AGENDA-REGULAR MEETING
GODDARD CITY COUNCIL
118 NORTH MAIN
GODDARD, KANSAS
OCTOBER 1, 2018, 7:00 P.M.
A)
B)
C)
D)
E)

CALL TO ORDER
PLEDGE OF ALLEGIANCE AND INVOCATION
APPROVAL OF THE AGENDA
CITIZEN COMMENTS
APPOINTMENTS, PROCLAMATIONS, RECOGNITIONS, & NOMINATIONS
1. City Council Appointment: Sarah Posley Leland (Replacing Enrique Ramirez)
2. Elect Council President

F)

CONSENT AGENDA:
Items on the Consent Agenda are considered by staff to be routine business items. Approval of
the items may be made by a single motion, seconded, and a majority vote with no separate
discussion of any item listed. Should a member of the Governing Body desire to discuss any
item, the item will be removed from the Consent Agenda and considered separately.

1. Approval of Minutes
a. Regular Meeting – September 17, 2018
b. Special Meeting – September 19, 2018
2. Accounts Payable
a. September 21, 2018 for $142,010.47
G)

OLD BUSINESS
1. Consider a Fourth Amendment to the Goddard STAR Bond Development
Agreement between the City of Goddard & Goddard Destination Development
2. Consider a Management Agreement for the Goddard Farmer’s Market

H)

NEW BUSINESS
1. Consider Resolution amending the Master Fee Schedule
2. Ordinance Suspending Alcohol Prohibition at the Public Library for Wine &
Color Fundraiser
3. Identify Date for 2019 Governing Body Work Session

I)
J)
K)
L)

CITY ADMINISTRATOR’S REPORT
GOVERNING BODY COMMENTS
EXECUTIVE SESSION
ADJOURNMENT

Next Assigned Numbers for:
Charter Ordinance No 14
Ordinance No. 817
Resolution 18-12

NOTICE: SUBJECT TO REVISIONS
It is possible that sometime between 6:30 and 7:00 pm immediately prior to this meeting, during breaks, and directly after the
meeting, a majority of the Governing Body may be present in the council chambers or lobby of City Hall. No one is excluded from
these areas during those times.

Agenda Item E.1
City of Goddard
City Council Meeting
October 1, 2018
TO:
SUBJECT:
INITIATED BY:
PREPARED BY:
AGENDA:

Mayor and City Council
Appointment to City Council
Mayor
Assistant to the City Administrator
New Business

Background: Due to the resignation of Council-member Ramirez, at the September 17th
regular City Council meeting, there is a vacant seat on the Council. The Governing Body
consists of a Mayor and 5 Council-members. The Council’s powers consist of levying taxes,
entering the City into contractual agreements, amending the municipal code, and all other
powers exercised by cities of the second class.
Analysis: The Goddard Municipal Code dictates that the Mayor shall appoint, with the
consent of the City Council, replacements for City Council vacancies. Chapter 1
Administration Article 2. Governing Body states:
1-208.Vacancies in governing body; how filled:
(a) In the event of a vacancy, the Mayor shall, with the consent of the remaining council
members, appoint a suitable elector of the City of Goddard to fill said vacancy for the
remainder to the term to which the council member he or she replaces, was elected.
Mayor Blubaugh would like to appoint Sarah Leland to fill the vacant seat on the City
Council. A Goddard resident of over 16 years, Sarah has experience serving as the President
of the parent and school organization at Holy Spirit Catholic School for 2 years where she
helped to secure the funding for projectors for all classrooms as well as a keycard security
system for the school. She has been employed with Aetna as a Technical Claim
Specialist/Coordination of Benefits Specialist since 2007. She holds a master’s Degree in
Business Administration from Newman University.
Financial: None
Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Approve the Mayor’s
appointment of Sarah Leland to fill the vacant City Council seat. (VOICE)
Attachments: Exhibit A: Letter of Interest in the Position (1 page); Exhibit B: Sarah Leland
Resume (1 page)

Exhibits A and B

Sarah Leland

2203 Saint Andrew St, Goddard, KS 67052
September 20, 2018

Jamey Blubaugh, Mayor

Brooke Brandenburg, Councilperson
Larry Zimmerman, Councilperson
Brent Traylor, Councilperson
Joe Torske, Councilperson

I have recently become aware of a vacancy on the council. I would like to be considered for this
position. I feel that I bring many assets to the table as a member of the Goddard community. I
have lived in Goddard for over 16 years. I have a sophomore at Eisenhower High School and a
3rd grader at Explorer Elementary. I received a Masters in Business Administration from
Newman University in 2003. I was the vice-president and then the president of the parent and
school organization at Holy Spirit Catholic School for 2 years. During my time with the
organization I helped to secure the funding for projectors for all classrooms as well as a keycard
security system for the school. I feel that all of these things will help me to provide valuable
input to the many great things that the council is doing to make Goddard an even better place to
live.
Sincerely,
Sarah Leland

Sarah Leland
2203 St. Andrews
Goddard, KS 67052
(316) 644-6588

Summary:
Professional Coordination of Benefits Specialists dedicated to accurate resolutions of secondary and
tertiary claims. Resourceful specialist, that created a process to identify claims that should be covered
under auto, workers’ compensation, or liability carriers, saving millions for current company. Utilizes
problem solving skills to ensure customer satisfaction and create customer loyalty. Excellent communication
and interpersonal skills, ability to quickly build rapport with people of all backgrounds. Intrinsically motivated,
dependable, resourceful, detail-oriented, organized and efficient. Strong follow-through skills. Easily acquires
new skills and recommends solutions to create a more streamlined work process.

Work Experience:

Aetna
Wichita, KS
Technical Claim Specialist/Coordination of Benefits Specialist
Oct 2007-Present
• Expert in identifying the correct order of all benefits.
• Process claims for all lines within the organization including: PPO, HMO, Point of Service,
Medicare, Medicaid, and Medicare Supplement plans.
• Medicare liaison for recoupments and the new Federal mandated reporting.
• Developed new methodologies for all team members to easily identify the correct order of
benefits.
• Established Training and Educational programs for multiple departments.
• Recent recipient of the Spot of Bonus for going above all required duties to ensure smooth
coordination of claims.
• Research claims to detect any incorrectly processed claims.

FiServ Health-Kansas
Claims Analyst/Refund Coordinator
• Answered all Customer related calls.
• Processed Claims for PBA.
• Refund Coordinator for all overpayments.
• Helped improve Auto Adjudication processes.
• Tasked to help create a more user-friendly web site.

Wichita, KS
Feb 2003-Oct 2007

Education:

Newman University
Masters Business Administration

2003

Wichita State University
Bachelor of Arts-Psychology
Minor-Business Administration

2000
References Available Upon Request

Agenda Item E.2
City of Goddard
City Council Meeting
October 10, 2018
TO:
SUBJECT:
INITIATED BY:
PREPARED BY:
AGENDA:

Mayor and City Council
Appoint Council President
City Administrator
Assistant to the City Administrator
New Business

Background:
The City Council shall elect from its membership a President of the Council. With former
Council-member Ramirez’s resignation, the Council must elect a new Council President to fill
the vacancies.
Analysis:
Seen in Seen in Chapter 1 Administration Article 2. Governing Body
1-206. President of the council.
The council shall elect from its membership a president of the council. The president of the
council shall preside in the absence of the Mayor. If a vacancy occurs in the office of the
Mayor by death, resignation, removal from the city, removal from office, refusal to qualify, or
otherwise, the president of the council shall become Mayor until the next regular city election
and the vacancy created in the office of the council member becoming Mayor shall be filled
by the governing body of the city. Thereupon the council shall elect from its membership a
new president of the council.
Financial: None
Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Elect a new Council
President
Attachments: None

CONSENT AGENDA HIGHLIGHTS
F.1
Approval of Minutes
September 17, 2018, Regular Meeting Minutes
F.2a
Review of Accounts Payable
A. September 21, 2018 for $142,010.47
• Blue Cross Blue Shield: Employee Medical/Dental Premiums $63,139.78
• Renn and Company: City Insurance Installment $24,805.00
• Card Services: August 2018 Purchases Crossette, Johnson, Laymon,
Circle, Herron, Lancaster, Lawn, Mullen, Farris, Turner, Beagley, Silcott
$12,868.01

MINUTES-REGULAR MEETING
CITY OF GODDARD
118 NORTH MAIN, GODDARD, KS
MONDAY, SEPTEMBER 17, 2018
The Goddard City Council met in a Regular Session at Goddard City Hall on Monday,
September 17, 2018. Mayor Blubaugh called the meeting to order at 7:00 p.m. followed by the
Pledge of Allegiance. Council President provided the Invocation. Council members present
were Joe Torske, Larry Zimmerman, Enrique Ramirez, Brent Traylor and Brook Brandenburg.
Also present were: Brian Silcott, City Administrator; Craig Crossette, Assistant to City
Administrator; Teri Laymon, City Clerk; Matt Lawn, City Treasurer; Joseph Turner, Public
Works Director; and Harlan Foraker, City Engineer.
APPROVAL OF THE AGENDA
MOTION:

Councilmember Torske moved to approve the agenda. Councilmember
Brandenburg seconded the motion. The motion carried unanimously.

CITIZEN COMMENTS
None
APPOINTMENTS, PROCLAMATIONS, RECOGNITIONS, & NOMINATION’S
Brian Silcott introduced Jason Biggs, Public Works Laborer to recognize him under the
Employee Spotlight. Jason has been a public servant since February of 2013. Jason
introduced his wife, Jennifer, and four children: Tanner, 15; Payton, 11; Ethan, 11; and
Tenley, 7. Jason is a fan of the Saints, Royals, and the Shockers.
APPROVAL OF THE CONSENT AGENDA
The City Clerk presented the consent agenda consisting of following items:
• Minutes of the August 20, 2018 regular city council meeting
• Accounts Payable dated August 24 for $803,794.33
• Accounts Payable dated August 27, 2018 for $500.00
• Accounts Payable dated September 5, 2018 for $27,161.51
MOTION: Councilmember Torske moved to approve the consent agenda.
Councilmember Ramirez seconded the motion. The motion carried with
Zimmerman abstaining.
CONSIDER AN ORDINANCE ALLOWING THE KEEPING OF FEMALE
CHICKENS
Brian Silcott stated on June 4, 2018 the City Council considered a report on a violation of
Goddard Municipal Code Chapter II, Article 1.2-116(b) at 300 Brazos Drive. The specific
violation was in this instance the keeping of chickens at this location. The letter from the City

of Goddard requested the owner bring the property into compliance with City Code no later
than May 21, 2018.

Article 1.2-116(b) states:
On or after July 7, 2003, it shall be unlawful for any person to keep within the city
limits of the City of Goddard, Kansas, any livestock as defined by Section 2-101(o) of
the City Code of the City of Goddard, Kansas, including, but not limited to cattle,
horses, goats, sheep, chickens, geese, ducks, turkeys, guineas or any other animal
commonly regarded as farm or ranch animals, but shall not include fowl kept indoors
commonly kept as household pets, including, but not limited to, parakeets, parrots, and
other exotic bird species.
The Goddard Municipal Code specifically and without any alternative precludes the keeping
of chickens within the city limits of the City of Goddard. In the absence of an ordinance
allowing for the keeping of chickens at this specific location, or a change in the Municipal
Code allowing chickens generally, the chickens kept at this location must be removed outside
the city limits.
After some discussion, “Councilmember Torske moved to direct staff to delay the
enforcement of this ordinance while staff research and draft an ordinance allowing for the
keeping of hens in the city limits.” Councilmember Traylor seconded the motion. The motion
carried unanimously.
Staff reviewed the municipal codes of five cities (Wichita, Newton, Andover, Derby and
Maize) and drafted the ordinance for the City Council’s consideration.
The proposed ordinance Amends Section 2-116 of the City of Goddard Municipal Code to
allow the keeping of female chickens. Highlights of the ordinance’s provisions include:
•

•
•

•

Up to six (6) female chickens may be maintained as part of a single-family residence
with the issuance of a permit therefor approved by the animal control officer and
issued by the city clerk.
Permits will be granted and renewed on an annual basis. The recommended fee is
$15.
Female chickens shall be provided access to both a predator-proof coop and a run
which shall be built in compliance with all building code requirements and setback
regulations applicable to residential accessory structures.
There shall be no outdoor slaughtering of chickens.

If adopted there is a small publication fee with the adoption of this ordinance. The draft
ordinance establishes a $15 permit fee.
MOTION:

Councilmember Torske moved to waive the reading of the ordinance.
Councilmember Brandenburg seconded the motion. The motion carried

unanimously.
MOTION:

Councilmember Torske moved to adopt said ordinance. Councilmember
Ramirez seconded the motion. The motion carried unanimously.

Roll Call Vote:
Yea: Torske, Ramirez, Traylor, Brandenburg
Nay: Zimmerman
Ord #816
PRAIRIE TRAVELERS FUND RAISER
Ruth Holiday, Secretary for Prairie Travelers, Inc., presented a proposal for a fund raiser to
help fund the maintenance of the Prairie Sunset Trail. Holiday explained that Prairie
Travelers, Inc., will sell engraved bricks and place them around the late Cecile Kellenbarger’s
statue in the linear park. The small bricks will be priced at $100.00 per brick and the large
bricks will be $200.00. Brent Traylor suggested the City budget approximately $2,000 in the
2019 Capital Project Fund for lighting around the bricks. It was the consensus of the
Governing Body to budget for lighting for night viewing of the bricks.
LKM VOTING DELEGATES
It was recommended the City Council consider electing City of Goddard voting delegates to
the League of Kansas Municipalities (LKM) 111th annual conference in Topeka, Kansas,
October 6th-8th.
Article 4, Section 5 of LKM bylaws prescribes the total number of votes provided to each
member city based on population. The number of voting delegates for Goddard is two.
K.S.A. Supp. 12-1601(f) states “The governing body of each member city may elect city
delegates from among the city’s officers to represent the city in the conduct and management
of the affairs of the League of Kansas Municipalities”.
MOTION:

Councilmember Torske moved to nominate Mayor Jamey Blubaugh and City
Clerk Teri Laymon as voting delegates and City Administrator Brian Silcott
and City Treasurer Matt Lawn as alternate voting delegates. Councilmember
Brandenburg seconded the motion. The motion carried unanimously.

STANDARD TRAFFIC ORDINANCE
Craig Crossette, Assistant to the City Administrator presented a proposed ordinance adopting
the 2018 Edition of the Standard Traffic Ordinance (STO). The amendments included in the
proposed ordinance would maintain the City of Goddard’s compliance with applicable Kansas
statutes while addressing local concerns. Several changes have been incorporated into the 2018
Standard Traffic Ordinance, which are generally described below.
•

Section 1
o Definitions Added: Waste Collection Vehicle

•

Section 30
o Driving Under the Influence of intoxicating Liquor or Drugs; Penalties. (Amended
by H. Sub. SB 374 and HB 2439)

•

Section 30.1
o Driving a Commercial Motor Vehicle Under the Influence of intoxicating Liquor
or Drugs; Penalties. (Amended by H. Sub. SB 374 and HB 2439)

•

Section 40.1
o Passing a Stationary Waste Collection Vehicle. (New section created by Sub.
SB272

•

Section 81
o Overtaking and Passing School Bus. (Amended by Sub. SB 272)

•

Section 112.1
o Littering from a Motor Vehicle. (Added by Editor)

•

Section 114.4 (c)
o Unlawful Operation of a Golf Cart. (Amended by Sub. SB 272)

•
•

Section 174
o Horns and Warning Devises. (New subsection (f) in response to new section 40.1)
Section 194
o Driving While License Canceled Suspended or Revoked; Penalty. (Amended by
HB 2439)

Crossette recommended the City Council adopt the proposed ordinance adopting the 2018 edition
of the Standard Traffic Ordinance.

MOTION:

Councilmember Ramirez moved to waive the reading of the ordinance.
Councilmember Torske seconded the motion. The motion carried
unanimously.

MOTION:

Councilmember Torske moved to adopt said ordinance. Councilmember
Ramirez seconded the motion. The motion carried unanimously.

Roll Call Vote:
Yea: Torske, Ramirez, Traylor, Brandenburg, Zimmerman
Nay:
Ord #814
UNIFORM PUBLIC OFFENSE CODE ORDINANCE
Craig Crossed presented a proposed ordinance adopting the 2018 Edition of the Uniform
Public Offense Code (UPOC). The amendments included in the proposed ordinance would

maintain the City of Goddard’s compliance with applicable Kansas statutes while addressing
local concerns. Ordinance 799 adopting the 2017 edition of the UPOC is repealed. Several
changes are incorporated into the 2018 Uniform Public Offense Code and include:
•
•
•
•
•
•
•
•

Section 3.2
o Battery Against A Law Enforcement Office. (Amended by HB 2458)
Section 3.3
o Assault and Assault of a Law Enforcement Officer. (Amended by HB2458)
Section 6.8
o Criminal Littering (Added by Editor)
Section 9.7
o Making an Unlawful Request for Emergency Service Assistance. (New name
for the crime of Giving a False Alarm amended by HB 2581)
Section 9.9.1
o Unlawful Possession of Marijuana and Tetrahydrocannabinols. (Added by
Editor)
Section 9.9.2
o Unlawful Possession of Drug Paraphernalia and Simulated Controlled
Substances. (Added by Editor)
Section 10.1
o Criminal Use of Weapons. (Amended by HB 2145)
Section 10.27
o Illegal Operations of An Amusement Ride.

Crossette is recommended the City Council adopt the proposed ordinance adopting the 2018
edition of the Uniform Public Offense Code.
MOTION:

Councilmember Zimmerman moved to waive the reading of the ordinance.
Councilmember Ramirez seconded the motion. The motion carried
unanimously.

MOTION:

Councilmember Ramirez moved to adopt said ordinance. Councilmember
Torske seconded the motion. The motion carried unanimously.

Roll Call Vote:
Yea: Torske, Ramirez, Traylor, Brandenburg, Zimmerman
Nay:
Ord #815
WASTEWATER TREATMENT FACILITY WET WELL REPAIRS
Joseph Turner, Public Works Director explained to the City Council that raw sewage enters
the wastewater facility via the wet well where it is then pumped into the plant and processed.
One pump is currently out-of-service due to a broken pedestal stand. The other two pumps
currently operate at approximately sixty (60) percent pumping capacity due to aging and
deterioration of the volutes which seal the mechanism between the piping and pump housing
unit. The volutes need to be resurfaced and have a new stainless-steel face attached to them
to prevent leakage. These repair items are considered normal “wear and tear.”

The current pumps have an approximate lifespan of 5-10 years. At least one pump has been
previously rebuilt at an approximate cost of $9,000. The desired pumps of choice are Landia
Chopper Pumps which cost approximately $17,000 and have a lifespan of approximately 15
years. A Landia pump was installed at the Spring Hill lift station and has had zero issues,
aside from routine maintenance, since its installation about 8 years ago.
Turner recommended repairing the pedestal for pump one, installing a new pump base, and
cleaning and resurfacing the volutes for the other two pumps in lieu of purchasing new ones.
Staff and vendor (Mayer Specialty Services) believes there is a very high probability that
vendor services can be completed in one day. However, unforeseen circumstances may
necessitate a second day of work.
It is anticipated that the cost associated with these repairs will range from $11,667.42 to
$18,867.42. The vendor’s services are $7,200 per day; the new base is $863.00, and the
volutes are $3,604.42. If approved, Staff recommends allocating these expenditures to
line item: 83-860-6150 in the Sewer Replacement Reserve Fund.
MOTION:

Councilmember Brandenburg moved to approve the repairs for up to
$18,867.42 as presented. Councilmember Torske seconded the motion. The
motion carried unanimously.

DRY AIR SYSTEM
Joseph Turner stated that to operate the wastewater plant effectively and efficiently, we must
be able to control the amount of oxygen that goes in and out of our basins to feed bacteria.
The flow of oxygen is controlled by butterfly valves which are powered by actuators using
compressed air hoses.
During winter months the condensation in these hoses are subject to freezing and prohibits
our ability to process sewage. This has been a recurring issue that requires many man hours
to solve. To locate and remove these areas of frozen hoses, staff must resort to cutting the
hoses to isolate the choke point(s) and either remove that section and repair it or take what is
tantamount to a commercial hair blow dryer and methodically apply warm air to the lines.
There is more than two-hundred (200) feet of hoses that need to be vigilantly monitored.
An extensive and prolonged cold season could render these methods inadequate and
effectively shut our plant down. Months of hard work would be destroyed since an oxygen
imbalance would inevitably kill off all the microorganisms that break down the sewage in
our system.
Turner proposed installing a new dry air system to remove condensation from hoses that are
subject to freezing during the winter.
It is anticipated that the cost associated with the installation of this system will be
$7,750. If approved, Staff recommends allocating these expenditures to line item: 83860-6150 in the Sewer Replacement Reserve Fund.
MOTION:

Councilmember Torske moved to approve the installation of a dry air system
as presented. Councilmember Traylor seconded the motion. The motion
carried unanimously.

RESOLUTION TO ADOPT HEALTH SPENDING ACCOUNT
Teri Laymon, City Clerk presented a proposed resolution adopting a Flex Spending Account
(FSA), an employer-sponsored benefit that allows employees to pay for eligible medical
expenses or dependent and child-care expenses on a pre-tax basis.
Laymon explained that employees may set aside up to $2,550 in unreimbursed medical
expenses and up to $5,000 in dependent care expenses and can save 25% to 40% in taxes,
depending on his or her tax bracket and the City will also save the 7.65% FICA/FUTA match
on all amounts set aside by employees.
The Cost to set up the plan is $250 for the 1st year and $150 annually after the first year and a
monthly participant fee of $4.95 or $100.00 per month. The savings on FICA/FUTA match
should more than cover the cost to administer the plan.
MOTION:

Councilmember Zimmerman moved to adopt said Resolution.
Councilmember Ramirez seconded the motion. The motion carried
unanimously.

Resolution 18-11
ACCEPT RESIGNATION OF COUNCIL PRESIDENT ENRIQUE RAMIREZ
Enrique Ramirez:
Honorable Mayor, City Council and Citizens of Goddard,
It is with regret that I am writing to inform you of my decision to resign my position on the
Goddard City Council, effective Monday, October 1, 2018.
My family is relocating to Texas as my wife has accepted a job in Houston, Tx and we are
relocating to pursue this opportunity.
It has been a pleasure to serve my neighbors and community members on the Goddard City
Council. I am so proud of all we have accomplished in the past three and a half years, and I
have no doubt this wonderful community will continue to build upon its successes into the
future.
If I can be of any assistance during the time it will take to fill the position, please don't
hesitate to ask.
CITY ADMINISTRATORS REPORT
Brian Silcott presented and reviewed the following City Administrator’s Report dated
September 17, 2018:
To:
From:
Cc:
Re:

Honorable Mayor and City Council
Brian W. Silcott, City Administrator
Department Directors & Staff
City Administrator Report for the September 17th Regular City Council Meeting

Date: September 17, 2018
Below is a brief update on projects and future agenda items for the City.
Monument Sign Ordinance: The City’s monument sign ordinance will take effect on January
1, 2022. Mayor Blubaugh has been approached by a member of the business community to
request the Governing Body consider grandfathering existing signage. Staff will draft an
ordinance for discussion, review, and comment to this effect, which will be included on the
October 15th regular meeting agenda.
Farmer’s Market: Assistant to the City Administrator Craig Crossette is working with the
Farm Shop on the operation of a weekday Farmer’s Market in Linear Park. We will present a
service agreement between the City and the Farm Shop at the October 1st regular meeting.
The current plan for a Farmer’s Market to be held in Linear Park, at the Pavilion on Tuesday
evenings. The tentative plan is beginning with a monthly, to bi-weekly, market starting in
October and increasing the frequency to every Tuesday in late winter or early spring of 2019.
The event will also include a pop-up kitchen, musical entertainment, and possibly CSA pickups. We will advertise the market in local media, including the Times-Sentinel, West Side
Story, Wichita Eagle, and perhaps in other favorable area radio & media outlets.
City Hall Flag Pole: The flag pole complete! It is located at the southwest corner of City Hall
on the Main Street walk.
Public Works Equipment Items:
1995 Street Sweeper As was reported in July, the City’s 23-year-old street sweeper, purchased in

July of 2001 has given up its ghost. Staff is currently assessing several makes and models, including
several different types of technology. I intended to present this agenda item at today’s meeting but
will do so at the October 1st regular meeting. We will provide the Governing Body with options for an
outright purchase, a used purchase, and a lease purchase option. Before the sweeper’s catastrophic
failure, a segment of streets was swept weekly. We want to continue with this frequency when its
replacement is secure.

1992 Sterling Dump Truck: This truck has been placed back into service after Public Works
staff was able to repair the dump truck. The total cost of the repair was less than $120. The
City purchased the vehicle used in February of 2000. Repairs take longer than on most
vehicles because replacement parts are no longer made, and the warehouse inventories
have dwindled, becoming difficult to replace with machine tooling parts. The tooling of parts
is costly.
Utility Items: The City’s wireless meter read transmitters in our water meters is no longer
manufactured. When a new meter is installed, or an existing utility meter is replaced staff is
using the Sensus company's latest transmitter. The new meters must be read manually
because a new wireless reader and software package is required. We will present the
Governing Boy with an agenda report to purchase the new wireless reader system and its
software at the November 5th regular City Council meeting. The plan is to run the current

and new wireless reader systems concurrently until all meters are replaced over time as they
wear out from age.
183rd Street Frontage Road Realignment: This project is in the Capital Improvement Program
and will realign the frontage road at 183rd Street and the north frontage. The project goal is
to open access to the interior pad sites and to alleviate vehicle back-ups/stacking at the
current intersection by moving the frontage road access to the north end of First National
Bank of Hutchinson’s northern property line. Staff is working with the affected property
owners to secure additional right-of-way required by KDOT to move the project forward. I
hope to present this project for construction project authorization in the fourth quarter of
2018.
Upcoming October 1st Agenda Items:
• Adopt a Master Fee Resolution
• Award City Hall Renovation Project Bid
• Authorize Execution of the Farmer’s Market Management & Operation Agreement
• Discussion of Street Sweeper Purchase
• Executive Session Related to Attorney Client Privilege (Tentative)

Respectfully Submitted,
Brian W. Silcott, City Administrator
GOVERNING BODY COMMENTS
Councilmember Torske congratulated Enrique Ramirez and wished him the best of luck.
Councilmember Zimmerman told Enrique that he has enjoyed serving with him, wished him
the best of luck and said he is “sorry to lose you”.
Councilmember President Enrique Ramirez that said that he was glad Torske and Zimmerman
was there for him to follow their lead.
Mayor Jamey Blubaugh stated to Enrique that he will be missed.
ADJOURNMENT
MOTION: Councilmember Torske moved to adjourn the regular meeting.
Councilmember Ramirez seconded the motion. The motion carried
unanimously.
Meeting adjourned at 8:01 p.m.
Teri Laymon, City Clerk

MINUTES-SPECIAL MEETING
WITH PLANNING COMMISSION
CITY OF GODDARD
118 NORTH MAIN, GODDARD, KS
WEDNESDAY, SEPTEMBER 19, 2018
The Goddard City Council met in a special session at Goddard City Hall on Wednesday, September 19,
2019. Mayor Blubaugh called the meeting to order at 6:07 p.m.
Council members present were Larry Zimmerman, Brent Traylor and Brook Brandenburg. Mayor Blubaugh
was absent.
Also present were: Brian Silcott, City Administrator; Ryan Peck, City Attorney; Kevin Cowan, City Bond
Counsel; Rodney Steven; Chris Arellano; Nick Olson.
EXECUTIVE SESSION
MOTION:

Councilmember Traylor moved to recess into executive session to discuss
contract negotiations with an attorney on matters that would be deemed privileged
in attorney-client relationship [K.S.A 75-4319 (b) (2)] to include the City
Administrator, City Attorney, and Bond Counsel. The Council will reconvene in
the Council Chambers at 6:57 p.m. Councilmember Zimmerman seconded the
motion. The motion carried unanimously.

The City Council recessed into executive session at 6:07 p.m. and reconvened at 6:57 p.m.
Mayor Blubaugh announced there was no binding action taken in executive session.
MOTION:

Councilmember Zimmerman moved to recess into executive session to discuss the
STAR Bond Project and confidential data related to financial affairs of a third party
business [K.S.A. 75-4319(b) (4)] to include the City Administrator, City Attorney,
and Bond Counsel. Also invited to participate were Rodney Steven and his
attorney, Chris Arellano, and his finance manager, Nick Olson. The City Council
will reconvene in the Council Chambers at 7:50 p.m. Councilmember Brandenburg
seconded the motion. The motion carried unanimously.

The City Council recessed into executive session at 7:00 p.m. and reconvened at 7:50 p.m.
MOTION:

Councilmember Traylor moved to direct City staff and the City Attorney and Bond
Counsel to finalize negotiations and prepare an amendment to the development
agreement for the STAR Bond Project to include the following contributions by the
City: (a) the road and infrastructure that is already in place; (b) a cash contribution of
$1,500,000 to be paid at the time construction commences on the hotel; (c) a signal
light intersection on Highway 54, subject to KDOT’s approval; (d) issuance of IRBs
to exempt construction costs from sales taxes; (e) a 10-year 100% tax abatement on
the natatorium, ball fields and the common areas, which would not include the hotel,
health club, water park portion of the natatorium facility and the additional out
parcels; and (f) a .5% TDD sales tax for a 22 year period on the west parcels to
reimburse eligible transportation-related costs. Councilmember Zimmerman
seconded the motion. The motion carried unanimously.

ADJOURNMENT
MOTION:

Councilmember Brandenburg moved to adjourn the Special City Council Meeting.
1

City Council Minutes-Special Meeting
September 19, 2018

Councilmember Traylor seconded the motion. The motion carried unanimously.
Meeting adjourned at 7:53 p.m.
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VENDOR NAME
AT&T

CITY OF GODDARD
ACCOUNTS PAYABLE LIST: SEPTEMBER 21, 2018
COUNCIL REVIEW: OCTOBER 01, 2018
DESCRIPTION
MONTHLY INTERNET/PHONE SERVICE - PUBLIC WORKS SCADA
SYSTEM

AMOUNT
$

151.51

$
$

1,625.01
120.00

$

63,139.78

$

190.00

$

22.58

CARD SERVICES - UMB PURCHASE CARD

AUGUST 2018 PURCHASES - CROSSETTE, JOHNSON, LAYMON,
CIRCLE, HERRON, LANCASTER, LAWN, MULLEN, FARRIS,
TURNER, PUBLIC WORKS DEPARTMENT, BEAGLEY, POLICE,
SILCOTT. MARCH 2018 UNPAID DISPUTED ITEM-SILCOTT

$

12,868.01

CERTIFIED ENGINEERING SERVICE - CED

SEPTEMBER 2018 ENGINEERING SERVICES

$

1,000.00

CINTAS

STOCK/ORGANIZE FIRST AID CABINETS - PUBLIC WORKS, WWTF

$

48.02

CLIFTON CLEANING

SEPTEMBER 2018 JANITORIAL SERVICE
TUBE VACUTAINER DRAW 6ML - POLICE SAFETY EQUIPMENT &
SUPPLIES
MONTHLY INTERNET/PHONE SERVICE - WASTEWATER / PUBLIC
WORKS, CITY HALL, POOL
BOTTLED WATER
VEHICLE MAINTENANCE & REPAIR - V #33, #32, V #21
UNIFORM ITEMS - POLICE

$

1,400.00

$

35.00

$

1,070.90

$
$
$

92.20
210.36
964.62

$

3,236.98

$

600.00

$
$

356.00
129.44

BEALL & MITCHELL, LLC
BEST ONE TIRE OF WICHITA
BLUE CROSS BLUE SHIELD
BUD ROAT'S TOWING
CANON SOLUTIONS AMERICA

CONCORDANCE HEALTHCARE SOLUTIONS
COX BUSINESS
CULLIGAN
DAVIS-MOORE CHEVROLET
GALLS

GILMORE SOLUTIONS

GLANTON, KALEIGH
GREATER WICHITA YMCA
IMAGE QUEST

SEPTEMBER 2018 MUNICIPAL JUDGE SERVICE
ONSITE TIRE REPAIR - JOHN DEERE TRACTOR
SEPTEMBER & OCTOBER 2018 EMPLOYEE MEDICAL / DENTAL
INSURANCE PREMIUMS
TOWING FEES - POLICE
(Case#18-459)
MONTHLY METERED MAINTENANCE FEE - POLICE COPIER

IT BILLABLE TIME.
OCTOBER 2018 TREND MICRO ANTIVIRUS SERVICE.
AUGUST 2018 INFOCUS AGREEMENT AND LICENSES FEES.
OCTOBER 2018 LICENSES FEE CREDIT.
CONTRACT MUSICIANS FEE - GODDARD GATHERING ON
09.22.18
AUGUST 2018 HEALTHY LIFESTYLE COACHING FEES
MONTHLY METERED MAINTENANCE FEE -ADMIN COPIER

KDHE - DIVISION OF HEALTH &
ENVIRONMENTAL LABORATORIES

WWTF ENVIRONMENTAL FIELD LABORATORY ACCREDITATION
CERTIFICATE #E92648 RENEWAL
(Renewal Period: 11.01.18 thro 10.31.21)

$

350.00

LAVESIT, ARLENE - VISION ALLIANCE
MARKETING LLC

SEPTEMBER 2018 PROBATION OFFICER SERVICES

$

400.00

LAW OFFICE OF SARAH L GREEN

COURT APPOINTED ATTORNEY FEES - 201800015, 201600064,
201800349, 201800020, 201800299, 20180273, 201800283,
201800227, 201800423

$

900.00

LEAGUE OF KANSAS MUNICIPALITIES

LKM CITY OFFICIAL CONFERENCE REGISTRATION FEES

$

315.00

LEE REED ENGRAVING

GLASS AWARD FOR RESIGNING COUNCIL MEMBER RAMIREZ

$

115.00

LEGENDARY LAWN LLC

AUGUST 2018 CONTRACT ROW/CITY PROPERTY MOWING
CONTRACT FEES.
AUGUST 2018 COMPLIANCE MOWING FEES.

$

5,216.58

LUBBERS CHEVROLET, INC.

VEHICLE MAINTENANCE & REPAIR - TRUCK #1, TRUCK #8

$

266.70

VENDOR NAME

CITY OF GODDARD
ACCOUNTS PAYABLE LIST: SEPTEMBER 21, 2018
COUNCIL REVIEW: OCTOBER 01, 2018
DESCRIPTION

AMOUNT

MARJORIE'S HOME, LLC

POOL PARTY REFUND-07.13.18 PARTY CANCELED DUE TO
CHEMICAL ISSUES AT THE POOL.

$

150.00

METROPOLITAN AREA BUILDING AND
CONSTRUCTION DEPARTMENT - MABCD

AUGUST 2018 PERMIT FEES

$

3,895.71

NORRIS COLLISION CENTER
OFFICE DEPOT

HAIL DAMAGE REPAIR - V#24
RED FILE FOLDERS, AA BATTERIES

$
$

1,522.32
135.76

O'REILLY

MOTOR OIL, OIL FILTERS, FUEL/WATER FILTERS, AIR FILTERS,
COOLANT, TRANSFER PUMP, CARB CLEANER, TIRE GAUGE,
FLOOR DRY, SPARK PLUGS

$

707.73

ORKIN
PARTY BOUNCE MOONWALK RENTAL
QUILL
RENN AND COMPANY
ROBERTS HUTCH-LINE
SEDGWICK COUNTY DEPARTMENT OF
FINANCE
SEDGWICK COUNTY ELECTRIC CO-OP
SELLMARK CORPORATION
SILCOTT, BRIAN
TIMES-SENTINEL NEWSPAPERS, LLC
VIA CHRISTI OCC MEDICINE
WASTE MANAGEMENT
WESTAR ENERGY
WICHITA TRACTOR CO
WILKS, CHARLES

WIND HEAVEN

QUARTERLY PEST CONTROL SERVICES - CITY HALL, COMMUNITY
$
CENTER, WWTF, PUBLIC WORKS BUILDING
GIANT CASTLE BOUNCER RENTAL - GODDARD GATHERING ON
$
09.22.18

580.65
250.00

HAND SOAP REFILLS, BREAKROOM SUPPLIES, PAPER CLIPS,
BINDER CLIPS, FACIAL TISSUE, 2019 COMMUNITY CENTER
APPOINTMENT BOOK

$

340.08

Q-3 CITY INSURANCE INSTALLMENT
BLACK PENS, COPY PAPER

$
$

24,805.00
118.36

AUGUST 2018 INMATE HOUSING FEES

$

1,001.22

$

203.48

$
$

1,455.83
178.43

$

1,264.00

$
$
$
$

65.00
132.30
2,825.85
181.06

$

150.00

PURCHASE / INSTALL OF 40' TAPERED FLAG POLE (Expenditure
approved 07.16.18)
PURCHASE OF (1) ADDITIONAL 8 X 12 US FLAG (City Hall) , (1) 8
X 12 US FLAG (Library), (2) 6 X 10 US FLAGS (City Hall) , (2) 5 X 8
KANSAS FLAGS (City Hall) , (2) 5 X 8 DOUBLE FACED POW FLAGS
(City Hall) & (1) BEADED RETAINER

$

7,224.00

TOTAL

$

142,010.47

MONTHLY ELECTRICAL SERVICE - ELKRIDGE SEWER LIFT
STATION, SPRINGHILL STREETLIGHTS
SIGHTMARK WOLVERINE FSR RED DOT SIGHT - POLICE
MILEAGE REIMBURSEMENT - KACM CONFERENCE
PUBLICATION OF ORD 814, ORD 815, ORD 816, GODDARD
GATHERING AD FOR 09.22.18, GODDARD GRATITUDE AD
FOLLOW-UP VISIT FOR POISON IVY RASH
Q-4 TRASH SERVICE - CITY PARK
MONTHLY ELECTRICAL SERVICE - STREETLIGHTS
BAD BOY MOWER PARTS
CONTRACT MUSICIANS FEE - GODDARD GATHERING ON
09.22.18

Agenda Item G.1
Consider a Fourth Amendment to the Goddard STAR Bond
Development Agreement between the City of Goddard & Goddard
Destination Development

Agenda Item G.1
City of Goddard
City Council Meeting
October 1, 2018
TO:
SUBJECT:
INITIATED BY:
AGENDA:

Mayor and City Council
STAR Bond Development Agreement Amendment #4
City Administrator
New Business

Background: Below is a highlight of actions taken for the STAR Bond project:
•

STAR Bond District Approval

January 2013

•

STAR Bond Project Plan Approval

September 2013

•

Development Agreement Adopted

April 2014

o 60,000 sq ft 50-meter pool w/ seating for 1200
o

50-meter warm-up pool & diving well, & locker rooms

o 4 softball/baseball fields
o Hotel
o Commercial Pad Sites (Phase II)
•

Community Improvement District Created

August 2014

•

Development Agreement Amendment #1

December 2014

o Infrastructure completed by January 1, 2016
o Phase I construction completed by January 1, 2017
•

Development Agreement Amendment #2

March 2015

o City agrees to fund $3,000,000 for infrastructure & other costs
•

Development Agreement Amendment #3

March 2016

o Hotel project is a 141 all-suites Crowne Plaza hotel
•

Unexecuted Development Agreement Amendment #4

December 2017

o S&O **** NEVER RATIFIED BY GDD or S&O ****
o Assigns Master Developer rights from Goddard Destination Development
to S&O, Inc for a period of five (5) years.
o 100 room luxury IHG Holiday Inn deluxe suites and rooms with family
bunk beds
o 43,000 sq ft aquatic center with 8 lane 25 meter indoor aquatic center
w/diving.
o 600 spectator seating and dressing/locker rooms

o Indoor water park
o 4 competition softball/baseball fields
o 1 Championship all turf field
o 3 turf infields with grass outfields
o Construction on Phase I begins by April 1, 2018 with January 1, 2020
deadline
•

City’s $3,000,000 contribution continues with priority of funding as below:
o Funding for 1 Turf outfield for the ballfield component
o Kellogg Intersection Access (KDOT Project # 54-87 KA-4362-01) US-54
& Barber Drive
o Any remaining funds to used to turf the remaining ballfields as possible

Due to market headwinds, the original hotel developer was unable to secure funding in a
timely manner. The City has worked tirelessly to carry this project to its conclusion. The
new developer is Goddard Sports, Inc. of Wichita, KS.
To achieve the City’s objective of being as transparent as possible in 2014 the City
created a webpage to document the STAR Bond actions. This webpage may be found:
http://goddardks.gov/299/STAR-Bond
Analysis: The proposed development agreement amendment #4 proposes the following:
•

Assigns Master Developer rights from Goddard Destination Development to
Goddard Sports, LLC for a period of five (5) years.

•

123 room IHG Holiday Inn with meeting rooms

•

60,000 sq ft aquatic center with 10 lap lane 25-meter indoor aquatic center
w/spring board diving capability and a 4 lap lane 25-meter warm-up pool

•

600 spectator seating and dressing/locker rooms

•

Indoor water park

•

4 competition softball/baseball fields w/stadium lighting & tiered covered seating
o 1 Championship all turf field
o 3 turf infields with grass outfields

•

Genesis Health Club including group fitness studios, cardio & weight areas,
locker room, child care services, & a Kids Facility w/ licensed daycare
professionals, summer sports camps, afterschool programs & play area

•

Construction on Phase I begins by December 31, 2018 with December 31, 2019
completion deadline

•

Hotel Construction shall begin before December 31, 2019 and be completed by
December 31, 2020

•

Phase 2 undertaken at developer’s discretion

•

City’s $3,000,000 contribution continues with priority of funding as below:
o $1,500,000 placed into escrow to be used for construction of the Hotel
project w/ draw down occurring after construction and on a 1-to-1 private
funding to public funding ratio
o Kellogg Intersection Access (KDOT Project # 54-87 KA-4362-01) US-54
& Barber Drive *** Subject to KDOT Participation & Approval ***
o Any remaining funds may be used to turf the remaining ballfields if the
City desires

•

The City agrees to provide a rebate of Phase I’s ballfields, natatorium, and
common areas; natural gas & electric utility franchise fees for a period of 10
years. The City agrees to revisit the continuation of this rebate. This will be
completed on a quarterly basis with the presentation of the utility invoices paid in
full.
o The initial agenda report reflected that the City agreed to provide free
metered water and sewer for the ballfields and natatorium, with a review
and good faith settling of any disagreements in usage.

•

The City will receive use of the ballfields for a minimum of 15 days each year and
a discounted Health Club membership for citizens and employees of the City of
Goddard.

•

Construction is to begin in less than three (3) months.

Financial: The City agrees to issue Industrial Revenue Bonds “IRB” for the project and
will begin the process within 30 days following the execution of the Development
Agreement Amendment #4. The IRB terms are outlined below:
•

Sales tax exemption on construction & finishing materials for the Project

•

Ballfields, Natatorium competitive swimming area, & their associated Common
Areas will receive a 10-year ad valorem tax abatement
o The Genesis Health Club, Childcare Facility, Water Park, Hotel, and Out
Parcel Development are not subject to the ad valorem abatement

Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Adopt the proposed
STAR Bond Development Agreement Amendment #4 as presented.
Attachments: Exhibit A: Amendment #4 (14 pages): Development Agreement with
Amendments #1, #2, and #3 (169 pages).

FOURTH AMENDMENT OF DEVELOPMENT AGREEMENT
DATED _____________, 2018
BETWEEN
CITY OF GODDARD, KANSAS
AND
GODDARD DESTINATION DEVELOPMENT, INC.

RELATING TO THE
GODDARD STAR BOND DISTRICT
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FOURTH AMENDMENT OF DEVELOPMENT AGREEMENT
THIS FOURTH AMENDMENT OF DEVELOPMENT AGREEMENT (this “Fourth
Amendment”), is made and entered into as of ______________, 2018, by and between the CITY OF
GODDARD, KANSAS, a municipal corporation duly organized under the laws of the State of Kansas (the
“City”), and GODDARD DESTINATION DEVELOPMENT, INC., a Kansas corporation (the
“Developer”, with the Developer and the City collectively referred to as the “Parties” and each a “Party”).
RECITALS
A.
The Parties have entered into a Development Agreement dated April 21, 2014; a First
Amendment of Development Agreement dated December 15, 2014; a Second Amendment of Development
Agreement dated March 16, 2015; and a Third Amendment of Development Agreement dated March 21,
2016 (collectively, the “Development Agreement”) in connection with a STAR bond district created by
the City pursuant to K.S.A. § 12-17,160 et seq., as amended, known as the Goddard STAR Bond District
(the “District”), which comprises over 280 acres of property located within the City.
B.
Agreement.

The Parties now desire to enter into this Fourth Amendment to amend the Development

NOW, THEREFORE, in consideration of the foregoing and in consideration of the mutual
covenants and agreements herein contained, and other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, the Parties hereby agree as follows:
ARTICLE I
DEFINITIONS AND RULES OF CONSTRUCTION
Section 101. Definitions of Words and Terms. For all purposes of this Fourth Amendment,
except as otherwise provided or unless the context otherwise requires, the words and terms used in this
Fourth Amendment shall have the meanings set forth in Section 1.01 of the Development Agreement.
ARTICLE II
AMENDMENT OF DEVELOPMENT AGREEMENT
Section 201.

(a)

Amendment to Section 1.01 of the Development Agreement.

The definition of Agreement set forth in Section 1.01 of the Development Agreement
is hereby deleted and replaced with the following:

““Agreement” means the Development Agreement (as defined below), as amended by this Fourth
Amendment.”

(b)

The definition of “Event of Default” set forth in Section 1.01 of the Development
Agreement is hereby deleted and replaced with the following:

““Event of Default” means any event or occurrence as defined in Article VIII.”

(c)

The definition of Hotel Project set forth in Section 1.01 is hereby deleted and replaced
with the following:
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““Hotel Project” means the hotel to be constructed as part of Phase I, consisting of the
following: a 123 room hotel with meeting rooms.”
Section 202. Amendment to Section 3.01 of the Development Agreement. Section 3.01 is
hereby deleted and replaced with the following:
“Section 3.01 Scope of Project. The work to be undertaken in the first phase of the Project
Plan shall include the construction of the following improvements:

1.

Natatorium (the “Natatorium”) comprising a 60,000 sq. ft. indoor aquatic
center, which shall satisfy the following requirements:

a.
b.
c.
d.
e.
f.

25 meter competition pool (10 lap lanes);
25 meter warm-up pool (4 lap lanes);
600 spectator seats;
Springboard diving capability;
Locker and changing facilities; and
Water Park (4 water features).

Developer acknowledges that the primary use of the items described above in subsections
a-e shall be for competitive swim training and swim meets. Competitive swim training
and swim meets shall take precedence over incidental use for any other purpose.
2.

A total of four (4) competition baseball/softball fields (the “Ball Fields”).
The Ball Fields shall be constructed to satisfy the following requirements:

a.
b.
c.
d.
e.

f.

g.
h.
i.

To the extent practicable, as reasonably determined by Developer,
be of a multi-use design to permit play of softball and baseball;
Synthetic turf playing surfaces on the infield of all Ball Fields;
Synthetic turf playing surfaces on the outfield of one (1) Ball Field
and grass playing surfaces on the outfield of remaining three (3)
Ball Fields;
Each Ball Field shall be able to accommodate games that utilize
90 foot base paths and a pitcher’s mound that is 60 feet, 6 inches
away from the back point of home plate;
For the Ball Field to include turf playing surfaces on the infield
and outfield (the “Championship Field”), there must be a
minimum distance of 315 feet between home plate and the nearest
outfield fence, stand or other obstruction on the right- and leftfield foul lines, and 400 feet between home plate and the nearest
fence, stand or obstruction in center field;
All other Ball Fields must have a minimum distance of 315 feet
between home plate and the nearest outfield fence, stand or other
obstruction on the right- and left- field foul lines, and a minimum
distance of 375 feet between home plate and the nearest fence,
stand or obstruction in center field;
Stadium lighting for each Ball Field;
Covered tiered seating for each Ball Field; and
Concessions and restroom facilities.
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3.

Hotel Project.

4.

A Genesis Health Club branded health club having group fitness studios,
cardio and weight areas, locker rooms and childcare services and a Kids
Facility providing daycare services with licensed professionals, summer
sports camps, after school programs and play areas collectively (the
“Health Club and Child Care Facility”).

5.

All public and private infrastructure (the “Infrastructure
Improvements”) required in the Developer’s discretion to facilitate the
Project.

The Natatorium, Ball Fields, Hotel Project, Health Club and Child Care Facility, and
Infrastructure Improvements collectively comprise and are herein referred to as the
“Developer Project,” and from time to time also referred to as “Phase I”. In one or more
future plans, additional commercial development proposed to consist of approximately
343,500 square feet will be undertaken on property located within the District adjacent to
the Developer Project (the “East Parcel”). Additional development, including, without
limit, commercial, destination attraction and recreational, may also be undertaken on the
property owned or controlled by Developer as users and tenants are identified. For
avoidance of doubt, the City acknowledges and agrees that the developer of the East Parcel
(the “East Parcel Developer”) is not a party to this Agreement and the Developer has no
control over the East Parcel Developer or the development of the East Parcel. Concept
plans outlining the proposed development to occur under the Project Plan and depicting
Phase I are respectively attached hereto as Exhibit G and Exhibit G-1.”
Section 203. Amendment to Section 3.03 of the Development Agreement. The first sentence
of Section 3.03 is hereby deleted and replaced with the following:
“For a period of five (5) years beginning on the date of this Fourth Amendment, the
Developer shall be deemed the “Master Developer” for the Project.”
Section 204. Amendment to Section 3.04 of the Development Agreement. The first and
second paragraphs of Section 3.04 are hereby deleted and replaced with the following:
“The construction of the Developer Project is anticipated to be undertaken in accordance
with the following schedule:

1.
Construction of Phase I will commence on or before December
31, 2018. Phase I (excluding the Hotel Project) will be substantially completed
on or before December 31, 2019.
2.
Construction of the Hotel Project shall commence on or before
December 31, 2019, and shall be completed on or before December 31, 2020.
3.
Construction of all other components of the Project that are not
specifically identified as comprising a part of Phase I per Section 3.01 of this
Agreement may be undertaken at such times as the Developer so elects, in the
Developer’s sole discretion.
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Provided Developer is continuing with reasonable diligence to commence and
complete construction of Phase I, Developer shall have such additional time as may be
reasonably necessary for Developer to commence and complete construction of Phase I,
and any deviation from the dates set forth above shall not be an Event of Default.”
Section 205. Amendment to Section 5.01 of the Development Agreement. Section 5.01 of
the Development Agreement is hereby deleted and replaced with the following:
“Section 5.01 Sources of Funding. The Parties contemplate that the costs of the
Developer Project (the “Project Costs”) may be financed by the following sources of
funds, subject to the terms of this Agreement: (i) Developer funds in the form of private
debt and equity; (ii) public incentives, if any, (iii) STAR Bonds issued by the City in
accordance with the Project Plan and the STAR Bond Act that provide net bond proceeds
of up to $25,400,000, (iv) City funds in an amount necessary to (a) pay for the construction
of the interior access road serving the Project and constructed by the City, which Developer
acknowledges has been completed, (b) $1,500,000 to be deposited into an escrow or
separate account to be made available to Developer upon the commencement of
construction of the Hotel Project and used by Developer in a manner determined by
Developer in connection with the construction of the Hotel Project, provided, however,
that such funds shall be spent at a rate of $1 for each $1 spent by Developer on the
Developer Project, and (c) subject to approval by the Kansas Department of Transportation,
funds sufficient to pay the portion of the cost not paid by the State of Kansas for the
construction of a restricted crossing u-turn intersection or signalized intersection on US-54
Highway to service the Project (collectively, the “City Contribution”), except the City
and Developer agree that a signalized intersection is the preferred option, and shall
cooperate and in good faith pursue approval of a signalized intersection as the preferred
option; and (v) a one-half (1/2) cent Transportation Development District sales tax on the
property identified on Exhibit K.
Within thirty (30) days after Developer assigns the Development Agreement to Goddard
Sports, LLC, a Kansas limited liability company (“Goddard Sports”), Goddard Sports
shall cause a properly executed amended petition to be filed with the City under the CID
Act, including all property previously included in the CID, to provide for a Project
description that includes the intersection described in the preceding paragraph, which is an
infrastructure improvement outside the District that is contiguous to the District, and which
improvement relates to the Project and benefits the Project. This amended petition will
allow the proceeds of certain temporary notes issued by the City to be applied to the costs
of such intersection.
The City Contribution may, at the City’s election, made at the City’s discretion, be
increased to include funds necessary to purchase and install synthetic turf on the outfields
of the three Ball Fields with grass playing surfaces; provided, however, from and after the
time synthetic turf is installed on the outfields of such Ball Fields at the City’s election, the
Developer shall not be responsible for the purchase and installation of replacement turf or
for the outfields to be converted back to grass surfaces, at the end of the useful life of the
synthetic turf. The foregoing may be evidenced by an agreement to be on terms acceptable
to both parties.
In addition to the City Contribution, the City agrees that, for a period of ten (10) years
beginning upon completion of Phase I, it will provide a rebate to Developer of any franchise
fees received by the City from any gas or electric utility provider for gas and utility services
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used or consumed in connection with the operation and maintenance of the Ball Fields,
Natatorium, common areas and facilities of Phase I and any other recreational
improvements located on the land identified on Exhibit J, attached hereto (the “West
Parcel”).” The rebate will be paid by the City on a quarterly basis upon receipt of the
Developer’s corresponding utility statements. The rebate may be extended at the end of
the initial ten (10)-year period for such period and on such terms as may be agreed upon in
good faith between City and Developer at such time; provided, however, nothing herein
shall be deemed to bind the City to extend the rebate until such time as the City and
Developer enter into a definitive agreement. The City further agrees that Developer may
utilize irrigation wells to water the grass surfaces of all Ball Fields and common areas. In
exchange, Developer will make the Ball Fields available for the exclusive use by the City,
at no cost, for a minimum of 15 days each year, with the exact days to be agreed upon in
good faith by the City and Developer, with the understanding that the use of the Ball Fields
by Developer for hosting of tournaments or other third party games shall take priority.
Developer and City also will negotiate in good faith on a discount membership rate for the
Health Club to apply to all individuals that reside within the limits of the City and all
employees of the City.”
Section 206. Adding Section 5.09 to the Development Agreement. The following is added as
Section 5.09 to the Development Agreement:
“Section 5.09 Transportation Development District. Within thirty (30) days after
Developer assigns the Development Agreement to Goddard Sports, Goddard Sports shall
cause a properly executed petition to be filed with the City to create a transportation
development district under K.S.A. § 12-17,140 et seq. (the “TDD Act”) including all
property identified on Exhibit K (the “TDD”). The petition will provide that all property
within the TDD will be subject to an additional one half of one-percent (0.5%) sales tax to
be levied and collected pursuant to the TDD Act for a period of twenty-two (22) years.

The sales tax revenues generated from the TDD shall be applied to reimburse the
City for the City Contribution that qualifies as eligible costs under the TDD Act, plus all
interest payments the City paid in connection with issuance of notes and/or bonds to
finance such City Contribution.”
Section 207. Amendment to Section 7.01.B.1. of the Development Agreement. The seventh
sentence of Section 7.01.B.1. of the Development Agreement is hereby deleted and replaced with the
following:
“The rights and obligations of this paragraph shall terminate five (5) years after completion
of Phase I, except that any sale, lease, assignment, or other disposition of the Natatorium,
Ball Fields, Hotel Project, and Health Club and Child Care Facility shall require the consent
of the City, in its discretion, during the term of any ad valorem tax abatement applicable to
any portion of Phase I or any notes and/or bonds issued to finance the City Contribution.”
Section 208. Amendment to Section 7.03.A. of the Development Agreement. The following
sentence is added to Section 7.03.A.:
“The City hereby approves the Hotel flag of IHG Holiday Inn.”
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Section 209. Amendment to Article VIII of the Development Agreement. The heading for
Article VIII of the Development Agreement (currently misidentified as “Article XIII”) is hereby deleted
and replaced with the following:
ARTICLE VIII
DEFAULTS AND REMEDIES
Section 210.

Amendment to Section 8.01 of the Development Agreement.

Section 8.01 of the Development Agreement is hereby amended by deleting the first sentence
thereof and replacing the same with the following:
“Section 8.01 Default – General. Subject to the extensions of time set forth in
Section 8.07, failure by any Party to perform any material term or provision of this
Agreement, after receiving written notice thereof and failing to cure, as set forth in Section
8.02 of this Agreement, constitutes an “Event of Default” under this Agreement.”
Section 211. New Exhibit G-1 to the Development Agreement. Exhibit B attached hereto is
added to the Agreement as a new Exhibit G-1.
Section 212. Amendment to Exhibit E of the Development Agreement. Exhibit E of the
Agreement is hereby deleted and replaced with Exhibit A attached hereto.
Section 213. New Exhibit J to the Development Agreement. Exhibit C attached hereto is
added to the Agreement as a new Exhibit J.
Section 214. New Exhibit K to the Development Agreement. Exhibit D attached hereto is
added to the Agreement as a new Exhibit K.
ARTICLE III
MISCELLANEOUS PROVISIONS
Section 301. Waiver of Current Defaults. The Parties hereby waive any default or Event of
Default that has occurred and is continuing as of the date of this Fourth Amendment; provided, however,
for any default or Event of Default so waived, such waiver shall not apply to the same or similar default or
Event of Default that first occurs after the date of this Fourth Amendment.
Section 302. Applicability of the Development Agreement. Except as otherwise provided in
this Fourth Amendment, the provisions of the Development Agreement are hereby ratified, approved and
confirmed and incorporated herein.
Section 303. Assignment; Permitted Transfer. Pursuant to Section 9.01 of the Development
Agreement, the City hereby approves the assignment and transfer of all of Developer’s rights, duties, and
obligations under the Development Agreement, as amended by this Amendment, to Goddard Sports LLC,
a Kansas limited liability company, Attn: Rodney Steven II, 6100 East Central, Wichita, KS 67208, Phone:
(316) 681-3010, email: rodney@genesishealthclubs.com (“Assignee”).
Section 304. Effective Time. This Fourth Amendment will become effective upon the
assignment and transfer of all of Developer’s rights, duties, and obligations under the Development

P:\Development - Commercial\STAR Bond\Administration of STAR Bond Project\Project Plan, Development Agreement,\Dev. Agreement
Amendments

Agreement, as amended, to Goddard Sports, LLC, as described above in Section 303, the execution and
delivery of which shall be contemporaneous with this Fourth Amendment.
Section 305. Indemnification of City. Following the assignment contemplated by Section 303
of this Fourth Amendment, with respect to the obligation under Section 4.02 of the Development Agreement
for Developer to indemnify and hold harmless the City Indemnified Parties, Assignee’s liability under said
Section 4.02 shall be limited to the actual damages suffered by the City Indemnified Parties and then only
to the extent said damages directly arise out of the Assignee’s own acts and omissions, and the City shall
look solely to Developer in connection with any claim for indemnification not directly arising out of
Assignee’s own acts or omissions.
Section 306. Additional City Contribution Funds and Agreements. The City Contribution
funds identified in Section 5.01(iii) (b) and (c) of the Development Agreement shall be deposited into a
separate account maintained by the City reserved for use in connection with the Developer Project as
contemplated herein within thirty (30) days of the date of this Fourth Amendment. Additionally, the City
shall take such action to issue industrial revenue bonds (“IRBs”) so that Assignee can receive a sales tax
exemption on construction materials for the Project and ad valorem tax abatement for the Natatorium (but
not including that portion of the Natatorium consisting of the Water Park), Ballfields and all Project
common areas in connection with the IRBs, which Natatorium, Ballfields and common areas will, to the
extent possible, be established as separate parcels for ad valorem tax purposes. Such ad valorem tax
abatement shall be for a period of 10 years and shall commence in the calendar year immediately following
the calendar year in which IRBs are issued, and the sales tax exemption and ad valorem tax abatement shall
be on terms and only contain such conditions as are acceptable to Assignee. Within thirty (30) days
following the execution of this Fourth Amendment, the City shall commence the process with the State of
Kansas for the approval, funding and construction of the intersection contemplated by Section 5.01 of the
Development Agreement and pursue completion of the construction of said intersection as soon as possible.
Section 307. Severability. If any provision in this Fourth Amendment shall be invalid, illegal
or unenforceable, the validity, legality and enforceability of the remaining provisions shall not in any way
be affected or impaired thereby.
Section 308. Execution in Counterparts. This Fourth Amendment may be executed in any
number of counterparts, each of which so executed shall be deemed to be an original, but all such
counterparts shall together constitute but one and the same instrument.
Section 309. Governing Law. This Fourth Amendment shall be governed by and construed in
accordance with the laws of the State of Kansas.
[Signatures on following page.]
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IN WITNESS WHEREOF, the City and the Developer have duly executed this Fourth
Amendment pursuant to all requisite authorizations as of the date first above written.
CITY OF GODDARD, KANSAS

Jamey Blubaugh, Mayor
ATTEST:

Teri Laymon, City Clerk
APPROVED AS TO FORM:

Ryan Peck, City Attorney

STATE OF KANSAS
COUNTY OF SEDGWICK

)
) ss.
)

Appeared before me today, this ______ day of _____________, 2018, Jamey Blubaugh, personally
known to me and after first being sworn did state that she is the Mayor of the City of Goddard, State of
Kansas, and that the seal affixed to the foregoing instrument is the official Seal of the City of Goddard, and
that said instrument was signed and sealed on behalf of the City, and that the matters set forth herein are
true and correct to the best of her and the City’s knowledge, information and belief, and acknowledge that
she executed the same on behalf of the City as its free act and deed.
In Testimony Whereof, I have hereunto set my hand and affixed my official seal the day and year
first above written.
[SEAL]

____________________________________
Notary Public
____________________________________
Typed or Printed Name of Notary Public

My Appointment Expires:
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DEVELOPER:
Goddard Destination Development, Inc.,
a Kansas corporation

Michael J. Boyd, President

STATE OF KANSAS
COUNTY OF

)
) ss.
)

Appeared before me today, this ______ day of _____________, 2018, Michael J. Boyd, to me
personally known, who being by me duly sworn did say that he is the President of Goddard Destination
Development, Inc., and that said instrument was signed and delivered on behalf of said company and
acknowledged to me that he executed the same as the free act and deed of said company.
In Testimony Whereof, I have hereunto set my hand and affixed my official seal the day and year
first above written.

[SEAL]

____________________________________
Notary Public
____________________________________
Typed or Printed Name of Notary Public

My Appointment Expires:
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EXHIBIT A
Exhibit E of Development Agreement
Project Budget

P:\Development - Commercial\STAR Bond\Administration of STAR Bond Project\Project Plan, Development Agreement,\Dev. Agreement
Amendments

EXHIBIT B
Exhibit G-1 of Development Agreement
Depiction of Phase I
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EXHIBIT C
Exhibit J of Development Agreement
West Parcel
Lots 2, 3, 4 and 5, Block A, Goddard Aquatic Center Addition, City of Goddard, Sedgwick County,
Kansas.
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EXHIBIT D
Exhibit K of Development Agreement
Property Subject to TDD Sales Tax
Lots 1, 2, 3, 4 and 5, Block A, Goddard Aquatic Center Addition, City of Goddard, Sedgwick County,
Kansas.
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DEVELOPMENT AGREEMENT
THIS DEVELOPMENT AGREEMENT (this “Agreement”), is dated as of April 21, 2014 by
and between the CITY OF GODDARD, KANSAS, a municipal corporation duly organized under the
laws of the State of Kansas (the “City”); and GODDARD DESTINATION DEVELOPMENT, INC., a
Kansas corporation (the “Developer”), with the “Developer,” and the “City” collectively referred to as
the “Parties” and each a “Party”).
RECITALS
A.
On December 17, 2012, the Governing Body of the City (the “Governing Body”)
approved Ordinance No. 736, a copy of which is attached hereto as Exhibit A, which established a STAR
bond district (the “STAR Bond District”) pursuant to K.S.A. § 12-17,160 et seq., as amended (the
“STAR Bond Act”), which comprises approximately 280 acres of property located within the City
generally located to the South of Highway 54 between Goddard Road and 183rd Street West, as more
specifically described therein.
B.
On January 16, 2013, the Secretary of the Kansas Department of Commerce (the
“Secretary”) issued a letter to the City, a copy of which is attached hereto as Exhibit B, designating the
STAR Bond District as an “eligible area” as defined in the STAR Bond Act.
C.
On April 21, 2014, the Governing Body by a vote of at least two-thirds of its members,
approved Ordinance No. 755
, a copy of which is attached hereto as Exhibit C, which
approved a certain STAR Bond Project Plan (the “Project Plan”), a copy of which is attached hereto as
Exhibit D that contemplates the construction of a multi-sport athletic complex, as well as approximately
associated commercial, hotel, and residential uses as further described herein (collectively, the
“Project”).
D.
The Parties now desire to enter into this Agreement to formalize their respective rights
and obligations in regard to the Project.
NOW, THEREFORE, in consideration of the foregoing and in consideration of the mutual
covenants and agreements herein contained, and other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, the Parties hereby agree as follows:
ARTICLE I
DEFINITIONS AND RULES OF CONSTRUCTION
Section 1.01
Definitions of Words and Terms. Capitalized words used in this Agreement shall
have the meanings set forth in the Recitals to this Agreement or they shall have the following meanings:
“Agreement” means this Agreement as may be amended in accordance with the terms hereof.
“Bond Documents” shall have the meaning set forth in Article III.
“Bond Trustee” shall have the meaning set forth in Article III.
“Certificate of Full Completion” means a certificate evidencing Full Completion of the Project,
in substantially the form attached hereto as Exhibit I.

“CID” shall have the meaning set forth in Section 5.07.
“CID Act” shall have the meaning set forth in Section 5.07.
“City” means the City of Goddard, Kansas.
“City Contribution” shall have the meaning set forth in Section 5.01.
“City Representative” means the City Manager or his or her designee as evidenced by a written
certificate furnished to the Developer containing the specimen signature of such person or persons and
signed by the City Manager.
“Claimant” shall have the meaning set forth in Article V.
“Construction Plans” means plans, drawings, specifications and related documents, and
construction schedules for the construction of the Project, together with all supplements, amendments or
corrections, submitted by the Developer and approved by the City in accordance with this Agreement.
“Developer” shall mean Goddard Destination Development, Inc., a Kansas corporation, and its
successors and assigns.
“Developer Project” shall have the meaning set forth in Article III.
“Developer Project Costs” shall have the meaning set forth in Article III.
“East Parcel Developer” shall have the meaning set forth in Article III.
“East Parcel” shall have the meaning set forth in Article III.
“Event of Default” means any event or occurrence as defined in Article V.
“Governing Body” shall have the meaning set forth in Recital A.
“Governmental Approvals” means all plat approvals, re-zoning or other zoning changes, site
plan approvals, conditional use permits, variances, building permits, architectural review or other
subdivision, zoning or similar approvals required for the implementation of the Project and consistent
with the Project Plan, the Concept Plan and this Agreement.
“Hotel Project” means the hotel to be constructed as part of Phase I, consisting of a not less than
150 room all suites hotel with a hotel flag approved by the City.
“Infrastructure Improvements” shall have the meaning set forth in Article III.
“Parties” means the City and the Developer (with each referred to individually as a “Party”).
“Permitted Subsequent Approvals” shall mean the building permits and other Governmental
Approvals customarily obtained prior to construction which have not been obtained on the date that this
Agreement is executed, which the City or other governmental entity has not yet determined to grant.
“Permitted Transfer” shall have the meaning set forth in Article VI.
“Phase I” shall have the meaning set forth in Section 3.01.
2

“Phase I STAR Bond Uses” shall have the meaning set forth in Article III.
“Project” shall have the meaning set forth in Recital C.
“Project Plan” shall have the meaning set forth in Recital C.
“Qualified Institutional Buyer” shall mean a “qualified institutional buyer” within the meaning
of Rule 144A promulgated under the Securities Act of 1933, as amended.
“Secretary” shall have the meaning set forth in Recital B.
“STAR Bonds” shall have the meaning set forth in Article V.
“STAR Bond Act” shall have the meaning set forth in Recital A.
“STAR Bond District” shall have the meaning set forth in Recital A.
“STAR Bond Fund” shall have the meaning set forth in Article V.
“STAR Bond Proceeds” shall have the meaning set forth in Article V.
“STAR Bond Revenues” shall have the meaning set forth in Article V.
“STAR Bond Revenue Fund” shall have the meaning set forth in Article III.
“State” means the State of Kansas.
“Underwriter” means Oppenheimer & Co.
Section 1.02
Rules of Construction. For all purposes of this Agreement, except as otherwise
expressly provided or unless the context otherwise requires, the following rules of construction apply in
construing the provisions of this Agreement:
1.

The terms defined in this Section include the plural as well as the singular.

2.
All accounting terms not otherwise defined herein shall have the meanings
assigned to them, and all computations herein provided for shall be made, in accordance with
generally accepted accounting principles.
3.
All references herein to “generally accepted accounting principles” refer to such
principles in effect on the date of the determination, certification, computation or other action to be
taken hereunder using or involving such terms.
4.
All references in this instrument to designated “Sections” and other subdivisions
are to the designated Sections and other subdivisions of this instrument as originally executed.
5.
The words “herein,” “hereof” and “hereunder” and other words of similar import
refer to this Agreement as a whole and not to any particular Section or other subdivision.
6.
The Section headings herein are for convenience only and shall not affect the
construction hereof.
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ARTICLE II
REPRESENTATIONS AND WARRANTIES

Section 2.01
Representations of City. The City makes the following representations and
warranties, which are true and correct on the date hereof, to the best of the City’s knowledge:
A.
Due Authority. The City has full constitutional and lawful right, power and authority,
under current applicable law, to execute and deliver and perform the terms and obligations of this
Agreement, and this Agreement has been duly and validly authorized and approved by all necessary City
proceedings, findings and actions. Accordingly, this Agreement constitutes the legal valid and binding
obligation of the City, enforceable in accordance with its terms.
B.
No Defaults or Violation of Law. The execution and delivery of this Agreement, the
consummation of the transactions contemplated hereby, and the fulfillment of the terms and conditions
hereof do not and will not conflict with or result in a breach of any of the terms or conditions of any
agreement or instrument to which it is now a party, and do not and will not constitute a default under any
of the foregoing.
C.
No Litigation. There is no litigation, proceeding or investigation pending or, to the
knowledge of the City, threatened against the City with respect to the Project Plan or this Agreement. In
addition, no litigation, proceeding or investigation is pending or, to the knowledge of the City, threatened
against the City seeking to restrain, enjoin or in any way limit the approval or issuance and delivery of
this Agreement or which would in any manner challenge or adversely affect the existence or powers of
the City to enter into and carry out the transactions described in or contemplated by the execution,
delivery, validity or performance by the City of the terms and provisions of this Agreement.
D.
Governmental or Corporate Consents. No consent or approval is required to be obtained
from, and no action need be taken by, or document filed with, any governmental body or corporate entity
in connection with the execution and delivery by the City of this Agreement.
E.
No Default. No default or Event of Default has occurred and is continuing, and no event
has occurred and is continuing which with the lapse of time or the giving of notice, or both, would
constitute a default or an event of default in any material respect on the part of the City under this
Agreement.
Section 2.02
Representations of the Developer. The Developer makes the following
representations and warranties, which are true and correct on the date hereof, to the best of the
Developer’s knowledge:
A.
Due Authority. The Developer has all necessary power and authority to execute and
deliver and perform the terms and obligations of this Agreement and to execute and deliver the documents
required of the Developer herein, and such execution and delivery has been duly and validly authorized
and approved by all necessary proceedings. Accordingly, this Agreement constitutes the legal valid and
binding obligation of the Developer, enforceable in accordance with its terms.
B.
No Defaults or Violation of Law. The execution and delivery of this Agreement, the
consummation of the transactions contemplated hereby, and the fulfillment of the terms and conditions
hereof do not and will not conflict with or result in a breach of any of the terms or conditions of any
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corporate or organizational restriction or of any agreement or instrument to which it is now a party, and
do not and will not constitute a default under any of the foregoing.
C.
No Litigation. No litigation, proceeding or investigation is pending or, to the knowledge
of the Developer, threatened against the Project, the Developer or any officer, director or shareholder of
the Developer. In addition, no litigation, proceeding or investigation is pending or, to the knowledge of
the Developer, threatened against the Developer seeking to restrain, enjoin or in any way limit the
approval or issuance and delivery of this Agreement or which would in any manner challenge or
adversely affect the existence or powers of the Developer to enter into and carry out the transactions
described in or contemplated by the execution, delivery, validity or performance by the Developer, of the
terms and provisions of this Agreement.
D.
No Material Change. (1) The Developer has not incurred any material liabilities or
entered into any material transactions other than in the ordinary course of business except for the
transactions contemplated by this Agreement and (2) there has been no material adverse change in the
business, financial position, prospects or results of operations of the Developer, which could affect the
Developer’s ability to perform its obligations pursuant to this Agreement from that shown in the financial
information provided by the Developer to the City prior to the execution of this Agreement.
E.
Governmental or Corporate Consents. No consent or approval is required to be obtained
from, and no action need be taken by, or document filed with, any governmental body or corporate entity
in connection with the execution, delivery and performance by the Developer of this Agreement, other
than Permitted Subsequent Approvals.
F.
No Default. No default or Event of Default has occurred and is continuing, and no event
has occurred and is continuing which with the lapse of time or the giving of notice, or both, would
constitute a default or an event of default in any material respect on the part of the Developer under this
Agreement, or any other material agreement or material instrument to which the Developer is a party or
by which the Developer is or may be bound.
G.
Approvals. Except for Permitted Subsequent Approvals and as otherwise required by this
Agreement, the Developer has received and is in good standing with respect to all certificates, licenses,
inspections, franchises, consents, immunities, permits, authorizations and approvals, governmental or
otherwise, necessary to conduct and to continue to conduct its business as heretofore conducted by it and
to own or lease and operate its properties as now owned or leased by it. Except for Permitted Subsequent
Approvals, the Developer has obtained all certificates, licenses, inspections, franchises, consents,
immunities, permits, authorizations and approvals, governmental or otherwise, necessary to acquire,
construct, equip, operate and maintain the Project. The Developer reasonably believes that all such
certificates, licenses, consents, permits, authorizations or approvals which have not yet been obtained will
be obtained in due course.
H.
Construction Permits. Except for Permitted Subsequent Approvals, all governmental
permits and licenses required by applicable law to construct, occupy and operate the Project have been
issued and are in full force and effect or, if the present stage of development does not allow such issuance,
the Developer reasonably believes, after due inquiry of the appropriate governmental officials, that such
permits and licenses will be issued in a timely manner in order to permit the Project to be constructed.
I.
Compliance with Laws. The Developer is in compliance with all valid laws, ordinances,
orders, decrees, decisions, rules, regulations and requirements of every duly constituted governmental
authority, commission and court applicable to any of its affairs, business, operations as contemplated by
this Agreement.
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J.
Other Disclosures. The information furnished to the City by the Developer in connection
with the matters covered in this Agreement are true and correct and do not contain any untrue statement
of any material fact and do not omit to state any material fact required to be stated therein or necessary to
make any statement made therein, in the light of the circumstances under which it was made, not
misleading.
Section 2.03
Conditions to the Effective Date of this Agreement . Contemporaneously with
the execution of this Agreement, and as a precondition to the effectiveness of this Agreement, the
Developer shall submit the following documents to the City:
A.
A copy of the Developer’s Articles of Incorporation and a good standing certificate, each
certified by the Secretary of State of the State of Kansas;
B.

A certified copy of the By-laws of the Developer;

C.

A list of each shareholder of the Developer and their percentage ownership;

D.
A legal opinion from counsel to the Developer in form and substance acceptable to the
City covering: (i) the due organization of the Developer and the power and authority of the Developer to
execute this Agreement, and (ii) the enforceability of this Agreement against the Developer; and
E.
A title commitment for the area within the STAR Bond District owned or to be owned by
the Developer.

ARTICLE III
DEVELOPMENT OF THE PROJECT
Section 3.01
Scope of the Project. The work to be undertaken in the first phase of the Project
Plan shall include the construction of (i) the Phase I, which is proposed to include an indoor aquatic
center of not less than 60, 000 square feet consisting of a 50 meter competition pool with 1,200 spectator
seats, a 50 meter warm-up pool, an integrated diving well for competitive and exhibition spring board and
platform diving events, locker and changing facilities, retail shop, leadership training facilities, media
support facilities, not less than four (4) outdoor baseball/softball fields, and the Hotel Project; (ii) pad
sites for commercial development; and (iii) the construction of all public and private infrastructure (the
“Infrastructure Improvements”) required in the Developer’s discretion to facilitate the Project
(collectively, the “Developer Project,” and from time to time referred to as “Phase I”). In one or more
future phases, additional commercial development proposed to consist of approximately 343,500 square
feet will be undertaken on property located within the STAR Bond District adjacent to the Developer
Project (the “East Parcel”). Additional commercial development or destination attractions may also be
undertaken on property owned or controlled by the Developer subject to the Project Plan as users and
tenants are identified. The Developer and the developer of the East Parcel (the “East Parcel Developer”)
have consulted with one another in regard to their proposed development of their respective components
of the Project; provided, however, the City acknowledges that the East Parcel Developer is not a party to
this Agreement and that the Developer has no control over the development of the East Parcel. A
Concept Plan outlining the proposed development to occur under the Project Plan is attached hereto as
Exhibit G.
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Section 3.02
Construction of the Developer Project. The Developer hereby agrees to construct
the Developer Project in a manner generally consistent with the Project Plan, a copy of which is included
within Exhibit D and otherwise subject to the provisions of this Agreement. The Parties acknowledge
that the Developer’s responsibilities hereunder may be undertaken by affiliates of the Developer or third
parties with whom the Developer contracts with the prior approval of the Governing Body. The Parties
further acknowledge that the nature and size of the improvements constructed within the Developer
Project may deviate from those provided herein to the extent they remain reasonably consistent with the
commercial nature of the uses contemplated under the Project Plan. The City shall diligently review and
approve all planning, zoning, and platting approvals necessary to facilitate the Developer Project, and the
Developer shall construct the Developer Project in a manner consist with any such approvals.
Section 3.03
Master Developer. For a period of five (5) years after the date of this Agreement,
the Developer shall be deemed “Master Developer” for the Project. With this designation, the City
hereby agrees to: (i) reasonably cooperate with the Developer to facilitate construction of any
improvements to be undertaken by the Developer within the Project, including expeditiously considering
and approving any rezoning, plans, plats or other items required to facilitate the Project (subject to the
discretion of any agency or body of the City that maintains legal authority over any such action); (ii)
reasonably consult with the Developer in regard to any proposals for development to be undertaken by
third-parties within the Project; and (iii) consult with the Developer regarding any proposals to amend the
Project Plan, Bond Documents, or use of the STAR Bond Revenues or STAR Bond Fund.
Section 3.04
Development Schedule. The Parties hereby agree that the construction of the
Developer Project, subject to circumstances set forth in Section 8.07(1), shall be undertaken in
accordance with the following schedule:
1.
Construction of the Infrastructure Improvements shall commence no later than
January 1, 2015 and shall be completed no later than January 1, 2016.
2.
Construction of Phase I shall commence no later than January 1, 2016 and shall
be completed no later than January 1, 2017.
3.
Construction of all other components of the Project that are not part of Phase I
may be undertaken at the Developer’s discretion.
The Parties further acknowledge that these dates are tentative and may require modification based
on market conditions, ability to secure tenants, or other causes beyond the control of the Developer. In
such instances, the Governing Body may in its sole discretion, upon written request of the Developer,
approve modifications to this development schedule.
The Developer shall commence construction of the Project in good and workmanlike manner in
accordance with the terms of this Agreement. The Developer shall cause their respective portions of the
Project to be completed with due diligence. Upon reasonable advance notice, the Developer shall meet
with the City to review and discuss the design and construction of their respective portions of the Project
in order to enable the City to monitor the status of construction and to determine that their respective
portions of the Project is being performed and completed in accordance with this Agreement.
Section 3.05
Standards for Improvements. Any improvements completed by the Developer
shall be in conformance with approved plans for such improvements, City building codes, City
ordinances and all other applicable rules and regulations. Before commencement of construction or
development of any buildings, structures or other work or improvement, the Developer shall obtain any
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and all permits which may be required by the City and any other governmental agency having jurisdiction
as to such construction, development or work.
Section 3.06
Public Infrastructure. The City hereby acknowledges that the STAR Bonds shall
be deemed as security for the completion of any public components of the Infrastructure Improvements
and that no additional security (except for statutory bonds of a contractor) shall be required from the
Developer for completion of such public Infrastructure Improvements.
Section 3.07
the Project Budget.
Section3.08

Project Budget. The Project shall be constructed substantially in accordance with

Project Zoning, Planning, Platting and Construction.

A.
Conformance with Project Plan. The Project shall be developed, and the Project
constructed, in accordance with this Agreement and the Project Plan submitted by the Developer and
approved by the City. No “substantial changes,” as defined in the Act, shall be made to the Project,
except as may be mutually agreed upon, in writing, between the Developer and the City, it being the
intent of the Parties that the layout and size of particular buildings, parking facilities and private drives
will likely change through the planning, zoning and marketing process. Any “substantial changes” shall
be made only in accordance with the Act.
B. Zoning, Planning and Platting. The City agrees to consider and act on any zoning, planning
and platting applications by the Developer in due course and good faith.
C. Construction Plans. The Developer, as to their respective portions of the Project, shall submit
Construction Plans for the Project for review and approval pursuant to the unified building code.
Construction Plans may be submitted in phases or stages. The Construction Plans shall be in sufficient
completeness and detail to show that construction will be in conformance with the Project Plan and this
Agreement. The Developer, as to their respective portions of the Project, agree that all construction,
improvement, equipping, and installation work on the Project shall be done in accordance with the
Construction Plans, the Concept Plan, the Project Plan, and this Agreement.
D. Construction Permits and Approvals. Before commencement of construction or development
of any buildings, structures or other work or improvements, the Developer, as to their respective portions
of the Project, shall, at its own expense, secure or cause to be secured any and all permits and approvals
which may be required by the City and any other governmental agency having jurisdiction as to such
construction, development or work. Such permits and approvals may be obtained by Developer in phases
corresponding to particular stages of construction. The City shall cooperate with and provide all usual
assistance to the Developer, as to their respective portions of the Project, in securing these permits and
approvals, and shall diligently process, review and consider all such permits and approvals as may be
required by law; except provided that the City shall not be required to issue any such permits or approval
for any portion of the Project not in conformance with the Project Plan or this Agreement.
E. No Waiver. Nothing in this Agreement shall constitute a waiver of the City’s right to
consider and approve or deny Governmental Approvals pursuant to the City’s regulatory authority as
provided by City’s unified building code and applicable state law. The Developer acknowledges that
satisfaction of certain conditions contained in this Agreement require the reasonable exercise of the City's
discretionary zoning authority by the City’s Governing Body in accordance with City’s zoning ordinance
and unified building code and applicable state law.

8

Section 3.9
Rights of Access. Representatives of the City shall have the right of access to the
Project, without charges or fees, at normal construction hours during the period of construction, for the
purpose of ensuring compliance with this Agreement, including, but not limited to, the inspection of the
work being performed in constructing, renovating, improving, equipping, repairing and installing the
project, so long as they comply with all safety rules. Except in case of emergency, prior to any such
access, such representatives of the City will check in with the on-site manager. Such representatives of
the City shall carry proper identification, shall insure their own safety, assuming the risk of injury, and
shall not interfere with the construction activity.
Section 3.10
Certificates of Full Completion. Promptly after completion of the Developer
Project in accordance with the provisions of this Agreement, the Developer may submit a Certificate of
Full Completion to the City. Full Completion shall mean that the Developer or its successor or assigns
shall have been granted a certificate of occupancy by the City building official and shall have completed
all work as required by this Agreement with respect to the Developer Project. The Certificate of Full
Completion shall be in substantially the form attached as Exhibit I. The City shall, within ten (10) days
following delivery of the Certificate of Full Completion, carry out such inspections as it deems necessary
to verify to its reasonable satisfaction the accuracy of the certifications contained in the Certificate of Full
Completion. The City’s execution of the Certificate of Full Completion shall constitute evidence of the
satisfaction of the Developer’s agreements and covenants to construct the Developer Project.
Section 3.11
Dedication of Right-of Way and Easements. Developer agrees to dedicate to the
City without any charge or cost all necessary right-of-way and easements within or adjacent to property
owned by the Developer the STAR Bond District for the construction of any public infrastructure.
ARTICLE IV
INSURANCE AND INDEMNIFICATION
Section 4.01

Insurance.

A.
As used in this Section, “Replacement Value” means an amount sufficient to prevent the
application of any co-insurance contribution on any loss but in no event less than 100% of the actual
replacement cost of the aquatic center and Hotel Project within the Developer Project, including
additional administrative or managerial costs that may be incurred to effect the repairs or reconstruction,
but excluding costs of excavation, foundation and footings.
B.
The Developer shall comply with the insurance requirements set forth in this Section
unless the Developer requests approval of substitute insurance requirements, based on insurance required
by one or more lenders to Developer, and the City approves such request in writing. The Developer shall
keep the Project continuously insured against such risks and in such amounts, with such deductible
provisions as are customary in connection with the operation of facilities of the type and size comparable
to the Project. The Developer, at the Developer’s sole expense, shall carry and maintain or cause to be
carried and maintained, and pay or cause to be paid in a timely manner the premiums for at least the
following insurance with respect to the Project (unless the requirement therefore shall be waived by the
Trustee, if any, and the City in writing):
1.
Builder’s completed value risk insurance and, on and after the completion date of
the Project, property insurance, in each case (a) providing coverage during the construction of the
Project for financial losses of the Project Developer relating to continuing expenses, caused by
property damage during the construction of the Project, (b) providing coverage (including
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increased costs from changes in building laws, demolition costs and replacement cost coverage)
for those risks which is equal or broader than that currently covered by an all–risk policy covering
all improvements, fixtures and equipment in the Project, (c) containing an agreed amount
endorsement with a waiver of all co-insurance provisions, (d) providing for no deductible in
excess of $500,000 (as increased each year by the increase in the CPI, if any, for the preceding
calendar year) for all such insurance coverage, and (e) covering, without limitation, loss,
including, but not limited to, the following:
(a)
(b)
(c)
(d)
(e)
(f)
(g)

fire,
extended coverage perils,
vandalism and malicious mischief,
water damage,
debris removal,
collapse, and
comprehensive boiler and machinery insurance,

in each case on a replacement cost basis in an amount equal to the Project’s Replacement Value;
and
2.
Commercial general liability insurance providing coverage for those liabilities
which is equal or broader than that currently covered by a CGL policy (a standard ISO CGL
form), including at least the following hazards: (a) premises and operations; (b) products and
completed operations; (c) independent contractors; and (d) blanket contractual liability for all
legal contracts; such insurance (x) to be on an “occurrence” form with a combined limit of not
less than $2,000,000 in the aggregate and $1,000,000 per occurrence, and (y) with excess
coverage of not less than Replacement Value;
3.
Section 4.02

Workers’ compensation insurance, with statutorily required coverage.
Indemnification of City.

A.
Developer agrees to indemnify and hold the City, its employees, agents and independent
contractors and consultants (collectively, the “City Indemnified Parties”) harmless from and against any
and all suits, claims, costs of defense, damages, injuries, liabilities, judgments, costs and/or expenses,
including court costs and reasonable attorneys’ fees, resulting from, arising out of, or in any way
connected with:
1.
the Developer’s actions and undertaking in implementation of the Project Plan or
this Agreement;
2.
the negligence or willful misconduct of Developer, its employees, agents or
independent contractors and consultants in connection with the management, design,
development, redevelopment and construction of the Project; and
3.
any delay or expense resulting from any litigation filed against the Developer by
any member or shareholder of the Developer, any prospective investor, prospective partner or
joint venture partner, lender, co-proposer, architect, contractor, consultant or other vendor.
This section shall not apply to willful misconduct or negligence of the City or its officers, employees or
agents. This section includes, but is not limited to, any repair, cleanup, remediation, detoxification, or
preparation and implementation of any removal, remediation, response, closure or other plan (regardless
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of whether undertaken due to governmental action) concerning any hazardous substance or hazardous
wastes including petroleum and its fractions as defined in (i) the Comprehensive Environmental
Response, Compensation and Liability Act (“CERCLA”; 42 U.S.C. Section 9601, et seq.), (ii) the
Resource Conservation and Recovery Act (“RCRA”; 42 U.S.C. Section 6901 et seq.) and (iii) Article 34,
Chapter 65, K.S.A. and all amendments thereto, at any place where Developer owns or has control of real
property pursuant to any of Developer’s activities under this Agreement. The foregoing indemnity is
intended to operate as an agreement pursuant to Section 107 (e) of CERCLA to assure, protect, hold
harmless and indemnify City from liability.

ARTICLE V
PROJECT FINANCING
Section 5.01
Sources of Funding. The Parties contemplate that the costs of the Developer
Project (the “Project Costs”) may be financed by the following sources of funds, subject to the terms of
this Agreement: (i) costs incurred and financed by the Developer with private debt and equity, or other
public incentives, if any, (ii) STAR Bonds issued by the City in accordance with the Project Plan and the
STAR Bond Act that provide net bond proceeds of up to $25,400,000, and (iii) City funds (the “City
Contribution”) in the amount of $1,250,000 to pay a portion of the costs of the Infrastructure
Improvements that are Phase I STAR Bond Uses (defined below).
Section 5.02
Developer Project Budget. A budget of the projected Developer Project Costs is
attached hereto as Exhibit E (the “Budget”). The column entitled “Phase I STAR Bond Eligible” reflects
the portion of Project Costs that are eligible to be financed with the STAR Bonds pursuant to the STAR
Bond Act (with such costs hereafter referred to as “Phase I STAR Bond Uses”). The column entitled
“Phase I STAR Bond Uses” reflects the Phase I STAR Bond Uses that are presently anticipated to be
funded with the STAR Bonds.
Section 5.03
STAR Bonds. The Parties shall mutually cooperate to obtain the authorization of
the Secretary to issues STAR Bonds in the amount of the Secretary has approved the issuance of STAR
Bonds in the amount of $25,400,000 in net bond proceeds for the Developer Project (the “STAR
Bonds”). The City is currently pursuing, and shall continue to diligently pursue, all necessary approvals
for the Governing Body and the Developer is pursuing a purchaser for the STAR Bonds in accordance
with Section 6.05. The City shall cooperate with the Underwriter in the process of underwriting the
STAR Bonds to utilize commercially reasonable underwriting standards to issue the STAR Bonds in a
single bond issuance. In the event that it is deemed necessary under commercially reasonable
underwriting standards to issue STAR Bonds in more than one series, the City agrees that it shall
diligently pursue such issues until the full amount of the STAR Bonds has been funded for the Developer
Project. Upon the issuance of the STAR Bonds, the proceeds of the sale of the STAR Bonds (the “STAR
Bond Proceeds”) shall be deposited into a bond fund (the “STAR Bond Fund”) governed by the Bond
Documents (defined below), the proceeds of which may be utilized only for items deemed Phase I STAR
Bond Uses pursuant to the STAR Bond Act and listed in Exhibit E as “Phase I STAR Bond Uses”. The
priority of uses of the STAR Bonds shall be as follows:
(1)
First, the Developer may utilize the STAR Bond Proceeds to acquire any real property
necessary to facilitate the Developer Project.
(2)
Second, the Developer may utilize STAR Bond Proceeds to construct the Infrastructure
Improvements.
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(3)

Third, the Developer may utilize the STAR Bond Proceeds to construct the balance of

Phase I.
(4)
After Phase I has been completed and Exhibit I for Phase I has been filed by the
Developer with the City, the balance of the STAR Bond Proceeds may be utilized by the Developer for
any other Phase I STAR Bond Uses with the prior written approval of the City Representative and
Secretary of Commerce.
Section 5.04
Phase I STAR Bond Uses. The City acknowledges that the items included in the
“Phase I STAR Bond Uses” column of the Project Budget are only estimates at this time and that the
STAR Bonds may be used by the Developer to finance any Phase I STAR Bond Uses with the written
consent of the City Representative. Notwithstanding the foregoing, the Parties hereby agree that the
reimbursement of any particular line item stated in the “Phase I STAR Bond Uses” column not exceeding
125% of the amount stated therein shall be deemed reasonable. No third-party, other than the Developer,
shall be entitled to use or direct the use of the STAR Bond Proceeds.
Section 5.05
Source of STAR Bond Payments. The STAR Bonds shall be paid and amortized
with: (i) incremental State and local sales and use taxes imposed pursuant to K.S.A. 12-187 et seq., 793601 et seq. and 79-3701 et seq. and collected within the STAR Bond District each and every year for a
period of twenty (20) years from the approval of the Project Plan, (ii) all revenues generated from the
CID, and (iii) the transient guest tax revenues of the City generated within the STAR Bond District
(collectively, the “STAR Bond Revenues”). The STAR Bond Revenues shall be measured against the
State and local sales and use taxes from a base year which is twelve (12) months immediately prior to the
month in which the STAR Bond District was established in accordance with the STAR Bond Act. For a
period of twenty (20) years from the approval of the Project Plan, the City shall cooperate with the State
of Kansas and the bond trustee mutually agreeable to the Parties selected to serve in regard to the STAR
Bonds (the “Bond Trustee”) to properly allocate the STAR Bond Revenues collected hereunder to pay
and amortize the STAR Bonds, unless such STAR Bonds shall be paid in full and retired prior to the end
of such twenty (20) year period.
The City anticipates that the Governing Body will on May 19, 2014 authorize an election for the
voters of the City to consider approval of a 1% City sales tax to be conducted on August 6, 2014. In the
event the 1% City sales tax is approved at such election, the City agrees that the City sales tax revenues
generated within the STAR Bond District will be committed to pay the principal and interest of the STAR
Bonds.
Section 5.06
STAR Bond Revenue Fund; Disbursements. The City shall collaborate with the
State of Kansas and the Bond Trustee to enter into a STAR Bond District Tax Distribution Agreement.
The STAR Bond Revenues shall be administered by the State of Kansas, the City and Bond Trustee in
accordance with the STAR Bond District Tax Distribution Agreement. The STAR Bond Revenues
received by the Bond Trustee shall be applied as set forth in the Bond Documents.
Section 5.07
City Contribution Fund. Within 90 days of the closing of the STAR Bonds, the
City shall fund into a separate account the City Contribution. The City Contribution may thereafter be
utilized by the City for the payment of the costs of certain Infrastructure Improvements consisting of
street, stormwater and water improvements within Phase I. City will contract for such improvements in
accordance with standard City policies and procedures, but will coordinate with the Developer so that
such improvements are completed in a timely manner for Phase I.
Section 5.08
Community Improvement District. Prior to, or contemporaneously with, the
issuance of any STAR Bond, the Developer will cause a properly executed petition to be filed with the
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City to create a community improvement district under K.S.A. § 12-6a26 et seq. (the “CID Act”)
including all property owned or to be owned by the Developer within the STAR Bond District (the
“CID”). The petition will provide that all property within the CID will be subject to an additional onepercent (1%) sales tax to be levied and collected pursuant to the CID Act for a period of twenty-two (22)
years. The revenues generated from such additional sales tax shall be pledged to pay the debt service on
the STAR Bonds for the period that the STAR Bonds are outstanding.
After the STAR Bonds are no longer outstanding, the sales tax revenues generated from the CID
shall be applies as follows:
1. First, to reimburse the City for the City Contribution plus all interest payments the paid in
connection with issuance of notes and/or bonds to finance the City Contribution.
2. Next, to any costs eligible under the CID Act that were contained in the ordinance approving
the CID and which have been approved by the Governing Body.

ARTICLE VI
STAR BOND ISSUANCE
Section 6.01
Compliance with the STAR Bond Act. The Developer and the City hereby agree
that they will comply with all reasonable requirements including any statutory requirements, associated
with the issuance, sale, purchase and delivery of the STAR Bonds and shall cooperate with one another to
fully effectuate the terms, distributions, payments as detailed herein.
Section 6.02
Certification of Expenditures. Prior to the disbursement of any STAR Bonds, the
Developer shall certify any Phase I STAR Bond Uses for which it intends to utilize STAR Bonds in
accordance with the following:
1.
The Developer shall submit to the City a Certification of Expenditures in the form
attached hereto as Exhibit F setting forth the amount for which reimbursement is sought and an
itemized listing of the related Phase I STAR Bond Uses.
2.
Each Certification of Expenditures shall be accompanied by such bills, contracts,
invoices, and other evidence as the City shall reasonably require to document appropriate payment.
Section 6.03
Reimbursement. The City shall have fifteen (15) calendar days after receipt of
any Certification of Expenditures to review and respond by written notice to the Developer. If the
submitted documentation demonstrates that: (1) the Certification of Expenditures shows payment or
pending payment by the Developer of the Phase I STAR Bond Eligible Uses; (2) the expense was
incurred or will immediately be incurred upon the disbursement of STAR Bonds; (3) the aggregate
amount of Phase ISTAR Bond Eligible Uses theretofore paid pursuant to this Agreement is less than
$25,400,000 and if added to the amount of the Certification of Expenditures, would not exceed
$25,400,000; (4) the Developer is not in material default under this Agreement; and (5) there is no fraud
on the part of the Developer, then the City shall approve the Certification of Expenditures and the
Developer shall be reimbursed from the STAR Bond Proceeds in accordance with the Bond Documents
for the Phase I STAR Bond Eligible Uses pursuant to the terms of this Agreement. If the City reasonably
disapproves of the Certification of Expenditures, the City shall notify the Developer in writing of the
reason for such disapproval within such fifteen (15) day period.
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Section 6.04
STAR Bond Fund. The STAR Bond Fund shall be created and administered by
the City or its designee and will be utilized solely to disburse the STAR Bond Proceeds for Phase I STAR
Bond Uses. The specifics of the issuance and repayment of the STAR Bonds shall be in accordance with
the Bond Documents, to be approved by City ordinance, and in accordance with this Agreement. Upon
issuance of the STAR Bonds, the STAR Bond Proceeds shall be disbursed in accordance with this
Agreement and the Bond Documents to the appropriate Party for the purpose of funding the Phase I
STAR Bond Eligible Uses. The City Contribution will be distributed in accordance with Section 5.07.
Section 6.05
Privately Placed Bonds. The City shall, at the Developer’s request, provide for
the STAR Bonds privately placed and sold to one or more of the following (with the precise number to be
determined in the Developer’s sole discretion): (i) Qualified Institutional Buyers, and/or (ii) the
Developer and/or entities related to or affiliated with the Developer. The restrictions on transfer of such
privately placed STAR Bonds shall be reasonably acceptable to the City. Any purchaser of privately
placed STAR Bonds shall sign a standard investor letter acknowledging the risks of associated with the
STAR Bonds, and the STAR Bonds and such letters shall state that any future transfer of the STAR
Bonds shall be made only to other Qualified Institutional Buyers who also sign such a letter.
Section 6.06
Additional Bond Provisions. Any STAR Bonds issued shall have a CUSIP and
shall be registered at the Depository Trust Company (DTC).
Section 6.07
No Full Faith and Credit Bonds. The Parties agree that the STAR Bonds shall be
special obligation bonds only and shall not be general obligation bonds backed by the full faith and credit
of the City. This provision shall not be read to limit the City’s obligation to fund the City Contribution in
accordance with this Agreement.
ARTICLE VII
USE OF THE STAR BOND DISTRICT
Section 7.01

Tenants and Land Use Restrictions. At all times while this Agreement is in

effect:
A.
Land Use Restrictions. The types of land uses and retailers set forth in Exhibit H hereto
are prohibited within the STAR Bond District, unless approved in writing by the City prior to the
execution of a letter of intent, lease or prior to the sale of land.
B.

Tenant Qualifications and Pre-Approved Tenants.

1.
The Developer will reasonably consult with the City to sell and/or lease property
within the STAR Bond District to retailers, restaurants, and/or destination attractions which are
reasonably acceptable to the City. The Developer shall present a written description of potential
retailers, restaurants, and/or destination attractions to the City within thirty (30) days prior to the
date when the Developer expects to enter into any legal obligation for the sale and/or lease of
property within the STAR Bond District. The City Representative shall respond to the Developer
within fifteen (15) business days of the receipt of any such communication.
If the City
Representative does not respond to Developer within fifteen (15) business days, such nonresponse shall constitute a waiver of any objection to Developer’s proposed sale or lease. The
Developer shall promptly notify the City Representative upon the execution of any such legal
obligation for the sale and/or lease of property within the STAR Bond District. The City
Representative or its designee shall have authority to act on behalf of the City for purposes of
making all determinations required of the City in this Section 7.01(B). The rights and obligations
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of this paragraph shall only be effective for the five (5) year period during which Developer shall
act as Master Developer of the Project, and only for the initial sale, lease, and/or disposition by
Developer. Notwithstanding the foregoing, all fast food and fast casual restaurants that have over
100 locations are deemed approved by the City Representative.
2.
From the date of this Agreement until twenty-four (24) months of the City's
receipt of a Certificate of Full Completion for the Project, the City shall have the absolute right to
refuse any retailer and/or restaurant presented by the Developer in accordance with the provisions
of Section 7.01(B)(1) to the extent that such retailer and/or restaurant is duplicative of any
existing retailer and/or restaurant already located within the City limits or constitutes a relocation
of any retailer and/or restaurant in business in the City.
Section 7.02
Operation of Project. The Project shall comply with all applicable building and
zoning, health, environmental and safety codes and laws and all other applicable laws, rules and
regulations. The Developer shall, at its own expense, secure or cause to be secured any and all permits
which may be required by the City and any other governmental agency having jurisdiction for the
construction and operation of the Developer Project, including but not limited to obtaining all necessary
rental licenses and paying any necessary fees to obtain required permits and licenses.
Section 7.03

Hotel Provisions.

A.
Hotel Project Flag. The Hotel flag for the Hotel Project must be approved in writing by
the City, which approval shall not be unreasonably withheld, conditioned or delayed.
B.
Hotel Project Operations. The initial operator(s) and each subsequent operator(s) of the
Hotel Project must be approved in writing by the City, which approval shall not be unreasonably
withheld, conditioned or delayed. In the event of default under this Agreement by the Developer, which
default results in a change in the operator of the Hotel Project, the Developer shall promptly notify the
City and provide for the City’s written approval of a substitute operator for the operation and management
of the Hotel Project with financial resources and experience satisfactory to the City to ensure the
continued operation of the Hotel Project during the term of this Agreement. The City shall not
unreasonably withhold, condition or delay the approval of such substituted operational entity, so long as
such substituted entity has the financial resources and experience to operate the Hotel Project in a similar
manner as demonstrated to the City.
Section 7.04
Copies of All Leases and Agreements. The City Representative and its duly
authorized designees shall have the right at reasonable times (during business hours), and upon reasonable
notice to inspect copies of all leases, sale contracts and other material agreements between the Developer
and any third party relating to the Project at the principal business office of the Developer, in a manner
that maintains the confidentiality of such leases and agreements.
Section 7.05

Sales Tax Information.

A.
The Developer shall provide the City Representative written notice of all current tenants
located on property owned by the Developer within the STAR Bond District within 10 days of the
opening or closing for business of any such business within the owned by the Developer within the STAR
Bond District, and at all other times upon the written request of the City Representative.
B.
The Developer agrees to make commercially reasonable efforts to cause all assignees,
purchasers, tenants, subtenants or any other entity acquiring property or occupancy rights in the STAR
Bond District to be obligated by written contract (lease agreement or other enforceable document) to
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provide to the City Representative simultaneously with submission to the Kansas Department of Revenue
the monthly sales tax returns for their facilities in the STAR Bond District. The Developer hereby agrees
that each such lease agreement shall provide that the City is an intended third party beneficiary of such
provisions and has a separate and independent right to enforce such provisions directly against such
tenant or purchaser; provided that the failure by the Developer to secure any such obligation in any
written contract entered into by the Developer shall not be deemed and Event of Default.
C.
To the extent it may legally do so, information obtained pursuant to this Section shall be
kept confidential by the City in accordance with K.S.A. 79-3657.
D.
Developer agrees to make commercially reasonable efforts to obtain waivers consenting
to the release by the City of aggregate STAR Bond Revenues generated within the STAR Bond District
from all assignees, purchasers, tenants, subtenants or any other entity acquiring property or occupancy
rights in the STAR Bond District throughout the term of this Agreement contemporaneously with the
acquisition of such property or occupancy rights.
Section 7.06

Taxes, Assessments, Encumbrances and Liens.

A.
So long as the Developer owns real property within the STAR Bond District, the
Developer shall pay when due all real estate taxes and assessments related to such property owned by the
Developer. Nothing herein shall be deemed to prohibit the Developer from contesting the validity or
amounts of any tax, assessment, encumbrance or lien, nor to limit the remedies available to the Developer
in respect thereto. The Developer shall promptly notify the City in writing of a protest of real estate taxes
or valuation of the Developer’s or such other owners’ property within the STAR Bond District.
B.
Developer agrees that no mechanics’ or other liens shall be established or remain against
the Infrastructure Improvements, or the funds in connection with any of the Infrastructure Improvements,
for labor or materials furnished in connection with any acquisition, construction, additions, modifications,
improvements, repairs, renewals or replacements so made. However, the Developer shall not be in
default if mechanics’ or other liens are filed or established and the Developer contests in good faith said
mechanics’ liens and in such event may permit the items so contested to remain undischarged and
unsatisfied during the period of such contest and any appeal therefrom. The Developer hereby agrees and
covenants to indemnify and hold harmless the City in the event any liens are filed against the
Infrastructure Improvements as a result of acts of the Developer, its agents or independent contractors.

ARTICLE XIII
DEFAULTS AND REMEDIES
Section 8.01
Defaults - General. Subject to the extensions of time set forth in Section 8.07,
failure or delay by any Party to perform any material term or provision of this Agreement, after receiving
written notice thereof and failing to cure, as set forth in paragraph B below, constitutes an “Event of
Default” under this Agreement. The Party claiming a default (“Claimant”) shall give written notice of
default to the defaulting Party, specifying the nature of the default.
Section 8.02
Default Proceedings. The Claimant shall not institute proceedings against a
defaulting Party, nor be entitled to damages if the defaulting Party within fourteen (14) days from receipt
of the written notice of default set forth in paragraph A above, commences with due diligence to cure,
correct or remedy such failure or delay and shall complete such cure, correction or remedy within thirty
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(30) days from the date of receipt of such notice; or if such cure, correction or remedy by its nature cannot
be effected within such thirty (30) day period, such cure, correction or remedy is diligently and
continuously prosecuted until completion thereof.
Section 8.03
Remedies on Default. Whenever any Event of Default by the City shall have
occurred and be continuing, subject to applicable cure periods, the Developer may pursue any remedy at
law and in equity, except as provided below. Whenever any Event of Default by the Developer shall have
occurred and be continuing, subject to applicable cure periods, the City may (1) pursue any remedy at law
and in equity, except as provided below, and/or (2) refuse to approve any further Certificates of
Expenditures and make any disbursements until such Event of Default is cured by the Developer.
Notwithstanding any other provision of this Agreement to the contrary, in no event shall the Developer or
the City ever be liable for any punitive, special, incidental, or consequential damages in connection with
this Agreement, or otherwise. For the purposes of this Section, consequential damages shall include, but
not be limited to, lost profits, lost tax revenue, or other similar losses which are not direct out-of-pocket
costs incurred by the non-defaulting Party. Further, specific performance shall not be available to the
City to require the Developer to construct any improvements within the STAR Bond District.
Section 8.04

Legal Actions.

1.
Institution of Legal Actions. Any legal actions related to or arising out of this
Agreement must be instituted in the STAR Bond District Court of Sedgwick County, Kansas or,
if federal jurisdiction exists, in the Federal District Court in the STAR Bond District of Kansas.
2.
Applicable Law. The laws of the State of Kansas shall govern the interpretation
and enforcement of this Agreement.
3.

Acceptance of Service of Process.

(a)
In the event that any legal action is commenced by the Developer
against the City, service of process on the City shall be made by personal service upon
the City Clerk or in such other manner as may be provided by law.
(b)
In the event that any legal action is commenced by the City against the
Developer, service of process on the Developer shall be made by personal service upon
the registered agent of the Developer and shall be valid whether made within or without
the State of Kansas or in such other manner as may be provided by law. In the event the
Developer no longer has a registered agent to serve, the Secretary of State is hereby
irrevocably appointed to accept service for the Developer.
Section 8.05
Rights and Remedies Are Cumulative. Except as otherwise expressly stated in
this Agreement, the rights and remedies of the Parties are cumulative, and the exercise by a Party of one
or more of such rights or remedies shall not preclude the exercise by it, at the same or different times, of
any other rights or remedies for the same default or any other default by the other Party.
Section 8.06
Inaction Not a Waiver of Default. Any failures or delays by a Party in asserting
any of its rights and remedies as to any default shall not operate as a waiver of any default or of any such
rights or remedies, or deprive such Party of its right to institute and maintain any action or proceedings
which it may deem necessary to protect, assert or enforce any such rights or remedies.
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Section 8.07

Enforced Delay; Extension of Times of Performance.

1.
In addition to specific provisions of this Agreement, performance by a Party
hereunder shall not be deemed to be in default, and all performance and other dates specified in
this Agreement shall be extended, where the Party seeking the extension has acted diligently and
delays or defaults are due to delay or default of the other Party, war, insurrection, strikes, lockouts,
riots, floods, earthquakes, fires, casualties, acts of God, acts of the public enemy, epidemics,
market conditions, quarantine restrictions, freight embargoes, lack of transportation, or unusually
severe weather, or any other causes beyond the control or without the fault of the Party claiming
an extension of time to perform.
2.
Times of performance under this Agreement may also be extended in writing by
the mutual agreement of the City and the Developer.

ARTICLE IX
ASSIGNMENT; TRANSFER
Section 9.01
Assignment and Transfer. The Developer shall not assign or transfer all of its
rights or duties under this Agreement without the prior written approval of the City (which will not be
unreasonably withheld) except for (i) assignments, transfers and conveyances of all or substantially all of
Developer’s rights and duties under this Agreement to a subsidiary or affiliate which is owned or
controlled by the Developer or a majority of its principals or any entity owned or controlled, directly or
indirectly, by the Developer or a majority of its principals, or (ii) a collateral assignment of 100% its
rights under this Agreement to a single financial institution as security for a financing of the Project for
financing purposes as permitted by this Agreement (each a “Permitted Transfer”). The Parties hereby
acknowledge that portions of the Developer Project may be transferred to one or more third parties that
intend to develop the transferred property in a manner generally consistent with the Project Plan, and such
transfer shall also be deemed a Permitted Transfer. In the event of a Permitted Transfer, the Developer
shall nonetheless promptly provide advance written notice of the same to the City. Notwithstanding the
foregoing, no tenant or pad site owner of a portion of the Project shall be bound by any obligation of
Developer or any other obligation hereunder solely by virtue of being a tenant or owner of a portion of the
Project; provided, however, that no transferee or owner of Property except that Developer shall be entitled
to any rights whatsoever or claim upon the proceeds of the STAR Bond Proceeds, except as specifically
authorized in writing by the Developer and consented to in writing in advance by the City, which consent
by the City shall not be unreasonably withheld, conditioned, or delayed.
Section 9.02
Corporate Reorganization. Nothing herein shall prohibit (or require City
approval to allow) the Developer from forming additional development or ownership entities to replace or
joint venture with the Developer for the purpose of business and/or income tax planning; provided that
such entity is a subsidiary or affiliate which is owned or controlled by the Developer or a majority of its
principals or any entity owned or controlled, directly or indirectly, by the Developer or a majority of its
principals.
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ARTICLE X
GENERAL PROVISIONS
Section 10.01 Termination of the Project Plan. The City shall not terminate the Project Plan
prior to the expiration of its term as stated herein, except as provided by law, or as requested by the
Developer.
Section 10.02 Amendment. This Agreement, and any exhibits attached hereto, may be
amended only by the mutual written consent of the Parties, upon official action of the City’s governing
body approving said amendment, and by the execution of said amendment by the Parties or their
successors in interest. If any provision, covenant, agreement or portion of this Agreement, or its
application to any person, entity or property, is held invalid, the Parties shall take such reasonable
measures including, but not limited to, reasonable amendment of this Agreement to cure such invalidity
where the invalidity contradicts the clear intent of the Parties in entering into this Agreement.
Section 10.03 Right to Inspect. The Developer agrees that the City, with reasonable advance
notice and during normal business hours, shall have the right and authority to review, inspect, audit, and
copy, from time to time, all of the Developer’s books and records relating to the Phase I STAR Bond
Uses as pertinent to the purposes of this Agreement.
Section 10.04 Right of Access. For the purposes of assuring compliance with this Agreement,
the City Representative shall have the right of access to the STAR Bond District, without charges or fees,
during normal business hours for purposes related to this Agreement, including, but not limited to, the
inspection of the work being performed in constructing any of the Phase I STAR Bond Uses.
Section 10.05 No Other Agreement. Except as otherwise expressly provided herein, this
Agreement and all documents incorporated herein by reference supersede all prior agreements,
negotiations and discussions, both written and oral, relative to the Project and is a full integration of the
agreement of the Parties.
Section 10.06 Severability. If any provision, covenant, agreement or portion of this Agreement,
or its application to any person, entity or property, is held invalid or unenforceable in whole or in part,
this Agreement shall be deemed amended to delete or modify, in whole or in part, if necessary, the invalid
or unenforceable provision or provisions, or portions thereof, and to alter the balance of this Agreement in
order to render the same valid and enforceable. In no such event shall the validity or enforceability of the
remaining valid portions hereof be affected.
Section 10.07 Notice. All notices and requests required pursuant to this Agreement shall be in
writing and shall be sent as follows:
To the Developer:
Goddard Destination Development, Inc.
Attention: Rick Worner
10601 Mission Road
Leawood, KS 66206
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With a copy to:
Korb W. Maxwell
Polsinelli PC
900 West 48th Place, Suite 900
Kansas City, MO 64112
To the City:
City Manager
118 N. Main
P.O. Box 667
Goddard, Kansas 67052
or at such other addresses as the Parties may indicate in writing to the other either by personal
delivery, courier, or by certified mail, return receipt requested, with proof of delivery thereof. Mailed
notices shall be deemed effective on the third day after mailing; all other notices shall be effective when
delivered.
Section 10.08 Time of Essence. Time is of the essence of this Agreement. The Parties will
make every reasonable effort to expedite the subject matters hereof and acknowledge that the successful
performance of this Agreement requires their continued cooperation.
Section 10.09 Agreement Controls. The Parties agree that the Project Plan will be implemented
as agreed in this Agreement. This Agreement specifies the rights, duties and obligations of the City and
Developer with respect to constructing the Project, the payment of Project Costs and all other methods of
implementing the Project Plan. The Parties further agree that this Agreement contains provisions that are
in greater detail than as set forth in the Project Plan and that expand upon the estimated and anticipated
sources and uses of funds to implement the Project Plan. Nothing in this Agreement shall be deemed an
amendment of the Project Plan. Except as otherwise expressly provided herein, this Agreement
supersedes all prior agreements, negotiations and discussions relative to the subject matter hereof and is a
full integration of the agreement of the Parties.
Section 10.10 Required Disclosures. The Developer shall immediately notify the City of the
occurrence of any material event which would cause any of the information furnished to the City by the
Developer in connection with the matters covered in this Agreement to contain any untrue statement of
any material fact or to omit to state any material fact required to be stated therein or necessary to make
any statement made therein, in the light of the circumstances under which it was made, not misleading.
Section 10.11 Tax Implications. The Developer acknowledges and represent that (1) neither the
City nor any of its officials, employees, consultants, attorneys or other agents has provided to the
Developer any advice regarding the federal or state income tax implications or consequences of this
Agreement and the transactions contemplated hereby, and (2) the Developer is relying solely upon its own
tax advisors in this regard.
Section 10.12 Kansas Law. This Agreement shall be governed by and construed in accordance
with the laws of the State of Kansas.
Section 10.13 Counterparts. This Agreement may be executed in several counterparts, each of
which shall be an original and all of which shall constitute but one and the same agreement.
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Section 10.14 Recordation of Agreement. The Parties agree to execute and deliver a
memorandum of this Agreement in proper form for recording in the real property records of Sedgwick
County, Kansas, upon the request of a Party.
Section 10.15 Consent or Approval. Except as otherwise provided in this Agreement,
whenever consent or approval of either Party is required, such consent or approval shall not be
unreasonably withheld.
Section 10.16 Survivorship.
Notwithstanding the termination of this Agreement, the
Developer’s obligations set out in Section II and Sections V C and D shall survive the termination of this
Agreement to the extent that any incident giving rise to a claim, suit, judgment or demand occurred
during the Term hereof.
Section 10.17 Non-liability of Officials, Employees and Agents of the City. No recourse shall
be had for the reimbursement of the Project Costs or for any claim based thereon or upon any
representation, obligation, covenant or agreement contained in this Agreement against any past, present or
future official, officer, employee or agent of the City, under any rule of law or equity, statute or
constitution or by the enforcement of any assessment or penalty or otherwise, and all such liability of any
such officials, officers, employees or agents as such is hereby expressly waived and released as a
condition of and consideration for the execution of this Agreement.
Section 10.18 Incorporation of Exhibits. The Exhibits attached hereto and incorporated herein
by reference are a part of this Agreement to the same extent as if fully set forth herein.
Section 10.19 Cash Basis and Budget Laws. The Parties acknowledge and agree that the ability
of the City to enter into and perform certain financial obligations pursuant to this Agreement are subject
to the K.S.A. 10-1101 et seq. and K.S.A. 79-2935 et seq.

[Signatures on Following Pages]
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DEVELOPER:
Goddard Destination Development, Inc.,
a Kansas corporation

By:
Michael J. Boyd, President

STATE OF KANSAS
COUNTY OF ________________

)
) ss.
)

On this _________ day of April, 2014, before me personally appeared Michael J. Boyd, to me
personally known, who being by me duly sworn did say that he is the President of Goddard Destination
Development, Inc., and that said instrument was signed and delivered on behalf of said corporation and
acknowledged to me that he executed the same as the free act and deed of said corporation.
In Testimony Whereof, I have hereunto set my hand and affixed my official seal the day and year
first above written.

NOTARY PUBLIC
My Commission Expires:

[SEAL]

S-2

Exhibit A – Ordinance No. 736
[See Attached]

Exhibit B – January 16, 2013 Letter from Secretary of Commerce
[See Attached]

Exhibit C – Ordinance No. 755
[See Attached]

(Published in the Times Sentinel on April 24, 2014)
ORDINANCE NO. 755
AN ORDINANCE ADOPTING A STAR BOND PROJECT PLAN
FOR STAR BOND DISTRICT AND APPROVING A
DEVELOPMENT AGREEMENT.
WHEREAS, the City of Goddard, Kansas (the “City”) desires to promote, stimulate and develop the
general and economic welfare of the City and the state of Kansas (the “State”) and to assist in the development
and redevelopment of eligible areas within the City, thereby promoting the general welfare of the citizens of
the State and the City, by authorizing cities and counties to acquire certain property and to issue sales tax and
revenue (STAR) bonds for the financing of STAR bond projects pursuant to the provisions of K.S.A.
12-17,160 et seq., as amended (the “Act”); and
WHEREAS, pursuant to the Act the City is authorized to establish STAR bond project districts
within eligible areas of the City, as said terms are defined in the Act, to approve STAR bond project district
plans for the completion of STAR bond projects within such STAR bond project district, and to finance all or
a portion of STAR bond project costs from state and local sales revenues derived from the STAR bond project
district, other revenues described in the Act, or a combination thereof or from the proceeds of special
obligation tax increment bonds of the City payable from such described revenues; and
WHEREAS, upon the creation of a STAR bond project district pursuant to the Act, the City may
propose to undertake one or more STAR bond projects and shall prepare a STAR bond project plan, which
may be implemented in separate development stages, in consultation with the City’s planning commission;
and
WHEREAS, after a public hearing after notice in accordance with the Act, the City Council of the
City on December 17, 2012, adopted Ordinance No. 736 creating a STAR Bond Project District; and
WHEREAS, the City Council is considering the adoption of t he ST A R Bond Project Plan dated
September 16, 2013 which has been prepared by the City in consultation with the City’s Planning Commission
(the “Original STAR Bond Project Plan”) pursuant to the Act for the STAR Bond District, which Original
STAR Bond Project Plan provides for the redevelopment of the STAR Bond District; and
WHEREAS, on October 1, 2013 the Planning Commission of the City made a finding that the
Original STAR Bond Project Plan is consistent with the intent of the City’s comprehensive plan for the
development of the City; and
WHEREAS, after notice in accordance with the Act the governing body of the City held a public hearing
on the properosed Original STAR Bond Project Plan on November 18, 2013; and
WHEREAS, an amended Goddard Aquatic Center and Sports Complex STAR Bond Financing Plan
dated March 27, 2014 (the “STAR Bond Project Plan”), was filed with the City Clerk; and
WHEREAS, the City and Goddard Destination Develpoment, Inc., a Kansas corporation (the
“Developer”) desire to enter into a Development Agreement for the STAR Bond District and STAR Bond
Project Plan (the “Development Agreement”);
NOW, THEREFORE, BE IT ORDIANED BY THE GOVERNING BODY OF THE CITY
OF GODDARD, KANSAS:
Section 1. The Governing Body of the City hereby adopts the STAR Bond Project Plan in the form
on file with the City Clerk.

Exhibit D – Project Plan

[See Attached]

GODDARD AQUATIC CENTER AND SPORTS COMPLEX
AMENDED STAR BOND FINANCING
PROJECT PLAN
SUBMITTED TO THE GOVERNING BODY OF THE CITY OF GODDARD, KANSAS
PURSUANT TO K.S.A. § 12-17,160 et seq.
March 27, 2014
(Date of Amendment)
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Introduction
Goddard Development Partners, LLC (the “Developer”) hereby submits this Amended STAR Bond
Project Plan (this “Project Plan”), which envisions the construction of a unique destination mixed-use
center located generally at the intersection of North Goddard Road and West Kellogg Drive within the City
of Goddard, Kansas (the “City”) within an approved STAR Bond District (the “Project”). This Project Plan
hereby serves as an amendment to prior versions which were submitted to the City and the Kansas
Secretary of Commerce in July 2013 and August 2013, respectively, and is intended to reflect the current
STAR Bond structure agreed to by all parties for the Project.
The Goddard Aquatic Center & Sports Complex (“GAC”) will serve as the Project’s principal
“destination attraction” featuring an Olympic-style indoor aquatic center, four outdoor baseball/softball
fields, an approximately 150-room full-service hotel and conference center, as well as two pad sites for
future commercial development (collectively, “Phase I”). A concept plan depicting the uses in Phase I of
the Project is attached hereto as Exhibit A. The focus of the GAC will be to attract national youth sporting
events and tournaments and the associated youth-athletic tourism demographic. These components will
serve as the first phase of development within the Project. Future phases may include an estimated
343,500 estimated square feet of retail space, as well as future recreation space, destination attractions,
hotels, or other commercial or mixed-use space. In light of the fact that the most readily definable portion
of the Project is Phase I, this Project Plan will focus largely on the components within that phase.
The unique mix of uses within the Project will create tourism, entertainment, and retail
opportunities not presently available in the City. The Developer’s market analysis indicates that the
Project will attract a very broad and desirable visitor demographic, consisting largely of traveling athletic
organizations and families seeking destination entertainment and shopping. With the significant
associated retail in place, the Project will become a primary driver of the City’s economy. At full buildout, total capital investment is estimated at approximately $130,240,935, with annual sales projected at
approximately $155,000,000, and annual visitation is estimated at 2,129,500 visitors (with approximately
one-third coming from outside the State). It is expected that capital investment and sales figures may
exceed these numbers as additional destination attraction and commercial users are identified. A
feasibility study prepared for the Project indicates that overall visitation may be as high as 3,500,000
annual visitors at full build-out.
Principals of the Developer have substantial experience in developing large-scale commercial
projects, including destination attraction based projects that have previously qualified for STAR Bonds. In
particular, the principals have participated in the development of the Kansas Speedway STAR Bond Project
in Kansas City, Kansas, which includes a national racetrack attraction, a professional soccer stadium, a
professional baseball stadium, and a destination water park, as well as over 1,000,000 square feet of retail
space, several hotels, and numerous large office buildings. Principals of the Developer have also served
as the primary developers of the K-96 STAR Bond Project, which is currently underway in Wichita. That
development similarly focuses on the youth sports market via the Fieldhouse sports complex, which will
be supported by national level retail and restaurants. Outside of these destination attraction projects,
the Developer’s principals have participated in dozens of commercial developments across the Midwest.
The Developer feels that this background makes it particularly well-qualified to bring the unique
development proposed under this Project Plan to fruition.
It is proposed under this Project Plan that the Secretary will approve the issuance of $25,400,000
in net STAR Bond proceeds to be disbursed to the Developer for uses contemplated under this Project
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Plan. The City will commit an additional $1,250,000 to be utilized for other costs associated with the
Project Plan as described herein. The total of all public sources to be received by the Developer for
completion of Phase I is $26,650,000.
The Developer respectfully submits this Project Plan for consideration by the City’s Governing
Body pursuant to the Kansas STAR Bond Financing Act, K.S.A. § 12-17,160 et seq. (the “Act”). At the
completion of the Project, the City, region, and the State of Kansas will have a new and unique destination
experience that will draw visitors on a statewide and regional basis, and, in turn, will create significant
spin-off economic benefits both to the City and the State as a whole.
STAR Bond Project Plan
Pursuant to the Act, municipalities are authorized to utilize STAR Bond Financing for specific
development projects through (1) the creation of a STAR Bond Project District, subject to a finding by the
Secretary of the Department of Commerce (the “Secretary”) that the STAR Bond Project District Plan is
eligible for STAR Bond Financing, and (2) the adoption of a STAR Bond Project Plan that is subsequently
approved by the Secretary.
On December 17, 2012, the City adopted Ordinance No. 736, under which a STAR Bond District
(the “District”) encompassing the Project was created. By letter dated January 16, 2013, the Secretary
deemed the District as an “eligible area” as defined under the Act. Based thereon, the following Project
Plan is submitted for consideration by the City and, ultimately, the Secretary:


A description and map of the project area to be redeveloped;



A reference to the STAR Bond Project District Plan that identifies the project area that is set forth
in the project plan that is being considered;



A detailed description of the buildings and facilities proposed to be constructed or improved;



A summary of the feasibility study done as defined in the Act, and amendments thereto;



The relocation assistance plan;



Documentation indicating that the Project will result in a capital investment in excess of
$50,000,000 and will generate gross annual sales revenue in excess of $50,000,000;



A market impact study establishing that (i) the Project will not have a substantial negative impact
on other businesses in the project market area and (ii) the Project will not cause a default in the
payment of any outstanding special obligation bonds authorized pursuant to the Act; and



Information establishing that the Project will sufficiently promote, stimulate and develop the
general and economic welfare of the State, as determined by the Secretary.
A.

Subject Property

The property subject to this Project Plan consists of approximately 280 acres located generally at
the intersection of North Goddard Road and West Kellogg Drive within the City of Goddard, Kansas. A
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legal description and map of the subject property are attached hereto as Exhibit B and Exhibit C,
respectively.
B.

Established STAR Bond Project District

The proposed STAR Bond Project Area is within an established STAR Bond Project District
approved by the City on December 17, 2012 by adoption of Ordinance No. 736 (the “District”). The District
Plan for the District (the “District Plan”) is as follows:
The buildings and facilities to be constructed or improved in the STAR bond project district
may be described in a general manner as a mixed-use development consisting of some or
all of the following uses: major multi-sport athletic complex, retail uses; restaurant uses;
other general commercial development; hotel uses; residential uses; and associated public
and private infrastructure. The STAR bond project district may consist of multiple STAR
bond project areas as delineated in one or more STAR bond project plans to be approved
for property within the STAR bond project district.
As noted above, the Secretary designated the STAR Bond Project District as an Eligible Area for
STAR Bond Financing. This Project Plan is consistent with the District Plan.
C.

STAR Bond Project Description and Overview

As noted above, the GAC multi-sport athletic complex will be the anchor of Phase I and the Project.
The GAC will feature an Olympic-style indoor aquatic center, an outdoor pool area, four baseball/softball
fields, and an approximately 150-room full-service hotel and conference center, which will be located
adjacent to the aquatic center and sports fields.
The GAC includes a 50 meter competition pool and a 50 meter warm-up pool, as well as an
integrated diving well for competitive and exhibition spring board and platform diving events. In addition
to competition support facilities such as locker and changing rooms, the facility includes: a retail shop,
Competitive Leadership training facilities, and media support functions. The GAC will serve as a 1,200
spectator seat premier athletic venue. It will host youth swimming competitions and events throughout
the year. This unique destination tourism attraction will be a primary draw of visitor activity to the Project.
The GAC concept will be combined with a strong retail base, as well as other possible future
destination attractions. This unique project is expected to work extremely well together to draw the
broadest possible segment of the youth and family tourism market. Beyond the GAC, a particular target
of the Developer will be national retail and restaurant chains, which will complement the tourism draw
associated with the GAC. At completion, the Project will become a key piece of Goddard’s overall
economy and will strengthen the City’s ability to draw visitors from outside of the immediate area.
D.

Summary of Feasibility Study

As stated in the Act, a feasibility study is required to be prepared setting forth the following
information: (i) whether a STAR bond project’s revenue and tax increment revenues and other available
revenues are expected to exceed or be sufficient to pay for the project costs; (ii) the effect, if any, a STAR
bond project will have on any outstanding special obligation bonds payable from certain revenues as
described in the Act; (iii) a statement of how the jobs and taxes obtained from the STAR bond project will
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contribute significantly to the economic development of the state and region; (iv) visitation expectation;
(v) the unique quality of the project; (vi) economic impact study; (vii) market study; (viii) market impact
study; (ix) integration and collaboration with other resources or businesses; (x) the quality of service and
experience provided, as measured against national consumer standards for the specific target market; (xi)
project accountability, measured according to best industry practices; (xii) the expected return on state
and local investment that the project is anticipated to produce (xiii) a statement concerning whether a
portion of the local sales and use taxes are pledged to other uses and are unavailable as revenue for the
STAR bond project; and (xiv) an anticipated principal and interest payment schedule on the bond issue.
Canyon Research Southwest, a qualified third-party consultant that has evaluated numerous
public financing projects across the State of Kansas, prepared the STAR Bond Feasibility Study – Olympic
Park STAR Bond District, dated June 2013 (the “Canyon Study”), a copy of which has been provided to the
City with this Project Plan and is included as Exhibit H. This study analyzed the Project with respect to the
information required to be in the Feasibility Study as described above. This effort included utilization of
Canyon’s experience, expertise, and access to research data regarding the actual design, development,
financing, management and leasing of projects of similar scope and nature.
In addition to the Canyon Study, the substantial experience and knowledge of the Developer and
its consultants in developing similar projects was relied upon in preparing this Project Plan. The findings
of the Canyon Study and the Developer’s internal analysis can be summarized as follows:
1.

Sufficiency of the Project’s Revenues Compared to the Project’s Costs

The Act requires an analysis of whether a project’s revenues are expected to exceed or be
sufficient to pay for the project costs. This requires determining the Project Costs and Eligible Project
Costs and comparing them to the STAR Bond Proceeds expected to be generated within the STAR Bond
Project Area.
a.

Estimated Total Project Costs

The total estimated cost to complete the Project is $130,240,935, with the costs of Phase I
representing an estimated $70,769,126 of that amount (in excess of the $50,000,000 capital investment
requirement). As determined from contract prices, engineering estimates and estimates made by the
Developer, a breakdown of the estimated costs by category is set forth below (a detailed budget is
included as Exhibit D):
Whole Project

Phase I

Hard Costs
Land Acquisition

$

4,000,000

$

Infrastructure

$

12,596,950

$

4,102,750

West Parcel - Hard Construction

$

43,654,813

$

43,654,813

East Parcel - Hard Construction

$

40,000,000

$

8,000,000

Architecture & Engineering

$

6,162,153

$

1,362,153
59,619,716

Subtotal

$

106,413,916

$

Contingency

$

10,641,392

$

5,961,972

Hard Costs Total

$

117,055,307

$

65,581,687

Soft Costs
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2,500,000

Legal & Accounting

$

1,500,000

$

700,000

Sales

$

5,375,000

$

262,500

Miscellaneous Soft Costs

$

5,682,741

$

3,977,918
4,940,418

b.

Subtotal

$

12,557,741

$

Soft Cost Contingency

$

627,887

$

247,021

Soft Costs Total

$

13,185,628

$

5,187,439

TOTAL HARD COSTS

$

117,055,307

$

65,581,687

TOTAL SOFT COSTS

$

13,185,628

$

5,187,439

TOTAL PROJECT COSTS

$

130,240,935

$

70,769,126

Estimated Costs Eligible for Reimbursement

Of the total costs listed above, $35,019,126 qualify under the Act as “Eligible Project Costs,”
meaning that only those costs may be financed using STAR Bond Proceeds. These Eligible Project Costs
are set forth by category and amount below (see detailed summary in Exhibit E). As noted previously,
only $26,650,000 in STAR Bond Eligible Project Costs will be financed pursuant to this Project Plan (with
$25,400,000 coming from the State’s issuance of STAR Bonds and $1,250,000 coming from other City
funds). The figure of $29,831,687 below indicates the estimated components upon which the
$26,650,000 may be used.
Phase I Eligible

Phase I Uses

Hard Costs
Land Acquisition

$

2,500,000

$

Infrastructure

$

4,102,750

$

4,102,750

West Parcel - Hard Construction

$

19,154,813

$

19,154,813

East Parcel - Hard Construction

$

Architecture & Engineering

$

1,362,153

$

1,362,153

-

2,500,000

$

-

Subtotal

$

27,119,716

$

27,119,716

Contingency

$

2,711,972

$

2,711,972

Hard Costs Total

$

29,831,687

$

29,831,687

Soft Costs
Legal & Accounting

$

700,000

$

-

Sales

$

262,500

$

-

Miscellaneous Soft Costs

$

3,977,918

$

-

Subtotal

$

4,940,418

$

-

Soft Cost Contingency

$

247,021

$

-

Soft Costs Total

$

5,187,439

$

-

TOTAL HARD COSTS

$

29,831,687

$

TOTAL SOFT COSTS

$

5,187,439

$

TOTAL PROJECT COSTS

$

35,019,126

$

-542411810.9

29,831,687
29,831,687

c.

Tax Revenues Subject to Capture

Three streams of revenues are subject to being captured under the Act for a STAR Bond project:
(1) State sales tax revenues generated within the Project based on the current sales tax rate of 6.15%; (2)
the City’s own local sales tax or share of any County sales tax generated within the Project, and (3)
transient guest tax revenues generated within the Project. At this time, the City does not levy a sales tax
or a transient guest tax. The City is currently contemplating that a 6% transient guest tax may be adopted,
and to the extent it is adopted, the revenues of such tax generated within the Project shall be committed
to the Project with the approval of the Secretary of Commerce. The share of Sedgwick County sales taxes
that will be dedicated to the STAR Bonds will fluctuate annually.
Thus, for the purposes of revenue projections in this Project Plan, the Developer has utilized the
current 6.15% State sales tax figure, plus the current distribution to the City, which is .0062%, for a total
of 6.1562%. The Secretary will also require the Developer to dedicate the revenues of a 1% additional
sales tax Community Improvement District (which will be considered by the City for approval upon
submittal of a petition by the Developer covering all property owned or controlled by the Developer within
the District) to repay principal and interest on the STAR Bond issuance.
d.

Estimated STAR Bond Revenues

The Developer estimates, after consultation with the City’s Staff, and in consideration of the
Canyon Study and other economic projections in the area, that at full build-out, the Project will produce
an annual retail sales volume of approximately $155,000,000, growing annually by 2%. Thus, assuming
the 6.1562% capture rate noted above, the Project will create annual STAR Bond revenue of $10,022,656
at stabilization (including contributions from transient guest tax and the above-noted Community
Improvement District sales tax). Total gross revenues produced over the 20-year term of the Project are
estimated at $164,763,887, which are subject to underwriting standards to make the STAR Bonds
commercially marketable. The Developer assumed bond underwriting standards of a 6.5% net present
value rate, 125% coverage, and 10% bond issuance costs and capitalized interest and reserves, which
would produce bond proceeds in the amount of $60,729,045. A bond proforma is attached hereto as
Exhibit F.
As noted previously, STAR Bonds will be issued in the amount of $25,400,000 to finance Phase I
of the Project. Phase I sales are estimated at $59,423,608 at stabilization, which will produce total STAR
Bond revenue of $4,049,176 (including contributions from transient guest tax and the above-noted
Community Improvement District sales tax). Using the same underwriting standards noted above, the
gross STAR Bond revenues of $103,787,854 would yield $38,049,171 in net STAR Bond proceeds.
Because only $25,400,000 in net STAR Bonds will be issued, it is anticipated that the bonds will be
repaid in significantly less than 20 years. If only the revenues of Phase I are applied, the bonds are
estimated to be repaid in approximately 10 years. With the addition of the revenue generated from the
balance of the Project, that figure is reduced to approximately 8 years.
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e.

Summary of the STAR Bond Revenues and Project Costs

Based on the Project Plan’s (1) Estimated Project Costs (2) Estimated STAR Bond Proceeds, and
(3) private debt/equity and other financial incentives, the STAR Bond Proceeds are expected to pay for
the Project Costs, as contemplated under the Act, when supplemented by private debt and equity.
Whole Project:
o
o
o
o

Estimated STAR Bond Project Costs - $130,240,935+/Net STAR Bond Proceeds - $25,400,000
City Contribution - $1,250,000
Required Private Debt/Equity - $103,590,934+/-

Phase I Only:
o
o
o
o

Estimated STAR Bond Project Costs - $70,769,126+/Net STAR Bond Proceeds - $25,400,000
City Contribution - $1,250,000
Required Private Debt/Equity - $44,119,126+/2.

Significant Contribution to the Economic Development of the State and Region

The development of the Project will provide significant economic development, tourism, and new
jobs for both the City and the State of Kansas. Economic analyses contained in the Canyon Study reflect
that 318 full-time equivalent jobs will be created in the construction phase, with 528 indirect jobs created
in the construction phase. This will produce annual payroll of $30,000,000 and disposable income of
$21,000,000. Similarly, at full build-out, the Project will employ an estimated 404 full-time equivalent
employees with an annual payroll of $8,600,000.
Visitation to the Project, as discussed in greater detail below, will generate an estimated demand
of 226,400 room nights in the area, which is itself demand sufficient to justify 886 hotel rooms. With only
approximately 150 rooms being constructed in the Project, there will be significant spillover demand
placed upon other area hotels.
In short, the economic impact on the surrounding economy will be substantial.
3.

Projected Visitation

The GAC will serve as the Project’s principal draw for visitors, with youth sports competitors and
their families accounting for the bulk of the visitors. Other primary visitor targets include schools,
educational and youth organizations, and companies seeking unique meeting and conference facilities.
As set forth in the Canyon Study, the Project as a whole is forecast to attract visitors in the following
amounts and categories:
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Attraction
Goddard Aquatic Center & Sports Complex
Hotel and Conference Center
Retail
Total Annual Visitation at Full Build Out

Annual
Visitation
262,500
35,000
1,832,000
2,129,500

Of these visitors, the following summarizes the locations from which they will travel:
o

o

o

Total of 2,129,500 visitors at full build-out of the Project, with the potential to attract as
many as 3,502,000 visitors annually depending on development of currently unplanned 60
acres adjacent to GAC within the Project.
697,540 of the 2,129,500 visitors will come from outside of the State of Kansas
(approximately 33%). If full potential visitation of 3,502,000 is achieved, approximately
1,137,040 would likely come from outside of the State of Kansas.
679,100 of the 2,129,500 visitors will come from outside of 100 miles. If full potential
visitation of 3,502,000 is achieved, approximately 1,091,600 would likely come from outside
of 100 miles.

Phase I components will have a particularly strong draw from outside of 100 miles. The GAC is
estimated to generate 262,500 total visitors, with 105,000, or 40% coming from outside of 100
miles/outside of the State. The associated hotel will generate approximately 35,000 visitors, with 70%, or
24,500 coming from outside of 100 miles/outside of the State.
4.

Impact on Outstanding Special Obligation Bonds

As required by the Act, an evaluation was conducted as to the effect, if any, the Project would
have on any outstanding STAR Bonds. As is identified in the Canyon Study, the K-96 STAR Bond Project in
Wichita will also serve a youth sports market. However, given that the planned attraction for that site
includes only indoor sporting courts (and no swimming facilities), it is anticipated that the two projects
will operate in harmony and will actually serve to boost each other’s visitation by making the area a larger
youth sports destination. Thus, as noted in the Canyon Study, each project has a niche market to which
it caters, and the projects, including this Project, function cohesively to create shared – rather than
competitive – markets. It is anticipated that these projects will serve in a complementary capacity to one
another, and this Project will not create any negative effect on the projects or any associated bonds that
may be outstanding.
5.

Market Study/Market Impact Study

As noted above, the Canyon Study has determined that there will be a significant impact on the
local market, area, and State of Kansas related to the Project. Capital investment is estimated at over
$130,000,000, and the Project is anticipated to create substantial employment and other spin-off
economic benefits that will serve the City for many years to come.
6.

Meetings and Minutes

Upon approval of this Project Plan by the City and prior to transmittal to the Secretary, the City
Clerk will attach the minutes of all City meetings where the Project was discussed as Exhibit G.
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E.

Relocation Plan

The Developer is the contract purchaser to a portion of the Project, and other developers own
other portions of the Project. Any relocation required by this Project Plan will be coordinated and funded
by private arms-length transactions.
F.

Sources and Uses

As discussed in greater detail above, the sources and uses for the Project are as follows:
o
o
o
o

Estimated STAR Bond Project Costs - $130,240,935+/Net STAR Bond Proceeds - $25,400,000
City Contribution - $1,250,000
Required Private Debt/Equity - $103,590,934+/-

Phase I Only:
o
o
o
o

Estimated STAR Bond Project Costs - $70,769,126+/Net STAR Bond Proceeds - $25,400,000
City Contribution - $1,250,000
Required Private Debt/Equity - $44,119,126+/-

Conclusion
Based on the foregoing, the City and Developer hereby submit this Project Plan for public hearing
and due consideration.
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Exhibit D – Estimated Project Costs
Cost Category

Phase I

Land Acquisition
West Parcel
East Parcel
Subtotal:

$

2,500,000

2,500,000

1,500,000

$
$
-

$
$

4,000,000

$

2,500,000

Infrastructure
West Parcel
Grading

$

522,750

$

522,750

Parking

$

1,500,000

$

1,500,000

Fire Lane Paving

$

108,000

$

108,000

Lighting

$

175,000

$

175,000

Sewer

$

104,000

$

104,000

Water

$

91,000

$

91,000

Power

$

240,000

$

240,000

Gas Service

$

12,000

$

12,000

Detention

$

255,000

$

255,000

Sidewalks

$

105,000

$

105,000

Landscaping

$

150,000

$

150,000

Entry Road

$

800,000

$

800,000

Signage

$

40,000

40,000

$

8,494,200

$
$
$
-

$

12,596,950

$

4,102,750

Future West Parcel Infrastructure

TBD

East Parcel
Subtotal:

West Parcel - Hard Construction Costs
Hotel

$

18,500,000

$

18,500,000

Aquatic Center

$

17,804,813

$

17,804,813

Baseball & Softball Fields

$

1,350,000

$

1,350,000

2 Pad Sites

$

6,000,000

$

6,000,000

$

43,654,813

$

43,654,813

Walmart

$

8,000,000

8,000,000

Pad Sites

$

20,000,000

$

12,000,000

$
$
$
-

$

40,000,000

$

8,000,000

$

1,362,153

$
$
-

1,362,153

Future West Parcel Hard Construction

TBD
Subtotal:

TBD

East Parcel - Hard Construction Costs

Miscellaneous Retail
Subtotal:

Architecture & Engineering
West Parcel
Future West Parcel
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TBD

$

4,800,000

$
-

$

6,162,153

$

1,362,153

West Parcel - Legal & Accounting

$

1,000,000

700,000

East Parcel - Legal & Accounting

$

500,000

$
$
-

$

1,500,000

$

700,000

Marketing - West Parcel

$

100,000

$

70,000

Retail Leasing - West Parcel

$

250,000

$

175,000

Travel & Conventions - West Parcel

$

25,000

17,500

$

5,000,000

$
$
-

$

5,375,000

$

262,500

Property Taxes - West Parcel

$

500,000

$

350,000

Admin Overhead - West Parcel

$

500,000

$

350,000

Development Fees (5% of Hard Costs) - West Parcel

$

2,182,741

$

1,527,918

$

2,500,000

$

1,750,000

$

5,682,741

$

3,977,918

East Parcel
Subtotal:

Legal & Accounting

Subtotal:
Sales

Sales - East Parcel
Subtotal:
Miscellaneous Soft Costs

Miscellaneous - East Parcel
Subtotal:

Whole Project

Phase I

Hard Costs
Land Acquisition

$

4,000,000

$

2,500,000

Infrastructure

$

12,596,950

$

4,102,750

West Parcel - Hard Construction

$

43,654,813

$

43,654,813

East Parcel - Hard Construction

$

40,000,000

$

8,000,000

Architecture & Engineering

$

6,162,153

$

1,362,153

Subtotal

$

106,413,916

$

59,619,716

Contingency

$

10,641,392

$

5,961,972

Hard Costs Total

$

117,055,307

$

65,581,687

Legal & Accounting

$

1,500,000

$

700,000

Sales

$

5,375,000

$

262,500

Miscellaneous Soft Costs

$

5,682,741

$

3,977,918

Soft Costs
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Subtotal

$

12,557,741

$

4,940,418

Soft Cost Contingency

$

627,887

$

247,021

Soft Costs Total

$

13,185,628

$

5,187,439

TOTAL HARD COSTS

$

117,055,307

$

65,581,687

TOTAL SOFT COSTS

$

13,185,628

$

5,187,439

TOTAL PROJECT COSTS

$

130,240,935

$

70,769,126

Exhibit E – Estimated Eligible Costs
Phase I STAR Bond
Eligible

Cost Category

Phase I STAR Bond
Uses

Land Acquisition
West Parcel

$

East Parcel

$
Subtotal:

2,500,000

$
-

$

2,500,000

$

2,500,000

$

2,500,000

Infrastructure
West Parcel
Grading

$

522,750

$

522,750

Parking

$

1,500,000

$

1,500,000

Fire Lane Paving

$

108,000

$

108,000

Lighting

$

175,000

$

175,000

Sewer

$

104,000

$

104,000

Water

$

91,000

$

91,000

Power

$

240,000

$

240,000

Gas Service

$

12,000

$

12,000

Detention

$

255,000

$

255,000

Sidewalks

$

105,000

$

105,000

Landscaping

$

150,000

$

150,000

Entry Road

$

800,000

$

800,000

Signage

$

40,000

$

40,000

Future West Parcel Infrastructure

$

-

$

-

$

-

$

-

East Parcel
Subtotal:

$

4,102,750

$

4,102,750

West Parcel - Hard Construction Costs
Hotel

$

Aquatic Center

$

17,804,813

Baseball & Softball Fields

$

1,350,000

2 Pad Sites

$

Future West Parcel Hard Construction

-

$

-

$

17,804,813

$

1,350,000

$

Subtotal:

$

19,154,813

$
$

19,154,813

East Parcel - Hard Construction Costs
Walmart

$

-

$

-

Pad Sites

$

-

$

-

$

-

$

-

$

-

$

-

Miscellaneous Retail
Subtotal:

Architecture & Engineering
West Parcel

$

Future West Parcel

$

East Parcel

$

$

1,362,153

-

$
Subtotal:
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1,362,153
1,362,153

$
$

1,362,153

Legal & Accounting
West Parcel - Legal & Accounting

$

East Parcel - Legal & Accounting

$
Subtotal:

$

700,000
-

$

-

$

-

700,000

Sales
Marketing - West Parcel

$

70,000

$

-

Retail Leasing - West Parcel

$

175,000

$

-

Travel & Conventions - West Parcel

$

-

$

-

Sales - East Parcel

$

-

$

-

Subtotal:

$

262,500

$

-

Property Taxes - West Parcel

$

350,000

$

-

Admin Overhead - West Parcel

$

350,000

$

-

Development Fees (5% of Hard Costs) - West Parcel

$

1,527,918

$

-

Miscellaneous - East Parcel

$

1,750,000

$

-

$

3,977,918

$

-

Miscellaneous Soft Costs

Subtotal:

Phase I Eligible

Phase I Uses

Hard Costs
Land Acquisition

$

2,500,000

$

Infrastructure
West Parcel - Hard Construction

$

4,102,750

$

4,102,750

$

19,154,813

$

19,154,813

East Parcel - Hard Construction

$

Architecture & Engineering

$

1,362,153

$

1,362,153
27,119,716

-

2,500,000

$

-

Subtotal

$

27,119,716

$

Contingency

$

2,711,972

$

2,711,972

Hard Costs Total

$

29,831,687

$

29,831,687

Soft Costs
Legal & Accounting

$

700,000

$

-

Sales

$

262,500

$

-

Miscellaneous Soft Costs

$

3,977,918

$

-

Subtotal

$

4,940,418

$

-

Soft Cost Contingency

$

247,021

$

-

Soft Costs Total

$

5,187,439

$

-

TOTAL HARD COSTS

$

29,831,687

$

TOTAL SOFT COSTS

$

5,187,439

$

TOTAL PROJECT COSTS

$

35,019,126

$

29,831,687
29,831,687

*Note: Actual STAR Bond/City Contribution is $26,650,000, with $25,400,000 in STAR Bonds and $1,250,000 in City
Contribution. Said amounts will be applied to Phase I STAR Bond Uses as noted above up to maximum amount of
$26,650,000.
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Exhibit F – STAR Bond Proforma

Year

Phase I Total
Sales

Phase I STAR
Bond Sales Tax
Revenue

Phase I Transient
Guest Tax
Revenue

Total Phase I
STAR Bond
Revenue

Phase I CID
Revenue

Balance of
Project Sales

Balance of Project
STAR Bond
Revenue

1

$42,085,050

$2,590,840

$0

$0

$2,590,840

$0

$0

2

$50,318,073

$3,097,681

$73,026

$22,209

$3,192,916

$0

$0

3

$59,423,608

$3,658,236

$292,105

$98,835

$4,049,176

$0

$0

4

$62,569,937

$3,851,930

$315,738

$115,436

$4,283,105

$7,825,000

$481,723

5

$64,755,152

$3,986,457

$340,258

$121,980

$4,448,695

$15,650,000

$963,445

6

$66,697,807

$4,106,050

$350,466

$125,640

$4,582,156

$31,300,000

$1,926,891

7

$68,698,741

$4,229,232

$360,980

$129,409

$4,719,621

$46,950,000

$2,890,336

8

$70,759,703

$4,356,109

$371,809

$133,291

$4,861,209

$62,600,000

$3,853,781

9

$72,882,494

$4,486,792

$382,963

$137,290

$5,007,045

$78,250,000

$4,817,227

10

$75,068,969

$4,621,396

$394,452

$141,409

$5,157,257

$79,032,500

$4,865,399

11

$77,321,038

$4,760,038

$406,286

$145,651

$5,311,975

$79,822,825

$4,914,053

12

$79,640,669

$4,902,839

$418,474

$150,021

$5,471,334

$80,621,053

$4,963,193

13

$82,029,890

$5,049,924

$431,029

$154,521

$5,635,474

$81,427,264

$5,012,825

14

$84,490,786

$5,201,422

$443,959

$159,157

$5,804,538

$82,241,536

$5,062,953

15

$87,025,510

$5,357,464

$457,278

$163,932

$5,978,674

$83,063,952

$5,113,583

16

$89,636,275

$5,518,188

$470,997

$168,849

$6,158,034

$83,894,591

$5,164,719

17

$92,325,363

$5,683,734

$485,126

$173,915

$6,342,775

$84,733,537

$5,216,366

18

$95,095,124

$5,854,246

$499,680

$179,132

$6,533,059

$85,580,873

$5,268,530

19

$97,947,978

$6,029,873

$514,671

$184,506

$6,729,050

$86,436,681

$5,321,215

20

$100,886,417

$6,210,770

$530,111

$190,042

$6,930,922

$87,301,048

$93,553,222

$7,539,407

$2,695,225

$103,787,854

$71,210,665

$47,851,873

$3,681,152

$1,313,046

$52,846,071

$31,499,825

TOTALS

$5,374,427

NPV Rate

6.50%

Gross Bonds
Issuance
Costs

125%

$38,281,498

$2,944,922

$1,050,437

$42,276,857

$25,199,860

10%

($3,828,150)

($294,492)

($105,044)

($4,227,686)

($2,519,986)

$34,453,348

$2,650,430

$945,393

$38,049,171

$22,679,874

Net Proceeds

Notes:
(1) STAR Bond Sales Tax Rate is:

6.1562%

(2) Annual Sales Increase:

3%

(3) Assumed Transient Guest Tax

6%

(4) Assumed CID on Aquatic Center + Hotel

1%
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(includes .0062% City share of County Sales Tax)

Exhibit G – Meeting Minutes
To be included after approval of Project Plan.
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EXCERPT OF MINUTES
STAR BOND PROJECT PLAN & DEVELOPMENT AGREEMENT
MINUTES-REGULAR MEETING
CITY OF GODDARD
118 NORTH MAIN, GODDARD, KS
MONDAY, APRIL 21, 2014
The Goddard City Council met in a Regular Session at Goddard City Hall on Monday, April 21, 2014, at
7:00 p.m. with Mayor Gregory presiding. Councilmember Torske provided the invocation. Council
members present were Joe Torske, Larry Zimmerman, Clayton Applegate and Jamey Blubaugh. Council
member Hahn was absent.
Also present were: Brian Silcott, City Administrator; Teri Laymon, City Clerk; Justin Givens, Community
Development Director; Kyler Ludwig, Assistant to City Administrator; Sam Houston, Police Chief; Tylor
Struckman, Public Works Operations Manager; Matt Lawn, City Treasurer; and Harlan Foraker, City
Engineer.
CONSIDER AN ORDINANCE APPROVING A STAR BOND DEVELOPMENT
AGREEMENT AND PROJECT PLAN
Brian Silcott provided a background of establishing the STAR bond District, which was approved by
the Secretary of Commerce on January 16, 2013. Silcott reviewed the first phase of the overall
project, which includes an Olympic swimming complex, four baseball fields, and a 150-room hotel
complete with a conference facility. Silcott said the first phase of the project is estimated to cost $70.8
million, $25.4 million of which will be financed with the STAR Bond Issue, the City will contribute
$1.25 million and the rest will be raised through private equity and investments. Silcott stated the first
phase should bring 400 jobs for construction and an additional indirect job count of over 500. Silcott
reviewed the development schedule and the provisions of the Development Agreement. Silcott said the
Ordinance under consideration adopts the project plan and approves the development agreement. The
proposed ordinance authorizes the Mayor, City Administrator, City Clerk, City Attorney, and City
Bond Counsel to take appropriate actions contained in the STAR Bond Project Plan and development
agreement.
Thereupon, an Ordinance was presented entitled:
AN ORDINANCE ADOPTING A STAR BOND PROJECT PLAN FOR STAR BOND
DISTRICT AND APPROVING A DEVELOPMENT AGREEMENT.

MOTION: Councilmember Torske moved to waive the reading of the ordinance.
Councilmember Applegate seconded the motion. The motion carried unanimously.
MOTION: Councilmember Torske moved to adopt said ordinance. Councilmember
Zimmerman seconded the motion.
Roll Call Vote: Torske-Yes, Zimmerman-Yes, Applegate-Yes, Blubaugh-Yes
Thereupon, the Mayor declared said Ordinance duly passed and the Ordinance was then duly numbered
Ordinance 755. The Ordinance was signed and approved by the Mayor and attested by the Clerk and the
Ordinance or a summary thereof was directed to be published one time in the official newspaper of the
City.
1

Exhibit H – Canyon Study

42411810.9

STAR BOND FEASIBILITY STUDY
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CANYON RESEARCH SOUTHWEST, INC.
COMMERCIAL REAL ESTATE RESEARCH AND ANALYSIS

March 24, 2014
Korb Maxwell
Polsinelli PC
700 West 47th Street, Suite 1000
Kansas City, MO 64112
Re:

STAR Bond Feasibility Study
Olympic Park STAR Bond District in Goddard, Kansas

Korb;
Sales Tax Revenue (“STAR”) bond financing as authorized by the STAR Bond Financing Act
(House Bill No. 2005 KS 2007) is being sought to assist in funding a portion of the Olympic
Park Project District (“Project”), a planned multi-sport athletic, recreation and retail destination
located at North Goddard Road and West Kellogg Drive in Goddard, Kansas. The Goddard
Aquatic Center & Sports Complex (“GAC”) will serve as the Project’s principal “destination
attraction” featuring an Olympic-style indoor aquatic center, an outdoor pool area, four
baseball/softball fields and a full-service hotel and conference center.
In a letter dated January 13, 2013, the Kansas Department of Commerce indicated the proposed
Olympic Park STAR Bond Project District may be considered a major multi-sport athletic
complex or major commercial entertainment and tourism area and an “eligible area,” for the
purpose of establishing a STAR Bond Project District as contemplated by K.S.A. 12-17,165.
Pursuant to the STAR Bond Financing Act, Canyon Research Southwest, Inc. has prepared the
attached STAR Bond Feasibility Study for the Olympic Park Project District. The study
examines the viability of the planned development as well as evaluates its impact on the Kansas
economy and similar businesses in the project market area, quantifies out-of-state visitation and
evaluates the project’s ability to remain profitable past the term of the STAR bonds.
Upon review of the report, should any questions arise or additional information requested,
contact me directly at (716) 551-0655.
Respectfully submitted,
CANYON RESEARCH SOUTHWEST, INC.

Eric S. Lander, Principal

475 ELLICOTT STREET, SUITE 301 / BUFFALO, NY 14203 / (716) 551-0655
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SUMMARY OF MAJOR FINDINGS
Sales Tax Revenue (“STAR”) bond financing is being sought to assist in funding a portion of the
Olympic Park Project District consisting of a 280-acre site at North Goddard Road and West
Kellogg Drive in Goddard, Kansas (“Project”). The Project is designed as a mixed-use project
featuring a combination of athletic, lodging and retail attractions not currently available in
central Kansas.
As part of the STAR bond application process Canyon Research Southwest, Inc. has prepared the
attached STAR Bond Feasibility Study. The study evaluates the impact of the proposed Project
upon similar businesses in the project market area, quantifies out-of-state visitation, forecasts the
project’s economic impact and evaluates the project’s ability to remain profitable past the term of
the STAR bonds. The report’s major findings are summarized in the text below.

Market Study Conclusions
The Market Study section of the report evaluated the ability of the Project to gain market share
locally, regionally and nationally and the ability of the Project to gain sufficient market share to:
1) remain profitable past the term of repayment and 2) maintain its status as a significant factor
for travel decisions.
The Project is planned for mixed-use development featuring a “destination attraction”, 150-room
hotel and conference center and approximately 343,500 square feet of retail space. The Project’s
principal “destination attraction” will include the Goddard Aquatic Center & Sports Complex.
The Project’s development concept is designed to foster economic growth for the Wichita MSA
by creating a unique destination experience capable of generating increased out-of-town
visitation and expenditures as well as retaining current retail sales “leakage” from local residents.
The Project’s mix of uses and distinct market positioning will create a regional tourism draw by
offering a combination of athletic, hospitality, recreational and retail venues in a single location
not currently available elsewhere within the Midwest. By elevating Goddard’s status as a regional
tourism destination other related businesses and attractions in the region are expected to benefit
from the opportunity to capture retail spending originating from visitors to the Project.
The Goddard Aquatic Center & Sports Complex (“GAC”) will serve as the Project’s cornerstone,
providing multi-sport athletic facilities for swimming, diving, baseball and softball activities. By
incorporating an approximately 150-room full-service hotel and conference center, the GAC is
designed with the specific intention of providing a venue sufficient to host regional and national
athletic tournaments and athlete performance assessment and training. The Developer is
investigating obtaining an official designation from the International Swimming Hall of Fame
(“ISHOF”) for the GAC, making it one of only six facilities in the country with such a
designation. By providing a centralized location with facilities able to accommodate multiple
ongoing tournaments simultaneously, the GAC is anticipated to become a national and regional
destination for competitive athletics. No comparable athletic facility exists in the Midwest,
allowing the GAC to support a primary trade area encompassing a 500+ mile radius.
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The Project’s retail component includes 343,500 square feet of commercial space in the form of
big-box retailers, power center and out lots. The large cluster of freestanding national restaurants
will be unique to the Goddard (and the Wichita) market. Competitive retail market conditions
suggest the opportunity exists for the Project to attract a sufficient number of major and junior
anchors to warrant feasible development of the planned power center. The expected large number
of out-of-town visitors to the Project will also assist in generating on-site retail and restaurant sales
and improve feasible development of the retail components.
To conclude, the Project is a suitable mixed-use development site designed for athletic facilities,
lodging and retail uses. The Project possesses the necessary infrastructure, size, access, visibility,
exposure, trade area demographics and tourism market. Wichita’s art, cultural and entertainment
attractions; out-of-town visitation and limited presence of direct competition provides the
opportunity to attract the necessary businesses and customers to support feasible development. The
critical mass of athletic, shopping and dining attractions unique to the local market will create a
“must see” regional destination catering to local residents and out-of-town visitors. The
clustering of world-class athletic training and competition facilities will allow the GAC and the
balance of the Project to support a primary trade area encompassing a 500+ mile radius. The
expanded primary trade area will produce a positive economic impact on the Wichita MSA and
the State of Kansas by attracting out-of-state visitors and capturing visitor expenditures and
lodging demand.

Market Impact Study Findings
The Market Impact Study addressed the Project’s market positioning and quality; synergy with
area attractions; impact on comparable market area businesses and active STAR bond projects in
the Wichita area; estimated customer/visitor volumes and forecast retail sales at build-out.
Specifically, the Marketing Impact Study focused on these issues:
1.
2.
3.
4.
5.
6.

Project positioning and unique quality;
Project’s synergy with area attractions;
Impact on comparable market area businesses;
Expected draw of tourists from out-of-state and from more than 100 miles away;
Estimate the project’s retail sales at build-out; and
Impact on active STAR bond projects in the Wichita area.

Project Positioning and Unique Quality
The Project Plan features a state-of-the-art multi-sport athletic complex that includes a fullservice hotel and conference center and 343,500 square feet of commercial space designed for
national retailers and restaurants. When fully developed, the Project will function as an athletic,
recreational, shopping and dining experience not currently available in Kansas. Collectively, the
Project components will serve a regional and national market with a principal market area within
a 500-mile radius.
The principal “destination attraction” that will set the Project apart and generate increased outof-town visitation and expenditures to the Wichita area will be the Goddard Aquatic Center &
Sports Complex (“GAC”), a multi-sport athletic venue for swimming, diving, baseball and
Canyon Research Southwest, Inc.
45822886.7

iii

softball activities. The venue will be complimented by a 150-room hotel and conference center
and is designed to meet specifications necessary to be granted an official designation from the
International Swimming Hall of Fame (“ISHOF”). This designation will elevate the status of the
GAC as a premiere multi-sport athletic complex, generating increased demand by athletes for
training and competition. No comparable “all-inclusive” athletic training, educational and
competition venue exists in the Midwest.
The planned commercial space is designed to both compliment and benefit from the Project’s
principal “destination attraction”. The retail component will include a 343,500 square foot
power center supporting a mix of big-box retailers and small shops.
A large cluster of
restaurants is also planned along West Kellogg Drive. The planned retail uses will cater to local
residents, out-of-town visitors to the Project and vehicular traffic along U.S. Highway 54.
To conclude, the Project is positioned as an athletic, recreational, lodging, retail and dining
destination catering primarily to a regional and local market. The Project is designed to
compliment Wichita’s existing art, cultural, recreational and entertainment attractions and will
enhance the region as a tourism destination. The Project Plan assures a cohesive, integrated
development designed to create synergy between land uses and maximize economic activity.
Together, the Project’s uses, concepts and design will generate large visitor volumes, draw outof-town travelers and enhance Goddard’s (and Wichita’s) status as a sports, recreation and
shopping destination.

Synergy with Area Attractions
Much like business clusters, the clustering of destination attractions creates the critical mass
necessary to generate and sustain increased visitation and expenditures. Most tourism clusters
also have strong linkages to other closely related and supporting industries such as
transportation, lodging, retail, food and beverage. Therefore, the larger cluster of attractions a
tourist destination supports the greater the direct and indirect economic benefits.
The Wichita area supports 34, entertainment, cultural, educational and historic attractions that in
2010 collectively drew 2.5 million visitors. Since 2007, annual attendance has increased by
nearly 27 percent. Based on the theory of tourism clusters, the introduction of additional
attractions in the region will generate increased tourism visitation and expenditures.
The Project is designed to capture and generate increased visitation and expenditures through
inclusion of the Goddard Aquatic Center & Sports Complex (“GAC”). By virtue of differing
content and market positioning the Project will compliment and have a synergistic effect on
Wichita’s tourism industry and the heightened out-of-town visitation is expected to translate into
increased attendance at existing entertainment, cultural, educational and historic attractions. As
evident by the 21.6 million annual visitors to the Kansas City MSA, the presence of a large
cluster of art, cultural and entertainment attractions creates a synergistic effect that strengthens
the regional draw, visitation counts, expenditures and visitor’s length of stay.
During 2011, IHS Consulting reported Sedgwick County (Wichita MSA) garnered nearly $1.7
billion in tourism expenditures, or 22.3 percent of the state-wide total. Tourism expenditures in
Sedgwick County included an estimated $482.17 million on shopping; $428.93 million on food;
$333.14 million on transportation $247.94 million on lodging and $197.52 million on entertainment.
iv
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When compared to state-wide tourism expenditures, Sedgwick County lagged in entertainment with
expenditures accounting for just an 11.7 percent market share compared to the state-wide average of
16.0 percent. The GAC is designed to attract out-of-town visitors and generate increased tourism
expenditures on entertainment and other support industries.
Large athletic tournaments held at the GAC may require co-hosting with other Wichita area
sports facilities and venues. Out-of-town visitors to youth and adult sporting events are potential
customers for such family-oriented attractions as the Sedgwick County Zoo, Exploration Place,
Botanica and Great Plains Nature Center. Area restaurants, night clubs, hotels and transportation
companies will also benefit economically from development and operation of the Project.
To conclude, by increasing the critical mass of destination attractions, the Project will improve
Goddard’s competitive position as a tourism destination as well as compliment the existing
attractions in the Wichita area by providing a “one-of-a-kind” athletic, recreational, shopping and
dining destination not currently available in the region.

Impact on Comparable Area Businesses
The Goddard Aquatic Center & Sports Complex (“GAC”) will be the largest comprehensive
athletic facility in the Wichita area designed to host swimming, diving, baseball and softball
events. The existing tournament-quality athletic facilities in the Wichita area tend to be singlesport facilities that cater primarily to local residents. One exception is the Richard A. DeVore
South YMCA that includes the Farha Sport Complex and Garvey Outdoor Sport Complex that
feature basketball, volleyball, soccer, football, clinics for the competitive athlete and speed and
agility programs designed to improve athletic ability. The GAC’s focus on hosting regional and
national athletic tournaments will greatly reduce its competitive impact on existing area athletic
facilities. Instead, large athletic tournaments held at the GAC may require co-hosting with other
Wichita area sports facilities and venues.
Hotel development commonly follows a cluster pattern whereby a group of hotels concentrate
near such lodging demand generators as airports, employment centers, tourist attractions and
entertainment venues. The Project’s planned 150-room hotel and conference center is aimed at
garnering room demand from out-of-town visitors generated by the GAC. Lodging demand
generated by out-of-town visitors to the Project is expected to far exceed the planned hotel’s
150-room capacity. Therefore, existing hotel properties in the Wichita area will benefit by
capturing lodging demand generated by the Project.
The Project is planned for 343,500 square feet of commercial space designed to house big-box
retailers, power center and freestanding restaurants. Power centers are occupied by a wide
variety of category-specific retailers, including clothing and accessories, home electronics,
sporting goods, pet supplies, office supplies, book stores and home furnishings. Tenants are
generally national or regional retailers.
According to the RMP Opportunity Gap – Retail Stores Report published by The Nielsen
Company, most power center related retail categories provide significant opportunities for
capturing additional retail sales in the Wichita MSA. Clothing stores are estimated to support an
additional $44.6 million in annual sales. Electronics and appliance stores are estimated to
support an additional $30.4 million in annual sales. Sporting goods stores are under served by
v
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$28.7 million. Full-service restaurants and drinking places collectively can support an additional
$48.4 million in annual sales. Additional under serviced specialty retail categories include shoe
stores ($6.8 million); specialty food stores ($12.9 million); gift, novelty and souvenir stores ($6.7
million); florists ($5.0 million) and luggage and leather goods stores ($3.0 million).
The Annual Report of Trade Pull Factors and Trade Area Captures for Fiscal Year 2013
published by the Kansas Department of Revenue concluded that Wichita supports a pull factor of
1.13, capturing retail sales at a rate of 13 percent above the statewide average. Wichita has long
served as a regional shopping destination. From 2005 to 2009 Wichita’s annual pull factor
remained steady at 1.20 to 1.22. However, in recent years the city’s pull factor declined from
1.22 in 2009 to 1.11 by 2012, suggesting Wichita’s retail draw may be waning and in need of
new businesses to regain its regional draw.
To conclude, the Project is positioned to capture retail and lodging expenditures now eluding the
Wichita MSA and will enhance the area’s competitive positioning as a regional tourism
destination. The region’s high level of retail sales leakage for clothing and accessories, home
electronics, sporting goods and restaurants suggests that development of the Project’s retail
component will strengthen current retail sales within the Wichita MSA without adversely
impacting existing businesses. Furthermore, the Project’s major attraction is expected to
increase out-of-town visitors, expenditures and lodging demand, not all of which will be satisfied
by the planned on-site retail and hotel. Therefore, this report concludes that development of the
Project will benefit other related retail, entertainment and lodging businesses in the Wichita
MSA by introducing a new destination attraction to the area and increasing out-of-town
visitation and expenditures.

Estimated Customer/Visitor Counts
At build-out and stabilization, the Project’s annual visitation is estimated at approximately 2.1
million. The key in generating attendance will be the Project’s unique market positioning
highlighted by complimentary and presently unavailable destination attractions in the Wichita
area. Driven by the regional and national draw of the Goddard Aquatic Center & Sports
Complex, much of the visitation to the Project is expected to be new visitors to the region.
Local residents living within a 100-mile radius are forecast to account for about two-thirds of
total visitation, 20 percent of which will be out-of-state visitors. Regional visitors traveling more
than 100 miles are forecast to account for the remaining one-third of total visitation, 60 percent
of which will be out-of-state and international visitors. In total, out-of-state residents are
estimated to account for approximately 33 percent of total visitation, or approximately 697,540
visitors per year. These visitation trend estimates meets the State of Kansas Secretary of
Commerce guidelines that 30 percent of visitors to a prospective STAR Bond District travel
beyond 100 miles and 20 percent reside out-of-state.
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Estimated Visitation Patterns
Olympic Park Project District
Visitor Origination

Total
Visitors

Within a 100-Mile Radius
Outside of a 100-Mile Radius
Totals

1,450,400
679,100
2,129,500

Out-of-State
Visitors
290,080
407,460
697,540

Market
Share
20%
60%
33%

Source: Canyon Research Southwest, Inc.

Eventual development of the 60-acre future development site will generate additional on-site
visitation. Assuming retail development the scale designed under the current master plan, annual
visitation at project build-out is estimated at 1,372,500. Therefore, build-out of the entire
Olympic Park Project District is forecast to generate annual visitation of approximately 3.5 million.

Estimated Retail Sales
As depicted by the table on the following page, at build-out and stabilization the Goddard Aquatic
Center & Sports Complex, hotel and conference center, and 343,500 square feet of commercial
space planned for the Project are estimated to generate annual sales revenues of approximately
$153.1 million. Given the unique design and market positioning the Project will serve as an
athletic, recreational, shopping, and dining destination generating retail and lodging sales from local
residents and out-of-town visitors.
The Project is positioned to capture retail sales now eluding the Wichita area and will serve as a
major tourism destination and enhance Goddard’s (and Wichita’s) competitive positioning as a
tourist alternative to Oklahoma City, Tulsa, Omaha and Kansas City. At build-out and
stabilization the 343,500 square feet of retail space planned for the Project is estimated to
generate annual sales of approximately $142.8 million. Given the level of retail sales leakage
within the Wichita MSA as well as the forecast growth in out-of-state visitation and spending an
estimated 58 to 70 percent of the Project’s sales will represent new spending, equating to
approximately $82 million to $100 million annually..
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Estimated Retail Sales, Amusement and Lodging Revenues
Olympic Park Project District
Land Use

Building
Sq. Ft.

# of
Rooms

Sales Per
Sq. Ft.

2013

2014

$400

$58,356,164

$61,200,000

$8,777,123
$13,673,973

Taxable Sales
2015

2016

2017

$62,424,000

$63,672,480

$64,945,930

$252,055
$226,849
$226,849
$151,233
$236,301
$441,096
$504,110

$9,483,558
$54,250,000
$756,164
$730,959
$315,068
$1,000,000
$900,000
$900,000
$600,000
$937,500
$1,750,000
$2,000,000

$10,092,647
$55,335,000
$3,000,000
$2,900,000
$1,250,000
$1,020,000
$918,000
$918,000
$612,000
$956,250
$1,785,000
$2,040,000
$756,164
$680,548

$10,294,500
$56,441,700
$3,060,000
$2,958,000
$1,275,000
$1,040,400
$936,360
$936,360
$624,240
$975,375
$1,820,700
$2,080,800
$3,000,000
$2,700,000

$85,689,589

$136,047,250

$145,936,089

$153,089,365

Existing Businesses
Walmart Supercenter

150,000

Planned Development
Olympic Complex
Power Center
Out Lot 1 - Sit-down Restaurant
Out Lot 2 - Sit-down Restaurant
Out Lot 3 - Fast Food Restaurant
Out Lot 4 - Sit-down Restaurant
Out Lot 5 - Fast Food Restaurant
Out Lot 6 - Fast Food Restaurant
Out Lot 7 - Fast Food Restaurant
Out Lot 8 - Fast Food Restaurant
Out Lot 9 - Sit-down Restaurant
Out Lot 10 - Convenience Store
Pad 1 - Sit-down Restaurant
Pad 2 - Sit-down Restaurant

142,000
155,000
4,000
4,000
2,500
2,500
2,500
1,500
2,000
2,500
2,500
2,500
6,000
6,000

Totals Taxable Sales

150
$350
$750
$725
$500
$400
$360
$600
$300
$375
$700
$800
$500
$450
$58,356,164

Source: Canyon Research Southwest, Inc.; March 2014.
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Impact on Wichita, Kansas STAR Bond Projects
Since adoption of STAR bond legislation the Department of Commerce has approved two STAR
Bond Districts in the Wichita MSA that incorporate destination attraction and retail components,
including the East Bank Redevelopment District and K-96 and Greenwich Project District.
The East Bank Redevelopment District in downtown Wichita is designed to offer a waterfront
commercial, recreational and entertainment attraction complimented by a mixed-use urban
village. Much of the demand and tenant orientation of the urban village component will stem
from its downtown location and close proximity to employment as well as art, cultural and
entertainment venues. Meanwhile, the Olympic Park Project District possesses a suburban location
and is designed as an athletic, recreation, shopping and dining destination with the principal
attraction being the Goddard Aquatic Center & Sports Complex. Each project will offer a
distinctive mix of attractions, commercial uses and hotel products. Build-out of both East Bank
Redevelopment District and the Olympic Park Project District will actually improve the status of
the Wichita area as a tourist destination; thus, drawing more visitors and expenditures to the region.
The retail component of the East Bank Redevelopment District is anchored by Gander Mountain, a
sporting goods retailer. The remainder of the District’s retail component consists of 150,077 square
feet in buildings ranging from 3,891 to 15,477 square feet. Little retail has followed the August
2005 opening of Gander Mountain; thus, the project’s retail market niche and tenant mix have yet to
be well defined. Given its downtown location it would appear that a cluster of national and local
restaurants would be appropriate. Similar to Old Town located immediately east of downtown
Wichita, traditional retail shopping will likely play only a minor role at the East Bank
Redevelopment District.
Conversely, retail shopping will play a significant role within the Olympic Park Project District
which is planned for 343,500 of commercial square feet housing big-box retailers, power center
and out lots designed for restaurants and convenience store. Therefore, the retail components of
the East Bank Redevelopment District and the Olympic Park Project District would not directly
compete and in fact can co-exist and compliment each other.
Hotels are planned for both districts. The Hyatt, Broadview Hotel and Fairfield Inn & Suites open
at the East Bank Redevelopment District cater primarily to business and convention travelers. The
Project is planned for an approximately 150-room full-service hotel and conference catering
primarily to athletes and leisure travelers. Therefore, the hotels at the East Bank Redevelopment
District and the Olympic Park Project District will serve distinctive market segments, thus
minimizing any direct competition.
The East Bank Redevelopment District financed $13 million in STAR bond eligible costs on a
“pay as you go” basis rather than issuing special revenue bonds. Temporary bonds were issued
to fund the improvement costs. The base year revenue amount is $1,167,855, with those
revenues exceeding this amount applied to the reducing the debt. The net revenues for the East
Bank Redevelopment District are running about $2.25 million per year. Thus far approximately
$7 million in temporary bond debt has been paid with the total debt expected to be satisfied
sometime during 2014 or 2015.
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Because the retail and hotel components of each STAR Bond District possess distinctive market
niches, development of the Olympic Park Project District will not have an adverse impact on the
retail and lodging sales volumes and STAR bond revenues generated by the existing East Bank
Redevelopment District in downtown Wichita, Kansas. Rather, the two projects cater to
differing markets and are positioned to work collectively to enhance the City’s economic base.
Therefore, the operation of the Olympic Park Project District should have little or no impact on
the operations of the East Bank Redevelopment District and is not anticipated to cause default in
the repayment of $6 million in outstanding temporary bond debt issued by the East Bank
Redevelopment District.
The second approved STAR Bond project is the K-96 and Greenwich Project District which
occupies a 347-acre site at K-96 Highway and Greenwich Road in northeast Wichita, Kansas. The
site is located approximately 22 miles northeast of the Olympic Park Project District. STAR bonds
have yet to be issued to reimburse eligible project costs associated with the K-96 and Greenwich
Project District, though a near-term bond issue is being planned.
The Project Plan designates the site for mixed-use development featuring the Good Sports
Fieldhouse indoor multi-sport athletic complex, 759,000 square feet of retail, entertainment,
restaurant and medical office space, and two hotels. The Project’s principal “destination
attractions” will include an 80,000 square foot Cabela’s store; Good Sports Fieldhouse; and
Wavehouse, a 150-room hotel and 17,000 square foot indoor water park.
Phase 1 is designed for the 60,000 square foot Good Sports Fieldhouse, 227,000 square feet of
commercial space and two hotels totaling 265 rooms. In spring 2012, Cabela’s, a premier
retailer of hunting, fishing and outdoor gear, opened an 80,000 square foot store. The Wichita
store is the second Cabela’s opened in Kansas, the first being in the Village West STAR Bond
District in Kansas City.
While an indoor multi-sport athletic complex will serve as the principal “destination attraction” for
both the K-96 and Greenwich STAR Bond Project District and Olympic Park Project District, each
facility is distinctive in its design and market niche. The GoodSports Fieldhouse at the K-96 and
Greenwich STAR Bond Project District is designed exclusively for indoor sports including
basketball, volleyball, wrestling, archery, fencing, martial arts and cheerleading events.
Meanwhile, the Goddard Aquatic Center & Sports Complex will accommodate swimming,
diving, baseball and softball. Both facilities are designed as tournament quality venues. Given
the absence of comparable athletic facilities in the Wichita area or elsewhere in the Midwest as
well as the level of athletic participation, traveling sports and tournament play it appears both
facilities can co-exist.
Both districts are planned for big-box retailer and power center formats. Existing retail
development is limited to an 80,000 square foot Cabela’s store within the K-96 and Greenwich
STAR Bond District and a 150,000 square foot Walmart Supercenter within the Olympic Park
Project District. While the retail formats are similar for both districts, their distance apart will
allow for the opportunity to support “sister” stores and minimize the prospect of retail sales
cannibalization. Therefore, each district’s retail component will not be directly competitive and
can successfully co-exist.
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While both districts are planned for multi-sport athletic facilities, hotels and big-box retailers, the
study has concluded that development of the Olympic Park Project District will not have an
adverse impact on the retail and lodging sales volumes and STAR bond revenues generated by
the K-96 and Greenwich STAR Bond District. Therefore, the operation of the Olympic Park
Project District is not anticipated to cause default in the payment of STAR bonds to be issued by
the Greenwich STAR Bond District.

Economic Impact Study Findings
Total capital investment for the Olympic Park Project District is estimated at approximately $130
million with infrastructure, hard costs and contingencies estimated at $106 million. Construction
phase direct on-site employment is estimated at 318 full-time equivalent jobs. Indirect job
creation is forecast at 528 jobs, bringing the total construction-phase work force to 846 jobs. The
construction phase total payroll is estimated at $30 million with disposable income of $21
million. The State of Kansas is estimated to collect approximately $1.7 million in income tax
revenues.
At build-out, direct employment generated within the Olympic Park Project District is estimated
to total 404 full-time equivalent jobs with an annual payroll of approximately $8.6 million. The
State of Kansas is estimated to collect $459,500 in annual income tax revenues.
At build-out and stabilized occupancy, the Project is estimated to attract approximately 697,540
out-of-state visitors annually generating expenditures of $236.5 million. The total economic
impact to the State of Kansas associated with out-of-state visitor expenditures is estimated at
$170 million annually, including $132 million in direct expenditures (industries directly
providing goods and services to visitors) and $38 million in indirect expenditures (industries
directly providing goods and services to tourism providers).
The Olympic Park Project District is forecast to host 407,460 annual out-of-state visitors from
outside of 100 miles, generating total demand for overnight accommodations of 226,400 annual
room nights. At an average occupancy rate of 70 percent this level of lodging demand is
sufficient to support approximately 886 hotel rooms. The Olympic Park Project District is
planned for approximately 150 hotel rooms, suggesting the potential of Wichita area hotels to
capture excess demand.
To conclude, the Olympic Park Project District will contribute significantly to the state and local
economy by generating construction and permanent jobs; attracting out-of-state visitors,
spending and lodging demand; strengthening Goddard’s and the Wichita area’s status as a
regional tourist destination; and yielding state income tax revenues.
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STAR Bond Revenue Projections
Total capital investment of the Project is estimated at approximately $130 million, including land
acquisition, infrastructure, site work, building construction and soft costs. STAR Bond Eligible
Project Costs are estimated at $35 million. Only $26.65 million in STAR Bond Eligible Project
Costs will be financed pursuant to the Project Plan, with $25.4 million coming from the State’s
issuance of STAR Bonds and $1.25 million coming from other City funds.
Throughout the statutory 20-year STAR bond maturity period the gross Sales Tax Special
Obligation Bond revenues generated by the Olympic Park Project District of approximately $244
million are sufficient to fully satisfy approximately $26.65 million in bond debt amortized over a
20-year term at a 6.0 percent interest rate with a debt coverage ratio of 1.25.
This report concluded that the Olympic Park Project District will generate sufficient Sales Tax
Special Obligation Bond revenues to cover the anticipated debt service obligations for the
requested STAR bond financing.

Supportable STAR Bond Debt Estimates
Olympic Park Project District

Year

Estimated
STAR Bond
Revenue

Less: Adm.
Costs
2%

2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034

$3,234,994
$6,394,318
$10,019,013
$10,748,878
$11,266,889
$11,492,227
$11,722,071
$11,956,513
$12,195,643
$12,439,556
$12,688,347
$12,942,114
$13,200,956
$13,464,975
$13,734,275
$14,008,960
$14,289,140
$14,574,922
$14,866,421
$15,163,749
$3,813,787

$64,700
$127,886
$200,380
$214,978
$225,338
$229,845
$234,441
$239,130
$243,913
$248,791
$253,767
$258,842
$264,019
$269,300
$274,686
$280,179
$285,783
$291,498
$297,328
$303,275
$76,276
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Net STAR
Bond
Proceeds

Debt
Coverage
1.25

Present
Value
6.0%

Net
Present
Value

$3,170,294
$6,266,432
$9,818,633
$10,533,900
$11,041,551
$11,262,382
$11,487,630
$11,717,383
$11,951,730
$12,190,765
$12,434,580
$12,683,272
$12,936,937
$13,195,676
$13,459,590
$13,728,781
$14,003,357
$14,283,424
$14,569,093
$14,860,474
$3,737,511

$2,536,235
$5,013,145
$7,854,906
$8,427,120
$8,833,241
$9,009,906
$9,190,104
$9,373,906
$9,561,384
$9,752,612
$9,947,664
$10,146,617
$10,349,550
$10,556,540
$10,767,672
$10,983,025
$11,202,686
$11,426,739
$11,655,274
$11,888,379
$2,990,009

0.943396
0.889960
0.839619
0.792094
0.747258
0.704961
0.665057
0.627412
0.591898
0.558395
0.526788
0.496969
0.468839
0.442301
0.417265
0.393646
0.371364
0.350344
0.330513
0.311805
0.294155

$2,392,674
$4,461,499
$6,595,128
$6,675,071
$6,600,710
$6,351,632
$6,111,943
$5,881,301
$5,659,364
$5,445,810
$5,240,310
$5,042,554
$4,852,272
$4,669,168
$4,492,972
$4,323,424
$4,160,274
$4,003,289
$3,852,220
$3,706,856
$879,526

xii

Totals

$244,217,748

$4,884,355

$239,333,393

$191,466,714

$101,398,000

Source: Canyon Research Southwest, Inc.; March 2014.
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INTRODUCTION
Study Objective and Organization
Through Sales Tax Revenue (“STAR”) bonds as authorized by the STAR Bond Financing Act,
K.S.A. 12-17,160, et seq. are being sought to assist in funding a portion of the Olympic Park
Project District consisting of a 280-acre site at North Goddard Road and West Kellogg Drive in
Goddard, Kansas (“Project”). The Project is designed as a mixed-use project featuring athletic,
lodging and retail attractions not currently available in central Kansas.
STAR bonds provide Kansas municipalities the opportunity to issue bonds to finance the
development of major commercial entertainment and tourism areas and use revenues received by
the city and county from any transient guest taxes, local sales taxes and use taxes generated by
the development to pay off the bonds. STAR bonds possess a 20-year term. In order to be
considered a major commercial entertainment and tourism area, a proposed project must be
capable of being characterized as a statewide and regional destination, and include a high quality
innovative entertainment and tourism attraction, containing unique features which will increase
tourism, generate significant positive and diverse economic and fiscal impacts and be capable of
sustainable development over time. The STAR bond program in Kansas was scheduled to expire
on July 1, 2012. In June 2012, Gov. Sam Brownback signed a bill extending the STAR bond
program for another five years.
The Kansas Secretary of Commerce ultimately approves the use of STAR bond proceeds within
a STAR Bond Project District once the District is established by a governing body. The types of
development projects eligible for STAR bond financing include:


A project with at least a $50 million capital investment and $50 million in projected gross
annual sales revenues.



A project located outside of a metropolitan statistical area that has been found by the
Secretary of Commerce to be in an eligible area under Tax Increment Financing (“TIF”)
law and of regional or statewide importance.



A major commercial entertainment and tourism area as determined by the Secretary of
Commerce.



Auto racetrack facilities, multi-sport athletic complexes, river walk canal facilities,
historic theaters, Manhattan Discovery Center, Wyandotte County Schlitterbaln Project,
museum facility, or a major motorsports complex in Shawnee County.

STAR bond legislation allows the governing body of a city to establish one or more special bond
projects in any area in the city or outside of a city’s boundaries with the written approval of the
county commission. However, each special bond project must be approved by the Secretary of
Commerce, based on the required feasibility study, prior to utilizing STAR bonds.
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Pursuant to the STAR Bond Financing Act, a STAR Bond Project Plan must be accompanied by
a Feasibility Study that examines the impact of the proposed development or special bond project
upon similar businesses in the project market area, quantifies out-of-state visitation, forecasts the
project’s economic impact and evaluates the project’s ability to remain profitable past the term of
the STAR bonds. According to Section 7 of the STAR Bond Financing Act the Feasibility Study
should contain the following:


Whether a STAR bond project’s revenue and tax increment revenue and other available
revenue are expected to exceed or be sufficient to pay for the project costs;



The effect, if any, a STAR bond project will have on any outstanding special obligation
bonds payable from the revenues described in Section 10;



A statement of how the jobs and taxes obtained from the STAR bond project will
contribute significantly to the economic development of the state and region;



Visitation expectations; the unique quality of the project; economic impact study; and
integration and collaboration with other resources or businesses;



The quality of service, and experience provided, as measured against national consumer
standards for the specific target market;



Project accountability, measured according to best industry practices;



The expected return on state and local investment that the project is anticipated to
produce;



A statement concerning whether a portion of the local sales and use taxes are pledged to
other uses and are unavailable as revenue for the project and, if the revenues are so
committed, a detailed explanation of the commitment and the effect; and



An anticipated principal and interest payment schedule on the bond issue.

The Market Study component of the Feasibility Study determines the ability of the STAR bond
project to gain market share locally, regionally and nationally and the ability of the project to
gain sufficient market share to:


Remain profitable past the term of repayment; and



Maintain status as a significant factor for travel decisions.

The Marketing Impact Study component of the Feasibility Study examines the impact of the
special bond project upon similar businesses in the market area (i.e., that the project will increase
total sales in the surrounding area, not diminish sales from existing retailers).
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Olympic Park Project District
The Olympic Park Project District (the “Project”) occupies a 280-acre site located at North
Goddard Road and West Kellogg Drive in Goddard, Kansas. The Project is situated within the
southwest quadrant of the Wichita MSA. The Project Plan designates the site for mixed-use
development anchored by a major multi-sport athletic complex as defined by the STAR Bond
Act.
In a letter dated January 13, 2013, the Kansas Department of Commerce indicated the proposed
Olympic Park STAR Bond Project District may be considered a major multi-sport athletic
complex or major commercial entertainment and tourism area and an “eligible area,” for the
purpose of establishing a STAR Bond Project District as contemplated by K.S.A. 12-17,165.
The Goddard Aquatic Center & Sports Complex (“GAC”) will serve as the Project’s principal
“destination attraction” anchored by a 73,000 square foot indoor aquatic center featuring an
Olympic size pool, diving well and platform, training center and Olympic fitness training center.
The Developer is investigating obtaining an official designation from the International
Swimming Hall of Fame (“ISHOF”) for the GAC, making it one of only six facilities in the
country with such a designation. The requirement for obtaining the ISHOF designation is that
the facility must offer and promote Olympic related activities and events.
The GAC will also feature an outdoor pool area, four baseball/softball fields and an
approximately 150-room full-service hotel and conference center. The GAC is designed as a
year-round training, educational and event center with facilities capable of hosting regional and
national swimming, diving, baseball and softball tournaments. No comparable athletic facility
exists in the Midwest, allowing the GAC to support a primary trade area encompassing a 500+
mile radius.
The 343,500 square feet of planned retail space will house destination retailers and out lots
designed to accommodate sit-down restaurants, fast food restaurants and a convenience store.
The Project Plan designates approximately 60 acres for future development, which may include
future recreation uses, commercial, destination attractions, or mixed-use components.
Total capital investment of the Project is estimated at approximately $152 million, including land
acquisition, infrastructure, site work, building construction and soft costs. STAR Bond eligible
costs are estimated at $37 million.
Tourism plays a significant role in the Wichita MSA economy, attracting an estimated 4.0 million
visitors annually. A primary objective of the Project is to foster economic growth for the Wichita
MSA by creating a unique tourism destination capable of catering to a statewide and regional trade
area. By elevating Goddard’s (and Wichita’s) status as a regional tourism destination other related
businesses and attractions in the area are expected to benefit from the opportunity to capture the
increased visitation and spending generated by the Project.
Development of the Project commenced with the January 11, 2013 opening of a Walmart
Supercenter located at the southwest corner of 183rd Street and West Kellogg Drive. The balance
Canyon Research Southwest, Inc.
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of the Project is anticipated to require a 5-year build-out with the attraction components coming
first. Components of the Project Plan designed by Yaeger Architecture are summarized in the
table below with the master plan illustrated on the following page.

Olympic Park Project Plan Components
Project Component
Walmart Supercenter
Olympic Complex
Baseball/Softball Fields
Hotel & Conference Center
Anchored Shopping Center
Out Lot 1
Out Lot 2
Out Lot 3
Out Lot 4
Out Lot 5
Out Lot 6
Out Lot 7
Out Lot 8
Out Lot 9
Out Lot 10
Pads - 2.8 Acres
Totals

Building Size
Sq. Ft.

# of
Rooms

Housing
Units

Athletic
Fields

150,000
73,000
4
69,000
155,000
4,000
4,000
2,500
2,500
2,500
1,500
2,000
2,500
2,500
2,500
12,000
485,500

150

150

0

4

To conclude, the Project aims at creating a mixed-use athletic, lodging, retail and dining
destination not currently available within the Wichita MSA or elsewhere in central Kansas. The
goal is to create a national and regional destination capable of competing with other major
markets. Doing so would effectively retain entertainment and retail dollars now leaking from the
area as well as draw new dollars into the region.
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MARKET STUDY
The Market Study portion of the report evaluates the ability of the Olympic Park Project District
to gain market share locally, regionally and nationally and the ability of the project to gain
sufficient market share to:


Remain profitable past the term of repayment; and



Maintain status as a significant factor for travel decisions.

The Project’s principal destination attractions will include the Goddard Aquatic & Sports
Complex (“GAC”) and shopping center.
The Market Study portion of the report evaluates the suitability of the Project to facilitate
development of a multi-sport athletic facility and retail uses. In doing so, the Market Study first
examined the Wichita area’s ability to support additional athletic facilities capable of hosting
swimming, diving, baseball and softball activities. The supply and demand analysis included a
survey of comparable existing public and private facilities in the Wichita area as well as demand
estimates for these athletic facilities using the Park, Recreation, Open Space & Greenway
Guidelines published by the National Recreation and Park Association (“NRPA”). Based on the
supply and demand analysis it was determined whether the Wichita area could support additional
athletic facilities, especially in light of the increased national visitation generated by the Olympic
Park. The analysis also identifies comparable athletic facilities throughout Kansas.
The Retail Market Analysis evaluates the Wichita retail market by identifying historical trends in
new construction, retail sales tax collections; trade area pull factor and retail sales gap analysis.
Short-term retail space demand forecasts were calculated to determine Wichita’s ability to absorb
additional retail space. The analysis concludes with a site specific evaluation to determine the
ability of the Project to accommodate development of the planned destination retail uses.
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Wichita Tourism Market
Tourism is the third largest industry in Kansas accounting for 4.4 percent of the Gross State Product.
According to the Kansas Tourism 2011 prepared by IHS Global Insight, during 2011 over 32
million visitors to Kansas spent $8.03 billion. Out-of-state and international visitors accounted for
55.8 percent of total tourist expenditures with in-state residents, internal business travel and private
investment accounting for the remaining 44.1 percent. In-state tourism expenditures were broken
down by 21.7 percent from residents, 12.5 percent from internal business travel, 5.8 percent from
investment and government and 4.1 percent resident outbound. The Kansas City and Wichita
metropolitan areas serve as the State’s principal tourism destinations supporting a wide range of
attractions, shopping and entertainment.

Kansas Tourism Expenditures by Source: 2011

Out-of-State
In-State Resident
Internal Business Travel
Private Investment
Government Spending
Resident Outbound

The Kansas tourism market is rebounding from the national recession as evidenced by recent
increases in annual visitation and expenditures. Visitation had declined by 2.7 percent in 2008 and
by another 8.6 percent in 2009. The declines in visitor counts resulted in lower expenditure levels,
dropping by 4.5 percent in 2009 following a slight gain of 1.2 percent during 2008. By 2010,
visitation was back on the rise increasing by 2.8 percent and by another 3.4 percent in 2011.
Tourism expenditures reached $8.03 billion, up 10.4 percent in 2010 and 3.1 percent in 2011.
During 2011, spending per visitor to Kansas averaged $236.
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Trends in Kansas Visitation 2002 - 2011
40,000,000
35,000,000
30,000,000
25,000,000
20,000,000
15,000,000
10,000,000
5,000,000
0
2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

During 2011, tourism expenditures in Kansas reached $7.56 billion (excludes construction, private
investment and government spending) with shopping accounting for the largest share (28.0%).
Combined with food and entertainment, these three expenditure categories represented 68.3 percent
of total visitor spending, or $5.17 billion. The Northeast (Kansas City) and South-Central (Wichita)
regions of Kansas captured the State’s highest levels of tourism expenditures, accounting for market
shares of 43.9 percent and 27.3 percent, respectively.
From 2009 to 2011, tourism expenditures in Kansas rose 10.9 percent. Entertainment (16.1%); food
& beverage (15.2%) and transportation (13.6%) reported the largest percentage gains in visitor
expenditures. Since 2006, shopping expenditures have experienced a significant lose in market
share, with food and entertainment expenditures remaining relatively steady.

Kansas Trends in Tourism Expenditures by Category
Category

2006
($ Millions)

Entertainment
Accommodations
Transportation
Food
Shopping
Totals

$1,130
$800
$1,186
$1,670
$2,237
$7,023

%
Share
16.1%
11.4%
16.9%
23.8%
31.9%
100.0%

2009
($ Millions)
$1,045
$923
$1,216
$1,598
$2,039
$6,821

%
Share

Change
2006-09

15.3%
13.5%
17.8%
23.4%
29.9%
100.0%

-7.5%
15.4%
2.5%
-4.3%
-8.9%
-2.9%

2011
($ Millions)
$1,213
$1,009
$1,381
$1,841
$2,120
$7,564

%
Share

Change
2009-11

16.0%
13.3%
18.3%
24.3%
28.0%
100.0%

16.1%
9.3%
13.6%
15.2%
4.0%
10.9%

Source: IHS Global Insight.
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The Wichita MSA is located within South Central Kansas. During 2011, tourism expenditures
within this 11-county region amounted to $2.06 billion, up 8.7 percent over 2010. Tourism
expenditures for the year were led by shopping at $591.6 million, food and beverage at $524.6
million and transportation at $405.8 billion. When compared to statewide averages, tourism
expenditures on entertainment in the South Central Kansas region are well below the norm.

Tourism Expenditure Comparison by Category
South Central Kansas vs. Kansas - 2011
Sho pping

Fo o d & B everage

So uth Central Kansas

Transpo rtatio n

Kansas

Lo dging

Entertainment

0%

5%

10%

15%

20%

25%

30%

35%

In 2004, tourism expenditures for Sedgwick County (includes Wichita) were reported at $1.477
billion (excludes construction, private investment and government spending), translating to a
statewide share of 21.5 percent. For the year Sedgwick County trailed only Johnson County
(Kansas City) in total tourism expenditures. By 2006, Sedgwick County remained as Kansas’
second leading tourism destination with expenditures growing by 3.2 percent to $1.524 billion.
Sedgwick County’s growth in tourism expenditures resulted in a slight increase in the statewide
market share to 21.7 percent. From 2006 to 2009 tourism expenditures in Sedgwick County
declined by 0.7 percent. Despite the drop in tourism expenditures the state-wide share increased to
22.2 percent. From 2009 to 2011, Sedgwick County’s tourism expenditures grew by 11.7 percent to
$1.69 billion, increasing its state-wide share to 22.3 percent.

Sedgwick County Trends in Tourism Expenditures

Year
2004
2006
2009
2011

Kansas*
($ Millions)
$6,855.0
$7,023.0
$6,821.0
$7,564.0

Sedgwick
County
($ Millions)
$1,477.0
$1,523.7
$1,512.7
$1,689.7
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%
Change
3.2%
-0.7%
11.7%

Statewide
Share
21.5%
21.7%
22.2%
22.3%

Johnson
County
($ Millions)
$1,512.2
$1,584.0
$1,520.6
$1,660.4

Statewide
Share
22.1%
22.6%
22.3%
22.0%
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Notes: Kansas tourism expenditures exclude construction, investment and government spending.
Source: IHS Global Insight.

During 2011, Sedgwick County tourism expenditures were led by shopping ($482.17 million), food
($428.93 million) and transportation ($333.14 million). From 2009 to 2011 tourism expenditures in
Sedgwick County increased by $177 million, led by accommodations (+$47.0 million) and
transportation (+$7.36 million).

Sedgwick County Tourism Expenditures
by Category: 2011 ($ Millions)
Shopping

Food

Transportation

Accommodations

Entertainment
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$200

$300

$400
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The Project is designed as a regional tourism destination featuring a mix of athletic venues, lodging,
shopping and dining. No other commercial district in the region compares. The Wichita MSA is
already a regional shopping and tourism destination and its cluster of arts, cultural and
entertainment venues serve as major attractions for visitors. Annual attendance at Wichita’s
major attractions increased from 1.96 million in 2007 to 2.5 million during 2010 with the largest
attractions including the Sedgwick County Zoo, 15,000-seat INTRUST Bank Arena, Exploration
Place, Great Plains Nature Center and Botanica. The Project will compliment Wichita’s existing
cultural and entertainment attractions by providing another regional destination, increased
visitation to the area and extending the stay of visitors.
The multi-state region of Kansas, Missouri, Iowa, Nebraska, and Oklahoma is the source for
most visitors to the Wichita area. According to the U.S. Census Bureau, the July 2013
population for the 5-state region was estimated at 17.75 million, with Kansas accounting for just
16.3 percent, or 2.9 million. From April 2000 Census through July 2013 the population of the 5state region increased by an estimated 281,542 residents.
The primary trade area’s large and growing population provides a source for continued visitor
growth to the Wichita area. By providing athletic and entertainment attractions not currently
available in the Wichita area the Project will have a positive impact on visitation, lodging
demand and expenditures to the region.
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Athletic Facilities Market Analysis
The Goddard Aquatic Center & Sports Complex (“GAC”) will provide multi-sport athletic
facilities supporting swimming, diving, baseball and softball activities. This section of the report
provides a survey of athletic facilities in the City of Wichita along with a facilities need
assessment based on the Park, Recreation, Open Space & Greenway Guidelines published by the
National Recreation and Park Association.

Sports Participation
The GAC is designed as an athletic training facility and host regional and national swimming
and diving competitions with the outdoor athletic venues hosting baseball and softball leagues
and tournaments.
The vast majority of Americans participate in some fitness or recreational physical activity. The
Physical Activity Council released the 2011 Sports, Fitness and Recreation Participation
Overview Report based on a survey that measured participation in 117 sports, fitness and
recreation activities. The report concluded that 76 percent of Americans age six and over (216.5
million people) participate in some fitness and recreation activities. The report also determined
that many Americans engaged in socially based exercise activities at health clubs.
The table on the following page identifies 10-year trends in sports participation among
Americans seven years of age and older as reported by the National Sporting Goods Association
Sports Participation in 2010. Those sports and recreation activities enjoying the highest level of
participation included exercising walking (114.1 million); aerobic exercising (58.6 million);
running/jogging (49.4 million); bicycle riding (39.3 million); exercising with equipment (38.6
million); and hiking (32.5 million). Sports and recreational activities that showed the greatest
gains in participation from 2000 to 2010 included ice hockey (73.7%); running/jogging (55.7%);
hiking (55.1%); working out at health club (50.6%); aerobic exercise (34.6%); weight lifting
(27%); exercising with equipment (23.4%) and tennis (23%).
Those sports and recreational activities that will be offered by the Olympic Park Project District
are highlighted in gray. Two sports and recreational activities are in the Top 5, including
swimming and exercising with equipment, with aerobic exercise, working out at club and
running/jogging in the Top 10. Over the past ten years participation has increased by 55.7
percent for running/jogging, 50.6 percent for working out at club and 34.6 percent for aerobic
exercise. These participation rates bode well for the need/demand for the athletic venues
designed for the Olympic Park Project District.
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Ten-Year History of Sports and Recreation Participation
Among Americans Seven Years of Age and Older
Sport
Exercise Walking
Exercising with Equipment
Swimming
Camping
Bicycle Riding
Bowling
Aerobic Exercising
Hiking
Workout at Club
Running/Jogging
Fishing
Weight Lifting
Basketball
Billiards/Pool
Golf
Yoga
Boating
Target Shooting
Hunting with Firearms
Soccer
Table Tennis
Baseball
Tennis
Backpack
Softball
Volleyball
Football (tackle)
Skateboarding
In-Line Roller Skating
Scooter riding
Alpine Skiing
Mountain Biking
Archery
Paintball Games
Snowboarding
Kayaking
Hunting with Bow & Arrow
Water Skiing
Gymnastics
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Participation
2010

(in millions)
2000

%
Change

95.8
55.3
51.9
44.7
39.8
39.0
38.5
37.7
36.3
35.5
33.8
31.5
26.9
24.0
21.9
20.2
20.0
19.8
16.3
13.5
12.8
12.5
12.3
11.1
10.8
10.6
9.3
7.7
7.5
7.4
7.4
7.2
6.5
6.1
6.1
5.6
5.2
5.2
4.8

86.3
44.8
60.7
49.9
43.1
43.1
28.6
24.3
24.1
22.8
49.3
24.8
27.1
32.5
26.4

11.0%
23.4%
-14.5%
-10.4%
-7.7%
-9.5%
34.6%
55.1%
50.6%
55.7%
-31.4%
27.0%
-0.7%
-26.2%
-17.0%

24.2
14.8
19.1
12.9

-17.4%
33.8%
-14.7%
4.7%

15.6
10.0
15.4
14.0
12.3
7.5
9.1
21.8
11.6
7.4
7.1

-19.9%
23.0%
-27.9%
-22.9%
-13.8%
24.0%
-15.4%
-65.6%
-36.2%
0.0%
1.4%

5.3
4.3

15.1%
41.9%

4.7
5.9

10.6%
-11.9%

12

Ice Hockey
Wresting
Cross Country Skiing

3.3
2.9
2.0

1.9

73.7%

2.3

-13.0%

Source: National Sporting Goods Association Sports Participation in 2010.

Existing Athletic Facilities
The GAC is designed within an indoor aquatics center and outdoor baseball/softball fields. The
Greater Wichita Area Sports Commission and City of Wichita Parks and Recreation were
consulted to identify similar public and private athletic facilities in the Wichita area. Athletic
facilities at Wichita State University, Newman University and Friends University were excluded
from competitive survey. The table on page 15 provides a summary of the surveyed athletic
facilities.

Swimming Pools
The City of Wichita Parks and Recreation Department maintains ten public swimming pools in
parks throughout the city, all of which are outdoor facilities.
All six YMCA facilities in Wichita operate swimming pools, with all but YMCA Central
operating both an indoor and outdoor pool.
Two of the five Genesis Health Clubs operating in Wichita, Kansas maintain swimming pools
that offer instructional swimming and aqua fitness classes.
Built in 1991, the Garvey Aquatic Center located at 8323 East Douglas in the current home for
the Wichita Swim Club National Team and Kapaun High School Swim Team. The facility is the
only aquatic center in Wichita certified by USA Swimming and has hosted Regional 8
Swimming Championships, Kansas Junior Olympics and Air Capital Swimming Championships.
The Garvey Aquatic Center includes the following facilities:
 50m x 25yd heated, indoor pool
 Eight 50 meter lanes of 20, 25 yard lanes
 Depth slopes of 4- to 8-feet
 Kiefer, non-turbulent lane lines
 Colorado Finish Line scoreboard, 8 lanes, time and place
 Touch pad to computer results timing system
 Four goals for water polo
 Seating capacity for 1,280 spectators
 Sanctioned by USA Swimming
 P/A system
 Sound system for synchronized swimming
 Locker rooms
For a swimming record to be recognized the race course must be certified by USA Swimming,
an organization which serves as the national governing body for amateur competitive swimming
Canyon Research Southwest, Inc.
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in the United States. In addition to the Garvey Aquatic Center in Wichita, only four aquatic
centers in Kansas are currently certified by USA Swimming, including 1) Blaisdell Family
Aquatic in Topeka; 2) City Park Pool in Manhattan; 3) Lawrence Indoor Aquatic Center in
Lawrence and 4) Robinson Natatorium on the campus of the University of Kansas in Lawrence.
The Blaisdell Family Aquatic is located in Gage Park on Gage Boulevard between 6th and 10th
Street in Topeka. The facility includes a 120,000 gallon, 10-lane 50-meter pool with 1, 3 and 5
meter diving, zero depth entry and locker rooms. The outdoor facility is operated by the
Shawnee County Parks and Recreation Department.
The City Park Aquatic Center in Manhattan, Kansas features a 10-lane, 50-meter pool. The
outdoor facility is situated within the 45-acre City Park and operated by the Manhattan Parks and
Recreation Department.
The $9 million Lawrence Indoor Aquatic Center holds 850,000 gallons of water and features a
10 lane, 50-meter competition pool with diving well and underwater classroom, a separate family
pool with zero depth entry, meeting rooms, shower and locker rooms and a café-style concession
area. Both pools are heated with the water temperature set at 82 degrees in the competition pool
and 87 degrees in the family pool. The facility is operated by the Lawrence Parks and
Recreation Department.
The Robinson Natatorium has hosted the University of Kansas swimming and diving events for
over 40 years and features an 8-lane, 25-meter competitive pool; a 6-lane, 25-yard pool and a
diving well.
To conclude, only one USA Swimming certified pool currently operates in the Wichita area, with
just four other certified aquatic facilities in the remainder of Kansas, all of which are Parks and
Recreation Department or collegiate facilities.

Baseball/Softball
The Project is designed with four outdoor baseball/softball fields on 20 acres.
The City of Wichita Parks and Recreation Department maintains just three baseball fields in
three parks and 55 softball fields (11 lighted) in 29 parks throughout the city. The largest
facilities include South Lakes Softball Complex with eight lighted softball fields and Planeview
Park with five fields.
The Sedgwick County Park maintains three softball fields. As part of the Sedgwick County
Park, the Westurban Baseball Complex at the northeast corner of 13th Street and North Ridge
Road opened in 1970 and now consists of eleven lighted baseball fields and concessions.
Most high schools in Wichita maintain baseball and softball fields. However, during the school
year most high school baseball and softball fields are not accessible to the general public.
Therefore, high school baseball and softball fields are not considered competitive to the Project’s
planned baseball and softball complex.
The Wichita Department of Parks and Recreation and the YMCA operate the majority of public
14
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athletic facilities in the Wichita area. When compared to the Olympic Complex and outdoor
athletic fields planned for the Project, no existing athletic facility provides a comparable level of
service, especially in regard to the ability to host national and regional tournaments.

Inventory of Wichita Area Athletic Facilities
Facility

Swimming
Pool

Baseball
Fields

Softball
Fields

Genesis Health Clubs
Rock Road
Ice Center
West
East Central
West Central

1
0
0
0
1

YMCA
Garvey Sports Center
YMCA East
YMCA West
YMCA South - Farha Sport Center
YMCA North
YMCA Northwest
YMCA Central

2
2
2
2
2
1

2
3
2

Public Facilities
Wichita Parks & Recreation
Sedgwick County Park
Westurban Baseball Complex
Garvey Aquatic Center
Two Rivers Youth Club
Wichita Public High Schools
Wichita Ice Center
Park City Parks

10

Totals

24

Canyon Research Southwest, Inc.
45822886.7

3

55
3

1
7
13

23

65
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Facilities Needs Assessment
The GAC is designed with the specific intention of providing a venue sufficient to host regional
and national athletic tournaments for swimming, diving, baseball and softball. By providing a
centralized location with facilities able to accommodate multiple ongoing tournaments
simultaneously, the GAC is anticipated to become a national destination for youth athletics. In
addition to this national tournament component, the Olympic Complex will be open for daily
sports and recreation use from both local residents and visitors.
National standards are useful to ensure a minimum standard is achieved in the provision of parks
and recreation areas. The Park, Recreation, Open Space and Greenway Guidelines published by
the National Recreation and Park Association (“NRPA”) are the most commonly used spatial
and need standards for determining the needs and design of recreational facilities. The standards
are based on a national survey of American municipalities of all sizes and geographic regions.
These standards provide a measure for determining the amount of park and recreation space
required to meet the needs and desires of residents and visitors.
Facility needs assessment is quantified based on the number of facilities per 1,000 residents.
According to the Park, Recreation, Open Space and Greenway Guidelines 1.0 competitive
swimming pool (minimum 16m x 25m) per 20,000 residents; 1.0 baseball field per 5,000
residents and 1.0 softball field per 5,000 residents.
The U.S. Census Bureau estimated the Wichita MSA July 2012 population at 636,105 people.
Based on the Park, Recreation, Open Space and Greenway Guidelines Sedgwick County can
currently support 32 competitive swimming pools, 127 baseball fields and 127 softball fields.
A survey of athletic facilities in Wichita, Kansas identified a total supply of 24 competitive
swimming pools, 23 baseball fields and 65 softball fields.
The existing supply of athletic facilities in Wichita was compared to facility needs standards to
determine whether additional athletic facilities can be supported. As the table below illustrates,
the Wichita MSA is under-supplied by 8 competitive swimming pools, 104 baseball fields and
62 softball fields. The shortage of local athletic facilities suggests that the planned Olympic
Complex will attain steady local use in addition to the regional and national tournaments and
training.

Wichita MSA Sports Facilities Supply/Demand Analysis
Facility
Competitive Pool

Facility
Supply
24
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Demand
Ratio
1 per 20,000

Wichita MSA
Population
636,105

Facility
Demand
32

Surplus/
(Deficit)
-8

16

Baseball
Softball

23
65

1 per 5,000
1 per 5,000

636,105
636,105

127
127

-104
-62

Competitive Retail Market Analysis
The Project Plan includes 343,500 square feet of retail space in the form of big-box retailers,
power center and out lots. This section of the report evaluates the feasibility of the planned retail
formats by gauging the competitive retail market conditions and preparing a site selection
evaluation.

Shopping Center Concepts
The Project Plan incorporates a variety of retail formats, including a power center, big-box
retailers and out parcels designed to accommodate freestanding sit-down restaurants, fast food
restaurants and conveniences store. These retail formats are described based on definitions by the
Urban Land Institute and International Council of Shopping Centers.

Big-Box Retailers
Big-box retailers include both general merchandise major anchors of 60,000 square feet or more
(i.e., discount department stores, warehouse clubs and home improvement centers) and category
specific (i.e., home electronics, office supplies, pet supplies, etc.) junior anchors of approximately
15,000 to 50,000 square feet. Big-box retailers serve as a shopping centers major customer draw.
The existing 150,000 square foot Walmart Supercenter operating within the Olympic Park Project
District is classified as a major anchor. The Project’s shopping center component is also designed
to accommodate both major anchors and junior anchors.

Power Center
The Olympic Park Project District’s retail component includes a 343,500 square foot anchored
shopping center supporting a mix of big-box retailers, retail shops and out parcels. According to
the Urban Land Institute, this retail format is defined as a power center.
The Urban Land Institute defines power centers as containing 250,000 to 600,000 square feet of
building area anchored by at least one super anchor store of 100,000+ square feet of and at least
four smaller category specific anchor tenants each having 20,000 to 25,000 square feet or more.
Power centers also contain a small inventory of in-line shops that constitute no more than 10 to
15 percent of the center’s total building area. The major anchor may be a discount department
store, a warehouse club or a home improvement store. The junior anchor tenants typically have a
narrow merchandising focus but a deep selection in specific merchandise lines, such as consumer
electronics, apparel and accessories, sporting goods, books, home furnishings, office supplies,
pet supplies or hobby and crafts products. Power centers typically occupy a 25- to 80-acre parcel
of land and are generally built adjacent to a super regional mall or freeway interchange that
yields a larger trade area.
Canyon Research Southwest, Inc.
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The size of a power center’s trade area is influenced by such factors as its tenant mix; the number
and size of the anchor stores; the size and location of the nearest “sister” store of the anchor
store(s); site accessibility; travel times; major geographic features (i.e. rivers, mountains, etc.)
and physical barriers (i.e. major freeways); and the population density and demographic
characteristics. Power centers typically maintain a primary trade area of a 5- to 7-mile radius.

Wichita, Kansas Retail Market Overview
Wichita is a regional shopping destination serving a trade area population of more than 1.0
million people within a 100-mile radius. The closest major shopping destinations include Kansas
City 200 miles to the northeast; Denver 520 miles to the west; Tulsa, Oklahoma 180 miles to the
southeast; and Oklahoma City, Oklahoma 165 miles to the south. Wichita’s regional trade area
draw is best characterized by measuring its retail pull factor.
The County Trade Pull Factors Fiscal Year 2013 published in December 2013 by the Kansas
Department of Revenue evaluates the retail draw of various Kansas counties. A pull factor is a
measure of retail capture minus leakage, with a measure of 1.0 representing a perfect balance.
Sedgwick County has long been a major retail trade center for south-central Kansas with Wichita
serving as the principal retail destination. The current pull factor of 1.13 indicates Sedgwick
County captures retail sales at a rate 13 percent above the statewide average. Over the past nine
years Sedgwick County’s annual pull factor has remained steady at 1.12 to 1.17.
The Annual Report of Trade Pull Factors and Trade Area Captures for Fiscal Year 2013
published in December 2013 by the Kansas Department of Revenue evaluates the retail draw of
various Kansas cities and counties. For FY 2013, Wichita supported a pull factor of 1.13,
capturing retail sales at a rate of 13 percent above the statewide average. The Wichita’s strong
retail pull and status as a regional shopping destination stems from its distance to other major
shopping destinations, growing number of national retailers and high volume of out-of-town
visitors. From 2005 to 2009 Wichita’s annual pull factor remained steady at 1.20 to 1.22.
However, in recent years Wichita’s pull factor declined from 1.22 in 2009 to 1.13 by 2013,
suggesting Wichita’s retail draw is waning.
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Historic Trends in Retail Pull Factor
Sedgwick County and City of Wichita
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Despite supporting a regional trade area the Wichita MSA retail market does not compare in
depth of merchandise and selection to such larger metropolitan areas as Kansas City and
Oklahoma City. The most noticeable deficiencies are the limited selection of upscale retailers
and restaurants found in lifestyle and town centers. Expanding the Wichita area’s retail selection
by introducing more upscale retailers and restaurants would improve its competitiveness with
alternative shopping destinations, keep local residents from leaving the area for shopping and
entertainment, and attract more customers from outside the region.
The Project’s retail component is designed to attract destination retailers and restaurants not
currently present in the Wichita market. By attracting a unique tenant mix the Project would
enhance the depth of the local market and improve the region’s competitiveness with other
nearby metropolitan shopping and entertainment destinations.
Wichita serves as the primary retail destination for Sedgwick County. Since 2003 the City of
Wichita as captured approximately 80 percent of annual retail sales in Sedgwick County. Over
the past decade retail sales tax collections for Wichita were directly impacted by national and
local economic conditions as well in trends in new retail construction. From 2004 through 2008
retail sales tax collections increased at an average annual rate of 3.5 percent as the local economy
expanded and new retail construction accelerated. In response to the national recession retail
sales tax collections declined by 3.5 percent in 2009 and 2.9 percent in 2010. The City’s sales
tax collections rebounded during 2011, posting a 4.2 percent increase. The growth in retail sales
tax receipts escalated during 2012, increasing by 5.5 percent to $52.7 million.
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City of Wichita Trends in Sales Tax Receipts
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Kellogg Drive serves as Wichita’s primary retail corridor supporting two regional malls,
including Towne East Square on the east side and Towne West Square on the west side.
Anchored by Dillard’s, JC Penney, Sears and Van Maur, Towne East Square also is surrounded
by such big-box retailers as Target, Barnes & Noble, Kirkland’s, TJ Maxx, Hancock Fabrics,
Babies ‘R Us and Toys ‘R Us. Meanwhile, Towne West Square houses Dillard’s, JC Penney,
Sears, Dick’s Sporting Goods and more than 95 specialty retailers. PetsMart and Pier 1 operate
stores adjacent to the mall. Other big-box retailers operating stores along Kellogg Drive include
Wal-Mart, Kmart, Home Depot, Lowe’s, Sam’s Club, Kohl’s, TJ Maxx, Best Buy, Office Max,
Office Depot, Toys ‘R Us, Barnes & Noble and Gander Mountain.
Prompted by continued population growth, recent retail development has concentrated in two
suburban locations including the intersections of Highway 96 and Rock Road in northeast
Wichita and Maize Road and 21st Street in northwest Wichita. Big-box retailers now operating
stores at the intersection of Highway 96 and Rock Road include Wal-Mart Supercenter, Sam’s
Club, Kohl’s, Petsmart, Petco, Jo-anne Fabrics, Office Depot, Office Max, Payless ShoeSource
and Shoe Carnival. New Market Square at Maize Road and 21st Street is anchored by Wal-Mart
Supercenter, Super Target, Best Buy, Bed Bath & Beyond, Michaels, Petco, Old Navy, Dress
Barn, Payless ShoeSource, Shoe Carnival, Sports Authority, Pier 1 and Kirklands.
Given the size of the Wichita MSA and its status as the largest city in Kansas and a regional
shopping destination, many major big-box retailers maintain a presence. National and regional
retailers operating stores in the Wichita MSA are listed in the table on the following page.
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Major Retailers Operating in Wichita MSA
Discount Department Stores
Kmart
Target
Wal-Mart
Kohl’s
Gordmans

Sporting Goods
Dick’s Sporting Goods
Gander Mountain
Sports Authority
Hibbett Sports
Cabela’s

Clothing
Old Navy
Gap
Talbots
TJ Maxx
Dress Barn

Department Stores
Dillard’s
J. C. Penney
Sears
Von Maur

Home Improvement
Ace Hardware
Home Depot
Lowe’s
Menards

Hobby & Crafts
Hobby Lobby
Michaels
Hobby Town USA

Book Stores
Barnes & Noble

Pet Supplies
Petco
PetsMart

Office Supplies
Office Depot

Warehouse Clubs
Sam’s Club

Home Electronics
Best Buy

Movie Theaters
Dickinson Theatres
Warren Theatres

According to the Development and Transportation Trends Report published by the Wichita Area
Metropolitan Planning Organization, from 2003 through 2008, 322 new retail facilities were
permitted for construction in the Wichita MSA valued at approximately $288 million. New retail
construction peaked in 2004 and 2005 with 121 building permits issued valued at $136.8 million.
New retail construction declined in 2006 with the issuance of 52 building permits valued at $35.2
million. Major new retail facilities constructed from 2003 to 2006 included Super Target East,
Warren East Theater, Gander Mountain, Sportsman’s Warehouse and two Dillon’s stores.
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Wichita MSA Value of New Retail Construction
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During 2007 and 2008 new retail construction activity rebounded in the Wichita MSA. For
2007, a reported 47 building permits totaling $46.4 million were issued in the Wichita MSA for
the construction of new retail facilities. New, expanding and relocating retailers in Wichita
included Home Depot, Wal-Mart, Target, Kohl’s, Office Depot, Office Max, Petco and Dillon’s.
During 2008, new retail construction in the Wichita MSA remained steady with the issuance of
68 building permits valued at $45.5 million. For the year the growing residential areas of
northeast Wichita ($25.1 million) and northwest Wichita ($11.4 million) experienced the highest
volumes of retail construction. Major retail construction projects permitted in 2008 included two
Dillon’s Market Place stores in the suburbs of Andover and Derby; a Lowe’s at 2626 North
Maize Road in Wichita and a Target store at 2024 North Rock Road.
Starting in 2009, the Development and Transportation Trends Report began reporting retail
permitting activity by square footage rather than dollar amounts. During 2009 a reported 28
permits were issued in the Wichita MSA for 160,140 square feet of retail space. Northwest and
Northeast Wichita accounted for 55.7 percent of the new retail space permitted for construction.
Retail construction permitting in the Wichita MSA declined slightly during 2010 with a reported
18 permits issued for a total of 125,937 square feet of new retail space. Central Wichita
accounted for 64 percent of the total retail space permitted for construction. The largest retail
projects permitted for construction in 2010 included a 75,744 square foot Dillons Market Place
and 34,506 square foot Genesis Health Club.
During 2011, retail construction activity in the Wichita MSA rebounded strongly with a reported
45 building permits issued for a total of 508,812 square feet of building area. Retail construction
was the most active in Southeast Wichita with five permits totaling 134,302 square feet of
building area. Construction was also active in Northeast Wichita (4 permits totaling 88,314 sq.
ft.); Central Wichita (9 permits totaling 84,388 sq. ft.) and South Wichita (7 permits totaling
84,041 sq. ft.).
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Retail Sales Gap Analysis by Store Type
The RMP Opportunity Gap – Retail Stores Report published by The Nielsen Company identifies
opportunities for additional retail store types in the Wichita MSA. The report data is derived
from two major sources. The demand data is derived from the Consumer Expenditure Survey
published by the U.S. Bureau of Labor Statistics while the supply data is provided by the Census
of Retail trade. The difference between demand and supply represents the opportunity gap or
surplus available for each retail category in the specified reporting geography. When the
demand is greater than the supply there is an opportunity gap for that retail category. A positive
value signifies an opportunity gap, while a negative value signifies a surplus.
Exclusive of automobile sales, for 2012 the RMP Opportunity Gap – Retail Stores Report
estimated supportable retail sales of $7.43 billion and actual sales of $7.48 billion for the Wichita
MSA.
Power centers are occupied by a wide variety of category-specific retailers, including clothing
and accessories, department stores, home electronics, sporting goods, pet supplies, office
supplies, book stores, home furnishings and restaurants. Most of these retail categories provide
significant opportunities for capturing additional retail sales in the Wichita MSA. Clothing
stores are estimated to support an additional $44.6 million in annual sales. Department stores
can support estimated $44.6 million in additional sales annually. Electronics and appliance
stores are estimated to support an additional $30.4 million in annual sales. Sporting goods stores
are under served by $28.7 million. Full-service restaurants and drinking places collectively can
support an additional $48.4 million in annual sales. Additional under serviced specialty retail
categories include shoe stores ($6.8 million); specialty food stores ($12.9 million); gift, novelty
and souvenir stores ($6.7 million); florists ($5.0 million) and luggage and leather goods stores
($3.0 million). The table on the following page summarizes estimated retail sales opportunity
gaps by major retail category.
The Project will primarily target category specific retailers, restaurants and entertainment
venues. Many segments of the Wichita MSA retail market are currently under-serviced
providing the opportunity for the Project to support feasible development of big-box retailers and
a power center. Given the Project’s positioning to attract large number of out-of-town visitors,
coupled with the local retail market’s ability to support a high level of new retail sales,
development of the Project’s retail component is anticipated to harmonize with Wichita’s overall
retail base and generate increased resident and visitor sales.

RMP Opportunity Gap by Retail Category – Wichita MSA (2012)
Retail Store Type
Total Retail Sales, Excl. Auto Sales
Furniture and Home Furnishings Stores
Electronics and Appliance Stores
Building Materials and Home Centers
Lawn and Garden Stores
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Demand
Consumer Expenditures
$7,430,715,449
$174,109,141
$196,839,341
$740,008,220
$83,549,126

Supply
Retail Sales
$7,478,063,452
$209,386,849
$166,449,645
$853,113,086
$91,275,653

Opportunity
Gap/(Surplus)
-$47,348,003
-$35,277,708
$30,389,696
-$113,104,866
-$7,726,527
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Grocery Stores
Specialty Food Stores
Pharmacies and Drug Stores
Gasoline Stations
Clothing Stores
Shoe Stores
Jewelry Stores
Sporting Goods Stores
Book Stores
Department Stores
Luggage and Leather Goods Stores
Office Supplies and Stationary
Gift and Novelty Stores
Full-Service Restaurants
Drinking Places

$1,064,445,734
$33,068,851
$479,195,495
$905,357,796
$295,947,997
$59,615,636
$51,955,699
$64,636,700
$34,594,927
$586,073,244
$4,689,359
$52,219,642
$40,764,893
$393,941,933
$38,882,351

$1,048,520,830
$20,191,487
$388,473,349
$959,066,660
$251,370,450
$52,844,098
$59,216,677
$35,9764,225
$41,840,277
$541,310,586
$1,640,950
$59,522,892
$34,077,595
$359,465,814
$24,997,155

$15,924,904
$12,877,364
$140,722,146
-$53,708,864
$44,577,547
$6,771,538
-$7,260,978
$28,672,475
-$7,245,350
$44,762,658
$3,048,409
-$7,303,250
$6,687,298
$34,476,119
$13,885,196

Source: RMP Opportunity Gap - Retail Stores and Canyon Research Southwest, Inc.

Retail Space Demand Estimates
A Retail Market Analysis quantifies a particular trade area’s potential to increase its inventory of
occupied shop space over a specified period of time. Given the Project’s planned retail formats
the retailers will cater to both residents of the Wichita MSA as well as out-of-town visitors. The
table on the following page provides retail space demand estimates from 2012 to 2022 for the
Wichita MSA.
Supportable retail sales are a function of consumer population and income levels. A trade area’s
total income is calculated by multiplying the total trade area population by the per capita
personal income. Purchasing power, or total sales potential of the trade area, is then quantified
by applying average retail expenditures as a percentage of total income.
The U.S. Census estimated the July 1, 2012 Wichita MSA population at 636,105 residents and
the U.S. Department of Commerce estimated the 2011 per capita personal income at $38,568,
yielding total personal income of $24.5 billion. Based on the findings of the U.S. Census Bureau
Annual Retail Trade Survey and U.S. Department of Commerce, the purchasing power by the
Wichita MSA population was estimated at 30 percent of personal income, or $7.4 billion
annually. By applying the current retail pull factor for Sedgwick County of 1.13 reported by the
Annual Report of Trade Pull Factors and Trade Area Captures for Fiscal Year 2012 published
by Kansas Department of Revenue, retail sales attributed to both residents and out-of-town
visitors are estimated at approximately $8.3 billion.
The RMP Opportunity Gap – Retail Stores Report published by the Nielsen Company estimated
actual retail sales for the Wichita MSA, exclusive of automobile sales, at approximately $7.5
billion in 2012. Supportable retail sales are forecast at $8.3 billion, translating into retail sales
leakage of $839 million. Based on Dollars & Cents of Shopping Centers, at the median retail
sales rate for Midwest open-air shopping centers of $253 per square foot the estimated retail
leakage is sufficient to support approximately 3.3 million square feet of additional retail space.
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Wichita MSA Estimated Retail Space Demand; 2012 – 2022
Retail Sales Formula
Resident Population
Per Capita Personal Income
Total Personal Income
% Personal Income Spent on Goods & Food (Non-Automotive)
Supportable Non-Automotive Retail Sales by Wichita MSA Residents
Sedgwick County Retail Full Factor (2012)
Supportable Non-Automotive Sales by Out-of-Town Visitors
Total Supportable Non-Automotive Retail Sales - Wichita MSA
Less: 2012 Wichita MSA Non-Automotive Retail Sales (Nielsen Co.)
Potential Capture of Additional Non-Automotive Retail Sales
Average Retail Sales Per Sq. Ft.
Supportable Additional Retail Space (Sq. Ft.)

2012
636,105
$38,568
$24,533,297,640
0.30
$7,359,989,292
1.13
$956,798,608
$8,316,797,900
($7,478,063,452)
$838,734,448
$253
3,315,156

Growth
2012-22
70,000
$44,760
$3,133,200,000
0.30
$939,960,000
1.13
$122,194,800
$1,062,154,800
$1,062,154,800
$294
3,612,771

Source: The Nielsen Company and Canyon Research Southwest, Inc.

According to the U.S. Census Bureau, the Wichita MSA population grew by 59,950 residents in
the 1990’s and 77,841 residents in the 2000’s. Assuming population growth of 70,000 residents
over the next decade and a 1.5 percent average annual increase in per capita personal income
nets an increase in total personal income of $3.1 billion by 2022. Retail expenditures totaling 30
percent of total income and retail pull factor of 1.13 yields supportable retail sales of $1.06
billion. At an annualized inflation rate of 1.5 percent the median retail sales rate was adjusted to
$294 per square foot for 2022, yielding a gain in supportable additional retail space within the
Wichita MSA of approximately 3.6 million square feet over the next ten years.
Over the next ten years the local population and out-of-town visitors are forecast to generate
sufficient retail sales volumes to support an estimated 6.9 million square feet in additional retail
space. The Project Plan calls for 343,500 square feet of retail space. To achieve build-out over
the next ten years the Project must capture less than 5.0 percent of the Wichita MSA forecast
demand for new retail space. Based on the findings of this analysis sufficient short-term retail
space demand exists within the Wichita MSA to absorb the retail space planned for the Project.

Site Evaluation
Shopping center developers and major retailers evaluate potential sites based on a series of site
specific criteria. Common selection criteria when evaluating a prospective big-box retailer and
power center site include availability of infrastructure; parcel size; visibility and exposure;
accessibility; parcel size and dimensions; and direct competition. Using these site selection
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criteria the retail component of the Project was evaluated for the potential for support
development of big-box retailers and lifestyle and town center.

Availability of Infrastructure
The Project’s retail component is located at the southwest corner of U.S. Highway 54 and 183rd
Street. U.S. Highway is a 4-lane divided highway while 183rd Street past the site is improved with
two lanes of traffic, a right turn lane into the Walmart property and a left turn lane at the U.S.
Highway 54 intersection. West Kellogg Drive serves as a frontage road parallel to U.S. Highway
54 and is improved on the site with two lanes of traffic, curb and gutter.
The Project Plan will fund continued off-site and on-site infrastructure improvements necessary
to facilitate on-site vertical development.

Visibility and Exposure
Visibility and vehicular traffic counts past a prospective shopping center site have a significant
influence on achievable retail sales volumes. The Project’s retail component is located at the
southwest corner of U.S. Highway 54 and the major arterial of 183rd Street. The Kansas
Department of Transportation reported 2012 average daily traffic counts past the Project of 6,210
vehicles on U.S. Highway 54 and 1,130 vehicles on 183rd Street. Development of the Project is
expected to significantly increase vehicular traffic on the adjacent major arterials and highway.
The Project features sufficient visibility and exposure to support the development of big-box
retailers, power center and out parcels.

Accessibility
Big-box retailers and power centers support a large trade area. Therefore, regional, local and on-site
accessibility is critical when evaluating a prospective development site. Site accessibility criteria
used in evaluating the Project as a prospective major retailer and power center development site
include: 1) hierarchy of streets; 2) the vehicular speed and traffic counts past the site; 3) a traffic
signal within 500 feet of the site and 4) the ability to make a left turn as ingress into the site.
1. The term “hierarchy of streets” refers to the character of the surrounding area’s
vehicular transportation network. The roadway network in and around
Wichita, Kansas includes major arterial streets, highways and freeways.
Interstate 35 provides direct access to the metropolitan areas of Kansas City to
the northeast and Oklahoma City to the south. Interstates 135 and 235 along
with K-96 Highway form a beltway around Wichita. The Project’s retail
component is located adjacent to U.S. Highway 54 with an interchange at
183rd Street, providing efficient neighborhood and regional access. On-site
access is provided by the adjacent major arterials of 183rd Street and West
Kellogg Drive. Improvements to West Kellogg Drive will provide excellent
access into each of the planned out parcels that are designed for restaurants and
a convenience store.

Canyon Research Southwest, Inc.
45822886.7

26

2. The posted speed limits past the Project of 40 mph on 183rd Street and 30
mph on West Kellogg Drive allows for convenient on-site ingress and
egress.
3. The intersection of U.S. Highway 54 and 183rd Street is signalized.
4. An existing left turn lane on 183rd Street provides left turn access into the
Walmart property and at the intersection with U.S. Highway 54.
To conclude, the Project possesses adequate regional, local and on-site vehicular accessibility to
support development of big-box retailers, a power center and out lots.

Parcel Size
According to the International Council of Shopping Centers, suitable power center sites possess
25 to 80 acres capable of accommodating the development of 250,000 to 600,000 square feet of
building area. Major anchor retailers generally occupy 60,000 to 200,000 square feet of building
area on 6- to 25-acre site while junior anchors of 12,000 to 50,000 square feet generally occupy
1.5 to 5.5 acres. Out parcels capable of accommodating restaurant, convenience store and bank
branch uses generally occupy 1.0+ acres.
The Project occupies approximately 280 acres with the Project Plan designed with development
sites capable of facilitating approximately 343,500 square feet of big-box retailer, power center
and out parcel retail space. Therefore, the Project possesses sufficient site characteristics to
accommodate the envisioned retail development formats.

Competition
Power centers are occupied primarily by category specific big-box retailers, including clothing
and accessories, home electronics, sporting goods, pet supplies, office supplies, book stores and
home furnishings. Given the size of the Wichita MSA and its status as the largest city in Kansas
and a regional shopping destination, most major big-box retailers maintain a presence.
The Project is located in the western portion of the Wichita MSA. Big-box retailers are
concentrated in two principal locations, West Kellogg Drive from Interstate 235 west to Ridge
Road as well as the intersection of 21st Street and Maize Road. Each retail destination is
described in the text below.
The Towne West Square regional mall at West Kellogg Drive and Interstate 235 is the anchor for
the West Kellogg Drive retail corridor that extends for approximately three miles west to Ridge
Road. The West Kellogg Drive retail corridor is located approximately seven miles east of the
Project. Towne West Square, owned by the Simon Property Group, is anchored by Dillard’s, JC
Penney, Sears and Dick’s Sporting Goods. Major anchor retailers operating within the West
Kellogg Drive corridor include Walmart, Kmart, Sam’s Club and Lowe’s. Junior anchors
include Best Buy, Burlington Coat Factory, Catherines, Dollar General, Dollar Tree, Famous
Footwear, Kohl’s, Mattress Firm, Office Max, Party City and Ross.
In recent years the intersection of 21st Street and Maize Road has emerged into a major retail
destination anchored by the 830,000 square foot New Market Square. This retail hub is located
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approximately nine miles northeast of the Project. Major anchor retailers currently operating at
this location include Walmart, Super Target and Lowe’s. The long list of junior anchors includes
Bed Bath & Beyond, Beauty First, Best Buy, Claire’s, Dress Barn, Kirkland’s, Lane Bryant,
Marshalls, Mattress Firm, Maurices, Michaels, Old Navy, Payless ShoeSource, Petco, Pier 1
Imports, Shoe Carnival, Sports Authority and Ultra.
Both retail hubs operating in west Wichita support a wide selection of major and junior anchors
offering apparel and accessories, electronics, health and beauty, home furnishings, office
supplies, pet supplies and more. Most big-box retailers and power centers operate a primary
trade area encompassing a 5- to 7-mile radius. Both west Wichita retail destinations are
positioned outside of the Project’s primary trade area, allowing the possibility to support “sister”
stores. Therefore, the opportunity exists for the Project to attract a sufficient number of major
and junior anchors to warrant feasible development of the planned power center.

Site Evaluation Conclusions
This report concludes that the Project in Goddard, Kansas is a feasible big-box retailer and power
center development site, possessing the necessary infrastructure, size, access, visibility and
exposure. Competitive market conditions suggest the opportunity exists for the Project to attract a
sufficient number of major and junior anchors to warrant feasible development of the planned
power center. The expected large number of out-of-town visitors lured by the Project’s major
attractions will also assist in generating on-site retail sales and improve feasible development of the
retail components. The critical mass of athletic, entertainment, shopping and dining attractions
unique to the local market will create a “must see” regional destination catering to local residents
and out-of-town visitors.

Conclusions
The Project is planned for mixed-use development featuring several “destination attractions” and
approximately 343,500 square feet of retail space. The Project’s principal “destination
attraction” will include the Goddard Aquatic Center & Sports Complex.
The Project’s development concept is designed to foster economic growth for the Wichita MSA
by creating a unique destination experience capable of generating increased out-of-town
visitation and expenditures as well as retaining current retail sales “leakage” from local residents.
The synergy of the “destination attractions” will create a regional tourism draw by offering a
combination of athletic, hospitality, entertainment, recreational and retail venues in a single
location not currently available elsewhere within the Midwest. By elevating Wichita’s status as a
regional tourism destination other related businesses and attractions in the region are expected to
benefit from the opportunity to capture retail spending originating from visitors to the Project.
The Goddard Aquatic Center & Sports Complex (“GAC”) will serve as the Project’s cornerstone,
providing multi-sport athletic facilities for swimming, diving, baseball and softball activities. By
incorporating a 150-room full-service hotel and conference center, the GAC is designed with the
specific intention of providing a venue sufficient to host regional and national athletic
tournaments and athlete performance assessment and training. The Developer is investigating
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obtaining an official designation from the International Swimming Hall of Fame (“ISHOF”) for
the GAC, making it one of only six facilities in the country with such a designation. By
providing a centralized location with facilities able to accommodate multiple ongoing
tournaments simultaneously, the GAC is anticipated to become a national and regional
destination for competitive athletics. No comparable athletic facility exists in the Midwest,
allowing the GAC to support a primary trade area encompassing a 500+ mile radius.
The Project’s retail component includes 343,500 square feet of commercial space in the form of
big-box retailers, power center and out lots. The large cluster of freestanding national restaurants
will be unique to the Wichita MSA market. Competitive retail market conditions suggest the
opportunity exists for the Project to attract a sufficient number of major and junior anchors to
warrant feasible development of the planned power center. The expected large number of out-oftown visitors lured by the Project’s major attractions will also assist in generating on-site retail and
restaurant sales and improve feasible development of the retail components.
To conclude, the Project is a suitable mixed-use development site designed for athletic facilities,
lodging and retail uses. The Project possesses the necessary infrastructure, size, access, visibility,
exposure, trade area demographics and tourism market. Wichita’s art, cultural and entertainment
attractions; out-of-town visitation and limited presence of direct competition provides the
opportunity to attract the necessary businesses and customers to support feasible development. The
critical mass of athletic, entertainment, shopping and dining attractions unique to the local
market will create a “must see” regional destination catering to local residents and out-of-town
visitors. The clustering of world-class athletic training and competition facilities will allow the
GAC and the balance of the Project to support a primary trade area encompassing a 500+ mile
radius. The expanded primary trade area will produce a positive economic impact on the
Wichita MSA and the State of Kansas by attracting out-of-state visitors and capturing visitor
expenditures and lodging demand.

MARKET IMPACT STUDY
The Market Impact Study examined the impact the Project will have on the local economy and
tourism industry. Specific issues examined include:
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1.
2.
3.
4.
5.
6.

Project positioning and unique quality;
Project’s synergy with area attractions;
Impact on comparable market area businesses;
Expected draw of tourists from out-of-state and from more than 100 miles away;
Estimate the project’s retail sales at build-out; and
Impact on active STAR bond projects in Wichita, Kansas.

Project Positioning and Unique Quality
The Project Plan features a state-of-the-art multi-sport athletic complex that includes a fullservice hotel and conference center and 343,500 square feet of mixed-use commercial space
designed for national retailers and restaurants. When fully developed, the Project will function as
an athletic, recreational, shopping and dining experience not currently available in Kansas.
Collectively, the Project components will serve a regional and national market with a principal
market area within a 500-mile radius.
The principal “destination attraction” that will set the Project apart and generate increased outof-town visitation and expenditures to the Wichita area will be the Goddard Aquatic Center &
Sports Complex (“GAC”), a multi-sport athletic venue for swimming, diving, baseball and
softball activities. The venue will be complimented by a 150-room hotel and conference center
and is designed to meet specifications necessary to be granted an official designation from the
International Swimming Hall of Fame (“ISHOF”). This designation will elevate the status of the
GAC as a premiere multi-sport athletic complex, generating increased demand by athletes for
training and competition. No comparable “all-inclusive” athletic training, educational and
competition venue exists in the Midwest.
The planned commercial space is designed to both compliment and benefit from the Project’s
principal “destination attraction”. The retail component will include a 343,500 square foot
power center supporting a mix of big-box retailers and small shops.
A large cluster of
restaurants is also planned along West Kellogg Drive. The planned retail uses will cater to local
residents, out-of-town visitors to the Project and vehicular traffic along U.S. Highway 54.
To conclude, the Project is positioned as an athletic, recreational, retail and dining destination
catering primarily to a regional and local market. The Project is designed to compliment
Wichita’s existing art, cultural, recreational and entertainment attractions and will enhance the
region as a tourism destination. The Project Plan assures a cohesive, integrated development
designed to create synergy between land uses and maximize economic activity. Together, the
Project’s uses, concepts and design will generate large visitor volumes, draw out-of-town
travelers and enhance Wichita’s status as a sports, recreation, shopping and dining destination.

Synergy with other Area Attractions
Tourism and travel is according to the World Tourism Organization (WTO) the world’s largest
industry and it is predicted to be one of a few industries that will continue to generate job growth
in the future. Hence it is an important vehicle for regional and national economic development.
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Attractions are an extremely important part of the tourism industry and serve as a primary driver
of tourism activity. According to Swarbrooke (1995, p. 3) tourist attractions are the most
important component in the tourism industry. Without attractions there would be no need for
other tourism services. Many tourist attractions possess strong entertainment connections,
including sports venues, theatres and museums.
Much like business clusters, the clustering of destination attractions creates the critical mass
necessary to generate and sustain increased visitation and expenditures. Most tourism clusters
also have strong linkages to other closely related and supporting industries such as
transportation, lodging, retail, food and beverage. Therefore, the larger cluster of attractions a
tourist destination supports the greater the direct and indirect economic benefits.
The Wichita area supports 34, entertainment, cultural, educational and historic attractions that in
2010 collectively drew 2.5 million visitors. Since 2007, annual attendance has increased by
nearly 27 percent. Based on the theory of tourism clusters, the introduction of additional
attractions in the Wichita area will generate increased tourism visitation and expenditures.
The Project is designed to capture and generate increased visitation and expenditures through
inclusion of the Goddard Aquatic Center & Sports Complex (“GAC”). By virtue of differing
content and market positioning the Project will compliment and have a synergistic effect on
Wichita’s tourism industry and the heightened out-of-town visitation is expected to translate into
increased attendance at existing entertainment, cultural, educational and historic attractions. As
evident by the 21.6 million annual visitors to the Kansas City MSA, the presence of a large
cluster of art, cultural and entertainment attractions creates a synergistic effect that strengthens
the regional draw, visitation counts, expenditures and visitor’s length of stay.
During 2011, IHS Consulting reported Sedgwick County (Wichita MSA) garnered nearly $1.7
billion in tourism expenditures, or 22.3 percent of the state-wide total. Tourism expenditures in
Sedgwick County included an estimated $482.17 million on shopping; $428.93 million on food;
$333.14 million on transportation $247.94 million on lodging and $197.52 million on entertainment.
When compared to state-wide tourism expenditures, Sedgwick County lagged in entertainment with
expenditures accounting for just an 11.7 percent market share compared to the state-wide average of
16.0 percent. The GAC is designed to attract out-of-town visitors and generate increased tourism
expenditures on entertainment and other support industries.

Tourism Expenditures by Category; 2011
Sedgwick County vs. State of Kansas
Sedgwick
County
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Expenditure Category
Entertainment
Accommodations
Transportation
Food
Shopping
Totals

($ Millions)
$197.52
$247.94
$333.14
$428.93
$482.17
$1,689.71

Share
11.69%
14.67%
19.72%
25.38%
28.54%
100.00%

($ Millions)
$1,213
$1,009
$1,381
$1,841
$2,120
$7,564

Share
16.04%
13.34%
18.26%
24.34%
28.03%
100.00%

Source: IHS Consulting, Inc.

Large athletic tournaments held at the GAC may require co-hosting with other Wichita area
sports facilities and venues. Out-of-town visitors to youth and adult sporting events are potential
customers for such family-oriented attractions as the Sedgwick County Zoo, Exploration Place,
Botanica and Great Plains Nature Center. Area restaurants, night clubs, hotels and transportation
companies will also benefit economically from development and operation of the Project.
To conclude, by increasing the critical mass of destination attractions, the Project will improve
Wichita’s competitive position as a tourism destination as well as compliment the existing
attractions by providing a “one-of-a-kind” athletic, recreational, shopping and dining destination
not currently available in the region.

Impact on Comparable Market Area Businesses
The Project Plan incorporates the Goddard Aquatic Center & Sports Complex (“GAC”), 150room hotel and 343,500 square feet of commercial space. This section of the report examined
the impact of these project components upon similar athletic, lodging and retail businesses in the
Wichita MSA (i.e., that the project will increase total sales in the surrounding area, not diminish
sales from existing retailers in the surrounding area).
The GAC will be the largest comprehensive athletic facility in the Wichita area designed to host
swimming, diving, baseball and softball events. The existing tournament-quality athletic
facilities in Wichita tend to be single-sport facilities that cater primarily to local residents. One
exception is the Richard A. DeVore South YMCA that includes the Farha Sport Complex and
Garvey Outdoor Sport Complex that feature basketball, volleyball, soccer, football, clinics for
the competitive athlete and speed and agility programs designed to improve athletic ability. The
GAC’s focus on hosting regional and national athletic tournaments will greatly reduce its
competitive impact on existing area athletic facilities. Instead, large athletic tournaments held at
the GAC may require co-hosting with other Wichita area sports facilities and venues.

Hotel development commonly follows a cluster pattern whereby a group of hotels concentrate
near such lodging demand generators as airports, employment centers, tourist attractions and
entertainment venues. The Project’s planned 150-room hotel and conference center is aimed at
garnering room demand from out-of-town visitation generated by the GAC. Lodging demand
generated by out-of-town visitors to the Project is expected to far exceed the planned hotel’s
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150-room capacity. Therefore, existing hotel properties in Wichita will benefit by capturing
lodging demand generated by the Project.
The Project is planned for 343,500 square feet of commercial space designed to house big-box
retailers, power center and freestanding restaurants. Power centers are occupied by a wide
variety of category-specific retailers, including clothing and accessories, home electronics,
sporting goods, pet supplies, office supplies, book stores and home furnishings. Tenants are
generally national or regional retailers.
According to the RMP Opportunity Gap – Retail Stores Report published by The Nielsen
Company, most power center related retail categories provide significant opportunities for
capturing additional retail sales in the Wichita MSA. Clothing stores are estimated to support an
additional $44.6 million in annual sales. Electronics and appliance stores are estimated to
support an additional $30.4 million in annual sales. Sporting goods stores are under served by
$28.7 million. Full-service restaurants and drinking places collectively can support an additional
$48.4 million in annual sales. Additional under serviced specialty retail categories include shoe
stores ($6.8 million); specialty food stores ($12.9 million); gift, novelty and souvenir stores ($6.7
million); florists ($5.0 million) and luggage and leather goods stores ($3.0 million).
The Annual Report of Trade Pull Factors and Trade Area Captures for Fiscal Year 2013
published by the Kansas Department of Revenue concluded that Wichita supports a pull factor of
1.13, capturing retail sales at a rate of 13 percent above the statewide average. Wichita has long
served as a regional shopping destination. From 2005 to 2009 Wichita’s annual pull factor
remained steady at 1.20 to 1.22. However, in recent years the city’s pull factor declined from
1.22 in 2009 to 1.11 by 2012, suggesting Wichita’s retail draw may be waning and in need of
new businesses to regain its regional draw.
To conclude, the Project is positioned to capture retail and lodging expenditures now eluding the
Wichita MSA and will enhance the area’s competitive positioning as a regional tourism
destination. The region’s high level of retail sales leakage for clothing and accessories, home
electronics, sporting goods and restaurants suggests that development of the Project’s retail
component will strengthen current retail sales within the Wichita MSA without adversely
impacting existing businesses. Furthermore, the Project’s major attraction is expected to
increase out-of-town visitors, expenditures and lodging demand, not all of which will be satisfied
by the planned on-site retail and hotel. Therefore, this report concludes that development of the
Project will benefit other related retail, entertainment and lodging businesses in the Wichita
MSA by introducing new destination attractions to the area and increasing out-of-town visitation
and expenditures.

Estimated Customer/Visitor Counts
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STAR bond financing is being sought to assist in the development of the Olympic Park Project
District in Goddard, Kansas. To assist in evaluating STAR bond applications the Kansas
Secretary of Commerce has published guidelines regarding a proposed project’s economic
impact. The following criteria were evaluated when considering the tourism potential of a
project applying for STAR bond financing:


Out-of-state visitation from multiple states should have a target of 20 percent of total
annual visitation to be considered a major, unique, destination attraction;



A target of 30 percent of total annual visitation should be drawn from greater than 100
miles distance from the attraction community; and



Total annual visitation should compare very favorably to existing attractions in Kansas.

Given the visitation levels to existing Wichita attractions, the ability of the Goddard Aquatic
Center & Sports Complex to host national and regional tournaments, the Project is designed to
serve as one of Kansas’ premiere visitor destinations and draw from a regional and national
geographic area. Annual visitation estimates for each of the Project component were provided
by the prospective operators or drawn from industry standards.
Annual visitation estimates for the Goddard Aquatic Center & Sports Complex assume the venue
hosts eight competitive swimming events; dive competition; swimming and diving schools, swim
teams, life saving courses, camps, clinics, birthday parties; and baseball and softball league play.
Given this expected facility usage, annual visitation to the Goddard Aquatic Center & Sports
Complex is estimated at 262,500 people.
Based on a stabilized occupancy rate of 70 percent, an average stay of two nights and an average
of 1.8 persons per room, the 150-room hotel will host approximately 35,000 guests per year.
At build-out, the retail and restaurant space is estimated to attract approximately 1.83 million
annual visitors based on sales of $400 per square foot and average sales of $75 per customer.
At build-out and stabilization, under the current Project Plan annual visitation is estimated at
approximately 2.1 million. The key in generating attendance will be the Project’s unique market
niche highlighted by complimentary and presently unavailable destination attractions in the
Wichita area. Driven by the regional and national draw of the Goddard Aquatic Center & Sports
Complex, much of the visitation to the Project is expected to be new visitors to the region.
Eventual development of the 60-acre future development site will generate additional on-site
visitation. Assuming retail development the scale designed under the current Project Plan,
annual visitation at build-out of the 60-acre site is estimated at 1,372,500. Therefore, build-out
of the entire Olympic Park Project District is forecast to generate annual visitation of approximately
3.5 million.

Estimated Annual Visitation
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Olympic Park Project District
Attraction

Annual
Attendance

Goddard Aquatic Center & Sports Complex
Hotel and Conference Center
Retail
Total Annual Visitation - Current Project Plan

262,500
35,000
1,832,000
2,129,500

West Parcel - Future Development Site

1,372,500

Grand Total Annual Visitation

3,502,000

Visitation estimates for the Project are segmented into three sources, including: 1) local residents
residing within a 100-mile radius; 2) regional visitors residing outside of a 100-mile radius and
3) out-of-state visitors.

Local Residents Residing within a 100-Mile Radius
The Goddard Aquatic Center & Sports Complex (“GAC”) estimated to attract approximately
262,500 people annually. The facility is designed to cater to a regional and national market by
providing athlete assessment and training as well as hosting swimming and diving events and
athletic tournaments. The Wichita MSA population totals approximately 636,000 people.
Within a 100-mile radius the estimated population is approximately 1.0 million. Local residents
residing within a 100-mile radius are forecast to account for 60 percent of all visitors to the
GAC, or 157,500 annually.
The hotel is estimated to host approximately 35,000 guests annually. The hotel’s primary trade
area will include cities with populations of 10,000 or more in Kansas and the neighboring states
of Missouri, Nebraska and Oklahoma. The cumulative population within these feeder cities is
estimated at approximately 3.9 million, of which approximately 25 percent or 1.0 million people
reside within a 100-mile radius. Therefore, local residents residing within a 100-mile radius are
forecast to account for 30 percent of all hotel guests, or 10,500 annually.
The Project’s commercial component is forecast to draw 1.83 million visitors annually. Given
the size of the local resident and visitor populations as well as the level and proximity of direct
retail competition, local residents within a 100-mile radius are forecast to account for
approximately 70 percent of total visitation, or 1.28 million visitors.
At build-out of the current Project Plan, local residents within a 100-mile radius are estimated to
account for approximately 68 percent of the visitation to the Project, or 1.45 million annual
visitors.
Development of the 60-acre future development site is forecast to attract 960,000 visitors within
a 100-mile radius, equating to approximately 70 percent of total visitation.

Regional Visitors Residing Outside of a 100-Mile Radius
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Under the current Project Plan, regional visitors traveling more than 100 miles are conservatively
estimated to account for 32 percent of total visitation, or approximately 679,100 annual visitors.
Annual regional visitation by project component includes 115,000 visitors to the Goddard
Aquatic Center & Sports Complex; 24,500 visitors to the hotel and conference center; and
549,600 visitors to the retail components.
Development of the 60-acre future development site is forecast to attract 412,500 visitors from
outside a 100-mile radius, equating to approximately 30 percent of total visitation.

Out-of-State Visitors
The multi-state region of Kansas, Missouri, Iowa, Nebraska, and Oklahoma is the primary source
of visitors to Wichita. Kansas accounts for just 16.3 percent of this region’s population,
suggesting the opportunity exists for the Project to attract significant of out-of-state visitation.
Tourism is a major industry in Kansas. During 2011, over 32 million tourists to Kansas spent $8.0
billion. Out-of-state and international visitors accounted for 56 percent of total tourist expenditures.
The Economic Impact of Tourism Wichita MSA, 2003 published by Wichita State University
reported that regional visitors, defined as residing within a 200-mile radius, accounted for 89.7
percent of total visitors to Wichita while national/international visitors accounted for the
remaining 10.3 percent. Including international visitors, out-of-state visitors to Wichita were
estimate at approximately 950,000 to 1.1 million per year, or 28 to 32 percent of total visitation.
Under the current Project Plan out-of-state residents are forecast to account for approximately 33
percent of total visitation, or approximately 697,540 annually.
Development of the 60-acre future development site is forecast to attract 439,500 out-of-state
visitors, equating to approximately 32 percent of total visitation.

Summary
At build-out and stabilization, the current Project Plan is estimated to attract approximately 2.1
million visitors per year. Local residents living within a 100-mile radius are forecast to account
for about two-thirds of total visitation, 20 percent of which will be out-of-state visitors. Regional
visitors traveling more than 100 miles are forecast to account for the remaining one-third of total
visitation, 60 percent of which will be out-of-state and international visitors. In total, out-of-state
residents are estimated to account for approximately 33 percent of total visitation, or 697,540
visitors per year. These visitation trend estimates meets the State of Kansas Secretary of
Commerce guidelines that 30 percent of visitors to a prospective STAR Bond District travel
beyond 100 miles and 20 percent reside out-of-state.

Estimated Visitation Patterns
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Olympic Park Project District – Current Project Plan
Visitor Origination

Total
Visitors

Within a 100-Mile Radius
Outside of a 100-Mile Radius
Totals

1,450,400
679,100
2,129,500

Out-of-State
Visitors

Market
Share

290,080
407,460
697,540

20%
60%
33%

Source: Canyon Research Southwest, Inc.

Eventual development of the 60-acre future development site will generate additional on-site
visitation. Assuming retail development the scale designed under the current Project Plan,
annual visitation at build-out of the 60-acre site is estimated at 1,372,500. Therefore, build-out
of the entire Olympic Park Project District is forecast to generate annual visitation of approximately
3.5 million. Local residents living within a 100-mile radius are forecast to account for about twothirds of total visitation, 20 percent of which will be out-of-state visitors. Regional visitors
traveling more than 100 miles are forecast to account for the remaining one-third of total
visitation, 60 percent of which will be out-of-state and international visitors. In total, out-of-state
residents are estimated to account for approximately 32 percent of total visitation, or 1,137,040
visitors per year.

Estimated Visitation Patterns
Olympic Park Project District – Entire Project Plan
Visitor Origination

Total
Visitors

Within a 100-Mile Radius
Outside of a 100-Mile Radius
Totals

2,410,400
1,091,600
3,502,000

Out-of-State
Visitors

Market
Share

482,080
654,960
1,137,040

20%
60%
32%

Source: Canyon Research Southwest, Inc.

Estimated Retail Sales Potential
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The Project Plan includes the Goddard Aquatic Center & Sports Complex (includes a 150-room
hotel and conference center) and 343,500 square feet of commercial space. Taxable retail,
lodging and amusement sales for the Project were estimated based on several additional sources,
including:
1) Actual retail sales volumes for comparable power centers;
2) Dollars & Cents of Shopping Centers published by the Urban Land Institute;
3) Sales data published by the International Council of Shopping Centers;
4) Tourism spending characteristics published by the Travel Industry Association of
America;
5) Competitive hotel operating results provided by Smith Travel Research and S&L
Hospitality;
6) Nation’s Restaurant News Top 100;
7) Sales data published by Walmart Stores, Inc.; and
8) Top 100 Retailers 2012 published by NRF Stores.

Total Retail Sales Estimates
For the purpose of this report the Olympic Park Project District is anticipated to commence on April
1, 2014 and continue for a 20-year term, expiring on March 31, 2033.
According to Kansas Tourism in 2011 prepared for the Kansas Department of Commerce by IHS
Consulting, during 2011, Sedgwick County’s (Wichita MSA) $1.69 billion in tourism expenditures
accounted for a 22.3 percent of state-wide share. Sedgwick County tourism expenditures including
shopping at $482.17 million, food at $428.93 million, transportation at $333.14 million,
accommodations at $247.94 million and entertainment at $197.52 million. Wichita hosts an
estimated 4.0 million annual visitors, translating to average expenditures of $423 per visitor.
In a letter dated January 13, 2013, the Kansas Department of Commerce indicated the proposed
Olympic Park STAR Bond Project District may be considered a major multi-sport athletic
complex or major commercial entertainment and tourism area and an “eligible area,” for the
purpose of establishing a STAR Bond Project District as contemplated by K.S.A. 12-17,165.
The Project commenced with the January 11, 2013 opening of a Walmart Supercenter located at
the southwest corner of 183rd Street and West Kellogg Drive. The balance of the Project is
anticipated to require a 5-year build-out with the attraction components coming first.

The 150,000 square foot Walmart Supercenter (includes garden center) open two days before the
Kansas Department of Commerce deemed Olympic Park an eligible STAR Bond Project
38
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District. Therefore, for the purpose of estimating incremental STAR bond revenues base year
retail sales were calculated assuming 0.005479 percent of first-year sales.
Supercenters range in size from 80,000 square feet to 260,000 square feet, with an average size
of approximately 184,000 square feet. Company operations comprise of three reportable
business segments: (1) the Walmart U.S. segment; (2) the Walmart International segment; and
(3) the Sam's Club segment. As of January 31, 2014, Wal-Mart Stores, Inc. operated a total of
10,942 stores, including 4,203 domestic stores, 6,107 international stores and 632 Sam’s Club
stores. The Walmart U.S. segment does business in six strategic merchandise units, listed below,
across several store formats including discount stores, supercenters and Neighborhood Markets
and other small formats.
1. Grocery consists of a full line of grocery items, including meat, produce, deli, bakery,
dairy, frozen foods, alcoholic and nonalcoholic beverages, floral and dry grocery, as well
as consumables such as health and beauty aids, baby products, household chemicals,
paper goods and pet supplies;
2. Entertainment contains electronics, toys, cameras and supplies, photo processing
services, cellular phones, cellular service plan contracts and prepaid service, and seasonal
merchandise;
3. Hardlines consist of stationery and books, automotive accessories, hardware and paint,
sporting goods, fabrics and crafts;
4. Health and wellness includes pharmacy and optical services;
5. Apparel includes apparel for women, girls, men, boys and infants, shoes, jewelry and
accessories; and
6. Home includes home furnishings, housewares and small appliances, bedding, home
décor, outdoor living and horticulture.
The Walmart U.S. segment also offers financial services and products, including money orders,
wire transfers, check cashing and bill payment.
During fiscal year ended January 31, 2013 company-wide sales totaled nearly $419 billion, up
3.4 percent over fiscal year 2012. Domestic Walmart store sales totaled $274.5 billion, up 3.9
percent over fiscal year 2012. Sales averaged approximately $68.5 million per store. Fiscal year
2013 same store sales for the domestic division increased 2.0 percent. With a reported 640.7
million square feet of retail space, fiscal year 2013 sales for the Walmart U.S. segment averaged
approximately $428 per square foot. Groceries represent 55 percent of Walmart sales.
During the first three quarters of fiscal year 2014 company-wide sales were reported at $344.3
billion, up 1.7 percent over the same 9-month period in fiscal year 2013. Domestic sales were
reported at $203 billion, up 1.6 percent over the same 9-month period in fiscal year 2013.
Comparable store sales are a good barometer for gauging a retailer’s growth and overall health.
Walmart’s definition of comparable store sales includes sales from stores open for the previous
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12 months, including remodels, relocations and expansions. Changes in store format are
excluded from comparable store sales when the conversion is accompanied by a relocation or
expansion that results in a change in retail square feet of more than 5 percent.
Prior to the national recession, from 2000 through 2006 the Walmart U.S. segment reported
annual comparable store sales increases of 3 to 8 percent, averaging 4.9 percent per year. The
net effect of the current economic downturn has been a decline in comparable store sales. From
fiscal year 2007 to 2009 annual comparable store sales increases ranged from 1.0 to 3.2 percent,
averaging 2.0 percent per year. Domestic comparable store sales declined to a reported -0.7
percent for fiscal year 2010 and -1.5 percent for fiscal year 2011. This negative trend in
comparable store performance was attributed to a weakening economy and increased
competition from department stores and other discount retailers. Domestic comparable store
sales growth has rebounded over the past two years, reported at 0.3 percent in fiscal year 2012
and 2.0 percent in fiscal year 2013. During fiscal year 2014, comparable store sales for
Walmart’s domestic stores declined by 0.6 percent.
The Project’s Walmart Supercenter operates a pharmacy department. Prescription drug sales in
Kansas are not taxable; therefore, the sale of these non-taxable items are excluded from the total
store sales estimates. Groceries are taxable in Kansas.
The closest major discount department stores (i.e., Target, Kmart, etc.) are all located outside of
the Project’s primary trade area which bodes well for the potential of the planned Walmart
Supercenter to successfully penetrate the market.
The closest existing Walmart stores to the Project are Store #1221 at 6110 West Kellogg Drive in
Wichita (8.5 miles) and Store #3283 at 10600 West 21st Street North in Wichita (9.0 miles).
Each of these existing Walmart stores are located outside of the Project store’s primary trade
area, reducing the cannibalization of existing store sales and strong achieve store sales.
Based on the level of direct competition, location of the closest sister stores and actual sales of
comparable Walmart stores first-year taxable sales for the Project’s existing Walmart
Supercenter are estimated at $400 per square foot. Therefore, taxable sales from April 1, 2014
through December 31, 2014 are estimated at $45.2 million. Taxable sales for the year ending
January 31, 2015 are estimated at $61.2 million.
The Goddard Aquatic Center & Sports Complex is anticipated to open in 2015. Taxable sales
were segmented by the following departments, rooms, food & beverage, telecommunications,
gift shop, aquatic center and miscellaneous. Stabilized occupancy is expected to require three
years with the hotel operating at an average occupancy rate of 67 percent in Year 1, 70 percent in
Year 2 and 72 percent in Year 3. S&L Hospitality estimates taxable sales at approximately $8.87
million in Year 1; $9.48 million in Year 2 and $10.09 million in Year 3. Room revenues through
stabilization are estimated at approximately $4.37 million in Year 1; $4.72 million in Year 2 and
$5.09 million in Year 3.
The Project is designed to support approximately 155,000 square feet of big-box retailer and
power center space and 13 out lots totaling 38,500 square feet of building area. The out parcels
are envisioned to accommodate sit-down restaurants, fast food restaurants and a convenience
Canyon Research Southwest, Inc.
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store. The big-box retailers/power center and Out Lots 4-10 are scheduled to open by fall 2015
with Out Lots 1-3 opening by fall 2016 and Pads 1-3 opening by fall 2017.
The International Council of Shopping Centers reported average sales for retailers and
restaurants of approximately $486 per square foot. Based on sales of comparable retail centers,
first-year retail sales for the Project’s 155,000 square feet of big-box retailer/power center space
are conservatively estimated to average $350 per square foot.
According to Nation’s Restaurant News, such national casual dining restaurant chains as
Applebee’s, Carrabba’s Italian Grill, Chili’s, Longhorn Steakhouse, Olive Garden, Outback
Steakhouse, On the Border Mexican Cantina, Red Lobster, Red Robin, and Texas Roadhouse
reported average store sales of $2.4 to $4.6 million, averaging approximately $3.1 million, or
$465 to $900 per square foot. Meanwhile, national fast food restaurant chains as McDonalds,
Starbucks, Burger King, Wendy’s, Taco Bell, KFC, Pizza Hut, Arby’s and Chipotle reported
average store sales of $724,000 to $2.4 million, averaging approximately $1.34 million, or $240
to $600 per square foot First-year taxable sales for the Project’s out parcels are conservatively
estimated at $400 to $750 per square foot for the sit-down restaurants, $300 to $700 per square
foot for the fast food restaurants and $800 per square foot for the convenience store.
The table on page 41 provides taxable retail, amusement and lodging sales for the Project through
build-out. According to the Project Plan full build-out is anticipated to require five years. Taxable
sales are estimated at $45.2 million in 2014; $85.7 million in 2015; $136.0 million in 2016; $146.0
million in 2017 and $153.1 million at stabilization in 2018.
From 1994 through 2013 the Consumer Price Index (“CPI”) rose at an average annual rate of
approximately 2.5 percent. Through maturity of the STAR bonds retail, amusement and lodging
sales volumes within the Project are escalated at a conservative average annual rate of 2.0
percent.
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Estimated Retail Sales, Amusement and Lodging Revenues
Olympic Park Project District
Land Use

Building
Sq. Ft.

# of
Rooms

Sales Per
Sq. Ft.

2014

2015

$400

$45,205,479

$61,200,000

$8,777,123
$13,673,973

Taxable Sales
2016

2017

2018

$62,424,000

$63,672,480

$64,945,930

$252,055
$226,849
$226,849
$151,233
$236,301
$441,096
$504,110

$9,483,558
$54,250,000
$756,164
$730,959
$315,068
$1,000,000
$900,000
$900,000
$600,000
$937,500
$1,750,000
$2,000,000

$10,092,647
$55,335,000
$3,000,000
$2,900,000
$1,250,000
$1,020,000
$918,000
$918,000
$612,000
$956,250
$1,785,000
$2,040,000
$756,164
$680,548

$10,294,500
$56,441,700
$3,060,000
$2,958,000
$1,275,000
$1,040,400
$936,360
$936,360
$624,240
$975,375
$1,820,700
$2,080,800
$3,000,000
$2,700,000

$85,689,589

$136,047,250

$145,936,089

$153,089,365

Existing Businesses
Walmart Supercenter

150,000

Planned Development
Olympic Complex
Power Center
Out Lot 1 - Sit-down Restaurant
Out Lot 2 - Sit-down Restaurant
Out Lot 3 - Fast Food Restaurant
Out Lot 4 - Sit-down Restaurant
Out Lot 5 - Fast Food Restaurant
Out Lot 6 - Fast Food Restaurant
Out Lot 7 - Fast Food Restaurant
Out Lot 8 - Fast Food Restaurant
Out Lot 9 - Sit-down Restaurant
Out Lot 10 - Convenience Store
Pad 1 - Sit-down Restaurant
Pad 2 - Sit-down Restaurant

142,000
155,000
4,000
4,000
2,500
2,500
2,500
1,500
2,000
2,500
2,500
2,500
6,000
6,000

Totals Taxable Sales

150
$350
$750
$725
$500
$400
$360
$600
$300
$375
$700
$800
$500
$450
$45,205,479

Source: Canyon Research Southwest, Inc.; March 2014.
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Capture of Wichita MSA Retail Sales Leakage
The Project’s retail component is planned for 343,500 square feet of space designed to house
big-box retailers, small shops, restaurants and a convenience store. At build-out, retail sales for
the power center and out lots are estimated at approximately $142.8 million per year.
Power centers are occupied by a wide variety of category-specific retailers, including clothing
and accessories, department stores, home electronics, sporting goods, pet supplies, office
supplies, book stores, home furnishings, restaurants and convenience stores. The RMP
Opportunity Gap – Retail Stores Report estimated total retail sales leakage among these retail
categories in the Wichita MSA at approximately $238 million.
Local residents are estimated to account for approximately 80 percent of retail sales garnered by
the Project’s retail components, or approximately $114.2 million. Given the market positioning
and expected tenancy of the Project’s retail components, new retail sales represented by current
leakage outside of the Wichita MSA are estimated to account for 10 to 15 percent of local sales,
or $11.4 million to $17.1 million annually. These levels of new retail sales represent market
penetration rates of approximately 4.8 to 7.2 percent of current retail sales leakage in the Wichita
MSA. Given the current volume of retail sales leakage in the Wichita MSA as well as the size
and market positioning of the Project these capture rates appear realistically achievable.

Estimated Capture of Wichita MSA Retail Sales Leakage
Power Center Related Retail Categories
Retail Category

Conservative
Scenario

Optimistic
Scenario

$47,136,516
$44,762,658
$40,684,857
$34,476,119
$30,389,696
$28,672,475
$6,687,298
$3,712,523
$1,534,901
$238,057,043

$47,136,516
$44,762,658
$40,684,857
$34,476,119
$30,389,696
$28,672,475
$6,687,298
$3,712,523
$1,534,901
$238,057,043

4.80%
$11,415,589

7.19%
$17,123,384

Estimated Retail Sales Leakage - Wichita MSA
Clothing and Accessories
Department Stores
Convenience Stores
Full-Service Restaurants
Electronics and Appliance Stores
Sporting Goods Stores
Gift and Novelty Stores
Sewing Supplies
Cosmetics and Beauty Supplies
Total Retail Sales Leakage
Project Capture Rate
Capture of Wichita MSA Retail Sales Leakage
Source: The Nielsen Company and Canyon Research Southwest, Inc.
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Capture of Out-of-State Visitor Expenditures
Project components designed to capture out-of-state expenditures include the Goddard Aquatic
Center & Sports Complex, hotel and conference center, power center and restaurants. At buildout, the Project is estimated to generate annual sales of approximately $153.1 million. This
section of the report estimates supportable retail sales originating from out-of-town visitors.
The Travel Industry Association of America reported 1.948 billion person trips in the U.S.
during 2010, including 1.5 billion leisure trips and business trips. Direct travel expenditures
totaled $758.7 billion, averaging $389 per person trip. Expenditures on retail, recreation and
amusement, and food totaled $353.5 billion, averaging $182 per person trip.
According to the Economic Impact of Tourism Wichita MSA, 2003 prepared by the Center for
Economic Development and Business Research at Wichita State University, visitation to the
Wichita MSA was estimated at 3,387,931 visitors. Based on recent trends in attendance levels at
Wichita area attractions, for the purpose of this report current out-of-town travel to Wichita has
been estimated at approximately 4.0 million. The Kansas Tourism in 2011 prepared for the
Kansas Department of Commerce by IHS Consulting reported direct tourism expenditures in
Sedgwick County of $1.69 billion during 2011. At an estimated 4.0 million annual visitors, tourism
expenditures averaged $422 per visitor. Direct expenditures on shopping, food, entertainment and
lodging of $1.36 billion translate to an average of $339 per visitor.
Development of the Project will create a tourist destination designed to increase both out-oftown visitor volumes and expenditures. Out-of-state visitors to the Project are forecast to
account for approximately 33 percent of total visitation, or 697,540 visitors per year.
Assuming direct visitor expenditures in Wichita on shopping, dining, entertainment and lodging
averages $339 per visitor, potential direct tourism expenditures by visitors to the Project are
estimated at $236.5 million annually. The Project’s critical mass of destination attractions and
retailers will ideally position it to capture a large share of direct tourism expenditures from the
out-of-state visitors to the Project. Assuming capture rates of 30 to 35 percent of direct tourism
expenditures, out-of-state visitors would account for an estimated $71 million to $83 million in
annual expenditures, translating into approximately 50 to 58 percent of total expenditures.

Estimated Total New Sales
The Project is positioned to capture retail sales now eluding the Wichita area and will serve as a
major tourism destination and enhance Wichita’s competitive positioning as a tourist alternative
to Oklahoma City, Tulsa, Omaha and Kansas City. At build-out and stabilization the 343,500
square feet of retail space planned for the Project is estimated to generate annual sales of
approximately $142.8 million. As outlined in the table on page 48, given the level of retail sales
leakage within the Wichita MSA as well as the forecast growth in out-of-state visitation and
spending an estimated 58 to 70 percent of the Project’s sales will represent new spending,
equating to approximately $82 million to $100 million annually.
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Estimated Retail Sales by Source
Olympic Park Project District
New Retail Sales Formula

Conservative
Scenario

Optimistic
Scenario

Potential New Primary Trade Area Spending
Annual Retail Sales Leakage Department Store, Clothing & Dining, etc.
Project Capture Rate – Potential New Sales
Wichita MSA Leakage Sales Captured by the Project
Annual Project Retail Sales at Build-out
% of Total Project Retail Sales at Build-out

$238,057,043
4.80%
$11,415,589
$142,794,865
7.99%

$238,057,043
7.19%
$17,123,384
$142,794,865
11.99%

697,540
$339
$236,466,060
30%
$70,939,818
$142,794,865
49.68%

697,540
$339
$236,466,060
35%
$82,763,121
$142,794,865
57.96%

$142,794,865

$142,794,865

$11,415,589
$70,939,818
$82,355,407
57.67%

$17,123,384
$82,763,121
$99,886,505
69.95%

Expenditures by Out-of-State Visitors
Estimated Annual Out-of-Visitors to the Project
Average Expenditures Per Visitor on Shopping, Dining, Entertainment & Lodging
Total Annual Visitor Expenditures on Shopping, Dining, Entertainment & Lodging
Project Capture Rate of Visitor Expenditures
New Visitor Expenditures Captured by the Project
Annual Project Retail Sales at Build-out
% of Total Project Retail Sales at Build-out

Project Retail Sales Capture
Annual Project Retail Sales at Build-out
Wichita MSA Leakage Sales Captured by the Project
New Visitor Expenditures Captured by the Project
Total Annual Leakage and Out-of-State Expenditures
% of Project’s Retail Sales from Wichita MSA & Visitors
Source: Canyon Research Southwest, Inc.; March 2014.
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Impact on Wichita, Kansas STAR Bond Projects
As an economic development tool the State of Kansas adopted STAR bond legislation that
affords bond financing for eligible development projects. STAR bonds provide Kansas
municipalities the opportunity to issue bonds to finance the development of major commercial
entertainment and tourism areas and use sales tax revenue generated by the development to pay
off the bonds. In order to be considered a major commercial entertainment and tourism area, a
proposed project must be capable of being characterized as a statewide and regional destination,
and include a high quality innovative entertainment and tourism attraction, containing unique
features which will increase tourism, generate significant positive and diverse economic and
fiscal impacts and be capable of sustainable development over time.
STAR bond financing allows eligible projects to capture local and county portion of sales taxes
generated within the established district for use in reimbursing such project costs as land
acquisition, infrastructure improvements and certain soft costs. The state may also agree to
contribute its portion of the sales tax revenue generated within the district.
Since adoption of STAR bond legislation the Department of Commerce has approved two STAR
Bond Project Districts in the Wichita MSA that incorporates major destination attraction and
retail components, including the East Bank Redevelopment District and K-96 and Greenwich
Project District. To determine the potential impact of the Olympic Park Project District on both
STAR Bond Districts, a comparison was made of each project’s major attraction(s); tenant mix;
market positioning and target market. The possible synergy of these projects was also
considered.

East Bank Redevelopment District
On July 20, 2007 the City of Wichita approved the undertaking of a STAR Bond Project within
the East Bank Redevelopment District pursuant to House Bill No. 2005 of the 2007 Kansas
Legislative Session. In October 2007 the Kansas Department of Commerce approved the STAR
Bond Plan for the East Bank Redevelopment District.
The businesses within the East Bank Redevelopment District identified by the Kansas
Department of Revenue that paid retail sales taxes in the base year are:







231-room Broadview Hotel
303-room Hyatt Hotel
Audio Visual Services Group (located in the Broadview Hotel)
Mid-America All Indian Center
Exploration Place
Swanson Food Management (located in the Farm Credit Bank)

Enterprises that use Century II as a staging venue and report retail sales are liable for sales taxes
collected within the East Bank Redevelopment District. Examples of such enterprises include
Wichita Opera, Wichita Music Theatre and Wichita Symphony.
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The East Bank Redevelopment District consists of two Project Areas, including the River
Corridor Improvement Project (“RCIP”) and the WaterWalk mixed-use development. A
description of each Project Area is provided in the text below.

River Corridor Improvement Project
The River Corridor Improvement Project (“RCIP”) involved redevelopment of the riverfront
along the Arkansas River from downtown Wichita north to the City’s Museum District. Design
elements included an amphitheater, enhancements to the Keeper of the Plains statue at the
junction of the Big and Little Arkansas Rivers, water features, bike and walking paths, a river
promenade and two pedestrian suspension bridges. The goal of the River Corridor Improvement
Project was to create a unique experience that is fun, educational, and inspirational for the
community and visitors of Wichita.
Renovation of the Keeper of the Plains by renowned Native American artist Blackbear Bosin
was a key element of a $20.6 million riverbank improvement project that included the creation of
two cable-stayed, suspended pedestrian bridges, riverbank landscaping, and the creation of
bike/pedestrian paths along both sides of the Arkansas River for easier walking access and
landscaping.
The River Corridor Improvement Project was a collaboration led by the architectural design firm
of Law/Kingdon. The bridges were designed by HNTB. Dondlinger and Sons Construction
Company is the entire project contractor. Tom Washburn and the original fabrication company,
Metalpros LLC, completed the restoration work on the Keeper.

WaterWalk
WaterWalk is a mixed-use urban development located on the eastern shore of the Arkansas River in
downtown Wichita. The 25-acre site is bounded by Waterman to the north, Kellogg Street to the
south and Main Street to the east. In addition to its riverside location, WaterWalk benefits from
close proximity to the Century II Convention Center and 303-room Hyatt Hotel. In July 2010 a new
master plan by LawKingdon Architects was unveiled for WaterWalk that features a mixed-use
Village concept. The updated master plan is summarized in the table on the following page.
WaterWalk’s master plan creates an “urban village” that totals approximately 610,456 square feet of
retail, office, hotel and residential space. The original master plan included 606,424 square feet of
building area with a primary emphasis on retail and entertainment space. The primary deviations
from the original master plan include deleting the dedicated restaurant/entertainment space and
incorporating a hotel component. The revised master plan also increases the inventory office space
from 90,576 square feet to 186,089 square feet while reducing the retail space from 331,484 square
feet to 228,637 square feet and the inventory of flex space from 93,677 square feet to 34,319 square
feet. While the retail component will still play a dominant role the office component now clearly
has an increased emphasis in WaterWalk’s mixed-use urban village concept.
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WaterWalk Revised Master Plan Components
Project Component

# of
Floors

Space
Sq. Ft.

# of
Units

# of
Rooms

Completion
Date

1
1
2
7

85,000
16,087
12,484

August-05

15,477
11,729
90,576
70,835
302,188

September-09
September-09
September-11
July-11

Existing Development
Gander Mountain
Gander Mountain Addition
Wichita Area Association of Realtors
WaterWalk Place
Ground Floor Retail
Ground Floor Office
Residential
Fairfield Inn & Suites
Totals

4

August-09

46
46

131
131

46

131

Planned Development
Bldg A: Retail/Office
Bldg B: Retail/Office
Bldg C: Office
Bldg D: Office
Bldg E: Retail
Bldg F: Retail
Bldg G: Retail
Bldg H: Retail
Bldg J: Retail
Bldg K: Retail
Bldg L: Retail
Bldg M: Retail
Bldg N: Retail
Bldg O: Retail
Bldg P: Retail
Totals
Grand Totals
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2
1
4
4
1
1
1
1
1
1
1
1
1
1
1

23,584
10,735
103,988
57,888
12,957
12,254
8,050
14,016
12,397
8,748
13,967
10,191
3,891
8,026
7,576
308,268
610,456

47

As of the date of this report, five buildings totaling 302,188 square feet were competed within
WaterWalk. A description of each building is provided below.


An 85,000 square foot Gander Mountain store opened in August 2005 and is one of the
company’s top performing stores.



In August 2008 the 2-story, 12,484 square foot Wichita Area Association of Realtors
building was completed. Building amenities include a 200-seat conference center with
catering kitchen, a display tower, an expanded Realtor store, an enhanced computer lab and
second floor boardroom.



The 7-story WaterWalk Place opened in September 2008. The 117,782 square foot mixeduse building features 15,477 square feet of retail space and 11,729 square feet of
professional office space on the ground floor; 46 for-sale condominiums on Floors 2-7 and
490-space parking structure. The retail space offers 12 bays with Sunflower Title occupying
2,200 square feet and Fabulous Salon & Gifts occupying a 1,100 square foot corner suite.
The Wichita Convention & Visitors Bureau occupies the 11,729 square feet of office space
fronting onto Main Street. Retail tenants at WaterWalk Place include Pulaski Bank, Kelly
York and Fabulous Salon. The condominiums offer nine floor plans ranging in size from
1,108 to 4,050 square feet and priced from $199,000 to the mid-$700’s. Only six
condominiums remain available for sales.



The Kansas Sports Hall of Fame recently relocated from its former home in Old Town to the
boathouse located along the Arkansas River within the WaterWalk project. This new
attraction has increased visitor traffic to WaterWalk.



In July 2010 a 131-room Marriott Fairfield Inn & Suites opened immediately south of
WaterWalk Place on Main Street.

July 2010 marked the opening of The Commons, the garden area adjacent to the WaterWalk Place
building featuring a promenade of water features, outdoor patios, landscaped courtyards, sidewalks
and gazebo. In September 2012, the Waltzing Waters fountain was completed. The Commons
when fully completed will extend west to the river.
The balance of the WaterWalk master plan is designed for 15 buildings totaling 308,268 square feet
of retail and office space. The next phase of development will include four, 1-, 2- and 4-story
buildings at the immediate corner of Main Street and Waterman.
The East Bank Redevelopment District is designed to offer a waterfront recreational and
educational attraction complimented by a mixed-use urban village. Much of the demand and
tenant orientation of the urban village component will stem from its downtown location and
close proximity to employment as well as art, cultural and entertainment venues. Meanwhile, the
Olympic Park Project District possesses a suburban location and is designed as an athletic,
recreation, shopping and dining destination with the principal attraction being the Goddard Aquatic
Center & Sports Complex. While both projects will be developed using a mixed-use concept,
each will offer a distinctive mix of attractions, anchor tenants, businesses and hotel products.
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Build-out of both East Bank Redevelopment District and the Olympic Park Project District will
actually improve the status of Wichita as a tourist destination; thus, drawing more visitors and
expenditures to the region.
The retail component of the East Bank Redevelopment District is anchored by Gander Mountain, a
sporting goods retailer. The remainder of the District’s retail component consists of just 150,077
square feet in buildings ranging from 3,891 to 15,477 square feet. Little retail has followed the
August 2005 opening of Gander Mountain; thus, the project’s retail market positioning and tenant
mix have yet to be well defined. Given its downtown location it would appear that a cluster of
national and local restaurants would be appropriate. Similar to Old Town located immediately east
of downtown Wichita, traditional retail shopping will likely play only a minor role at the East Bank
Redevelopment District.
Conversely, retail shopping will play a significant role within the Olympic Park Project District
which is planned for 343,500 of commercial square feet including big-box retailers, power center
and out lots designed for restaurants and convenience store. Therefore, the retail components of
the East Bank Redevelopment District and the Olympic Park Project District would not directly
compete and in fact can co-exist and compliment each other.
Hotels are planned for both districts. The Hyatt, Broadview Hotel and Fairfield Inn & Suites open
at the East Bank Redevelopment District cater primarily to business and convention travelers. The
Project is planned for a 150-room full-service hotel and conference catering primarily to athletes
and leisure travelers. Therefore, the hotels at the East Bank Redevelopment District and the
Olympic Park Project District will serve distinctive market segments, thus minimizing any direct
competition.
The East Bank Redevelopment District financed $13 million in STAR bond eligible costs on a
“pay as you go” basis rather than issuing special revenue bonds. Temporary bonds were issued
to fund the improvement costs. The base year revenue amount is $1,167,855, with those
revenues exceeding this amount applied to the reducing the debt. The net revenues for the East
Bank Redevelopment District are running about $2.25 million per year. Thus far approximately
$7 million in temporary bond debt has been paid with the total debt expected to be satisfied
sometime during 2014 or 2015.
Because the retail and hotel components of each STAR Bond District possess distinctive market
niches, development of the Olympic Park Project District will not have an adverse impact on the
retail and lodging sales volumes and STAR bond revenues generated by the existing East Bank
Redevelopment District in downtown Wichita, Kansas. Rather, the two projects cater to
differing markets and are positioned to work collectively to enhance the City’s economic base.
Therefore, the operation of the Olympic Park Project District should have little or no impact on
the operations of the East Bank Redevelopment District and is not anticipated to cause default in
the repayment of $6 million in outstanding temporary bond debt issued by the East Bank
Redevelopment District.
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K-96 and Greenwich District
The second approved STAR Bond project is the K-96 and Greenwich Project District which
occupies a 347-acre site at the intersection of K-96 Highway and Greenwich Road in Wichita,
Kansas. The site is located approximately 22 miles northeast of the Olympic Park Project District.
The Project Plan designates the site for mixed-use development featuring the Good Sports
Fieldhouse indoor multi-sport athletic complex, 759,000 square feet of retail, entertainment,
restaurant and medical office space and two hotels. The Project’s principal “destination
attractions” will include an 80,000 square foot Cabela’s store; 60,000 square foot Good Sports
Fieldhouse; and Wavehouse, a 150-room hotel and 17,000 square foot indoor water park.
Phase 1 is designed for 309,000 square feet of commercial space and two hotels. In spring 2012,
Cabela’s, a premier retailer of hunting, fishing and outdoor gear, opened an 80,000 square foot
store in the Project, its 35th store in the United States and Canada. The Wichita store is the
second Cabela’s opened in Kansas, the first being in the Village West STAR Bond District in
Kansas City.
Another principal “destination attraction” of the first phase will be GoodSport Village which
incorporates the 60,000 square foot Fieldhouse and 115-room hotel. The concept addresses the
need of the traveling sports market and its 53 million participants for a sports center and lodging
facility in one location. The GoodSports Fieldhouse will include six regulation basketball courts
and ten volleyball courts designed to host regional and national basketball, volleyball, tennis,
wrestling, archery, fencing, martial arts and cheerleading events. The facility will be dedicated
to the education and training of players and coaches, destination athletic competition, and
entertainment for regional and national tourists. The GoodSport Fieldhouse will have the
capacity to host conventions, trade shows, concerts and corporate retreats given its large floor
space.
GoodSports Enterprises estimates the Fieldhouse will host approximately 28
tournaments, 20 leagues, 22 sports camps and 10 non-sports events annually drawing 135,000
visitors with an estimated economic impact of $40 million. The Fieldhouse will be accompanied
by the 115-room GoodSports Hotel designed with meeting rooms, fitness center, restaurant and
retail space.
Phase 1 will also include the Wavehouse, a 150-room hotel and 17,000 square foot indoor water
park, a 72,000 square foot national retailer and 75,000 square feet of regional retailers. The first
phase will also involve construction of the infrastructure necessary to facilitate on-site vertical
development, including a full-service interchange at K-96 Highway and Greenwich Road as well
as the signalization of key intersections in the K-96 and Greenwich corridor. The total capital
investment associated with Phase 1 is estimated at approximately $150 million, including site
acquisition, infrastructure construction and development of the commercial and hotel
components.
Future phases of the Project are planned for the construction of an estimated 700,000 square feet
of commercial space, 200,000 square feet of medical office space and 61,500 square feet of
professional office space. The Project Plan also includes approximately 35 freestanding pad sites
supporting up to 262,500 square feet of commercial space. Total capital investment for future
phases of the Project is estimated at approximately $200 million.
50
Canyon Research Southwest, Inc.
45822886.7

K-96 and Greenwich Project Plan
Phase/Land Use

Building
Sq. Ft.

Hotel
Rooms

Phase 1
GoodSports Fieldhouse Multi-Sport Athletic Complex
GoodSports Hotel
Cabela’s
National Retailer #2
Regional Retailers
Wavehouse Water Park
Hotel KAJ
Phase 1 Totals

60,000
115
80,000
72,000
75,000
17,000
304,000

150
265

700,000
200,000
61,500
262,500
1,224,000
1,528,000

265

Phase 2
Retail
Medical Office Park
Professional Office
Pad Sites (35 Pad Sites @ 7,500 sq. ft. Each)
Phase 2 Totals
Grand Totals

While an indoor multi-sport athletic complex will serve as the principal “destination attraction” for
both the K-96 and Greenwich STAR Bond Project District and Olympic Park Project District, each
facility is distinctive in its design and market niche. The GoodSports Fieldhouse at the K-96 and
Greenwich STAR Bond Project District is designed exclusively for indoor sports including
basketball, volleyball, wrestling, archery, fencing, martial arts and cheerleading events.
Meanwhile, the Goddard Aquatic Center & Sports Complex will accommodate swimming,
diving, baseball and softball. Both facilities are designed as tournament quality venues. Given
the absence of comparable athletic facilities in the Wichita area or elsewhere in the Midwest as
well as the level of athletic participation, traveling sports and tournament play it appears both
facilities can co-exist.
Both districts are planned for big-box retailer and power center formats. Existing retail
development is limited to an 80,000 square foot Cabela’s store within the K-96 and Greenwich
STAR Bond District and a 150,000 square foot Walmart Supercenter within the Olympic Park
Project District. While the retail formats are similar for both districts, their distance apart will
allow for the opportunity to support “sister” stores and minimize the prospect of retail sales
cannibalization. Therefore, each district’s retail component will not be directly competitive and
can successfully co-exist.
While both districts are planned for multi-sport athletic facilities, hotels and big-box retailers, the
study has concluded that development of the Olympic Park Project District will not have an
adverse impact on the retail and lodging sales volumes and STAR bond revenues generated by
the K-96 and Greenwich STAR Bond District. Therefore, the operation of the Olympic Park
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Project District is not anticipated to cause default in the payment of STAR bonds to be issued by
the Greenwich STAR Bond District.

ECONOMIC IMPACT STUDY
The following economic impacts are forecast when considering the tourism potential of a project
applying for STAR bond financing:


Direct expenditures: Visitor spending that directly supports the jobs and incomes of
people and firms that deal directly with visitors;



Indirect expenditures: Changes in sales, income or jobs in regional sectors that supply
goods and services in support of direct expenditure entities;



Direct job creation: The total number of jobs (distinguished as full-time or part-time)
supported by the target attraction; and



Creation of overnight hotel stays.

The Economic Impact Assessment examines the economic implications of the athletic facilities,
attractions, lodging, retail and restaurants to be constructed within the Olympic Park Project
District in terms of the direct and indirect growth in employment, income and consumption. The
planned project’s economic impact has been measured in terms of both construction-phase and
operational.
The Development Impact Assessment Handbook & Software published by the Urban Land
Institute was used to complete the Economic Impact Assessment. As part of the Economic
Impact Analysis, retail sales and hotel room demand estimates were also provided.
Direct impacts measure the spending and job creation that occurs as a direct result of the
operations and activities that occur within the Olympic Park Project District. Indirect impacts
consist of re-spending of the initial or direct expenditures, or the supply of goods or services
resulting from the initial direct spending within the Olympic Park Project District.

Construction-Phase
Total capital investment for the Olympic Park Project District is estimated at approximately $130
million. Components of the capital budget include land acquisition ($4.0 million); infrastructure
($12.6 million); architecture and engineering ($6.2 million); hard construction costs ($83.7
million); soft costs ($12.6 million) and contingency allowance $11.3 million).
Based on infrastructure, building costs and hard cost contingencies totaling approximately $107
million, construction phase direct on-site employment for the Olympic Park Project District is
estimated at 318 full-time equivalent jobs. Indirect job creation is estimated at 528 jobs,
bringing the total construction-phase work force to 846 jobs. The Occupational Employment and
Wage Estimates 2011, published by the U.S. Department of Labor estimates annual median
incomes in the Wichita MSA of $17.92 per hour for construction occupations, $18.70 per hour
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for production and manufacturing occupations, $15.13 per hour for transportation and $19.50 per
hour for all others. Total payroll originating from these construction-phase jobs is estimated at
approximately $30 million.
Disposable income refers to the employee's pay after payroll taxes and pre-tax voluntary
deductions have been withheld. Payroll taxes include federal income tax, Social Security tax,
Medicare tax and, in most cases, state income tax. Total disposable income generated from the
construction-phase jobs is estimated at approximately $21 million.

Construction-Phase Economic Impact
Olympic Park Project District
Economic Indicator
Capital Investment by Developer
Infrastructure, Hard Costs and Contingency
Full-time Equivalent Employment
On-Site
Off-Site
Manufacturing
Trade/Transportation/Services
Others
Total Full-time Equivalent Employment
Payroll
Disposable Income
Consumption Expenditures
Shopping Goods
Convenience Goods
Other Consumption (i.e., Housing, Health, etc.)

Project
Totals
$130,240,935
$106,893,145

318
43
275
159
51
846
$29,854,759
$20,898,332
$19,226,465
$3,287,726
$4,460,540
$11,478,200

Source: Canyon Research Southwest, Inc.; March 2014.

The State of Kansas income tax rates for 2012 were reported at 3.5 percent for incomes under
$15,000; 6.25 percent for taxable incomes of $15,000 to $30,000 and 6.45 percent for taxable
income in excess of $30,000. Kansas allows itemized deductions and tax payers can claim the
same itemized deductions reported on the Federal return. Standard deductions are $3,000 for
singles or married filing separately; $6,000 for married couples filing jointly and $4,500 for head
of household. Kansas has no personal exemption.
During the construction phase the total payroll is estimated at approximately $30 million.
Accounting for the standard deduction of $3,000 for single or married filing separately and a
6.25 percent tax rate for taxable income, the State of Kansas is estimated to collect
approximately $1.7 million in state income tax revenues resulting from construction-phase
payroll.
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Operational-Phase
The Project Plan features the 73,000 square foot Goddard Aquatic Center & Sports Complex,
150-room hotel and conference center, and 343,500 square feet of commercial space.
Full-time equivalent employment resulting from development and operation of these new project
components was estimated using employment rations stated in the number of jobs per 1,000
square feet of building area or per hotel room.
Total payroll was estimated based on annual mean incomes pertinent occupations in Wichita,
Kansas published by the U.S. Department of Labor’s Occupational Employment and Wage
Estimates May 2011. A sample of annual mean incomes include $40,570 for all occupations,
$17,000 for food concessions, $19,170 for food preparation and serving related workers, $39,220
for food service managers, $18,830 for retail sales, $39,270 for supervisors of retail sales,
$17,000 for food concessions, $24,310 for landscaping and groundskeepers, $42,930 for grounds
maintenance, $17,860 for amusement and recreation, $30,090 for fitness trainers, $24,420 for
umpires and referees, $29,110 for security guards, $61,590 for lodging managers; $34,600 for
meeting and event managers, $33,940 for housekeeping supervisors, $18,400 for hotel desk
clerks and $18,030 for housekeeping and maids.
At build-out, direct employment generated from operation of the athletic facilities, hotel and
conference center, retail and out lot components developed within the Olympic Park Project
District is estimated to total 404 full-time equivalent jobs. Direct employment from operationalphase is estimated to generate total annual payroll of approximately $8.6 million. Accounting
for the standard deduction of $3,000 and a 6.25 percent tax rate for taxable income, the State of
Kansas is estimated to collect approximately $459,500 annually in state income tax revenues
resulting from direct operational-phase payroll.

Operational-Phase Direct Employment & Payroll
Olympic Park Project District at Build-out
Project Component
Walmart Supercenter
Olympic Complex
Hotel and Conference Center
Restaurants
Convenience Store
Totals

Building
Sq. Ft.
150,000
73,000
69,000
36,000
2,500

# of
Rooms

150

FTE
Jobs
190
15
95
90
14
404

Annual
Payroll
$3,800,000
$337,500
$2,035,000
$2,086,000
$305,000
$8,563,500

At build-out and stabilized occupancy, the Project is estimated to attract 697,540 out-of-state
visitors annually. Assuming visitor spending in the Wichita MSA on shopping, dining,
entertainment and lodging averages $339 per visitor, tourism expenditures by out-of-state
visitors to the Project are estimated at $236.5 million annually. The total economic impact to the
State of Kansas associated with out-of-state visitor expenditures is estimated at $170 million
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annually, including $132 million in direct expenditures (industries directly providing goods and
services to visitors) and $38 million in indirect expenditures (industries directly providing goods
and services to tourism providers).
The Olympic Park Project District is forecast to attract 407,460 annual out-of-state visitors from
outside of 100 miles. At an average length of stay of 2.0 nights, an average of 1.8 persons per
guest room and 50 percent of travel parties staying in hotels or motels, the total demand for
overnight accommodations is estimated at approximately 226,400 annual room nights. At an
average occupancy rate of 70 percent this level of lodging demand is sufficient to support nearly
886 hotel rooms. The Olympic Park Project District is planned for approximately 150 hotel
rooms. These lodging demand forecasts illustrate the significant impact the Project will have on
the Wichita area hotel market and the potential to support additional hotel development.
To conclude, the Olympic Park Project District will contribute significantly to the state and local
economy by generating construction and permanent jobs; attracting out-of-state visitors,
spending and lodging demand; strengthening the Wichita area’s status as a regional tourist
destination; and yielding state income tax revenues.
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STAR BOND REVENUE PROJECTIONS
The STAR bond program provides Kansas municipalities the opportunity to issue bonds to finance
the development of major commercial entertainment and tourism areas, and use sales tax revenue
generated by the development to pay off the bonds. STAR bonds possess a 20-year term. An
eligible area for the STAR bond program includes a historic theater, major tourism area, major
motorsports complex, auto race track facility, river walk canal facility, major multi-sport athletic
complex or a major commercial entertainment and tourism area.
This section of the report quantifies the ability of the Project to support the necessary bond debt by
preparing an amortization schedule using estimated STAR bond sales tax revenue streams
generated through maturity of the 20-year term.

STAR Bond Revenues
The STAR Bond Act allows for the pledge of 100% of the tax increment revenue received by the
city from any local sales and use taxes, including the city’s share of any county sales tax, which are
collected within the STAR bond project district. The STAR bond financing being sought for the
Olympic Park Project District will be repaid by incremental retail sales and lodging taxes. STAR
bond revenues will commence on April 1, 2014 and continue for a 20-year term, expiring on March
31, 2033.
Taxable retail sales generated by businesses operating in the Olympic Park Project District are
subject to a sales tax rate of 7.3 percent consisting of 6.3 percent for the State of Kansas and 1.0
percent for Sedgwick County. The City of Goddard receives a sales tax distribution from
Sedgwick County equivalent to 0.0215 percent.
Starting July 1, 2010, the State of Kansas sales tax rate increased by 1 percentage point to 6.3
percent from the current 5.3 percent. The new sales tax was scheduled to drop to 5.7 percent on
July 1, 2013. However, in the 2013 session of the Kansas Legislature that ended on June 2nd a
tax plan was approved that canceled the drop to a 5.7 percent sales tax and replaced it with a
permanent 6.15 percent tax. Therefore, this report utilized an eligible state sales tax rate of 6.15
percent.
The City sales tax distribution rate of 0.0215 percent from Sedgwick County is eligible for
STAR Bond capture.
The City of Goddard has a transient lodging tax on lodging revenues in place imposing a 6
percent tax rate. For the purpose of this report the transient lodging tax revenues generated by
the Project’s planned 150-room hotel will be eligible for capture by the Olympic Park Project
District.
The City of Goddard will consider approving a 1.0 percent Community Improvement District
(“CID”) upon submittal of a petition by the developer covering all property owned or controlled by
the developer within the Olympic Park Project District. For the purpose of this report the CID
revenues generated within the Olympic Park Project District will be eligible for capture.
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The Olympic Park Project District will generate taxable retail sales, amusement and lodging
revenue through build-out of the Goddard Aquatic Center & Sports Complex, a 150-room hotel
and conference center and 343,500 square feet of commercial space. The Market Impact Study
section of the report estimated annual retail sales, amusement and lodging revenues at build-out
and stabilization of the Olympic Park Project District.
According to the Project Plan full build-out is anticipated to require five years. Taxable retail,
amusement and lodging sales through build-out and stabilization of the Olympic Park Project
District are estimated at $58.4 million in 2014; $85.7 million in 2015; $136.0 million in 2016;
$145.9 million in 2017 and $153.1 million at stabilization in 2018.
From 1994 through 2013 the Consumer Price Index (CPI) rose at an average annual rate of 2.5
percent. Through maturity of the STAR bonds retail and lodging sales volumes within the
Olympic Park Project District are escalated at a more conservative annual rate of 2.0 percent.
As depicted in the table on the following page, throughout the 20-year life of the STAR Bond
district the incremental increase in eligible sales tax revenues associated with the Olympic Park
Project District is estimated at approximately $244 million, including $204.3 million in retail
sales taxes; $6.8 in transient lodging taxes and $33.2 million in CID sales taxes.
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STAR Bond Revenue Estimates
Olympic Park Project District

Year
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
Totals

Forecast
Retail
Sales
$45,205,479
$85,689,589
$136,047,250
$145,936,089
$153,089,365
$156,151,152
$159,274,175
$162,459,659
$165,708,852
$169,023,029
$172,403,490
$175,851,559
$179,368,591
$182,955,962
$186,615,082
$190,347,383
$194,154,331
$198,037,418
$201,998,166
$206,038,129
$51,820,001

STAR
State
6.15%

Bond
City
0.0062%

$2,780,137
$5,269,910
$8,366,906
$8,975,069
$9,414,996
$9,603,296
$9,795,362
$9,991,269
$10,191,094
$10,394,916
$10,602,815
$10,814,871
$11,031,168
$11,251,792
$11,476,828
$11,706,364
$11,940,491
$12,179,301
$12,422,887
$12,671,345
$3,186,930
$204,067,747

$2,803
$5,313
$8,435
$9,048
$9,492
$9,681
$9,875
$10,072
$10,274
$10,479
$10,689
$10,903
$11,121
$11,343
$11,570
$11,802
$12,038
$12,278
$12,524
$12,774
$3,213
$205,727

Total
STAR Bond
Revenue

CID
Revenue
1.00%

$2,782,940
$5,275,222
$8,375,341
$8,984,118
$9,424,487
$9,612,977
$9,805,237
$10,001,342
$10,201,368
$10,405,396
$10,613,504
$10,825,774
$11,042,289
$11,263,135
$11,488,398
$11,718,166
$11,952,529
$12,191,580
$12,435,411
$12,684,119
$3,190,143
$204,273,474

$452,055
$856,896
$1,360,473
$1,459,361
$1,530,894
$1,561,512
$1,592,742
$1,624,597
$1,657,089
$1,690,230
$1,724,035
$1,758,516
$1,793,686
$1,829,560
$1,866,151
$1,903,474
$1,941,543
$1,980,374
$2,019,982
$2,060,381
$518,200
$33,181,748

Forecast
Lodging
Sales
$0
$4,370,000
$4,720,000
$5,090,000
$5,191,800
$5,295,636
$5,401,549
$5,509,580
$5,619,771
$5,732,167
$5,846,810
$5,963,746
$6,083,021
$6,204,682
$6,328,775
$6,455,351
$6,584,458
$6,716,147
$6,850,470
$6,987,479
$1,757,399

Lodging
Tax
6.00%

Total
Tax
Revenues

$0
$262,200
$283,200
$305,400
$311,508
$317,738
$324,093
$330,575
$337,186
$343,930
$350,809
$357,825
$364,981
$372,281
$379,727
$387,321
$395,067
$402,969
$411,028
$419,249
$105,444
$6,762,530

$3,234,994
$6,394,318
$10,019,013
$10,748,878
$11,266,889
$11,492,227
$11,722,071
$11,956,513
$12,195,643
$12,439,556
$12,688,347
$12,942,114
$13,200,956
$13,464,975
$13,734,275
$14,008,960
$14,289,140
$14,574,922
$14,866,421
$15,163,749
$3,813,787
$244,217,752

Source: Canyon Research Southwest, Inc.; March 2014.
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Supportable Bond Debt Estimates
The STAR Bond funding capacity of the Olympic Park Project District was quantified through
calculating the next present value of the annual Sales Tax Special Obligation Bond (“STAR”)
revenues throughout the 20-year maturity of the district. This report assumed that all STAR
bond revenue, less a 2.0 percent administrative fee, would be used to pay bond debt. The net
present value was calculated using a debt coverage ratio of 1.40 and a discount (“interest”) rate
of 6.0 percent. The discount rate was based on current revenue bond yields of 5.12 to 6.75
percent for 15 to 20 year bonds issued by the Unified Government of Wyandotte County and
Kansas City, Kansas for the Kansas International Speedway project.
Total capital investment of the Project is estimated at approximately $130 million, including land
acquisition, infrastructure, site work, building construction and soft costs. STAR Bond Eligible
Project Costs are estimated at $35 million. Only $26.65 million in STAR Bond Eligible Project
Costs will be financed pursuant to the Project Plan, with $25.4 million coming from the State’s
issuance of STAR Bonds and $1.25 million coming from other City funds. Throughout the 20year maturity of the Olympic Park Project District gross Sales Tax Special Obligation Bond
revenues are estimated at approximately $244 million.
As outlined by the table on page 60, throughout the statutory 20-year STAR bond maturity
period the gross Sales Tax Special Obligation Bond revenues generated by the Olympic Park
Project District of approximately $244 million are sufficient to fully satisfy approximately
$26.65 million in bond debt amortized over a 20-year term at a 6.0 percent interest rate with a
debt coverage ratio of 1.25.
Based on the results of the revenue and debt service estimates, this report concluded that the
Olympic Park Project District will generate sufficient Sales Tax Special Obligation Bond
revenues to cover the anticipated debt service obligations for the requested STAR bond
financing.
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Supportable STAR Bond Debt Estimates
Olympic Park Project District

Year

Estimated
STAR Bond
Revenue

Less: Adm.
Costs
2%

2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
Totals

$3,234,994
$6,394,318
$10,019,013
$10,748,878
$11,266,889
$11,492,227
$11,722,071
$11,956,513
$12,195,643
$12,439,556
$12,688,347
$12,942,114
$13,200,956
$13,464,975
$13,734,275
$14,008,960
$14,289,140
$14,574,922
$14,866,421
$15,163,749
$3,813,787
$244,217,748

$64,700
$127,886
$200,380
$214,978
$225,338
$229,845
$234,441
$239,130
$243,913
$248,791
$253,767
$258,842
$264,019
$269,300
$274,686
$280,179
$285,783
$291,498
$297,328
$303,275
$76,276
$4,884,355

Net STAR
Bond
Proceeds

Debt
Coverage
1.25

Present
Value
6.0%

Net
Present
Value

$3,170,294
$6,266,432
$9,818,633
$10,533,900
$11,041,551
$11,262,382
$11,487,630
$11,717,383
$11,951,730
$12,190,765
$12,434,580
$12,683,272
$12,936,937
$13,195,676
$13,459,590
$13,728,781
$14,003,357
$14,283,424
$14,569,093
$14,860,474
$3,737,511
$239,333,393

$2,536,235
$5,013,145
$7,854,906
$8,427,120
$8,833,241
$9,009,906
$9,190,104
$9,373,906
$9,561,384
$9,752,612
$9,947,664
$10,146,617
$10,349,550
$10,556,540
$10,767,672
$10,983,025
$11,202,686
$11,426,739
$11,655,274
$11,888,379
$2,990,009
$191,466,714

0.943396
0.889960
0.839619
0.792094
0.747258
0.704961
0.665057
0.627412
0.591898
0.558395
0.526788
0.496969
0.468839
0.442301
0.417265
0.393646
0.371364
0.350344
0.330513
0.311805
0.294155

$2,392,674
$4,461,499
$6,595,128
$6,675,071
$6,600,710
$6,351,632
$6,111,943
$5,881,301
$5,659,364
$5,445,810
$5,240,310
$5,042,554
$4,852,272
$4,669,168
$4,492,972
$4,323,424
$4,160,274
$4,003,289
$3,852,220
$3,706,856
$879,526
$101,398,000

Source: Canyon Research Southwest, Inc.; March 2014.
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ADDENDA
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EXHIBIT A
Canyon Research Southwest, Inc., Client Roster
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CLIENT ROSTER
During its period of operation, Canyon Research Southwest, Inc. has provided real estate
consulting services for a number of leading organizations including:
American Furniture Warehouse
Arizona State Land Department
Aspen Enterprises
Bain & Company, Inc. (Boston, Massachusetts)
Bashas’ Markets
Bayer Properties (Birmingham, Alabama)
Belz-Burrow (Jonesboro, Arkansas)
Bridgeview Bank Group
Browning-Ferris Industries
Burch & Cracchiolo PA
Cameron Group (Syracuse, New York)
Cass County, Missouri
Cavan Real Estate Investments
D.J. Christie, Inc. (Overland Park, Kansas)
Church of Jesus Christ of Latter Day Saints
Circle G Development
City of Belton, Missouri
City of Fenton, Missouri
City of Glendale Economic Development Department
City of Independence, Missouri
City of Lee’s Summit, Missouri
City of Liberty, Missouri
City of Osage Beach, Missouri
City of Mesa Economic Development Department
City of Mesa Real Estate Services
City of Phoenix Economic Development Department
City of Phoenix Real Estate Department
City of St. Charles, Missouri
City of Tucson Community Services Department
City of Warsaw, Missouri
Dial Realty (Omaha, Nebraska and Overland Park, Kansas)
Danny’s Family Car Wash
Diamond Ventures (Tucson, Arizona)
DMB Associates
DMJM Arizona Inc.
EDAW, Inc. (Denver, Colorado)
Frontera Development, Inc.
Gilded Age (St. Louis, Missouri)
W.M. Grace Development
Greystone Group (Newport Beach, California)
Hanford/Healy Advisory Company
Heritage Bank (Louisville, Colorado)
Highwoods Properties (Kansas City, MO)
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Holiday Hospitality Corporation (Atlanta, Georgia)
Jorden & Bischoff, PLC
JPI Development
Kaiser Permanente (Oakland, California)
Landmark Organization (Austin, Texas)
Lee’s Summit Economic Development Council (Lee’s Summit, Missouri)
Lewis and Roca
Lowe’s Companies, Inc. (West Bloomfield, MI)
Lund Cadillac
Marriott International, Inc. (Washington, D.C.)
AJ Martinez & Associates (Prescott, Arizona)
MCO Properties
Meritage Homes
Metropolitan Housing Corporation (Tucson, Arizona)
Monterey Homes
Mountain Funding (Charlotte, North Carolina)
Navajo Nation Division of Economic Development
Opus Northwest Corporation
Opus West Corporation
Pederson Group, Inc.
Phelps Dodge Corporation
Piper Jaffray (Kansas City, Missouri)
Pivotal Group
Pulte Home Corporation
Pulte Homes of Greater Kansas City
Pyramid Development (St. Louis, Missouri)
Ralph J. Brekan & Company
RED Development (Kansas City, Missouri)
R.H. Johnson & Company (Kansas City, Missouri)
Richmond American Homes
River Run Development (Boise, Idaho)
Royal Properties (Champaign, Illinois)
Salt River Project
Steiner + Associates, Inc. (Columbus, Ohio)
Summit Development Group (St. Louis, Missouri)
SWD Holdings (San Francisco, California)
The Innova Group Tucson (Tucson, Arizona)
The University of Arizona Department of Economic Development (Tucson, Arizona)
The University of Arizona Medical Center (Tucson, Arizona)
Trammell Crow Residential
Union Homes (Salt Lake City, Utah)
Unified Government of Wyandotte County and City of Kansas City, Kansas
Wal-Mart, Inc. (Bentonville, Arkansas)
Waste Management
Wells Fargo Bank NA
Widewaters (Syracuse, NY)
Wolfswinkel Group
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EXHIBIT B
Resume of Eric S. Lander, Principal
Canyon Research Southwest, Inc.
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ERIC S. LANDER
EDUCATION
In May, 1981, Mr. Lander received a B.S. in Marketing from the Arizona State University
College of Business Administration. He attended Arizona State University from September
1977 to May 1981, and received honors status for his superior cumulative grade point average.
During this time, he was an active member of the Marketing Club and National AMA as well as
a participant in several research projects involving both local and national firms. In May, 1992,
Mr. Lander received a Masters in Real Estate Development and Investment from New York
University, graduating with honors.

BUSINESS EXPERIENCE
Canyon Research Southwest, Inc.
President (October 1984 to Present)
Established Canyon Research Southwest, Inc. as a multi-disciplined real estate consulting firm
designed to provide comprehensive research and analysis to the development, financial,
investment, and municipal communities. Responsibilities include direct marketing, project
management, staffing, and client relations. The firm has performed in excess of 400 major
consulting assignments with over 75 local and national clients. Fields of expertise include market
and feasibility analysis of large-scale master planned communities, freeway oriented mixed-use
projects, retail centers, office complexes, business parks, and hotels. Additional services include
fiscal impact studies, property valuation, and development plan analysis.
Mountain West Research
Associate (December 1988 to January 1990)
Senior Consultant (October 1983 to October 1984)
Mr. Lander assisted in managing the Commercial Real Estate Services Division of Mountain
West, Arizona's largest real estate and economic development consulting firm. Responsibilities
included direct marketing, personnel management, client relations, and consulting on large-scale
commercial, office, industrial, and hotel projects. Also contributed to several real estate
publications and assisted in the management and marketing of the firm's commercial, office, and
industrial (COI) data base.
Iliff, Thorn & Company
Marketing Assistant (January 1982 to December 1983)
Joined Iliff, Thorn & Company during its infancy and became solely responsible for providing inhouse marketing support services to its commercial real estate brokers. These services included
demographic research, office/industrial/retail market studies, raw land sales packages, site
selection analysis, client relations, and property research. Major accomplishments included
establishing and implementing office and industrial absorption studies, devised central office
market and available raw land files, and organized the development of an industrial/retail map.
Also, during this time, Mr. Lander obtained a real estate sales license and became involved in
commercial brokerage activities.
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ERIC S. LANDER
Page 2
RANGE OF EXPERIENCE
In 1987, Mr. Lander, in cooperation with the Drachman Institute of Regional Land Planning, published a
working paper titled "Land Development as Value Added in the Development Process and Appropriate
Criteria to Rank Sites for Selection of Master Planned Satellite Communities." Since the publication of
this working paper, Mr. Lander has conducted numerous market feasibility studies on existing and
proposed, large-scale, master planned communities in the Southwestern United States, totaling over
80,000 acres. The working paper was also evaluated and utilized by such prestigious universities as
Harvard, M.I.T. and the University of North Carolina as part of their Masters program in Real Estate, City
and Regional Planning, and Business.

Mr. Lander is an instructor with the Commercial Real Estate Institute, teaching classes in Market
Analysis, Commercial Property Valuation and Land Valuation.
Developed a model designed to evaluate and rank the development potential of freeway
interchanges. The methodology for ranking freeway properties is based on a list of 25 criteria
which provide a framework to efficiently compare the strengths and weaknesses of various freeway
sites. Seven (7) criteria have been established which apply to metropolitan area economic base and
real estate market, five (5) criteria evaluate the region influenced by the presence of the freeway in
question, and thirteen (13) interchange and site-specific criteria are aimed at determining future real
estate development opportunities. This model has been utilized in evaluating freeway-oriented,
mixed-use projects anchored by regional malls, business parks, office complexes, and hotels.
Mr. Lander has provided consulting services on downtown redevelopment and historic preservation
efforts. Recent examples include a heritage tourism study for the Erie Canal terminus in Buffalo,
New York; evaluation of potential office, retail, hotel and arena development in the downtown areas
of Glendale and Mesa, Arizona; retail market evaluation and redevelopment plan for downtown
Warsaw, Missouri; a downtown master plan for downtown Lee’s Summit, Missouri; and a
redevelopment plan for the 24 Highway Corridor in Independence, Missouri.
Mr. Lander has conducted TIF and TDD Revenue Projections for a variety of large-scale retail
projects in Missouri and Kansas. Tax Increment Financing and Transportation Development
Districts are government-backed funding mechanisms designed to finance project-specific public
infrastructure improvement. Funded is provided via the issue and sale of bonds. In the case of Tax
Increment Financing the bonds are repaid with incremental increases in property tax and sales tax
revenue generated by the designated redevelopment area. Transportation Development Districts
involve the levy of an additional sales tax on businesses operating within the redevelopment area.
Mr. Lander has conducted STAR Bond Feasibility and Market Studies on several proposed
developments in Kansas, including the Kansas City Tourism District, Legends at Village West,
Kansas City Research & Medical Campus, and Rosedale Station Shopping Center. The Market
Study evaluates the market positioning, market demand, short-term development potential, and
economic impact for the proposed Redevelopment District. Meanwhile, the Feasibility Study
provides a STAR Bond revenue vs. costs comparison to determine the ability of the Redevelopment
District to cover debt service for the projected STAR Bond obligations throughout the bond
maturity period.

Canyon Research Southwest, Inc.
45822886.7
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Exhibit E – Project Budget
Cost Category

Total

Phase I STAR Bond
Eligible

Phase I

Phase I STAR Bond Uses

Land Acquisition
West Parcel
East Parcel
Subtotal:

$

2,500,000

$

2,500,000

$

$

1,500,000

$

4,000,000

2,500,000

$

$

-

$

2,500,000

2,500,000

$

-

$

-

$

2,500,000

$

2,500,000

Infrastructure
West Parcel
Grading

$

522,750

$

522,750

$

522,750

$

522,750

Parking

$

1,500,000

$

1,500,000

$

1,500,000

$

1,500,000

Fire Lane Paving

$

108,000

$

108,000

$

108,000

$

108,000

Lighting

$

175,000

$

175,000

$

175,000

$

175,000

Sewer

$

104,000

$

104,000

$

104,000

$

104,000

Water

$

91,000

$

91,000

$

91,000

$

91,000

Power

$

240,000

$

240,000

$

240,000

$

240,000

Gas Service

$

12,000

$

12,000

$

12,000

$

12,000

Detention

$

255,000

$

255,000

$

255,000

$

255,000

Sidewalks

$

105,000

$

105,000

$

105,000

$

105,000

Landscaping

$

150,000

$

150,000

$

150,000

$

150,000

Entry Road

$

800,000

$

800,000

$

800,000

$

800,000

Signage

$

40,000

$

40,000

$

40,000

$

40,000

$

-

$

-

$

-

Future West Parcel Infrastructure

TBD

East Parcel

$

8,494,200

$

-

$

-

$

-

$

12,596,950

$

4,102,750

$

4,102,750

$

4,102,750

Hotel

$

18,500,000

$

18,500,000

$

-

$

-

Aquatic Center

$

17,804,813

$

17,804,813

$

17,804,813

$

17,804,813

Baseball & Softball Fields

$

1,350,000

$

1,350,000

$

1,350,000

$

1,350,000

2 Pad Sites

$

6,000,000

$

6,000,000

$

Subtotal:
West Parcel - Hard Construction Costs

Future West Parcel Hard Construction
Subtotal:

TBD
$

TBD

$

$

-

43,654,813

$

43,654,813

$

19,154,813

-

$

19,154,813

East Parcel - Hard Construction Costs
Walmart

$

8,000,000

$

8,000,000

$

-

$

-

Pad Sites

$

20,000,000

$

-

$

-

$

-

Miscellaneous Retail

$

12,000,000

$

-

$

-

$

-

$

40,000,000

$

8,000,000

$

-

$

-

$

1,362,153

$

1,362,153

$

1,362,153

$

1,362,153

$

-

$

-

Subtotal:
Architecture & Engineering
West Parcel
Future West Parcel

TBD

East Parcel
Subtotal:
Legal & Accounting

$

4,800,000

$

-

$

-

$

-

$

6,162,153

$

1,362,153

$

1,362,153

$

1,362,153

West Parcel - Legal & Accounting

$

1,000,000

$

700,000

$

700,000

$

-

East Parcel - Legal & Accounting

$

500,000

$

-

$

-

$

-

$

1,500,000

$

700,000

$

700,000

Marketing - West Parcel

$

100,000

$

70,000

$

70,000

$

-

Retail Leasing - West Parcel

$

250,000

$

175,000

$

175,000

$

-

Travel & Conventions - West Parcel

$

25,000

$

17,500

$

-

$

-

Sales - East Parcel

$

5,000,000

$

-

$

-

$

-

$

5,375,000

$

262,500

$

262,500

$

-

$

500,000

$

350,000

$

350,000

$

-

$

500,000

$

350,000

$

350,000

$

-

$

2,182,741

$

1,527,918

$

1,527,918

$

-

$

2,500,000

$

1,750,000

$

1,750,000

$

-

$

5,682,741

$

3,977,918

$

3,977,918

$

-

Subtotal:
Sales

Subtotal:
Miscellaneous Soft Costs
Property Taxes - West Parcel
Admin Overhead - West Parcel
Development Fees (5% of Hard Costs) - West
Parcel
Miscellaneous - East Parcel
Subtotal:

Whole Project

Phase I

Phase I Eligible

Phase I Uses

Hard Costs
Land Acquisition

$

4,000,000

$

2,500,000

$

2,500,000

$

Infrastructure

$

12,596,950

$

4,102,750

$

4,102,750

$

2,500,000
4,102,750

West Parcel - Hard Construction

$

43,654,813

$

43,654,813

$

19,154,813

$

19,154,813

East Parcel - Hard Construction

$

40,000,000

$

8,000,000

$

-

$

-

Architecture & Engineering

$

6,162,153

$

1,362,153

$

1,362,153

$

1,362,153
27,119,716

Subtotal

$

106,413,916

$

59,619,716

$

27,119,716

$

Contingency

$

10,641,392

$

5,961,972

$

2,711,972

$

2,711,972

Hard Costs Total

$

117,055,307

$

65,581,687

$

29,831,687

$

29,831,687

Legal & Accounting

$

1,500,000

$

700,000

$

700,000

$

-

Sales

$

5,375,000

$

262,500

$

262,500

$

-

Miscellaneous Soft Costs

$

5,682,741

$

3,977,918

$

3,977,918

$

-

Subtotal

$

12,557,741

$

4,940,418

$

4,940,418

$

-

Soft Cost Contingency

$

627,887

$

247,021

$

247,021

$

-

Soft Costs Total

$

13,185,628

$

5,187,439

$

5,187,439

$

-

TOTAL HARD COSTS

$

117,055,307

$

65,581,687

$

29,831,687

$

29,831,687

TOTAL SOFT COSTS

$

13,185,628

$

5,187,439

$

5,187,439

$

-

TOTAL PROJECT COSTS

$

130,240,935

$

70,769,126

$

35,019,126

$

29,831,687

Soft Costs

*Note: Actual STAR Bond/City Contribution is $26,650,000, with $25,400,000 in STAR Bonds and $1,250,000 in City Contribution. Said amounts will be
applied to Phase I STAR Bond Uses as noted above up to maximum amount of $26,650,000.

Exhibit F – Certification of Expenditures Form

Request No. ____________

Date:_______________

Pursuant to the Development Agreement (the "Agreement") for the STAR Bond Project between
the City of Goddard, Kansas and the undersigned (the "Developer"), the Developer requests a STAR
Bond reimbursement and hereby states and certifies as follows:
1.

The date and number of this request are as set forth above.

2.
All terms in this request shall have and are used with the meanings specified in
the Agreement.
3.
The names of the persons, firms or corporations to whom the payments have
been made and reimbursement is hereby requested, the amounts to be reimbursed and the general
classification and description of the costs for which each obligation requested to be reimbursed
hereby was incurred are as set forth on Attachment I hereto.
4.
These costs have been incurred and are reasonable costs that are reimbursable
under the Agreement.
5.
Each item listed above has not been previously reimbursed from the STAR
Bonds and no part thereof has been included in any other Certification of Expenditures or other
disbursement request previously filed with the City.

GODDARD DESTINATION
DEVELOPMENT, INC.
By:
Title:
Approved this ____ day of ____________, 20__
CITY OF GODDARD
By:
City Representative

ATTACHMENT I
TO CERTIFICATION OF EXPENDITURES

REQUEST NO. _____

DATED______

SCHEDULE OF PAYMENTS REQUESTED
Person, firm
or corporation
to whom payment
was made

Amount to
be reimbursed

General classification and
description of the costs of issuance for
which the Obligation to be reimbursed
was incurred

Exhibit G – Concept Plan

Exhibit H – Land Use Restrictions
1.
2.
3.
4.
5.
6.
7.

Adult Book and Video Stores
Community Correctional Facilities
Half-way Houses
Drug or Alcohol Rehabilitation Facilities
Used Car Lots
Multi-game, Casino-style Gambling Facilities
Commercial Billboards

Exhibit I – Certificate of Full Completion
FORM OF CERTIFICATE OF FULL COMPLETION
Pursuant to Section 4.05 of the Agreement, the City shall, within ten (10) days following delivery
of this Certificate, carry out such inspections as it deems necessary to verify to its reasonable satisfaction
the accuracy of the certifications contained in this Certificate.
______________________________________________________________________________

CERTIFICATE OF FULL COMPLETION

The undersigned, Goddard Destination Development, Inc. (the “Developer”), pursuant to that
certain Development Agreement dated as of _____________ __, 2014, between the City of Goddard,
Kansas (the “City”) and the Developer (the “Agreement”), hereby certifies to the City as follows:
1.
That as of ____________, 20
, the construction, renovation, repairing, equipping and
constructing of the Developer Project (as such term is defined in the Agreement) has been substantially
completed in accordance with the Agreement.
2.
The Developer Project has been completed in a workmanlike manner and in accordance
with the Construction Plans (as those terms are defined in the Agreement).
3.
Lien waivers for applicable portions of the Developer Project have been obtained, or, to
the extent that a good faith dispute exists with respect to the payment of any construction cost with
respect to the Developer Project.
4.
This Certificate of Full Completion is accompanied by (a) the project architect’s
certificate of substantial completion on AIA Form G-704 (or the substantial equivalent thereof), a copy of
which is attached hereto as Appendix A and by this reference incorporated herein), certifying that the
Developer Project has been substantially completed in accordance with the Agreement; and (b) a copy of
the certificate(s) of occupancy issued by the City building official with respect to each building to be
constructed within the Developer Project.
5.
This Certificate of Full Completion is being issued by the Developer to the City in
accordance with the Agreement to evidence the Developer’s satisfaction of all obligations and covenants
with respect to the Developer Project.

This Certificate is given without prejudice to any rights against third parties which exist as of the
date hereof or which may subsequently come into being.
Terms not otherwise defined herein shall have the meaning ascribed to such terms in the
Agreement.
IN WITNESS WHEREOF, the undersigned has hereunto set his/her hand this _____ day of
____________, 20_____.
DEVELOPER:
Goddard Destination Development, Inc.,
a Kansas corporation
By: ________________________________
Name:
____________________
Title:
__________________________

ACCEPTED:
CITY OF GODDARD, KANSAS

By:
Name:
Title:

Agenda Item G.2
City of Goddard
City Council Meeting
October 1, 2018
TO:
SUBJECT:
INITIATED BY:
PREPARED BY:
AGENDA:

Mayor and City Council
Goddard Farmer’s Market
City Administrator
Assistant to the City Administrator
Old Business

Background: Many residents have made inquiries with City Council and Staff regarding
the potential of a farmer’s market in Goddard. Due to this, City Council request that staff
begin the process of acquiring a market.
Analysis: After initial information gathering was conducted it became evident that the
City would be required to consult with a private company to manage the potential market.
For a market to be successful and professional, it requires a multitude of regulations and
best-practices be followed. To legally and safely harvest, prepare, and sell product, each
vendor must follow processes required by the Kansas Department of Agriculture. It is
through these processes in which vendors can obtain required licensures or permits,
enabling them to participate in a market.
FarmShop, LLC is a private company that provides a one-stop shop which walks vendors
through the process of obtaining proper permitting. FarmShop also staffs, plans, and
hosts regularly scheduled market days. These services are completed at no cost to the
City and are arranged through a lease agreement between the City and Farmshop. It is
proposed that the City enter into a lease agreement (attached Exhibit A) to allow
Farmshop to host a Linear Park Pavilion Farmer’s Market on the last Tuesday of each
month through 2018 (monthly), the second and fourth Tuesday’s of each month during
Quarter 1 of 2019 (bi-weekly), with the potential of hosting a market on each Tuesday of
the month for the remainder of 2019 (weekly).
Financial: Potential marketing costs for the City to advertise the market in the Times
Sentinel Newspaper, Wichita Eagle, Facebook, radio, or other forms of advertisement.
Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Authorize staff to
execute the lease agreement with FarmShop LLC
Attachments: Exhibit A (9 pages)

Exhibit A
LINEAR PARK PAVILION LEASE AGREEMENT
THIS LEASE AGREEMENT made and entered into the 1st day of October
2018, by and between The City of Goddard, Kansas, a municipal corporation,
118 N. Main Goddard, KS 67052 “LESSOR” and FarmShop, LLC “LESSEE.”
216, N. Mosley, Wichita Ks. 67202
WITNESSETH THAT
WHEREAS, LESSOR owns and operates the Linear Park Pavilion
available for rentals to the public for use under rules that are uniformly
applied, and the LESSOR has determined a Farmers’ Market is a use
consistent with and valuable to the City's intended developmental goals, and
WHEREAS, LESSEE has been organized for the purpose of promoting,
creating, and operating an attractive and viable market on the available
LESSOR's property, and
WHEREAS, to further its purpose, LESSEE wishes to enter into a longterm lease to operate the Market for limited, designated days during the year
and operate a public market located in the heart of the City of Goddard.
WHEREAS, LESSOR is the owner of the following described real
property, and in consideration of rents to be paid and the covenants to be
observed as set forth below, leases and rents to LESSEE, for the term and
under the conditions set forth below, the premises (Linear Park) described as
follows, to-wit: 121 Santa Fe St. Goddard, KS 67052, as more specifically
designated on Exhibit A, attached.
WHEREAS, the above-named parties desire to enter into this Lease
Agreement to accomplish these purposes;
NOW, THEREFORE, in consideration of the premises and rent provided
and the mutual covenants and agreements recited herein, the above-named
parties do hereby agree and shall be bound as follows:
TERM. LESSOR hereby leases the Linear Park Pavilion together with the
improvements thereon, to LESSEE for an initial term to commence with
October 1, 2018 and ending on October 1, 2019. During this term, LESSEE
shall have the exclusive right to use the Linear Park Pavilion each Tuesday
evening, for the time period commencing at 3:00pm and continuing until
8:00pm. LESSEE agrees to vacate the Pavilion on or before 8:00 pm each
specified day of the term, in order to allow any other usage allowed by
LESSOR.

•

RENEWAL OPTIONS. This lease may continue at LESSEE's option for up
to five (5) additional renewals that cover the agreed upon timeslots for the
calendar year for which the extension is sought, subject to the
renegotiation of the lease rate as indicated in section 3 below. LESSEE
must give notice of its intention to exercise this option by delivery of a
written notice to the LESSOR not less than sixty (60) days prior to the end
of the current lease term. LESSOR shall have 45 days after receipt of
such notice to provide written approval of such renewal.

RENT. As part consideration for this lease agreement and as rent for the use
of said premises the LESSEE agrees to pay quarterly (March 31st, June 30th,
September 30th, and December 31st) to LESSOR the sum of twenty-five
dollars ($25.00) per completed Market Day within the leasehold term. Rent for
the term of each renewal option, if exercised, shall be separately negotiated
before possession for that term commences. All payments shall be made in
advance by check and shall be made payable to the order of the City of
Goddard, Kansas and shall be mailed or hand delivered to (118 N. Main
Goddard, KS 67052) unless such address is changed as LESSOR may
specify from time to time by written notice delivered as stated hereinafter. The
parties acknowledge that LESSEE will may operate the Pavilion using
subcontractors, and that LESSOR does not participate in any obligation
between any subcontractor and LESSEE.
•

AGENCY AUTHORITY. The term LESSEE, whenever used in this
document, includes FarmShop, LLC and all acts undertaken by its officers,
directors, agents, employees or subcontractors vested with actual or
apparent authority. The obligations created by this lease under sections 5,
8, 10, 14, 15, 18, 21, 23 and 27 shall be binding on the patrons and
subcontractors of Lessee and shall be included in any binding agreement
created with third parties by Lessee, including any rules of operation for
the market operated at Linear Park.

•

LIABILITY. LESSEE agrees to enter into possession of said premises in
their current "as-is" condition. As this lease allows for non-exclusive use of
the Linear Park Pavilion, this obligation is a continuing one, and operation
on each separate Market Day shall constitute an acceptance of the Linear
Park Pavilion’s current condition as it exists on that date; provided,
however, that LESSOR shall notify LESSEE of any known hazardous
conditions from time to time existing in or around the Linear Park Pavilion
or its facilities. Lessee will notify Lessor if it believes that hazardous
conditions exist in or around the Linear Park Pavilion or its facilities.
LESSOR shall not be liable to LESSEE for any damage done to or loss of

personal property or for damage or loss suffered by the business or
occupation of LESSEE, any subcontractor or sub lessee of LESSEE
arising from any act or neglect of any subcontractor, sub-lessees, invitees,
or other occupants of the Linear Park Pavilion, or of the employees,
officers, members or other equity interest holders of LESSEE, or of the
customer trade of LESSEE. LESSEE agrees to indemnify LESSOR and
hold LESSOR harmless from any loss, liability, damage, and for the cost
and expense of investigating or defending any claim therefore occurring
on or about the Linear Park Pavilion or arising in any way as a result of
LESSEE's occupancy of the Linear Park Pavilion.
•

TAXES -- REAL AND PERSONAL PROPERTY. LESSEE shall be liable
for all taxes levied against personal property, furniture, or fixtures placed
by LESSEE in or on the Linear Park Pavilion. If any such taxes for which
LESSEE is liable are levied or assessed against the LESSOR, or
LESSOR's property, or if the assessed value of the LESSOR's property is
increased by inclusion of such personal property of the LESSEE, the
LESSEE shall pay all such taxes within twenty (20) days from the date of
a demand notice from the LESSOR. In addition, LESSEE shall be
responsible for payment of all ad valorem taxes levied against the
property. LESSEE shall pay all such taxes within twenty (20) days from
the date of a demand notice from the LESSOR.

•

WAIVER OF ANY BREACH. Any waiver of any breach hereof or
indulgence as to any obligation in this lease at any time shall not be
construed to be a waiver of any subsequent breach or imply any future
indulgence.

•

USE OF PREMISES. The premises may be used and occupied only for
the purposes set out in the attached Exhibit A and related uses unless
prior written permission for other use is obtained from LESSOR. Hours of
operation shall not be before specified Tuesday’s at 3:00pm. Hours of
operation shall not be later than 8:00pm on the same day of each
occupancy. Further, LESSEE shall not use, or permit said premises, or
any part thereof, to be used for any purpose or purposes other than the
purpose or purposes for which said premises are hereby leased. LESSEE
shall not commit, or suffer to be committed, any waste upon said premises
and LESSEE further agrees not to connect the premises with electric
wires, water, gas or sewer pipes, or any apparatus, machinery or device
without the consent of LESSOR. LESSOR agrees that it will not
unreasonably withhold consent for utility connections and other apparatus,
machinery or devises necessary or useful to the operation and promotion

of the LESSEE’s uses allowed by this lease. LESSEE shall neither use
nor occupy the premises for any unlawful, or ultra-hazardous business
purpose or activity nor operate or conduct its business in a manner
constituting a nuisance under City Code. Upon notice or discovery,
LESSEE agrees to immediately take action and cease any activity or use
in violation of this agreement.
•

LESSEE'S INDEMNIFICATION AND NON-LIABILITY OF LESSOR.
LESSOR shall not be liable to LESSEE or to LESSEE's employees, subcontractors, patrons, guests or visitors in or upon the leased premises for
any damage to person or property caused or claimed to have been
caused by the negligence of LESSEE, the LESSEE's agents, employees,
subcontractors, guests or visitors. LESSEE agrees to save and hold the
LESSOR harmless of and from any claim arising with respect to any
portion of the premises leased to LESSEE and occurring during the time
periods covered by this Lease.
LESSEE shall not be liable to LESSOR or to LESSOR's employees, subcontractors, patrons, guests or visitors in or upon the leased premises for
any damage to person or property caused or claimed to have been
caused by the negligence of LESSOR, the LESSOR's agents, employees,
subcontractors, guests or visitors. LESSOR agrees to save and hold the
LESSEE harmless of and from any claim arising with respect to any
portion of the premises leased to LESSOR and occurring during the time
periods covered by this Lease.
Neither LESSOR nor LESSEE shall be liable or responsible for any loss or
damage to any property or person occasioned by theft, fire, act of God,
public enemy, injunction, riot, strike, insurrection, war court order,
requisition or order of governmental body or authority or other matter
beyond the reasonable control of LESSOR or LESSEE. LESSOR shall not
be liable or responsible for any loss or damage to any property or person
or for any damage or inconvenience which may arise through repair or
alteration of any part of the premises, or from any cause whatever except
LESSOR 's negligence.

•

PUBLIC LIABILITY INSURANCE. LESSEE agrees to carry public liability
insurance on the premises during the term hereof, covering both LESSOR
and LESSEE, with companies licensed to do business in the State of
Kansas for limits of not less than $500,000 for injury or death of any one
person, $500,000, for any one occurrence, $500,000 property damage
insurance, and contractual liability coverage recognizing this lease, and
providing that LESSOR and LESSEE shall be given at least that written

notice by such insurance company prior to cancellation, termination or
change in such insurance as is provided to LESSOR under the terms of
the policy. LESSEE shall, upon request by LESSOR, provide LESSOR
with copies of all policies or certificates evidencing that such insurance is
in full force and effect and stating the terms thereof. LESSEE shall also
provide and keep in force other insurance in amounts that may from time
to time be reasonably required by LESSOR against other insurable
hazards as are commonly insured against for the type of business or
activity that LESSEE will conduct on the premises.
•

LESSOR'S COVENANTS. It is agreed by the parties hereto that it shall be
the duty and obligation of the LESSOR herein:
a. To deliver the leased premises to the LESSEE, at commencement of the
term and specified Tuesday’s beginning October 1, 2018 and ending
October 1, 2019 of such term of this lease in "as-is" condition, subject to
the knowledge and negligence previsions herein.
b. To provide to LESSEE, contingent upon LESSEE's compliance with its
covenants, duties and obligations herein, the right to the quiet and
peaceful possession of said premises on the dates and times above
proscribed for the full term of this lease.
•
a.

b.

c.
d.
e.

f.

LESSEE'S COVENANTS. In consideration of the foregoing, the LESSEE,
its sub-lessees and sub-contractors hereby agree:
To promptly pay the specified rent for the leased premises in the manner
and at the times as herein provided to the LESSOR, its successors and
assigns, or to its agent.
To keep the Linear Park Pavilion, including plumbing, pipes, light poles,
landscaping, benches and other fixtures belonging thereto in the same
condition as provided by LESSOR, reasonable wear and tear expected,
during the term of this lease, and to observe and comply with all
governmental regulations governing said premises as to cleanliness, all
without cost or expense to LESSOR.
To ensure that all required Market equipment, outside storage and refuse
containers are placed so that they do not impede traffic flow.
To maintain and keep clear all drains and drain lines of all kinds in or upon
the Linear Park Pavilion to their juncture of same with public sewer main.
To maintain the security of the Linear Park Pavilion, and persons present
at the Linear Park Pavilion, protecting against destruction, damage, theft,
personal injury or other loss, all without cost or expense to LESSOR.
To notify the LESSOR immediately of any major problem relative to the
Linear Park Pavilion.

g. LESSEE agrees to hold harmless, defend and indemnify the City, its
officials, employees and agents against any claim, and suit or other
demand, for loss of any kind brought, or which could be brought by
LESSEE, its officers, employees, and agents, subcontractors or
subleases, arising from or related to the premises condition or the
operation or failure to operate of the structures, facilities, systems or
equipment made part of the premises or brought onto the premises except
for hazardous conditions known to LESSOR and except as to any loss
arising from LESSOR’s negligence. Lessee will notify Lessor if it believes
that a hazardous condition exists with the Linear Park Pavilion or its
facilities.
•

IMPROVEMENTS AND ALTERATIONS. LESSEE shall make no material
changes or alteration in said leased premises unless it shall first have
obtained LESSOR'S written consent thereto. All improvements which are
not fixtures and which are not specifically identified as belonging to
LESSOR shall remain the property of LESSEE. At the termination of this
agreement, the LESSEE shall have the option of removing all such
fixtures and leasehold improvements belonging to him and restoring the
premises to their original condition, less ordinary wear and tear; or with the
consent of LESSOR may leave said fixtures and leasehold improvements
in place. In the event that said fixtures and leasehold improvements are
not removed within fifteen (15) days after the termination of this lease,
LESSOR shall have the option of taking title to all said fixtures and
leasehold improvements, immediately, or to have all or any part of such
fixtures and leasehold improvements removed at LESSEE's sole
expense.

•

LIENS - REGULATIONS. LESSEE shall not, during the term of this
agreement, permit or suffer any lien or encumbrance to attach to the
premises or any part thereof and shall indemnify and save harmless the
LESSOR against the same. LESSEE, its agents and employees, shall be
subject to any and all applicable rules, regulations, orders and restrictions
which are now in force or which may be hereafter adopted by the City of
Goddard, Kansas, in respect to the operation and maintenance of the
premises described herein. Further, LESSEE shall comply with all laws
and ordinances of the State of Kansas and the City of Goddard, Kansas,
which have been enacted by any state or local governing body.

•

INSPECTION AND ENTRY. It shall be lawful for LESSOR, its agents and
representatives, during any time and day of occupancy under this Lease
to enter into or upon said demised premises for the purpose of examining

into the condition thereof, or to make such repairs and alteration as may
be necessary for the safety and preservation of the said facility, or for any
other lawful purpose. LESSOR will endeavor to make routine repairs at
times and dates other than during LESSEE'S occupancy but shall not be
obligated to do so.
•

OWNERSHIP REPRESENTATION. Under no circumstances shall the
LESSEE represent to any party that the LESSEE is the owner of the
property covered by the lease or the agent or trustee of the LESSOR.
LESSEE understands and agrees that no authorization to act for, on or in
behalf of the LESSOR is granted to the LESSEE.

•

REMOVAL OF PROPERTY AND EQUIPMENT. LESSEE shall have the
right to remove from the leased premises at any time during the periods of
occupancy during the lease term any and all equipment placed therein
and owned by LESSEE. If LESSOR has allowed by written consent
property and equipment to be so permanently attached to the facility that
removal thereof will leave said facility damaged or materially altered,
removal shall only occur as allowed in the written consent document.

•

NONDISCRIMINATION. LESSEE agrees that no person shall be
excluded from participation in, be denied the benefits of, or be subjected
to discrimination in any way due to the rights granted LESSEE under this
contract, whether due to consideration or treatment as a subcontractor,
sublessee, customer or patron on the grounds of race, color, national
origin, ancestry, religion, physical handicap, sex or age. LESSEE will
ensure that a similar provision is included in the agreements with
subcontractors, sublessees, or the rules of the market, as appropriate to
ensure compliance.

•

ASSIGNMENT AND SUBLEASE. It is agreed that this Lease Agreement,
or any interest therein, shall not be assigned by the LESSEE, without the
prior written consent of LESSOR, with such consent not to be
unreasonably withheld.

•

It is further agreed that LESSEE shall be allowed to sublet to third party
merchants the ability to operate stalls, booths or other displays of produce
and wares within the confines of specifically designated areas of the
Linear Park Pavilion.
This lease nor any interest therein, shall not be sold or assigned or passed
by adjudication of LESSEE as a bankrupt or through bankruptcy

•

proceedings. In the event the lease is so assigned, or the property sublet
in whole or in part, the LESSEE is not relieved from any of its obligations
and liabilities under this Lease Agreement, but rather, remains liable for
performance under the Lease Agreement.
•

DESTRUCTION. In the event of the destruction or damage of the Linear
Park Pavilion by fire, windstorm, or other cause so as to render the
premises untenable, this lease shall immediately terminate and cease
unless LESSOR shall within ten (10) days thereafter notify LESSEE in
writing of LESSOR'S desire to continue said lease, in which event said
LESSOR shall be obligated to restore said facility in due and reasonable
time to substantially its former condition except as to any property owned
by LESSEE therein, and in that event the rent shall be abated until said
leased premises are restored to condition for occupancy. Slight or partial
damage by fire, windstorm, or other cause, which does not render the
building substantially unfit for use and occupancy shall not affect the terms
of this lease.

•

EVENTS OF DEFAULT. The following shall be considered, for all
purposes, to be defaults under and breaches of this lease by LESSEE:
Any failure of LESSEE to pay any rent installment hereby reserved and
such failure shall continue for a period of twenty (20) days from the date
such rent is due.
Failure of LESSEE to perform or observe any of the terms, provisions,
conditions and covenants of this lease, other than the payment of rent,
and shall not commence to cure and diligently proceed toward curing such
failure within ten (10) days after written notice thereof to LESSEE.
LESSEE shall become bankrupt or insolvent, or file or have filed against it
a petition in bankruptcy, or the reorganization or arrangement, or for the
appointment of a receiver or trustee of all or a substantial portion of the
LESSEE's property, or LESSEE makes an assignment for the benefit of
creditors.
If LESSEE abandons or vacates any substantial portion of the demised
premises for a period of fourteen (14) calendar days or more, being two
consecutive, scheduled dates of occupancy. Failure to hold the Market as
a result of weather, acts of God, or other causes beyond the reasonable
control of LESSEE shall not constitute abandonment or vacation of
occupancy.
Use of the property in violation of any City ordinance by Lessee or any
sub-lessee or tenant.
The premises come into the hands of any person other than is expressly
permitted under this agreement during any period of LESSEE's lease.

a.

b.

c.

d.

e.
f.

•

TERMINATION. This agreement shall terminate without any further
required notice upon occurrence of any of the following.
a. The expiration of the lease term or any extension thereof.
b. Any default or breach of any covenants and provisions of the Lease
Agreement by the LESSEE and failure to cure such breach by LESSEE
after written notice, in which case the LESSOR shall be entitled to
possession of the leased premises without regard to LESSEEs scheduled
future occupancy dates, and LESSOR may distrain for rent due and
damages and recover possession of said leased premises as provided by
law.
c. Upon sixty (60) days after declaration by the LESSOR that the premises is
needed for public purpose.
• BINDING ON PARTIES. Subject to the limitations provided hereinbefore
hereof, this lease agreement shall be, jointly and severally, binding on the
parties hereto, their respective successors and assigns.
•

NOTICE. All LESSEE correspondence, notices and demands to LESSOR
must given in writing to:
City of Goddard, KS
118 N Main St, Goddard, KS 67052
All LESSOR correspondence, notices and demands to
LESSEE must be given in writing to: FarmShop, LLC
P.O. Box 75125
Wichita, KS 67209

•

EXHIBITS. All of the exhibits referenced hereinabove are part of the
Lease agreement as if fully set forth herein.

•

CAPTIONS. The captions contained in this lease are for convenience of
reference only, and in no way limit or enlarge the terms and conditions of
this lease.

•

SEVERABILITY. If any clause or provision of this lease is determined to
be illegal, invalid or unenforceable under present or future laws effective
during the term of this lease, then and in that event, it is the intention of
the parties hereto that the remainder of this lease shall not be affected
thereby, and it is also the intention of the parties to this lease that in lieu of
each clause or provision of this lease that is illegal, invalid or
unenforceable, there be added as a part of this lease a clause or provision

as similar in terms to such illegal, invalid or unenforceable clause or
provision as may be possible and be legal, valid and enforceable.
•

AMENDMENTS; BINDING EFFECT. This lease may not be altered,
changed or amended, except by instrument in writing signed by the parties
hereto. All terms, provisions, covenants and conditions contained in this
lease shall apply to, inure to the benefit of, and be binding upon the
parties hereto, and upon their respective successors, in interest and legal
representatives, except as otherwise herein expressly provided.
IN WITNESS WHEREOF, the parties hereto have executed this Lease
Agreement in duplicate the day and year first above written.

LESSOR
______________________________
___________________________________
CITY OF GODDARD, KANSAS
LESSEE
______________________________
__________________________________
FarmShop, LLC

Date

Date

Agenda Item H.1
City of Goddard
City Council Meeting
October 1, 2018
TO:
SUBJECT:
INITIATED BY:
AGENDA:

Mayor and City Council
Review Draft Resolution
City Clerk
New Business

Background: City fees are designed to cover the costs of providing selected services to
individuals, groups, or business entities. At the November 17, 2014 City Council Meeting,
the City Council adopted a resolution establishing a consolidated Master Fee Schedule to
assist City staff and the public in quickly locating the appropriate fees.
Analysis: At the September 17 2018 City Council meeting the City Council unanimously
adopted an Ordinance allowing the keeping of female chickens in the City limits of Goddard.
A permit must be obtained from the City of Goddard prior to establishment of any chicken
coop. The fee for such a permit shall be as adopted by the City Council by resolution.
Financial: The purpose of a master fee schedule is to offset the city’s costs of providing
selected services. The recommended fee proposed by staff is $15.00 and was added to
Exhibit A of the proposed resolution,
Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Adopt the Resolution
Attachments: Fee Schedule Exhibit A (2 pages), Exhibit B Resolution (1 page)

Exhibit A
PERMIT/LICENSE

FEE AMOUNT

LENTH

Alcohol -Cereal Malt Beverage - on premises consumption
Alcohol - Cereal Malt Beverage - off premises consumption

$50 permit fee and $25.00 Stamp Fee - Expires Dec 31
$200 permit fee and $25.00 Stamp fee - Expires Dec 31

Annual
Annual

Alcohol - Retail Liquor Sales

$300

Annual

Alcohol - Drinking Establishment

$250

Annual

Alcohol - Special Event - Beer

$25 permit fee & $25 Stamp fee

Temp

Alcohol - Temporary Permit- Alcohol

$25.00 per day

Temp

Hall Rent - Resident

1/2 day - $60 Full Day $120 For-Profit - $300

Hall Rent - Non Resident

1/2 day - $100 Full Day $150 For-Profit - $600

Open Records Staff Time

18 for Clerical; Attorney $60; IT Services $38

Hour

Open Records Photo Copies

.25 per page

Each

Open Records Mailing

$.50 for first 5 pages, $.25 for additional 5-page increm

Open Records Fax

$.65 per 10 -page fax

Trash Hauler

$100 - Expires December 31

Annual

Vendor License Application Fee

$25 - Nonrefundable

Each

Vendor License (door/door)

$200 - Not Prorated - Expires December 31

Annual

Vender Transient License

$25

4 days

Vendor Food Truck License

$100 Prorated by Quarter - Expires Dec 31

Annual

Vendor Ice Cream Truck License

$75 - Not Prorated - Expires December 31

Annual

Court Cost

$90

Each

State Fees (goes to State)

$20.50

Each

Warrant Fee

$50

Each

Court Appointed Attorney

$100 - $300

Each

Trial Fee

$25

Each

Subpoenaed Witness

$10/day plus $.40/mile in excess of 20 miles

Each

Suspended License Fee

$81

Each

Fine Installment Payments

$25

One time

Collection Fee

33% of amount outstanding

DUI Fee (goes to State)

$250

Each

Accessory Building

$15

180 days

Backflow Device Inspection Report

$10

Annual

Building Permit

Per Sedgwick County

180 days

Chicken Keeping Permit

$15

Annual

Electrical Permit

Per Sedgwick County

180 days

Fence Permit

$15

180 days

Mechanical Permit

Per Sedgwick County

180 days

Plumbing Permit

Per Sedgwick County

180 days

Zoning Change - Single Family

$300

Each

Zoning Change - Other districts

$400

Each

Special Use Application

$400

Each

Appeal to Board of Zoning Appeals

$125

Each

Municipal Court

Code Enforcement

Planning & Zoning

Variance

$125

Each

Conditional Use

$125

Each

Sign Permit

$25 + $6 per 10 sq feet

Each

Sign Real Estate (larger than standard)

$35

Each

Sign -Temporary

$15 - 30 days or less

Each

Sign -Face or copy change

$25

Each

Sign - Commercial Balloon

$15.00

Each

Service Charge for Redeeming Signs

$25

Each

Subdivisions
Sketch Plan

No Charge

Preliminary Plat and Final Replat

$300.00 plus $10 for each lot over one

Final Plat

No Charge

Lot Split

$40

Each

Correction of Platting Error

Engineering costs & recording fee

Each

Vacation of a Street, Alley, etc

$150

Each

Daily Admission

$2

Each

Punch Pass (20)

$36

Each

Season Pass Individual - Resident within City Boundaries

$70

Each

Season Pass Individual - Non Resident

$90

Season Pass - Family - Resident within City Boundaries

$120

Season Pass - Family - Non Resident

$150

Pool Parties - Resident within City Boundaries

$125

Pool Parties - Non Resident

$150

Each

Pool

Each
Each

Police
Background Check

$25

Each

Document Retreival

At Cost

Each

False Alarm Response Charges

$100 for 4th False Alarm; $200 for 5th, $300 for 6th

Fingerprints

$10

Each

Golf Cart Registration/License Fee

$50

Annual

Police Reports

$10

Each

Video Tapes

$30

Each

Dog Licenses

$5/ $10

Annual

Dog Impound Fee

$25 for 1st Day $15 per day thereafter

Daily

Dangerous Animal Permit

$100

Annual

Electronic Fence Permit

$15

Each

RESOLUTION NO. 18A RESOLUTION AMENDING THE MASTER FEE SCHEDULE TO
OFFSET THE CITY’S COSTS OF PROVIDING SELECTED SERVICES
TO INDIVIDUALS, GROUPS AND BUSINESS ENTITIES
WHEREAS, the City of Goddard provides certain services to its residents and those doing
business in the City; and
WHEREAS, the cost of such services and documents are appropriately charged to the
recipient of those services; and
WHEREAS, the amount of such charges must be adjusted from time to time to reflect the
true costs of such documents and services; and
WHEREAS, the City staff has researched and analyzed the costs for services provided
and determined the appropriateness of the charges relative to the costs for the services; and
WHEREAS, the fees do not exceed the reasonable cost of providing the services; and
WHEREAS, Attachment A of the accompanying staff report to this resolution outlines the
respective fees for services.
NOW, THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE
CITY OF GODDARD, KANSAS, AS FOLLOWS:
The Governing Body hereby finds and determines with respect to the fees listed in Exhibit
“A” that: there is a reasonable relationship between the amount of the fee and the estimated
reasonable cost of providing the type of service for which the fee is imposed; and, the fees do not
exceed the reasonable cost of providing the service for which the fee is charged; and, hereby adopts
and authorizes such fees as listed in Exhibit “A”.
This Resolution shall be effective upon adoption by the Governing Body.
ADOPTED BY THE CITY COUNCIL OF THE CITY OF GODDARD, KANSAS
THIS 1ST DAY OF OCTOBER, 2018

________________________________
Jamey Blubaugh

_____________________________________
Teri Laymon, City Clerk

Agenda Item H.2
City of Goddard
City Council Meeting
October 1, 2018
TO:
SUBJECT:
INITIATED BY:
PREPARED BY:
AGENDA:

Mayor and City Council
Temporary Suspension of Beer & Wine Ban at the Public Library
City Librarian
Assistant to the City Administrator
New Business

Background: Beginning in 2016 the City has begun allowing limited and temporary
consumption of alcohol for all legal aged adults during a brief window for Goddard
Gathering concerts.
Analysis: The ordinance allows consumption of alcohol by legal aged adults on
Saturday, October 27, 2018 between the hours of 7:00 pm CDT until 9:00 pm CDT.
Financial: There is a small publication fee associated with the publication in the TimesSentinel News, the official paper of record for the City of Goddard.
Legal Considerations: Approved as to form
Recommendations/Actions: It is recommended the City Council: Consider the proposed
ordinance.
A. Waive the Reading of the Ordinance (Voice)
B. Consider the Ordinance (Roll Call)
Attachments: Ordinance (1 page); Event Flyer (1 page)

Exhibit A
ORDINANCE NO. ___
AN ORDINANCE RELATING TO THE TEMPORARY SUSPENSION OF THE BAN ON
BEER OR WINE ON THE GODDARD PUBLIC LIBRARY GROUNDS
WHEREAS, THE CITY OF GODDARD, GODDARD PUBLIC LIBRARY IS
HOLDING A FUNDRAISER; and
WHEREAS, THE CITY OF GODDARD, IS SEEKING TO RAISE AWARENESS
OF LIBRARY PROGRAMS AND SERVICES;
NOW THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF THE
CITY OF GODDARD, KANSAS:
SECTION 1. The provisions of the Code of the City of Goddard, Sedgwick County,
Kansas, to the extent that they prohibit the public consumption of beer or wine, and/or to the extent
that they prohibit the consumption of beer or wine on the Goddard Public Library grounds, shall
be and hereby are temporarily suspended for the duration of the Wine and Color event at the
Library on Saturday, October 27, 2018, from 7 p.m. to 9 p.m.
SECTION 2. This ordinance is not intended to repeal or permanently change any
provision of the City Code, but rather shall be a temporary suspension of the prohibitions for the
limited duration of the concert.
SECTION 3. This Ordinance shall take effect according to its terms from and after its
passage and publication once in the official City paper.
ADOPTED at Goddard, Kansas, this 1st day of October 2018.

____________________________________
Jamey Blubaugh, Mayor

ATTEST
________________________________
Teri Laymon, City Clerk

Goddard Public Library
Presents: Wine & Color
October 27th 7:05-9:00 pm

Come in and join us for an evening of
learning about the Library resources
with a little Coloring and Wine.
Program is free– Must be 21 to attend this program.
Please contact the Library with any questions. Call us at
316-794-8771.
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Identify Date for 2019 Governing Body Work Session
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