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Executive Summary 

The century-old City of Bethany, Oklahoma is a small town bordered by Oklahoma City and Warr Acres. 

This once thriving community situated on the historic Route 66 / 39th Expressway is experiencing a 

stagnant financial and development growth outlook, requiring a comprehensive plan that will inspire 

community-driven pride and investment.  

The Bethany 2030 Comprehensive Plan is intended to establish a new vision for the City by: 

 Identifying Bethany’s assets and a strategic approach to areas of opportunity; 

 Identifying four key objectives to create a thriving and vibrant commercial environment; 

 Providing options and recommendations for the six core issues the City is facing that need to be 

addressed to restore vitality, stability and positive future expectations to the community; 

 Addressing and providing financial, development and design options and recommendations; and 

 Helping community members, stakeholders, developers, City staff and representative officials 

align in the goals and vision for Bethany. 

Guided by the Vision Framework achieved through community and stakeholder engagement, this 

Comprehensive Plan articulates the vision, goals, guiding principles and strategies that will promote 

future development, identify public realm improvements and cultivate the critical partnerships to keep 

Bethany’s progress on track for growth. This Plan’s recommended improvements build upon this 

charming town’s unique features to create strong revitalized neighborhoods, vibrant mixed use areas and 

distinctive places where people want to be, live, shop and work. 

Throughout the planning process for this Plan, multiple stakeholders, key community members and the 

general public expressed strong support for Bethany to adopt a more walkable, mixed use approach to 

future development in Bethany. These types of improvements can be viewed as opportunities for 

potential investors and developers to help create the type of environment Bethany’s target market is 

seeking.  

Market pressures are driving changes to Bethany’s competing neighboring cities and investors, and 

businesses and residents are taking notice. Bethany is experiencing some momentum that it must be 

harnessed for future success. Gaining a competitive advantage requires Bethany to make public realm 

and general aesthetic improvements as well incorporate new development with the ideal mix of uses and 

homes the City’s target market desires. These enhancements will help activate the town and create a 

place that is welcoming to all, as well as financially support the City’s development and ongoing 

maintenance.  

The time has come for Bethany to listen to what its community and the target market have expressed to 

realize its potential and return to the bustling community it once was. The desired transformation and 

reinvigoration of this once busy town into a more pedestrian and business-friendly place will take time, 

but the patience and perseverance will pay off.  

  



BETHANY, OKLAHOMA COMPREHENSIVE PLAN 2030                                                                                iv 

Plan Organization  

Chapter 1: Bethany Plans outlines the purpose for the Bethany 2030 Comprehensive Plan, the planning 

process and the Plan organization.  

Chapter 2: Bethany Then and Today provides a brief history of Bethany, the regional context of where 

Bethany is located, recent accomplishments to build upon and key issues that the community will need to 

overcome to help sustain Bethany into the future.  

Chapter 3: Bethany Moving Forward presents the community vision, the three guiding principles to 

success and the Comprehensive Plan’s overall strategy diagram.  

Chapter 4: Bethany Lives! addresses the overall livability of Bethany. It includes strategies for revitalizing 

strong neighborhoods through housing, circulation, parks and recreation, schools and libraries, police and 

fire, garbage and recycling, historic preservation, the arts and culture and on-going infrastructure needs. 

Chapter 5: Bethany Innovates identifies key strategies for catalyzing redevelopment and upgrading 

Bethany’s regional image. Key aspects include targeting future opportunities through designating specific 

mixed use districts, and through public investment in upgrading the community presence along Route 66 

and at other key thresholds along Bethany’s border. 

Chapter 6: Bethany Sustains focuses on the City’s goals for preserving the best of Bethany for future 

generations. These goals can be achieved through specific finance initiatives and leadership.  

Chapter 7: Bethany Implements organizes and prioritizes the implementation of objective and action 

steps within the Comprehensive Plan. This chapter identifies time frames for implementation, and the 

responsible entity(ies) for implementation.  
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Chapter 1: Bethany Plans 

Purpose of the Comprehensive Plan 

A comprehensive plan is an advisory document that 

offers a community’s collective vision for how they 

would like future development of the city or town 

to occur. Cities and towns periodically develop 

comprehensive plans to help their communities 

evolve in response to growth, market, 

demographics or other changes. A successful plan 

assesses what’s “working” (assets), what’s “not 

working” (challenges) and what they would like to 

see happen into the future (what opportunities 

could be capitalized upon to achieve a new vision).  

Unlike zoning that entitles property owners with 

certain development rights, the advisory role of a 

comprehensive plan addresses everything 

holistically — from how a community envisions 

land use, transportation, economic development, 

housing and health, to special districts, natural and 

historic resources, and utilities and services. 

Ultimately, a comprehensive plan should set the 

foundation for all other city plans, codes and 

regulations.  

The City of Bethany could face a stagnant financial 

and development growth outlook, requiring a 

comprehensive plan that will inspire community-

driven pride and investment. The Bethany 2030 

Comprehensive Plan establishes a new vision for 

the City by: addressing the key elements described 

above; addressing the biggest challenges facing the 

community; and assisting community members, 

stakeholders, developers, City staff and 

representative officials to align in the goals and 

vision for Bethany. In addition to clarifying 

priorities and offering suggestions to help catalyze 

the City’s new vision, the Plan is intended to 

inform potential investors and the community 

about the desired future of Bethany. 

Planning Process  

The Bethany 2030 Comprehensive Plan involved a 

14-month process, organized into the following 

three phases: 

 Phase 1: Background and Vision 

 Phase 2: Concepts and Recommendations 

 Phase 3: Documentation and Adoption 

 Phase 4: Implementation 

Phase 1 of the planning process involved 

stakeholder interviews, a City tour and creating an 

Existing Conditions report. The report (included in 

the Appendix of this Plan) included assessments of 

Bethany’s commercial and retail sector, the 

condition of housing, all public facilities, land use, 

zoning, and transportation and infrastructure.  

Phase 2 included research, concept development, 

testing and refinement of recommendations.  

Phase 3 included the documentation, writing and 

delivering of the final report-- this Comprehensive 

Plan.  

Phase 4 is the implementation of the plan and will 

be the charge of Staff, the Planning and Zoning 

Board, City Council and the citizens of Bethany to 

work together and promote the Plan’s vision 

through every decision relating to the City’s future. 
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Community Engagement 

Multiple forms of community outreach and 

engagement were utilized throughout all phases of the 

planning process to ensure strong community 

involvement, including:  

 Stakeholder Interviews 

 July 4th Freedom Festival Intercept Survey  

 Kitchen Table Conversations 

 Technical Advisory Committee Meetings (5) 

 Steering Committee Meetings (7) 

 City Council Meetings (5) 

 Planning and Zoning Board Sessions (2) 

 Online and Mailer Surveys (2) 

 Town Hall Meetings (2)  

  

Two community workshops were well attended and 
the community showed strong interest and support for 
the Comprehensive Plan. 

The Steering Committee for the Bethany Oklahoma Comprehensive Plan 2030 contributed to and substantially guided all 
thoughts conveyed in the Plan. Wallgraphics were used throughout the planning process to record the thoughts and ideas of 
participating members. 
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Chapter 2: Bethany Then and Today

History 

The City of Bethany was founded in July 1909 with a 

signed dedication of platted land for the 

establishment of three institutions to serve a 

growing Nazarene community. Founders of the 

Oklahoma Holiness College, now Southern Nazarene 

University (SNU), Mattie Mallory’s Oklahoma 

Orphanage (now the Children's Center) and the 

Nazarene Rescue Home for unwed mothers all took 

part in establishing the town.  

In 1926, Route 66 was established. Often referred to 

as the “Main Street” of America, Route 66 / 39th 

Expressway played a critical role in the early growth 

of Bethany.  

Bethany’s growth could be seen along the eastern 

edge of town by 1960 with built-out residential 

neighborhoods north of the SNU campus and south 

of Route 66 from 36th to 16th Street.  

In 1958, I-40 of the Interstate Highway System 

opened, bypassing Route 66 just outside of 

Bethany’s border and 3 miles south of Route 66/ 39th 

Expressway. For Bethany, this meant an eventual 

decline that did not take effect for another 20 years. 

 

From 1960 to 1970, momentum for the town 

continued, peaking in 1970 and continuing through 

the decade with more residential neighborhoods 

filling in the southwestern edges of town. 

Bethany adopted its most recent Comprehensive 

Plan over 40 years ago in 1972. Despite that effort to 

establish a coordinated new direction for growth, the 

City allowed for a succession of independent public 

and private decisions to lead to a somewhat 

haphazard development pattern that departed 

significantly from the intentions of the 1972 Plan. 

This change can be seen when comparing the 1972 

Comprehensive Plan Map to Bethany’s Existing Land 

Uses (see Figure 2-1 and Figure 2-2 on the following 

pages).  

Bethany’s most recent population estimated 19,563 

(2013), a slight (2%) increase from the 2010 census 

of 19,051. However, the prior decade (2000-2010) 

showed a 6.2% decline (from 20,307).  

The result of the slowed growth that began around 

1980 has been a gradual decline in reinvestment in 

homes, neighborhoods, businesses and overall public 

appearance that is seen in Bethany today. 
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  Figure 2-1: 1972 Comprehensive Plan 
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Regional Context and Setting 

Originally established in rural Oklahoma County, 

Bethany has gradually become surrounded by 

urbanization. Today, it is bordered on the east side 

by Warr Acres and on the west, north and south by 

Oklahoma City. This landlocked setting is both an 

asset and a challenge. As part of the Oklahoma City 

Metropolitan Area, Bethany residents and businesses 

have the benefit of ready access to the resources and 

attractions of an urban area. However, being 

surrounded on four sides means that Bethany has no 

opportunity for outward expansion.  

The City has a total land area of 5.2 square miles. Of 

that amount, approximately 100 acres remain that 

are considered developable — which means that 

Bethany is approaching “full build out”. This means 

that significant future development will need to be 

achieved by infill and redevelopment. 

As a result of these cumulative conditions, 

Bethany is facing six significant core issues that 

must be addressed to restore vitality, stability and 

positive future expectations to the community.

 

 

 

 

 

 

Regional Context 
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Bethany’s Six Core Issues 

40 years of stagnant growth and finances - resulting 

from the lack of implementation of the 1972 

Comprehensive Plan and private development 

dominating the available land - have left Bethany 

with several challenges today and in the future. The 

following six core issues must be addressed if the City 

wants to preserve and engage its community values 

for future generations.  

1. Full Build-Out. Bethany’s landlocked setting 

leaves little to no room for expansion. Aside from 

approximately eight assorted vacant properties 

scattered throughout town, all of Bethany’s available 

land has been developed. In addition, there is a low 

diversity of stores that do not meet all the needs of 

the community (addressed further in Chapter 5). To 

overcome these issues, Bethany will need to 

redevelop to grow.  

2. Remarkable assets, daunting challenges. The 

most cherished of assets include the City’s “small 

town feel”, public services, schools, parks and 

institutions. Locals have the privilege of knowing that 

the Downtown, restaurants and Oklahoma City’s Lake 

Overholser offer a lot of amenities and help give 

Bethany its sense of place. These key assets and 

hidden gems make Bethany a great place to live. 

Despite these assets, significant challenges limit 

Bethany’s ability to flourish: recent failed business 

development; a lack of general upkeep and 

appearance of residential and commercial areas; 

stagnation in growth of any housing or commercial 

space; an inability to find compromise in governance; 

and continual costs with aging infrastructure.  

Aerial of Bethany Note: Data shown here represents results from 
online and mailer surveys that were administered 
to the public during this planning process.  
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3. Lack of Sustainability. Fiscally, the city’s 

operating costs are approaching its revenues. Since 

1994, increasing water fees have been used to 

supplement sales tax revenues. Cost reductions have 

been maximized. To be financially sound, Bethany 

must find ways to increase revenues. The City’s 

primary source of income is sales tax. However, many 

residents shop elsewhere due to a low diversity of 

stores and by zig-zag boundaries, especially along the 

eastern edge of the City. These characteristics make 

it difficult to “shop local” even if one wanted to. 

Capturing more sales tax will require more varied 

stores, attracting customers from outside the City 

and distinguishing Bethany in the region. Social 

sustainability is also important. Distrust and polarized 

factions have made it difficult to reach consensus and 

consistency. Making good decisions on the difficult 

choices ahead will require citizens and leaders to 

find mutual respect and common ground among 

differing parties.  

4. Bethany is not competing effectively with its 

neighboring cities. Just as businesses compete, so 

do cities. Cities compete for strong households and 

strong businesses; they compete with schools, 

neighborhood quality, parks, local shopping and 

services. Today, Bethany is being outcompeted by 

Yukon, Edmond, Warr Acres, the Village and 

Oklahoma City. Gaining a competitive advantage 

requires Bethany to learn from the past and change 

its current direction towards its community’s new 

vision and future. 

  

Data shown here represents results from online and mailer surveys that were administered to the public during this 
planning process.  
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5. Bethany resembles a city in a cycle of decline. 

All cities eventually find themselves in a cycle of 

growth or decline. These cycles mirror each other—

amenities attract businesses that generate sales tax 

dollars that make more revenue-generating 

amenities possible, and the reverse. In a cycle of 

decline, a community must invest in itself to reverse 

the trajectory. With its many recent 

accomplishments, Bethany could catalyze that 

momentum with self-funded investment and push 

itself back into a cycle of growth. 

6. Lack of Target Market. Attracting businesses or 

households requires either providing economic 

incentives or offering amenities. These market 

segments vary (e.g., blue collar businesses vs. tech 

companies, seniors vs. young professionals, etc.). 

Bethany, like many communities, cannot afford to 

appeal to every market at the same time. Therefore, 

choices must be made and priorities established. 

Identifying and focusing on a “target market” 

requires thoughtful strategies and discipline. 

The following chapters represent the concerted and 

collaborative effort by Bethany’s citizens and 

appointed and elected officials to update the 

Bethany Comprehensive Plan. This effort included 

developing a vision, strategies and priorities to 

address these six core issues.  

  

CYCLE OF 

GROWTH 

CYCLE 

OF 

DECLINE 

Data shown here represents results from on-line and 
mailer surveys that were administered to the public 
during this planning process.  
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Recent Accomplishments

CITY SUCCESSES 

The City of Bethany has made substantial progress in 

the recent years towards a number of planned and 

completed improvements to existing structures and 

new development. The following examples of this 

progress have afforded Bethany the opportunity to 

harness the momentum achieved to help catalyze 

further development and growth.  

Renovated Hospital 

In 2015, the City of Bethany utilized available funds 

from a trust set aside for the local hospital to 

renovate the facility, which sat vacant for two years. 

In early 2016, the City leased the Bethany Hospital 

building on 23rd Street to Universal Health Services 

for use as a public mental health facility. Plans for 

future diversification with additional health services 

are anticipated.  

New Library 

The existing library was built in 1962 and needs 

significant renovations to bring the building up to 

current codes. A special election was held in April 

2016 for issuance of general obligation bonds to fund 

the new public library. The $8.18 million bond passed 

with 72 percent of the vote. Conceptual plans include 

a children’s programming area, new park and 

playground, community meeting room space for up 

to 300 people, group study rooms, added computers, 

a quiet reading room and screened-in reading 

porches.  

Awarded Grants 

In September 2014, Bethany was awarded a 

$250,000 grant from the Oklahoma Department of 

Transportation (ODOT) Transportation Enhancement 

Program to identify, design and build new sidewalks 

along key commercial roads in Bethany.  

To build on this momentum, the City of Bethany 

plans to apply for a Federal Department of 

Transportation, “Safe Routes to School” grant in late 

2016 or early 2017 to seek additional funding for 23rd 

Street improvements, sidewalks to area schools and 

necessary repairs and improvements for the parking 

lot in Downtown Bethany. 

  

Both the newly renovated Bethany Hospital (top 
left) and the proposed new library (bottom) 
showcases the City’s dedication to improvement. 
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COMMERCIAL SUCCESSES 

A New Commercial Center 

In late 2015, a new Sears Hometown opened in 

Bethany at the southwest corner of 39th Expressway 

and Council Road. The new strip retail development 

includes tenants: Subway, Aloha Shaved Ice, 

AllenStyle Homes Design Center, Edward Jones and 

Tiger Massage, leaving only a few remaining 

vacancies that will soon be filled.  

 

 

 

Children’s Center Expansion 

The Children’s Center, located just west of the CBD 

on 39th Expressway, has been a strong institution in 

Bethany for close to 100 years. Today, the Center 

employs over 475 people and provides a wide range 

of medical, rehabilitation and social services for 

children with complex medical needs.  

In January 2016, the Center was approved for a 

campus expansion that will include a new 4-story 

multi-use building with two floors for inpatient care 

with 40 beds. The expansion will also include an 

Activities of Daily Living Center for rehabilitation 

services and an Education Center to help facilitate 

continuing education. This much-needed expansion 

will add up to 100 additional employees in faculty 

and staff, generating support of local businesses and 

bringing opportunities to build new homes. 

 

 

 

 

 

The new 39th and Council Shopping Center will be a strong 
commercial presence in Bethany, while the new Children’s 
Center Expansion builds on over 100 years of a strong 
Bethany. 
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PUBLIC SCHOOLS SUCCESSES 

Bethany Public Schools 

Bethany Public Schools (BPS) is a distinguished school 

district and for many years has held a top district 

rating within the State of Oklahoma. Due to its 

success, BPS is sought out for many young families to 

ensure their children receive a top -quality education.  

In 2015, voters in the Bethany Public School District 

passed a $5 million bond proposal to expand both 

their elementary school and middle school media 

center and auditorium. The bond also covered 

classroom expansions for the high school, land 

acquisitions for needed parking, gateway features for 

the campus and upgrades for technology and campus 

security. 

Through a recent collaborative partnership between 

the City and the School District, Bethany was able to 

make cosmetic improvements to one of its public 

water tanks located near the Bethany Public School’s 

football stadium with only a $5,000 commitment. A 

fresh coat of paint and the addition of the BPS logo 

and recent championship titles have enhanced the 

water tank’s appearance for visitors and helped it to 

become a symbol of pride for the community.   

Putnam City Schools 

Putnam City Schools serve much of the western and 

southern portions of Bethany along with the 

surrounding north OKC population. In 2014, voters in 

the Putnam City school district approved a $120 

million bond proposal to increase student safety, 

maintain and improve school buildings, ensure that 

students attend classes in well-equipped learning 

environments and strengthen school communities. 

As a result, funds will be available to allow Putnam 

City Schools to undertake 170 projects across the 

district. For Bethany, this includes construction 

projects at Putnam City West High (PCWH) that 

include a new separate public entrance to the gym, 

the addition of bleachers and restrooms and other 

improvements. These additions will allow PCWH to 

host varsity football games at their existing field. 

Other multiple improvements will also be underway 

for all elementary and middle schools in Bethany. 

HIGHER EDUCATION SUCCESSES 

Southern Nazarene University (SNU) 

The SNU campus accommodates over 2,000 students, 

faculty and staff and offers over 80 undergraduate, 

graduate and professional programs. In 1999, SNU 

opened a new senior housing complex — Southern 

Plaza Retirement Community — at the northwest 

corner of 36th Street and College. Future expansions 

are currently underway that will double the facility in 

size and new student housing expansions are 

anticipated for the SNU campus.  

Southwest Christian University (SCU) 

SCU recently gained “university” status in 2008. With 

a student, faculty and staff population of 1,500, the 

University is seeking to expand campus facilities to 

accommodate further growth in population and 

curriculum. This expansion will include off-campus 

opportunities for administration, an online presence 

and a desire to expand a limited sports program to 

include more diverse facilities. 
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Chapter 3: Bethany Moving Forward

Vision Framework 
The Vision Framework is a compilation of the 

community’s goals and aspirations for Bethany. It 

reflects community input collected throughout the 

planning and design process, as well as previous 

plans and existing policies that help shape the 

neighborhood and its surrounding context. Guided by 

this framework, the remainder of this Comprehensive 

Plan articulates the vision, goals, guiding principles 

and strategies that will: promote future 

development; identify public realm improvements; 

and cultivate the critical partnerships to keep 

Bethany’s progress on track. This chapter includes 

four major components: the Community Vision; 

Guiding Principles; Plan Goals; and the 

Comprehensive Plan Strategy Diagram.  

Community Vision 
Bethany, Oklahoma is Central Oklahoma’s 

hometown – strong families, thriving businesses and 

a vibrant community. 

Guiding Principles 
The following principles establish a higher level 

decision-making framework for Bethany: 

 Strong Revitalized Neighborhoods 

 Vibrant (Commercial) Mixed Use Areas 

 Unique and Interesting “Places” and Design 

Plan Goals 
Through the planning process, stakeholders helped 

to develop a set of three goals that provide a more 

specific direction for Bethany’s future: 

1. Bethany will be an attractive community, with 

family-friendly, safe, healthy, diverse and unique 

neighborhoods. This goal focuses on new 

strategies for Bethany to address housing and 

neighborhoods, parks, and circulation needs and 

is further explored in Chapter 4. 

 

2. Bethany will invest in its future by proactively 

pursuing a thriving and sustainable economy 

with a variety of employment, investment and 

mixed-use opportunities. This goal focuses on 

new strategies for Bethany to address 

commercial, new housing, educational and other 

local institutional needs and is further explored in 

Chapter 5.  

 

3. Bethany will sustain itself for the next generation 

through the support of community-led 

investment and city-led improvements. This goal 

focuses on strategies for Bethany to raise the 

necessary funds for placemaking improvements 

(see Chapter 5), on-going infrastructure needs 

and City services. This goal is further explored in 

Chapter 6.  
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WHO IS BETHANY’S TARGET MARKET?  

During the planning process, community members 

and stakeholders were asked at various times who 

they think their target market should be. In the world 

of marketing, there is a broad spectrum of varying 

target market profiles that can be defined. For the 

purposes of this Plan, the community was asked to 

pick among six general target market categories 

including students, young professionals, young 

families, middle-aged families, empty nesters and 

seniors. The top three markets identified for Bethany 

included:  

 Young families 

 Middle-aged families 

 Young professionals 

What Do These Markets Desire? 

 Attractive homes and neighborhoods 

 Affordable mix of housing types 

 Great schools 

 Convenient variety of stores/restaurants 

 Good jobs 

 Quality places to walk, jog, bike, play 

 Obvious community pride 

Comprehensive Plan Strategy Map 
The Comprehensive Plan Strategy map (see Figure 3-

1) illustrates the physical concepts and strategies that 

will continue Bethany’s evolution. This one-stop 

“plan on a page” shows the key building blocks of the 

Bethany Comprehensive Plan and includes three 

major components that will bolster Bethany as a 

vital, healthy city and bring about tangible change. 

The City already has numerous assets, including SNU 

and SCU campuses, the Children’s Center, Eldon Lyon 

Park, great public schools and a notable downtown 

along historic Route 66. The improvements in the 

Strategy Diagram build upon these unique features to 

create strong revitalized neighborhoods, vibrant 

mixed use areas and unique interesting places and 

design. 
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Comprehensive Plan Strategy Map 
The Comprehensive Plan Strategy map (see Figure 3-1) illustrates the physical concepts and strategies that will 

continue Bethany’s evolution. This one-stop “plan on a page” shows the key building blocks of the Bethany 

Comprehensive Plan and includes three major components that will bolster Bethany as a vital, healthy city and 

bring about tangible change. The City already has numerous assets, including SNU and SCU campuses, the 

Children’s Center, Eldon Lyon Park, great public schools and a notable downtown along historic Route 66. The 

improvements in the Strategy Diagram build upon these unique features to create strong revitalized 

neighborhoods, vibrant mixed use areas and unique interesting places and design. 

 

Figure 3-1: Comprehensive Plan Strategy Map 
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Chapter 4: Bethany Lives!
Guiding Principle: Strong Revitalized Neighborhoods 

Goal 1: Bethany will be an attractive community, with family-friendly, safe, healthy, diverse 
and unique neighborhoods. 

Homes and Neighborhoods 

Communities that are in a cycle of growth exercise 

behavior that catalyzes interest and action that 

materializes into physical improvements and tangible 

community pride. Bethany is currently in a cycle of 

decline that is being perpetuated primarily by the 

current state of housing, sidewalks, parks, libraries, 

infrastructure and public safety. Below is a list of 

objectives to which Bethany should aspire to return 

to a cycle of growth.     

OBJECTIVES 

Explore strategies for housing and block-level 

rehabilitation that improve the general 

appearance of existing housing and 

renovate/redevelop apartments to support wards, 

neighborhoods and homeowners. 

Encourage a market-driven mix of new housing 

types: condominiums; townhomes; live-work 

units; and larger square foot homes to meet the 

needs of desired and potential segments of the 

community. 

Cultivate civic pride through empowerment of a 

volunteer corps for community clean up and 

maintenance through neighborhood groups, 

churches, universities, individual citizens and 

other private organizations to save on cost and 

build community. 

 

Existing homes in Bethany that are all in need 
of attention through maintenance and repair 
could benefit from volunteer support.  
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CURRENT STANDARD OF CARE  

Bethany’s existing homes and neighborhoods are 

mostly in decent shape, but there are some 

neighborhoods that should be targeted for varying 

levels of reinvestment.  

During Phase 1 of the planning process, it became 

apparent that a large number of homes in Bethany 

have not been improved or well-maintained, and 

are less appealing than homes in competing 

neighboring communities.  

A two-part evaluation of Bethany homes was 

conducted including a windshield survey of every 

home in Bethany to assess overall maintenance 

standards (“curb appeal”), and existing assessor data 

(bedrooms, sizes, etc.) to understand how Bethany 

homes compare with regional market demand.  

As a result, four significant conclusions were reached:  

Many neighborhoods have homes lacking what the 

market wants, modern or low-maintenance 

dwellings in neighborhoods with a mix of uses. 

Undesired quality of care is degrading home values 

as suggested by poor appearances. 

There is little to no land to build new housing. 

There is a lack of maintenance/reinvestment in 

rental single-family and multi-family units, often 

related to absentee ownership. 

Return on Investment 

A critical question all homeowners should ask 

themselves is, “When I sell, will I get more for my 

home than I paid for it”? For many areas of Bethany, 

the answer is, “No”.  

Age vs. Condition 

Not surprisingly, the condition of neighborhoods in 

Bethany can generally be correlated with the age of 

the home. The following describes the three stages of 

home development in Bethany. These three distinct 

neighborhood segments are geo-graphically depicted 

in Figures 4-1 and 4-2. 

A. East Neighborhoods. These homes represent 30 

percent of Bethany’s housing stock and were built 

prior to 1960. More than half are less than 1,500 

square feet in size, half of those are less than 1,000 

square feet. Most only have 1-2 bedrooms and 1 

bathroom. Many of the single-family homes in these 

neighborhoods are rental properties. 

B. Southwest Neighborhoods. Homes in these 

neighborhoods were built between 1960 and 1979. 

These 25-35-year-old single and multi-family 

residences make up 60 percent of Bethany’s housing 

stock. The majority of these homes are less than 

2,000 square feet with 3 bedrooms and 2.5 

bathrooms.  

C. Central Neighborhoods. Bethany’s newest homes 

can be found in the central area of town and were 

built between 1980 and 2015, half of which were 

built before 1990. These homes comprise the 

remaining 10 percent of Bethany’s housing stock. The 

majority of homes in this neighborhood are more 

than 2,000 square feet with 3 to 4 bedrooms and 2 to 

2.5 bathrooms. 

  

A 

C 

B 

Figure 4-1: Bethany’s Housing Segments  
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The Windshield Survey 

In the Windshield Survey, 
homes were ranked on a 
graduated scale of 1 through 
5 with 1 equaling “best” and 
5 equaling “distressed” (see 
Figure 4-2).   

How should the problems 
identified be addressed? A 
common mistake is to focus 
on the worst or “distressed” 
properties with a 5 ranking. 
This approach would be too 
costly and actually yields a 
low return on investment.  

A more cost-effective 
approach would be to focus 
on homes ranked 2 to 4 in 
appearance.  

These homes are on the 
“tipping point.”  The 
investment needed to 
improve these homes is 
relatively modest. Once their 
neighborhoods are stabilized, 
they will bring up property 
values of adjacent properties 
– an effect that has great 
potential to be felt at a block 
and neighborhood level. 

Figure 4-2: Windshield Survey 
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Proposed Actions 

There are multiple strategies Bethany can take 

action on to improve the overall appearance of its 

homes and neighborhoods. Listed below are a 

number of action items with descriptive text that 

include a mix of code enforcement “sticks” and 

incentive programs “carrots.” Table 4-1 below 

depicts what action items would be utilized for 

each housing segment.  

 

 = Strong Focus   = Lighter Focus 

 

 

Code Enforcement “Sticks” 

Action Item 1: Hard code enforcement should be 

used to target segments A and B most heavily with 

a focus on single-family rentals in segment A, and 

multi-family rentals in segment B.  

Action Item 2: Code compliance assistance is a 

“softer” approach that should be used by City staff 

to support property owners who need assistance 

bringing their properties up to code.  

Although code enforcement has the weight of the 

law on its side, it typically only addresses the 

“worst” conditions and will only bring bare 

minimum results. It is not a tool that will instill 

community pride.  

Incentive Programs “Carrots” 

The following includes programs the City could 

implement to incentivize individual homeowners 

to improve the appearance of the homes: 

Action Item 3: Volunteer assistance could be used 

to empower neighborhood organizations, church 

groups, university-sponsored student groups, and 

other community organizations to partner with the 

City and apply to be volunteer corps for needed 

housing projects. These volunteer corps could be 

available to support projects associated with 

individual homeowners who have been awarded 

loans to improve the appearance of their home.  

  

Table 4-1: “Carrots” and “Sticks” Application 

Segment A. B. C. 

 

Hard Code Enforcement 

 

Single-
family 

 

Multi-
Family 

 

Code Compliance    

Small Loan Program    

Encouragement Grants    

Volunteer Corp    

Examples of exterior improvements that Bethany 
could support for homeowners improving the 
overall appearance of their homes.  
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Action Item 4: Small Loan Matching Program is a 

strategy offering a low-dollar investment approach 

for the City utilizing small $500-$1,000 low and no-

interest loans for individual homeowners to 

improve their home’s appearance. Loans would be 

available on a competitive basis and could be 

available to homeowners in all three neighborhood 

segments.  

Action Item 5: Encouragement grants (Segments A 

and B) could be provided in larger monetary 

amounts such as $25,000 to assist in financing 

highly visible exterior improvements that would 

bring a quick return on investment by positively 

affecting adjacent property values, if not entire 

blocks. 

 

These programs will need assistance to implement. 

City’s cannot administer money to the community 

and Bethany has limited City staff capacity to 

oversee such a program. However, this program 

could be administered through a non-profit/City 

partnership, such as contracting with 

Neighborhood Housing Services of OKC.  

Regardless of how they are funded, these 

strategies are important to position Bethany well 

for when the funding is available. With strategies 

in place, Bethany can quickly take advantage of a 

variety of revenue sources.  

Table 4-2 shows how this program and volunteer 

assistance could work together to upgrade 

Bethany homes. 

 

 

  

Table 4-2: City Funded Small Loan Matching Program Approach 

 

Improvements 

 

Sweat Equity 
(Volunteering 

Corps) 

 

Cash  
(Committed by 

Owner) 

 

Loan from City/ 

Non-Profit Partnership  
(for paint, doorknobs, mailboxes, flags, 

rakes, burgers/dogs, flowers/pots) 

Distributed Loans  
490 Loans 

(163 per season) 

 

Total Cost 

$100,000 

Spring Summer Fall 

Exterior 

Cleanups 

Four 4-hour 

Saturdays 
 $500 24 24 24 $36,000 

Gutters/ 

Downspouts 
 $500 $500 12 12 12 $18,000 

Front Doors  $300 $200 15 15 15 $9,000 

Driveway 

Patch/Paving 
 $600 $400 12 12 12 $14,400 

Flowers 
Two 2-hour 

Saturdays 
 $75 100 100 100 $22,500 
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MULTI-FAMILY HOUSING AND THE CITY CHARTER 

Bethany’s multi-family housing was also assessed 

during the windshield survey exercise. In general, 

curb appeal rankings for multi-family housing 

developments fell within the 3 “average” to 5 

“distressed” ranges; building evidence of low 

reinvestment (see “Windshield Survey”).  

Reinvestment Challenges 

There are some significant reasons why Bethany’s 

current multi-family housing is in poor shape and on 

a steady decline. 

Bethany’s City Charter dictates that Bethany is not 

to be developed beyond a density of 12 dwelling 

units per acre. This is a matter of City policy and the 

current code. For this reason, little reinvestment is 

occurring with multi-family housing in Bethany. Much 

of Bethany’s Downtown is zoned CBD (Central 

Business District). The CBD zone and any student 

housing development built in Bethany are the only 

exceptions to the Charter density rule (see 

“Downtown Bethany Mixed-Use District” Chapter 5). 

Most apartment complexes in Bethany are 

identified as “legally non-conforming” uses because 

they are more than 12 dwelling units/acre in density. 

According to City Code, if non-conforming uses are 

damaged more than 60%, they are not allowed to be 

rebuilt to the same density and must meet the 12 

dwelling unit-per-acre limit. Therefore, owners and 

lenders do not invest in upgrading apartment 

buildings due to the anticipated loss of return on 

investment.  

Many of the “worst” offending apartments welcome 

undesired activity in Bethany, which impacts public 

services and safety by taxing the local police and fire 

departments. If Bethany wants to shift the current 

dynamics around multi-family housing, there will 

need to be a discussion regarding an amendment to 

the City Charter. 

Proposed Actions 

The following are two broad alternative action items 

Bethany could pursue to address the multi-family 

housing issue.  

Action Item 6, Option A: Keep the Charter density 

cap as is. For some community members, the Charter 

intent to keep Bethany’s density capped is working, 

and new apartments are not being built in town. If 

the community decides the Charter should remain 

as is, they are accepting anticipated and continued 

disinvestment until the apartment buildings are 

eventually condemned and redeveloped for a 

different use.  

Action Item 6, Option B: Amend the City Charter. 

This option should be strongly considered. Amending 

the Charter to allow higher densities supports the 

target market and promotes a development 

framework necessary to create viability for many of 

the concepts presented in both this Chapter and 

Chapter 5. Amending the Charter could be 

accomplished in one or several ways:  

AI.6.B1 – Increase (or remove) density cap. 

AI.6.B2 – Exempt existing apartment properties from 

density cap. 

AI.6.B3 – Change the language in the Charter to allow 

other areas to be rezoned to CBD. 

Rental properties are dated, poorly maintained, 
and are close to losing their last remaining value, 
their cash flow. 
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THE “MISSING MIDDLE” HOMES 

Like many communities, Bethany has a large supply 

of single-family homes and multi-family apartments 

but lacks a variety of other “middle scale” housing 

types such as duplexes, townhomes, garden 

apartments or condominiums.  

Missing Middle Challenges 

A lack of housing choices creates roadblocks for 

Bethany’s appeal to potential markets and is a 

symptom of policy and code that has limited 

Bethany’s ability to diversify its housing stock. The 

following includes challenges that Bethany is facing 

due to a lack of “missing middle” housing. 

Bethany’s target market wants and needs this 

“middle” range of housing types that include desired 

amenities - more square footage, bedrooms, 

bathrooms, new furnishings and appliances. The 

target market wants a home that requires less 

maintenance such as new construction and a small or 

no yard. They also need it to be affordable so that 

young professionals and young families can buy into 

the housing market. 

The density threshold for the missing middle 

housing ranges from 16 to 50 dwelling units per 

acre. This threshold is enough to support more lively, 

connected, pedestrian neighborhoods, where fewer 

people use the car to get around. Housing types like 

small “garden apartments”, in particular, require a 

density of 16 to 20 dwelling units per acre. 

 

Bethany’s zoning codes are limited in permitted 

housing types and building height. They do not allow 

certain middle-type housing, and have building 

height limits that restrict the ability to build up to an 

optimum level of three stories. For example, Zone R-

2 (Residential Two-Family) only allows single-family 

and duplexes; Zone R-M (Residential Multifamily) 

only allows R-2 uses and multi-family apartments. 

The 35’ building height restrictions in both zone 

districts also restrict development up to a two-story 

maximum. 

Only the CBD allows the density, building height, 

and a mix of land uses possible to allow middle-type 

housing such as attached homes (townhomes) and 

live-work housing units. Other commercial zones do 

not allow residential at all. 

Four-lane roads are not desirable settings for single-

family homes. Wide, busy roads like Council Road 

and Rockwell Avenue, which are zoned primarily for 

residential uses, pose a challenge for residential 

development. Often, residential properties that are 

accessed along busy four-lane roadways lose value, 

can create traffic congestion and eventually convert 

to other uses. This can be seen today along portions 

of Council Road and Rockwell Avenue. 

  

Bungalow courts (left) and duplex/quadplex housing (right) 
are both a type of missing middle housing. 
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Proposed Actions 

Fortunately, Bethany has potential action items 

beyond density that could also help Bethany attract 

more “middle” type development. These include:  

Action Item 7: Amend the Zoning Code. Bethany 

could allow for middle housing types (e.g., triplexes, 

townhomes, garden apartments and condominiums) 

in both the R-2 and R-M zoning codes, and allow 

these residential uses within other commercial zones.  

Action Item 8: Utilize PUD Provisions (planned urban 

development). Bethany could promote mixed use 

development identified in this Comprehensive Plan 

along commercial frontages of major roadways. 

Focusing mixed use development in key transition 

areas (districts) could create more intensive and 

walkable environments that mix commercial and 

residential development together. 

  

Townhomes (above) and multi-storied condominium 
developments are missing middle type housing that 
would help diversify Bethany’s housing options, but are 
limited due to existing zoning and development 
standards. 
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Circulation and Mobility 
Bethany is presently a car-oriented community. This 

preference can be seen as you approach the City 

from any of its main arterial roads – Council Road, 

Rockwell Avenue, 23rd Street – and from Bethany’s 

main drag 39th Expressway / US Route 66. There are 

very few, if any, sidewalks, crosswalks, adequate 

street lighting, or bike routes in town and existing bus 

routes only touch Bethany at its border. Despite this 

reality, people still walk and bike along these vehicle-

filled routes.  

Many cities like OKC strive to develop a green 

network of trails throughout their community 

connecting housing, parks, schools, and commercial 

nodes through bike routes, sidewalks and other 

pedestrian pathways. Often these trails are built in 

parks, along wider multi-use sidewalks as shared and 

designated lanes in streets, and as green pedestrian 

ways through private development.     

Whether it be to get to school, pick up a small bag of 

groceries, take a ride to the city for a job or get 

outside for some exercise, adding sidewalks, bicycle 

amenities and bus transit will help to make Bethany a 

more livable, multimodal place in the future. See 

Figure 4-3 to see where proposed bike/pedestrian 

connections and potential bus connections could 

occur in Bethany.  

OBJECTIVES 

Prioritize the need for sidewalks in key areas of town 

by connecting schools to neighborhoods and 

completing existing sidewalks along commercial 

corridors. 

Integrate bike connections through Bethany to 

improve local and regional connectivity. 

Invest in street lighting along key pedestrian and 

bicycle corridors to improve pedestrian and 

bicycle safety. 

Explore future transit connections with Embark/OKC 

Lines 8 and 23 to broaden Bethany’s 

transportation choices and connect Bethany to a 

growing regional transit system. 
  

Bethany’s 23rd Street is auto-oriented with excessive driveways, wide travel lanes and no 
shade trees making for an unsafe pedestrian and bicycle environment.   

OKC and other municipalities around the nation see real 
value in developing trail networks throughout their 
communities to achieve property value and health benefits.  
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Challenges 

Bethany’s financial difficulties are compounded by 

other pressing issues that consume resources that 

could be used for making Bethany more walkable and 

bikable.  

Bethany’s target market craves a more pedestrian- 

and bike-friendly community and environment that 

Bethany does not currently have.  

Opportunities 

Bethany is seeking financial assistance for bike and 

pedestrian improvements through State and Federal 

grant programs (see “Recent Accomplishments” in 

Chapter 2). By including intentions for bike, sidewalk 

and transit connections in this Plan, Bethany will 

better position the City for various potential funding 

sources with state and federal programs. 

Bethany community members desire to improve 

pedestrian and bicycle facilities throughout town 

and have shared this desire throughout the planning 

process with support for increased taxes and fees.  

Oklahoma City’s broad network of bike trails start 

and end along Bethany’s city limits. With east to 

west bike routes on 16th, 23rd and 36th Street(s), and 

north to south bike routes along Lake Overholser, 

Bethany has many reasons to complete broken 

linkages in Oklahoma City’s bike network and connect 

the City regionally by bike.  

Embark/OKC, the OKC Region’s mass transit system, 

anticipates that Route 23 will expand to include an 

additional bus to accommodate demand. Route 23 is 

the Region’s highest rider count route in the entire 

transit system. As OKC plans for future growth along 

23rd street, Bethany should position the City to take 

advantage of future expansions along 23rd to diversify 

transportation options and regionally connect 

Bethany.   

Proposed Actions 

The following action items are proposed to achieve 

an interconnected system of sidewalks and bike 

routes.  

Action Item 9: Locate sidewalks along major 

commercial corridors to help foster a more walkable 

environment for future mixed use development.  

Action Item 10: Locate sidewalks near schools and 

parks to increase safe routes for Bethany children 

who walk to school and need access to community 

parks.  

Action Item 11: Install ADA-compliant two-

directional crosswalks on every corner where major 

intersections occur. 

Action Item 12: Define and implement a bike route 

network over time and along less busy streets 

throughout Bethany to offer safe and healthy 

alternatives to driving for the community. 

Action Item 13: Install signage, painted street 

markings (sharrows) and bicycle racks along 

identified routes to help communicate to bikers and 

drivers where the routes are in Bethany. 

Action Item 14: Consider creating a bike and 

pedestrian trails master plan.  

Action Item 15: Explore bus transit options with 

Embark/OKC to bring transit through Bethany with 

expansions to Route 23 and Route 8.  

 

 

 

 
Embark/OKC anticipates expansion of the Route 23 in 
the future as the 23rd Street corridor intensifies with 
population growth.    
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Figure 4-3: Circulation and Mobility Strategies 
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Parks, Public Facilities and City Services 

OBJECTIVES 

Invest in renovations of existing parks to help sustain 

and elevate Bethany’s overall quality of life. 

Promote Eldon Lyon Park as a major attraction - 

Bethany’s Central Park. 

Explore opportunities for sharing existing open 

spaces to allow for additional organized sport 

facilities and to recapture loss of day/night use of 

SNU Athletic Complex. 

Explore expansion of trash service to include 

recycling. 
Amenities provided to communities through public 

facilities and services also play a large role in making 

a community livable. In Bethany, these amenities 

include parks and recreation, schools and libraries, 

police and fire and trash service.  

Existing Conditions 

Existing Parks. Bethany has 12 parks that offer an 

array of amenities: shelters with picnic tables, 

bathrooms, tennis courts, walking trails, swimming 

facilities, playground equipment and sport fields 

(soccer, softball and volleyball). Some are smaller 

neighborhood parks, others are larger community- 

and city-scale parks that serve broader areas of the 

City. Many are in disrepair and in need of refurbishing 

or replacing old equipment and general maintenance. 

Bethany currently does not have a parks department. 

To help reduce staffing costs, all parks related tasks 

have been managed by the public works department. 

By design, such costs for park maintenance have 

fallen below streets, sewers and trash services in 

priority.  

Shared Facilities. On several occasions in Bethany’s 

history, the City has opted to partner with local 

schools and universities to help curb maintenance 

costs. The sharing of facilities however, has come 

with some tradeoffs. Expanded sports facilities have 

often been included in the sharing of park land, and 

since the universities and local schools take on the 

maintenance of such facilities, general access by the 

public has been limited for use.  

New Parks. The proposed library mentioned in the 

“Recent Accomplishments” Chapter 1 anticipates the 

addition of a new community park to be built on site. 

This new community park will be a nice addition to 

the existing park network, but there are still some 

areas in Bethany where a park or other open spaces, 

land or schools, are not within a quarter-mile walk 

from home or work (see map (Figure 4-4) on the next 

page).  

Police and Fire. All target markets want safe 

communities to live in. Bethany provides quality 

services through its police and fire departments that 

boast quick response times and are active in the 

community. Both departments utilize a variety of 

expensive equipment that eventually needs to be 

replaced.  

Trash Services. Bethany’s local trash service is a 

coveted amenity for the community with two 

scheduled pick-ups weekly and door-to-truck service. 

With a heightened sense to be more environmentally 

conscious, many community members have 

requested the service be changed to handle recycling.   
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Figure 4-4: Potential Park Expansion 



 
 

BETHANY, OKLAHOMA COMPREHENSIVE PLAN 2030 CHAPTER 4: BETHANY LIVES! | 29 

 

Proposed Actions 

The following action items are proposed to achieve a 

more robust parks and recreation system:  

Action Item 16: Designate new park categories to 

help prioritize improvements and classify each park 

for a specific community purpose. 

Action Item 17: Create a parks and recreation 

department with its own staff, designated funding 

source and responsibilities.  

Action Item 18: Consider continuing partnering 

opportunities and related tradeoffs with local 

institutions to share maintenance costs and manage 

overall use. 

Action Item 19: Explore locations for a “future park” 

in areas of Bethany where parks are not attainable 

within a quarter-mile walk to ensure everyone in 

Bethany can live and work within walking distance 

of a park or usable open space.  

Action Item 20: Plan for future equipment needs 

through the establishment of an annual capital 

improvements budget. 

Action Item 21: Explore opportunities for changing 

trash services to include recycling through increased 

water fees and/or contract services from a private 

service provider.
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Infrastructure 

OBJECTIVES 

Mitigate potable water contamination. 

Seek new potable water sources. 

Improve existing stormwater and sewer 

infrastructure incrementally.  

Address on-going surface drainage issues. 

Explore opportunities for incremental street 

improvements. 

Plan for unanticipated events through a  

Hazard Contingency for Bethany as a whole, 

including infrastructure and any other disasters. 

Anticipate Future Service Equipment 

Replacement. 

Existing Conditions 

Bethany’s infrastructure, at the time this Plan was 

written, is in reasonably good shape. The existing 

sanitary sewer and storm drainage systems both have 

adequate capacity for any future development that 

could be built. Even though the stormwater and 

sewer systems have capacity, some parts of the 

system have yet to be replaced and are older. 

Eventually these portions will need upgrade 

replacement.  

As would any 100-year-old small town, Bethany has 

some infrastructure challenges that need attention. 

Much of the older residential streets are in poor 

shape and are in need of repair. Drainage in some 

areas of town still function as they were originally 

intended, but the community’s perception of how 

these areas function during heavy rain and flash-

floods has made these areas “problem areas”.   

Potable Water 

One of Bethany’s most pressing issues is water. In 2008, groundwater pollution was 
discovered just west of the former aircraft plant in the old Gulfstream site. Low-level 
plumes of pollution from solvents commonly used to degrease metal parts during 
manufacturing have migrated to the groundwater. Fortunately, the public water supply 
of Bethany has no detectible amount of any of the volatile organic compounds that are 
migrating from the former aircraft facility.  The City of Bethany has taken appropriate 
measures to keep any detectible level of these contaminants from the public water 
supply. 

The Oklahoma Department of Environmental Quality found that treated City water 
shows no measurable traces of the pollutants and is safe for consumption. This discovery 
of groundwater pollution sparked numerous studies to better understand the direction 
that the plumes are heading, how Bethany can manage the problem and where 
alternative sources of water may be found if needed in the future.  
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Proposed Actions 

The following action items are proposed strategies for 

sustaining public services: 

Water 

Action Item 22: Continue with on-going study of 

contamination plume to determine direction of flow 

and take corrective action. 

Action Item 23: Explore alternate water supply 

options beyond existing OKC water connections for 

future use if wells are out of service. 

Sanitary Sewer  

Action Item 24: Perform a detailed capacity analysis 

of sanitary sewer for future development in the 

Central Business District. 

Action Item 25: Continue the current CIP program to 

rehabilitate existing lines.  

Streets 

Action Item 26: Implement crack sealing and 

maintenance program to slow degradation of 

pavements. 

Action Item 27: Update ADA Transition Plan and 

develop program to address pedestrian access issues. 

Action Item 28: Rehabilitate or Reconstruct arterial 

streets showing signs of base failure.  

Action Item 29: Resurface aging local streets to 

prevent further deterioration of pavement. 

Storm Drainage 

Action Item 30: Implement improvements suggested 

in the East Basin Study to alleviate ponding. 

Action Item 31: Replace undersized drainage 

structures to meet current industry design standards.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

BETHANY, OKLAHOMA COMPREHENSIVE PLAN 2030        CHAPTER 5: BETHANY INNOVATES | 32 

Chapter 5: Bethany Innovates

Guiding Principle: Vibrant (Commercial) Mixed Use Areas 

Goal 2: Bethany will invest in its future by proactively pursuing a thriving and sustainable 
economy with a variety of employment, investment, and mixed use opportunities. 

Existing Commercial Uses  
and Bethany’s Sales Tax  
The current commercial landscape in Bethany does 

not draw enough retail sales to generate an 

adequate amount of sales tax revenue to support 

City services. The following pages include a list of 

objectives, challenges, assets and opportunities 

Bethany should utilize to transform their current 

commercial land use situation and generate more 

apt sales tax.  

OBJECTIVES 

 Increase capacity for additional retail in 

different formats and varying scales. 

 Incorporate a mixed use approach to 

development that incorporates residential with 

commercial use. 

 Identify specific districts to concentrate future 

mixed use development. 

CHALLENGES 

Location. Access to Bethany from major freeways 

has diminished. At one time, Route 66 was the 

main commercial artery for Bethany and gave the 

City a competitive advantage over other nearby 

communities. But with the advent of the United 

States Interstate Highway System, Route 66 was 

downgraded to 39th Expressway. As a result, much 

of the future commercial investment was relocated 

along the major intersections of I-44, I-40, NW 

Expressway and the John Kilpatrick Turnpike — all 

outside of Bethany’s borders and reducing visitors 

and passersby.  

Capacity. Bethany’s existing square footage in 

available commercial spaces is very low. 

Downtown is virtually built-out, and most of the 

remaining land elsewhere in town is occupied by 

decaying structures that are in need of significant 

re-investment.  

Public realm. Bethany’s commercial corridors are 

currently unappealing in general appearance. Most 

do not have street trees or landscaping, street 

lights are sparse and many of the existing buildings 

have exteriors in disrepair. These shortcomings are 

apparent to potential investors and developers as 

well and provide them little confidence to risk an 

investment. Instead, they will go to Bethany’s 

neighboring cities to do business.  

Auto-oriented development. Bethany has very 

few sidewalks. Some can be seen along 39th 

Expressway, north of downtown around SNU and 

along Rockwell and 23rd Streets. In all cases, these 

existing sidewalks are incomplete and 

disconnected — ending abruptly or not connecting 

to any significant destination. On 23rd Street in 

particular, there is also an excess of driveways that 

divide the street edge, making it difficult to walk 

along, regardless of sidewalks.
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ASSETS 

It is important to note that, despite these challenges, 

Bethany has some valuable assets that offer some 

competitive advantages over its neighbors. These key 

assets include: 

Authenticity. One of Bethany’s strongest assets is its 

charm as a small town. Many people in the 

community identify with Bethany for this small-town 

feel. A big part of that is Bethany’s Downtown. 

Bethany has a real downtown — and it’s full! In fact, 

competing communities like Yukon often try to 

emulate this enduring quality for their own 

communities. 

Zoning. Downtown is zoned CBD (Central Business 

District), which entitles land owners to much 

freedom for redevelopment. The CBD is free of any 

density cap, and with 90-foot height limits, zero 

setbacks, and a mix of permitted land uses, potential 

developers have a “blank canvas” to create urban 

environments that are appealing to Bethany’s target 

market.  

History. Bethany is over 100 years old and contains 

the Nation’s most famous highway, historic Route 66 

/ 39th Expressway. There is a lot of momentum to 

designate the original highway corridor as a National 

Historic Trail with the National Park Service. The 

impact of these designations could mean uniform 

signage, promotion, tourism and a positive economic 

effect that would be felt on Bethany's Main Street. 

The current Route 66 Corridor Preservation Program 

concludes in 2019.  

Existing Sales Tax. Sales tax is Bethany's largest single 

source of revenue. The total sales tax generation is 

made up of many different small stores, each one of 

which generates a small percentage of the total. In 

general, there are four commercial concentrations 

in Bethany: the 39th Expressway and 23rd Street 

corridors and the Council Road and Rockwell 

Avenue corridors. 39th Expressway and 23rd Street 

are the sales tax "backbones." For example, the 

largest sales tax category, groceries, generates 11% 

of the overall sales tax. Most of this comes from the 

23rd Street grocery stores. 39th Expressway is blessed 

with two distinct areas for commercial opportunities: 

One is Bethany's "Downtown." It is fully occupied but 

ready for infill, upgrading and redevelopment. The 

other opportunity includes the intersection of 39th 

and Council Road, which is relatively untapped, with 

its many vacant and underutilized parcels. Council 

Road in OKC is being upgraded to a major corridor 

status, from which Bethany's portion could also 

benefit. 23rd Street has aging stores and large parking 

areas that are prime redevelopment candidates. 

Rockwell Avenue is a secondary commercial 

presence, but has potential through gradual 

conversion of other land uses.  
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OPPORTUNITIES 

Bethany can leverage several key opportunities to 

build upon strong assets and overcome the 

aforementioned daunting challenges. These 

opportunities can be found in areas of transition and 

in the multiple vacant and underutilized sites 

throughout town that have potential for future 

development.  

Areas of Transition. Council Road and Rockwell 

Avenue are four-lane north-south corridors that 

extend beyond Bethany’s borders and connect the 

City to more active commercial hubs along major 

freeway interchanges. OKC has slated Council Road 

for major infrastructural upgrades that will need to 

be carried through Bethany in the future. As wider 

corridors that carry commercial traffic, both Council 

and Rockwell are moving away from single-family 

residential uses towards a mix of commercial and 

residential uses. Industrial uses are also occurring 

towards the northern end of Rockwell. Market 

pressures that are driving these changes of uses 

provide a signal that Bethany needs to evolve as well.  

 

Potential Development Sites. Bethany has a number 

of vacant and underutilized properties throughout 

town that are varying in size and zoning that are ideal 

for development. Location, size of the parcel and the 

existing zoning all play a role in the amount of 

opportunity each site can currently offer. Figure 5-1 

provides the geographic location for each property 

along with their size and zoning (the City’s existing 

zoning map can be seen in the Appendix).  

Potential to Increase Development Intensity. 

Bethany could expand its CBD zone and create 

opportunities for additional mixed use development 

around the existing CDB designation (see Figure 5-1). 
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Figure 5-1: Potential Development Sites 
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Mixed Use Economics  
Throughout the planning process for the Bethany 

Comprehensive Plan, multiple stakeholders, key 

community members and the general public 

expressed strong support for Bethany to adopt a 

more walkable, mixed use approach to future 

development in Bethany. 

Mixed use development is, in a broad sense, any 

urban, suburban or village development that blends a 

combination of residential, commercial, cultural, 

institutional or industrial uses - where those functions 

are physically and functionally integrated- and 

provide pedestrian connections. These developments 

can be horizontal mixed use (multiple uses in close 

proximity) and/or vertical mixed use (multiple uses 

within a single building). Encouraging mixed use 

development has many advantages, including 

creating the abilities to: 

 Introduce new housing types, like the “missing 

middle” housing types mentioned in Chapter 4 

that Bethany’s target market is seeking.  

 Diversify the potential tenant mix for developers 

who are looking for ways to hedge against 

investment risks. 

 Expand commercial space capacity for more 

commercial businesses like entrepreneurial start-

ups, regional retailers and other neighborhood 

serving retail stores. 

 Create a walkable, livable, vibrant environment 

in Downtown and other targeted areas around 

Bethany that would foster community, create a 

new image for Bethany regionally and generate 

more tax dollars to support City services. 

 Catalyze redevelopment through a mix of uses 

that include residential with commercial, which 

have catalyzed development elsewhere. 

Commercial development is typically speculated on 

the “retail mix” and how many customers can be 

captured within a certain area (e.g., rooftops). From a 

city’s perspective, available commercial square 

footage (e.g., storefronts) can be translated into 

potential sales tax dollars. Mixed use development 

can play a role in helping to break down the amount 

of retail square footage needed by allowing for more 

efficient development, such as rooftops over 

storefronts.  

Bethany is currently running a deficit of $2 million 

annually in sales tax, which is equivalent to $60 

million in annual gross sales. Bethany needs 250-

300,000 square feet of retail space (two to three big-

box stores) to generate the $60 million in revenue in 

a year required to bridge the deficit. 

In the OKC region, 60 square feet of retail space per 

capita is a good rule of thumb for determining the 

number of customers needed to support commercial 

development. For Bethany, this means 4,500 new 

residents are needed within the commercial trade 

areas to support the necessary retail. This assumes 

new residents make 100% of their retail expenditures 

within Bethany.  

Most consumers in Bethany only spend 10 percent 

within the City borders. This means Bethany, in time, 

will need 45,000 (4,500 x 10) new buying customers 

for the necessary amount of retail. New retail 

designed with the appropriate mix of uses could 

turn Bethany into a shopping destination for the 

OKC region. The increase in visitation could allow for 

the import of retail expenditures from beyond 

Bethany, making the 45,000 new customers needed 

more achievable. In addition, that number of 

customers needed can be lowered with addition of a 

key anchor, such as a regional wholesale club or a 

premium grocer. Meanwhile, Bethany will need to 

take a diversified approach to new development to 

help build the momentum needed to attract its target 

market of residence, businesses and visiting 

shoppers.
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Mixed Use Districts  

There are six specific areas in Bethany where future 

mixed use development should be focused in 

districts. The criteria for each area are varied and are 

further explained on the following pages. In general, 

the criteria are built from the key assets, which 

include: existing zoning, existing sales tax, areas in 

transition, and areas with identified potential 

development sites. The specific areas targeted for 

mixed use districts can be seen in Figure 5-2 include: 

4. Downtown Bethany and the area currently zoned 

CBD 

5. 23rd Street from Council to Hammond 

6. Council Road from 20th Street to 36th Street 

7. Rockwell Avenue (south) from 16th Street  

to 36th Street 

8. Rockwell Avenue (north) from 47th Street  

to 63rd Street 

9. 39th Expressway and Council Road from the City’s 

west border to Thompkins Avenue 

GENERAL OBJECTIVES  

The overall mixed use district approach has many 

overarching “general” objectives for helping Bethany 

move in a more fiscally sound direction. Below is a list 

of those objectives: 

 Cultivate an entrepreneurial environment that 

fosters a diverse and growing local economy and 

community. 

 Create a vibrant atmosphere through a critical 

mass of retail, restaurants and other specialty 

shops. 

 Offer quality experiences for dining, shopping, 

living and working. 

 Expand the diversity of retail-based community 

services. 

 Develop distinct, walkable mixed use districts for 

the various commercial areas throughout town. 

 Allow for mixed use residential infill development 

along all commercial corridors. 

 Create gateways that are both monumental and 

secondary to help give presence along key 

corridors. 
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Figure 5-2: Targeted Districts 
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DOWNTOWN BETHANY MIXED USE DISTRICT 

Existing Conditions 

Downtown Bethany and the surrounding area zoned 

CBD can already accommodate a walkable, mixed- 

used development without any changes to current 

zoning. This zoning means Downtown is a good 

“testing ground” for future mixed use development 

that could occur elsewhere in Bethany. CBD zoning 

offers developers the path of least resistance, has 

higher traffic counts, greater visibility and will 

ultimately best serve the interest of all concerned 

(i.e. by generating more tax revenue that can then be 

used to improve prospects elsewhere). 

The available building envelope is seven stories with 

zero front and side setbacks and a 15-foot rear 

setback. However, the current market in the 

bordering OKC region may not allow a developer to 

fully maximize this option. The market could 

accommodate a 3 to 4-story mixed use development 

with “activity-generating” commercial uses on the 

ground floor with office and residential uses above. 

The following section explores the redevelopment 

potential within the existing CBD. 

Key Objectives 

 Increase capacity in Downtown for additional 

shops/stores to create a critical mass of 

pedestrian-oriented businesses. 

 Upgrade/redevelop Downtown to improve 

appearance and pedestrian environment. 

 Expand the CBD to form a true “center” for 

Downtown. 

 Encourage ground floor retail and upper floor 

residential with proposed mixed use development. 

Redevelopment Scenarios 
Three prototypical redevelopment scenarios are 

presented on the following page using an existing 

location in Downtown that is a typical condition for 

much of the existing CBD. The scenarios range from 

low, medium, to higher redevelopment and take into 

account building height, mix of uses, density (dwelling 

units per acre) and required parking per current 

standards. These scenarios are prototypical in nature 

and could be considered for the other mixed use 

districts presented in the Plan. 

Low Redevelopment:  

 2 stories (12 du/acre)  

 Residential = 18 units (1760 sf/unit) 

 Commercial space = none 

 Parking = 47 spaces 

Medium Redevelopment:  

 2-3 stories (24 - 30 du /acre)  

 Residential = 20 units (1440 sf / unit) 

 Commercial space = 10,000 sf  

 Parking = 70 spaces 

Higher Redevelopment:  

 3-4 stories (35-40 du / acre)  

 Residential = 44 units (1200 sf / unit) 

 Commercial space = 10,600 sf  

 Parking = 86 spaces 
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Children’s Center Momentum 

Just outside the existing CBD, Bethany is 

experiencing momentum with the expansion of the 

Children’s Center and a potential new library, 

which is currently planned to replace the current 

library on Mueller Avenue (see “Recent 

Accomplishments” in Chapter 2). Catalyst projects 

like these create redevelopment opportunities for 

adjacent, underutilized properties. 

Proposed Actions 

Action Item 32: Designate a Downtown Mixed 

Use District. Identifying a clear district boundary 

will foster a collective vision for action in the area. 

Action Item 33: Expand the CBD in Bethany. 

Bethany could harness its recent momentum by 

expanding the CBD. Rezoning adjacent properties 

to the CBD, including the properties surrounding 

catalytic project sites, and entitling these sites to 

the CBD’s expansive development rights would be 

appealing to developers (see area designated as 

Downtown Mixed Use on Figure 3-1). 

Action Item 34: Zone additional specific areas in 

Bethany as CBD. Unlike expanding the CBD, this 

approach would apply CBD zoning to other 

specifically designated areas of Bethany. This 

would require additional study to determine 

whether it triggers the 12 dwelling-units-per-acre 

cap defined in the City Charter, in which case it 

would require a Charter amendment (see “Multi-

family Housing and the City Charter”). 
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23RD STREET CORRIDOR 

Existing Conditions 

23rd Street is a notable corridor in Bethany, 

contributing significantly to the City’s overall sales 

tax revenue. This asset should be nurtured for 

future development to ensure existing revenue 

continues and grows. In addition, 23rd Street has 

multiple opportunity sites along the corridor ready 

for development and redevelopment, and has a 

broader regional reach connecting Bethany to 

eastern Oklahoma City.  

Unfortunately, this integral corridor is trending 

downward with many of the existing commercial 

buildings falling into disrepair with businesses 

closing their doors and the general run-down 

appearance of the corridor streetscape (see 

“Bethany’s Six Core Issues” in Chapter 2). Much of 

this “cycle of decline” has to do with a low demand 

for current commercial uses that is not great 

enough to stimulate reinvestment and rezoning to 

allow for the much-needed mixed use 

development.  

Key Objectives 

 Leverage lower rents and affordable 

commercial property along 23rd to entice small 

business entrepreneurs to invest in the 

corridor. 

 Support adaptive reuse strategies to revitalize 

vacant properties for new creative commercial 

uses. 

 Improve walkability along 23rd Street with 

sidewalks, shade trees and infill mixed use 

development. 

 Encourage ground floor retail and upper floor 

residential with proposed mixed use infill. 

 Consider a cultural identity for 23rd Street that 

builds upon a strong ethnic entrepreneurial 

presence along the corridor through signage, 

gateway features and landscaping. 

Mixed Use Potential 

Mixed use development provides opportunity to 

generate momentum and renew interest among 

potential tenants and leasing communities. 

Incorporating new development with the ideal mix 

of uses that Bethany’s target markets are seeking 

will cause tenants and individuals/families to take 

greater notice and give Bethany more serious 

consideration as a business location or residence.  

For 23rd Street, incremental increases in consumer 

demand from new housing units along the corridor 

will be challenging for potential commercial 

tenants and will bring in far below what is needed 

to make big impacts in sales tax generation. New 

businesses in a young, mixed-use district along 23rd 

Street are not guaranteed to flourish, but there is 

great potential that should be leveraged.  

23rd Street’s transformation into a pedestrian-

heavy corridor will take time. For the foreseeable 

future, the site plans for retailers along the 

corridor will still need to cater primarily to 

motorists. Auto-oriented designs should include 

modest setbacks, signage that can be easily read 

from a driver’s seat, with visible in-front or side 

parking, etc. 

In the interim, Bethany could encourage budding 

entrepreneurs (e.g., first-generation immigrants) 

to utilize existing vacant commercial buildings 

along 23rd Street for small start-up businesses. 

Storefronts in new development tend to be priced 

higher — developers are often interested in 

tenancies with more curb and business appeal. 

Burgeoning entrepreneurs, however, tend to thrive 

in second-generation strips and spaces. Through 

adaptive reuse strategies and low cost 

investments, young entrepreneurs can breathe 

new life into 23rd Street and help it transform 

overtime.  
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Desired District Character 

The long-term vision for 23rd Street includes a 

walkable mixed use district of commercial and 

residential uses with connected walkways and the 

“missing middle” housing types of 2 to 3 stories. 

These housing types could include vertical mixed 

use with ground floor commercial and upper floor 

residential and office space. 

Proposed Actions 

Action Item 35: Designate a Mixed Use District 

along 23rd Street. Identifying a clear district 

boundary along 23rd Street sends a signal that will 

foster a collective vision for action in the area. 

Action Item 36: Amend current zoning along the 

corridor to allow a mix of commercial and 

residential uses. 

Action Item 37: Encourage start-up and incubator 

businesses to locate on 23rd Street to help it 

evolve organically over time.  

COUNCIL ROAD CORRIDOR  

Existing Condition 

Council Road is an important north-south corridor 

for Bethany, connecting to broader regional  

commercial corridors of I-40 and NW Expressway. 

Originally designed to be a residential corridor 

along a major thoroughfare (see 1972 

Comprehensive Plan Map in Chapter 2), today it is 

more of a mix of residential, institutional and some 

commercial uses (see the Existing Land Use map in 

Chapter 2). At a regional scale, Council Road is 

anticipated to be an important commercial 

corridor for northern parts of OKC and future 

regional infrastructure is anticipated along the 

corridor to expand capacity.  

Since Bethany is within the OKC city limits, any 

future expansion of infrastructure along Council 

Road will require upgrades through Bethany. This 

creates opportunity for Bethany to plan for future 

infill development with an appropriate mix of uses 

along the corridor.  

In the interim, opportunity sites like the vacant 

Deville Shopping Center would be a good 

candidate for a large-format drug store at 23rd and 

Council. Such a development could piggy-back off 

the recent development of a new 7-Eleven 

convenience store that will be built on the 

northeast corner of 23rd Street and Council Road.  
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Key Objectives 

 Foster office and professional services based 

commercial along Council north of 23rd Street to 

reflect market trend, allow for residential 

conversion and encourage mixed use along the 

corridor. 

 Connect 23rd and Council to recent catalytic 

commercial development along I-40 to 

capitalize on anticipated commercial growth. 

 Improve walkability along Council Road with 

sidewalks, shade trees and infill mixed use 

development such as live-work units. 

Mixed Use Potential 

Even more so than the transformation of 23rd 

Street, a Council Road mixed use district will take 

years to transform into a pedestrian-friendly, 

mixed use residential corridor. However, without 

proper zoning amendments to allow for a mix of 

uses including commercial and “middle” housing 

types, there is little incentive in the current code to 

incentivize potential developers to build such a 

district.  

Desired Development Character 

The long-term vision for Council Road includes a 

walkable mixed use district of commercial and 

residential uses with connected walkways and 

“middle” housing types. These housing types could 

be vertical mixed use, 2 to 3-story live-work units, 

townhomes, condominiums with ground floor 

commercial and upper floor residential and office 

space. 

Proposed Actions 

Action Item 38: Designate a Mixed Use District 

along Council Road. Identifying a clear district 

boundary along Council Road sends a signal that 

will foster a collective vision for action in the area. 

Action Item 39: Amend current zoning along the 

corridor to allow a mix of commercial and 

residential uses.  
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ROCKWELL AVENUE MIXED USE CORRIDOR  

Existing Conditions 

Like Council Road, Rockwell Avenue is a strong 

north-south connection through Bethany and 

beyond to the greater Oklahoma City (OKC) region. 

Many of the uses along southern portions of 

Rockwell Avenue – south of 36th Street down to 

16th Street - include public, Institutional, single 

family and multifamily residential uses.  

Some of Bethany’s most challenged multifamily 

housing areas are found along this stretch of 

Rockwell Avenue. The incomplete existing 

sidewalks and inadequate amount of street lights 

along the corridor impact the safety of pedestrians 

who utilize bus transit along 16th Street. All of this, 

paired with cheaper rents, poor standards and 

little reinvestment in the area, has resulted in a 

higher number of crime incidents south of 23rd 

Street.  

Key Objectives 

 Improve safety and walkability along Rockwell 

Avenue with sidewalks, lighting, shade trees 

and infill mixed use development. 

 Encourage ground floor retail and upper floor 

residential with proposed mixed use infill. 

Mixed Use Potential 

A future mixed use district along the southern 

portion of Rockwell Avenue will evolve and grow in 

tandem with a 23rd Street mixed use corridor that 

will also take time to complete. Strategic focus at 

the intersection of 23rd Street and Rockwell 

Avenue will be a critical first step in setting off any 

transformation for both corridors. But the proper 

policy tools need to be in place.  

 

As mentioned in Chapter 4, the current density cap 

in the City Charter plays a critical role in how a 

Rockwell Avenue Mixed Use Corridor would evolve 

(see “Multi-family Housing and the City Charter” in 

Chapter 4). And without proper zoning 

amendments to allow for a mix of uses including 

commercial and absent “middle” housing types, 

there is little incentive in the current code to 

incentivize potential developers to build such a 

district.  

Desired Development Character 

The long-term vision for the Rockwell Avenue 

Corridor includes a walkable mixed use district of 

commercial and residential uses with connected 

walkways, “middle” housing types of 1 to 2 stories 

in the form of vertical and horizontal mixed use.  

Proposed Actions 

Action Item 40: Designate a Mixed Use District 

along Rockwell Avenue. Identifying a clear district 

boundary along south portions of Rockwell Avenue 

sends a message that will foster a collective vision 

for action in the area. 

Action Item 41: Amend current zoning along the 

corridor to allow a mix of commercial and 

residential uses. 

Action Item 42: Amend the City Charter to allow 

for an increase in (or removal of) the density cap, 

exempt existing apartment properties from density 

cap, or allow other areas to be zoned CBD. 
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ROCKWELL MIXED USE INDUSTRIAL DISTRICT  

Existing Conditions 

The northernmost section of Rockwell Avenue from 

47th Street to 63rd Street is a unique area. Like the 

remainder of Rockwell Avenue and also like Council 

Road, this area was intended to be residential in use 

along a major thoroughfare (see the 1972 

Comprehensive Plan Map in Chapter 2). The biggest 

difference from the other corridors is the adjacency 

to OKC’s Wiley Post Airport and the impact of 

industrial uses.  

As envisioned in the 1972 Plan, there are intact 

neighborhoods existing in the area, but as can be 

seen from the Existing Land Use Map in Chapter 2, 

these neighborhoods are impacted by adjacent 

industrial and commercial uses that were not 

originally intended for the area. The presence of 

these unforeseen industrial uses shows that the area 

is in transition and already has a mix of uses. 

Key Objectives 

 Promote light industrial uses north of 50th street 

to support the Wiley Post Airport and to create a 

critical mass of compatible and supporting uses 

for a true light industrial district. 

 Re-imagine the cemetery as a gateway at the 

northern most end of Rockwell with 

improvements of aesthetics and security to create 

a sense of arrival and to increase safety for visitors 

to the cemetery. 

 Improve safety and walkability along Rockwell 

Avenue with sidewalks, lighting, shade trees and 

infill mixed use development. 

Mixed Use Potential 

The mixed use potential in the Rockwell Avenue area 

is different and adds an additional use in the mix 

with industrial. It is probable that the entire area 

could eventually convert to an industrial mixed use 

area in character. In the interim, the area’s existing 

neighborhoods should be buffered from the impacts 

of nearby industrial uses and any potential new 

industrial use that may occur over the next 10 to 15 

years should be concentrated within the three 

identified “pocket” districts.  

Desired Development Character 

The long-term vision for the Rockwell Industrial 

Mixed Use District includes a mixed use district of 

industrial, commercial and residential uses with 2 to 

3 story development in the form of vertical and 

horizontal mixed use that would offer supportive 

services to the Wiley Post Airport. 

Proposed Actions 

Action Item 43: Designate an Industrial Mixed Use 

District along “north” Rockwell Avenue. Identifying a 

clear district boundary along the north portion of 

Rockwell Avenue sends a signal that will foster a 

collective vision for action in the area. 

Action Item 44: Amend current zoning along the 

corridor to allow a mix of commercial, industrial and 

residential uses. 
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LAKE DISTRICT/WEST ROUTE 66 GATEWAY 

Existing Conditions 

The western end of 39th Expressway / Route 66, is 

an untapped resource for the City of Bethany. This 

area benefits in adjacency to OKC’s Lake Overholser 

and the historic Lake Overholser Bridge, and is the 

location of two large vacant opportunity sites that 

sit on both sides of 39th Expressway. Just east of 

these sites is the prominent intersection of 39th 

Expressway and Council Road. As mentioned in 

“Recent Accomplishments” in Chapter 2, this 

intersection is a burgeoning commercial hub with 

potential for growth. To the east of that intersection 

includes a local favorite, Jim’s Diner, and 2 acres of 

available land sitting along 39th Expressway in front 

of a more recently constructed Holiday Inn Express.  

Despite a generous list of assets in the area, this is 

not an area positioned to be a second Downtown 

Bethany. Instead, it is better positioned for auto-

oriented development with the large potential 

development sites and the convergence of two 

potentially important commercial corridors — 39th 

Expressway and Council Road.  

Key Objectives 

 Create destination-based retail in Bethany to 

leverage consumer spending dollars from outside 

Bethany’s borders. 

 Leverage the West Gateway Potential of 39th 

Expressway with its proximity to Lake Overholser, 

the Lake Overholser Bridge and multiple large 

opportunity sites. 

Mixed Use Potential 

In order to fully realize this tremendous great use 

potential, Bethany needs sales tax dollars from 

retail. With two opportunity sites totaling 57 acres 

of available land, a 250,000 to 300,000 square feet 

regional retail center with two to three big-box 

stores could quickly solve much of Bethany’s 

financial challenges (see Chapter 6).  

Creating a mixed use regional retail district in this 

location along with Tax Increment Financing (TIF) 

could potentially offer enough incentive for 

developers to build the commercial space necessary 

to attract the kinds of regional retail tenants that 

Bethany needs.  

Beyond big-box retailers, the retail mix within this 

“Lake” district could accommodate a variety of food 

and beverage-type establishments.  

Desired Development Character 

The Lake District/West Route 66 Gateway long-term 

vision includes auto-oriented mixed use with 

regional-serving retail and supportive uses. These 

sites could include 1 to 4-story development stories 

in the form of vertical and horizontal mixed use. 

Residential might be possible but it will need the 

right developer, mix of uses and retail tenants. 

Proposed Actions 

Action Item 45: Designate the Lake District as a 

Regional Retail Mixed Use District. Identifying a 

clear district boundary around the intersection of 

39th Expressway and Council Road including the 

western end of 39th Expressway and to Tompkins 

Avenue to the east will foster a collective vision for 

action in the area. 

Action Item 46: Amend current zoning along the 

corridor to allow a mix of commercial and 

residential uses. 
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Guiding Principle: Unique and Interesting “Places” and Design 

Goal 3: Bethany will sustain itself for the next generation through the support of community-
led investment and City-led improvements. 

PLACEMAKING AND URBAN DESIGN 

Memorable places are human-scaled and have a 

sense of place — they are attractive, offer a variety 

of things to do and see, are inviting, and encourage 

people to interact in an authentic environment. 

Unmemorable places lack visual interest, are often 

homogenous in use and, in many of today’s auto-

centric communities, isolate people from each 

other.  

There are places in Bethany that are memorable, 

authentic and meant for people, as well as many 

areas that possess unmemorable traits.  

If Bethany wants to attract a target market of 

young professionals, young families and middle 

aged families with active kids, it will need to re-

invest in the community’s overall appearance to 

attract developers that would potentially build the 

desired walkable mixed use development. 

 

Rather than try to improve every inch of the City, 

Bethany should take a more strategic approach, 

investing in targeted improvements that will 

catalyze redevelopment that will eventually help 

finance other improvements throughout the 

community.  

The following section offers some general and 

specific improvement strategies that Bethany 

could take to improve the appearance of its more 

popular public areas in town. These improvement 

strategies, coupled with those presented in 

Chapter 4 for existing housing, will go far in 

improving Bethany’s overall appearance, reshaping 

its regional image and attracting young 

professionals and strong families.  
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DOWNTOWN PARKING LOT  

Existing Conditions 

The City-owned parking lot in Downtown Bethany 

serves many of the area’s commercial tenants, 

specifically those along 39th Expressway. Tucked 

behind these “main street” tenants with alley 

access, the current condition of the parking lot is 

unkempt in appearance. The asphalt is cracking, 

there is little evidence of striping for parking stalls 

and there is no landscaping, street trees or 

sidewalks.  

39th Expressway has diagonal parking in front of 

the “main street” tenants. For many visitors to 

Bethany who choose to stop along the “main 

street” to shop antiques or grab a bite to eat, this 

parking lot is their first impression of Bethany. If 

those spots are full, customers have to go around 

to the back to park. 

Improving one of the first experiences a visitor has 

would help to attract Bethany’s desired target 

market and take a big step forward in changing its 

outward image.  

Key Objectives 

 Transform the City parking lot into a new civic 

plaza to create a more welcoming atmosphere 

for visitors and to catalyze future development 

potential in the Downtown core. 

 

 

Proposed Options 

Bethany has many pressing needs that compete for 

financial assistance. Any improvements that may 

be made on the lot will need to consider the return 

on investment. Below are three scenarios for 

increasing investment at the City parking lot. These 

scenarios include:  

Minimum Improvements  

 Resurface lot 

 Restripe parking stalls 

 Install sidewalks 

Optimum Improvements 

 Plant shade trees 

 Improve alley conditions 

 Activate alley along business edge 

 Consolidate trash receptacles in one area along 

service alley 

 Offers catalytic potential for redevelopment of 

adjacent properties 

Programming Ideas 

 Outdoor concerts 

 Community events 

 Farmers market 

 Food trucks 
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23RD STREET STREETSCAPE 

IMPROVEMENTS  

Designating 23rd Street as a mixed use corridor, 

potentially changing zoning and considering the 

impacts of the density cap, are a good start to 

change, but more could be done to fully transform 

the area. Public investment financed through 

taxes, grants or public/private partnerships will 

need to take place.  

Basic improvements such as installing complete 

sidewalks and street trees can go a long way to 

transform 23rd Street and potentially catalyze new 

development along the corridor. As mentioned in 

the “Recent Accomplishments” section of Chapter 

2, the City has already been awarded grants that 

will help finance the design and installation of new 

sidewalks along 23rd Street.  

Bethany should consider even greater 

improvements with landscaping and street trees to 

ensure the corridor is redeveloped with a more 

aesthetic result. Page 52 contains photo 

simulations of what 23rd Street could look like with 

modest streetscape improvements. 
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MAJOR GATEWAYS - ROUTE 66 STREETSCAPE  

Many cities often utilize gateway improvements at 

thresholds of city borders and at major entries to 

districts and special corridors. Some typical 

applications include monumental signage, improved 

median landscaping and streetscape improvements.  

Bethany is poised to consider the potential for major 

streetscape improvements along 39th Expressway. 

Route 66’s current consideration for a National 

Historic Trail designation with the National Park 

Service (see “Historic” at the beginning of this 

chapter) and the available funds that can potentially 

be accessed through grant applications with State 

and Federal Departments of Transportation help 

position Bethany for streetscape enhancements. 

These improvements could occur in Downtown, 

turning the heart of Bethany into its major gateway 

and a visitor’s positive first impression.  

Potential projects of this scale can best leverage 

funding when presented in a plan. Presented on page 

54 are three-dimensional renderings of what Bethany 

could potentially do to transform their streetscape 

and view to the public along 39th Expressway.  

Key Objective 

 Redesign streetscape and parking along 39th 

Expressway to enhance the sense of arrival, 

improve the pedestrian environment and ease 

parking access. 

 

Major monumental gateways are an expensive option, but can offer a huge impact in helping to give a City an identity 
along big non-descript roadways. 
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Note: This concept is shown with back- in parking. This 
was presented this way because it gives the driver more 
visibility pulling out. The diagonal parking could be done 
either way in this concept.  
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MINOR GATEWAYS 

Bethany’s irregular border shape and northern and 

eastern edges are unclear for regional visitors. In 

the past, Bethany has made many attempts to 

draw attention through various minor gateway 

strategies such as signage, references to notable 

Bethany alumni and painting a blue stripe across 

street pavement to delineate the City boundary for 

drivers passing through town.  

Potential Options 

Reuse Existing Signs. Some of Bethany’s existing 

blue painted and wood carved signage found along 

the median of 39th Expressway are authentic and 

would be very good upgrades for minor gateways 

throughout town. Making these signs the 

community standard for secondary or minor 

gateway signage at locations along Council, 23rd 

Street and Rockwell Avenue would be an 

inexpensive placemaking improvement for 

Bethany.  

Upgrade the Bethany Cemetery. Some existing 

assets such as the Bethany Cemetery are natural 

gateway features. Unfortunately, this northern 

gateway along Rockwell Avenue has been 

susceptible to a rash of petty crime. Minimum 

improvements, such as new wrought iron fencing, 

could help to upgrade the appearance of this 

minor gateway and improve safety for cemetery 

patrons.  

  

Wood-carved signage with popping color offers a distinct 
character and is a good display of quality improvements 
that help create a sense of place. 
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Architectural Character 

The intent of a 
comprehensive plan is to 
provide the community the 
opportunity to express their 
vision for what their city or 
town should evolve into the 
future. This also can include 
an expression of how new 
development should look 
and how it should feel in 
character.  

During the planning 
process, Bethany citizens 
were asked to respond to a 
series of built work that 
represented examples of 
commercial, residential and 
mixed use developments. 
Here are fourteen examples 
of the best character 
images as expressed by the 
public at multiple public 
meetings. 
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Chapter 6: Bethany Sustains

Bethany’s Big Challenge 
The word “sustain” has many meanings. 

Sometimes it is positive –  to strengthen or 

support. Sometimes it is negative – to undergo or 

suffer. In any case, to sustain something, there 

must be action. For Bethany, it is a term of 

survival. To continue on a path of financial, 

population and development growth, Bethany will 

need to be sustainable in three distinct ways – 

socially, environmentally and, most importantly, 

fiscally.  

Socially. Bethany is going through a transition. City 

staff is changing and the representative governing 

body is being asked to make many difficult 

decisions on behalf of many, sometimes conflicting 

community opinions. For Bethany to move 

forward, everyone in the community will need to 

find ways to respectfully reach consensus.  

Environmentally. Every living thing is, to some 

extent, a product of and how they take care of 

their environment. If Bethany wants to thrive into 

the future, it will need to invest in improvements 

that will make the community environment 

healthy, resilient and safe. 

 

Fiscally. This is Bethany’s most pressing issue and 

will require immediate, tangible action in order for 

the City to be sustainable in other ways. The City’s 

primary source of income is sales tax. However, 

the current sales tax in Bethany and revenue 

generated is not adequate to make the 

infrastructure, housing, development and aesthetic 

upgrades Bethany requires to obtain new sources 

of revenue and investment. Funding for City 

amenities and services comes from sales tax, 

property tax and user fees. Bethany must increase 

its revenue so that income is greater than 

expenses.   

A complete explanation of the financial challenges 

Bethany is facing can be reviewed in the existing 

conditions report found in the Appendix of this 

report.  

OBJECTIVES 

 Grow the tax base of both sales and property to 

sustain and improve upon city services and 

infrastructure. This objective takes time and 

requires investment combined with an increase 

in taxes and or fees. 

 Increase taxes: 

1. Increase property tax through G.O. Bond 

measures that are packaged to achieve multiple 

needs (sewer, streetscape, etc.).  

2. Increase sales tax to fortify city services with 

more capacity to serve the community. 

3. Increase water fees to aid improvements for 

any identified high priority needs regarding 

streets, utilities, parks and safety. 
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Public Support 

Throughout the planning process, the community 

consistently suggested that all three sources of 

public funding –  sales tax, property tax (G.O. 

Bonds) and water fees – should be considered to 

help alleviate Bethany’s financial crisis.  

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Actions 

Action Item 47: Increase Sales Tax. Currently, 

Bethany’s current sales tax is 8.5 percent. 4.5 

percent goes to the State and the remaining 4 

percent goes to the City of Bethany. Oklahoma 

County does not collect any sales tax. Cities of 

Oklahoma do not have any limit on the taxation 

rate and the highest city sales tax rate in the State 

is 5 percent. Based on precedent of fellow 

Oklahoma cities, Bethany could increase its local 

city sales tax from 4.0 to 4.5 or even 5 percent.  

Action Item 48: Sell Bonds. Bethany has sold 

bonds in the past including G.O. Bonds in 1994 and 

1995. Property taxes for these bonds were last 

collected through 2003. G.O. bonds are limited to 

10% of their assessed value for 25 years. Utility 

bonds however, which pay for streets, libraries, 

water and sewer facilities, have no percent 

limitation. Oklahoma City’s MAPS program is a 

good transparent approach with a strong success 

rate for raising tax dollars for improvements that 

the tax payer can see. Bethany should consider 

G.O. bonds, utility bonds and a MAPS program 

approach to raise the needed financial support for 

specific community improvements.  

Action Item 49: Raise Water Fees. The current 

water fee in Bethany pays for water, garbage 

services and a portion goes into the City’s General 

Fund. The current fee is $65 dollars a month. The 

water fee in Oklahoma City is closer to $75 a 

month and in some other communities of 

Oklahoma, water fees are around $85 a month. 

Based on precedent of fellow Oklahoma cities, 

Bethany should consider raising the water fee to 

help fund City services and community 

improvements.

The bar graph above is taken directly from Town Hall 
Meeting 1 that occurred on October 6th, 2015. The pie 
chart below represents the total results from survey #2 
distributed on-line and through the Bethany water bill.  
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Chapter 7: Implementation 

The Implementation Matrix 
The following pages provide the implementation 

strategy for the comprehensive plan. The table is 

organized by the distinct elements of the plan 

including: branding and identity; commercial core; 

education and local institutions; residential 

neighborhoods; parks and recreation; circulation and 

mobility; infrastructure; and finances. Each element 

is supported by series of action items that are the 

punch list steps that will help facilitate the 

implementation of the plan. Each action item is 

identified as a policy, program, or project-based 

action and responsible parties, expected timeframes 

and needed financial resources are identified for 

each action. The financial assumptions are relative 

and are only a guide to help with prioritizing tasks. 

Dollar sign amounts are representative (see list 

below). The Implementation Strategy Matrix for the 

Bethany Comprehensive Plan is located on the 

following pages.   

FINANCIAL RESOURCES LEGEND  

 $ = 50K or less  

 $$ = 100K 

 $$$ = 250K 

 $$$$ = 500K or more 

 

 

In general, all policy and code changes and code 

enforcement actions were assumed as actions 

associated with lower costs. Small projects and 

programs, like small gateway features, the parking 

lot or a small marketing or planning document 

would cost a little more at around $100,000 dollars. 

Larger planning and project efforts, along with 

specific programs could cost anywhere from 

$250,000 and up.   
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Bethany, OK - Central Oklahoma’s Hometown  
Strong families, thriving businesses, a vibrant community! 

Guiding 
Principles Implementation Strategy: How do we get it? (Policies/Programs/Projects) 
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Action Item Policy/Program

/Project 
Responsible 

Party 
Timeframe Financial 

Cost 

 AI1: Ensure hard code enforcement on 
single family rentals (“sticks”) for 
neighborhoods built pre-1960. 

Program City Staff On-Going $-$$ 

 AI3: Encourage a volunteer corps made up 
of neighborhood organizations, church 
groups, university-sponsored student 
groups and other community organizations 
to partner with the City for needed housing 
projects 

Program 

City Staff/ 
Neighborhood 

groups/ 
Churches 

On-Going $ 

 AI4: Implement a Small Loan Matching 
Program to help homeowners improve 
their home’s appearance through low dollar 
investments administered through a non-
profit/City partnership such as the 
Neighborhood Housing Services of OKC.  

Program 
Non-Profit 

/City 

Short- 
Term/Mid-
Term/On-

Going 

$$ 

 AI5: Offer encouragement grants 
(“carrots”) up to $25,000 from city for 
highly visible exterior improvements on 
specifically target homes. 

Program City Staff 
Short-
Term/ 

Mid-Term 
$$-$$$ 

 AI5.A: Explore CDBG Block Grants for 
housing improvement funding. Program City Staff 

Short-
Term/ 

Mid-Term 
$-$$ 
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 AI1: Ensure hard code enforcement on 
multifamily rentals (“sticks”) for 
neighborhoods built between 
1960 and 1990. 

Program City Staff On-Going $-$$ 

 AI3: Encourage a volunteer corps made up 
of neighborhood organizations, church 
groups, university-sponsored student 
groups and other community organizations 
to partner with the City for needed housing 
projects 

Program 

City Staff/ 
Neighborhood 

groups/ 
Churches 

On-Going $ 

 AI4: Implement a Small Loan Matching 
Program to help homeowners improve 
their home’s appearance through low dollar 
investments administered through a non-
profit/City partnership such as the 
Neighborhood Housing Services of OKC.  

Program 
Non-Profit 

/City 

Short- 
Term/Mid-
Term/On-

Going 

$$ 

 AI5: Offer encouragement grants 
(“carrots”) up to $25,000 from city for 
highly visible exterior improvements on 
specifically target homes. 

Program City Staff 
Short-
Term/ 

Mid-Term 
$$-$$$ 
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 AI5.A: Explore CDBG Block Grants for 
housing improvement funding. Program City Staff 

Short-
Term/ 

Mid-Term 
$-$$ 
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 AI2: Provide code compliance assistance for 
neighborhoods built between from 1990 to 
the present. 

Program City Staff On-Going $-$$ 

 AI3: Encourage a volunteer corps made up 
of neighborhood organizations, church 
groups, university-sponsored student 
groups and other community organizations 
to partner with the City for needed housing 
projects 

Program 

City Staff/ 
Neighborhood 

groups/ 
Churches 

On-Going $ 

 AI4: Implement a Small Loan Matching 
Program to help homeowners improve their 
home’s appearance through low dollar 
investments administered through a non-
profit/City partnership such as the 
Neighborhood Housing Services of OKC.  

Program 
Non-Profit 

/City 

Short- 
Term/Mid-
Term/On-

Going 

$$ 

 AI5: Offer encouragement grants 
(“carrots”) up to $25,000 from city for 
highly visible exterior improvements on 
specifically target homes. 

Program City Staff 
Short-
Term/ 

Mid-Term 
$$-$$$ 

 AI5.A: Explore CDBG Block Grants for 
housing improvement funding. Program City Staff 

Short-
Term/ 

Mid-Term 
$-$$ 
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 AI6.A: Keep the Charter Density Cap as is. 
Policy City/Council 

Short-
Term 

$ 

 AI6.B: Amend the City Charter. 
Policy City/Council 

Short-
Term 

$ 

 AI6.B1: Increase (or remove) the density 
cap in the charter language. 

Policy City/Council 
Short-
Term 

$ 

 AI6.B2: Exempt existing apartment 
properties from density cap. 

Policy City/Council 
Short-
Term 

$ 

 AI6.B3: Change the Charter language to 
allow other areas to be rezoned to CBD. 

Policy City/Council 
Short-
Term 

$ 
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 AI7: Amend the Zoning Code.  
Policy 

City/Council
/PZB 

Short-
Term 

$ 

 AI8: Utilize PUD Provisions. 

Policy 

City/PZB/ 
Private 

Developers/ 
Council 

Short-
Term/Mid-

Term 
$ 
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 AI9: Complete sidewalks along key 
commercial collector streets (23rd, Council, 
Rockwell, 39th expressway) per priority plan. 

Project City 
Short-Term/ 

Mid-Term 
$$-$$$ 

 AI10: Apply for safe walk to school grants to 
pay for sidewalks and walkways to schools 
from the surrounding neighborhoods. 

Program City Short-Term $ 

 AI11: Install ADA-Compliant two-directional 
crosswalks on every corner where major 
intersections occur.  

Project City 
Short-

Term/Mid-
Term 

$-$$$ 

 AI12: Define and Implement a city-wide bike 
route network.  

Policy City Short-Term $-$$ 

 AI13: Install bike racks, signage, and painted 
bike sharrows along minor community 
collector streets. 

Project City 
Short-Term/ 

Mid-Term 
$-$$ 

 AI14: Consider creating a bike and pedestrian 
trails master plan. 

Project City Mid-Term $$ 

 AI15: Explore bus transit options with 
Embark/OKC. 

Policy/Program 
City/ACOG 
/Embark 

Mid-term $-$$ 

 AI15. A: Apply for grants through 
ACOG/ODOT/ USDOT/USHUD.  

Program 
City/State/F

ederal 
Short Term $-$$ 
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 AI16: Categorize the City Park System into 
different park types to establish official 
purpose, priority, and needs. 

Policy City Short-Term $ 

 AI16.A: Designate Eldon Lyon Park as a City 
Park. accessible to all, that can flexibly 
support a wide variety of unstructured uses. 

Program City On-Going $-$$ 

 AI17: Create a Parks and Recreation 
Department.  

Program City On-Going $$-$$$ 

 AI17.A: Maintain/improve community parks. Project City On-Going $$ 

 AI18: Consider continuing partnering 
opportunities and related tradeoffs with 
local institutions. 

Program City/BPS/PC
S/SNU/SCU 

On-Going $ 

 AI19: Explore possibility of a new park 
location where Bethany neighborhoods are 
underserved.  

Policy City Short-Term $ 

 AI20: Plan for future equipment needs 
through establishment of an annual Capital 
improvements budget. 

Program City On-Going $ 

 AI21: Explore Opportunities for changing 
trash services to include recycling. 

Program City On-Going $$ 

 AI21.A: Increase fee for trash service to 
allow for a more robust recycling service. 

Program City Short-Term $ 

 AI21.B: Promote existing waste 
management services through public 
outreach. 

Program City Short-Term $-$$ 

 AI21.C: Explore contracting out waste 
management services to a private entity. 

Program/Policy City 
Short-Term/ 

Mid-Term 
$-$$$ 



 

BETHANY, OKLAHOMA COMPREHENSIVE PLAN 2030                           CHAPTER 7: IMPLEMENTATION | 63 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In
fr

as
tr

u
ct

u
re

 

 AI22: Continue on-going study of water 
contamination plume. 

Program City On-Going $$-$$$ 

 AI23: Explore alternative water supply.  Program City On-Going $-$$ 

 AI24: Perform a Sanitary Sewer Capacity 
Analysis. 

Project City 
Short-Term/ 

Mid-Term 
$$-$$$ 

 AI25: Continue Current CIP program. Project City On-Going $ 

 AI26: Implement crack sealing and 
maintenance program. 

Project  City On-Going $ 

 AI27: Update ADA Transition Plan and 
develop program. 

Project City 
Short-Term/ 

Mid-Term 
$$ 

 AI28: Rehabilitate or Reconstruct Arterial 
Streets.  

Project City 
Mid-Term/ 
Long-Term 

$$-$$$$ 

 AI28.A: Re-top 23rd street with new asphalt 
and striping. 

Project City Short-Term $-$$ 

 AI29: Resurface aging local streets. 
Project City 

Mid-Term/ 
Long-Term 

$$$-
$$$$ 

 AI30: Implement improvements suggested 
in the East Basin Study. 

Project City 
Mid-Term/ 
Long-Term 

$-$$$ 

 AI31: Replace Undersized Drainage 
Structures. 

Project City 
Mid-Term/ 
Long-Term 

$-$$$ 
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Bethany, OK - Central Oklahoma’s Hometown  
Strong families, thriving businesses, a vibrant community! 

Guiding 
Principles Implementation Strategy: How do we get it? (Policies/Programs/Projects) 
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Action Item Policy/Program/ 
Project 

Responsible 
Party 

Timeframe Financial 
Cost 

 Create new image/marketing plan to 
promote this new vision for Bethany. 

Program 
Public/Private 

Partnership 
Mid-Term $$ 

 Ensure hard code enforcement (“sticks”) on 
commercial properties throughout town. 

Program City Staff On-Going $-$$ 

 Offer encouragement city grants of up to 
$25,000 from for highly visible exterior 
improvements (carrots) for any commercial 
businesses in town. 

Program City Staff 
Short-
Term/ 

Mid-Term 
$$-$$$$ 

 Partner with local business incubation 
enterprises like OKC Works to promote 
opportunities for business to locate in 
distinct districts throughout Bethany. 

Program 
Public/Private 

Partnership 
Short-
Term 

$-$$ 

D
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 AI32: Create a Downtown District - 
Shopping and entertainment mixed use 
district 39th Expressway/Route 66 at 
Downtown for retail, restaurants, services, 
specialty shoppers and residential. 

Policy City 
Short-
Term 

$-$$ 

 AI32.A: Create an area plan for Downtown 
to establish a new image and establish a 
new vision specifically for Downtown 
Bethany. 

Project 
Public/Private 

Partnership 
Mid-Term $$-$$$ 

 AI33: Expand the CBD in Bethany by 
Rezone property around the existing CBD 
zoned parcels to CBD to foster more 
opportunities for mixed use development 
(see strategy map). 

Policy City 
Short-
Term 

$-$$ 

 AI34: Zone additional specific areas of 
Bethany as CBD. 

Policy City/Council 
Short-
Term 

$ 

2
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 AI35: Create the 23rd Street Corridor 
District - Local commercial/cultural mixed 
use district 23rd Street for retail, office, 
services, and residential. 

Policy City 
Short-
Term 

$-$$ 

 AI35.A: Create an area plan for the 23rd 
Street Corridor to establish a new image 
and vision specifically for 23rd Street. 

Project 
Public/Private 

Partnership 
Mid-Term $$-$$$ 

 AI36: Amend current zoning to allow for a 
mix of uses.  

Policy City 
Short-
Term 

$ 

 AI37: Encourage start-up and incubator 
businesses to locate on 23rd Street. 

Program 
Public/Private 

Partnership 
Mid-Term/ 
Long-Term 

$-$$ 

 AI37.A: Recruit minority entrepreneurs to 
invest in property and businesses along 
23rd Street. 

Program 
Public/Private 

Partnership 
Mid-Term/ 
Long-Term 

$-$$ 
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 AI38: Create the Council Road District - 
Professional services mixed use district 
Council for professional offices, other 
commercial and residential. 

Policy City 
Short-
Term 

$-$$ 

 AI38.A: Create an area plan for the Council 
Road Corridor to establish a new image and 
vision specifically for Council Road. 

Project 
Public/Private 

Partnership 
Mid-Term $$-$$$ 

 AI39: Amend current zoning to allow for a 
mix of uses. 

Policy City 
Short-
Term 

$ 

R
o
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w

e
ll 

A
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n
u

e
 

 AI40: Create a Rockwell Corridor District - 
Local Residential/Commercial mixed use 
Corridor Rockwell Avenue between 36th 
Street and 23rd street. 

Policy City 
Short-
Term 

$-$$ 

 AI41: Amend current zoning to allow for a 
mix of uses. 

Policy City 
Short-
Term 

$ 

 AI42: Amend the City Charter to increase 
density cap. 

Policy City 
Short-
Term 

$ 

 AI43: Create the Rockwell light industrial 
mixed use district North Rockwell to 
respect market land use trend in area and 
to serve Wiley Post Airport. 

Policy City 
Short-
Term 

$-$$ 

 AI44: Amend current zoning to allow for a 
mix of uses. 

Policy City 
Short-
Term 

$ 

 AI40/AI43.A: Create an area plan for 
Rockwell Avenue to establish a new image 
and vision specifically for both Rockwell 
Avenue south of 36th Street and Rockwell 
Avenue north of 50th Street. 

Project 
Public/Private 

Partnership 
Mid-Term $$-$$$ 

3
9

th
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n
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e
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n
  AI45: Create a Lake District - 

Regional retail and services mixed use 
district 39th Expressway west of Council for 
big and medium box retail, lake amenities-
based retail, and office and residential. 

Policy City 
Short-
Term 

$-$$ 

 AI45.A: Create an area plan for 39th and 
Council (Lake District) to establish a new 
image and vision specifically for Bethany’s 
western gateway area along route 66. 

Project 
Public/Private 

Partnership 
Mid-Term $$-$$$ 

 AI46: Amend current zoning to allow fora 
mix of uses. 

Policy City 
Short-
Term 

$ 

Fi
n

an
ce

s  AI47: Increase Sales Tax. Policy City Mid-Term  

 AI48: Sell Bonds. Program City Mid-Term  

 AI49: Raise Water Fees. Program City 
Short-
Term  
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Bethany, OK - Central Oklahoma’s Hometown  
Strong families, thriving businesses, a vibrant community! 

Guiding 
Principles Implementation Strategy: How do we get it? (Policies/Programs/Projects) 
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Proposed Options Policy/Program/ 
Project 

Responsible 
Party 

Timeframe Financial 
Cost 

 Establish an intentional land-banking 
initiative to acquire small properties for 
larger development potential in the future. 

Program City Long-Term $$-$$$$ 

 Relocate existing blue signage along Route 
66 to locations designated for secondary 
signage and make this signage standard for 
other secondary gateway locations (see 
(strategy map). 

Project City 
Short-
Term 

$-$$ 

 Work with universities to beautify 
(Landscape/Screen/improve) existing 
campus owned parking lots to improve 
general appearances at campus/ 
neighborhood edges. 

Project 
City/SNU/ 

SWCU 

Short-
Term/Mid- 
Term/On-

Going 

$-$$ 

D
o

w
n

to
w

n
 

 Design and build new primary gateway 
features (monumental signage) along Route 
66 near the eastern edge of town. 

Projects 
Public/Private 

Partnership 

Short-
Term/ 

Mid-Term 
$-$$ 

 Renovate the City parking lot with a new 
civic plaza/pocket park, new asphalt, 
striping, landscaping (shade trees) and 
parallel parking to increase parking capacity, 
and improve general appearance. 

Project City 
Short-
Term 

$$-$$$ 

 Lobby for State and Federal Funds and the 
TAP Program to be spent by ODOT to 
improve the Route 66 Corridor. 

Program City 
Mid-Term/ 
Long-Term 

$$-$$$$ 

2
3

rd
 S

tr
e

e
t 

 Design and build new primary gateway 
features (monumental signage) at 23rd and 
Peniel. 

Projects 
Public/Private 

Partnership 

Short-
Term/ 

Mid-Term 
$-$$ 

 Apply for Federal Transportation Funding 
for future 23rd street improvements. 

Program City Mid-Term $$-$$$ 

 Apply for Transportation Alternative 
Program (TAP) funds to improve 
streetscape, sidewalks and trails. 

Program City 
Short-
Term 

$-$$$ 



 

BETHANY, OKLAHOMA COMPREHENSIVE PLAN 2030                           CHAPTER 7: IMPLEMENTATION | 67 

U
n

iq
u

e
 a

n
d

 In
te

re
st

in
g 

“P
la

ce
s”

 a
n

d
 D

e
si

gn
 

3
9

th
 a

n
d

 

C
o

u
n

ci
l 

In
te

rs
e

ct
io

n
 

R
o

ck
w

e
ll 

A
ve

n
u

e
 

 Design and build new primary gateway 
features (monumental signage) along Route 
66 near the western edge of town. 

Projects 
Public/Private 

Partnership 

Short-
Term/ 

Mid-Term 
$-$$ 

 Design and build new primary gateway 
features (monumental signage) at 23rd and 
Council. 

Projects 
Public/Private 

Partnership 

Short-
Term/ 

Mid-Term 
$-$$ 

C
o

u
n

ci
l R

o
ad

 

 Install secondary gateway features at 63rd 
and Rockwell Avenue. Projects City 

Short-
Term/ 

Mid-Term 
$-$$ 

 Apply for Federal Transportation Matching 
dollars through ACOG/ODOT for future 
Council Road improvements (offset up to 
75-80% of the construction costs). 

Program City Mid-Term $$-$$$ 

R
o

ck
w

e
ll 

A
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n
u

e
 

 Upgrade cemetery with new decorative 
fencing and surveillance equipment. Projects City 

Short-
Term/ 

Mid-Term 
$$-$$$ 

 Install secondary gateway features at 16th 
Street and Rockwell Avenue. Projects City 

Short-
Term/ 

Mid-Term 
$-$$ 

 Apply for Federal Transportation Funding 
for future Rockwell Avenue street 
improvements. 

Program City Mid-Term $$-$$$ 

 Apply for Transportation Alternative 
Program (TAP) funds to improve 
streetscape, sidewalks and trails. 

Program City 
Short-
Term 

$-$$$ 
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Appendix of Supplemental Documents

The following appendix supports the findings and proposed actions presented in the Bethany, 

Oklahoma Comprehensive Plan 2030. This appendix includes the following documents: 

 Existing Zoning Map 

 Ward Map 

 OKC Airport Trust/ Wiley Post Airport Boundary Map 

 Nu-Metrics Traffic Analyzer Study Computer Generated Summary Reports for:  

o 39th Expressway and Rockwell 

o 39th Expressway and Redmond 

o 39th Expressway and Beaver 

o 39th and Council Road 

o 23rd Street and Council Road 

o 23rd and Rockwell Avenue 

 Oklahoma Tax Commission, Business Tax Division – City Sales Tax Collections by NAICS 

for Bethany, Oklahoma Census Tract 5504, Period Ending August 2015 

 Existing Conditions Report 

Comprehensive Plan 2030 

Bethany, Oklahoma  

Final 11/10/15 
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City Finances, Services and  
Public Facilities 
Finances and Services 

All cities and the services they provide are funded primarily through a variety of taxes and 
fees. Such taxes and fees collected can include property tax, sales tax, and services fees 
like water, sewer, waste management, and electricity.   

Property Tax 

In the Oklahoma, property tax primarily is collected to fund County services and the 
maintenance of County facilities. When a city wants to make capital improvements, the 
municipality may vote for a self-imposed general obligation bond (G.O. bond) or a utility bond 
that can be added onto property tax as a percentage of assessed value. Like a municipality, 
school districts can also hold special elections for G.O. bond projects to help pay for their 
own equipment and facility needs.  

For cities, G.O. Bonds fund capital improvement funds that pay for new equipment, 
purchases of land, construction of new public buildings, maintenance and construction of 
water and sewer lines, and surface drainage. They are typically limited to 10% of any 
property’s assessed value and can be imposed up to 25 years. Utility bonds are often used 
to pay for streets, libraries, water and sewer facilities specifically and do not have a percent 
limitation.  

Bethany Oklahoma passed G.O. bonds in 1994 and in 1995, but has not collected any 
property taxes in the form of bonds since 2003.  

Sales Tax 

Sales tax in Oklahoma serves as the primary funding source for a city’s general fund with 
which the City uses to pay for city staff and public safety (fire and police), along with 
improvements and maintenance for parks, streets, utilities. Some sales tax goes to the State 
and Counties can also impose a sales tax. Oklahoma County, however, currently does not.     

As of 2015, Bethany collects an 8.5% sales tax of which 4.5% goes to state government and 
the other 4% is for the City. Comparatively, Bethany’s sales tax income per capita is low in 
reference to many of its surrounding cities (see figure on the next page). 
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Water Fees 

For many cities in Oklahoma, collecting enough sales tax to adequately fund city services is 
often difficult to achieve. Many cities in Oklahoma provide specific user based services such 
as water, sewer, electricity, and waste management services that are paid for through a user 
fee. Often, cities will leverage these services – increase the user fee - to supplement any 
shortfall in the general fund due to a lack of generated sales tax.   

Bethany is no different. Since 1994, Bethany has adjusted its water fee year to year to help 
cover projected costs (see figure below).  

 

 

 

 

 

 

These adjustments have then been transferred into the general fund every year to help 
maintain a stable balance and address increasing expenditures.  
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City Budget Trend 

Since 2008, the revenue stream has kept a steady climb slightly increasing every year. 
However, due to aging infrastructure and increased needs for city services, yearly 
expenditures are increasing at a faster rate. The influx of financial resources form water fees 
has helped to maintain and build the City’s rolling balance, but with expenditures climbing at 
a faster rate than revenue, at some point the City balance will begin to drop (see figure 
below).  

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
As a general fund balance drops, a city’s funding source for city services drops and therefore 
certain services will cease to be provided. At some point the continuing limitation of services 
will drop low enough to cross a quality of life threshold that is unacceptable by the citizens of 
a community.  
 
In Bethany’s case, the trend of financial sustainability is downward and the City is heading 
towards the threshold of provided services that will be the difference between a positive 
quality of life and a negative quality of life (see figure on the next page).  
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In 1994, Bethany utilized water fees to help sustain that quality of life. Unfortunately, with 
aging infrastructure, decreasing values in housing stock, a lack of adequate sales tax, 
Bethany is still on that trend to crossing that threshold and increasing water fees again will 
not be enough. For more information on current sales tax trends please refer to the Retail 
Analysis chapter.  

 

Public Facilities 

The City of Bethany owns land within its City limits to provide services for the City’s 
residents. A majority of the acreage owned by the City is designated as parkland. Bethany 
provides 14 Parks for citizens’ recreation needs and the beautification of the city. The City 
also owns land where educational institutions have built sports fields. Educational institutions 
in Bethany also provide age-appropriate recreational facilities for their students, including 
open grass areas, playgrounds sports fields and gymnasiums. There is also a YMCA in 
Bethany which provides a gymnasium and an indoor pool. These institutions help fill the 
recreational needs of Bethany residents. 

The City also uses land for City government offices, emergency services, and other City 
services.  
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Institutional Recreation Facilities 

The City of Bethany has allowed Bethany High School and Southern Nazarene University to 
build stadiums on City-owned land. On land not owned by the City two universities have 
athletic fields and gymnasiums. Despite the large amount of land devoted to these recreation 
amenities, they are not included in level-of-service calculations (as defined in X.2), because 
they are not owned or managed as parks by the City. A majority of the City’s teenagers 
attend Putnam City West High School, which is building a new stadium. Despite not being 
City parkland, these various amenities help meet the recreation needs of Bethany citizens. 
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Other City Facilities 

Bethany-owned land extends beyond just parkland. Most of the remaining parcels owned by 
the City of Bethany are used for civic government and City services. 

 

Inventory 

The remaining City-owned parcels include: 

 Bethany City Hall 

 Bethany Police/Courts Building 

 Bethany City Library 

 Bethany Fire Station 

 Bethany Cemetery 

 A downtown parking lot 

 An empty building on 23rd Street which was once a hospital 

Evaluation 

Most of Bethany’s civic center buildings are older buildings. Both the Police/Courts building 
and City Hall are good, functional buildings, considering their age. The Fire Station was 
recently refurbished and is both useful and brand-new in appearance. Bethany library is 
small, old, and functional, but the City is currently considering a bond issue to upgrade it. 
Bethany Cemetery is well maintained. The City-owned parking lot in downtown is basically 
just paved land. The old hospital building will be refurbished (complete with new roof) before 
new tenants move in. Part of the building will be used as a mental health facility. 
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Parks 

Bethany’s park acreage is sufficient for the City’s population. Park acreage, divided by 
population, measures park level-of-service. Bethany’s level-of-service is greater than most 
cities in the Oklahoma City region. However, level-of-service is not a measure of use, 
amenities or quality.   

  

Inventory 

Bethany has 14 designated parks. All 14 of these parks provide open grass areas and 12 
provide at least rudimentary playgrounds. The other two parks surround the civic buildings. In 
addition to playground equipment, Bethany’s park system provides the following amenities to 
residents: 

 Picnic shelters 

 Picnic tables 

 Tennis courts 

 Basketball hoops 

 Softball diamonds 

 Soccer fields 

 Walking paths 

 An outdoor swimming pool (in Ripper Park) 

Evaluation 

Most of Bethany’s parks fall into two categories: large parks and neighborhood parks. 
Bethany has four large parks. These parks have picnic shelters, restrooms, playgrounds, and 
other amenities. Generally, the large parks are well-landscaped, have average playground 
facilities, and are well-maintained. On the other hand, the neighborhood parks have only 
basic landscaping and substandard playgrounds, but they are also well- maintained. Some of 
the neighborhood parks are connected to areas which are left to nature, usually with a 
walking path. 

Bethany’s parks are, at best, average city parks. While some parks are great places to walk 
to, no park inspires people to come from outside Bethany unless they are hosting an event, 
such as youth sports events or the July 4th event in Eldon Lyon Park. 
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Preliminary Strategies 

Finances 

Financially, Bethany could be in trouble. There is not enough sales tax generated to pay for 
all the city services that are expected by the community, and any strategies for “trimming the 
fat” - downsizing City staff, limiting expenditures to the barest of necessities, leveraging water 
fees to maintain a steady budget – have all been put into practice.  

Bethany will need to find new ways to generate funds for needed improvements in 
appearance, and community services to catalyze any interest from potential developers to 
build in Bethany, and retail business to open new doors in Bethany. 

Some potential options to be considered by the community may include: 

 Increasing Sales Tax 

 Raising Property Tax (G.O. Bond) 

 Raising Water Fees 

City Facilities 

Public facilities are one of the few ways a city can directly affect land use and land values. 
The City of Bethany can implement strategies to direct investment right now and into the 
future. Currently, Bethany is considering a bond issue to upgrade, refurbish, or replace the 
existing library. * As the bond issue is not yet voted on, Bethany Library has many 
opportunities for transformative change. Some changes could include:   

 Re-locating into the Central Business District. The library could use an existing 
historical building in downtown, providing another stable, permanent feature in a 
renovated historical structure. The library could also use downtown land to create a 
mixed-use building (civic space in the library with residential units above). The 
resulting mixed-use building could exemplify the architectural design and Density 
Bethany would prefer in the Downtown. 

 Refurbishing in current location. The library building is 
an older building with functional architecture. Renovating or 
refurbishing the existing library building will add an 
interesting, state-of-the-art presence to the civic center 
area. 

 Adding a Café. Whether the library stays in its current 
location or moves to a new location, a possible addition to 
the library is a café. Visitors to the library enjoy the 
opportunity to pick up a coffee or a pastry and read or work 
on the library grounds. 

* A General Obligation Bond was passed in April, 2016 with a 75% vote in favor to build a new library.
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Bethany owns land downtown which is currently being used as a parking lot for downtown 
businesses. The parking lot is merely paved land which could lend itself to improvements, such as: 

 Adding landscaping features.  

 Allowing new use (via sale or lease). 

 Directional signage. Create, enlarge, or enhance signs on the 39th Expressway to direct 
traffic to this parking lot, especially if parking is removed or reduced along the road. 

 Allowing business to use alleyway. Allow outdoor seating, goods display, or patio in alley 
and use the city-owned parking lot to redirect ally traffic. 

Parks 

Strategies can come at many levels of implementation, some are ‘quick wins’: easy to change and 
with potential to get visible results quickly; some are incremental changes can be started right away, 
but their effects will not be visible as quickly; and some are future changes can have a big effect, but 
may not be viable to implement immediately.  

Parks are not necessarily the highest priority for Bethany but through time the following could be 
considered in a hierarchical approach. 

Quick Wins: 

 Team with existing institutions to connect residents and visitors to parks and other 
recreation amenities.  As one of the most visible investments the community can make, 
parks have a large impact on quality of life. The value of this investment is increased when 
people get beyond just looking at the parks and actually get engaged in recreation activities. 
Universities, hospitals, or large companies have a vested interest in sustaining the quality of 
life in Bethany and have the ability to reach many residents and employees through joint 
efforts, marketing and major community events.  

 Add new activities to existing parks. Creating small games and events at parks is a great 
way to bring people together, build a constituency around a park (or parks). Simple additions 
(ping-pong, bocce, movies or concerts) can reinvigorate nearly any park.  

 Encourage and support public involvement in park and recreation issues and planning 
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Incremental: 

 Focus on a system of parks that serves the range of local and visitor needs. Developing 
a more detailed, system-wide plan for Bethany’s parks will help build excitement for a shared 
vision of what parks and recreation can provide. A plan can also define the different roles that 
individual park sites play within the system.  

 Upgrade existing equipment and amenities. Key equipment in Bethany’s parks, particularly 
playground equipment, is frequently only very basic and aging. Upgrading equipment, fixtures 
and systems as they reach the end of their useful life can increase the use and attractiveness 
of City park 

 Design accessible parks. Design facilities and programs for all ages and abilities. 

 Consider long-term maintenance, operations and management needs when 
implementing new projects and programs. 

 Team with neighborhoods to help re-invent smaller parks. Create or use Neighborhood 
Associations in upgrading smaller parks. Invite neighbors to help suggest park uses, host local 
programs, help with landscaping design, and help with landscaping improvements.  

 Provide a comprehensive network of trails and pathways to improve community 
walkability, connectivity and park access. 

Future: 

 Diversify park uses. Not every park has to follow the same format. Creating a unique identify 
for each of the City’s parks allows the system as a whole to serve far more interests and keep 
users engaged in the system. A parks master plan can help guide the right improvements to 
the right parks. 

 Showcase natural, cultural and historic resources within the park system.  

 Design for flexible use. Indoor and outdoor facilities designed with multiple uses in mind can 
serve different populations effectively. Possible flexible use designs include multi-use fields, a 
detention pond as an amphitheater, a gymnasium as a dance hall or reception space, or 
plazas as farmer’s market spaces. 

 Create parks with regional draw. Large parks have potential to bring in people from all over 
the Oklahoma City area. Regional draws can increase community pride, park usage, and 
sales tax dollars for Bethany (as people drawn to the park stop to eat or shop on the way to or 
from their park visit). A regional draw is created by creating a park with a unique amenity, such 
as areas for underserved sports or a destination playground. Teaming efforts may allow parks 
to become a regional destination at a fraction of the cost (to the City) of typical upgrades. 
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Retail Analysis 
Sales Tax and Current Conditions 

Sales tax serves as the primary funding source for cities in Oklahoma. These taxes are deposited into 
the general fund used to pay for city staff and public safety (fire and police) salaries, along with 
improvements and maintenance for parks, streets, utilities. As of 2015, Bethany collects a 4% sales 
tax for City services that generates approximately $4 million in revenue annually. Unfortunately, the 
city typically needs $6 million in the general fund every year to pay for all the City’s expenses. To 
maintain these costs, increased water fees have been used to make up for the shortfall.  

Where do the current sales tax dollars come from? 42 percent comes from retail sales and another 20 
percent comes from the sale of utilities. Another 13 percent comes from Food and Lodging. The 
remaining 25 percent comes from a variety of industries including wholesale, information, 
manufacturing, and other services and categories. Within retail, 12 percent comes from grocery 
stores, 11 percent comes from restaurants, and another 12 percent comes from hardware and 
building materials, convenience, and lodging. The remaining 65% comes from other retail categories.  

Another issue is the money spent elsewhere rather than in Bethany. In retail that is referred to as 
leakage. When looking at city-wide leakage statistics for Bethany, there is about $32 million dollars 
spent elsewhere outside the city limit for home goods, drug store purchases, sit-down restaurants, 
fast food eateries alone.  

If Bethany wanted to replace the $2 million it draws from the water bill with sales tax dollars, there 
would need to be about a $60 million increase in sales annually within the City limits. Current leakage 
statistics wouldn’t even cover for the shortfall.   

To generate $60 million in annual sales revenue, Bethany would need enough retail to move in to 
town that could fill about 250-300 thousand square feet. This is equivalent to a regional shopping 
center, two to three regional big box stores, 6-8 medium big box stores, or as 30-40 small retail 
tenants.  

Bottom line, Bethany needs to pull more sales tax from outside – becoming an attraction, and from 
within – keeping more money local. Refer to the City Finances, Services, and Public Facilities chapter 
for more information regarding taxes and financing for Bethany. 
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Competitive Advantages 

All is not lost, however with retail in Bethany. In fact, there are a number of competitive advantages 
which it can tap, including:  
 

 the 39th Expressway, with average daily traffic (ADT) of 17K to 18K  

 the presence of two universities, which aggregate to roughly 3,000 students (ultimately 
growing to 4,500) 

 a relatively healthy Main Street, with its critical mass of antique dealers  

 the energy of the immigrant population to the south   
 
 

Opportunities 

Large-Format Retailers 

According to the City Economic Development Director, Bethany is still in the running for a well-
known membership warehouse club that is currently expanding across the region.  Another possibility 
for a major sales-tax generator would be an outdoor outfitter that does not yet have a presence in the 
OKC metro and could be intrigued by the proximity to Lake Overholser, or a furniture retailer.  These 
last two kinds of tenants would need, however, to have a track record of opening in locations with 
limited relevant co-tenancy. 
  

And with all three, there is the issue of highway access and visibility.  The Kilpatrick Turnpike is a 
good three miles and a five-minute drive away, and there are available parcels much closer to the 
interchange on the Yukon side, like, for instance, the “Yukon Crossing” development and the 41 acres 
still available there next to the Wal-Mart Neighborhood Market -- which might be prohibited from 
signing a membership warehouse club (owing to an exclusive with Wal-Mart) but which would be far 
more competitive for, say, an outdoor outfitter.  Furthermore, at least the first two of the above three 
would require significant assistance from the City of Bethany, which may not be forthcoming due to 
political opposition.  And with the warehouse club, the matter of alcohol sales looms large.   

Grocery 

The City Economic Development Director also pointed to the possibility of luring a new premium 
grocery concept that has been introduced by an existing OKC supermarket chain.  At first blush, this 
would not seem to be a match for Bethany’s middle-income demographic.  However, the format offers 
a blend of upscale and mainstream items, and appears to be positioned as more of a customizable 
concept geared towards the specifics of the local demand.   

This could be a game-changer for Bethany, not just in terms of the potential for sales-tax revenue but 
also given the other sorts of tenancies that would want to open in the grocer's shadow.  It would, 
however, necessitate public assistance — a site-specific TIF, at the very least — and furthermore, I 
do not know what the resignation of the City Economic Development Director would mean to this 
project or others across the city — he did seem closely involved in this one.   
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Other Near-Term Opportunities 

Other near-term opportunities for Bethany include the following:   
 
Indoor trampoline parks have proliferated across the U.S. in recent years.  In these spaces, children 
(and the young-at-heart) can bounce and flip from one trampoline to another, jump into pits filled with 
foam blocks and play trampoline-based versions of basketball and dodge ball.  They tend to range in 
size from 25K to 35K square feet and require at least 17-foot-high ceilings.  New ones have opened in 
the OKC metro, with two in Edmond (Elevation, SkyZone), one in Moore (Elevation) and another, 
Cosmic Jump, soon to open at a still-undisclosed location.  While the category is too young to have 
established standards for the minimum population needed to support yet another such offering, none 
of the existing three are sited on the west side. 
 
Fitness club, like, for example, a no-frills, low-priced, “judgement free" concept targeting “average 
people” who do not belong in gyms already and never have. A typical floor-plate would be 20K square 
feet.   

 
Large-format drug store.  Bethany currently leaks sales of roughly $9 million in this category, and all 
of the closest ones sit on the market’s eastern periphery (Walgreens at 23rd and Rockwell; CVS and 
Walgreens at 39th and MacArthur), suggesting that another might be possible along the Council Road 
corridor, perhaps in a redeveloped DeVille Shopping Center, which would also be proximate to the 
redeveloped medical center to the east.  The prototype would be roughly 13K square feet, in a 
freestanding location at (or, at most, one lot removed from) a signalized intersection.   
 
Food and beverage offerings, including more quick-service dining as well as additional family/buffet-
style restaurants and perhaps a sports bar.  While traffic counts along 39th Expressway are slightly 
lower than what most fast-food franchises look for, the popularity of eateries like Stray Dog Cafe, 
Jim’s Diner (which recently expanded to a second location, in Warr Acres) and Boomarang Diner 
suggests that the dine-out market is still not fully tapped.   
 
Student-oriented businesses, including college bookstores, coffeehouses as well as quick-service 
dining (above).  For example, SNU’s existing “The University Store”, in Webster Commons, appears 
severely space-constrained, and might be relocated to a publicly-accessible location and refashioned 
as a more modern “hybrid” format that also offers general publications.  And while SNU’s library 
contains a cafe in its lobby area, the 3,000 students in Bethany should be capable of supporting a full-
fledged, stand-alone coffeehouse, complete with sandwiches and light food, board games, even 
karaoke in the evenings.   
 
Synergistic “Main Street” concepts which complement the existing cluster of antique dealers, 
boutiques and eateries (that cater primarily to a mid-market, 45 to 75-year-old consumer) while also 
serving to expand the overall draw (to also encompass students, for example).  Examples might 
include, for instance, a soda fountain/retro-pop shop, a thrift/vintage clothier and additional 
eateries.  While these sorts of businesses might not in and of themselves generate large amounts of 
sales-tax revenue, the emergence of a “destination Main Street” would help to reinforce a sense of 
identity for Bethany as well as raise its profile regionally and beyond.    
 
Latino entrepreneurs.  While this one might elicit some skepticism, the reality is that large influxes of 
Latino immigrants — like what OKC metro has experienced in the last quarter-century — often drive 
the revitalization of older, long-struggling commercial corridors, and indeed some of this can be seen 
along 23rd Street today, particularly to the east towards Meridian Avenue, and along MacArthur 



Bethany Comprehensive Plan 2030  Existing Conditions Report 

 

  

Existing Conditions  
Final - 11/10/2015 

35 

Boulevard south of 39th. To some extent it will happen on its own, as long as public officials and 
others recognize the value of these strivers, and do not make life difficult for them or inadvertently 
scare them away.   

Comparison Goods 

The City Manager has also expressed an interest in so-called "comparison goods”, like clothing and 
shoes.  However, the sales leakage data does not indicate much opportunity there, and such retailers 
generally prefer to cluster in close proximity to each other — in regional malls, big-box centers and 
outlet malls — which leaves Bethany at a real disadvantage vis-a-vis existing shopping destinations 
like Reno Ave/I-40 corridor, NW Expressway, Penn Square Mall, etc.  The City Manager asked about 
Payless ShoeSource in particular, but most of its existing locations in the OKC metro conform to this 
pattern.   
 
Bethany’s best chance for comparison goods would be to attract a major anchor store that offers 
those lines of merchandise or that such retailers would want to be near (e.g. membership warehouse 
club, premium grocer, etc.).  Absent that, local shoppers will most likely have to content themselves 
with the selection of “family clothing" basics typically found in discount variety stores like Family 
Dollar.   
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Development Sites 

In terms of specific development sites and opportunity areas that appear to be in play and would 
appeal to the kinds of retailers outlined above, a list of top priorities and site planning considerations 
are listed below and relate directly to the “Potential Areas of Opportunity” section discussed in the 
Land Use and Zoning Analysis chapter of this existing conditions report.    

Top Priorities 

 New, SNU-led, mixed-use development (between the Sawyer Center and Redmond Avenue 
or, ideally, on the south side of the 39th Expressway adjacent to the existing Main Street), to 
include, on the ground floor, a relocated and expanded “The University Store”, a coffeehouse 
(for studying, board games, karaoke, etc.) as well as quick-service food offerings 

 

 New, SWCU-led, mixed-use development (on the south side of the 39th Expressway, 
between Glade Avenue and Davis Avenue), to include, also, the university bookstore, a 
coffeehouse as well as quick-service food offerings 

 

 Main Street Bethany (on the south side of 39th Expressway adjacent to the existing Main 
Street), with expanded inventory for synergistic concepts (e.g. thrift / vintage clothing, soda 
fountain/retro-pop shop, additional eateries, etc.) and/or for student-oriented businesses 

 

 Opportunities for premium grocer or membership warehouse club 
 

 Lakeside property, for family/buffet-style restaurant and/or sports bar  
 

 DeVille shopping center (at the NE corner of 23rd Street and Council Road), for large-format 
drug store and quick-service food offerings 

Site Planning Considerations 

In terms of site planning considerations, 10% of Bethany’s households do not have a car and so the 
effort to add sidewalks to certain streets makes sense, as does a continued pedestrian orientation in 
the Main Street area.  Elsewhere, however, in such an automobile-dominated culture where foot 
traffic is almost nonexistent, new retail development should still be designed first and foremost for the 
motorist, with building and storefront setbacks, clearly visible off-street parking, etc.   
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Land Use and Zoning Analysis  
The purpose of this report is to analyze existing land uses and development patterns in Bethany, 
identify areas of potential opportunity, and evaluate the City’s existing Land Use Section of the 
Municipal Code.  

Existing Land Use and Development Patterns 

Residential land use is the predominant land use pattern in Bethany covering 61 percent of the City’s 

land area.  The largest percentage of residential land is single-family homes; only a small portion 

(three percent of all land area) is multi-family residential.  Public/Institutional Uses occupy the second 

largest land area, with over 300 acres (10 percent).  Public/Institutional uses include public primary 

schools, Sothern Nazarene University, Southwestern Christian University, and Children’s Center 

Hospital. Local commercial and office uses represent only seven percent of the total land area 

Existing Land Use Distribution 

Land Use Acres Percent 

Single Family 1,927.2 
58% 

Multi-Family 98.8 3% 

Commercial/Mixed Use 188.5 6% 

Office 41.5 1% 

Public/Institutional 317.8 10% 

Industrial 80.2 2% 

Parks/Open Space 298.3 9% 

Transportation 172.8 5% 

Unknown/Underutilized 
210.3 6% 
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Between January 1, 2005 and August 13, 2015, a total of 2,592 building permits were issued by the City of 

Bethany. The vast majority of these permits were for minor building projects, valued at less than $10,000. 

A total of 55 new residential units and 37 new commercial buildings were initiated during this nearly 10-

year period (valued at over $8.5 million and $32 million, respectively. In addition, commercial remodels 

and additions represented another 109 permits, valued at nearly $23 million. Commercial construction 

and additions/remodels also include public/institutional uses.  

Potential Areas of Opportunity 

UNDERUTILIZED PROPERTY 

The Existing Land Use Map above graphically represents the location of different existing uses throughout 

the city. Areas identified with grey are indicated as “unknown/underutilized”. These are anticipated areas 

of change, according to the Association of Central Oklahoma Governments (ACOG). The ACOG identified 

these areas for potential future residential (54.7 acres), commercial (89.2 acres), industrial (60.4 acres), 

and public/institutional uses (6.0 acres). 

There is some overlap between the areas ACOG identified as unknown/underutilized and upcoming 

projects, as indicated in the Development Opportunities map below. The Sears Home Center recently 

completed on NW 39th Expressway indicates the interest and viability for new commercial projects. Also, 

along Council Road, a new Dollar General and a new 7-11 store are proposed. Current proposed large-

scale projects are generally associated with public/institutional uses such as the Children’s Center and 

Southwest Christian University.  

In addition to these areas of opportunity, significant opportunity may be found within the City’s Central 

Business District (see the Zoning Map below). The Central Business District (CBD) encompasses 

Downtown Bethany, located on Historic Route 66. The downtown is quaint and walkable, and provides 

great character and proximity to uses and activities. Currently there is a mix of restaurants, antique 

stores, some professional services, and a few specialty stores. Buildings range from single to two story 

with single as the primary building height.  
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MANAGING AND TARGETING DENSITY 

The City’s charter limits residential development to 12 units per acre, except for university student 

housing and any dwelling units located within the Central Business Zoning District. As such, any 

opportunities for new mixed-use development or higher density multi-family development would be 

concentrated in the CBD.  

Due to the current charter’s density stipulation, locating the CBD zone elsewhere in Bethany would 

circumnavigate the intention of the 12 du/acre limitation. If Bethany desires to intensify other areas of 

town outside the CBD with more walkable, mixed-use development - along 23rd Street and at its 

intersections at Rockwell and Council, it may need to consider amending the city charter to a higher 

density limit.  

Another approach for achieving greater intensified development, while respecting the City Charter could 

come through Transfer Development Rights. Bethany could assess their housing full potential capacity at 

12 du/acre for all zoned property that permits residential use and use that as a ceiling cap for residential 

units in the city.  

Any zoned property with “un-built units” (units above the existing dwelling units occurring on built-out 

land that are allowed by entitlement could have those rights of additional units “transferred” to potential 

targeted development sites/property. This would allow for focused higher intensity development and 

would also respect the city charter of 12 du/acre. To manage development intensity, the potential 

development could be capped at a desired higher density or building height, for instance targeted 

developments could be allowed to build up to 35 du/acre and/or 3.4 to 4 stories. 
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Many of the properties identified above in the Development Opportunities map, currently have other 

more limiting zoning standards for commercial or residential development. Below are massing diagrams 

depicting the development limits for the commercial zones involved.   



Bethany Comprehensive Plan 2030  Existing Conditions Report 

 

  

Existing Conditions  
Final - 11/10/2015 

45 

Land and Usage Code: Zoning Chapter 

The Bethany Land Usage Code (Title XV) includes all building and zoning requirements for the City, as 

follows:  

 Chapter 150: Building Regulations 
 Chapter 151: Drilling Regulations 
 Chapter 152: Mobile Homes; travel Trailers 
 Chapter 153: Sign Regulations 
 Chapter 154: Subdivisions 
 Chapter 155: Site Plans 
 Chapter 156: Flood Damage Prevention 
 Chapter 157: Airport Height Regulations 
 Chapter 158: Public Improvements 
 Chapter 159: Zoning 
 Chapter 160: Portable Temporary Storage Units 

Title XV was revised in 1973 to reflect a change with setbacks. Old parcels had 25 width lots with varying 

depths. Modern home sizes were too big for old lots so setbacks were adjusted to allow for larger 

modern home sizes. In 2002, the Land Use Code was re-codified.  

This report focuses summarizing major issues within the Zoning Chapter (Chapter 159) and the 

Subdivisions Chapter (Chapter 154).  

CLARITY 

One of the most important features of an effective zoning code is clarity—clarity for property owners, 

developers, city staff and decision makers, and the public. Clearly written codes, with consistent language 

throughout, help to streamline the development process for all parties involved and provide the 

necessary transparency to the public to bring about supportable projects. In this way, a clear and concise 

Zoning Chapter can function as an economic development tool for the City. 

The existing Zoning Chapter of the City of Bethany is divided into six sections, and followed by four 

appendices, as follows: 

 General Provisions 
 District Regulations 
 General Regulations 
 Administration and Enforcement 
 Planning and Zoning Commission 
 Board of Adjustment 
 Appendices: (Lot Standards, Sight Triangles, Yard Standards, and Permitted Uses) 
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Bethany’s Zoning Chapter is fairly short, which benefits both users and enforcers of the code since there 

are limited opportunities for inconsistencies to creep into the code as revisions are made over the years. 

In addition, brevity may be seen as an advantage to developers and property owners in that it is more 

accessible to the lay person.  

Inconsistencies 

 

As with all codes (even short ones), some inconsistencies will emerge as periodic updates and 

amendments are made. These inconsistencies are the first priority to address to ensure clarity for users. 

Based on a preliminary review, the following should be addressed:  

 

 In Appendix D, nearly all items are filled in with “none” if no standard applies; however, minimum 
front and side yard requirements for CBD are left blank, as are the minimum required lot area 
residential and lot depth for C-H. For consistency, these should indicate “none” if there is no 
minimum required. 
 

 The title for Section 159.058 indicates Comprehensive Plan Review; however the content 
associated with this Section discusses applications for appeals, special exceptions, and variances. 
The title for the section should be revised, and if additional parameters are necessary to outline 
for Comprehensive Plan Review, these should be added. 

 There are inconsistencies between zones listed in Section 159.005 and the Zoning Map, including 
certain zones not listed and certain zones with different names.   

1. According to Section 159.023 of the Zoning Chapter, properties zoned I-R and I-L should 
have been reclassified to I-L and I-H, respectively. The Zoning Map should be updated to 
reflect the new names of these zones.  

2. According to Section 159.022, all properties zoned C-N or C-S as of 1985 could continue to 
be governed by the standards associated with those zones; however no new property was 
to be rezoned as such. While there are no standards listed in the Zoning Chapter for C-N 
or C-S, these zones remain on the City’s Zoning Map. The City should consider eliminating 
these previous zones, or provide the necessary standards to regulate the zones. 
 

 There are certain inconsistencies between the Subdivisions Chapter and the Zoning Chapter. For 
example, lot design standards exist in both chapters. The standards should be removed from the 
Subdivision Chapter and replaced with a simple reference to the Zoning Chapter.  
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Organization and Ease of Use 

 

Modern code updates often focus on a complete reorganization of the Code to facilitate a hierarchical 

structure of organization and additional graphics and tables to provide clarity. Alternatively, cities often 

opt for less expensive updates that focus on certain development and use standard changes and minor 

reorganization.  

 

A primary focus of a streamlined reorganization would pertain to allowable uses in the City. Currently, the 

“use table” in Appendix D serves two of the primary purposes of the Zoning Chapter: establishing primary 

development standards for each zone, and listing allowable uses by zone. These two separate functions 

could be divided into two distinct tables to facilitate readability and clarity, with appropriate table titles 

and headings for each.  

 

To augment the Use table, Appendix D should also house all use-based standards; thus, Section 159.044 

(Special Permit Uses) should be relocated and reconfigured into a table and combined with permitted 

uses, and any other discussions on uses that are scattered throughout the Chapter. In this way, a property 

owner/developer can identify all permitted and conditionally permitted uses associated with the zone of 

their property. The City should also reevaluate the existing list of uses to ensure that the uses are up-to-

date and reflect the uses the City wishes to see in the City.  

 

Other minor modifications could include moving Section 155.06 (under Chapter 155: Site Plans), which 

discusses façade requirements, into the Zoning Chapter.  

The City could also add process flow charts with timelines describing the development process. Graphic 

illustrations of approval processes will help applicants understand the steps required to secure 

development approvals. These can be established for illustrative purposes only (the text would govern), but 

would be helpful to include in the ordinance and/or application packets. 



Bethany Comprehensive Plan 2030  Existing Conditions Report 

 

  

Existing Conditions  
Final - 11/10/2015 

48 

Definitions  

 

A comprehensive definitions section is critical to provide clarity, and all definitions should be consolidated 

in one section. For example, definitions currently listed in Section 159.044 (Special Permit Uses) should be 

moved to the Definitions Section (159.002).  

 

Critically, the definition section should be expanded to include a definition for all permitted uses. In 

addition, potential new definitions should focus on words where there is some discretion. Some examples 

to add include:  

 Abut 
 Addition 
 Adjacent 
 Alley 
 Alteration 
 Appeal 
 Board (Board of Adjustments) 
 Council (City Council) 
 Commission (Planning Commission) 
 Comprehensive Plan 
 Easement 
 Deck 
 Porch 
 Public Street 
 Zoning Map 
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There is significant overlap between definitions in the Subdivisions Chapter and the Zoning Chapter. 
These definitions should be rectified so that where definitions overlap, the definitions are the same. 
 

City of Bethany Development Standards (Existing) 

District 

Minimum Lot Area Minimum Lots Minimum Yards Maximum 

Lot 

Coverage 

Maximum 

Height Per Lot 
Per Dwelling 

Unit 
Width Depth Front Sides Rear 

A 5 acres 5 acres  100 feet  125 feet  50 feet 
Interior:  25 feet 

Streets:  50 feet 
50 feet   20% 

35 feet or 2½ 

stories 

R-1 

6,000 

square 

feet 

6,000 square 

feet 

60 feet; 70 

feet on 

corner lots 

100 feet 25 feet 

Interior:  10 feet on at least one side, 5 

feet on the other 

Streets:  15 feet back to back 

Corner lots:  25 feet on other lots 

20 feet   NA 
35 feet or 1½ 

stories 

R-2 

9,000 

square 

feet 

4,500 square 

feet 

60 feet; 70 

feet on 

corner lots 

100 feet 25 feet 

Interior:  10 feet on at least one side, 5 

feet on the other side 

Streets:  15 feet on back to back 

Corner lots: 25 feet on other corner 

lots 

20 feet   30% 
35 feet or 2½ 

stories 

R-M 

10,000 

square 

feet 

3,630 square 

feet; 1,500 

square feet of 

usable open 

space on the 

parcel per 

dwelling unit 

 70 feet  100 feet  25 feet 25 feet 25 feet   30% 
35 feet or 2½ 

stories 

MHP Regulations set forth in Chapter 152 of this code of ordinances 

C-O 

7,500 

square 

feet 

75 feet at the 

front of the 

property line 

None None 
25 

feet 

Interior:  25 feet abutting a 

residential district, ten feet on all 

others 

Streets:  25 feet 

30 

feet 
35% 35 feet 

C-R None None None None 
*25 

feet 

Interior:  none 

*Streets:  25 feet 

*25 

feet 
35% 90 feet 

C-G None None None None 
25 

feet 

Interior:  none 

Streets:  25 feet 

*20 

feet 
35% *90 feet 

C-H 

15,000 

square 

feet 
 

100 feet 

fronting 

N.W. 

39th 

Express 

 
25 

feet 

Interior:  25 feet, abutting a 

residential district, 10 feet for all 

others 

*20 

feet 
30% *90 feet 
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IMPLEMENT THE COMPREHENSIVE PLAN 

A central function of zoning is to bring the Comprehensive Plan’s goals and objectives to fruition. Upon 

completion of a Draft Land Use Plan for the Comprehensive Plan, all existing zones should be evaluated to 

ensure consistency with any new or revised Comprehensive Plan land use designations. Some zones may 

be recommended for deletion, merger with others and/or additions, in consultation with City staff.  

 

The purpose statement of each zoning district, as well as the general purpose of Planning and Zoning 

Commission and Board of Adjustment should be revisited to ensure that these are all consistent with new 

Comprehensive Plan policy. For example, Section 159.072 (Planning and Zoning Commission: Powers and 

Duties) places significant emphasis on lessening congestion in the streets and undue congestion of 

population, in addition to ensuring adequate safety and public health, but does not mention other 

concerns that may evolve from the Comprehensive Plan update, such as local quality of life and economic 

development. 

 

Development Standards 

 

In response to the Comprehensive Plan update certain provisions for each zone may need to be 

rewritten, particularly zone-driven development standards currently found in Appendix D, to best 

accommodate anticipated infill development. The CDB zone district, in particular, should be evaluated to 

ensure adequate uses are permitted and encouraged within the district to facilitate the downtown 

envisioned by the Comprehensive Plan. For mixed use development, standards should allow shared 

parking as appropriate, and the City should revisit parking standards for commercial uses, to remove 

impediments to new development. 

 

Streamline Zoning Procedures 

 

In addition to the above revisions to provide clarity and consistency with the new Comprehensive Plan, 

significant economic development benefit can result from clearly outlined administrative procedures. In 

CBD None None None None   
15 

feet 
None 90 feet 

I-L None None None None 
25 

feet 

*Interior:  none 

*Street:  25 feet 

15 

feet 
None 

35 feet or 

2½ stories 

I-H None None None None 
25 

feet 
*Interior:  none 

15 

feet 
None 

35 feet or 

2½ stories 

E-1 None None None None 
25 

feet 

*Interior:  15 feet 

*Street:  25 feet 

15 

feet 
None None 

NOTE TO TABLE: * - Except as in § 159.025 



Bethany Comprehensive Plan 2030  Existing Conditions Report 

 

  

Existing Conditions  
Final - 11/10/2015 

51 

addition, new streamlined procedures could be considered to expand administrative flexibility to 

overcome the limitations of infill development. Adjustments may be needed to provide the flexibility 

required to remodel, redevelop or reuse existing infill sites that are more constrained.  

 

The zoning ordinance could establish a new process whereby staff could grant minor exceptions, or 

administrative adjustments, to facilitate infill development in the CBD (e.g., expanding authority to 

modify setbacks, lot sizes, and other provisions). This would be similar to the City’s minor variance 

procedure, but would not be required to meet such strict standards. Note that specific, narrowly defined 

criteria for applicability and approval are essential for staff exceptions to be valid and to ensure that staff 

is not pressured to make the exception the norm. 

 

In addition, the City could consider implementing a process to approve “minor special uses,” which are 

those uses that the City wishes to have more discretion over, to implement conditions of approval, but 

which are generally not considered nuisance uses. The minor special use permit process could be 

approved at the staff level with notice to surrounding property owners, thereby reducing review times for 

applicants and saving costs.  

 

The City’s nonconforming requirements are fairly rigid, albeit standard. However, some cities allow 

expansion of a nonconforming use and/or building to encourage existing businesses to stay, provided 

they can meet certain provisions. This is often accomplished by requiring conformity with all health, 

safety, and welfare standards, but for example, allowing parking to be met off-site. This is ultimately a 

policy question for Bethany about balancing business-friendliness with the desire to phase out 

nonconforming uses and structures.  
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Transportation 
Introduction 

The City of Bethany’s transportation network adequately serves cars. Other forms of transportation, 
including walking, are underserved.  

Streets 

Bethany has a historic street grid around downtown. The rest of the City has a suburban street 
character. Local streets form a curvilinear grid with collector streets connecting neighborhoods and 
arterials connecting collectors. Collector streets are located every mile on section lines. The only 
arterial running through Bethany is the 39th Expressway running east and west. The usage of streets 
in Bethany is mostly under-capacity and congestion is rare.  

Other Transportation 

While ACOG designates bike routes through the City, bike lanes and dedicated bike paths are absent 
throughout the City.  The ACOG-designated bike routes are not even shown by signs or pavement 
markings.  

While downtown Bethany has sidewalks, a majority of the rest of the City does not. Local residential 
streets and collectors alike are missing significant segments, preventing people from using the 
sidewalks that do exist. 

Mass transit opportunities in Bethany are limited. EMBARK, the Oklahoma City bus system, has 
routes running along 23rd and 63rd Streets, but does not have routes running through the City. Bus. 
Other transportation options do exist in the City, but only for mobility-limited individuals. There is a 
free (?) taxi service provided to seniors and “meal group” bus also for seniors. 

The following Circulation map depicts the existing roadway, sidewalk network, bike network, and 
transit network serving Bethany, Oklahoma.  
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Potential Strategies 

As a great majority of the City lacks sidewalks, prioritizing sidewalk improvements is a must. Priorities 
should include filling missing links in areas with existing sidewalks and making new connections to 
amenities, such as schools and public parks. 

As ACOG has designated some streets in Bethany as bike routes, repainting the streets to include 
bike sharrows or bike lanes could be an easy way to encourage alternative methods of transportation. 
Using the ACOG data as a base, the City could expand bike routes to fill in missing links in the bike 
network or connect cyclists to important destinations, such as Lake Overholser. 

Recent ODOT grants were awarded to Bethany for street improvements. The grant can be put forth 
for pedestrian and bicycle facility improvements. This grant should help alleviate some of the lack of 
sidewalks in town and could be used for purchasing/manufacturing signage and paint (bike sharrows) 
for to help communicate bike connections through town.  

While EMBARK does not currently have bus routes running through Bethany, future expansion of bus 
service could include the City as the greater OKC area grows. Bethany should open a dialogue with 
EMBARK to provide input on new lines or the expansion of existing lines to help offer greater 
connectivity to the commercial corridor of 23rd Street; a north south connection along one of the north 
south arterials of Rockwell, College, and/or Council; and connections to downtown and the two 
universities along 39th Expressway.  
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Infrastructure  
Introduction 

The City of Bethany, Oklahoma is located in Oklahoma County and covers approximately 5.2 square 
miles. The city’s public works department is responsible for the maintenance of the city’s 
infrastructure, including public streets and paving, storm drainage, water supply and distribution 
facilities, and sanitary sewer collection facilities.  New construction of infrastructure is often installed 
by developers, and then accepted as a public improvement by the City. Other utilities such as gas, 
power, and telecommunications are provided by private entities. 

The city’s infrastructure is in generally good condition with a few exceptions.  The entire system is 
capable of meeting or exceeding current level of service demands.  However, future development and 
regulations may require modifications to the infrastructure.  The following paragraphs discuss the 
specific systems in more depth along with key issues and opportunities. 

Streets and Paving 

The City of Bethany maintains approximately 186 lane miles of street paving.  Portions of some of the 
streets around the boundary of the city are maintained jointly with adjacent municipalities.  The main 
arterial streets are in relatively good condition.  Local residential streets are aging and in need of 
rehabilitation, but are sufficient to meet current demand at the time being.  
 
N.W. 23rd Street and Rockwell Ave. both show isolated signs of base failure that will need to be 
addressed.  The city has already begun preparing for the rehabilitation of these two streets. 
 
Finally, there is a distinct lack of ADA accessible pedestrian routes throughout the city.  The city does 
not currently have an ADA transition plan in place to formally address this issue. 

Storm Drainage 

The storm drainage system consists primarily of surface drainage with approximately 20 miles of 
improved storm sewers and the rest being collected in unpaved ditches, creeks and channels.  The 
city has experienced some ponding and excess runoff associated with heavy rainfalls; however this 
has been primarily isolated to the east drainage basin.  It should be noted that no threat to structures 
has been observed and that all ponding has been contained to streets and yards. 
 
The city has commissioned many East Bethany studies including 1953, 1965, 1977 and 1993. All the 
studies propose solutions to the runoff issue in the east basin and provided detailed design 
recommendations for various storm water improvements.  To date none of the structures proposed in 
the 1993 study to alleviate the issues have been constructed.  In addition, many of the existing storm 
drainage improvements were constructed prior to existing design standards being adopted.  This may 
result in existing sewers being undersized based on current industry practice. 

Sanitary Sewer 

The City of Bethany’s sanitary sewer system serves the entire community.  Very few, if any areas 
exist that do not have existing sewer service.  Line sizes vary primarily from 4 inches to 24 inches. 
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The only 4” is a force main and all gravity lines are 8” or greater. There is one short segment with a 
36” pipe along Peniel at 36th Street. The original system was constructed over many years and 
therefore is made up of multiple different pipe materials.   
 
In 1991 the city performed a study to address inflow and infiltration and other issues within the 
system.  As a result the city implemented a capital improvement plan to replace old and outdated 
sewer lines with new modern materials as well as rehabilitate and update the city’s nine existing lift 
stations.  Currently all old concrete pipe has been replaced and seven of the lift stations have been 
upgraded with projects currently programmed to rehabilitate the remaining two. 
 
The city is not currently under any consent orders from the Oklahoma Department of Environmental 
Quality.  There have been multiple one-time unpermitted discharges (stoppages, etc. that have been 
immediately cleared). Only one unauthorized discharge associated with a heavy rain event has been 
repetitive.  A solution to the problem has been proposed and a project to correct the issues will go 
before the council for approval soon.  There have been no recent reports of capacity problems within 
the system.   

Water Supply 

The City of Bethany’s water supply and distribution system consists of, 26 wells, 6.8 miles of raw 
water lines, a water treatment facility updated in 2005, and approximately 80 miles of distribution 
lines, 3 million gallons of ground storage and 1.5 million gallons of elevated storage.  
 
The current system routinely supplies water at pressures exceeding 50 psi even on heavy use days.  
The newly reconstructed treatment facility is capable of producing up to 8.4 MGD of clean water with 
a peak demand of only 4 MGD.  Based on this the distribution system is believed to have ample 
capacity to serve the city’s residents well for years to come.   
 
The only water issue the city is facing is with its supply of groundwater.  The city’s water supply has 
been threatened by a contamination plume near the wells causing the city to preemptively shut down 
many of their supply wells to avoid introducing the pollutants into the water system.  Because of this 
the remaining wells can only supply a little over 2 MGD; therefore the city has had to rely on their 
emergency connection to Oklahoma City’s water system to supply the remainder of the demand 
during peak periods of use.  The city is currently working to determine the exact cause of the 
contamination plume so that they can prepare a course of action to address the issue. 
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Potential Strategies 

The following are suggested strategies to address the various infrastructure system challenges 
mentioned previously: 
 

 Streets and Paving: 

1. Continue implementation of crack sealing and maintenance program to slow 
degradation of existing pavement. 

2. Prepare an ADA transition plan to address lack of pedestrian access. 

3. Consider more aggressive repair with rehabilitation or reconstruction of streets 
showing signs of base failure. 

4. Resurface aging local and collector streets as funds are available to prevent further 
deterioration. 
 

 Storm Drainage: 

1. Implement improvements suggested in East Basin Study (1993) to alleviate localized 
ponding. 

2. Check existing structures to ensure proper sizing based on current industry 
standards and replace undersized structures.   

 

 Sanitary Sewer: 

1. Perform detailed capacity analysis for any new developments to determine if line 
sizes are adequate for given uses and location. 

2. Continue existing Capital Improvements Program to rehabilitate existing lines for I&I 
mitigation. 
   

 Water Supply: 

1. Continue on-going study of contamination plume to determine source and 
appropriate mitigation measures. 

2. Continue on-going investigations for alternate water supply options for future 
emergencies. 
 

 General: 

1. Consider developing a GIS mapping system to keep all infrastructure system records 
and data up to date and easily accessible. 

 




