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I.

Introduction

Derby Destination Development, LLC (the “Developer”) respectfully submits this Third
Amendment to STAR Bond Project Plan (the “Amendment”) to the City of Derby, Kansas (the “City”)
for consideration by the City’s governing body pursuant to the Kansas STAR Bond Financing Act, K.S.A.
§ 12-17,160 et seq., as amended (the “Act”).
On September 8, 2015, the City adopted Ordinance No. 2242 that created the Derby STAR Bond
Project District (the “Original District”). By letter dated July 30, 2015, the Secretary deemed the Original
District an “eligible area” as defined under the Act. On July 26, 2016, the City approved Ordinance No.
2279 which approved the STAR Bond Project Plan (the “Original Project Plan”) for the Original District.
The Original Project Plan anticipated a major commercial entertainment and tourism area that would
include, among other things, an indoor/outdoor educational dinosaur attraction (the “Dinosaur
Component”) and other family recreational tourism activities (collectively, the “Project”), all on
approximately 233 acres generally located on the west and south sides of the intersection of East Patriot
Avenue/East 63rd Street South and Rock Road in the City.
By letter dated August 21, 2019, the Secretary deemed approximately 75.8 additional acres (the
“East Tract”) an “eligible area” as defined under the Act. On August 27, 2019, pursuant to K.S.A. § 1217,171, the City approved Ordinance No. 2394 which added certain property to and increased the
boundaries of the Original District (the “First Expanded District”). On January 28, 2020, the City
approved Ordinance No. 2422, which approved the First Amendment to the STAR Bond Project Plan (the
“First Amended Project Plan”), which modified the scope of the major commercial entertainment and
tourism area, added a major multi-sport athletic complex (the “Multisport Component”), and modified
related infrastructure improvements described in the Original Project Plan. On May 28, 2020, the City
approved Ordinance No. 2431, which approved the Second Amendment to the STAR Bond Project Plan
(the “Second Amended Project Plan”), which modified the scope of the entertainment and tourism area,
added a major multisport facility consisting of an indoor rock-climbing gym and an outdoor covered BMX
bike park (the “Climbing Component”), and modified related infrastructure improvements described in
the First Amended Project Plan.
The anchor of the Original Project Plan is the Dinosaur Component, an educational dinosaur
attraction, the primary components of which were planned to include an outdoor exhibition and park,
outdoor amphitheater, indoor presentation areas, ropes course under the dome, themed miniature golf,
public fitness trail course, and fossil dig site. Other amenities proposed by the Original Project Plan were a
hotel to service the Original District’s out-of-area tourists, a sit-down restaurant, a medical complex, and
large and small scale retail.
The Dinosaur Component was completed and opened to the public on May 26, 2018. Tens of
thousands of people visited the Dinosaur Component during 2018 and 2019, including visitors from all 50
states. The attraction includes dinosaur statues and educational exhibits, an 18-hole miniature golf course
with each hole of “Jurassic Golf” depicting a historic dinosaur, a tri-level ropes course under a dome, an
open-air amphitheater, and a fitness trail. The Original District also includes a hospital and medical office
building that are open and operating. The construction of the public and private infrastructure required in
the Original District is complete.
The anchor of the First Amended Project Plan is the Multisport Component. The Multisport
Component was first approved by the Kansas Interim Secretary of Commerce by letter to the City dated
October 3, 2018, and was then included in the First Amendment of Development Agreement between the
City and the Developer dated October 9, 2018 (the “First DA Amendment”). The Multisport Component
was originally planned to be located within the Original District, but it has since been relocated to the East
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Tract and expanded in scope to include additional outdoor hard courts, outdoor sand courts, and indoor hard
courts, and was then reapproved by the Secretary by letter to the City dated January 28, 2020 and included
in the Second Amendment of Development Agreement between the City and the Developer dated January
28, 2020 (the “Second DA Amendment”). In addition to the Multisport Component, the Second
Amendment to Project Plan contemplated the construction of mixed-use development on the remainder of
the East Tract which consists of approximately twelve national retailers, four restaurants, and
office/commercial use (together with the Multisport Component, the “Phase 2 Projects”). Construction on
the Multisport Component commenced in Q4 2020, and is scheduled to be completed in Q1 2022.
The anchor of the Second Amended Project Plan is the Climbing Component, an indoor rockclimbing gym, which will include an Olympic-caliber rock wall designed to host USA Climbing local and
regional competitions and serve as a training facility for the Midwest region and provide adult and youth
climbing classes; a wellness center offering multiple weekly fitness classes (such as Pilates, Zumba, and
other specialty fitness classes); and a fitness center featuring cardio equipment, free weights, and powerlifting racks; co-workspace, a café, and locker rooms, and an outdoor covered BMX bike park with multiple
lines of terrain suited for various types of bicycles and skill levels with an outdoor retailer and bike shop
with a plan to host both competitions and daily clinics (collectively, the “Phase 3 Project”). The Climbing
component was approved by the Kansas Secretary of Commerce on May 27, 2020 and included in the Third
Amendment of Development Agreement between the City and Developer dated May 28, 2020 (the “Third
DA Amendment”).
By letter dated November 16, 2021, the Secretary deemed approximately 43.6 additional acres (the
“Far East Tract”) an “eligible area” as defined under the Act. On October 26, 2021 pursuant to K.S.A. §
12-17,171, the City approved Ordinance No. 2475 which added certain property to and increased the
boundaries of the First Expanded District to include the Far East Tract (the “Expanded District”, or as
expanded, the “District”).
Today, the District supports several hundred thousand square feet of existing commercial space
encompassing tourism, entertainment, and retail. Building on the success of the Project to date, the
governing body of the City has found that an additional amendment of the Original Project Plan would be
beneficial to the City and the State. It was against this background of success and anticipating the types of
leisure and sport activities that will continue to grow in popularity post-COVID that the Developer began
exploring additional tourist attractions to bring into the District to meet the demand for an outdoor adventure
sports complex.
This Third Amendment to the STAR Bond Project Plan amends and supplements the Original
Project Plan, First Amended Project Plan, and Second Amended Project Plan. Capitalized terms not
otherwise described in this Amendment shall have meanings set forth in the Original Project Plan. Except
as expressly modified in this Amendment, the Original Project Plan First Amended Project Plan, and
Second Amended Project Plan are hereby ratified and confirmed as of the date hereof and are included
herein by reference.
II.

STAR Bond Project Expansion

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.
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By letter dated July 30, 2015, the Secretary deemed the Original District an “eligible area” as
defined under the Act. On September 8, 2015, the City adopted Ordinance No. 2242 that created the
Original District. By letter dated August 21, 2019, the Secretary deemed the Expanded District an “eligible
area” as defined under the Act. On August 27, 2019, the City adopted Ordinance No. 2394 that expanded
the Original District to include the East Tract (the “First Expanded District”). By letter dated November
16, 2021, the Secretary deemed approximately 43.6 additional acres (the “Far East Tract”) an “eligible
area” as defined under the Act. On October 26, 2021, the City adopted Ordinance No. 2475 that expanded
the Original District to include the Far East Tract (the “Expanded District”, or, as expanded, the
“District”). Based thereon, the following Amendment 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 Projects in the District will result in a capital investment in
excess of $75,000,000 and will generate gross annual sales revenue in excess of $75,000,000;



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



The names of the owners, partners, officers, or principals of any developer of the project and of
any associated business partners of any developer of the project that is involved in the STAR Bond
Project.



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.

Description and Overview

The success of the existing attractions, entertainment, and retail demonstrated and created demand
for an outdoor adventure sports complex in the District. Thus, Developer plans to construct (1) an Outdoor
Adventure Sports Complex consisting of (i) an 1.5 to 3-acre man-made, publicly accessible lagoon that
would encompass the following activities: scuba diving, wind surfing, swimming, snorkeling, kite surfing,
paddle boarding, and other water sports; indoor and outdoor venues for concerts, weddings, corporate
events, trade shows, and day clubs, (ii) an indoor, heated water-park for year-round use, and (iii) an aerial
park, including ziplining, climbing, and other aerial sports; (3) approximately 300 apartment units; (4)
an approximately 150-room suites hotel offering exclusive beach access; (5) an approximately 50-unit
senior living facility; (6) a 6-acre glamping site offering glamorous camping on permanent platforms
with amenities and comforts such as running water, plumbing, and electricity; (7) an approximately 4,999
sq. ft. steak restaurant; and (8) restaurant, retail and other commercial uses (collectively, the “Final
Phase Project” or the “Final Phase”).
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The unique mix of uses within the District will create tourism, entertainment, and retail
opportunities not presently available in the City. The Developer’s market analysis indicates that the Final
Phase Project will attract a broad and desirable visitor demographic, consisting largely of families seeking
outdoor entertainment, leisure, and shopping. At full build-out, the total capital investment for Final Phase
is estimated at approximately $130,368,725, the annual sales for Final Phase are projected at approximately
$23,005,471, and annual visitation for Final Phase is estimated at 248,000 visitors (with approximately
99,200 coming from outside the State). This Amendment proposes that the Secretary approve the issuance
of $32,250,000 in net STAR Bond proceeds to be disbursed to the Developer for uses contemplated
hereunder.
B. Subject Property
The Far East Tract and a portion of the North Tract and the East Tract will be the location of the
Final Phase Project. Additionally, in order to allow for development of the Final Phase Project and capitalize
on the synergy with the Multisport Component, the Phase 3 Project will be relocated to the East Tract,
adjacent to the Multisport Component. A depiction of the District is attached hereto as Exhibit A, and a
legal description of the District is attached hereto as Exhibit B. A depiction generally depicting the location
of the Final Phase Project (the “Final Phase Project Area”) is attached hereto as Exhibit C.
C. Established STAR Bond Project District
The Final Phase Project Area is wholly within the District. The District Plan for the District (the
“District Plan”) is as follows:
The District Plan includes buildings and facilities to be constructed or improved in
the Derby STAR Bond Project District that will generally include a mixed-use
development consisting of some or all of the following uses: theme park and entertainment
center, retail uses, restaurant uses, and other general commercial development; hotel uses;
multisport athletic uses; and associated public and private infrastructure. The 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 District.
The Developer proposes to create a major commercial entertainment and tourism
area that will be developed in four Project areas; one Project area being located on the
North Tract (the “North Project Area”), one Project area being located on the East Tract
(the “East Project Area”), one Project area being located on the South Tract (the “South
Project Area”), and one Project area being located on the Far East Tract (the “Far East
Project Area”). On the North Project Area, the Developer has created a theme park (the
“Theme Park”) as well as family recreational tourism activities. The primary components
of the Theme Park include the following: an outdoor exhibition and park, outdoor
amphitheater, ropes course under the dome, themed miniature golf, public fitness trail
course, and fossil dig site. The North Project Area also contains a health care facility with
emergent care, long-term care, or both, and a medical office building. In the East Project
Area, the Developer has commenced construction on an indoor/outdoor multisport
attraction to include indoor and outdoor hard courts, outdoor sand courts, an outdoor games
area, and a sit-down restaurant. In addition to the indoor/outdoor multisport attraction in
the East Project Area, the Developer anticipates a multisport training complex that would
encompass the following activities: indoor rock-climbing, fitness center and classes, café,
skateboarding, BMX freestyle, BMX racing, mountain biking, scooter, snowboarding,
skiing, and other action sports. Within the South Project Area, the Developer envisions the
construction of large and small scale retail to service the District’s out-of-area tourists. In
4
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the Far East Project Area and East Project Area, the Developer anticipates a public access
lagoon that would encompass the following activities: scuba diving, wind surfing,
swimming, snorkeling, kite surfing, paddle boarding, and other water sports; indoor and
outdoor venues for concerts, weddings, corporate events, trade shows, and day clubs,
restaurants, retail; an aerial park; approximately 300 apartment units; an approximately
150-room hotel offering exclusive beach access and an indoor pool; a 6-acre glamping site
offering glamorous camping on permanent platforms with amenities and comforts such as
running water, plumbing, and electricity; an approximately 50-unit senior living facility;
and retail, restaurant, and other commercial uses.
This Amendment is consistent with the District Plan.
D. Summary of Feasibility Study
The Act requires that a feasibility study 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 contribute
significantly to the economic development of the state and region; (iv) visitation expectations and a plan
describing how the visitors to the STAR bond district will be tracked and reported to the secretary on an
annual basis; (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 net return on investment
analysis; and (xiv) a statement concerning whether a portion of the local sales and use taxes is pledged to
other uses and is unavailable as revenue for the STAR bond project; (xv) an anticipated principal and
interest payment schedule on the bond issue.; (xvi) a summary of community involvement, participation,
and support for the STAR bond project; and (xvii) a full disclosure and description of all state, federal and
local tax incentives that apply to or, pursuant to the project plan, are anticipated to apply within the STAR
bond district or apply to any business located in or, pursuant to the project plan, that will located in the
district.
PGAV Planners, LLC (“PGAV”), a qualified third-party consultant approved by the Secretary,
prepared the Derby STAR Bond District Feasibility Study, dated April 2022 (the “Feasibility Study”), a
copy of which is attached hereto as Exhibit H. This study analyzed the impact of the Final Phase Project
as it relates to the Original Project Plan, First Amended Project Plan, and Second Amended Project Plan.
The findings of the Feasibility Study with respect to the Project, as expanded to include the Final Phase
Project, are described below.
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 costs of the Final Phase Project (the “Final Phase Project Costs”). This requires determining
the Final Phase Project costs eligible for reimbursement with STAR Bond Proceeds (the “Eligible Final
Phase Project Costs”) and comparing them to the STAR Bond Proceeds expected to be generated within
the Expanded District.
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Estimated Project Costs
The total estimated cost to complete the Final Phase Project, including site improvements,
construction, and associated infrastructure is $130,368,725. 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 attached as Exhibit D).
Hard Costs
Land Acquisition
Infrastructure
Hard Construction
Architecture & Engineering
Subtotal
Contingency
Hard Costs Total

TOTAL
$
7,885,094
$
4,665,000
$ 116,720,198
$
1,198,433
$ 130,018,725
$
0
$ 130,018,725

Soft Costs
Third Party Professional Costs
Soft Costs Total

$
$

TOTAL HARD COSTS
TOTAL SOFT COSTS
TOTAL FINAL PHASE COSTS

$ 130,018,725
$
350,000
$ 130,368,725

350,000
350,000

Estimated Costs Eligible for Reimbursement
Of the total costs listed above, $34,432,213 qualify under the Act as “Eligible Project Costs,”
meaning that only those costs may be financed using STAR Bond Proceeds. These Eligible Final Phase
Project Costs are set forth by category and amount below (a detailed summary is attached as Exhibit E);
provided, however, any such costs that are not related to (1) land acquisition, (2) infrastructure, (3)
landscaping, or (4) the lagoon, indoor water park, aerial park, or glamping portions of the Final Phase
Project will not be eligible for reimbursement. The figure of $34,432,213 is comprised of the following
components:
Hard Costs
Land Acquisition
Infrastructure
Hard Construction
Architecture & Engineering
Subtotal
Contingency
Hard Costs Total

TOTAL
$
5,471,382
$
4,665,000
$ 23,297,398
$
998,433
$ 34,432,213
$
0
$ 34,432,213

Soft Costs
Third Party Professional Costs
Miscellaneous Soft Costs
Soft Costs Total

$
$
$

0
0
0

TOTAL HARD COSTS
TOTAL SOFT COSTS

$
$

34,432,213
0
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TOTAL FINAL PHASE COSTS

$

34,432,213

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 6.50%; (2)
the City’s share of any County sales tax generated within the Project based on the current City share of
0.043302%, and (3) transient guest tax revenues generated within the Project based on the current sales tax
rate of 7.84%. The share of Sedgwick County sales taxes that will be dedicated to the STAR Bonds will
fluctuate annually.
The ad valorem property tax revenues of Sedgwick County and Derby USD 260 will not be
captured or otherwise adversely impacted.
Estimated STAR Bond Revenues
The Developer estimates, after consultation with City staff, consideration of the Feasibility Study
and other economic projections in the area, and its own knowledge and experience, that at full build-out,
the Final Phase Project will produce an annual retail sales volume of approximately $23,005,471, growing
annually by 2.0%. Thus, assuming a 6.543302% sales tax capture rate and 7.84% transient guest tax capture
rate, the Final Phase Project will create annual STAR Bond revenue of $2,487,297 at stabilization. Total
gross revenues produced over the remaining term of the District are estimated at $164,327,453, which are
subject to underwriting standards to make the STAR Bonds commercially marketable. The Developer
assumed bond underwriting standards of a 5.0% net present value rate, 125% coverage ratio, 2% bond
issuance costs, and capitalized interest and reserves of 5% each. A bond proforma is attached hereto as
Exhibit F.1
STAR Bonds will be issued in the net amount of $32,250,000 to finance the Final Phase Project.
Total STAR Bond revenues at stabilization are estimated to support a $7,409,499 annual debt service
payment. For the Final Phase Bonds, through 2035, the Final Phase Project will be able to use excess
revenues from the District as a whole after payment of debt service required on the Sales Tax Special
Obligation Revenue Bonds (Derby STAR Bond Project), Series 2017 (the “Series 2017 Bonds”), and the
Sales Tax Special Obligation Revenue Bonds (Derby STAR Bond Project), Series 2020 (the “Series 2020
Bonds”), Using the same underwriting standards noted above, the gross STAR Bond revenues of
$164,327,453 would support full repayment of the Series 2017 Bonds, the Series 2020 Bonds, and the
$32,250,000 in net STAR Bond proceeds for the Final Phase Bonds.
Summary of the STAR Bond Revenues and Project Costs
Based on the (1) estimated Final Phase Project Costs, (2) the estimated STAR Bond proceeds, (3)
amounts that remain on deposit in the project fund created by the trust indenture for the Series 2020 Bonds
and (4) required private debt and equity, the STAR Bond Proceeds are expected to pay for the Final Phase
Project Costs, as contemplated under the Act, when supplemented by private debt and equity.
Final Phase Project:
1

Any changes made by the Kansas Legislature to the rate of State or local sales tax imposed and collected on the sale
of groceries or food within the District will have an impact on the estimated STAR Bond Revenues available to pay
debt service requirements, as would any legislation passed to authorize other revenue sources to pay annual debt
service requirements.
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Estimated STAR Bond Project Costs – $ 130,368,725
Net STAR Bond Proceeds – $32,250,000
Required Private Debt/Equity – $98,118,725
2.

Significant Contribution to Economic Development of the State and Region

The economic impact on the surrounding economy will be substantial, and the development of the
Project, as amended to include the Final Phase Project, will provide significant economic development,
tourism, and new jobs for both the City and the State of Kansas. Build-out of the Final Phase Project would
result in an indirect and induced economic impacts in the State and local economy of approximately $89.4
million and a total economic impact (including direct $106.9 million construction expense) of
approximately $196.3 million.
Overall, the economic impact of the Final Phase Project and the jobs it may generate will contribute
significantly to the economic development of the State and the region by adding approximately $225.7
million in economic activity and approximately 812 jobs.
At build-out, attendance to the Final Phase Project is estimated at approximately 248,000 annual
visitors, including 124,000 visitors from over 100 miles away. Out-of-state residents are estimated to
account for nearly 40.0% of total visitation to the District, or approximately 99,200 visitors per year. These
out-of-town visitation estimates meet the State of Kansas Secretary of Commerce guidelines that 30 percent
of visitors to a proposed STAR Bond Redevelopment District travel beyond 100 miles and 20 percent reside
out-of-state.
3.

Net Return on Investment Analysis

The expected return on State and local investment that the Project is anticipated to produce includes
(i) the creation of approximately 812 jobs paying gross wages of approximately $38.9 million, (ii) more
than approximately $2 million in income tax revenues to the State, and (iii) the creation of out-of-state
expenditures for the Wichita MSA of approximately $5.1 million and (iv) a total economic output of
approximately $119 million.
4.

Projected Visitation

The outdoor adventure sports complex will serve as a major attraction for a wide range of patrons.
The Feasibility Study projected the following visitation statistics for the Final Phase Project:
o
o
o

Total of 248,000 annual visitors at full build-out.
99,200 of the visitors will come from outside of the State of Kansas (40.0%)
124,000 of the visitors will come from outside of 100 miles of the Project (50.0%)
5.

Visitation Tracking and Reporting

When visitors enter the Project or purchase tickets online, they will be asked to provide names and
zip codes of all members of their party. This visitor zip code data will be provided to the Kansas Secretary
of Commerce on an annual basis, as required per KSA 12-17, 166(b)(4).
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6.

Impact on Outstanding Special Obligation Bonds

The Feasibility Study analyzed what effect, if any, the Final Phase Project would have on any
outstanding STAR Bonds. Twelve STAR Bond Districts in Kansas possess outstanding bond debt that at
year-end 2020 totaled approximately $553 million. Three STAR Bond Districts are in the Kansas City MSA
and projects in Wichita, Salina, and Garden City MSA’s include multi-sport athletic facilities.
Each active STAR bond project in the Wichita MSA supports distinctly different major tourism
attractions and retail components. The PGAV Study concluded that continued development of the Derby
Project District with the proposed Final Phase Project will not have a measurable adverse impact on visitor
volumes, retail sales volumes and STAR bond revenues on those STAR Bond Districts with outstanding
bond debt. Therefore, the operation of the Final Phase Project within the Derby Project District is not
anticipated to cause default in the payment of outstanding STAR bonds.
7.

Market Study/Market Impact Study

The PGAV Study determined that there will be a significant positive impact on the local market,
area, and State of Kansas as a result of the Project, including the Final Phase Project as an addition thereto.
Capital investment is estimated at $130,368,725 and the Project, as amended, is anticipated to create
substantial employment and other related economic benefits that will serve the City for many years to come.
8.

Summary of Community Involvement, Participation, and Support

Developer and the City have collaborated to foster the growth and continued development of the
Derby STAR Bond District. The City’s involvement, participation and support of the Derby STAR Bond
District has been a key catalyst in promoting tourism and retail spending in the growing Derby community.
9.

Incentives That Apply to Project

As of the date of this Project Plan, Developer is not aware of any additional state, federal, or local
tax incentives that apply to the STAR Bond District or any business located in the STAR Bond District,
other than the Series 2017 Bonds and the Series 2020 Bonds.
10.

Meetings and Minutes

Upon approval of this Amendment 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.
E. Relocation Plan
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The Developer is the contract purchaser of a portion of the Project area, and other entities own
other portions of the Project area, and as such, it is not anticipated that the acquisition of real property by
the City in carrying out the provisions of the STAR Bond Act will result in the relocation or displacement
of any persons, families or businesses. Any relocation required by this Amendment will be coordinated and
funded by private arms-length transactions. In the event that the City does acquire any real property within
the District in carrying out the provisions of the STAR Bond Act, and, as a result, any persons, families and
businesses move from real property located in the District, or move personal property from real property
located in the District, the Developer shall make a $500 payment to such persons, families and businesses.
No persons or families residing in the District shall be displaced unless and until there is a suitable housing
unit available and ready for occupancy by such displaced person or family at rents within their ability to
pay. Such housing units shall be suitable to the needs of such displaced persons or families and must be
decent, safe, sanitary and otherwise standard dwelling. Developer shall provide for payment of any
damages sustained by a retailer, as defined in K.S.A. 79-3702, by reason of liquidation of inventories
necessitated by relocation from the District.
F. Sources and Uses
As discussed in greater detail above, the sources and uses for the Final Phase Project are as follows:




Estimated STAR Bond Project Costs – $ 130,368,725
Net STAR Bond Proceeds – $32,250,000
Required Private Debt/Equity – $98,118,725

G. Names of the Owners, Partners, Officers, or Principals of Project Developers
As of the date of this Project Plan, the names of the owners, partners, officers, or principals of any
developer of the project and of any associated business partners of any developer of the project that is
involved in the STAR Bond Project, are as follows:



Rick Worner, Derby Destination Development, LLC
Dave Murfin, Derby Destination Development, LLC

Derby Destination Development, LLC anticipates that it may enter into one or more component
development agreements for the development of Final Phase Project components, but at this time has not
entered into any such component development agreements.
III.

Conclusion

As amended hereby, the STAR Bond Financing Project Plan provides for a substantial mixed-use
development that will create significant commercial activity, tourism, employment, and new revenues for
the City and the State. The STAR Bond Financing Project Plan, as amended hereby, continues to meet the
capital investment in excess of $75,000,000 and generate gross annual sales revenue in excess of
$75,000,000. Additionally, the additional aggregate net bond proceeds amount of $32,250,000 for the Final
Phase Project in STAR Bond proceeds requested do not exceed 50% of the aggregate Project costs.
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EXHIBIT A
Depiction of the District
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East Tract

The boundaries of the East Tract are outlined in Blue.
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Far East Tract

The boundaries of the Far East Tract are outlined and cross-hatched in purple.
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EXHIBIT B
Legal Description of the Expanded District
NORTH TRACT:
A tract of land located in the Southeast Quarter of Section 30, Township 28 South, Range 2 East of the 6th
Principal Meridian, said tract being a part of Anderson Farm Commercial 3rd Addition, part of Anderson
Farm Commercial 2nd Addition, part of Calvary Baptist Church Second Addition and Water Tower
Addition, all in the City of Derby, Sedgwick County, Kansas, more particularly described as follows:
Commencing at the northeast corner of said Southeast Quarter of Section 30; thence South 89°42'16" West,
coincident with the north line of said Southeast Quarter, 70.00 feet to the northeast corner of Lot 1, Block
A in said Water Tower Addition, said point being the Point of Beginning; thence South 0°00'00" East,
coincident with the east line of said Lot 1, Block A, Water Tower Addition and the west line of Rock Road,
400.01 feet to the southeast corner of said Lot 1, Block A, Water Tower Addition and the northeast corner
of Lot 2, Block A in said Anderson Farm Commercial 3rd Addition; thence continue southerly, coincident
with the west line of Rock Road and the east line of Lots 2 thru 7, Block A in said Anderson Farm
Commercial 3rd Addition and the east line of Lots 2 and 3, Block A in said Anderson Farm Commercial
2nd Addition along the following courses: South 0°00'00" East, 1,911.71 feet; thence South 11°18'36" West,
101.98 feet; thence South 0°00'00" East, 175.00 feet to the southeast corner of said Lot 2, Block A,
Anderson Farm Commercial 2nd Addition; thence westerly, coincident with the north line of Patriot Avenue
(63rd Street South) and the south line of Lot 2, Anderson Farm Commercial 2nd Addition and Lots 8 and 9
Anderson Farm Commercial 3rd Addition, Block A along the following courses: South 89°21'37" West,
175.00 feet; thence South 80°49'47" West, 101.12 feet; thence South 89°21'37" West, 295.38 feet to the
southwest corner of said Lot 9 and the southeast corner of Lot 1 in said Calvary Baptist Church Second
Addition; thence North 0°02'12" West, coincident with the west line of said Lot 8 and Lot 9 and Lot 6 in
Anderson Farm Commercial 3rd Addition and the east line of said Lot 1 in Calvary Baptist Church Second
Addition, 800.00 feet; thence South 89°21'37" West, 660.91 feet to the west line of last said Lot 1; thence
North 0°05'12" West, coincident with the west line of last said Lot 1, a distance of 474.97 feet to the
northwest corner of last said Lot 1 and the southwest corner of Reserve A in said Anderson Farm
Commercial 3rd Addition; thence North 0°07'21" West, coincident with the west line of said Reserve A and
the east line of Stone Creek 4th Addition, 1,334.40 feet to the northwest corner of said Reserve A and the
northeast corner of said Stone Creek 4th Addition; thence North 89°42'16" East, coincident with the north
line of said Anderson Farm Commercial 3rd Addition, 855.13 feet to the northern most northeast corner of
said Anderson Farm Commercial 3rd Addition and the northwest corner of said Lot 1, Block A, Water
Tower Addition; thence continue North 89°42'16" East, coincident with the north line of said Water Tower
Addition, 400.01 feet to the and the Point of Beginning, containing 63 acres, more or less.
SOUTH TRACT:
A tract of land located in the Northeast Quarter and Southeast Quarter of Section 31 and the Northwest
Quarter and Southwest Quarter of Section 32, all in Township 28 South, Range 2 East of the 6th Principal
Meridian, said tract also being a part of The Oaks, The Oaks 2nd, The Oaks Commercial, Mac's Corner
Commercial, Mac's Corner Commercial 2nd, Derby Marketplace Second, and Derby Marketplace Third, all
additions to the City of Derby, Sedgwick County, Kansas, more particularly described as follows:
Commencing at the northeast corner of said Section 31; thence North 89°59'45" West, coincident with the
north line of said Northeast Quarter of Section 31, 90.00 feet; thence South 00°29'09" West, 75.00 feet to
the northeast corner of Lot 5, Block A in said The Oaks, said point being the Point of Beginning; thence
southerly, coincident with the west line of Rock Road and the east line of Lots 1, 4 and 5, Block A, Reserve
B-1
80398509.11

A and Lots 1 thru 4, Block C in said The Oaks and the east line of Lot 1, Block A in said The Oaks
Commercial, on the following courses: South 00°29'09" West, 175.00 feet; thence South 08°02'42" East,
101.12 feet; thence South 00°29'09" West, 1,942.35 feet; thence South 09°01'00" West, 101.12 feet; thence
South 00°29'09" West, 175.00 feet to the southeast corner of said Lot 4, Block C; thence South 89°30'51"
East, 150.00 feet to a point on the east line of Rock Road; thence Southerly, coincident with the east line of
said Rock Road and the west line of Lot 1, Phillips Rock Road Addition, South 00°29'09" West, 11.91 feet
to the southwest corner of said Lot 1, Phillips Rock Road Addition and the northwest corner of said Derby
Marketplace Second Addition; thence on Derby Marketplace Second Addition bearings, North 88°46'34"
East, coincident with the north line of last said Addition, 1,034.67 feet to the northeast corner of said Derby
Marketplace Second Addition; thence coincident with the east line of said Derby Marketplace Second
Addition and the west line of said Tall Tree Addition on the following courses: South 01°13'26" East, 80.00
feet; thence on a non tangent curve to the right, said curve having a radius of 210 feet, a chord bearing of
South 78°38'18" East, a chord length of 91.52 feet, for a length of 92.26 feet; thence South 00°27'08" East
coincident with the east line of said Derby Marketplace Second Addition and the west line of Tall Tree
Addition, 1,311.26 feet to the southeast corner of said Derby Marketplace Second Addition; thence South
00°26'41" East, coincident with the east line of said Derby Marketplace Third Addition and the west line
of Amber Ridge Addition and Amber Ridge 2nd Addition, 1,270.25 feet to the southeast corner of said
Derby Marketplace Third Addition; thence westerly, coincident with the north line of Meadowlark Road
and the south line of said Derby Marketplace Third Addition, on the following courses: South 88°42'12
West, 834.73 feet; thence North 82°45'58" West, 101.12 feet; thence South 88°42'12" West, 175.00 feet to
the southwest corner of said Derby Marketplace Third Addition; thence on Mac's Corner Commercial
Addition bearings, South 89°46'57" West, 150.10 feet to the southeast corner of said Mac's Corner
Commercial Addition; thence coincident with the south line of said Mac's Corner Commercial Addition
and Mac's Corner Commercial 2nd Addition and the north line of Meadowlark Avenue (71st Street South)
on the following courses: South 90°00'00" West, 175.00 feet; thence South 75°57'50" West, 72.10 feet;
thence North 00°25'41" East, 7.01 feet; thence South 81°28'09" West, 30.46 feet; thence South 90°00'00"
West, 314.48 feet to the southwest corner of said Mac's Corner Commercial 2nd Addition and the southeast
corner of Lot 1, Block F, in said The Oaks; thence on The Oaks bearings, North 00°47'46" East, coincident
with the east line of said Lot 1, Block F and the east line of Reserve K of said The Oaks 2nd, 605.75 feet to
the southwest corner of Reserve A, The Oaks Commercial 3rd Addition; thence on The Oaks Commercial
3rd Addition bearings, coincident with said east line of Reserve K, North 00°47'18" East, 665.29 feet; thence
continuing coincident with the east line of said Reserve K, North 00°47'56" East, 665.55 feet to the
southwest corner of Reserve M in said The Oaks 2nd; thence continuing coincident with said east line of
Reserve K, the west line of said Reserve M and the east line of Lots 5 thru 10, Block 1 in said The Oaks
2nd, North 00°47'56" East, 665.55 feet to the south line of Lot 4, Block 1 in said The Oaks 2nd; thence South
89°41'59" East, coincident with the south line of last said Lot 4, a distance of 28.93 feet to the southeast
corner of last said Lot 4; thence North 00°29'09" East, coincident with the east line of last said Lot 4, a
distance of 113.96 feet to a point on the southerly line of Tall Tree Road; thence northwesterly, coincident
with last said southerly line on a curve to the right having a radius of 800 feet, a chord bearing of North
53°15'29" West, and a chord length of 152.98 feet, for a length of 153.21 feet; thence North 42°13'47" East,
80.00 feet to a point on the northerly line of Tall Tree Road; thence northwesterly, coincident with last said
northerly line, on a curve to the left having a radius of 755 feet, a chord bearing of North 62°16'23" West,
and a chord length of 378.14 feet, for a length of 382.21 feet to the southwest corner of Lot 6, Block B in
said The Oaks and the southeast corner of Reserve GC-B in said The Oaks 2nd; thence North 00°29'09"
East, coincident with the west line of last said Lot 6 and the east line of said Reserve GC-B, 354.67 feet to
the southwest corner of Lot 5, Block B in said The Oaks; thence South 89°30'51" East, coincident with the
south line of last said Lot 5, a distance of 408.42 feet to a point on the west line of Newberry Street; thence
northerly, coincident with the west line of said Newberry Street and the east line of last said Lot 5 on the
following courses: on a curve to the left with a radius of 305 feet, a chord bearing of North 14°33'35" West,
and a chord length of 172.73 feet, for a length of 175.13 feet; thence on a curve to the right with a radius of
370 feet and a length of 193.10 feet; thence North 01°06'28" West, 544.93 feet; thence on a curve to the
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left with a radius of 281.65 feet and a length of 33.91 feet; thence departing last said line, North 44°59'45"
west, coincident with the north line of last said Lot 5 and the south line of Lot 4, Block B in said The Oaks,
66.98 feet; thence North 89°59'45" West, coincident with last said north line of Lot 5 and south line of Lot
4, the south line of Lot 3, Block B in said The Oaks and the north line of Lot 1, Block C in said The Oaks
2nd, 806.54 feet to the southwest corner of last said lot 3; thence North 00°00'15" East, coincident with the
west line of Lots 1 thru 3, Block B in said The Oaks and the east line of said Lot 1, Block C, 815.85 feet to
the northwest corner of said Lot 1, Block B and the northeast corner of Lot 1, Block C; thence easterly,
coincident with the south line of 63rd Street South and the north line of said Lot 1, Block B and Lots 3, 4
and 5, Block A in said The Oaks, on the following courses: South 81°27'54" East, 19.21 feet; thence South
89°59'45" East, 434.00 feet; thence North 81°28'25" East, 101.12 feet; thence South 89°59'45" East, 693.37
feet; thence South 81°27'54" East, 101.12 feet; thence South 89°59'45" East, 175 feet to the Point of
Beginning, containing 170 acres, more or less.
ROW TRACT:
That portion of East Patriot Avenue/East 63rd Street South situated between the North Tract and the South
Tract from the west edge of the South Tract to the east edge of the South and North Tracts, and that portion
of South Rock Road situated on the entire east side of the North Tract and then extending south to the
intersection of South Rock Road and E. Tall Tree Road.
EAST TRACT:
The South 380 feet of the North 1860 feet of the East 1332 feet of the West 1372 feet of the Northwest
Quarter of Section 32, Township 28 South, Range 2 East of the 6th P.M., Sedgwick County, Kansas.
Lots 1 and 2, Block B, and Reserve B, El Paso Crossing Addition, to the city of Derby, Sedgwick County,
Kansas.
Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, and 10, Block A, and Reserve A, C, and D, El Paso Crossing Addition, to the
city of Derby, Sedgwick County, Kansas.
Lots 1 and 2 and Reserve A, Wolfes Rock Road Addition, to the city of City of Derby, Sedgwick County,
Kansas.
Lots 1 and 2 and Reserve A, Phillips Rock Road Addition, to the city of City of Derby, Sedgwick County,
Kansas.
All City right-of-way adjacent to the above-described property.

FAR EAST TRACT:

A TRACT BEGINNING AT A POINT 40 FEET EAST OF THE SOUTHWEST CORNER OF THE
NORTHWEST QUARTER OF SECTION 32, TOWNSHIP 28 SOUTH, RANGE 2 EAST OF THE SIXTH
PRINCIPAL MERIDIAN, SEDGWICK COUNTY, KANSAS, AND ON THE SOUTH LINE OF SAID
NORTHWEST QUARTER; THENCE EAST 2605.88 FEET ALONG SAID SOUTH LINE OF SAID
NORTHWEST QUARTER, THENCE NORTH 1415.76 FEET ALONG A DEFLECTION ANGLE TO
THE LEFT OF 89 DEGREES, 30 MINUTES, 25 SECONDS; THENCE WEST 1204.46 FEET ALONG
A DEFLECTION ANGLE TO THE LEFT OF 90 DEGREES, 24 MINUTES, 25 SECONDS; THENCE
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NORTH 1200.00 FEET ALONG A DEFLECTION ANGLE TO THE RIGHT OF 90 DEGREES, 22
MINUTES, 56 SECONDS, THENCE WEST 70.00 FEET ALONG A DEFLECTION ANGLE TO THE
LEFT OF 90 DEGREES, 22 MINUTES, 56 SECONDS TO A POINT 1372 FEET EAST AND 40 FEET
SOUTH OF THE NORTHWEST CORNER OF SAID NORTHWEST QUARTER; THENCE SOUTH
2537.67 FEET ALONG A DEFLECTION ANGLE TO THE LEFT OF 89 DEGREES, 37 MINUTES, 04
SECONDS; THENCE WEST 1332.00 FEET ALONG A DEFLECTION ANGLE TO THE RIGHT OF 89
DEGREES, 31 MINUTES, 54 SECONDS; THENCE SOUTH 80.00 FEET ALONG A DEFLECTION TO
THE LEFT OF 89 DEGREES, 31 MINUTES, 54 SECONDS TO THE POINT OF BEGINNING; EXCEPT
THE SOUTH 80 FEET OF THE WEST 1332 FEET OF THE SAID NORTHWEST QUARTER.
All city right-of-way adjacent to the above-described property
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EXHIBIT C
Depiction of the Location of Final Phase Project

The area that the Final Phase Project will be located is depicted above and consists of the Far East Tract
and a portion of the North Tract and East Tract.
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EXHIBIT D
Estimated Final Phase Project Costs
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EXHIBIT E
Estimated Eligible Final Phase Project Costs
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EXHIBIT F
STAR Bond Proforma
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EXHIBIT G
Meeting Minutes

To be included after approval of this Amendment.
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EXHIBIT H
Feasibility Study

[See attached]
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SECTION I – OVERVIEW
Project Overview
The Derby STAR Bond District is located in Derby, Kansas, twelve miles southeast of Wichita. Derby is
the largest suburb of Wichita, home to approximately 25,000 residents.
The planned components for the development in the Derby STAR Bond District include a Lagoon, a
development including a hotel, retail area, and recreation spaces centered around the lagoon. In addition,
the development includes adjacent multi-family apartments. The Lagoon development and adjacent
camping area is shown on the map below.
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SECTION II – AREA OVERVIEW
Location of the District
The Project is located in the southeastern area of the Wichita Metropolitan Statistical Area (the “MSA”),
approximately 12 miles southeast of downtown Wichita. The District is three miles south of McConnell
Air Force Base. It is centered on Rock Road with East 63rd Street South (Patriot Avenue) intersecting the
district going east-west.

Trade Area Overview
Due to the uses within the district, the District draws consumers from a wide area. The Trade Area (“TA”)
is defined as the area within a four-hour drive of the Project. This area encompasses much of the state of
Kansas as well as parts of Missouri, Oklahoma, and Nebraska. The TA includes the major metropolitan
areas of Kansas City, Oklahoma City, and Tulsa, as well as numerous mid-size Kansas cities. More than
8.4 million people live within this 4-hour drive. This trade area is shown on the map on the following
page.
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4-hour drive time

4-Hour Drive Shed / Trade Area
Derby STAR Bond District
Derby, Kansas
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Population and Households
The Wichita MSA is home to an estimated 652,657 residents and has grown in population with an annual
growth rate since 2000 of 0.7%. This growth is estimated to continue, though at a slower rate with a
projected annual population growth rate between 2021 and 2026 of 0.4%. The MSA is expected to add
13,825 additional residents by 2026, creating demand for nearly 14,000 additional housing units.
Overall, the Trade Area is expected to grow by an additional 85,296 residents by 2026. This growth in
the area population will not only drive demand for residential land uses, but also commercial, retail, office,
and recreational uses to serve the increase in residents.
The map on the following page shows the compound annual growth rate expected between 2021 and
2026 within the Trade Area. The Wichita area is expected to see strong growth, with other areas of major
growth including Manhattan, Kansas, the western Kansas City suburbs, the Tulsa MSA, and the
Oklahoma City MSA. Further discussion of population growth is shown in the table below.

Table 1 – Population Trends
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2021-2026 Population Growth (Compound Annual Growth Rate)
Derby STAR Bond District
Derby, Kansas
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Employment
McConnell Air Force Base, located just north of the district, has a workforce of more than 5,500 people.
The area also supports other major aviation related employers such as Spirit AeroSystems which employs
more than 10,000 and Textron Aviation with 9,000 employees. In total, the Trade Area includes 321,953
businesses and more than 4 million employees. Major employment sectors include manufacturing, eating
and drinking businesses, and health services.
In 2020, a challenging year for most cities, the Wichita area found success recruiting AgEagle Aerial
Systems, Novacoast, Airxcel and two Amazon facilities (among others) to locate their facilities in the area.
Amazon announced plans to build a new one million square foot facility and lease a 138,000 square foot
building. Both will add hundreds of new jobs in the area in the coming years.
As the map on the following page indicates, the 2021 unemployment rate in the Trade Area is relatively
low as compared to other areas. Most of the state of Kansas weathered the COVID-19 pandemic quite
well, with lesser impacts than many nearby states. As the country continues to recover, returning
thousands to work, it is expected that the Trade Area will continue to improve, lowering the
unemployment rate further.
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2021 Unemployment Rate by County
Derby STAR Bond District
Derby, Kansas
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Income
Median household income in the Trade Area is comparable to that of the Wichita MSA, where the district
is located. Overall, income is expected to increase by 1.8 percent annually in the upcoming years. A
comparison of household and per capita income for each of the geographies of interest is shown in the
table below. Overall, incomes are projected to grow in all geographies, which will drive demand for future
retail, office, hotel, and recreation space within the district. The map on the following page shows median
household income within the Trade Area. Generally, this is consistent across the Trade Area with
concentrations of higher income in the major metropolitan areas.

Table 2 – Income Trends
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2021 Median Household Income
Derby STAR Bond District
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SECTION III – LAGOON
The Final Phase of the Derby STAR Project (the “Project”) is proposed for an approximately 1.5 to 3-acre
man-made, publicly accessible lagoon (the “Lagoon”). The Lagoon would be complemented by
associated retail, restaurant, hotel, and residences. The Lagoon is a unique development concept
centered around the creation of a beachfront living environment in any physical location. Similar
Lagoon projects have been completed, or are planned, in the following locations: Lago Mar Texas City,
Texas (currently open and operational); Glendale, Arizona (under construction); and Epperson Lagoon
near Tampa, Florida (open and operational).
Lago Mar in Texas City, Texas is a residential community-oriented Lagoon facility that offers events and
amenities for residents of the Lago Mar residential development and others from neighboring
communities. 1
Epperson Lagoon in Wesley Chapel, Florida is similar to the Project in that it is a recreational, visitororiented resort experience offering hotel stays, events, activities, and private event opportunities.
Residences are also available within an associated residential community. 2 Epperson Lagoon attracts
visitors from Florida and out-of-state visitors from across the country. 3
The Project will include ticketed access to family, entertainment, and activity beach areas, exclusive
hotel access, and clubhouse. The Lagoon’s water-hearing technology will regulate water temperature
during summer months and extend the facility’s use into colder months as well.
The Lagoon location in Derby would be the first of its kind in Kansas, introducing a unique visitor
attraction that broadens the area’s tourism economy and enhances Wichita’s status as a regional
entertainment and tourism hub.

Glamping
The COVID-19 pandemic has helped to create a new trend called “glamping,” which is essentially luxury
camping with all of the amenities one may expect to find in a luxury resort coupled with a rustic,
individualized experience. The Project proposes to include a glamping component across six acres of
land including 40 units, dining, and an associated clubhouse.

1

Lago Mar website: https://lagomarintexascity.com/

2

Epperson Lagoon website: https://lagooninformation.com/

3

Placer.ai
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Visitation Estimates
In an effort to benchmark visitation estimates, PGAV reviewed the consumer characteristics within a
four-hour drive of the Project – the aforedescribed Trade Area. Within the Trade Area, approximately
784,000 people went to a beach on a domestic vacation within the past 12 months and approximately
843,000 people went on an overnight camping trip over the past 12 months. 4 Within the Wichita MSA,
approximately 60,500 people went to a beach on a domestic vacation within the past 12 months and
another 59,000 went on an overnight camping trip over the past 12 months. 5 This review of consumer
behavior indicates a pool of approximately 1.6 million customers for the Project within the Trade Area.
This analysis anticipates that most visitors will come from outside of the region and from within the fourhour driveshed. Based on our analysis and a capacity study conducted by the Developer, this analysis
estimates the Lagoon component of the Project may attract approximately 248,000 visitors annually
(230,000 visitors to the Lagoon component and approximately 18,000 visitors to the glamping
component) with approximately 50% of these visitors coming from more than 100 miles away and
approximately 40% coming from outside the State.
PGAV’s analysis indicates that approximately 40% of the Project’s estimated approximately 248,000
visitors may come from outside the State. This indicates that spending from these visitors is additive to
the State and it would not occur but for the visitors’ trip to the Lagoon. This analysis estimates an average
spend of approximately $115 from each visitor. This amount represents the following spending
estimates: $30 per person for food, $14 per person for gas (or $42 per car), $200 per family for hotel
expenses, and $4 per person for miscellaneous retail or food purchases. This study estimates that visitors
coming from out-of-state would stay at a hotel for one night on their trip.
These figures indicate gross annual expenditures by visitors from outside of the State of approximately:
$2.97M in food purchases, $6.6M in hotel room-night charges, and $396,800 in miscellaneous retail
purchases. The total approximately $11.4 million in additional spending within the State on the part of
visitors to the Lagoon.
With respect to estimated sales activity within the Project, our analysis follows the same methodology
applied to out-of-state visitors above for the total 248,000 estimated visitors to the Project. This
methodology indicates total taxable retail sales at the Project of approximately $13.95M: $5.9M in retail
and restaurant sales; $12.5M in hotel and glamping room-night charges, and $4.7 million in admissions
fees.
The Final Phase Project would increase traffic to the District, likely attract more consumers from outside
the State and strengthen/draw visitation and anticipated revenues to the District. The Project would also

4

Source: Esri and GfK MRI

5

Source: Esri and GfK MRI
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provide a unique experience, and a local experience, to serve those residents of the State and the broader,
multi-State Trade Area, by providing them a more accessible beach-oriented entertainment experience
that may compel the regular beach-goers in the region to keep some of their vacation dollars within the
region.

April 11, 2022

12

Derby STAR Bond District Feasibility Study

Derby, Kansas

SECTION IV – RESIDENTIAL MARKET ANALYSIS
Description
This project includes 300 multi-family residential units and
50 senior-living units.

Residential Market Analysis
The Wichita multi-family market did not experience major
turbulence during 2020 like many other metropolitan areas.
Demand for rental housing remained strong. The Apartment
Association of Greater Wichita conducted a survey in late
2020 and found that 78 of 90 multi-family complexes
surveyed had occupancy rates above 90%. More than half of
them had occupancy rates above 95%. This trend differed
slightly in the Downtown Wichita area where landlords
reported more difficulty with on-time rent payments.
The market offers a wide variety of multi-family options
ranging from small, inexpensive offerings to large, luxury multi-family options adjacent to golf courses.
The Q1 2021 effective rent per unit for all multi-family options in the area was $623 with a vacancy rate
of just 4.4%. With little new construction entering the market and consistently low vacancy rates in
existing housing stock, asking rents are expected to increase annually by about 2%.
A review of comparable multi-family properties in the Wichita area found 18 similar properties in the
area. These properties are similar in type, size, and characteristics of those proposed as part of the
proposed development. Several of these properties are located on golf courses or adjacent to similar
recreation opportunities. The average asking rent for a 1-bedroom apartment at these comparable
properties is $931. The average asking rent per square foot was $1.26. They range from 51 units to
over 250. A review of these properties is available on the table that follows and the map on the
following page.
As the table at right indicates, projected population growth in the Wichita MSA supports demand for
more than 5,400 housing units. The 400 apartment units planned help to meet this demand, which is
also supported by a recent US Department of Housing and Urban Development Comprehensive
Housing Study conducted in 2020, which indicated 500 apartments under construction and demand for
1,125. 6

6

https://www.huduser.gov/portal/publications/pdf/WichitaKS-CHMA-20.pdf
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Table 3 – Comparable Multi-Family Properties

The comparable multi-family properties are also shown on the map that follows. The project site is
noted in blue.
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SECTION V – RETAIL MARKET ANALYSIS
Description
The project includes approximately 15,000 sq. ft. of restaurant, retail, or other commercial uses in the
North Tract of the District.

Retail Market Analysis
The COVID-19 pandemic forced much of the retail market to adapt. In Wichita, many businesses
pivoted service and offerings to continue to provide for changing consumer preferences. With retailers
in the home-based products industry (home office furnishings, electronics, fitness) finding success
during 2020, many others pivoted to new service offerings such as curbside pick-up or delivery. Others
though used the opportunity to launch new concepts. Several fast-casual dining options opened in the
area during 2020 offering quick-service food, often with drive through or carryout options. More
traditional stores such as a Gordmans, Pier 1, and SteinMart could not survive the retail downturn and
had to close.

The Wichita retail market experienced increased vacancy during the COVID-19 pandemic. The area
ended 2020 with about 77,000 square feet of negative absorption, pushing the vacancy rate to 11.6%.
Asking rental rates average about $10.17 per square foot ($11.59 for triple net), reflecting a small
decrease. Despite the downward trends, the Wichita market did see several larger leases in 2020 which
represent a sign of the area’s strength in certain sub-sectors. Several businesses started construction in
late 2020, so the market is not stagnant, though speculative retail is rare in the market overall. In total,
the Wichita market had 12.4 million square feet of retail space at the end of 2020.
Other comparable retail properties in the immediate area are shown in the table that follows. Several of
these comparable properties are located immediately south of the proposed project.
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Table 4 – Comparable Retail Properties

The comparable retail properties are also shown on the map that follows. The project site is noted in
blue.
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SECTION VI – GLAMPING & HOTEL MARKET ANALYSIS
Description
The project includes “glamping” and hotel development including a 150-room hotel and 40 “glamping”
units adjacent to Lagoon. “Glamping” is a curated camping experience characterized by well-appointed
cabins and dining experiences. The glamping component is planned to be adjacent to the Lagoon.
The hotel is located on the waterfront, as shown on the master plan below. The contemplated hotel offers
exclusive beach access as well as an indoor pool and water-play area attached to the hotel, access to other
ticketed areas such as the entertainment area, activity beach, and events esplanade.

Market Analysis
The proposed hotel is expected to be classified as an “Upscale” class facility, based on its amenities and
proposed finishes. A review of other mid to upscale hotel properties in the Wichita area are found in the
table that follows. Hotels in the area are concentrated near Downtown, the Wichita Airport, and major
transportation routes.
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Table 5 – Wichita Hotel Properties

In 2019, the average occupancy of these 26 hotels was 66.7%. This number has been increasing in recent
years. Numbers were on par to exceed 2019 numbers prior to the COVID-19 pandemic and shut-downs
but ended 2020 at just 41.4%. Average daily revenue has also seen strong growth in recent years, ending
2019 at an average of $102.62. Revenue per available room (RevPAR) was $69 on average in 2019. This
reflects an increase from $64 for the two previous years. RevPAR has not yet reached pre-COVID-19
April 11, 2022
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levels, though has seen strong growth in the first 6 months of 2021. Overall, hotels in this market were
impacted less harshly by the pandemic, seeing less dramatic decreases in occupancy than many major
metros. This bodes well for the long-term performance of the hotel market in this area overall.
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Wichita Area Hotel Properties
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Looking at demand numbers for 2021, January through March saw lower demand than 2019 or previous
years. April and May though showed higher demand than the pre-pandemic levels, again reiterating the
expected strength of the hotel market as the country continues to recover. While the Lagoon hotel is a
specialty lodging option as compared to what is currently available in the Wichita market, it is expected
to perform similarly to these more standard upscale options.
While the Lagoon hotel is unlike any other lodging option in the Wichita MSA, the hotel would be drawing
on the larger Trade Area as defined previously in this report. To better understand the property’s
potential, other resort properties that share characteristics with the proposed development at the Lagoon
were inventoried as part of this study. The details of several are shown below:
Still Water Lakefront Resort – Branson, MO
Sitting directly on Table Rock Lake, this hotel offers a variety of room options, on-site amenities including
3 swimming pools, a water slide, and sports/activity areas. The property also includes on-site retail
including a taco shop, coffee bar, and pizza restaurant. Located near many tourist destinations, this hotel
caters to a more traditional tourism crowd, offering a lodging option for families visiting the area. The
hotel includes 180 guest rooms offering rates between $100 - $250 per night.
Crystal Mountain Resort – Thompsonville, MI
Crystal Mountain Resort is a 4-season resort in Michigan located 30 miles from Traverse City. The 250
room hotel is located near Sleeping Bear Dunes National Lakeshore and includes skiiing, golf, a spa, and
several large swimming pools. The resort also includes on-site retail and numerous lodging options.
Standard hotel options on site range between $200 - $300 per night. The vast majority of visitors come
from Traverse City, Grand Rapids, Detroit, or the Chicago area, drawing from those living within 5-hours
of the resort.
Wilderness Resort – Wisconsin Dells, WI
Wilderness Resort includes several indoor and outdoor water parks with over 400 guest rooms. The more
than 600 acre property offers a golf course, several outdoor activiites, and on-site amenities including
dining and retail spaces. Guest rooms range from $100 - $200 per night. The vast majority of visitors to
Wilderness Resort come from the Chicago MSA, Milwauke, or Minneapolis area, all within a 4-hour drive.
Lakeway Resort & Spa – Lakeway, TX
The 168-room Lakeway Resort & Spa is located on Lake Travis about 30 miles outside of Austin. The
hotel offers 3 pools, a fitness center, several on-site restaurants, and access to nearby activities on the
lake. Rooms range from $200 - $300 per night. This hotel is similar to the proposed the in that it is
located adjacent to a major metroplitan area and relies on visitation from the driving market. 71% of
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visitors at Lakeway Resort & Spa come from over 250 miles away, with the largest markets including San
Antonio, Austin, Houston, and Dallas.
The glamping and hotel components of the Project create a destination and experience unique to the
market. The 40 glamping units are anticipated to be available for approximately $130 per unit per night.
This analysis estimates that the glamping units may achieve approximately 63% occupancy at
stabilization (2024), which assumption takes into account seasonality and the fact that not all glamping
units may be climate- controlled for use year-round.
This analysis anticipates that the hotel component of the Project will operate in line with the
aofredescribed resort hotels with an average daily rate at stabilization (expected to be in the year 2024)
of $275 and 75% occupancy.
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SECTION VII – ECONOMIC IMPACT ANALYSIS

The Lagoon destination asset may attract visitors from four hours or more away from the area. This
analysis reviews the impact to the State economy generated by:
1. Economic activity based on the estimated spending at the Lagoon; and
2. Project construction.
This study reviews the “direct,” “indirect,” and “induced” impacts of economic activity:
Direct Impact: The effect of an initial transaction at the Project. From direct impacts, a “multiplier”
effect occurs within the local, interconnected economy and it positively affects other industries.
These positive effects are described in terms of “indirect” and “induced” impacts.
Indirect Impact: The economic impact or activity that occurs through business transactions (i.e.,
purchases of supplies or services).
Induced Impact: The economic impact or activity that occurs through expenditures made by those
employed, or otherwise paid, by the primary business enterprise.
For the purposes of this report, we seek to evaluate the impact of the Project’s construction and estimated
economic performance in terms of hotel revenue. Measuring these activities on the part of the Project
paints a picture of the role it plays in the State and regional economy.

Project Construction
Construction of the Lagoon, the hotel, and apartments may cost approximately $156.3 million to
construct. This construction cost spent directly within the State and local economy may generate
significant economic impacts. The Project may generate indirect and induced economic impacts in the
State and local economy of approximately $131.54 million and a total economic impact (including direct
$156.3 million construction expense) of approximately $287 million.

Table 6 – Economic Impact – Project Construction
Impact
Indirect
Induced

Employment
601
141
742

Labor Income
$ 36,520,000
$
6,830,000
$ 43,350,000

Sources: PGAV, IMPLAN
Note: Any differences in math are due to rounding.
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Value Added
$ 60,870,000
$ 12,210,000
$ 73,080,000

Output
$ 110,200,000
$
21,340,000
$ 131,540,000
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These economic impacts also generate taxes in the State and local economy. The table below shows
estimates of County and State tax revenue generated by the construction of the Project.

Table 7 – Economic Impact – Tax Generation
Impact
Indirect
Induced

Local
$ 3,430,000
$
470,000
$ 3,900,000

State
$
5,590,000
$
830,000
$ 6,420,000

Sources: PGAV, IMPLAN
Note: Any differences in math are due to rounding.

Table 8 – Economic Impact – Retail Operations
Impact
Direct
Indirect
Induced

Employment
50
6
7
63

Labor Income
$
1,420,000
$
354,000
$
330,000
$ 2,104,000

Value Added
$
1,940,000
$
581,000
$
590,000
$ 3,111,000

Output
$
3,400,000
$
1,140,000
$
1,030,000
$ 5,570,000

Sources: PGAV, IMPLAN
Note: Any differences in math are due to rounding.

Retail operations at the Project may generate 50 direct jobs and an additional 13 indirect and induced
jobs; $2.1M in labor income and additional total economic output of approximately $5.57M. 7, 8

7

For all Industries, output equals the value of Industry production, which is equal to sales plus net inventory

change. In IMPLAN these are annual production estimates for the year of the dataset in producer prices. Note that
for wholesale and retail sectors, Output is equal to gross wholesale margin or gross retail margin, respectively, not
gross sales. The value of production for wholesale and retail sectors is the value of the services they provide; it
does not include the value of the items sold within their establishment.
8

Value Added represents the difference between Output and the cost of Intermediate Inputs throughout a defined

economy during a specified period of time. It equals gross Output (sales or receipts and other operating income,
plus inventory change) minus intermediate inputs (consumption of goods and services purchased from other
industries or imported). Value Added is equivalent to the Industry’s contribution to GDP.
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Table 9 – Economic Impact – Hotel & Glamping Operations
Impact
Direct
Indirect
Induced

Employment
124
27
16
167

Labor Income
$
2,928,000
$
1,400,000
$
789,000
$ 5,117,000

Value Added
$
6,476,000
$
2,115,000
$
1,411,000
$ 10,002,000

$
$
$
$

Output
11,485,000
4,012,000
2,465,000
17,962,000

Sources: PGAV, IMPLAN
Note: Any differences in math are due to rounding.

Hotel and glamping resort operations at the Project may generate 124 direct jobs and an additional 42
indirect and induced jobs; $5.1M in labor income in the local economy and additional total economic
output of approximately $17.9M.

Table 10 – Economic Impact – Lagoon Admissions
Impact
Direct
Indirect
Induced

Employment
64
9
7
80

Labor Income
$
1,400,000
$
474,000
$
345,000
$ 2,219,000

Value Added
$
1,665,000
$
780,000
$
617,000
$ 3,062,000

Output
$
3,440,000
$
1,570,000
$
1,080,000
$ 6,090,000

Sources: PGAV, IMPLAN
Note: Any differences in math are due to rounding.

Lagoon admissions operations at the Project may generate 64 direct jobs and an additional 15 indirect
and induced jobs; $2.2M in labor income and additional total economic output of approximately $6M.
Overall, the economic impact of the Project and the jobs it may generate will contribute significantly to
the economic development of the State and the region by adding approximately $225.7 million in
economic activity and approximately 812 jobs.
The expected return on State and local investment that the Project is anticipated to produce includes (i)
the creation of approximately 812 jobs paying gross wages of approximately $38.9 million, (ii) more than
approximately $2 million in income tax revenues to the State, and (iii) the creation of out-of-state
expenditures for the Wichita MSA of approximately $5.1 million and (iv) a total economic output of
approximately $119 million.
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Visitation Estimates
Within the aforedescribed four-hour drive shed, approximately 784,000 people went to a beach on a
domestic vacation within the past 12 months. 9 Within the Wichita MSA, approximately 60,500 people
went to a beach on a domestic vacation within the past 12-months. 10 This analysis anticipates that most
visitors will come from outside of the region and from within the four-hour driveshed. Based on our
analysis and a capacity study conducted by the Developer, this analysis estimates the Project may attract
approximately 248,000 visitors annually with approximately 50% of these visitors coming from more
than 100 miles away and approximately 40% coming from outside the State.
PGAV’s analysis indicates that approximately 40% of the Project’s estimated approximately 248,000
visitors may come from outside the State. This indicates that spending from these visitors is additive to
the State and it would not occur but for the visitors’ trip to the Lagoon. This analysis estimates an average
spend of approximately $115 from each visitor. This amount represents the following spending
estimates: $30 per person for food, $14 per person for gas (or $42 per car), $200 per family for hotel
expenses, and $4 per person for miscellaneous retail or food purchases. This study estimates that visitors
coming from out-of-state would stay at a hotel for one night on their trip.
These figures indicate gross annual expenditures by visitors from outside of the State of approximately:
$2.97M in retail, restaurant, admissions, and activity purchases, and approximately $6.6M in hotel roomnight charges. These total approximately $9.6 million in additional spending within the State on the part
of visitors to the Lagoon.
With respect to estimated sales activity within the Project, our analysis follows the same methodology
applied to out-of-state visitors above for the total 248,000 estimated visitors to the Project. This
methodology indicates total taxable retail sales at the Project of approximately $20.9M: $5.9M in
restaurant and retail sales; $12.5M in glamping resort and hotel room-night charges, and approximately
$4.6 million in admissions revenue.

Visitation Reporting
When visitors enter the Project or purchase tickets online, they will be asked to provide names and zip
codes of all members of their party. This visitor zip code data will be provided to the Kansas Secretary of
State on an annual basis, as required per KSA 12-17, 166(b)(4).

9

Source: Esri and GfK MRI

10

Source: Esri and GfK MRI
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Integration or Collaboration with Other Businesses
This report estimates that 40% of visitors will generate at least one hotel room-night stay; this means
92,000 people needing hotel rooms. The Final Phase Project hotel will satisfy a portion of this demand
and the rest of this demand will be satisfied by hotels at other locations. The Project’s ability to draw
visitors that will utilize local hotel assets, in addition to the Final Phase Project hotel, means that the
Final Phase Project would collaborate with other local hotels for marketing purposes and that the Final
Phase Project will integrate other local businesses into its visitor market and economic activity.

Summary of Community Involvement, Participation and Support
The Developer and the City of Derby, Kansas have collaborated to foster the growth and continued
development of the Derby STAR Bond District. The City’s involvement, participation and support of
the Derby STAR Bond District has been a key catalyst in promoting tourism and retail spending in the
growing Derby community. The City maintains a robust website (derbyks.com/STAR) to provide the
community easy access to maps, descriptions, and news as the Project develops. The City and Developer
attended a neighborhood meeting on November 4, 2021 so residents of the Tall Tree Homeowners
Association could learn about the Project and get answers to their questions about how it may affect
their neighborhood. Also, the Developer and City are planning a communitywide open house on
November 30, 2021.
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SECTION VIII – REVENUE ANALYSIS

Project Feasibility Analysis
PGAV reviewed the Project in terms of its potential economic performance. PGAV was provided certain
information by the Developer to assist in this review. In our review, we compared projected economic
performance against water park destinations in the United States for which we have worked over the past
several decades and have significant information regarding annual visitation, per capita revenues and
expenses. In light of this information and information provided by the Development team, we have
produced an opinion of reasonable expectation of economic performance, which is shown on the
following page.
This analysis reflects estimated annual visitors of 230,000 and assumes annual inflation at an average
annual rate of one percent (1%). In an effort to be conservative in our estimates, PGAV did not assume
any increase in annual visitation.
In light of this conservative approach to review, the Project is economically feasible and produces positive
cash-flow. This analysis anticipates that the Project may commence operations in 2024 and achieve
stabilization in 2026 (subject to the development team securing financing and public approvals associated
with maintaining this timeline). Stabilized per capita revenues are estimated to be approximately $45,
which is in line with per capita revenues associated with water parks in the United States. Stabilized
expenses are estimated to be approximately $34 per capita. Estimated expense and revenues indicate a
positive cash-flow of approximately 29.2%.
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Table 10
Estimated Revenues and Expenses
2024
75,900
75,900

2025
154,100
154,100

2026
230,000
230,000

2027
230,000
230,000

2028
230,000
230,000

2029
230,000
230,000

2030
230,000
230,000

2031
230,000
230,000

2032
230,000
230,000

2033
230,000
230,000

$1,513,531
$625,599
$1,094,798
$78,200
$78,200
$3,390,327

$3,103,656
$1,282,857
$2,244,999
$160,357
$160,357
$6,952,226

$4,678,646
$1,933,858
$3,384,252
$241,732
$241,732
$10,480,221

$4,725,432
$1,953,197
$3,418,095
$244,150
$244,150
$10,585,024

$4,772,687
$1,972,729
$3,452,276
$246,591
$246,591
$10,690,874

$4,820,413
$1,992,456
$3,486,799
$249,057
$249,057
$10,797,783

$4,868,618
$2,012,381
$3,521,667
$251,548
$251,548
$10,905,760

$4,917,304
$2,032,505
$3,556,883
$254,063
$254,063
$11,014,818

$4,451,571
$1,840,000
$3,220,000
$230,000
$230,000
$9,971,571

$4,451,571
$1,840,000
$3,220,000
$230,000
$230,000
$9,971,571

$437,919
$46,920
$15,640
$500,479

$898,000
$96,214
$32,071
$1,026,285

$1,353,701
$145,039
$48,346
$1,547,087

$1,367,238
$146,490
$48,830
$1,562,558

$1,380,910
$147,955
$49,318
$1,578,183

$1,394,719
$149,434
$49,811
$1,593,965

$1,408,667
$150,929
$50,310
$1,609,905

$1,422,753
$152,438
$50,813
$1,626,004

$1,288,000
$138,000
$46,000
$1,472,000

$1,288,000
$138,000
$46,000
$1,472,000

$231,200

$474,100

$714,688

$721,835

$729,053

$736,344

$743,707

$751,144

$680,001

$680,001

$851,821
$169,516
$135,613
$67,807
$84,758
$67,807
$76,156
$135,613

$1,746,749
$347,611
$278,089
$139,045
$173,806
$139,045
$154,619
$278,089

$2,633,159
$533,076
$426,461
$213,230
$266,538
$213,230
$230,775
$426,461

$2,659,490
$538,407
$430,725
$215,363
$269,203
$215,363
$230,775
$430,725

$2,686,085
$543,791
$435,033
$217,516
$271,895
$217,516
$230,775
$435,033

$2,712,946
$549,229
$439,383
$219,692
$274,614
$219,692
$230,775
$439,383

$2,740,075
$554,721
$443,777
$221,888
$277,361
$221,888
$230,775
$443,777

$2,767,476
$560,268
$448,215
$224,107
$280,134
$224,107
$230,775
$448,215

$2,505,360
$507,204
$405,763
$202,881
$253,602
$202,881
$230,775
$405,763

$2,505,360
$507,204
$405,763
$202,881
$253,602
$202,881
$230,775
$405,763

$1,820,290

$3,731,152

$5,657,618

$5,711,886

$5,766,697

$5,822,057

$5,877,970

$5,934,441

$5,394,230

$5,394,230

$101,710
$101,710
$27,200
$67,807
$0
$298,426
$2,619,195

$208,567
$208,567
$55,776
$139,045
$0
$611,954
$5,369,392

$319,846
$319,846
$84,081
$213,230

$323,044
$323,044
$84,922
$215,363

$326,275
$326,275
$85,771
$217,516

$329,537
$329,537
$86,629
$219,692

$332,833
$332,833
$87,495
$221,888

$336,161
$336,161
$88,370
$224,107

$304,322
$304,322
$80,000
$202,881

$304,322
$304,322
$80,000
$202,881

$618,074

$624,255

$630,497

$636,802

$643,170

$649,602

$588,076

$588,076

$7,822,779

$7,898,699

$7,975,378

$8,052,824

$8,131,045

$8,210,047

$7,454,306

$7,454,306

EBITDA before Royalties
Operating Margin before Royalties
Total Royalties
Operating Margin

$771,132
26.1%
$431,736
11.5%

$1,582,834
26.1%
$885,320
11.5%

$2,657,443
29.2%
$1,370,847
14.1%

$2,686,325
29.2%
$1,384,556
14.1%

$2,715,496
29.2%
$1,398,401
14.2%

$2,744,958
29.2%
$1,412,385
14.2%

$2,774,716
29.3%
$1,426,509
14.2%

$2,804,771
29.3%
$1,440,774
14.2%

$2,517,265
29.0%
$1,304,314
14.0%

$2,517,265
29.0%
$1,304,314
14.0%

EBITDA after Royalties

$339,396

$697,514

$1,286,595

$1,301,769

$1,317,094

$1,332,573

$1,348,207

$1,363,996

$1,212,951

$1,212,951

Paid Attendance
Total Attendance
Operating Revenue
Admissions
Activity Charges
Food & Beverage
Merchandise
Other In-park
Gross Revenues
Cost of Goods Sold
Food & Beverage
Merchandise
Other
COGS Total
Operating Expenses
Aquatic Operations
Attraction Operations
Salaries & Wages
Sales & Marketing
Maintenance
Supplies & Exhibits
Utilities
Insurance
Parking
Other Expenses
Subtotal
Other Expenses
Management Fee
G&A
Access Control System
Property Tax
Sponsorship/Other
Subtotal
Total Expenese
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STAR Bond Revenue Analysis
Certain State and local sales taxes are available for capture for the payment of debt service on any financial
obligations issued to support the payment of certain eligible Project costs. These State and local sales
taxes are shown in table below.

Sales Tax Rates1
Derby STAR Bond District
Derby, KS

Derby STAR District
Sales Tax Revenue

Applied to all sales within District boundaries

6.500%
0.043302%
6.543302%

State Sales Tax
City Portion of County Sales Tax
Total Applicable Tax

Hotel Guest Tax Revenue
2

Additional sales tax levied on hotel room stays only

City Transient Guest Tax
Reduces State Tac from 6.5% to 5% as a result o.

7.840%

1

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 6.5%; (2) the City's share of any County
sales tax generated within the Project based on the current City share of 4.3302% of 1%; and (3) transient guest tax
revenues generated within the Project based on the current tax rate of 8.00% net of the State Administration Fee.

Table 11, on the following page, shows estimates of STAR revenues generated by Phases One, Two and
Three of development within the Derby STAR District. This table is derived from the revenue study report
issued in association with the 2020 Derby STAR District bond issuance.
Table 12, on page 34, shows estimates of taxable sales generated by the Project as well as STAR revenue
estimates associated with prior phases of development within the Derby STAR District.
Estimated STAR revenues are net of a 2% State administrative fee and are projected to grow at an average
annual rate of 2%.
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Table 11
Estimated STAR Bond Revenue from Prior Phases
Derby STAR District
Derby, Kansas

Major Retailers
Construction Year
Annual Growth
Year Calendar Year
5
2024
$
6
2025
$
7
2026
$
8
2027
$
9
2028
$
10
2029
$
11
2030
$
12
2031
$
13
2032
$
14
2033
$
15
2034
$
16
2035
$
17
2036
$
18
2037
19
2038
20
2039

All Other Retail

2008-2016

2008-2016
1%

1%
127,061,754
128,332,372
129,615,696
130,911,852
132,220,971
133,543,181
134,878,613
136,227,399
137,589,673
138,965,569
140,355,225
141,758,777
93,064,637

Field Station:
Dinosaurs

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

47,231,600
47,703,916
48,180,955
48,662,765
49,149,393
49,640,887
50,137,295
50,638,668
51,145,055
51,656,506
52,173,071
52,694,801
35,453,651
2,480,312
2,505,115
2,530,166

Hampton Inn

2016
1%
$
$
$
$
$
$
$
$
$
$
$
$
$

753,080
760,611
768,217
775,899
783,658
791,495
799,410
807,404
815,478
823,632
831,869
840,187
551,583

2009
1%
$
$
$
$
$
$
$
$
$
$
$
$
$

1,610,879
1,626,988
1,643,258
1,659,691
1,676,288
1,693,050
1,709,981
1,727,081
1,744,352
1,761,795
1,779,413
1,797,207
1,361,384

Derby Sports
Zone +
Restaurant
2020
1.5%
0
$ 1,827,000
$ 1,854,405
$ 1,882,221
$ 1,910,454
$ 1,939,111
$ 1,968,198
$ 1,997,721
$ 2,027,687
$ 2,058,102
$ 2,088,973
$ 2,120,308
$ 2,152,113
$ 2,184,394
$ 2,217,160
$ 2,250,418
$ 2,284,174

Rock Climbing
Facility
2022
1.0%
$ 3,054,100
$ 3,926,700
$ 4,363,000
$ 4,406,630
$ 4,450,696
$ 4,495,203
$ 4,540,155
$ 4,585,557
$ 4,631,412
$ 4,677,727
$ 4,724,504
$ 4,771,749
$ 4,819,466
$ 4,867,661
$ 4,916,338
$ 4,965,501

Total Taxable
Sales Volume
(Excluding Hotel Room
Night Sales)

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

179,927,535
182,578,004
184,810,089
186,667,601
188,543,829
190,438,963
192,353,194
194,286,714
196,239,720
198,212,407
200,204,976
202,217,628
136,073,732
9,565,133
9,671,871
9,779,841

State Sales
Tax Revenue

6.500%
$ 11,695,290
$ 11,867,570
$ 12,012,656
$ 12,133,394
$ 12,255,349
$ 12,378,533
$ 12,502,958
$ 12,628,636
$ 12,755,582
$ 12,883,806
$ 13,013,323
$ 13,144,146
$ 8,844,793
$
621,734
$
628,672
$
635,690

Less Base
State Sales
Tax Revenue

Incremental
State Sales
Tax Revenue

County Sales
Tax Revenue

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
5,224,273
134,119
134,119
134,119

6,471,017
6,643,297
6,788,383
6,909,121
7,031,076
7,154,260
7,278,685
7,404,363
7,531,309
7,659,533
7,789,050
7,919,873
3,620,520
487,615
494,553
501,571

1.000%
1,799,275
1,825,780
1,848,101
1,866,676
1,885,438
1,904,390
1,923,532
1,942,867
1,962,397
1,982,124
2,002,050
2,022,176
1,360,737
95,651
96,719
97,798

City Portion
of County
Sales Tax
Revenue

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

4.3302%
77,912
79,060
80,026
80,831
81,643
82,464
83,293
84,130
84,976
85,830
86,693
87,564
58,923
4,142
4,188
4,235

Less Base
County
Sales Tax
Revenue

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
33,480
867
867
867

Incremental
County
Sales Tax
Revenue

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

44,432
45,580
46,546
47,351
48,163
48,984
49,813
50,650
51,496
52,350
53,213
54,084
25,443
3,275
3,321
3,368

Incremental
Retail Sales
Tax

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

6,515,449
6,688,877
6,834,929
6,956,472
7,079,239
7,203,243
7,328,497
7,455,013
7,582,805
7,711,883
7,842,263
7,973,957
3,645,962
490,890
497,874
504,939

Notes:
These revenue estimates are taken from Revenue Study report issued in relation to the 2020 Derby STAR District bond issuance. The City Portion of County Sales Tax Revenue has been updated to reflect the current rate.
Sales estimates associated with the Rock Climbing Facility were not included in the Revenue Study issued in relation to the 2020 Derby STAR District bond issuance. Rock Climbing Facility estimates reflect assumptions with respect to annual visitation, monthly memberships, and sales activity at a planned rock-climbing facility that has not yet been built.
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Transient
Guest Tax
Revenues

$
$
$
$
$
$
$
$
$
$
$
$
$

7.840%
126,293
127,556
128,831
130,120
131,421
132,735
134,063
135,403
136,757
138,125
139,506
140,901
106,733

Total Estimated
Available
Revenues

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

6,641,742
6,816,433
6,963,761
7,086,592
7,210,660
7,335,979
7,462,560
7,590,417
7,719,562
7,850,008
7,981,769
8,114,858
3,752,695
490,890
497,874
504,939
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Table 12
Estimated STAR Bond Revenue and Supportable STAR Bond Estimates
Derby STAR District
Derby, Kansas

Year

Estimated
Taxable Sales
from Phase 4
Project

Star
Revenue
Sales Tax
Rate

Estimated
Estimated
STAR
Transient
Hotel RoomRevenues
Guest Tax
from Phase 4 Night Charges
Project

Estimated
Transient
Guest Tax
Revenues

Estimated
Phase 4 STAR
Estimated
Revenues Net
Phase 4
of Debt
Project STAR
Service
Revenues
Coverage
(1.35)

Estimated STAR
Revenues from
the Existing
District

Estimated STAR
Revenues Net of
Debt Service
Coverage (1.35)

2022

$

6,094,183

$

2023

$

6,207,702

$

595,846

$

6,641,742

$

2024

$

7,591,805 6.543302% $

486,820 $ 4,133,333

7.84%

$

317,572 $

804,392

$

2025

$

15,413,666 6.543302% $

988,391 $ 8,391,918

7.84%

$

644,768

$ 1,633,159 $ 1,209,748

$

6,816,433

$

2026

$

23,005,471 6.543302%

$ 1,475,211

$ 12,525,250

7.84%

$

962,340

$ 2,437,551 $ 1,805,593

$

6,963,761

$

2027

$

23,465,580 6.543302%

$ 1,504,715

$ 12,775,755

7.84%

$

981,587

$ 2,486,302 $ 1,841,705

$

7,086,592

$

2028

$

23,934,892 6.543302%

$ 1,534,810

$ 13,031,270

7.84%

$ 1,001,219

$ 2,536,028 $ 1,878,539

$

7,210,660

$

2029

$

24,413,590 6.543302%

$ 1,565,506

$ 13,291,896

7.84%

$ 1,021,243

$ 2,586,749 $ 1,916,110

$

7,335,979

$

2030

$

24,901,862 6.543302%

$ 1,596,816

$ 13,557,733

7.84%

$ 1,041,668

$ 2,638,484 $ 1,954,432

$

7,462,560

$

2031

$

25,399,899 6.543302%

$ 1,628,752

$ 13,828,888

7.84%

$ 1,062,501

$ 2,691,253 $ 1,993,521

$

7,590,417

$

2032

$

25,907,897 6.543302%

$ 1,661,327

$ 14,105,466

7.84%

$ 1,083,751

$ 2,745,078 $ 2,033,391

$

7,719,562

$

2033

$

26,426,055 6.543302%

$ 1,694,554

$ 14,387,575

7.84%

$ 1,105,426

$ 2,799,980 $ 2,074,059

$

7,850,008

$

2034

$

26,954,576 6.543302%

$ 1,728,445

$ 14,675,327

7.84%

$ 1,127,535

$ 2,855,980 $ 2,115,540

$

7,981,769

$

2035

$

27,493,667 6.543302%

$ 1,763,014

$ 14,968,833

7.84%

$ 1,150,085

$ 2,913,099 $ 2,157,851

$

8,114,858

$

2036

$

28,043,541 6.543302%

$ 1,798,274

$ 15,268,210

7.84%

$ 1,173,087

$ 2,971,361 $ 2,201,008

$

3,752,695

$

2037

$

28,604,412 6.543302%

$ 1,834,240

$ 15,573,574

7.84%

$ 1,196,549

$ 3,030,788 $ 2,245,028 $

490,890 $

2038

$

29,176,500 6.543302%

$ 1,870,924

$ 15,885,046

7.84%

$ 1,220,480

$ 3,091,404 $ 2,289,929 $

497,874 $

2039

$

29,760,030 6.543302%

$ 1,908,343

$ 16,202,746

7.84%

$ 1,244,889

$ 3,153,232 $ 2,335,728 $

504,939 $

2040

$

30,355,230 6.543302%

$ 1,946,510

$ 16,526,801

7.84%

$ 1,269,787

2041

$

30,962,335 6.543302%

$ 1,985,440

$ 16,857,337

7.84%

Estimated
Total STAR
Revenues
(Phase 4 +
Existing)

Estimated Total
STAR Revenues
Net of Debt
Service
Coverage
(1.35)

4,514,210 $ 6,094,183 $
4,598,298 $ 6,207,702 $
4,919,809 $ 7,446,134 $
5,049,210 $ 8,449,592 $

4,514,210
4,598,298
5,515,655
6,258,957

5,158,341 $ 9,401,312 $
5,249,327 $ 9,572,894 $

6,963,935

5,341,230 $ 9,746,688 $
5,434,058 $ 9,922,727 $

7,219,769

5,527,822 $ 10,101,044 $
5,622,531 $ 10,281,670 $

7,482,255

5,718,194 $ 10,464,640 $
5,814,821 $ 10,649,988 $

7,751,585

5,912,422 $ 10,837,749 $
6,011,006 $ 11,027,957 $

8,027,962

2,779,774 $ 6,724,056 $
363,622 $ 3,521,678 $

7,091,032
7,350,168
7,616,052
7,888,880
8,168,857
4,980,782
2,608,650

368,795 $ 3,589,278 $
374,029 $ 3,658,171 $

2,658,724

$ 3,216,297 $ 2,382,442

$ 3,216,297 $

2,382,442

$ 1,295,183 $ 3,280,623 $ 2,430,091
Net Present Value (5%)
$ 21,924,028

$ 3,280,623 $

2,430,091

$

2,709,756

53,894,391

$ 73,780,131

Bonds Outstanding
Net Available Revenues

$ 27,605,000
$ 46,175,131

The table above indicates that the Project’s addition to the District may support the repayment of
approximately $73.9 million in bonds issued to support the Project. This estimate is based on estimates
of sales activity throughout the District generated by existing and planned retailers and as described in
offering documentation associated with the last Derby STAR District bond issue in 2020, with the
estimated sales associated with the Lagoon as described herein and an assumed bond interest rate of 5%
and a debt-service coverage ratio of 1.35. This analysis estimates that the Project would open in the year
2024.
In 2017, $20,465,000 in bonds were issued of which $13,230,000 remain outstanding. In 2020,
$14,375,000 in bonds were issued. According to the 2020 STAR Bond Annual Report, approximately
$5.8 million in sales tax revenues were collected in 2020. As of the date of this study, the Developer is
not aware of any additional state, federal, and local tax incentives that apply to the STAR Bond District
or any business located in the STAR Bond District.
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Impact on Active STAR Bond Projects
As an economic development incentive, 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.
STAR Bond Project Districts in Kansas that have issued STAR bonds with outstanding balances
currently remaining are summarized in the table on the following page.
The Derby STAR Bond District incorporates approximately 300 acres surrounding the intersection of
East Patriot Avenue/East 63rd Street South and Rock Road in Derby, Kansas. Field Station Dinosaurs,
an outdoor family attraction geared to children 3-11 years old, opened in May 2018, and Rock Regional
Hospital opened in February 2019, and the medical office building north of the hospital opened in 2020.
In January 2020, the project was amended to add a second attraction, Derby Sports Zone, a 16,000
square foot multisport venue situated on the East Tract. Construction is underway.
The Derby Project District’s Final Phase principal tourism attractions are a Lagoon beach-oriented
events space with associated resort hotel, dining, retail, events, amphitheater and apartments. To
determine if the Derby Project District Final Phase will have a measurable adverse impact on visitor
volumes, retail sales volumes and STAR bond revenues on the STAR Bond Districts with outstanding
bond debt, a comparison was made of each project’s major attraction(s), market positioning and target
market. The possible synergy of these projects was also considered.
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STAR Bond District / Major Attraction
U.S. Soccer Training Center
Pinnacle National Development Center

Location
Kansas City

Bonds
Issued
$65,229,560

Village East (Schlitterbahn)

Kansas City

$85,200,000

$74,805,000

Kansas Speedway

Kansas City

$24,300,413

$15,635,000

Overland Park

$64,990,000

$64,860,000

Heartland Park

Topeka

$10,405,000

$4,160,000

River District
Lawrence Dupont Stadium

Wichita

$42,140,000

$42,140,000

K-96 Greenwich
Wichita Sports Forum
Stryker Soccer Complex

Wichita

$71,305,500

$52,695,000

City of Derby
Field Station: Dinosaurs
Rock Climbing Project

Derby

$34,840,000

$27,605,000

Manhattan

$50,000,000

$6,105,000

Atchison

$2,370,000

$2,055,000

Salina

$18,250,000

$18,080,000

City of Dodge City
Boot Hill Museum
Long Branch Lagoon Water Park

Dodge City

$13,150,000
$15,690,000

$10,280,000
$15,200,000

City of Garden City
Parrott Cove Water Park
Multi-Sport Facility

Garden City

$29,540,000

$28,250,000

Goddard

$25,880,000

$22,300,000

$553,290,473

$471,775,630

Prairiefire
Museum of Prairiefire

City of Manhattan
Flint Hills Discover Center
City of Atchison
Amelia Earhart Aviation Museum
City of Salina
Salina Fieldhouse

City of Goddard
Olympic Park
Totals
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U.S. Soccer Training Center
In December 2017, the $75 million Pinnacle National Development Center home of the U.S. Soccer
program opened in Village East Project Area 4 at the southeast corner of 98th Street and Parallel Parkway
in Kansas City, Kansas just three miles from Children’s Mercy Park, home to the Sporting KC. The facility
has five full-size soccer fields and the 81,100-square-foot building houses professional training facilities,
U.S. Soccer National Coaching Education Center, and Children’s Mercy Sports Medicine and
Rehabilitation Center. U.S. Soccer signed a 20-year lease to be the primary tenant of the training center
with Sporting KC using it as a training home.
The Pinnacle National Development Center serves as the premier destination in the United States for
players, coaches, and referees to train, develop and educate on a year-round basis. The facility is designed
to host national and local coaching courses, USSF staff meetings, player, and referee focused events,
NSCAA courses and U.S. National Team camps and practices. The facility also offers a top-of-the-line
training facility and centralized home base for premier international soccer clubs touring the United
States. During 2019, attendance to the Pinnacle National Training Center was reported more than 1.3
million visitors.
In June 2017, Sporting KC opened the Wyandotte Sporting Fields on 90th Street north of State Avenue.
The 52-acre complex features eight full-sized turf fields and four grass fields. Sporting KC is running the
fields with Heartland Soccer hosting soccer tournaments. Together, the NTCDC and Wyandotte Sporting
Field elevate Kansas City as a hotbed for soccer.
STAR Bonds in the amount of $65.2 million were issued to assist in financing construction of the U.S.
Soccer Training Center. By year-end 2020, $87.6 million in bond debt remained outstanding.
The Pinnacle National Development Center is geared specifically for soccer and the continued
development of the Derby Project District is not anticipated to have an adverse impact on the U.S. Soccer
Training Center.

Village East
In 2005, the Kansas Department of Commerce approved the allocation of $225 million in STAR bonds
for the 380-acre Village East Project District located on the east side of Interstate 435 between the State
Avenue and Parallel Parkway interchanges in Kansas City, Kansas. The Project District Plan aimed to
create a large-scale, tourism-based development anchored by a Schlitterbahn Waterpark. Village East was
designed as an extension of the Village West STAR Bond District.
In August 2014, the Unified Government Board of Commissioners voted unanimously to expand and
amend the Village East Project District to include an additional 126 acres. The Project District includes
six separate project areas.
Existing commercial development within Village East Project District includes Frontier Justice, 211,000
square foot Menard’s, Freddy’s Frozen Custard & Steakburgers, Go Car Wash, Phillips 66, Spira Care,
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Dairy Farmers of America, East Legends Professional Building, Pinnacle Sports Medicine Center, Jeep
terrain course, and four new automobile dealerships.
STAR Bonds in the amount of $85.2 million were issued to assist in financing construction of Project
Areas 1 and 2A. By year-end 2020, $74.8 million in bond debt remained outstanding.
Currently, developers propose to construct facilities for soccer, football and a 150,000 square foot
complex for volleyball and basketball, training areas and space for Esports. Developers also plan a Lagoon
facility for water sports, weddings, beach bars and other activities and hope for an opening in the summer
of 2022.
The different destination attractions, market positioning, and distance between the two STAR Bond
Districts minimizes any adverse impact on Village East through continued development of the Derby
Project District.

Village West
Village West is a 400-acre mixed-use development at the intersection of Interstates 70 and 435 in Kansas
City, Kansas located immediately west of the Project District. Village West is designed as a sports,
entertainment, and retail destination with principal entertainment attractions including the Kansas
Speedway, Children’s Mercy Park, Community America Ballpark, and Hollywood Casino. These
destination attractions have a significant influence on retail sales at Village West by generating high
attendance volumes and providing regional and national recognition.
Opened in August 2001, the $250 million Kansas Speedway features a 1.5-mile tri-oval NASCAR track
and an 80,000-seat grandstand. The Kansas Speedway operates a four-race season, including two
NASCAR races, drawing over 150,000 fans during 2019. According to the STAR Bond Annual Report 2018
published by the Department of Commerce, the Kansas Speedway issued $24.3 million in STAR Bonds
and as of year-end 2020 the remaining balance amounted to $15.6 million. During 2020, the Kansas
Speedway collected $2,266,969.60 in sales tax revenues.
Opened in May 2003, Community America Ballpark is an open-air stadium with a capacity of just under
7,200 that includes suites, fixed seats, picnic and grass seating, and standing areas. The stadium was home
to the Kansas City T-Bones minor league baseball team through the 2019 season. The stadium has been
renamed JustBats Field.
Hollywood Casino at Kansas Speedway opened in early 2012 and featuring a 100,000 square foot casino
floor, a lounge, and several dining and entertainment concepts.
The Children’s Mercy Park, an 18,467-seat soccer stadium, opened at Village West in June 2011. The
facility is home to Sporting KC, a franchise of Major League Soccer (“MLS”). The seating capacity can be
increased to 25,000 for concerts. The stadium hosts more than 100 annual events including high school
soccer and lacrosse tournaments, music festivals, charitable events, training, and retreats. During 2019,
attendance for Children’s Mercy Park totaled approximately 450,000. According to the STAR Bond
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Annual Report 2018 published by the Department of Commerce, bonds totaling $150.3 million were
issued to construct Children’s Mercy Park and have been paid in full.
The experience with Village West demonstrates the value of STAR bonds as a development tool to attract
unique, regional shopping and entertainment attractions to Kansas. The one-of-kind entertainment
concepts and exceptional regional transportation access allows Village West to penetrate a trade area
within a 4-hour drive time and host approximately 12 million visitors annually. Village West’s expanded
regional draw has attracted such major retail entities as Nebraska Furniture Mart, Cabela’s, and Legends
at Village West outlet center. The following retail projects are currently operating in Village West:
·

·

·

·

Cabela’s is sporting goods retailer specializing in hunting, fishing, camping and related outdoor
merchandise. Cabela’s was the first tenant to operate within Village West opening an 188,000
square foot large-format destination retail store in August 2002. The Village West store is
Cabela’s only store in Kansas or Missouri and services a 250-mile trade area.
Nebraska Furniture Mart Store, a retailer of furniture, floor coverings, appliances, and
electronics products, opened in August 2003. The Village West store is Nebraska Furniture
Mart’s first full-product-line extension location and services a trade area encompassing a 300mile radius. Built on 80 acres, the 2-story superstore features over 1.0 million square feet of retail
and distribution space.
The Legends Outlets Kansas City is a 970,035 square foot destination outlet center. The Legends
14 Theatres opened in November 2005. Grand opening for the balance of the destination
development occurred on April 22, 2006. The property has since been repositioned as an outlet
center boasting a wide mix of national retailers. Major retailers now open for business include
Target, JC Penney, HomeGoods, Dave & Busters, TJ Maxx, Off Broadway Shoes, and Old Navy.
To date, 80 national and regional retailers are open for business in the shopping center.
Twenty-eight restaurants now operate at Village West, including Applebee’s, Arthur Bryant’s
Barbecue, Bob Evans, Chili’s, Granite City, Hooters, Stix, and Yard House.

Cerner occupies two eight-story buildings totaling 660,000 square feet on the 58-acre Village West
campus at the southwest corner of Interstate 435 and State Avenue. The first tower opened in August
2013 with the second tower occupied in early 2014. The complex houses approximately 4,000 employees.
Prompted by the regional draw, special events and high visitor volumes ten hotels totaling 1,111 guest
rooms now operate within the Village West Tourism District include the Great Wolf Lodge, Chateau
Avalon, Best Western, Candlewood Suites, Comfort Inn, Country Inn & Suites, Hampton Inn, Holiday Inn
Express, Residence Inn by Marriott, and Homewood Suites.
Based on the distinctly different destination attractions, market positioning, and distance between the
two STAR Bond Districts, continued development of the Derby Project District is not anticipated to have
an adverse impact on Village West.
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Prairiefire at LionsGate
Prairiefire at LionsGate is located on the south side of 135th Street bounded by Nall Avenue to the east
and Lamar Avenue to the west. What sets Prairiefire at LionsGate apart from existing lifestyle and
entertainment centers operating in the Kansas City area is the inclusion of a cultural and educational
facility as the destination attraction. The Museum at Prairiefire is a 35,000 square foot museum designed
to host traveling exhibits by New York’s famed American Museum of Natural History as well as other
science programming.
The Museum at Prairiefire was established in 2010 based on a pioneering content partnership with the
American Museum of Natural History (“AMNH”) and opened to the public on May 12, 2014. The AMNH
has agreed to provide 20 traveling exhibits over a 10-year period. The Museum at Prairiefire is the first
with an exclusive agreement with the AMNH that grants it a 300-mile radius market area. The Museum
is focused on enhancing public understanding of natural history and sciences and presents an ongoing
flow of world-class traveling exhibitions organized by the American Museum of Natural History. The
Museum includes a Discovery Room, which is an exciting gateway to science and natural history for
children age 3 and older, as well as engaging permanent halls and experiences, education programs and
science videos, among others. Attendance in 2019 for the Museum at Prairiefire was reported at 370,105
visitors. Since opening in 2014, visitors from more than 2,150 zip codes and 15 foreign countries have
visited the museum.
Prairiefire at LionsGate features a mix of retail, museum, office, hotel, and residential uses. The master
plan features a cluster of buildings designed to create a “Main Street” urban setting. The retail component
is designed as a destination lifestyle and entertainment center targeting high-end boutique shops, fine
dining, and entertainment venues.
The project development plan consists of two phases. Phase 1 project components include the museum,
entertainment attractions, retail space, multi-family residential and development wetlands and
interpretive walk areas. Components for Phase 2, currently underway, include office space, hotel and
additional entertainment and retail businesses.
Construction of the initial phase of Prairiefire began in early January 2013 and included the first retail
spaces on the east and west sides of the development. REI opened in October 2013 and the remainder of
retail and entertainment uses opened in May 2014. Additional retailers open for business include Home
Goods, Cinetopia Theaters, Pinstripes Bistro/ Bowling/Bocce, Rock & Brews, Maru Sushi & Grill and
Vinotopia Restaurant & Wine Bar. Also open are The Residences at Prairiefire and the West End Flats at
Prairiefire apartment communities and The Prairiefire Villas.
According to the STAR Bond Annual Report 2020, STAR bonds up to $81 million have been authorized
for Prairiefire at LionsGate. To date, $64.99 million in STAR Bonds have been issued with bonds
outstanding of $64.86 million. During 2020, the district collected $2.26 million in sales tax revenues.
Given the distinctly different destination attractions, continued development of the Derby Project
District is not anticipated to have an adverse impact on Prairiefire at Lionsgate.
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Heartland Park
Heartland Park in Topeka, Kansas is a world-class multi-purpose motor sports track and entertainment
venue. Since it opened in 1989, it has provided in-state and out-of-state visitors with fun, exciting
opportunities. The redevelopment for Heartland Park includes asphalt replacement for drag and road
course tracks, repair and resurfacing of all paddock/pit areas, a consolidated timing and scoring building,
garages, maintenance and technical inspection buildings, tire buildings, and pavilions. Today’s facility
features a NHRA-sanctioned 1/4-mile drag strip, a 2.5-mile road course with four different
configurations, a 3/8-mile banked clay oval, a 22-acre asphalt pad for autocross and drift events, and a
dirt motocross track.
In June 2019, Heartland Park hosted the Kicker Country Stampede, one of the largest country music
festival in the country with more than 150,000 visitors in attendance. Heartland Park will be the
permanent site for the Stampede going forward. During 2019, total attendance to Heartland Park was
reported at 338,000 visitors.
Since issuing the bonds, Heartland Park was sold to a new operator, and neither the City of Topeka nor
the initial developer retain any ownership of the facility.
STAR Bond financing in the amount of $10.4 million was issued for the development of Heartland Park.
By year-end 2020, the outstanding bond debt had been reduced to $4,160,000.
Given the distinctly different destination attractions, continued development of the Derby Project
District is not anticipated to have an adverse impact on Heartland Park.

River District
The Wichita River District Phase 1 included three projects, including the Keeper of the Plains sculpture,
plaza and pedestrian bridge, the East Riverbank Redevelopment project and the WaterWalk fountain and
public plaza area.
Phase 2 included improvements to the west bank of the Arkansas River, north of the Douglas Street
Bridge and adjacent to the private development site of the River Vista Apartments project. The West Bank
Apartments complex includes boat and bike rental facilities and storage for rowing shells, as well as
improvements to Delano Park.
Amended project plans included the city’s Advanced Learning Library, which opened in 2018 and
provided funding to redevelop Lawrence Dumont Stadium into a multi-sport stadium and to attract a
major league-affiliated baseball team to Wichita. Lawrence-Dumont Stadium was demolished in late 2018
to make way for construction of the new baseball stadium to be named Riverfront Stadium. In September
2018, the city announced an agreement to locate the New Orleans MiLB team to Wichita for the 2020
season. The team is known as the Wichita Wind Surge.
Because of the unique characteristics of the Wichita River District, particularly since the district did not
begin as a “Greenfield,” but already contained several active businesses, it was possible to more efficiently
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use the STAR bond resources in a “pay-as-you-go” manner. The STAR bond costs were fully reimbursed
during 2015.
Today the Wichita River District supports a wide range of attractions, including:
1.
2.
3.
4.
5.
6.
7.
8.

The Keeper of the Plains Plaza and Pedestrian Bridges (dedicated in May 2007)
Water Walk Place building and public parking garage
The Water Walk Garden (opened in July 2010)
Fountain at Water Walk (completed in October 2012)
Marriott Fairfield Inn and Suites (hotel opened in June 2011)
Wichita Boathouse remodel
Floating stage
Broadview Hotel (renovations complete and hotel reopened in August 2011)

Complementing the public improvements, to date an estimated $72 million in private investment has
been reported. Major private investment projects include:
1.
2.
3.
4.
5.

WaterWalk Main Place and Gander Mountain - $29 million
Marriott Fairfield Hotel - $12.35 million
Drury Broadview Hotel remodel and renovation - $29 million
Wichita Area Association of Realtors office building - $1.6 million
Wichita Boathouse renovation - $650,000

During 2015, STAR Bonds in the amount of $4.84 million were issued and have been paid in full. In 2018,
$42.14 million in STAR Bonds were issued and by year-end 2020 the outstanding balance was reported
at $42.14 million. During 2020, a reported approximately $700,000 in STAR Bond revenue was collected
within the Wichita River District.
Given the Wichita River District’s emphasis on riverfront access and urban-scale mixed-use development,
pay-as-you-go project financing and its location in Wichita, the Derby Project District Phase 4 Project
should have no adverse impact on operations and financial sustainability.

K-96 Greenwich District
In June 2013, the Kansas Secretary of Commerce approved the K-96 & Greenwich STAR Bond District
located on a 423-acre site at the intersection of K-96 Highway and Greenwich Road in Wichita, Kansas.
The District’s Project Plan focuses on creating an athletic and recreation attraction complemented by a
mix of retail, employment, and lodging uses. The Project Plan designates the site for 1.4 million square
feet of commercial development anchored by a major state-of-the-art indoor multisport athletic complex.
Additional project components include a mix of big-box retailers, destination restaurants, lodging and
medical office space. Today the District supports approximately 838,710 square feet of existing
commercial space.
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The initial phase of development located south of K-96 includes a variety of big-box retailers, restaurants,
and hotels. In spring 2012, Cabela’s, a premier retailer of hunting, fishing, and outdoor gear, opened an
80,000 square foot store. Additional retailers within the District include Super Target, World Market,
Hobby Lobby with Chili’s, McDonalds, Subway and Kanza Bank occupying out parcels. A 71,680 square
foot Academy Sports store opened in 2015. Existing hotels include Hampton Inn & Suites, Holiday Inn
Express & Suites, and Staybridge Suites.
In December 2015, the $14 million Wichita Sports Forum and Aviate Extreme opened on the 106 acres
located north of K-96. The indoor multisport facility and extreme air sports trampoline park occupies a
148,534 square foot building. The athletic complex features basketball, baseball, softball, soccer,
volleyball, and fitness/training facilities. Also developing on the north 106 acres is Greenwich Place, a
power center anchored by World Market, Home Goods, Ross, Mardel, DSW, Bed Bath & Beyond, and
Steinmart. A La Quinta Inn & Suites is also open.
In December 2013, STAR bonds were issued in the amount of $36,325,000. According to the STAR Bond
Annual Report 2020, the bonds have been paid in full. In August 2017, an additional $71,305,000 in STAR
Bonds was issued that combined the original bond issue. By December 31, 2020, the principal balance for
this bond issues amounted to $59,695,000. During 2020, the K-96 Greenwich Districted collected $9
million in sales tax revenues.
The City of Wichita has expanded the District to include the 10-field Stryker Soccer Complex on the west
side of Greenwich Road at 29th Street North. A $19.1 million upgrade included new artificial turf fields,
improved lighting, locker rooms, and construction of one regulation-sized indoor turf field that opened
in late spring 2019.
The K-96 & Greenwich STAR Bond District Project Plan focuses on creating an athletic and soccer complex
complemented by a mix of retail, employment, and lodging uses. Based on this project positioning and
location in northeast Wichita, the Derby Project District’s proposed Lagoon should have little or no
impact on operations and financial sustainability. The proximity of the two districts could foster synergy
between the two.

City of Atchison
The Amelia Earhart Aviation Museum building in Atchison, Kansas is under construction. The museum
will feature a rare aircraft- a 1935 Lockheed Electra L-10E, “Muriel”- as well as a flight simulator and
interactive education exhibits. The aircraft is identical to the aircraft flown by Amelia Earhart and is
believed to be the only one of its kind. The Foundation operating the Museum expects to open for visitors
by the Spring of 2021.
Construction of the Farmers Market pavilions in downtown Atchison were completed in May 2019, in
time for the start of the season.
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STAR Bond financing in the amount of $2.37 million was issued to assist in construction of the Amelia
Earhart Aviation Museum and Farmers Market pavilions. By year-end 2020, the remaining balance on
the bonds was $2,055,000.
Given the distinctly different destination attractions, continued development of the Derby Project
District is not anticipated to have an adverse impact on the City of Atchison Project District.

City of Salina
The 68,500 square foot Salina Fieldhouse was completed in late 2017 and serves as the centerpiece of the
STAR Bond district in downtown Salina. Attractions include the Fieldhouse, The Alley (entertainment
center), Old Chicago, YaYa’s Euro Bistro, Homewood Suites and Barolo Grille.
The Salina Educational Automobile Museum of America is anticipated to be completed this year (2021).
The Salina Fieldhouse features multi-purpose hardwood and synthetic courts, as well as turf fields. Three
hardwood and three synthetic basketball courts can convert into eight volleyball courts or six futsal
courts. While turf fields accommodate soccer, football, kickball, baseball, softball and field hockey,
hardwood and synthetic courts accommodate volleyball, futsal, dodgeball, cheer, dance, and other
activities. The facility also contains specialized equipment such as drop-down batting cages and pitching
tunnels. The Salina Fieldhouse has hosted basketball, volleyball, and other court sports-related
tournaments, drawing participants from across the region.
STAR Bond financing in the amount of $18.25 million was issued to assist in construction of the various
attractions. By year-end 2020, the remaining balance on the bonds was $18.08 million.
While the Derby and Salina Project Districts both possess indoor sports facilities, they target different
sports and the distance between should minimize any direct competition. Therefore, continued
development of the Derby Project District is not anticipated to have an adverse impact on the Salina
Project District.

City of Dodge City
The Power Center Area in Dodge City includes a variety of museums, entertainment venues, hotel, and
retail spaces. It also includes the expansion and renovation of the world-renowned Boot Hill Museum,
themed and aesthetic improvements to Front Street and Wyatt Erp, a themed water park/aquatic facility,
and regional specialty-themed retail and restaurant concepts.
The Western-themed Long Branch Lagoon Water Park has attracted more than 200,000 visitors since
opening. The Guymon Petro Bar and Grill located in the historic Guymon Petro building is opened, as are
the Boot Hill Distillery, Holiday Inn Express and other retail, and restaurant attractions.
The Power Center Area will have a major home improvement store, junior anchor stores, a variety of
small, local shops and additional development sites for restaurants. Sales tax revenues have exceeded
expectations, and bond repayment is ahead of schedule.
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STAR Bond financing in the amount of $13.15 million was issued in 2015 with an additional $15.69
million issued in 2018 to assist in construction of the attractions within the City of Dodge City District.
During 2020, STAR Bond revenue collections were reported of $1,154,672 for the 2015 bond issue and
$812,417 for the 2018 bond issue. By year-end 2020, the remaining balance on the bonds was $10.28
million for the 2015 bond issue and $15.2 million for the 2018 bond issue.
Given the distance and distinctly different destination attractions, continued development of the Derby
Project District is not anticipated to have an adverse impact on the City of Dodge City Project District.

City of Garden City
Existing development within the Garden City STAR Bond district includes Heritage Inn & Suites, Parrot
Cove Water Park, and Schulman Crossing anchored by Menards, Hobby Lobby, Dick’s Sporting Goods, TJ
Maxx, Ross, and Petco. The next phase is underway and will include a multi-sport facility known as Sports
of the World. The project will include indoor and outdoor soccer fields, basketball courts, baseball cages
and a trampoline park, as well as outdoor sand volleyball courts, pickle ball courts and cornhole courts.
This phase will also include necessary public infrastructure such as parking facilities, internal drives, and
detention facilities.
STAR Bond financing in the amount of $29.54 million was issued to assist in construction of the
attractions within the City of Garden City Project District. By year-end 2020, the remaining balance on
the bonds was $28.25 million.
While both the Derby and Garden City Project Districts feature a sports complex, Garden City’s emphasis
on soccer and distance between the two districts should minimize direct competition. Therefore,
continued development of the Derby Project District is not anticipated to have an adverse impact on the
City of Garden City Project District.

Conclusions
Twelve STAR Bond Districts in Kansas possess outstanding bond debt that at year-end 2020 totaled
approximately $553 million. Three STAR Bond Districts are in the Kansas City MSA and projects in
Wichita, Salina, and Garden City include multi-sport athletic facilities.
The study concluded that continued development of the Derby Project District with the proposed Final
Phase Project will not have a measurable adverse impact on visitor volumes, retail sales volumes and STAR
bond revenues on those STAR Bond Districts with outstanding bond debt. Therefore, the operation of
the Final Phase Project within the Derby Project District is not anticipated to cause default in the payment
of outstanding STAR bonds.
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SECTION IX – BASIS FOR PROJECTIONS
This Report and the financial projections contained herein are based on estimates, assumptions, and
information provided by the Developer and various other sources considered to be reliable. PGAV neither
verified nor audited the information that was provided by others. Information provided by others is
assumed to be reliable, but PGAV assumes no responsibility for its accuracy or certainty. The analysis is
based, in part, on assumptions and conditions provided by these various sources. PGAV believes that the
assumptions used in this analysis constitute a reasonable basis for its preparation.
No professional standards or guidance relevant to the preparation of this Report exist, but PGAV has
prepared this Report based on standards and methodology the firm has developed over the course of
preparing dozens of similar analyses of historical trends and projections of sales taxes associated with
various types of taxing districts in support of bond financings throughout the country over the past 25
years.
PGAV’s methodology for preparing this Report includes the review of economic and demographic data,
both current and historic, in order to develop assumptions about future growth. Considering this
information, PGAV develops reasonable assumptions about future growth and applies those assumptions
to the projections of future revenue in this Report.
The projections presented in this document are forward-looking and involve certain assumptions and
judgments regarding future events. Although the projections formulated in this Report are based on
currently available information, they are also based on assumptions about the future state of the national
and regional economy and the local real estate markets, as well as assumptions about future actions by
various parties, which cannot be assured or guaranteed. The ability to achieve the results described herein
depends on the timing and probability of a complex series of future events, both internal and external to
the Districts. Any event or action that alters an assumed event, assumption, or condition used to achieve
the projections contained herein will cause a deviation from all financial projections contained in this
analysis and may render them obsolete. These projections are not provided as predictions or assurances
that a certain level of performance will be achieved or that certain events will occur. The actual results
will vary from the projections described herein, and the variations may be material. Because the future is
uncertain, there is risk associated with achieving the results projected. PGAV assumes no responsibility
for any degree of risk involved. PGAV assumes no liability should market conditions change.
Accordingly, PGAV does not express an opinion as to whether or not the District will achieve the results
projected or desired herein, or if economic, environmental, legislative, or physical events or conditions
might occur that would significantly affect the projected revenue streams. Specifically, there are a
number of situations that could occur that would have major impacts on the revenue projections
presented herein. Examples of events that could affect the projected availability of revenues include
changes in taxing provisions and/or market acceptance of commercial additions to the District that affect
the amount of sales tax revenues generated within each of the District; and changes in legislation.
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The terms of PGAV’s engagement for this study do not provide for reporting on events subsequent to the
date of this Report. Therefore, PGAV accepts no responsibility to either update or revise this Report
subsequent to its issuance.
Neither this Report nor its contents may be referred to or quoted, in whole or in part, for any purpose
including, but not limited to, any official statement for a bond issue and consummation of a bond sale,
any registration statement, prospectus, loan, or other agreement or document, without prior review and
written approval by PGAV regarding any representations therein with respect to PGAV’s organization
and work product. Included in any offering statement must be a document signed by a representative of
PGAV which document constitutes PGAV’s written consent to this Report’s use in such offering
statement.

CONFLICTS OF INTEREST
Other than its contractual relationship with the City, for the execution of this Report, PGAV has no
relationship with any party having a financial or other interest in the Project.
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SECTION X – CONDITIONS AND ASSUMPTIONS
The conditions and assumptions that apply to the revenue projections in this document are stated
throughout. A negative change in the conditions that form the basis of the assumptions used in
developing the projections contained in this report could adversely affect the estimates of the incremental
revenue available to support the Bonds. In order to project future sales, and hence, the revenues that
may be generated within the District, certain assumptions must be made with regard to actions, both
internal and external to the District, such as actions by private businesses and land owners, national and
local economic conditions, public support, and legislative changes. The contents of this document are
forward-looking and involve certain assumptions and judgments regarding uncertainties in the future.
The ability to achieve the revenue projections presented in this evaluation is contingent upon the timing
and probability of several complex conditions being met in the future and certain assumptions holding
true. PGAV makes no assertions as to the degree of impact that changes in any of these conditions would
have upon the revenue projections included herein. Any event or action that alters an assumed event,
assumption, or condition used to achieve the projections contained herein shall be considered a cause to
void all financial projections contained in this report. These assumptions include such conditions as listed
below.

1. CONTINUED PUBLIC SUPPORT
The successful ongoing administration of the statutory mechanisms generating revenues within the
District will require the commitment of the City, property owners and retailers. Likewise, it is assumed
that the Kansas legislature will not make any future changes to the STAR bond act or pass other legislation
that will negatively affect STAR bond district in existence prior to such changes or legislation.

2. COURT ACTION
The results of future court decisions, unknown at this time, which could impact, either positively or
negatively, the future performance of the District as envisioned.

3. COMPETENT STAFF SUPPORT
The future success of the Districts will depend, to a great degree, on the presence of competent support
of several entities in order to adhere to schedules and to execute the administrative duties required by
the STAR Bond Act. These entities include, without limitation:
•
•
•

City management staff and consultants;
The Developer(s) and retailers within the District; and
The Kansas Department of Commerce.
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4. NATURAL DISASTERS
Future success of the retailers within the Districts could be affected by fires, floods, storms, or other “acts
of God” that could interrupt, halt or otherwise disturb commercial retail activity within the Derby STAR
Bond District.

5. ECONOMIC AND MARKET STABILITY
National, regional, and local economic stability will need to prevail over the life of the Derby STAR Bond
District and continue to support the need for retail uses at this location. In addition, prolonged labor
strikes or terrorist attacks at the national, regional, or local level could adversely affect the business
environment or business productivity at this location.

6. REVENUE GROWTH ASSUMPTIONS
This document makes assumptions about the future growth of retail sales within the Derby STAR Bond
District and these assumptions are made according to the dynamics associated with each of the top-eight
retailers currently operating within the District and with hotels and restaurants generally.
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SECTION XI – ADDENDUM
As the State contemplates the implementation of a STAR District to facilitate the Project described herein,
PGAV has been advised to review the potential impact of a Lagoon facility being developed within the
Kansas City Metropolitan Statistical Area (“MSA”). PGAV reviewed a similar Trade Area (four-hour drive
time) for a potential Lagoon facility located in the Kansas City MSA and such a primary trade area that
would overlap with the primary trade area associated with the Project and could reduce the amount of
potential customers from approximately 784,000 to approximately 440,000. Similarly, the overlap in
trade areas reduces the potential customers for a Kansas City-area Lagoon from approximately 1.1 million
to approximately 975,000. There appears to be a sufficient pool of customers to support a Lagoon in both
locations as the Project may attract approximately 230,000 visitors for the Lagoon component and needs
to attract only approximately 52% of potential customers in order to achieve success.
A Kansas City-area Lagoon would not interfere with visitors originating from the State of Oklahoma,
which presents the largest out-of-state visitor market potential for the Project.
The presence of the glamping component of the Project may alleviate the impact of Kanas City-area
Lagoon facility by maintaining the original four-hour drive Trade Area and a potential pool of customers
of approximately 843,000.
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