT,
Oklahoma State University, private
developers

City of Stillwater, ODOT,
Oklahoma State University, private
developers

1 2 3 4 5

Figure 4.7 - Active transportation implementation strategy
*Estimated costs are based on 2021 values and should be updated routinely to account for change in inflation and other economic factors.
Costs do not include cost of ROW and property aquisition.
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Phase / Project

Description

Relative Public
Investment

Relative Impact*

Participants

Redevelopment Opportunities
Mixed-Use building A and
associated structured parking
Block 1

Block 2
Campus Corner
Block 3

Block 4

Block 1

Monroe Gateway

Block 2

Block 3

-

1

2

3

4

5

West green space

$$

1

2

3

4

5

Conversion of University Avenue
to pedestrian-oriented street
(Knodblock St. to West St.)

$$$

1

2

3

4

5

Mixed-use building B and
associated surface parking lot

-

1

2

3

4

5

Commercial building C

-

1

2

3

4

5

East green space

$$$

1

2

3

4

5

Conversion of University Avenue
to pedestrian-oriented street
(West St. to Duck St.)

$$$

1

2

3

4

5

Residential building D

-

1

2

3

4

5

Residential building E

-

1

2

3

4

5

Associated parking structure

-

1

2

3

4

5

Commercial building A and
associated surface parking lot

-

1

2

3

4

5

Mixed-use building B and
associated parking structure

-

1

2

3

4

5

Public green space
improvements

$$

1

2

3

4

5

Closure of Jefferson Street
connection with 6th Avenue

$$

1

2

3

4

5

Reconfiguration of Washington
Street / 6th Avenue intersection

$$$

1

2

3

4

5

Commercial building C

-

1

2

3

4

5

Commercial building D

-

1

2

3

4

5

City of Stillwater, Oklahoma State University, private developer / property
owners, YMCA, Vibrant Stillwater

City of Stillwater, Oklahoma State University, private developer / property
owners, YMCA, Vibrant Stillwater

Figure 4.8 - Redevelopment opportunities implementation strategy
$ = <$250,000
$$ = $250,000 - $1,000,000
$$$ = >$1,000,000
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Phase / Project

Description

Public
Investment
Needed

Adopt the proposed Future Land Use Plan for the
corridor as a supplement to the City’s Comprehensive
Plan

Minimal staff time

Relative
Impact*

Participants

Land Use

Phase A

1

2

3

4

5
City of Stillwater Community Development Department

Identify areas and properties that should be
rezoned to ensure and encourage development and
redevelopment is consistent with the corridor plan

Moderate staff time

1

2

3

4

5

Phase B

Update the City’s development code regulations to:
1. Limit development of individual single-family
lots or small parcels and instead require
redevelopment at a larger block level
2. Limit the conversion of an existing single-family
structure into a multi-family or commercial
building
3. Require physical buffers and transitions between
differing land uses
4. Establish design standards for parking lots, site
landscaping, and building facades

Moderate staff time

1

2

3

4

5

City of Stillwater Community Development Department

Phase C

Consider updating the City’s Comprehensive Plan to
build upon the visioning and planning completed as
part of this corridor plan

$150,000 - $250,000

1

2

3

4

5

City of Stillwater Community Development Department, Public Works
Department and community members

Figure 4.9 - Land use implementation strategy
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Phase / Project

Description*

Order of Magnitude
cost
per block**

Participants

Urban Design

•
•
•
•

Street trees
Specialty pedestrian lighting
Transit shelters
Site furnishings (trash receptacles, benches, specialty seating,
bike racks, planters)
Decorative pavement
Vehicular and pedestrian signage
Light pole banners
Gateway markers

$400,000 - $500,000

City of Stillwater, ODOT, Oklahoma State University, private developers

Secondary Streetscape

•
•
•
•

Street trees
Light pole banners
Minimal site furnishings
Minimal enhanced landscape

$75,000 - $100,000

City of Stillwater, ODOT, Oklahoma State University, private developers

Tertiary Streetscape

•
•

Street trees
Minimal enhanced landscape

$20,000 - $30,000

City of Stillwater, ODOT, Oklahoma State University, private developers

Primary Streetscape

•
•
•
•

Lump Sum Cost
Washington Street

Total redesign of Washington Street from 6th Avenue to University
Avenue

$4,000,000 - $4,500,000

City of Stillwater, ODOT, Oklahoma State University, private developers

Figure 4.10 - Urban design implementation strategy
*refer to urban design street typology map for specific street locations
**Price range reflects cost of aesthetic improvements and not costs associated with street / sidewalk redesign and construction. Lump sum elements also not included in this price estimate.
Lump sum elements include:
Major Gateway: $110,000 each
Secondary Gateway: $80,000 each
Minor Gateway: $10,000 each
Transit Shelters: $12,800 each
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Campus Corner - Preferred Concept

CAMPUS CORNER - PRO FORMA

•

•

Maple Ave.

Bicycle / Scooter
Parking

Mixed-Use
(4 stories)

Parking
Structure

BLDG. A
Bike / Scooter
Parking

Existing
Bike Lanes
(Enhanced Striping)

Retail
(1-2 stories)

Stillwater
Fire Station
(Future Gallery)

Gathering /
Event Area

Media Wall

5

Open
Turf

Open
Turf
Gallery
Plaza

Bicycle / Scooter
Parking

*

Iconic Art
Piece

Pedestrian -Oriented
Promenade

University Ave.

Bike / Scooter
Parking

BLDG. B

3
Off-Street MultiUse Path

Duck St.

Off-Street MultiUse Path

Existing YMCA Site
(Potential Redevelopment)

High-Density
Residential
(4 stories)

Bicycle / Scooter
Parking

Mixed-Use
(4 stories)

7

Parking Structure
Roof Top Amenity
Deck

West St.

•

BLDG. C

Shared Street

Knoblock St.

•

Residential apartment buildings in the Campus
Corner and Monroe gateway areas are feasible
for the student market – based on an average
rent of $2.10 per square foot.
Standard market rate apartments (nonstudent) in Stillwater generally do not support
structured parking costs.
Four stories of construction are needed to
generate sufficient revenue to cover the cost of
structured parking in the study area near OSU
(as illustrated in the Campus Corner analysis
for buildings A, B, D, and E).
Mixed-use buildings with first level retail space
and upper floor residential development are
feasible on commercial streets including the
University Avenue extension and Knoblock
Street as illustrated with Campus Corner
Buildings A and B.
Campus Corner Building C would most feasibly
be built as a food hall as it would achieve
higher rents and could take advantage of its
location on the planned park space.

1

Bicycle / Scooter
Parking

This section summarizes the findings of a static
pro forma analysis of the Campus Corner and
Monroe Gateway concepts, as detailed in the
Appendix. The analysis is based on planning-level
cost and revenue data and used to determine if the
projects are financially viable under current market
conditions or whether additional public financing
would be needed for the projects to be feasible.
The pro forma analysis revealed the following
market conditions:
•

C

Knoblock St.

Appendix

OPPORTUNITY AREAS

Parking

Off-Street MultiUse Path
High-Density
Residential
(4 stories)

9

3rd Ave.

BLDG. D

Shared Street

BLDG. E

Figure 5.1 - Campus Corner Pro Forma Legend
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CC Bldg. A
(Apts & Retail)

Description

Amount

CC Bldg. B
(Apts & Retail)

per sf Amount

CC Bldg. C
(Retail)

per sf

Amount

CC Bldg. D&E
(Apts)
per sf Amount

TOTAL
per sf

Program
Multifamily Units
Net Rentable Area
Gross Building Area

57

units

50

units

N/A

units

104

units

211

90,720

sf

54,000

sf

13,376

sf

139,050

sf

297,146

100,800

sf

60,000

sf

15,200

sf

154,500

sf

330,500

$806,400

$8

$480,000

$8

$121,600

$8

$1,236,000

$8

$2,644,000

$16,452,000

$163

$10,044,000

$167

$3,496,000

$230

$26,265,000

$170

$56,257,000

Construction Cost
Site costs

(1)

Horizontal Costs
Hard Costs
Core & Shell Construction
Parking

$3,980,000

$58,000

$0

$4,540,000

Subtotal

$20,432,000

$203

$10,102,000

$168

$3,496,000

$230

$30,805,000

$199

$64,835,000

$1,699,072

$17

$846,560

$14

$289,408

$19

$2,563,280

$17

$5,398,320

$504,000

$5

$300,000

$5

$76,000

$5

$772,500

$5

$1,652,500

$3,185,760

$32

$1,587,300

$26

$542,640

$36

$4,806,150

$31

$10,121,850

Total Without Parking

$22,647,232

$225

$13,257,860

$221

$4,525,648

$298

$35,642,930

$231

$76,073,670

Total With Parking

$26,627,232

$264

$13,315,860

$222

$4,525,648

$298

$40,182,930

$260

$84,651,670

$2,780,526

$28

$1,602,700

$27

$535,040

$35

$3,944,332

$26

$8,862,598

Less: Vacancy

$139,026

-$1

-$80,135

-$1

$26,752

-$2

$197,217

-$1

$443,130

Operating Expenditures

$809,629

-$8

$465,864

-$8

$122,059

-$8

$1,004,906

-$7

$2,402,458

$1,831,871

$18

$1,056,701

$18

$386,229

$25

$2,742,209

$18

$6,017,010

$323

$107,527,575

Soft Costs
Plan / Design / Eng. / Survey
Municipal / State Fees
Development fees, Financing,
Other

Net Operating Income
Potential Rental Income

Net Operating Income (NOI)
Return on Cost (ROC)

6.88%

7.94%

8.53%

6.82%

Hurdle Rate

6.50%

6.50%

8.00%

6.50%

Estimated Value

$33,306,748

$330

$19,212,744

$320

$5,149,720

$339

$49,858,345

Residual Land Value
Land Value
Value Per Land SF

$1,555,401

$2,941,077

$302,215

$2,004,900

$6,803,593

$28

$98

$3

$31

$27

$6,679,516

$5,896,884

$624,072

$9,675,415

$22,875,887

$117,184

$117,938

N/A

$93,033

$328,155

Financing Gap
Per Unit
Per Land Sq Ft
Figure 5.2 - Campus Corner Pro Forma

Source: Economic & Planning Systems
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Station
2

C

1

BLDG. B
5th Avenue

3

BLDG. A
Off-Street
Bike Lanes

Parking
Structure
Washington St.

Parking

Jefferson St.

The proposed redevelopment concepts are a vision
of the type and pattern of development that could
be built over the next 10 years. A number of public
investments including the proposed urban park
spaces and the enhanced amenity roadway can
help catalyze the market for private redevelopment.
It is anticipated that some or all of these
improvements could be built by area developers
using available funding from the downtown TIF
district.

Monroe Gateway - Preferred Concept

MONROE GATEWAY - PRO FORMA

Monroe St.

Appendix

OPPORTUNITY AREAS

*

5

Mixed-Use
(4 stories)

Commercial
(1 story)

Gateway
Plaza

Iconic Art
Piece

*

6th Avenue

Iconic Art
Piece

6th Place

Iconic Art
Piece

*

Bike + Pedestrian
Crosswalk

Washington
Park

Retail
(1 story)

Parking

Parking

Monroe St.

82

7

6th Avenue

Retail
(1 story)

Parking

BLDG. C
Off-Street
Bike Lanes

BLDG. D

Sprouts

Figure 5.3 - Monroe Gateway Pro Forma Legend
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Description

MG Bldg. A (Retail)
Amount

MG Bldg. B (Apts & Retail)

per sf Amount

per sf

MG Bldg. C&D (Retail)
Amount

per sf

TOTAL

Program
Multifamily Units

N/A

units

97

units

N/A

units

97

Net Rentable Area

13,500

sf

111,780

Gross Building Area

15,000

sf

124,200

sf

9,975

sf

135,255

sf

10,500

sf

149,700

$120,000

$8

$1,242,000

$10

$84,000

$8

$1,446,000

$2,550,000

$170

$22,263,000

$179

$1,680,000

$160

$26,493,000

Construction Cost
Site costs
Horizontal Costs
Hard Costs
Core & Shell Construction
Parking
Subtotal

$38,000

$4,820,000

$80,000

$2,588,000

$173

$27,083,000

$218

$1,760,000

$168

$31,431,000

$216,640

$14

$2,266,000

$18

$147,520

$14

$2,630,160

$75,000

$5

$621,000

$5

$52,500

$5

$748,500

$406,200

$27

$4,248,750

$34

$276,600

$26

$4,931,550

Total Without Parking

$3,367,840

$225

$30,640,750

$247

$2,240,620

$213

$36,249,210

Total With Parking

$3,405,840

$227

$35,460,750

$286

$2,320,620

$221

$41,187,210

$405,000

$27

$3,255,602

$26

$299,250

$29

$3,959,852

Soft Costs
Plan / Design / Eng. / Survey
Municipal / State Fees
Development fees, Financing,
Other

Net Operating Income
Potential Rental Income
Less: Vacancy

-$20,250

-$1

-$162,780

-$1

-$14,963

-$1

-$197,993

Operating Expenditures

-$120,259

-$8

-$1,025,232

-$8

-$90,550

-$9

-$1,236,041

Net Operating Income (NOI)

$264,491

$18

$2,067,590

$17

$193,738

$18

$2,525,818

$246

$53,340,439

Return on Cost (ROC)

7.77%

7.33%

8.35%

Hurdle Rate

6.50%

6.50%

8.00%

Estimated Value

$3,526,548

$235

$47,230,723

$380

$2,583,168

Residual Land Value
Land Value

$663,254

$4,503,708

$101,000

$5,268,062

$25

$74

$3

$42

Value Per Land SF
Figure 5.4 - Monroe Gateway Pro Forma

Source: Economic & Planning Systems

DRAFT DEC 21 2021

83

