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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

$
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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

42411810.9

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.

42411810.9

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
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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
45822886.7
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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.

Canyon Research Southwest, Inc.
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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.
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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.

Canyon Research Southwest, Inc.
45822886.7

1

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
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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
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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
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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

Canyon Research Southwest, Inc.
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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)
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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.
Canyon Research Southwest, Inc.
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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
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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

Canyon Research Southwest, Inc.
45822886.7

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.
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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
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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
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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.
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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.
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