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June 19, 2020 
 
The Honorable Mike Hunter 
Oklahoma Attorney General 
313 NE 21st Street 
Oklahoma City, OK 73105 
 
Sir,  
 
Although we recognize the inevitability of progress and the need for taxpayer dollars during 
these trying times we are witnessing a pattern of events occurring in our city and community 
that causes us to question the ethics, proper procedures, and motivations of how the City of 
Sapulpa are expanding their tax base. 
 
We are concerned about a neighboring development that appears to be moving forward at a 
rapid pace and after much research there is a pattern of obscured and questionable financial 
and real estate decisions that do not make sense for the citizens of our community. 
 
In question, is a 65-acre tract purchased ($300,000) for a sports complex later deemed unfit for 
that purpose only after its purchase. A resident discussed the possibility of purchasing it at an 
amount slightly exceeding the original purchase price but was turned down. Years later the 
property was sold for $650,000 to an embattled developer who has mismanaged other 
properties in the community to a poor state. Despite a seemingly $350,000 profit, the city 
promised the developer a $2,000,000 city funded sewer extension that was paid for with 
borrowed money. In addition, the City of Sapulpa has designated the minimum number of 
homes to be built. The project is now over 200 homes and duplexes. 
 
The pathway to this development is littered with a lack of communication to the impacted 
property owners nearby, a lack of transparency, and a resistance to disclose details to the 
interested parties. We are asking your office to review and investigate the transactions and 
procedures or lack thereof on this project. 
 
In the following pages we have laid out a trail of transactions and the supporting documents we 
could obtain through public records. 
 
Once again, we recognize the inevitability of growth, but it would be unfortunate to give up the 
beauty of rural settings in such a compromising way. It would be much easier to embrace 
progress if we felt we had been properly engaged by the City of Sapulpa. 

 
 
 
 
 
 



 

2 
 

Chronological Order of Events 
 

August 8, 1991 
 
The land in question was purchased by Thomas L. Hughes from the Moore Estate. Attached is 
the deed. 
 
Appendix A – Deed Transferring Property from Moore Estate to Thomas L. Hughes 
 
 

July 1, 2005 
 
The land was sold by Thomas L. Hughes to the City of Sapulpa. Attached is the Warranty Deed. 
 
Appendix B – Warranty Deed from Thomas L. Hughes to the City of Sapulpa 
 

September 5, 2017 
 
The City Commissioners held a closed-door executive session to discuss the purchase and sale 
of the property. 
 
No minutes of the meeting can be found. 
 
Appendix C – Notice of Executive Session to Discuss the Sale of the Property 
 

May 15,2018 
 
The City of Sapulpa received approval for a loan from the Oklahoma Water Resources Board 
(OWRB) for $7,850,000 of which $3,043,900 was designated for the Frankoma Road Sewer 
Extension. (Please note that just under $2,000,000 was used). 
 

June 18,2018 
 
City of Sapulpa entered not an agreement with Tetra Tech to provide consulting, design, and 
Project Management services to the City of Sapulpa for the Frankoma Road Sewer Extension. 
 
The cost to the City of Sapulpa was $468,500. 
 
Appendix D – Notice to Discuss the Tetra Tech Contract 
Appendix E – Contract Between the City of Sapulpa and Tetra Tech 
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December 3, 2018 
 
The Sapulpa City Commissioners had discussions sand possible action regarding Contract for the 
Purchase and Sale of Real Estate with Guardian Capital LLC for 65 acres m/l located at the 
Northwest corner of 81st street and Frankoma Road in the amount of $650,000.00. 
 

March 2, 2020 
 
 City of Sapulpa entered a contract with Cherokee Pride Construction to build the Frankoma 
Sewer Extension. 
 
The cost to the city was $1,448,261 
 
Appendix F – Notice of Discussion to Award the Sewer Extension Contract 
Appendix G – Contrtact Between the City of Sapulpa and Cherokee Pride Construction 
 

January 22, 2019 
 
The City of Sapulpa entered a contract with Guardian Capital LLC to purchase the land from the 
City of Sapulpa with the following stipulations (Note: the are just a few major stipulations, 
please look at the entire contract): 

• Purchaser agrees to develop properly and construct a minimum of 125single family 
homes. 

• Seller agrees to participate and support Purchaser in obtaining all approvals necessary 
for re-zoning of the subject Properly for residential development. 

• Seller agrees to execute and secure a city bond agreement or any other such source of 
funding necessary to complete said sewer line. 

 
Appendix H – Notice of Discussion to Sell the Property to Guardian Capital LLC 
Appendix I – Contract for Sale Between the City of Sapulpa and Guardian Capital LLC 
 

May 6, 2019 
The sale of the property closed. 

 
Appendix J - Consider acknowledging the Purchase, Sale, and Closing of Real Estate transaction 
with DGB-81, LLC 
Appendix K – Warranty Deed from the City of Sapulpa to DGB-81, LLC 
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Points we would like the Oklahoma Attorney General to consider: 
 
1. The land in question was purchased by the City of Sapulpa from Thomas L Hughes on 

July 1, 2005.  
a. On June 4, 2020, the Sapulpa City Attorney verbally acknowledged that the City of 

Sapulpa paid Mr. Hughes $300,000 for the property. We cannot find any public 
documentation to verify. 

b. We were told that the land was purchased for a sports complex but that after 
further review, the land was not suitable for that purpose and that another location 
was found. Why would the City of Sapulpa purchase the property for a particular 
purpose without first determining if the plot of ground would be suitable? 

 
2. On September 5, 2019, the city commissioners held a closed-door executive session to 

discuss the purchase and sale of the property. No minutes of the meeting can be 
located. We would like to know what was discussed at that meeting and if the choice of 
a developer was discussed along with any recommendations or stipulations. 
 

3. The City of Sapulpa signed a contract with Guardian Capital for the sale of the property, 
but the Warranty Deed was made out to DGB-81, LLC. Why was there a change in the 
purchaser? 
 

4. Were there any ex parte communications or deals made between the City of Sapulpa 
and the Developer? 

 
5. The City of Sapulpa placed the citizens in debt to the amount of $1,916,761 (from the 

OWRB loan) to place a new sewer line for the developer.  
a. Is it the responsibility of the Sapulpa City Taxpayer to pay for a dedicated sewer line 

for a building developer? 
b. Did the OWRB know that the funding for the sewer extension would be used to 

serve property that was sold by the city to a private developer. Per the contract 
between the City of Sapulpa (Seller) and Guardian Capital or DGB-81 (Buyer), the 
City of Sapulpa will furnish and fund the sewer extension as a condition of sale. 

 
6. Is it legal for a city municipality to be in the land development business utilizing taxpayer 

money? 
a. Please read the entire contract. The stipulations made by the City of Sapulpa 

(“seller”) look as if they are dictating how to develop that site. 
b. Is it legal or even moral for the City of Sapulpa officials to in essence “gamble” with 

taxpayer money? No one knows if any homes would be sold. But I do not believe it is 
the responsibility of the city to be in the business of partnering with developers to 
sell homes. 
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7.   I know of two times the land could have been sold to individuals without any 
stipulations or city paid sewer line construction. 
 
We must wonder why the City of Sapulpa officials did not take the opportunity to sell 
the property for at least what was originally paid to liquidate the property with no 
additional expense to the Sapulpa City taxpayer. 
 
This alone must give one thought about whether there are under the table deals 
between the City of Sapulpa and the developer or is this just a case of pure fiscal 
malfeasance? 
 

8. In addition to an investigation into these activities, we would like to request a financial 
audit of the City of Sapulpa. 
 
We would appreciate your office looking into this matter. 

 
Conclusion 

 
We, the citizens of the City of Sapulpa and Creek County Oklahoma request an investigation by 
the Attorney General’s office into the above-mentioned transactions. We believe that an 
investigation will bring to light the truth and provide actual transparency into how the purchase 
and sale of the above described property was accomplished by City of Sapulpa officials. 
 
In addition, we believe that involvement by the Oklahoma Attorney General could very possibly 
require the empanelment of a Grand Jury to investigate the actual finances and specific uses of 
the taxpayer money by the City of Sapulpa elected and appointed officials. 
 
Sincerely, 
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Appendix A – Deed Transferring Property from Moore Estate to Thomas L. Hughes 
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Appendix B – Warranty Deed from Thomas L. Hughes to the City of Sapulpa 
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Appendix C – Notice of Executive Session to Discuss the Sale of the Property 
 

 

Meeting Date: 09/05/2017   

Submitted By: Anna Jo Fife, City Manager Assistant   

Department: City Manager   

Presented By: 
 

 

 

SUBJECT: 
Consider entering into Executive Session to discuss the following: 

 
     1.  Discuss the purchase and sale of approximately 65 acres of vacant land 

           located at the Northwest (NW) corner of the intersection of 81st Street 
           South and Frankhoma Road; and 

BACKGROUND: 

RECOMENDATION: 
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Appendix D – Notice to Discuss the Tetra Tech Contract 
 
 

Meeting Date: 06/18/2018   

Submitted For: Rick Rumsey Submitted By: Amy Hoehner, Legal Assistant 

Department: Assistant City Manager   

Presented By: Rick Rumsey 
 

 

SUBJECT: 
Discussion and possible action regarding Professional Services Agreement for 

Engineering Services with Tetra Tech for the Frankoma Road Sanitary Sewer 
Extension Project in the amount of $468,500.00. 

BACKGROUND: 
This agreement with Tetra Tech is for the engineering services needed for the 

Frankoma Road sewer extension project. This project consists of a new gravity sewer, 
lift station with backup generator, and force main needed to provide sanitary sewer 

service to the proposed development located near East 81st Street and 
Frankoma Road.  The scope of services includes design, development, project 

management, and all inspections as needed. For additional information regarding this 

item, please refer to the attachment. 

RECOMMENDATION: 

Staff recommends Trustees approve Agreement and authorize Chairman to execute 
same. 

 

Fiscal Impact 
Amount: $468,500.00 

To be paid from: OWRB Loan Proceeds 
Account number: 49-4203 
 

Attachments 
Agreement - Tetra Tech 
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Appendix E – Contract Between the City of Sapulpa and Tetra Tech 
 
 

 
 
 

Appendix F – Notice of Discussion to Award the Sewer Extension Contract 

 

  
 Page 1 of 1 Professional Services Agreement 

 

Tetra Tech, Inc. 
Professional Services Agreement for Engineering Services 

 
 
This Agreement is made and becomes effective this 12th day of June, 2018, between Sapulpa Municipal 
Authority (Client) and Tetra Tech, Inc. (Consultant), a Delaware corporation. 
 
Client hereby retains Consultant to perform engineering services in connection with a Project described as 
Frankoma Road Sanitary Sewer Extension and as further described in Attachment A. Consultant agrees to 
perform the services in consideration of the compensation described in Attachment A and in accordance with the 
terms described in the attached Standard Terms and Conditions.   
 
This Agreement consists of this document together with Attachment A - Project Requirements and the attached 
Standard Terms and Conditions. This Agreement between the Client and Consultant supersedes all prior written 
and oral understandings. This Agreement may only be amended, supplemented, modified, or cancelled by a duly 
executed written instrument. Signature by facsimile or e-mail shall be deemed original. 
 
In executing this Agreement, the undersigned also acknowledge their authority to bind the parties to all terms and 
conditions.   
 
In witness whereof, the parties hereto have made and executed this Agreement as of the day and year first written. 
 
 

Sapulpa Municipal Authority Tetra Tech, Inc. 
P.O. Box 1130 7645 East 63rd Street, Suite 301 
Sapulpa, Oklahoma 74067 Tulsa, Oklahoma 74133 
 918.249.3909 

 
 

By   By  

 Client's Authorized Signature   Consultant's Authorized Signature 
     
 Reg Green   Felix R. Belanger, P.E. 

 Printed Name   Vice President 
 Trust Chairman    

 Title    
     
     
     
     
 Attest:    
     
     

 
mwt\G:\Administrative\Contracts\Client Contracts\Client Work Order Contracts\Sapulpa Municipal Authority\A-200-11386-18002.docx 
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Municipal Authority Regular 

 

 

Return to the Search Page  

  Administration   7.A.        

Meeting Date: 03/02/2020   

Submitted For: Steve Hardt Submitted By: Mikaila Stepp, Administrative Assistant 

Department: Public Works   

Presented By: Steve Hardt 
 

 

SUBJECT: 

Discussion and possible action regarding award of bid to Cherokee Pride 

Construction, Inc., in the amount of $1,488,261.00 for the construction of the 

Frankoma Road Sanitary Sewer Improvements, project number ORF-18-0020-CW, 

and authorize the chairman to execute all contract documents related thereto. This 

amount includes the base bid of $1,383,261.00 and the Add Alternate No.1 of 

$65,000. Four (4) bids were recieved ranging from the award amount to 

$2,500,653.00. 

BACKGROUND: 

Bids were recently received and reviewed by Tetra Tech Engineering for 

necessary  improvements for the Frankoma Road Sanitary Sewer improvements 

project. A total of four (4) bids were received and Cherokee Pride Construction, Inc. 

was determined to be the lowest responsible bidder in the amount of $1,448,261.00. 

For further information, please see attachments. 

RECOMMENDATION: 

Staff and Tetra Tech recommend awarding bid as stated to Cherokee Pride 

Construction, Inc., in the amount of $1,488,261.00. 

 

Fiscal Impact 

Amount: $1,448,261.00 

To be paid from: Sewer Extension and Development Fund 

Account number: 49-526-405B 
 

Attachments 

Tetra Tech Bid Recommendation  

Notice of Award Agreement 

Bid Details and Tabulations 
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Appendix G – Contract Between the City of Sapulpa and Cherokee Pride Construction 
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Appendix H – Notice of Discussion to Sell the Property to Guardian Capital LLC 
 
 

Meeting Date: 01/22/2019   

Submitted For: Rick Rumsey Submitted By: Amy Hoehner, Legal Assistant 

Department: Assistant City Manager   

Presented By: David Widdoes 
 

 

SUBJECT: 
Discussion and possible action regarding Contract for the Purchase and Sale of Real 

Estate with Guardian Capital LLC for 65 acres m/l located at the Northwest corner of 
81st street and Frankhoma Road in the amount of $650,000.00. 

BACKGROUND: 
The City is selling the referenced tract for $650,000.00 to the Buyer for the 

development of a new subdivision with a minimum of 125 homes.  After all 
contingencies are met, closing is to occur by March 31, 2019. 

RECOMMENDATION: 
Staff recommends Council approve Contract and authorize the Mayor to execute 

same. 

Attachments 
Contract 

Exhibit 
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Appendix I – Contract for Sale Between the City of Sapulpa and Guardian Capital LLC 
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Appendix J - Consider acknowledging the Purchase, Sale, and Closing of Real Estate 
transaction with DGB-81, LLC 

 
 
 

 

Meeting Date: 05/06/2019   

Submitted For: David Widdoes Submitted By: Amy Hoehner, Legal Assistant 

Department: Legal   

Presented By: David Widdoes 
 

 

SUBJECT: 

Consider acknowledging the Purchase, Sale, and Closing of Real Estate transaction 

with DGB-81, LLC for 65 acres m/l at the Northwest corner of 81st street and 

Frankoma Road in the amount of $650,000.00, and ratifying all documents executed 

at said closing. 

BACKGROUND: 

On April 30, 2019, the City closed the sale of the referenced tract for $650,000.00 to 

the Buyer for the development of a new residential subdivision. 

RECOMMENDATION: 

Staff recommends that the Mayor and City Councilors ratify and acknowledge the 

closing of the referenced transaction. 

Attachments 

General Warranty Deed  

Closing Statement 
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Appendix K – Warranty Deed from the City of Sapulpa to DGB-81, LLC 
 
 

 


