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INTRODUCTION

This study identifies the depth and breadth of the market for new market-rate dwelling units,
both new construction as well as adaptive re-use of existing buildings, that could be developed
over the next several years within Downtown Wichita, Kansas. For purposes of this study, the
Downtown Wichita Study Area covers the general area bounded by Murdock Street in the north,
Washington Street in the east, Interstate 54 in the south, and Sycamore Street in the west. The
Study Area encompasses several districts—Government Center, Renaissance Square, Old Town,
the Arena Neighborhood, WaterWalk, Century II, and the West Bank—and includes portions of
several others—Historic Midtown, McAdams, Central Northeast, the Douglas Design District,

South Central, and Delano.

The extent and characteristics of the potential market have been determined using
Zimmerman/Volk Associates’ proprietary target market methodology. In contrast to
conventional supply/demand analysis—which is based on supply-side dynamics and baseline
demographic projections—target market analysis establishes the optimum market position for
new housing derived from the housing preferences and socio-economic characteristics of

households in the draw areas within the framework of the local housing market context.
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The target market methodology is particularly effective in defining housing potential because it
encompasses not only basic demographic characteristics, such as income qualification and age, but
also less-frequently analyzed attributes such as mobility rates, lifestyle patterns and household

compatibility issues.

In brief, using the target market methodology, Zimmerman/Volk Associates determined:

* Where the potential renters and buyers for new market-rate housing units in the
Downtown Wichita Study Area are likely to move from (the draw areas);

* How many have the potential to move to the Downtown if appropriate housing
units were to be made available (depth and breadth of the market);

e What their housing preferences are in aggregate (rental or ownership, multi-family
or single-family);

*  Who currently lives in the draw areas and what they are like (the target markets);

*  What their alternatives are (other relevant housing in Downtown Wichita);

e What they will pay to live in the Downtown Wichita Study Area (market-rate
rents and prices); and

* How quickly they will rent or purchase the new units (absorption forecasts).

The current constrained market—characterized throughout most of the United States by
significantly reduced housing values; high levels of unsold units, both builder inventory units as
well as foreclosed and/or abandoned houses; and high levels of mortgage delinquencies by
speculators and investors as well as homeowners—has resulted in very restrictive development
financing and mortgage underwriting, taking a significant percentage of potential homebuyers out
of the market and preventing numerous for-sale developments from going forward. Nationally,
financing has also been challenging for rental developers, with the result that only a few new

residential projects, regardless of tenure, are moving forward.

These market constraints do not reduce the size of the potential market; however, depending on
the timing of market entry, they could reduce the initial percentage of the potential market able

to overcome those constraints.

ZIMMERMAN/VOLK ASSOCIATES, INC.
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NOTE: Tables 1 through 5 outline the depth and breadth, and composition of the
potential market for new rental and for-sale housing units located within the
Downtown Wichita Study Area. Tables 6 and 7 summarize selected benchmark
supply-side data. Table 8 describes the optimum market position, at market-
entry, for new rental and for-sale housing units that could be constructed within
the Study Area. The Appendix Tables contain migration and target market data

covering the appropriate draw areas for the City of Wichita and for the Downtown
Study Area.

MARKET POTENTIAL

The depth and breadth of the potential market for new market-rate dwelling units that could be
constructed within the Downtown Wichita Study Area have been derived from the housing
preferences and financial capacities of the draw area target households, identified through
Zimmerman/Volk Associates’ proprietary target market methodology and extensive experience

with urban development and redevelopment.

Where will the potential market for housing in the Downtown Wichita Study Area move from?

As derived from migration analysis—based on the most recent taxpayer records from the Internal
Revenue Service—the principal draw areas for new housing units within the Downtown Study
Area include the City of Wichita, the balance of Sedgwick County, and the adjacent counties of
Butler, Sumner, Reno, and Harvey. The Cities of Oklahoma City and Tulsa, Oklahoma, Kansas
City, Missouri, and Los Angeles, California are relevant secondary draw areas. This analysis also
factors in the market potential due to long- and short-term employment created by aircraft
companies located in the city, as well as from households currently living in all other counties

represented in Sedgwick County migration.

ZIMMERMAN/VOLK ASSOCIATES, INC.
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How many households are likely to move within or to Downtown Wichita each year,
and what are their housing preferences?

As determined by the target market methodology, which accounts for household mobility within
Wichita and Sedgwick County, as well as migration and mobility patterns of households currently
living in all other cities and counties, just over 2,500 younger singles and couples, empty nesters
and retirees, and traditional and non-traditional families currently living in the draw areas
comprise the annual potential market for new housing units located within the Downtown Study
Area. Based on the tenure (renter/buyer) and lifestyle preferences of the draw area households
that represent the potential market for the Study Area, and excluding those households with
preferences for single-family detached units, the annual potential market for new dwelling units

within the Study Area would be as follows (see also Table 1):

Annual Potential Market for New Housing Units
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

NUMBER OF PERCENT

HOUSING TYPE HOUSEHOLDS OF TOTAL
Multi-family for-rent 1,270 50.6%
Multi-family for-sale 870 34.7%
Single-family attached for-sale 370 _14.7%
Total 2,510 100.0%

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

ZIMMERMAN/VOLK ASSOCIATES, INC.
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—TARGET RESIDENTIAL MIX—

For purposes of this analysis, the target residential mix and optimum market position for the
Downtown Study Area have been established for a total of 1,000 units, the number of units that
could potentially be absorbed within the Study Area over a five- to seven-year time frame (see
Absorption Forecasts pp. 23-4). Although 1,000 units should be the objective, it is likely that the
actual unit yield will be a different number, due to the availability of land and/or buildings
suitable for conversion to residential, the feasibility of both residential and non-residential uses,

and the master planning process.

As derived from market preferences, the target residential mix of 1,000 units would be as follows:

Target Residential Mix—1,000 Units
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

PERCENT NUMBER

HOUSING TYPE OF TOTAL OF UNITS
Multi-family for-rent 50.6% 506
Multi-family for-sale 34.7% 347
Single-family attached for-sale _14.7% _147
Total 100.0% 1,000

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

As the Study Area is planned and actual unit yield determined, the appropriate proportions of

housing types should be maintained as closely as possible.

ZIMMERMAN/VOLK ASSOCIATES, INC.



Table 1

Potential Housing Market

Derived From The New Unit Rental And Purchase Propensities Of Draw Area Households

With The Potential To Move To The Study Area In 2010

Downtown Wichita
City of Wichita, Sedgwick County, Kansas

City of Wichita; Balance of Sedgwick County;
Butler, Sumner, Reno and Harvey Counties, Kansas;
Oklahoma City and Tulsa, Oklahoma; Los Angeles, California; Jackson, Missouri
Draw Areas

Total Target Market Households
With Potential To Rent/Purchase In
City of Wichita, Sedgwick County, Kansas 17,120

Total Target Market Households
With Potential To Rent/Purchase In
Downtown Wichita 2,510

Potential Housing Market

Multi- Single-
...... Family ... ... N 1Y
.. Attached .. ... Detached . ............
For-Rent For-Sale All Ranges Low-Range  Mid-Range  High-Range Total
Total Households: 1,270 870 370 420 430 330 3,690
{Mix Distribution}:  34.4% 23.6% 10.0% 11.4% 11.7% 8.9% 100.0%

Target Residential Mix
(Excluding Single-Family Detached)

Multi- Single-
...... Family ... ... .. Family ..
.. Attached . .
For-Rent For-Sale All Ranges Total
Total Households: 1,270 870 370 2,510
{Mix Distribution}: 50.6% 34.7% 14.7% 100.0%

NOTE: Reference Appendix One, Tables 1 Through 12.

SOURCE: Claritas, Inc.;
Zimmerman/ Volk Associates, Inc.
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TARGET MARKETS

The re-urbanization of America is the result of significant changes in American households, the
increasing cost of commuting by car, and the profound impact of the Great Recession—which
began in 2007—on both households and home-builders, particularly in the exurbs. The
transformation of American households (particularly shrinking household size and the
predominance of one- and two-person households) over the past decade is the consequence of the
convergence of the two largest generations in the history of America: the 82 million Baby Boomers
born between 1946 and 1964, and the 78 million Millennials, who were born from 1977 to 1996.
Combined with steadily increasing traffic congestion and fluctuating gasoline prices, this
convergence has resulted in important changes in neighborhood and housing preferences, with
major shifts from predominantly single-family detached houses in lower-density suburbs to
higher-density apartments, townhouses, and detached houses in urban and mixed-use

neighborhoods.

In addition to their shared preference for urban living, the Boomers and Millennials are changing
housing markets in multiple ways. In contrast to the traditional family (married couples with
children) that comprised the typical post-war American household, Boomers and Millennials are
predominantly singles and couples. As a result, the 21 Century home-buying market now
contains more than 63 percent one- and two-person households, and the 37 percent of the
homebuyers that could be categorized as family households are equally likely to be non-
traditional families (single parents or unrelated couples of the same sex with one or more children,

adults caring for younger siblings, to grandparents with custody of grandchildren).

Who currently lives in the draw areas and what are they like?

Mirroring national trends, the potential market for new market-rate housing units located within
the Downtown Study Area is predominantly younger singles and couples, followed by empty
nesters and retirees, and only a few families (primarily townhouse buyers). The target groups for
the Downtown Study Area can be characterized by housing preference as follows (see also Tables 2

through 5):

ZIMMERMAN/VOLK ASSOCIATES, INC.
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Target Residential Mix
By Household and Unit Types
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

PERCENT RENTAL FOR-SALE FOR-SALE
HOUSEHOLD TYPE OF TOTAL MULTI-FAM. MULTI-FAM. SF ATT.
Empty-Nesters & Retirees 20% 13% 29% 22%
Traditional &
Non-Traditional Families 9% 7% 3% 30%
Younger Singles & Couples 71% _80% _68% _48%
Total 100% 100% 100% 100%

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

Younger singles and couples comprise 71 percent of the market for new dwelling units within the
Downtown Study Area. This generation—the Millennials—is the first to have been largely raised
in the post-’70s world of the cul-de-sac as neighborhood, the mall as village center, and the
driver’s license as a necessity of life. In far greater numbers than predecessor generations,
Millennials are moving to downtown and urban neighborhoods. The target groups in this
segment typically choose to live in neighborhoods that contain a diverse mix of people, housing
types, and uses. For the most part, younger households tend to be “risk-tolerant,” and will move
into areas or neighborhoods that would not be considered acceptable for most families or older

couples.

This younger market includes a variety of young professionals—Fast-Track Professionals, the VIPs
and Upscale Suburban Couples; young entrepreneurs, artists, and “knowledge workers”—the
Entrepreneurs, e-Types, New Bohemians, Twentysomethings; as well as office workers,
undergraduates and graduate students, and other higher-education affiliates—/No-Nest

Suburbanites, Small-City Singles, and Suburban Achievers.

Depending on housing type, younger singles and couples represent between 48 percent (single-
family attached units) and 80 percent (rental units) of the market for new housing located within
the Downtown Study Area. Approximately three-quarters of the younger households would be

moving to Downtown from elsewhere in Wichita, five percent would be moving to the Study

ZIMMERMAN/VOLK ASSOCIATES, INC.
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Area from elsewhere in Sedgwick County, another three percent would be moving from the
regional and secondary draw areas, and the remaining 18 percent would be moving to Downtown

from elsewhere in the U.S.

Empty nesters and retirees (older singles and couples) represent another 20 percent of the
potential market for new dwelling units within the Downtown Study Area.  These
households—for the most part, the Baby Boom generation— have been moving from the full-nest
to the empty-nest life stage at an accelerating pace that will peak sometime in the next decade and
continue beyond 2020. Since the first Boomer turned 50 in 1996, empty-nesters have had a
substantial impact on urban housing.  After fueling the diffusion of the population into ever-
lower-density exurbs for nearly three decades, Boomers, particularly affluent Boomers, are

rediscovering the merits and pleasures of urban living.

A significant number of households in this market segment no longer have children living at
home; another large percentage are retirees, with incomes from pensions, savings and investments,
and social security. These households—O/ld Money, Urban Establishment, Small-Town
Establishment, Cosmopolitan Elite, New Empty Nesters, Affluent Empty Nesters, Suburban
Establishment, and Cosmopolitan Couples—would be attracted to appropriately-designed “move-
down” housing within walking distance of restaurants and shops. Just over a third of these
households are currently living in Wichita, 30 percent would be moving from elsewhere in
Sedgwick County, 10 percent from the regional and secondary draw areas, and the remaining 26

percent from elsewhere in the U.S.

Family-oriented households (traditional and non-traditional families) make up the smallest
market (just nine percent) for new units within the Downtown Study Area. In the 1980s, when the
majority of the Baby Boomers were in the full-nest lifestage, the “traditional family household”
(married couple with one or more children) comprised more than 45 percent of all American
households. That market segment has now fallen to less than 22 percent of all American
households (approximately 25 percent in Wichita), and the subset of the one wage-earner

traditional family has fallen to less than 10 percent of all American households. In addition to

ZIMMERMAN/VOLK ASSOCIATES, INC.
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reflecting the aging of the Baby Boomers into the empty-nest lifestage, this significant

transformation also demonstrates the increasing diversity of households with children.

The non-traditional families in this segment, notably single or divorced parents with one or two
children, are found in Full-Nest Urbanites and Multi-Cultural Families. Non-traditional families,
which during the 1990s became an increasingly larger proportion of all U.S. households,
encompass a wide range of family households, from a single parent with one or more children, an
adult with younger siblings, a grandparent with children and grandchildren, to an unrelated,
same-sex couple with children. The traditional family market—married couples with

children—are found in Unibox Transferees.

Depending on housing type, the family market segment represents between three (multi-family
for-sale units) and 30 percent (single-family attached units) of the market for new units located
within the Study Area. Approximately a quarter would be moving from one unit to another
within the city, less than five percent would be moving from elsewhere in Sedgwick County, and
the remaining 68 percent would be moving from the secondary draw area and from elsewhere in

the U.S.

ZIMMERMAN/VOLK ASSOCIATES, INC.



Table 2

Target Residential Mix By Household Type
Derived From The New Unit Rental And Purchase Propensities Of Draw Area Households
With The Potential To Move To The Study Area In 2010
Downtown Wichita
City of Wichita, Sedgwick County, Kansas

Multi- Single-
...... Family ... ... .. Family ..
.. Attached . .
Total For-Rent For-Sale All Ranges
Number of
Households: 2,510 1,270 870 370
Empty Nesters
& Retirees 20% 13% 29% 22%
Traditional &
Non-Traditional Families 9% 7% 3% 30%
Younger
Singles & Couples 71% 80% 68% 48%
100% 100% 100% 100%

SOURCE: Claritas, Inc.;
Zimmerman/ Volk Associates, Inc.



Table 3

Target Groups For New Multi-Family For-Rent

Downtown Wichita
City of Wichita, Sedgwick County, Kansas

Empty Nesters Number of Share of

& Retirees Households Households
Urban Establishment 20 1.6%
Small-Town Establishment 20 1.6%
Cosmopolitan Elite 40 3.1%
New Empty Nesters 70 5.5%
Affluent Empty Nesters 10 0.8%
Suburban Establishment 10 0.8%
Subtotal: 170 13.4%

Traditional &

Non-Traditional Families

Unibox Transferees 40 3.1%
Full-Nest Urbanites 20 1.6%
Multi-Cultural Families 20 1.6%
Subtotal: 80 6.3%
Younger

Singles & Couples
The Entrepreneurs 10 0.8%
e-Types 20 1.6%
The VIPs 90 7.1%
Fast-Track Professionals 30 2.4%
Upscale Suburban Couples 30 2.4%
New Bohemians 40 3.1%
No-Nest Suburbanites 60 4.7%
Twentysomethings 240 18.9%
Suburban Achievers 120 9.4%
Small-City Singles 380 29.9%
Subtotal: 1,020 80.3%
Total Households: 1,270 100.0%

SOURCE: Claritas, Inc.;
Zimmerman/ Volk Associates, Inc.



Table 4

Target Groups For New Multi-Family For-Sale

Downtown Wichita
City of Wichita, Sedgwick County, Kansas

Empty Nesters Number of Share of
& Retirees Households Households
Old Money 30 3.4%
Urban Establishment 30 3.4%
Small-Town Establishment 20 2.3%
Cosmopolitan Elite 70 8.0%
New Empty Nesters 60 6.9%
Affluent Empty Nesters 20 2.3%
Suburban Establishment 10 1.1%
Cosmopolitan Couples 10 1.1%
Subtotal: 250 28.7%
Traditional &

Non-Traditional Families

Unibox Transferees 10 1.1%
Full-Nest Urbanites 10 1.1%
Multi-Cultural Families 10 1.1%
Subtotal: 30 3.4%
Younger

Singles & Couples
The Entrepreneurs 30 3.4%
e-Types 10 1.1%
The VIPs 90 10.3%
Fast-Track Professionals 20 2.3%
Upscale Suburban Couples 30 3.4%
New Bohemians 20 2.3%
Twentysomethings 90 10.3%
No-Nest Suburbanites 20 2.3%
Suburban Achievers 170 19.5%
Small-City Singles 110 12.6%
Subtotal: 590 67.8%
Total Households: 870 100.0%

SOURCE: Claritas, Inc.;
Zimmerman/ Volk Associates, Inc.



Table 5

Target Groups For New Single-Family Attached For-Sale

Downtown Wichita
City of Wichita, Sedgwick County, Kansas

Empty Nesters Number of Share of
& Retirees Households Households
Urban Establishment 10 2.7%
Small-Town Establishment 10 2.7%
Cosmpolitan Elite 30 8.1%
New Empty Nesters 10 2.7%
Affluent Empty Nesters 10 2.7%
Suburban Establishmen t 10 2.7%
Subtotal: 80 21.6%
Traditional &

Non-Traditional Families

Unibox Transferees 80 21.6%
Full-Nest Urbanites 20 5.4%
Multi-Cultural Families 10 2.7%
Subtotal: 110 29.7%
Younger

Singles & Couples
The Entrepreneurs 10 2.7%
The VIPs 40 10.8%
Fast-Track Professionals 20 5.4%
Upscale Suburban Couples 10 2.7%
Twentysomethings 30 8.1%
Suburban Achievers 30 8.1%
Small-City Singles 40 10.8%
Subtotal: 180 48.6%
Total Households: 370 100.0%

SOURCE: Claritas, Inc.;
Zimmerman/ Volk Associates, Inc.
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SUPPLY-SIDE DATA

What residential properties are currently located in the Downtown?

Information on relevant rental and for-sale, multi-family and attached properties located in the
Wichita market area is provided as follows: for rental properties, see Table 6; for new for-sale

condominium and townhouse properties, see Table 7.

ZIMMERMAN/VOLK ASSOCIATES, INC.



Table 6

Summary Of Selected Rental Properties
Downtown Wichita, Sedgwick County, Kansas

Page 1 of 2

November, 2009
Number Unit Reported Reported Rent per
Property (Date Opened) of Units Type Base Rent  Unit Size Sq. Ft. Additional Information
Address
Village Park -
Barclay Square (1974) 240 95% occupancy
550 West Central Avenue 1br/1ba $480 to 635 $0.76 to Swimming pool,
$500 $0.79 private marina,
2br/1ba $650 to 868 $0.75 to clubhouse.
$670 $0.77
2br/2ba $600 to 915 $0.66 to
$630 $0.69
Mosely Street Place (1996) 24 100% occupancy
230 North Mosley Street 1br/1ba $625 to 750 $0.83 to 10 percent are
$650 $0.87 income restricted.
2br/2ba $795 to 960 $0.83 to
$825 $0.86
Harvestor Lofts (2004) 48 100% occupancy
355 North Rock Island 1br/1ba $625 720 to  $0.78 to Historic building.
mixed-use 800 $0.87 Fitness center.
2br/1.5ba $925 to 1,000 $0.93 to
$975 $0.98 30 (62.5%) are
income restricted.
250 Douglas Place 61 100% occupancy
250 West Douglas Avenue 1br/1ba $650 to 600 to $1.08 to  Former Holiday Inn.
$725 $1.21 Pool, club roon,
Penthouse $990 900 $1.10 fitness center,
business center,
recreation deck.
Innes Station (1998) 80 100% occupancy
701 East First 1br/1ba $695 to 720 to  $0.67 to Underground parking.
$875 1,300 $0.97
2br/1ba $875 1,100 $0.80 10 percent are
2br/2ba  $1,100 to 1,000 to $0.88 to income restricted.
$1,400 1,600 $1.10

SOURCE: Zimmerman/ Volk Associates, Inc.



Table 6

Summary Of Selected Rental Properties

Downtown Wichita, Sedgwick County, Kansas

Page 2 of 2

November, 2009
Number Unit Reported Reported Rent per
Property (Date Opened) of Units Type Base Rent  Unit Size Sq. Ft. Additional Information
Address
The Flats 324 (12/09) 68 Pre-leasing
324 North Emporia 1br/1ba $700 to 530 to  $0.93 to Adaptive reuse.
$1,100 1,180 $1.32 former High School.
2br/2ba $1,150 to 1,177 to $0.98 to
$2,100 1,890 $1.11
Finn Lofts (04/10) 25 Pre-leasing
430 South Commerce Studios $750 to 560 to  $1.31 to
$800 610 $1.34
Ibr/1ba  $900 to 710 to  $1.10 to
$1,100 1,000 $1.27
2br/1.5ba  $1,350 to 1,000 to  $1.26 to
$1,500 1,188 $1.35
Eaton Place (2001) 115 97% occupancy
517 East Douglas Avenue Lofts $865 to 764 to  $0.88 to Historic building.
$1,100 1,254 $1.13 Fitness center,
1br/1ba $750 to 537 to  $1.04 to clubroom.
$980 942 $1.40
2br/1ba $850 to 888 to  $0.96 to
$1,195 1,131 $1.06
2br/2ba $995 to 995 to  $0.95 to
$1,225 1,285 $1.00
Lofts at
Old Town Square (2002) 15 100% occupancy
331 North Rock Island 1br/1.5ba $875 to 800 to $0.92 to Underground parking.
$1,100 1,200 $1.09
2br/1.5ba  $1,300 to 1,000 to  $1.00 to
$1,495 1,500 $1.30

SOURCE: Zimmerman/ Volk Associates, Inc.



Table 7

Summary Of Selected For-Sale Multi-Family
And Single-Family Attached Developments
City of Wichita, Sedgwick County, Kansas

November, 2009

Total Sales

Unit Beds/ Unit Price  Unit Size Price Per Total  (Monthly
Development (Date Opened) Type Baths Range Range Sq. Ft. Units  Average)
Developer/Builder
Address
. ... Downtown . ...

Water Walk Place (02/08) CcO 46 15 (0.8)
Water Walk LLC $199,000 to 1,108 to $180 to {plus 2
515 South Main Street $770,000 5,045 $695 under contract}

1br/2ba $365,000 * 2,005 $182

. ... Downtown Resales . . . .

Lofts at St. Francis (2005) cO 27 27
Real Development 2br/2ba $219,000 983 $223
201 St. Francis 1br/1.5ba $269,900 1,370 $197
Rumley Lofts (2005) CcO 18 18
David Burk 2br/2ba $315,000 2,164 $146
242 North Mead 1br/2ba $329,900 2,200 $150

2br/2ba $450,000 2,559 $176

... College Hill . . ..

Parkstone
at College Hill (2007) TH 40 3 (0.1
Mike Loveland $399,900 to 2,627 to $152 to
3241 East Victor Place $639,900 2,747 $244

SOURCE:

Zimmerman/Volk Associates, Inc.
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DOWNTOWN MARKET-RATE RENT AND PRICE RANGES

From a market perspective, the assets of Downtown Wichita that make it an attractive place to

live include:

e Historic buildings: The number of architecturally and historically significant

buildings provide a unique identity for the Downtown.

*  Employment: Downtown Wichita is a regional employment center and home to a
variety of businesses, as well as multiple city and county offices, although a greater

concentration of employment would enhance the market potential of Downtown.

* Culture and Entertainment: The Orpheum Theatre and the Century II
Performing Arts Center are now joined by the InTrust Bank Arena, providing
another Downtown venue for concerts, cultural activities, and sports events.
Wichita is home to the Music Theatre of Wichita, the Wichita Grand Opera, and
Wichita Symphony Orchestra, as well as one of the few Downtown movie theaters,
the Old Town Warren. Several museums are located in or adjacent to Downtown:
the Wichita Art Museum, the Wichita Sedgwick County Historical Museum, the
Museum of World Treasures, among others. The Lawrence-Dumont Stadium,
just across the river from Downtown,is home to the Wingnuts, a baseball team in the

the North Division of the American Association of Independent Professional Baseball.

* Shopping and Dining: A variety of restaurants and stores are located in and

around Old Town and Delano, as well as scattered throughout the Downtown.

e Walkability: Downtown is compact enough to walk from one end to the other,
although, due to the number of open parking lots, the quality of the pedestrian

experience needs to be improved significantly.

* Location and Access: Downtown is well positioned in the citywide and regional

arterial network, which makes it a convenient and highly accessible area by car.

ZIMMERMAN/VOLK ASSOCIATES, INC.
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From a market perspective, the major challenges to new residential development in Downtown

Wichita include, in order of importance:

* Neglected or vacant properties: Derelict and vacant properties are a deterrent to
potential Downtown residents, as they contribute to the perception that Downtown

is a neglected, low-value neighborhood.

* High costs: The high costs of materials, in addition to the typically high cost of
adaptive re-use, drive rents and prices beyond the reach of many potential

Downtown residents.

* DParking misconceptions: Regardless of the abundance of parking garages and open
parking lots, the local perception is that there are few convenient places to park

Downtown.

* Non-Automobile Transportation: The dearth of transportation options other than
the automobile limits the size of the potential market for new residential

development.

ZIMMERMAN/VOLK ASSOCIATES, INC.
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What is the market currently able to pay?
—Rent and Price Ranges—

Based on the tenure preferences of draw area households and their income and equity levels, the
general range of rents and prices for up to 1,000 market-rate residential units that could be

sustained by the market over the next five to seven years is as follows (see also Table 8):

Rent, Price and Size Ranges
Newly-Created Housing (Adaptive Re-Use and New Construction)
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

RENT/PRICE SIZE RENT/PRICE
HOUSING TYPE RANGE RANGE PER SQ. FT.
MULTI-FAMILY RENTAL—
Hard Lofts * $550-$1,300/month 450-1,100 sf $1.18-$1.22 psf
Soft Lofts $750-$1,500/month 550—1,200 sf $1.25-$1.36 psf
Upscale Apartments $1,200-$1,900/month 800-1,400 sf $1.36-$1.50 psf
MULTI-FAMILY FOR-SALE—

Hard Lofts * $150,000-$250,000 700-1,250 sf $200-$214 psf
Soft Lofts T $195,000-$300,000 800-1,400 sf $214-$244 psf
Upscale Condominiums $275,000-$400,000 1,000-1,650 sf $242-$275 psf

SINGLE-FAMILY ATTACHED FOR-SALE—

Townhouses/Rowhouses $225,000-$350,000 1,100-1,800 sf $194-$205 psf
Live-Work Units $325,000-$375,000 1,350-1,600 sf $234-$241 psf
(500 sf work space)

* Unit interiors of “hard lofts” typically have high ceilings and commercial windows and are either
minimally finished, limited to architectural elements such as columns and fin walls, or unfinished,

with no interior partitions except those for bathrooms.

1 Unit interiors of “soft lofts” may or may not have high ceilings and are fully finished, with the interiors

partitioned into separate rooms.

SOURCE: Zimmerman/Volk Associates, Inc., 2010.
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Base Base Base Annual
Rent/Price Unit Size Rent/Price Market
Housing Type Range* Range Per Sq. Ft.* Capture
Multi-Family For-Rent 134 units
Hard Lofts $550 to 450 to $1.18 to
Open Floorplans/1ba $1,300 1,100 $1.22
Soft Lofts $750 to 550 to $1.25 to
Studios to Two-Bedrooms $1,500 1,200 $1.36
Upscale Apartments $1,200 to 800 to $1.36 to
One- to Three-Bedrooms $1,900 1,400 $1.50
Multi-Family For-Sale 48 units
Hard Lofts $150,000 to 700 to $200 to
Open Floorplans/1ba $250,000 1,250 $214
Soft Lofts $195,000 to 800 to $214 to
One- and Two-Bedrooms $300,000 1,400 $244
Upscale Condominiums $275,000 to 1,000 to $242 to
Two- and Three-Bedrooms $400,000 1,650 $275
Single-Family Attached For-Sale 18 units
Townhouses/Rowhouses $225,000 to 1,100 to $194 to
Two- and Three-Bedrooms $350,000 1,800 $205
Live-Work Units $325,000 to 1,350 to $234 to
One- and Two-Bedrooms $375,000 1,600 $241
500 sf work space

on ground floor

NOTE: Base rents/ prices in year 2010 dollars and exclude floor and/or view premiums,

options and upgrades.

SOURCE: Zimmerman/ Volk Associates, Inc.
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The proposed rents and prices are in year 2010 dollars, are exclusive of consumer options and
upgrades, or floor or location premiums, and cover the broad range of rents and prices for newly-
developed units currently sustainable by the market in the Downtown Wichita Study Area. These
rents and prices are also “market rates”—that is, within the economic capability of the target
households that represent the current market for Downtown housing; however, depending on
acquisition and construction costs, it is possible that many buildings or projects could require

financing assistance, subsidies and/or tax incentives to provide units at these rents/prices.

This analysis has not calculated affordability based on the use of non-standard mortgage
instruments, but rather typical 30-year mortgages, with at least a 10 percent down payment, at

six percent interest.

How fast will the units lease or self?
—Market Capture—

After more than 20 years’ experience in numerous cities across the country, and in the context of
the target market methodology, Zimmerman/Volk Associates has determined that those
households that can afford, and would prefer new construction, rather than previously lived-in
units, represent approximately five to 10 percent of the potential market, given the production of
appropriately-positioned new housing. (Until the collapse of the housing market in the fall of

2008, newly-constructed dwelling units represented 15 percent of all units sold in the nation.)

Over the near term, absorption rates are likely to be lower than the annual number of units
forecast below due to the uncertain timing of a mortgage and housing market recovery. As noted
in the INTRODUCTION, the current constrained market is characterized in many locations by
reduced housing prices, high levels of unsold units, high levels of mortgage delinquencies and
foreclosures, and restrictive mortgage underwriting and development finance. These market
constraints do not reduce the size of the potential market; however, depending on the timing of

market entry, they could reduce the initial percentage of the potential market able to overcome

ZIMMERMAN/VOLK ASSOCIATES, INC.
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those constraints.

Annual absorption for new properties located within the Downtown Study Area is forecast as

follows:

Annual Average Absorption
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

Multi-family for-rent 134 units net of turnover
Lofts/apartments

Multi-family for-sale 48 units
Lofts/apartments

Single-family attached for-sale 18 units
Townhouses/rowhouses/live-work
Total 200 units

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

Annual average absorption of 200 units in Downtown Wichita corresponds to a capture rate of
eight percent of the 2,510 households, identified through target market analysis, that have the
potential to rent or purchase new housing units within the Study Area each year over the next five
years. These absorption forecasts fall within the five to 10 percent capture of the annual potential
market (equal to 125 to 250 units per year) described above, and is well within the target market

methodology’s parameters of feasibility.

At these forecast paces, absorption of 1,000 new dwelling units within the Downtown Study Area
would likely be achieved within approximately five to seven years, depending on phasing,
construction and site constraints, and predicated on no worsening of the national, regional and
local economies. These forecasts also assume that there will be multiple properties marketing new

units over the next several years.

NOTE: The target market capture rates of the potential purchaser pool are a unique and highly-
refined measure of feasibility. Target market capture rates are not equivalent to—and should not

be confused with—penetration rates or traffic conversion rates.
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The target market capture rate is derived by dividing the annual forecast absorption by the

number of households that have the potential to move to the site in a given year.

The penetration rate is derived by dividing the total number of dwelling units planned for

a property by the total number of draw area households, sometimes qualified by income.

The traffic conversion rate is derived by dividing the total number of buyers or renters by

the total number of prospects that have visited a site.

Because the prospective market for a property is more precisely defined using target
market methodology, a substantially smaller number of households are qualified; as a
result, target market capture rates are higher than the more grossly-derived penetration

rates. The resulting higher capture rates remain within the range of feasibility.

ZIMMERMAN/VOLK ASSOCIATES, INC.



RESIDENTIAL MARKET POTENTIAL Page 26
Downtown Wichita

City of Wichita, Sedgwick County, Kansas

January, 2010

—Multi-Family Rental Distribution—

The market-rate rent range covers leases by households with annual incomes starting at $30,000
for single wage-earners up to $75,000 or more for households with two wage-earners. A single-
income household, with an annual gross income of $30,000 per year, paying no more than 25
percent of income for rent and utilities—the national standard for affordability is 30
percent—would qualify for a rent of $550 per month. A two-income household, with an annual
gross income of $75,000 per year, paying no more than 25 percent of income for rent and utilities,

would qualify for a rent of $1,900 per month.

Based on the target household mix (see again Table 3) and the incomes of the target households,
the distribution by rent range of the 134 new rental units that could be absorbed each year over

the next five to seven years in the Downtown Wichita Study Area is as follows:

Loft/Apartment Distribution by Rent Range
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

MONTHLY UNITS

RENT RANGE PER YEAR PERCENTAGE
$500-$750 27 20.1%
$750-$1,000 32 23.9%
$1,000-$1,250 37 27.6%
$1,250-$1,500 18 13.4%
$1,500-$1,750 10 7.5%
$1,750 and up _10 _75%
Total: 134 100.0%

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

More than 92 percent of the lofts/apartments with monthly rents of $1,250 or less are likely to be
leased by younger singles and couples. Empty nesters and retirees represent the market for six

percent of these units, and the remaining two percent are non-traditional families.
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Forty percent of the most expensive soft lofts and luxury apartments (with monthly rents of
$1,750 or more) are likely to be leased by older couples, with another 40 percent likely to be

rented by dual-income younger couples, and the remaining 20 percent by compact families.

—Multi-Family For-Sale Distribution—

The market-rate price range covers purchases by households with annual incomes starting at
$50,000 for single wage-earners, up to $150,000 or more for households with two wage-earners.
A single- income household, with an annual gross income of $50,000 per year, paying no more
than 25 percent of gross income for housing costs, including mortgage principal, interest, taxes,
insurance and utilities, and with a 10 percent down payment, would qualify for a mortgage of
$135,000 at current interest rates. A two-income household, with an annual gross income of
$150,000 per year following the same criteria would qualify for a mortgage of $360,000 at current

interest rates.

Based on the target household mix (see again Table 4) and incomes of the target households, the
distribution by price range of the 48 market-rate for-sale apartments that could be absorbed each

year over the next five to seven years in the Downtown Wichita Study Area is as follows:

Loft/Apartment Distribution by Price Range
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

PRICE UNITS

RANGE PER YEAR PERCENTAGE
$150,000-$200,000 12 25.0%
$200,000-$250,000 12 25.0%
$250,000-$300,000 10 20.8%
$300,000-$350,000 6 12.5%
$350,000-$400,000 5 10.4%
$400,000 and up _3 _63%
Total: 48 100.0%

SOURCE: Zimmerman/Volk Associates, Inc., 2010.
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Younger singles and couples represent three-quarters of the market for units priced below
$250,000, and empty nesters and retirees almost 21percent. The most expensive units, priced at
$350,000 or more, are likely to be purchased by an even mix of empty nesters and retirees and

affluent younger couples.

—Single-Family Attached For-Sale Distribution—

Based on the target household mix (see again Table 5) and incomes of the target households, the
distribution by price range of the 18 market-rate for-sale townhouse/rowhouses and live-work
units that could be absorbed each year over the next five to seven years in the Downtown Wichita

Study Area is as follows:

Townhouse/Rowhouse/Live-Work Distribution by Price Range
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

PRICE UNITS

RANGE PER YEAR PERCENTAGE
$200,000-$250,000 2 11.1%
$250,000-$300,000 4 22.2%
$300,000-$350,000 5 27.8%
$350,000-$400,000 4 22.2%
$400,000 and up _3 _16.7%
Total: 18 100.0%

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

Younger singles and couples represent over 83 percent of the market for units priced below
$300,000, and small families the remaining 17 percent. The most expensive units, priced at
$350,000 or more, are likely to be purchased by an even mix of urban families and empty nesters

and retirees.
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UNIT AND PROPERTY AMENITIES

In-Unit Amenities

To meet the expectations of potential urban residents, all units should be wired for cable television
and high-speed internet or, if practical, be served by a building-wide Wi-Fi system. For hard lofts
or soft lofts in adaptive re-use structures, existing floors should be salvaged and refinished
wherever possible. Although hard and soft lofts are typically designed without interior walls, with
the exception of the bathroom, as much closet and storage space as possible should be provided.

Wherever possible in both types, masonry walls should be exposed.

In the kitchens, although, until recently, granite countertops have been the norm for urban
redevelopment, it is highly recommended that less-expensive, and/or more environmentally-
sensitive alternatives be selected for the hard and soft lofts—such as Fireslate in the rental units,
and Richlite and PaperStone, which are composed of recycled materials, in the for-sale units. For
the more expensive condominiums, countertops could be CaesarStone and Silestone—quartz
composite materials—or new terrazzo products such as Vetrazzo or IceStone. All kitchens should
include integral or undermount sinks, and either matching backsplashes or finished in stainless
steel; renters will expect contemporary, durable finishes appropriate to urban living, as opposed to
the carpeted “beige” interiors of suburban multi-family housing. Cabinets in the lofts should have
flush fronts with integral or contemporary pulls, offered in a variety of finishes, ranging from

bamboo to frosted glass. Appliances should be mid-grade with stainless fronts.

In new construction, suburban condominium finishes should be avoided. Larger units should be
configured as soft lofts, with bedrooms separated by walls or, in cases of interior rooms, partitions
that run only partially to the ceiling. HVAC should be designed with exposed spiral ductwork.
Lighting fixtures should have clean and minimalist designs, capable of accommodating compact

fluorescent bulbs.

Floors should not be carpeted, but should, instead, be offered with scored, stained and polished
concrete as standard and with bamboo as an option in the main rooms and bedrooms, and

ceramic or stone as an option in the kitchens and baths.
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Walls should be drywall finished with simple contemporary baseboards. Doors should be flush,

matched-grain wood with stainless handles and hardware.

Bathrooms should have a standard contemporary finish package, including vessel-style sinks, and
countertops of materials similar to the grade used in the kitchens. All fixtures, faucets and
lighting should be clean, minimalist and contemporary. Again, lighting should accommodate

compact fluorescent bulbs.

Some of the “luxury apartments” will require more conventional finishes, such as crown molding,
chair rails, five-panel interior doors, carpeted bedroom floors, with carpet or hardwood in living
and dining areas and tile in the kitchens and baths. Kitchen countertops should be granite, or
Corian, or an equivalent solid surface, with integral or undermount ceramic sinks and stainless
steel appliances, and a choice of European or traditional cabinets. Bathrooms should have ceramic

tile floors and high-style, traditional fixtures.

Property Amenities

Larger rental properties, in order to be competitive, should provide the amenities that have
become the norm for investment-grade assets: business center, clubroom with catering kitchen,

and some level of exercise facility.

For condominiums, if the property is large enough (at least 30 units), property amenities could
include a small fitness center with state-of-the-art treadmills, bikes, Stairmasters, and free weights.
Building amenities in a large condominium property could also include an owners’ club with a full
working bar, media area with flat-screen television, chess, backgammon and card room, library

and either high-speed internet access or Wi-Fi.

Any additional property amenities would depend on the scale of the development and the
proposed price points; the more expensive the units, the greater the number of amenities that the
buyers will expect. For very high-end developments, concierge services, accommodating a wide
range of personal services, from dry cleaning pick-up/delivery to theater reservations, would be

appropriate. However, if these kinds of services generate high condominium fees, there is likely to
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be buyer resistance. It is for this reason that swimming pools are not recommended; pools are

expensive to build and maintain, and are typically infrequently used by residents.

Other community amenities (for both renters and owners) that are not very expensive to provide

include storage units, bicycle racks, and recycling bins.

Ultimately, residential values will depend upon the establishment of urban neighborhoods in the
Downtown Study Area. An urban residential neighborhood succeeds when its physical
characteristics consistently emphasize urbanity and the qualities of urban life; conversely, attempts
to introduce suburban scale and housing types into urban areas have invariably yielded
disappointing results. Therefore, appropriate urban design—which places as much emphasis on
creating quality streets and public places as on creating or developing quality buildings—will be

essential to success.
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DOWNTOWN HOUSING TYPES

Adaptive re-use of existing, non-residential buildings can yield either lofts or fully-finished
apartments. The lofts, whether for-rent or for-sale, new construction or adaptive re-use, should

include work space as a permitted use.

Building and unit types most successfully used in residential redevelopment or new residential

construction in other downtowns comparable in size and scale to Downtown Wichita, include:

—~MULTI-FAMILY—

* Courtyard Apartment Building: In new construction, an urban, pedestrian-oriented

equivalent to conventional garden apartments. An urban courtyard building is four or
more stories, often combined with non-residential uses on the ground floor. The building
should be built to the sidewalk edge and, to provide privacy and a sense of security, the
first floor should be elevated significantly above the sidewalk. Parking is either below

grade, at grade behind or interior to the building, or in an integral structure.

* Loft Apartment Building: Either adaptive re-use of older warechouse and manufacturing
buildings or a new-construction building type inspired by those buildings. The new-

construction version is usually elevator-served with double-loaded corridors.

Hard Lofts: Unit interiors typically have high ceilings and commercial windows and are
minimally finished (with minimal room delineations such as columns and fin walls), or

unfinished (with no interior partitions except those for bathrooms).

Soft Lofts: Unit interiors typically have high ceilings, are fully finished and partitioned
into individual rooms. Units may also contain architectural elements reminiscent of “hard
lofts,” such as exposed ceiling beams and ductwork, concrete floors and industrial finishes,

particularly if the building is an adaptive re-use of an existing industrial structure.
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Apartment Flat: Conventionally-finished apartment unit on a single level, with
completely-partitioned rooms. In this case, finishes and fixtures—trim, interior doors,

kitchens and baths—should be offered in a choice of modern or traditional styles.

Duplex: A two-story unit in a multi-family building, also with partial- or completely-
partitioned rooms. In general, the living spaces, including a kitchen and half bath, are
located on one floor, and the sleeping quarters, including the master suite, are located on
the other floor. As with the flats, finishes and fixtures are typically offered in a choice of
traditional (targeted to empty-nest households) or contemporary (targeted to younger

households) styles.

e Mansion Apartment Building: A two- to four-story flexible-use structure with a street

fagade resembling a large detached or attached house (hence, “mansion”). The attached
version of the mansion, typically built to a sidewalk on the front lot line, is most
appropriate for downtown locations. The building can accommodate a variety of
uses—from rental or for-sale apartments, professional offices, any of these uses over
ground-floor retail, a bed and breakfast inn, or a large single-family detached house—and

its physical structure complements other buildings within a neighborhood.

Parking behind the mansion buildings can be either alley-loaded, or front-loaded served

by shared drives.

Mansion buildings should be strictly regulated in form, but flexible in use. However,
flexibility in use is somewhat constrained by the handicapped accessibility regulations in

both the Fair Housing Act and the Americans with Disabilities Act.

In all cases, the building’s apartments can be leased, as in a conventional income property,
or sold to individual buyers, under condominium or cooperative ownership, in which the

owner pays a monthly maintenance fee in addition to the purchase price.
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—SINGLE-FAMILY ATTACHED—

*  Townhouse/ Rowhouse: Similar in form to a conventional suburban townhouse except that

the garage—either attached or detached—is located to the rear of the unit and accessed
from an alley or auto court. Unlike conventional townhouses, urban townhouses conform
to the pattern of streets, typically with shallow front-yard setbacks. To provide privacy

and a sense of security, the first floor should be elevated significantly above the sidewalk.

* Live-work is a unit or building type that accommodates non-residential uses in addition
to, or combined with living quarters. The typical live-work unit is a building, either
attached or detached, with a principal dwelling unit that includes flexible space that can be

used as office, retail, or studio space, or as an accessory dwelling unit.

Regardless of the form they take, live-work units should be flexible in order to respond to
economic, social and technological changes over time and to accommodate as wide as
possible a range of potential uses. The unit configuration must also be flexible in order to
comply with the requirements of the Fair Housing Amendments Act and the Americans

with Disabilities Act.
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METHODOLOGY.

The technical analysis of market potential for the Downtown Wichita Study Area included
delineation of the draw areas and physical evaluation of the Study Area and the surrounding

context.

The delineation of the draw areas for housing within the City of Wichita was based on historic
settlement patterns, migration trends for Sedgwick County, interviews with key stakeholders in

the Study Area, and other market dynamics.

The evaluation of market potential for the Study Area was derived from the housing preferences
and financial capacities of the draw area households, identified through Zimmerman/Volk

Associates’ proprietary target market methodology, and yielded:

e The depth and breadth of the potential housing market by tenure (rental and
ownership) and by type (lofts/apartments, townhouse/rowhouse/live-work units);

and

e The composition of the potential housing market (empty-nesters/retirees, younger

singles/couples, traditional and non-traditional families).
NOTE: The Appendix Tables are provided in a separate document.

Delineation of the Draw Areas (Migration Analysis)—

Based on Zimmerman/Volk Associates’ field investigation, interviews with key stakeholders in the
Study Area, and analysis of migration and mobility data, the draw areas for new residential
development within the Downtown Study Area have been determined. Taxpayer migration data
provide the framework for the delineation of the draw areas—the principal counties of origin for
households that are likely to move to Sedgwick County and the City of Wichita. These data are
maintained at the county and “county equivalent” level by the Internal Revenue Service and

provide a clear representation of mobility patterns.

ZIMMERMAN/VOLK ASSOCIATES, INC.



RESIDENTIAL MARKET POTENTIAL Page 36
Downtown Wichita

City of Wichita, Sedgwick County, Kansas

January, 2010

Appendix One, Table 1.
Migration Trends

Between 2003 through 2007—the latest data available from the Internal Revenue Service—the

annual number of households moving into Sedgwick County climbed from just under 7,600

households in 2003 to nearly 9,700 households in 2007. (Reference Appendix One, Table 1.)

Over the same period, the number of households moving out of Sedgwick County fluctuated
between the low of just under 8,300 households in 2006 to more than 8,700 households in 2003

and 2005. As a result, over five years, Sedgwick County net migration patterns have been

reversed, from net household migration losses in 2003 and 2004 to net household gains from

2005 through 2007, with the county gaining over 1,000 households in 2007.

For Sedgwick County, between 18 and 20 percent of in-migration is from neighboring Butler,
Sumner, Reno, and Harvey Counties; another four to five percent comes from Oklahoma City
and Tulsa, Oklahoma, Los Angeles, and Kansas City; and the remaining three-quarters is from

counties elsewhere in Kansas as well as the rest of the United States.

NOTE: Although net migration provides insights into an area’s historic ability to attract or retain households
compared to other locations, it is those households likely to move into an area (gross in-migration) that

represent the area’s external market potential.

Based on the migration data, then, the draw areas for Sedgwick County, the City of Wichita, and

the Downtown Wichita Study Area have been delineated as follows:

e The primary (internal) draw area, covering households currently living within the City of
Wichita.

* The local (external) draw area, covering households currently living within the balance of

Sedgwick County.

* The regional draw area, covering households with the potential to move to Sedgwick

County from Butler, Sumner, Reno, and Harvey Counties.
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* The secondary draw area, covering households with the potential to move to Sedgwick

County from Oklahoma City and Tulsa, Oklahoma, Los Angeles, and Kansas City.

e The national draw area, covering housecholds with the potential to move to Sedgwick

County from all other counties in Kansas and the U.S.

Anecdotal information obtained from real estate brokers, sales agents, and other knowledgeable

sources corresponded to the migration data.

Migration Methodology:

County-to-county migration is based on the year-to-year changes in the addresses shown on the
population of returns from the Internal Revenue Service Individual Master File system. Data on
migration patterns by county, or county equivalent, for the entire United States, include inflows
and outflows. The data include the number of returns (which can be used to approximate the

number of households), and the median and average incomes reported on the returns.

TARGET MARKET CLASSIFICATION OF CITY OF WICHITA AND SEDGWICK COUNTY
HOUSEHOLDS—

Geo-demographic data obtained from Claritas, Inc. provide the framework for the categorization
of households, not only by demographic characteristics, but also by lifestyle preferences and socio-

economic factors. For purposes of this study, only those household groups with median incomes

that enable most of the households within each group to qualify for market-rate housing are
included in the tables. An appendix containing detailed descriptions of each of these target

market groups is provided along with the study.

Appendix One, Tables 2 and 3.
Target Market Classification

Nearly 57 percent, or 81,7855 households, of the estimated 144,370 households that lived in the
City of Wichita in 2009 had the capacity to rent or buy market-rate housing. Median income
within the city was estimated at $45,100, approximately 12 percent below the national median of

$51,400. Median home value within the city was estimated at $100,400, almost 42 percent lower
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than the national median of $172,400. Forty-five percent of Wichita’s “market-rate” households
can be classified as younger singles and couples, another 33.8 percent as empty nesters and
retirees, and the remaining 21.2 percent as traditional and non-traditional families. (See

Appendix One, Table 2.)

Of the estimated 188,470 households that lived in Sedgwick County in 2009, approximately 61.3
percent, or 115,570 households, had the capacity to rent or buy market-rate housing. Median
income within the county was estimated at $48,600, approximately five percent below the
national median and slightly higher than that of Wichita. Median home value was estimated at
$109,200, nearly 37 percent below the nation but about nine percent higher than that of Wichita.
Approximately 38.5 percent of the county’s “market-rate” households can be classified as younger
singles and couples, with 34.8 percent empty nesters and retirees, and 26.7 percent traditional and

non-traditional families. (See Appendix One, Table 3.)

Target Market Methodology:

The proprietary target market methodology developed by Zimmerman/Volk Associates is an
analytical technique, using the PRIZM NE houschold clustering system, that establishes the
optimum market position for residential development of any property—from a specific site to an
entire political jurisdiction—through cluster analysis of households living within designated draw
areas. In contrast to classical supply/demand analysis—which is based on supply-side dynamics
and baseline demographic projections—target market analysis establishes the optimum market
position derived from the housing and lifestyle preferences of households in the draw area and
within the framework of the local housing market context, even in locations where no close

comparables exist.

In the target market methodology, clusters of households (usually between 10 and 15) are
grouped according to a variety of significant factors, ranging from basic demographic
characteristics, such as income qualification and age, to less-frequently considered attributes such
as mobility rates, lifestyle patterns and compatibility issues. Zimmerman/Volk Associates has
refined the analysis of these household clusters through the correlation of more than 500 data

points related to housing preferences and consumer and lifestyle characteristics.
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As a result of this process, Zimmerman/Volk Associates has identified 41 target market groups
with median incomes that enable most of the households within each group to qualify for market-
rate housing. The most affluent of the 41 groups can afford the most expensive new ownership

units; the least prosperous are candidates for the least expensive existing rental apartments.

Once the draw areas for a property have been defined, then—through field investigation, analysis
of historic migration and development trends, and employment and commutation patterns—the
households within those areas are quantified using the target market methodology. The potential
market for new market-rate units is then determined by the correlation of a number of
factors—including, but not limited to: household mobility rates; median incomes; lifestyle

characteristics and housing preferences; the location of the site; and the competitive environment.

The end result of this series of filters is the optimum market position—by tenure, building
configuration and household type, including specific recommendations for unit sizes, rents and/or

prices—and projections of absorption within the local housing context.

DETERMINATION OF THE POTENTIAL MARKET FOR NEW AND EXISTING HOUSING UNITS IN
THE CITY OF WICHITA (MOBILITY ANALYSIS)—

The mobility tables, individually and in summaries, indicate the number and type of households
that have the potential to rent or purchase new and existing dwelling units in the City of Wichita
in the year 2010. The total number from each county is derived from historic migration trends;

the number of households from each group is based on each group’s mobility rate.

Appendix One, Table 4.
Internal Mobility (Households Moving Within the City of Wichita)—

Zimmerman/Volk Associates uses U.S. Bureau of the Census data, combined with Claritas data,
and supplemented with American Communities Survey data, to determine the number of
households in each target market group that will move from one residence to another within a

specific jurisdiction in a given year (internal mobility).

Using these data, Zimmerman/Volk Associates has determined that up to 9,570 households,

currently living in the City of Wichita, have the potential to rent or purchase new or existing
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dwelling units in the city this year. Seventy percent of these households are likely to be younger
singles and couples (as characterized within 11 Zimmerman/Volk Associates’ target market
groups); another 17.8 percent are likely to be traditional and non-traditional families (in 11
market groups); and the remaining 12.2 percent are likely to be empty nesters and retirees (also in

11 groups).

Appendix One, Table 5.
External Mobility (Households Moving To the City of Wichita from the Balance of Sedgwick
County)

The same sources of data are used to determine the number of households in each target market
group that will move from one area to another within the same county. Using these data, up to
2,970 households, currently living in the balance of Sedgwick County, have the potential to move
from a residence in the county outside the City of Wichita to a residence in the city this year.
More than 38 percent of these households are likely to be traditional and non-traditional families
(in nine market groups); up to 33.7 percent are likely to be younger singles and couples (in 11

groups); and 27.9 percent are likely to be empty nesters and retirees (in seven groups).

Appendix One, Tables 6 through 8; Appendix Two and Three, Tables 1 through 4.
External Mobility (Households Moving To the City of Wichita)—

These tables determine the number of households in each target market group living in the
regional (Butler, Sumner, Reno, and Harvey Counties), secondary (Oklahoma City and Tulsa,
Oklahoma, Los Angeles, and Kansas City ), and national draw areas that are likely to move to the
City of Wichita in 2010 (through a correlation of Claritas data, U.S. Bureau of the Census data,

and the Internal Revenue Service migration data).

Appendix One, Table 9.
Market Potential for New and Existing Units in the City of Wichita—

This table summarizes Appendix One, Tables 4 through 8. The numbers in the Total column on
page one of this table indicate the depth and breadth of the potential market for new and existing
market-rate dwelling units in the City of Wichita in the year 2010 originating from households

currently living in the draw areas. Approximately 17,120 households in the draw areas have the
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potential to move within or to the City of Wichita this year. Younger singles and couples are
likely to account for nearly 59 percent of these households (in 14 market groups); over 24 percent
are likely to be traditional and non-traditional families (in 13 groups); and 17.2 percent are likely

to be empty nesters and retirees (in 14 groups).

The distribution of the draw areas as a percentage of the potential market for new and existing

housing units in the City of Wichita is as follows:

Market Potential By Draw Area
City of Wichita, Sedgwick County, Kansas

City of Wichita: ~ 55.9 percent

Balance of Sedgwick County: ~ 17.3 percent
Regional Draw Area: 4.5 percent
Secondary Draw Area: 2.2 percent
Balance of US:  20.1 percent

Total:  100.0 percent

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

DETERMINATION OF THE POTENTIAL MARKET FOR NEW DWELLING UNITS IN THE
DOWNTOWN WICHITA STUDY AREA—

The total potential market for new dwelling units in the Study Area also includes the local,
regional, secondary, and national draw areas. Zimmerman/Volk Associates uses U.S. Bureau of
the Census data, combined with Claritas data, to determine which target market groups, as well

as how many households within each group, are likely to move to a given location in a given year.

Appendix One, Tables 10 through 12.
Market Potential for New Housing Units in the Downtown Wichita Study Area—

As derived by the target market methodology, up to 3,690 of the 17,120 houscholds that
represent the market for new and existing housing units in the City of Wichita are a market for
new housing units within the Study Area. (See Appendix One, Table 10.) Approximately 56
percent of these households are likely to be younger singles and couples (in 10 market groups);
another 31.4 percent are likely to be empty nesters and retirees (in eight groups); and the

remaining 10 percent are likely to be traditional and non-traditional family households (in three

groups).
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The distribution of the draw areas as a percentage of the potential market for new dwelling units

within the Study Area is as follows:

Market Potential By Draw Area
DOWNTOWN WICHITA
City of Wichita, Sedgwick County, Kansas

City of Wichita: ~ 58.8 percent

Balance of Sedgwick County: ~ 14.4 percent
Regional Draw Area:  15.6 percent
Secondary Draw Area: 2.2 percent
Balance of US:  20.1 percent

Total:  100.0 percent

SOURCE: Zimmerman/Volk Associates, Inc., 2010.

The 3,690 draw area households that have the potential to move to the Study Area this year have
also been analyzed by tenure propensities to determine the appropriate renter/owner ratios.
Approximately 34.4 percent of these households (or 1,270 households) comprise the potential
market for new rental units. The remaining 65.6 percent (or 2,420 households) comprise the

market for new for-sale (ownership) housing units. (See Appendix One, Table 11.)

Of the 2,420 households that comprise the market for new for-sale housing units, 36 percent (or
870 households) comprise the market for new multi-family for-sale units
(condominium/cooperative lofts/apartments); another 15.3 percent (370 houscholds) comprise
the market for attached single-family (townhouse/rowhouse/live-work) units; and the remaining

48.8 percent (1,180 households) comprise the market for all ranges of new single-family detached
houses. (See Appendix One, Table 12.)

—Target Market Data—

Target market data are based on the Claritas PRIZM NE household clustering system, modified
and augmented by Zimmerman/Volk Associates as the basis for its proprietary target market
methodology. Target market data provides number of households by cluster aggregated into the
three main demographic categories—empty nesters and retirees; traditional and non-traditional

families; and younger singles and couples.
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Zimmerman/Volk Associates’ target market classifications are updated periodically to reflect the
slow, but relentless change in the composition of American households. Because of the nature of
geo-demographic segmentation, a change in household classification is directly correlated with a
change in geography, 7.e.—a move from one neighborhood condition to another. However, these
changes of classification can also reflect an alteration in one of three additional basic
characteristics:

o Age;

* Household composition; or

¢ FEconomic status.

Age, of course, is the most predictable, and easily-defined of these changes. Household
composition has also been relatively easy to define; recently, with the growth of non-traditional
households, however, definitions of a family have had to be expanded and parsed into more
highly-refined segments. Economic status remains clearly defined through measures of annual

income and household wealth.

A change in classification is rarely induced by a change in just one of the four basic characteristics.
This is one reason that the target household categories are so highly refined: they take in multiple
characteristics. Even so, there are some rough equivalents in household types as they move from
one neighborhood condition to another. There is, for example, a strong correlation between the
Suburban Achievers and the Urban Achievers; a move by the Suburban Achievers to the urban core
can make them Urban Achievers, if the move is accompanied by an upward move in socio-
economic status. In contrast, Suburban Achievers who move up socio-economically, but remain

within the metropolitan suburbs may become Upscale Suburban Couples or Fast-Track Professionals.

Household Classification Methodology:

Household classifications were originally based on the Claritas PRIZM geo-demographic
segmentation system that was established in 1974 and then replaced by PRIZM NE in 2005. The
revised household classifications are based on PRIZM NE which was developed through unique
classification and regression trees delineating 66 specific clusters of American households. The

system is now accurate to the individual household level, adding self-reported and list-based
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household data to geo-demographic information. The process applies hundreds of demographic

variables to nearly 10,000 “behaviors.”

Over the past 21 years, Zimmerman/Volk Associates has augmented the PRIZM cluster systems
for use within the company’s proprietary target market methodology specific to housing and
neighborhood preferences, with additional algorithms, correlation with geo-coded consumer data,

aggregation of clusters by broad household definition, and unique cluster names.

¥
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ASSUMPTIONS AND LIMITATIONS—

Every effort has been made to insure the accuracy of the data contained within this analysis.
Demographic and economic estimates and projections have been obtained from government
agencies at the national, state, and county levels. Market information has been obtained from
sources presumed to be reliable, including developers, owners, and/or sales agents. However,
this information cannot be warranted by Zimmerman/Volk Associates, Inc. While the
methodology employed in this analysis allows for a margin of error in base data, it is assumed

that the market data and government estimates and projections are substantially accurate.

Absorption scenarios are based upon the assumption that a normal economic environment will
prevail in a relatively steady state during development of the subject property. Absorption
paces are likely to be slower during recessionary periods and faster during periods of recovery
and high growth. Absorption scenarios are also predicated on the assumption that the product
recommendations will be implemented generally as outlined in this report and that the
developer will apply high-caliber design, construction, marketing, and management techniques

to the development of the property.

Recommendations are subject to compliance with all applicable regulations. Relevant

accounting, tax, and legal matters should be substantiated by appropriate counsel.
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RIGHTS AND STUDY OWNERSHIP—

Zimmerman/Volk Associates, Inc. retains all rights, title and interest in the methodology and
target market descriptions contained within this study. The specific findings of the analysis are

the property of the client and can be distributed at the client’s discretion.
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INTRODUCTION

STUDY PURPOSE

This office and hotel market analysis was conducted to inform the Downtown
Wichita Master Plan process. The Downtown Master Plan Area is depicted in Figure
I-1. The market analysis summarizes office and hotel development potential over
the next 10 years and the conditions necessary to capture the market
opportunities.

FIGURE I-1
DOWNTOWN MASTER PLAN AREA

D T mr e

Source: Goody Clancy Associates
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PROCESS

Three sources of information were applied in the market analyses. The first source
was W-ZHA fieldwork where existing supply and competitive market area
evaluations took place. Data from third party sources was used to understand
existing conditions and future opportunities. The major sources of this information
were as follows:

. Employment Trends and Projections by Industry: Moody’s
economy.com and the Bureau of Economic Analysis

o Office Supply Data: Grubb & Ellis/ Martens Commercial Group; JP
Weigand & Sons, Inc.

. Hotel Performance Data: Go Wichita!; Smith Travel Research

In addition to analyzing market data, W-ZHA conducted numerous interviews with
real estate brokers, property managers, land owners, and developers. These
person-to-person and telephone interviews provided valuable insights into the
nuances of the office and hotel markets.

OFFICE MARKET

MARKET CONTEXT

Notwithstanding the current national economic downturn, Sedgwick County
maintains a positive economic outlook. As shown in the following table, Sedgwick
County has grown at an annualized rate of 1.2 percent per year since 1990. This
growth has been driven primarily by professional service sectors, which have more
than offset declines in manufacturing sectors.

These trends are expected to continue. As shown, manufacturing is expected to
experience continuing employment declines, while growth in service sectors such as
health care, leisure and hospitality, and business services will outpace overall
employment growth.
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TABLE I1-1
SEDGWICK COUNTY EMPLOYMENT TRENDS AND FORECASTS: 1990-2020

Avg. Ann
Growth Rates
1990 2000 2008 2010 2020 90-'08 08-'20

Total Nonfarm 217.09 257.50 268.17 257.82 283.87 1.2% 0.5%
Natural Resources & Mining 1.60 1.11 1.25 1.08 0.98 -1.3% -2.0%
Construction 8.94 12.59 13.06 12.69 13.03 2.1% 0.0%
Manufacturing 59.38 66.74 61.11 50.26 52.81 0.2% -1.2%

Textile Mills 11.55 13.76 0.05 0.07 0.06 -25.7% 1.3%
Transportation Equipment Manufacturing 38.69 43.05 40.74 32.01 32.17 0.3% -1.9%
Wholesale Trade 9.24 11.06 10.45 10.48 11.84 0.7% 1.0%
Retail Trade 24.94 26.95 28.11 27.23 30.50 0.7% 0.7%
Transportation, Warehousing, & Utilities 6.31 6.69 7.67 7.78 7.38 1.1% -0.3%
Information 5.22 5.27 5.80 5.01 4.64 0.6% -1.9%
Financial Activities 10.61 10.97 10.14 10.21 10.88 -0.3% 0.6%
Finance and Insurance 7.57 7.81 6.91 6.94 7.48 -0.5% 0.7%
Real Estate and Rental and Leasing 3.04 3.17 3.23 3.27 3.41 0.3% 0.4%
Professional & Business Services 17.76 26.23 29.45 29.48 34.49 2.8% 1.3%
Professional, Scientific, and Technical Services 7.37 8.71 8.11 8.15 8.72 0.5% 0.6%
Management of Companies and Enterprises 3.93 2.45 3.30 3.35 3.24 -1.0% -0.2%
Admin/Support/Waste Mgt/Remediation 6.47 15.06 18.04 17.99 22.54 5.9% 1.9%
Education & Health Services 22.67 30.32 36.34 38.14 44.52 2.7% 1.7%
Health Care and Social Assistance 20.66 26.68 31.08 32.64 38.54 2.3% 1.8%
Leisure & Hospitality 19.54 22.85 24.48 25.22 30.25 1.3% 1.8%
Other Services (except Public Administration) 7.36 9.09 9.74 9.44 10.31 1.6% 0.5%
Government 23.52 27.63 30.57 30.79 32.24 1.5% 0.4%
Total Local Government 14.97 18.37 20.54 20.43 21.98 1.8% 0.6%

Source: economy.com

OVERVIEW OF EXISTING MARKET CONDITIONS

Downtown contains approximately 5 million square feet of public and private office
space. Downtown is the office hub of the Wichita Metropolitan Area.
Approximately two-thirds of the Downtown office space is for-rent office in multi-
tenant buildings. Owner occupied office space represents 20 percent of the office
supply with the remaining office housing public sector employees.
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FIGURE I1-1
DOWNTOWN OFFICE SPACE BY TYPE

Public-Sector
16%

Owner-Occupied

Multi-Tenant 20%

64%

Source: Wichita Downtown Development Corporation; Grubb & Ellis/Martens Commercial Group

Downtown Wichita contains approximately 3.1 million square feet of private, multi-
tenant office space. This represents 42 percent of the multi-tenant office supply in
the overall Wichita office market.

FIGURE I1-2
MULTI-TENANT OFFICE SPACE BY LOCATION

Downtown Wichita
42%

Suburbs
58%

Source: Wichita Downtown Development Corporation; Grubb & Ellis/Martens Commercial Group

In Downtown Wichita, the vacancy rate among multi-tenant office buildings is
estimated at 21.4 percent, as compared with 10.8 percent in suburban markets and
15.3 percent in the overall Wichita market.
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TABLE 11-2
OFFICE MARKET SUMMARY
SELECTED WICHITA MARKETS, Yr-end 2008
Downtown Suburban Total
Total 3,133,000 4,251,000 7,384,000
Available 21.4% 10.8% 15.3%
Occupied 2,463,000 3,793,000 6,256,000

Source: Grubb & Ellis/Martens Commercial Group

Despite the relatively high overall Downtown vacancy rate, vacancy among Class-A
multi-tenant office buildings is low. Downtown’s supply of Class-A office space
includes 1.06 million square feet in five buildings.? Among these buildings, the
vacancy rate currently stands at just 5.6 percent, and these buildings can
accommodate only two or three tenants seeking contiguous blocks of 15,000
square feet or more.

Gross lease rates in these Class A buildings generally range from $14 to $16 per
square foot. Class A buildings in the suburbs command gross rents in excess of
$20 per square foot; the Downtown market has not penetrated this price tier.

1 various sources offer definitions of the Class-A market that vary from three to five buildings, and
roughly 900,000 to 1.1 million sq. ft.
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TABLE 11-3

COMPARATIVE CLASS-A OFFICE INDICATORS
Downtown Y Suburban %

Class-A 1,063,000 n/a
Available 5.6% 11-13.5%
Occupied 1,003,860 n/a
Avg. Class-A Lease Rate ¥ $14-$16 $18-$25

(per sq. ft. full-service)

Y Downtown supply and availability calculated based on
compilations of individual building data reported by JP
Weigand & Sons, Inc. As adjusted by W-ZHA, LLC, Class-A supply
includes space in the Farm Credit Building, Epic Center, Bank
of American Building, Riverview, and River Place buildings.

2 while not officially available, Suburban Class-A space amounts
to approximately 1.2 million square feet. Vacancy rate range
incorporates data furnished for individual submarkets by
JP Weigand & Sons, Inc.

%/ Lease rate data provided by interviews with commercial real
brokers as well as data provided by JP Weigand & Sons, Inc.

Source: JP Weigand & Sons, Inc.; Grubb & Ellis/Martens
Commercial Group; W-ZHA field survey.

In contrast to the Class-A multi-tenant office market, vacancies in the Downtown
Class B and Class-C multi-tenant office buildings approximate 20 and 50 percent,
respectively (JP Weigand & Sons, Inc.). The overall vacancy rate in non-Class-A
properties is estimated at 29.5 percent.

The overall Wichita market features a similar pattern; data furnished by JP Weigand
& Sons, Inc. shows Class-B and Class-C vacancies in the overall market at 16
percent and 38.4 percent, respectively.
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DOWNTOWN AND SUBURBAN MARKET COMPARISONS

The following describes prevailing competitive market trends and factors in
Wichita’s Downtown and suburban office markets.

Declining Downtown Market Share: As shown in Tables I1-4 and 11-5 below, in
recent decades Downtown’s share of the overall Wichita office market has declined.
While Sedgwick County employment has grown (see Table 11-1), since 1990
demand for new office space has been met primarily by new supply in the suburban
office submarkets.

Since 1987, no Class-A office buildings have been added Downtown. Overall, the
supply of office space has changed little in the Downtown market since 1990; in
fact, since 2000, Downtown Wichita’s total occupied office space has declined, at a
compounded rate of roughly 1 percent per year.

During this same time frame, occupied suburban office space has increased from
roughly 2.9 million square feet to 4.25 million square feet, at a rate of nearly 5
percent per year.

TABLE I1-4
COMPARATIVE GROWTH RATES
DOWNTOWN vs. SUBURBAN OFFICE MARKETS (00O0s of sq. ft.)

CBD Office Space Suburban Office Space
Vacant Occupied Total Vacant Occupied
2000 3,409 21.2% 2,687 2,892 13.8% 2,494
2001 3,228 23.8% 2,460 3,246 15.9% 2,731
2002 3,576 26.2% 2,638 3,816 18.9% 3,096
2003 3,960 24.8% 2,977 4,060 18.0% 3,329
2004 3,973 24.3% 3,009 4,036 14.4% 3,454
2005 3,815 24.3% 2,889 4,072 15.2% 3,453
2006 3,486 22.5% 2,701 3,804 14.0% 3,273
2007 3,247 25.6% 2,417 3,815 11.7% 3,370
2008 3,133 21.4% 2,463 4,251 10.8% 3,793
Total Increa: (276) (224) 1,359 1,299
CAGR* -1.0% -1.1% 4.9% 5.4%

* "CAGR" = compounded annual growth rate.

Source: Grubb & Ellis/Martens Commercial Group; W-ZHA LLC.
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As a result of these trends, Downtown'’s share of the Wichita office market has
fallen from 63.5 percent in 1991 to 49.5 percent in 2000, and 41.7 percent in
2008.2

TABLE 11-5

DOWNTOWN vs. SUBURBAN MARKET SHARES: 1991-2008
Downtown Suburban

1991 63.5% 36.5%
2000 49.5% 50.5%
2008 41.7% 58.3%

Source: JP Weigand & Sons, Inc.

FIGURE I1-3

Downtown v. Suburban Office Space

Space (m sq. ft.)

1991 2000 2008

B Downtown Office Supply
O Suburban Office Supply

2 Data prior to 2000 are not available from Grubb & Ellis/Martens Commercial Group. Table 11-5 and
Figure 11-1 are based on data provided by JP Weigand & Sons, Inc.
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Among suburban locations, the Northeast district has captured the dominant share
of new office development. The Southeast sector also reports relatively low
vacancy rates, but outside the Northeast submarket, since 2000 only two suburban
office buildings (excluding owner occupied and medical buildings) with more than
25,000 square feet have been built.

Gross lease rates for Class-A space in the Northeast submarket range from roughly
$20 to $26 per square foot. In comparison, as noted earlier, lease rates for most
Downtown Class-A space ranges from roughly $14 to $16 per square foot.

Competitive Market Factors: In seeking to increase Downtown office tenancies, the
following factors play key roles:

Parking: Downtown’s five Class-A buildings maintain high occupancies. Of
these five buildings, four are located outside the core of Downtown. Most of
the Downtown Class-A multi-tenant office buildings offer suburban-style
arrangements featuring dedicated, ample and free parking in both surface
lots and attached parking structures. The remaining Class-A building is the
Bank of America building at Broadway and Douglas Avenue, which also offers
parking. Where access to parking is constrained, in most cases Downtown
buildings have sustained high vacancy rates.

Space Availability: The unavailability of high-quality office space has
contributed to several recent corporate relocations from Downtown to
suburban Wichita. As noted earlier, at this time the existing Downtown office
market would be able to accommodate no more than two to three tenants
seeking relatively large amount (e.g. 15,000 square feet) of contiguous
space. Thus, as existing Downtown tenants grow and require more space,
the Downtown may not be able to accommodate their demand; suburban
locations may provide the only option.

Quality of Supply: The Epic Center, Farm Credit Building, Riverview Plaza
and River Park Place were all constructed in the 1980s; the Bank of America
Center opened in 1974 but has undergone substantial renovations. While the
newest among the supply of office buildings in the Downtown, these
buildings are twenty years old. Newly constructed office buildings are better
tailored for today’s business operations. The lack of new, quality office space
has made it difficult to discern whether the Downtown'’s rental rate of $14 to
$16 per square foot is a function of lack of demand or a function of relatively
weak supply.

Price: At this time, Downtown Class-A space is highly competitive on price;
its $14 to $16 lease rates are considerably lower than suburban Class-A
rates, which frequently exceed $20. For many Class-A tenants, however, the
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Downtown’s price advantage is offset by the lack of quality space Downtown
and, in turn, the sense that Downtown is not the premiere office location in
the metro area. New construction requires rents in excess of $20 per square
foot.

Urban Environment: While Downtown Wichita has sustained a long-term
decline, recent successes such as the revitalization of Old Town, the
expansion of Airbus in the Downtown, the 50,000 square foot High Touch
lease, new residential developments, and the opening of the INTRUST Bank
Arena have restored a sense of vitality. The Downtown has the potential to
bolster its competitive position as the region’s urban center to the extent that
it can offer an attractive, mixed-use walkable environment. Downtown must
enhance its retail, restaurant, cultural, entertainment and other leisure-
oriented amenities to become a more competitive office location. Forging
attractive, walkable, mixed-use environments will differentiate the Downtown
in the marketplace.

Labor Proximity: Wichita’'s upscale suburban neighborhoods are located
primarily in its eastern and (increasingly) western suburban areas. Office
development has followed the labor market to the suburbs. However, as the
labor market has spread across the metro market to both the east and the
west, Downtown’s central location is a major market advantage.

DoOWNTOWN OFFICE MARKET OUTLOOK AND PROJECTION

In projecting a likely range of new office development,® this analysis generates two
“market-based” forecasts, including (1) a conservative scenario, based primarily on
prevailing trends, (2) a slightly more aggressive scenario, which envisions the
potential that can be reasonably anticipated if conditions evolve as prescribed in
this Downtown Master Plan. Market-based forecasts apply the following
methodology:

Employment growth: Office tenancies are driven by employment. In many
markets, the appropriate employment indicator focuses on the region’s “office-
inclined” industrial sectors, which include categories such as financial activities,
professional services, management and a few others.

In this analysis, however, overall non-farm employment provides the appropriate
indicator. There are two reasons for this. First, Wichita’s tenants include a
relatively high representation of corporate businesses that do not fall within “office-
inclined” categories. For instance, in recent years, major leasing transactions have

3 Projections are for net new multi-tenant office space. Thus, where existing buildings are demolished
or converted to other uses, new development activity will exceed the projections for net new space.
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involved companies such as Cessna Finance, Airbus, Cargill, Westar Energy and
High Touch.

The second reason for focusing on overall non-farm employment is simply that in
Wichita this has historically been a more accurate indicator. As shown in Table 11-6
and Figure 11-2 below, from 1990 to 2008, office-inclined employment grew very
slowly, at a compounded rate of 0.1 percent per year. In comparison, overall
employment increased at a compounded rate of 1.2 percent per year. During this
same time span, office supply increased at the considerably higher rate of 2.3
percent per year. This office growth rate considerably exceeded even the overall
employment as well as office-inclined employment growth, but between the two
indicators, overall employment has historically served as the more accurate tracker
of office development activity.

TABLE 11-6
SEDGWICK COUNTY EMPLOYMENT BY SELECTED INDUSTRY SECTORS
TRENDS AND PROJECTIONS: 1990-2020

CAGR

90-'08 09-'20
Office-Inclined Sectors 23.67 24.14 23.89 23.94 24.02 25.53 0.1% 0.6%
Financial Activities 10.61 10.97 10.14 10.20 10.21 10.88 -0.3% 0.6%
Professional, Scientific, and Technical Services 7.37 8.71 8.11 8.10 8.15 8.72 0.5% 0.7%
Management of Companies and Enterprises 3.93 2.45 3.30 3.32 3.35 3.24 -1.0% -0.2%
Religious, Grantmaking, Civic, & Prof. Org. 1.76 2.00 2.34 2.32 2.31 2.69 1.6% 1.4%
Total Non-Farm Employment 217.09 257.50 268.17 262.04 257.82 283.87 1.2% 0.7%
Office Space (000s sq. ft.) 6,552 8,989 9,834 -- -- - 2.3% --

Source: economy.com; W-ZHA, LLC; JP Weigand & Sons, Inc.

FIGURE I1-4
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Based on the foregoing, office market growth is projected using compounded
annual growth factors of .73 percent to 1.18 percent. The lower figure is the
employment growth rate forecasted by Moody’s economy.com, a nationally
recognized economic consulting firm; the higher figure is the past growth rate
achieved from 1990 to 2008. This higher figure is selected as a “reasonable” figure
based on past performance in Sedgwick County (see Table Il-1 above), and also
takes into consideration the historical, macro-economic perspective that since
1960, national non-farm employment has grown at a compounded rate of 1.95
percent.

Occupied Office Space Growth and Downtown Share: Applying these growth rates
to Wichita’s current supply of occupied multi-tenant office space, the resulting
increase over ten years would range from 472,000 to 779,000 square feet of multi-
tenant space, as shown in Table 11-7 below. Under the conservative scenario, the
assumption is that Downtown would maintain its current share (42 percent) of the
overall Wichita market’'s office supply. Under the more aggressive scenario, the
assumption is that Downtown would capture 47 percent of new growth and begin to
recapture a fairly small portion of its recently-lost market share. Applying these
calculations, Downtown would support roughly 198,000 to 366,000 square feet of
new space.

Approximately 25 percent of Downtown office space is owner-occupied space.
Applying this ratio to the multi-tenant office potential results in a market for
between 247,800 and 457,500 square feet of office space Downtown.

A portion of this market demand will be captured in existing space. Today, there is
excess vacancy in the Class B office supply Downtown. Assuming a stabilized
occupancy of 85 percent among Class B buildings, approximately 75,000 square
feet of new demand will be captured in existing buildings. The net demand for new
office space is, thus, 172,800 to 382,500 square feet.

New Development: The 172,800 to 382,500 square foot range represents just the
occupied portion of new office development. Assuming a stabilized vacancy rate of
93 percent, actual development would range from 186,000 to 411,000 net square
feet. From a development perspective, this translates into approximately 220,000
to 480,000 gross square feet of office space.
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TABLE 11-7
Office Market Potential

Downtown Wichita
2010-2020

Prevailing Conditional
Trends Potential

Occupied Multi-Tenant Office Space 6,256,000 6,256,000
Avg Annual Growth Rate 0.73% 1.18%
10-Year Projected Office Space Growth 472,000 778,700
Downtown Share 42% 47%
Multi-Tenant Office Potential 198,200 366,000
Plus: Owner Occupied @ 25% 49,600 91,500
Total Occupied Office Potential 247,800 457,500
Less: Excess Class A Vacancy 0 0
Less: Excess Class B Vacancy " 75,000 75,000
Net Occupied Office Potential 172,800 382,500
Stabilized Occupancy Adjustment 93% 186,000 411,000
Net to Gross Square Feet Adjustment 85% 219,000 484,000
[Net New Office Building Potential 219,000 484,000

1. Prevailing Trends growth rate based on economy.com employment forecast. Conditional
Potential growth rate is based on two factors: (1) 30-year forecasted employment demand (if
unconstrained by labor supply) of 1.5% per year set forth by Wichita Metropolitan Area Planning
Department (2004), given forecasted labor supply, actual employment growth is forecasted at
0.5% per year; (2) previous long term (1990-2008) employment growth rate of 1.18 percent per
year. Given these data, employment growth may exceed current economy.com forecasts.

2. Assumes Class B stabilzed occupancy at 85 percent.

Source: W-ZHA, LLC.

Thus, over ten years, if prevailing trends continue, Downtown Wichita is likely to
support the development of more than 200,000 square feet of new office space.
On the other hand, if overall economic growth exceeds current expectations, and if
improvements to Downtown enhance its market position, supportable new office
space could approach 480,000 square feet.

This general volume of development is contingent on a wide range of project-
specific considerations, including the availability of quality sites, trends in lease
rates, parking availability, proximity to amenities, and others. Overall, over the
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next ten years, Downtown Wichita offers the potential to support roughly 220,000
to 480,000 square feet of net new office development.

DowNTOWN OFFICE PRODUCT CONCLUSIONS

To capture this potential will require that office buildings be properly sited and
scaled to the target market. The following paragraphs summarize market
conclusions with regard to product.

1.

Modest Scale — New office buildings will likely range from 40,000 to 80,000
square feet. It will be difficult to achieve the pre-leasing thresholds required
by lenders for buildings much larger in scale. Buildings 5-stories or less can
be “stick-built” which is less expensive than mid- and high-rise construction.
With lower cost comes lower rent.

CoolSpace — CoolSpace is office space located in older buildings that are
architecturally distinct and within walking distance to restaurants. A share of
the office market will locate in these types of buildings. Developers can
often take advantage of historic tax credits as a tool to reduce the cost of
rehabilitating older buildings to office space.

In an effort to keep rents low, some newly constructed office space may be
wise to adopt the hard loft concept where large, flexible, high-ceilinged, well
lit space can be marketed with the option of minimal tenant finish.

Price Point — New office development will require a rent level of at least $25
per square foot. Rents must be this high to offset construction costs and
operating expenses.

Parking — Office buildings will require parking within easy walking distance to
the building. In the near term, the rental market will not bear the cost of
structured parking. Public/private financing will be necessary to support the
development of structured parking to service Downtown land uses. Parking
should be sited in locations where there is the greatest potential for 24-hour
use. Office users (and lenders) will demand that parking be available for
employees.

In or Immediately Adjacent To Mixed-Use Districts — To command the rents
required to construct a new office building, Downtown must offer a distinctly
“urban” office product. As such, office buildings should not be developed in
the middle of a surface parking lot away from the street. Office buildings
must be developed in (or adjacent to) those Downtown districts that offer
restaurants, entertainment, services and housing within easy walking
distance.
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HOTEL MARKET

WICHITA LODGING MARKET

Despite the national economic downturn, the Wichita lodging market has
outperformed the national lodging market. Three points summarize the recent
performance of the Wichita market.

Outperformance: As shown below, from 2004 through 2008, occupancy rates in
Wichita ranged from 62 to nearly 67 percent before falling to 59 percent in 2009
(through November). Since 2006 Wichita occupancies have consistently exceeded
national market occupancies.

TABLE I11-1
LODGING MARKET OCCUPANCY RATES

U.S. v. WICHITA, 2003-2009

Year Wichita U.s.*
2003 58.9 59.2
2004 62.0 61.4
2005 63.0 63.1
2006 66.4 63.3
2007 65.2 63.1
2008 65.0 60.3
2009 * 59.2 55.2

" PricewaterhouseCoopers

22009 figures are through Nov. for Wichita marl
forecasted as of Nov. 9, 2009 for U.S. market

Growing Market: It should be noted that the Wichita market has been able to
maintain relatively high occupancies even as it has accommodated new growth. As
shown below, over the last six years room revenues have grown at an annualized
rate of 5.4 percent per year; this growth incorporates increases in room supply (2.1
percent per year) and revenue per available room (RevPAR), which has increased
by 3.3 percent per year.
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TABLE 111-2

WICHITA LODGING MARKET INDICATORS

Occupancy (%) ADR ($) RevPAR ($) Rm Supply Rm. Demand

2003 59.9 60.65 36.32 2,497,545 1,495,904 90,719,815
2004 63.4 62.56 39.66 2,499,483 1,584,557 99,123,800
2005 64.4 63.11 40.62 2,505,746 1,612,693 101,776,523
2006 67.6 68.09 46.03 2,556,041 1,727,947 117,655,574
2007 66.6 72.67 48.43 2,678,003 1,784,616 129,687,009
2008 66.7 76.26 50.85 2,723,341 1,815,984 138,479,472
2009 59.2 74.37 44.06 2,823,693 1,673,033 124,419,226
CAGR - - 3.5% 3.3% 2.1% 1.9% 5.4%

(Compounded annual growth rate)
* All figures year-to-date through November of each year.

Source: Smith Travel Reports; W-ZHA, LLC.

Locations: Suburban Wichita contains 84 percent of the regional room supply.
Eastern suburban Wichita has captured most of the recent growth; this submarket
absorbed four new properties in 2009 (Best Western, Hampton Inn & Suites,
Springhill Suites, Staybridge Suites). Suburban properties are, for the most part,
limited-service properties; the Marriott and the Airport Hilton are the only full-
service properties in suburban Wichita.

DOWNTOWN LODGING MARKET OVERVIEW

The Downtown Wichita Study Area contains four properties containing
approximately 770 rooms.* These include the Broadview Hotel, Courtyard by
Marriott, Hotel at Old Town and Hyatt Regency. Among these, the Broadview and
Hyatt Regency are full-service properties; a limited range of services are available
at the Courtyard and Hotel at Old Town.

Outperformance: As a group, these properties’ performance exceeds that of the
overall Wichita market. As shown in Table 111-3 below, since the opening of the
Courtyard in 2007, this set of properties has consistently achieved higher
occupancies than the overall Wichita market, despite charging considerably higher
average daily rates (ADR). As a result, the RevPAR at these properties has been
roughly 50 percent higher than the RevPAR in the overall market.

4 There are actually six properties within the 67202 Downtown zip code; this analysis excludes the
Holiday Inn and Cambridge Suites properties located on the south side of US Highway 54.
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These figures are consistent with the general finding that even limited-service
properties in Downtown Wichita achieve daily room rates of roughly $125. This
rate is well above suburban rates, and even higher than the average for Downtown
properties. This is also consistent with anecdotal evidence from interviews with
hotel managers/owners that many business travelers choose to stay in properties
located Downtown — particularly in Old Town — even when traveling for business in
suburban locations. The performance of Downtown hotels offers strong evidence
that, given good locations and the economic growth projected, Downtown Wichita
will support additional lodging supply.

TABLE 111-3
WICHITA LODGING MARKET COMPARISONS

Occupancy (%) ADR (%) RevPAR ($)
Downtown Y Overall Mkt Downtown 1/ Overall Mkt Downtown 1/ Overall Mkt
2007 71.3 66.6 101.33 72.67 72.22 48.43
2008 71.4 66.7 108.73 76.26 77.63 50.85
2009 68.7 59.2 97.51 74.37 67.01 44.06

* All figures year-to-date through November of each year.
¥ "Downtown" set includes the Hyatt Regency, Broadview, Marriott Courtyard and the Hotel at Old Town.

Source: Smith Travel Reports; W-ZHA, LLC.
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FIGURE I11-1
DOWNTOWN HOTEL PERFORMANCE COMPARED TO OVERALL MARKET
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Source: Smith Travel Reports; W-ZHA, LLC

Segments: Like the overall market, Downtown hotels derive most of their demand
from the “business transient” and convention/meeting segments. A recent study
shows that the business transient and convention/meeting market account for
roughly 80 percent of lodging demand in Wichita.> While some Downtown
properties derive higher portions of their business from the Century Il events, these
figures, along with informal anecdotes, support the general allocation wherein
meetings and conventions account for roughly 40 percent of the Downtown lodging
market, with 40 percent attributable to business transient travelers, and the
remaining 20 percent attributable to general leisure guests.

DOWNTOWN LODGING MARKET OUTLOOK AND PROJECTION
The following describes the general market outlook for the Downtown Wichita

lodging market, along with a projection for supportable development over the next
ten years.

5 The study, prepared by Go Wichita! attributes 42% of room-demand to business transient travelers,
31% to “convention/meeting” segments, and 11% to other “group” categories such as sports (4.5%),
weddings/reunions (4.7%) and "group tour” (1.9%). The remaining “leisure transient” segments
comprise less than 20 percent of the overall market.
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Strong Potential for New Lodging Downtown

As the local, regional and national economies recover, Downtown Wichita offers
strong potential for new lodging development. Four considerations shape this
outlook:

. Office ratios: Notwithstanding Downtown’s 42 percent share of the Wichita
office market, Downtown hotel rooms account for just 16 percent of its
lodging market supply.

TABLE 111-4

OFFICE/HOTEL RATIOS
DOWNTOWN vs. OVERALL WICHITA MARKETS

Total Downtown

Wichita # %

Office Space

Wiegand 9,833,550 4,100,590 41.7%
Grubb/Ellis/Martens 7,384,000 3,133,000 42.4%
Lodging Rooms 6,351 1,016 16.0%

Source: Go Wichita; Grubb & Ellis/Martens Commercial Group,
J.P. Weigand & Sons, Inc.

This indicates that the Downtown market is underserved. Before even
considering the influences of the Century Il convention center and the new
INTRUST Bank Arena, Downtown’s share of the Wichita office market
indicates that its lodging market should support more rooms.

Moreover, while Downtown Wichita may not capture 42 percent (its share of
the regional office market) of the regional room supply, as office demand
growth resumes in Downtown Wichita this will generate increased lodging
demand.

. Convention Business: Downtown Wichita maintains the dominant position in
the Wichita convention and meetings market.

o Downtown Amenities: Access between Downtown and suburban Wichita is
not difficult, and Downtown’s features and amenities increasingly provide
compelling reasons for travelers to stay Downtown. Over the last several
years, Old Town has provided the primary amenity for Downtown travelers;
other amenities include the City’s museums and the new INTRUST Bank
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Arena. The importance of Downtown amenities is made clear in the
previously mentioned finding that Downtown hotels attract business travelers
travelling for business meetings in suburban locations.

o Underserved Niches: Downtown Wichita contains a limited supply of
properties in limited-service, middle-market and budget categories. While
this is not unusual for Downtown districts, in most Downtown districts this is
attributable to relatively high land costs and predominantly high-end office
markets. This is not the case in Wichita, where the Class-A office market
achieves lower rents than its suburban competition, and where land costs are
generally estimated at $30 to $50 per square foot of land. While Downtown’s
full-service niche may be adequately served at this time, strong
performances at the Hotel at Old Town and Courtyard by Marriott properties
indicates the strength of Downtown’s limited service hotel market.

Projected Development Potential

Based on the foregoing, it is clear that — given suitable locations close to Downtown
amenities -- Downtown Wichita will be able to support additional lodging facilities.

Over the next ten years, Downtown Wichita is likely to support two to four facilities,
containing a supply of 250 to 400 rooms.

The derivation of this projection rests upon the following four considerations:

Undersupplied Convention Business: A brief investigation of other selected
comparable and competitive cities shows that, relative to its convention and
meeting activity, Wichita is substantially undersupplied with lodging rooms. As
shown below, among a selected sample of comparable cities, Wichita’s ratio of
space to Downtown lodging rooms is nearly 100 percent higher than that in Des
Moines, the next-highest city, and is nearly 150 percent higher than the average
among these cities.

TABLE I11-5

Exhibit Space and Downtown Lodging in Wichita and Selected Cities

OK City Tulsa Omaha Des Moines Average Wichita
Downtown Conv. Ctr. Exhibit Space 100,000 167,200 194,000 198,000 164,800 195,500
Downtown Lodging Rooms 1,967 1,559 2,158 1,561 1,811 779
Ratio (exhibit space/rm) 51 107 90 127 94 251

Source: Go Wichital; W-ZHA, LLC
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This leads to the general finding that accommodations may present difficulties for
groups seeking to book Century Il for large meetings. Discussions with Go Wichita!
support this general finding; Go Wichita! believes that additional Downtown rooms
are important in attracting and retaining Downtown convention/meeting activity,
and that, given reasonable proximity to the convention center, additional rooms
would be supportable in Downtown Wichita. Over ten years, as shown below in
Table 111-6, growth in convention/meeting activity could likely support a 25 to 40
percent increase in Downtown rooms.

Business Market Growth: Given office growth as projected in Section 11, over the
next ten years the general business transient segment of the lodging market should
grow by 6.9 to 13.5 percent. Based on the assumption that this segment accounts
for roughly 40 percent of Downtown lodging occupancy, this would increase
demand for Downtown lodging by 21 to 42 rooms (Table 111-6).

Increased Downtown Amenities: An economic study prepared in anticipation of the
development of the new INTRUST Bank Arena indicated that it would likely draw an
increase of 220,000 out-of-town visitors to Downtown Wichita. If only 10 percent
of these visitors were to stay in Downtown accommodations, this would amount to
22,000 room-nights. At an assumed occupancy rate of 67 percent, this would
support 90 rooms. Given this impetus, along with other improvements to
Downtown Wichita, the Downtown leisure/transient segment could potentially
reasonably increase by 50 to 75 percent, adding 78 to 124 rooms to the Downtown
lodging market.
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TABLE I11-6
LODGING INDUSTRY 10-Year GROWTH POTENTIAL
DOWNTOWN WICHITA STUDY AREA

Segment Current Growth Potential (rooms
Share Rm Supply Low High
General Business Component ! 40% 311 6.9% 13.5%
21 42
Meeting Component 40% 311 25% 40%
78 124
Leisure/Other (Arena) 20% 155 50% 75%
78 117
Net Total Room Increase 100% 777 177 283
Adjustments: replace rm reduction at Broadview 30 30
Adjusted Net Total Room Increase 207 313

! Table __in Section __ shows the potential for 215,000 to 423,000 square feet
of new office development, representing increases of 6.9% to 13.5% over existing
inventory.

Source: W-ZHA, LLC

Competitive Development Dynamics: The figures shown in the preceding table
indicate that over ten years, Downtown Wichita could potentially support an
additional 200 to 300 rooms. This figure is likely to be conservative, for it excludes
considerations of competitive market dynamics. Developers and lodging companies
do not develop properties simply to capture opportunities within a given market’s
capacity. Rather, they pursue development strategies that will enable them to
capture increased market shares. This competition shapes strategies involving site
selection, product niches (as where, for example, Marriott may introduce its
Courtyard, Residence Inn, Fairfield Inn, Springhill, TownePlace Suites, Renaissance
or other products to complement existing properties in a market) and other issues.
Where new construction exceeds the market’s capacity, existing properties (either
Downtown and/or suburban) may fail, but this does not deter such construction.
Thus, where Downtown achieves growth and enhances its profile, its potential for
additional lodging facilities will exceed the figures derived in the preceding table.
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Overall, while Table 111-6 indicates a potential for 200 to 300 more rooms in
Downtown Wichita, a reasonable projection must consider development dynamics
that will increase this potential to a range of 250 to 400 rooms — in two to four
properties -- over the next ten years.
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Executive Summary

- Rather than trying to appeal to everybody, the approach to enhancing the retail mix of Downtown
Wichita should be one of identifying which “niches” would be the most promising.

- Niches can be defined in many different ways. One method of particular relevance is “psycho-graphics”,
which analyzes markets qualitatively, in terms of what lifestyles, sensibilities and aspirations are most
prevalent.

- For example, businesses focusing on “hipsters” (young, creatively- and alternatively-minded types who
live in and are drawn to the underground) should be targeted for the Delano business district. Examples
include funky footwear and vintage clothing shops.

- Businesses directed at “yup-sters” (creatively- and alternatively-minded types who are more established
and affluent, ranging from young professional to empty nester) should be steered towards Old Town and
the emerging Old Town West. Examples include “upscale bohemian” fashion boutiques and “cross-over”
ethnic eateries.

- Businesses catering to “young adults” (college students and recent graduates) should be directed to Old
Town and surrounding blocks. Examples include “cheap chic” purveyors and dance clubs.

- Food and drink offerings appealing to the broadest possible market should be sited within or on the
periphery of Old Town, heading towards INTRUST Bank Arena. Examples include “middle-of-the-road”
concepts like family restaurants, as well as less conventional ones such as a trendy “retro-chic” bowling
alley and “casual chic” restaurant/bar combos.

- Such establishments are most appropriately located there rather than in the WaterWalk development so
as to take full advantage of the synergies of locating within or near Downtown’s existing dining and
nightlife concentration.

- This last category of tenant serves a dual purpose, in that it also positions Downtown as something that
belongs to everyone, a true crossroads that in some ways welcomes all of Wichita, with businesses that
are relevant to a wide audience and not just to one or two narrowly defined niche markets.

- The sorts of retail uses for which WaterWalk would be appropriate are those “one-per-market” brands
that seek a central location easily accessible from the entire metro and therefore covet the close
proximity to the U.S. 400/U.S. 54/East Kellogg Avenue freeway, and that are willing and able to stand
alone.

- A retail incubator similar to the Farm & Art Market of the 1990’s should be re-introduced, in a location
that would not otherwise be leasable to market-driven tenancies but would, perhaps with the help of a
non-retail anchor use, ensure a level of foot traffic that gives the individual vendors at least some chance
of survival in the early years.

- The Wichita Downtown Development Corporation (WDDC) should also consider the development of an
in-house recruiter, a salaried, full-time employee dedicated solely to identifying and pursuing retail tenant
prospects, who can supplement and support the efforts of brokers by assuming responsibility for the
time, headache and risk often involved in trying to fill downtown retail space.

- Recruitment often requires direct retail “stimulus” so as to level the playing field for downtown retail, in
addition to the standard facade-improvement fund. An example would be a forgivable-loan program to
help with tenant build-out.
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Downtown retail as a niche attraction

When thinking about how to improve or enhance the retail mix of a given downtown,
those of a certain age think back to the ‘50’s (or earlier), when it was the premier
shopping district of the entire city, when it was a “mass-market” attraction. That is,
everybody went there, and it was a part of the city’s collective understanding of itself,
with stores that everyone shopped in and traditions that everyone took part in.

Given all that has happened since (see Appendix A), it is very difficult to recreate that
sort of downtown today. This does not, however, mean that efforts to improve on the
current retail mix would be futile, just that the approach will need to be different.
Indeed, the “mass-market” aspiration, while perfectly appropriate in the 1950’s, is a
somewhat outdated one at the dawning of the 2010’s, when retail is rarely marketed in
such terms; today, success means segmentation.

To understand this change, consider the matter of television. The airwaves were long
dominated by the “big three” networks. In 1980, more than 90 percent of viewers were
tuned in to CBS, NBC or ABC during prime time." Everyone watched them, thereby
creating an experience common to all Americans (or at least, the very high percentage
that owned sets).

Over the next quarter of a century, the market share of the big three would be eroded
by the introduction of countless new broadcast and cable networks, many with their
own, narrowly defined “niche” audiences. Soon, there was a channel for every interest
and every sensibility, and mass was less “mass” than it had ever been before, with only
32 percent of viewers watching CBS, NBC or ABC during prime time by 2005.*

B—
A
TENNIS

CHANNEL.

A similar change has occurred in retail, especially in urban settings, where business
districts are increasingly defined and differentiated by the tiny micro-slivers of the
consumer marketplace to which they cater. Rather than uniting everyone with a

1 According to a March 1, 2008 piece by Douglas Blanks Hindman and Kenneth Weigand in The Journal of
Broadcasting and Electronic Media entitled “The big three’s prime-time decline: a technological and social context”.

2 Ibid.
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common experience, like the downtowns of yesteryear, they attract a collection of self-
selecting “niche” audiences.

The approach, then, has to be one of identifying which of these “niches” would be the
most promising for Downtown.

Of course, niches can be defined in many different ways. One method of particular
relevance in this instance is with the use of “psycho-graphics”. As opposed to
demographics, which characterizes markets in quantitative terms, psycho-graphics
analyzes them qualitatively, in terms of what lifestyles, sensibilities and aspirations are
most prevalent.

Imagine the typical Saturday evening at the Vagabond Café in Delano, at Caffe Moderne
in Old Town and at Heroes Sports Bar, also in Old Town: each offers a different sort of
crowd, with relatively little cross-over between them. We intuitively understand these
distinctions. Indeed, we often self-select on the basis of them. That, in a nutshell, is
psycho-graphics: it helps to explain such choices.

The “hipster”

Take, for example, the typical patron of the Vagabond. He/she belongs to the “hipster”
psycho-graphic: young creatively- and alternatively-minded types who live in and are
drawn to the underground. They shop vintage and retro, wear Chuck Taylor Converse
sneakers and funky eyeglasses, exhibit multiple tattoos and piercings, drink craft and
blue-collar beers, listen to vinyl records and up-and-coming bands, ride skateboards and
fixed-gear bicycles, etc.

Hipsters tend to be the “early adopters” who set trends and pioneer neighborhoods.
They are not deterred by a little grit, and they do not frighten easily: indeed, too much
polish and amenity makes them suspicious. Furthermore, the lack of convenient parking
is not a deal-breaker for them; in fact, many walk, take the bus or ride a bike. They are
usually believers in downtown, not skeptics.

Hipster-oriented businesses are scattered in Wichita’s case, somewhat diluting their

overall impact, but their absolute number (see table) clearly points to the presence of a
market. Needing inexpensive space, such entrepreneurs are drawn to the low-rent
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areas immediately adjacent to Downtown, for example, along West Douglas Avenue in
Delano, East Douglas Avenue in the Design District, East Central Avenue between North
Washington Street and North Hillside Street, etc.

TABLE 3. EXAMPLES OF HIPSTER-ORIENTED BUSINESSES (not exhaustive)

Name Category Location

Street Skinz Skate Towne East Square
Endless Ride Skate East Central Avenue
Wheels Skate & Snack Shop Skate Downtown

Klassic Line Vintage/thrift Delano

DAV (Disabled American Veterans) Vintage/thrift Delano, East Central Avenue
Thrift Store (five locations in total)
Rewound Sounds Music Delano

Bicycle X-Change Bikes Delano, East Central Avenue
Vagabond Café Café Delano

Donut Whole Café Design District
Beacon Restaurant Diner Downtown

Ty’s Diner Diner Delano

The Anchor Bar Design District

Finn’s Lounge Bar Downtown

Kirby’s Beer Store Bar WSU

Lucky’s Bar Design District

Blank Page Gallery Gallery/Performance Space Delano

Source: MJB Consulting

One should be careful not to overestimate the size of this market. Indeed, Wichita is
relatively underrepresented in the kinds of arts and information-technology jobs
typically filled by hipsters. Having said that, there are retail categories where they
remain under-served, most notably, footwear, an important fashion accessory for this
psycho-graphic, and vintage clothing.

The assumption is often that hipsters, while influential in starting
trends, do not have much money to spend. Yet while this may
be true, the reality is that they will spend in categories and on
brands that have meaning for them on a psycho-graphic level,
and scrimp on most everything else. Examples include Apple
products and funky/limited-edition footwear.

The most appropriate location for such retailers would be in Delano, along the stretch of
West Douglas Avenue between McLean Boulevard and Seneca Street, given the cluster
of hipster-oriented businesses already there (see table above), the relatively low rent
levels (estimated at $9-$10/sq.ft.) as well as the district’s edgy “outlaw” brand (as
bestowed by the cowboys of yesterday and the motorcyclists of today).
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Beavers Den: one of several biker-oriented businesses
on West Douglas Avenue in Delano

The “yup-ster”

The presence of hipsters often foreshadows the arrival of another psycho-graphic niche,
the “yup-ster”, a unique blend of a “yuppie” and a “hipster”. The yup-ster will typically
have a more established career and earn more money than the hipster, and she can
range in age from young professional to empty nester, but she shares the same sorts of
creative and alternative sensibilities and tends to gravitate to areas that have developed
reputations as hip and artsy.

Yup-sters are among Wichita’s most cosmopolitan and sophisticated residents. They
value “high culture” and celebrate the creative and the cerebral. For example, they
support the symphony, listen to jazz, watch “indie” films, participate in Final Friday art
crawls, read The New Yorker, attend events at Watermark Books & Cafe, listen to
National Public Radio (NPR), enjoy a nice glass of wine, and explore new and diverse
cuisines.

Yet while they tend to be some of the most passionate supporters of Downtown, yup-
sters are not as enamored with urban grit and edge as the hipsters, instead preferring
settings that are a bit more stylized and sanitized. For instance, they might live in
Downtown, but in the high-end Rumley Lofts. They might be curious about Latino food
and culture, but only when dressed in more familiar, upscale garb, as at Sabor Latin Bar
& Grill.

TABLE 4. EXAMPLES OF YUP-STER BUSINESSES (not exhaustive)

Name Category Location
Lucinda’s Variety Old Town
Bella Luz Variety Old Town
Aspen Boutique Fashion College Hill
Chico’s Fashion Bradley Fair
Coldwater Creek Fashion Bradley Fair
Ferguson-Phillips Homeware Home furnishings College Hill
Traditions Furniture Home furnishings College Hill
Beyond Napa Wine Old Town
Watermark Books & Cafe Books/café College Hill
Caffe Moderne Café Old Town
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La Galette Restaurant Delano

Uptown Bistro Restaurant Old Town
Sabor Latin Bar & Grill Restaurant Old Town
Clifton Wine & Jazz Bar College Hill
Oeno Wine Bar Bar Old Town

Source: MJB Consulting

Yup-sters, however, do not only live in Downtown lofts: they are also found in relatively
high concentrations in the dense, close-in neighborhoods of College Hill and Riverside,
living in historic Victorian and bungalow homes on tidy, tree-lined blocks, enjoying an
urban alternative to the postwar suburban sub-division that is at the same time, not too
urban.

A residential block in Riverside

Indeed, in addition to Downtown, a number of Wichita’s yup-ster businesses (see table
above) are in fact located in the small, neighborhood-scaled business districts nestled
within these same neighborhoods, like the ones, for instance, along East Douglas
Avenue in College Hill, at that corridor’s intersections with Hillside Street and Oliver
Street.

However, Downtown boasts the city’s largest cluster, including some of the most
successful, like, for instance, Lucinda, Bella Luz and Sabor Latin Bar & Grill. Such
businesses tend to be located in Old Town, and specifically, in Old Town Square, which
has successfully branded itself as a more mature and upscale pocket within the broader
Old Town district.

The strength of these existing co-tenancies suggests the potential for adding more of
the same. For example, there could be a greater variety of sit-down restaurants in Old
Town, specifically, ethnic cuisines to entice yup-ster diners.

At present, Wichita’s largest concentration of ethnic restaurants is on the North
Broadway Street corridor, roughly between East Central Avenue and East 21° Street N.
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Yet while some of these might draw Downtown office workers during the lunch hour,
Midtown’s foreboding feel after nightfall limits the dinner traffic. Indeed, Maharaja
Cuisine of India recently relocated to West Central Avenue because, according to the
owner, “people don’t like to come [to North Broadway] in the evening.”

For this reason, Old Town would be a better location for ethnic offerings that aim for
such a “cross-over” draw. To maximize their appeal, however, they might also need to
be “re-packaged” — in terms of signage, service, menu and experience — so as to feel
more welcoming and less intimidating to mainstream diners, as well as marketed
through conventional channels (e.g. reviews in the Wichita Eagle, Splurge!).

\\s.l

Danny Nguyen, owner of Pho
Hot (on East Pawnee Street) and
the more upscale Pho Hot Bistro
(on North Rock Road), is an
example of an entrepreneur who
is willing to “re-package” his
concepts to appeal to a broader
audience

Generally speaking, sit-down restaurants are an ideal use for corridors that have not yet
been redeveloped, as they have the unique ability to draw people to parts of town that
they would otherwise ignore or avoid. Specifically, eateries might be utilized in this
context as “pioneers” of the so-called “Old Town West” sub-district, steered towards
ground-floor spaces, for example, in new mixed-use projects along North St. Francis
Street.

3 As quoted in Carrie Rengers’ January 14, 2010 post on her “Have You Heard?” blog on the website of
The Wichita Eagle.
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Also, one of Old Town’s most unique aspects, as a case study in downtown
revitalization, is the success of its boutiques, with shops like Lucinda’s, Bella Luz, Aida’s
Silver Jewelry and First Gear reportedly achieving sales levels more commonly found in
enclosed regional/super-regional malls. Such performance suggests that additional yup-
ster concepts could be viable going forward.

Yup-ster concepts like Lucinda’s, Bella Luz and even Aida’s Silver Jewelry attract a
consumer who is looking for styles that are a bit more “artsy”, “eclectic” or “funky”,
either the sorts of twenty- and thirty-somethings who might be drawn to stores like
Urban Outfitters or Anthropologie, or the kinds of empty nesters who would gravitate to
brands like Eileen Fisher, Chico’s or Coldwater Creek.

The Chico’s store at Bradley Fair

While certain “yup-ster” chains with more of a “faux-boutique” positioning, like
Anthropologie* and 1.0. Metro>, might be within the realm of possibility, Downtown
Wichita should, generally speaking, be targeting smaller-scale entrepreneurs and “chain-
lets”, and not large brands. Indeed, one of its chief points of differentiation, vis-a-vis
homogenized suburban competitors like Towne East Square and Bradley Fair, is its
carefully curated, “one-of-a-kind” shops.

4 Anthropologie does not presently have a Wichita-area location but it has been known to take chances on re-
emergent downtowns (e.g. its store in Milwaukee’s Third Ward) and similarly sized markets (e.g. the Jackson, MS
metro).

51.0. Metro is a fast-growing purveyor of moderately priced modern furniture that focuses on mid-sized markets and

is willing to consider downtown settings. Unlike Abode Home, which was devastated by the economic downturn, I.0.
Metro has thrived in recent years.
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Of course, a center such as Bradley Fair has its share of boutiques as well, like, for
instance, Bricks/Genevieve G Shoes, Lyndon’s and Nouveau, but this gets to another
point of differentiation: many of the merchants who choose to operate in a downtown
setting are fiercely devoted to it, and they could not imagine ever locating in the
suburbs no matter how attractive the opportunity on conventional grounds.®

Finally, the sorts of boutiques at a Bradley Fair tend to be the well-established ones that
have been in business for decades’ and are generally considered credit-worthy. Most
independently owned and operated businesses, however, are in much earlier stages of
their respective lifecycles: they cannot afford the rents in the low to mid $20’s/sq.ft.
charged at such a center, nor would they be welcomed there.

For these reasons, Downtown’s most direct competition is not necessarily the large
suburban shopping centers, but rather, as described above, those neighborhood-scaled
business districts nestled within the dense, close-in, neighborhoods that predate the
postwar suburban era, as these can differentiate themselves in similar terms, inspire the
same kind of fierce devotion, and offer roughly comparable rents.

It is difficult to imagine Riverside Perk feeling at home at a
NewMarket Square

Old Town is well positioned in this competition, in that it still has small floor-plates to
offer. Riverside, on the other hand, has very little retail fabric, and of the two
aforementioned nodes along East Douglas Avenue in College Hill, the one at Oliver

6 This would rule out the Shops at Tallgrass, across East 21" Street from Bradley Fair, which might otherwise appeal
to less established boutique entrepreneurs looking for more affordable rents.

7 For example, Lyndon’s first opened in 1975 and Nouveau, 1978.

10
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Street is virtually full®, while the other, at Hillside Street, converges on an automobile-
dominated, pedestrian-unfriendly intersection that could deter such prospects.’

Of course, Delano’s West Douglas Avenue also has available, competitively priced space.
However, as discussed earlier, existing co-tenancies are a critically important factor for
boutique entrepreneurs, and Old Town offers more in this respect. Indeed, the current
mix in Delano would seem to be a much better fit for the sort of hipster-oriented fare
proposed above.

Lucindas

A yup-ster entrepreneur would probably
prefer to locate in a space near Lucinda’s
versus one close to say, Rewound Sounds

Finally, while sit-down restaurants could play the role of pioneer, new boutiques want
and need to a much greater extent to be close to and able to take advantage of the
cross-traffic generated by existing ones -- that is, in the case of yup-ster businesses, not
on the periphery of Old Town, but rather, in “in-fill” spaces within the heart of the
district.

One last recommendation for both the yup-ster and hipster psycho-graphic segments is
a cinema that concentrates on art and independent films. Currently there are no such
theatres, in a metropolitan area with almost 600,000 people (and a 7-year-old film
festival). Arguably the most appropriate venue in the city is the Old Town Warren,
which could devote one or two screens to such fare. Failing that, either the Orpheum
Theatre or the Scottish Rite Temple could look to secure films for regular showings.

8 The 8,580 sq.ft. space formerly occupied by Barrier’s Jewelry is still vacant, but that floor-plate is far too large to be
affordable to most such users.

9 Clifton Square, the shopping “village” just to the east of this intersection, between North Clifton Avenue and North
Yale Avenue, provides low-cost space for early-stage entrepreneurs — current asking rents are roughly $9 to $10/sq.ft.
— but it appears to be transitioning to primarily an office complex. Indeed, in Carrie Rengers’ April 23, 2010 post on
her “Have You Heard?” blog on the website of The Wichita Eagle, Clifton Square’s owner, Jo Zakas, notes that it is
“becoming quite the medical area”, and that “we’d like to expand on that”.

Meanwhile, some 6,000 sq.ft. of ground-floor retail space is planned as part of the Parkstone development at East

Douglas Avenue and North Rutan, but as new construction, it might be challenged to offer the sorts of rents — in the
mid teens per sq.ft., at the most — that could compete with existing bays in/near Old Town.

11
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The student and young adult

University students represent another opportunity for Downtown. Wichita can claim
roughly 20,000 in total: Wichita State University (WSU) boasts an enrollment of nearly
15,000 at its main campus to the northeast of Downtown, while Friends University and
Newman University add another 3,100 and 2,000, respectively, at their primary sites to
the southwest.

Even, however, with 20,000 of them, Wichita does not have any sort of “college drag”.
WSU would be the school most likely to have one, yet with the notable exceptions of
the William H. Smith Bowling and Recreation Center (in the Rhatigan Student Center)
and Kirby’s Beer Store, there is precious little on the campus and in the surrounding
neighborhood beyond basic conveniences (e.g. textbooks, fast food, ATM, etc.)

WSU’s Rhatigan Student Center

Students therefore largely have to look elsewhere for shopping, sit-down dining and
nightlife. A certain percentage would qualify as early-stage hipsters and act similarly as
consumers (see above), but a much larger number can be characterized in terms far
more conventional. Furthermore, recent graduates often retain this same sensibility for
their first few years after college. Combined, these young adults represent a sizable
sub-market in their own right.

For example, as avid sports fans who drink mainstream American beers and do not

prioritize décor, the men tend to prefer typical sports bars, like Heroes Sports Bar.
Alternatively, they might gravitate to ones that base their appeal at least partly on

12
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female sexuality, like, say, Emerson Biggins (see below). Indeed, Hooters is one of this
psycho-graphic’s most oft-patronized chain restaurants.

The home page on Emerson Biggins’ website

The women follow mainstream fashion, perusing magazines such as Elle, but at the
same time they lack the discretionary income needed for full-price, and will rely on
Forever 21 for its inexpensive runway knockoffs. They will turn to that same store for
dresses and tops to wear in the evenings, while their male suitors try to impress in sharp
jeans and dress shirts purchased, say, at The Buckle.

Not surprisingly, Forever 21, featuring trendy, “of-the-moment” looks at very
inexpensive prices, has been wildly popular since debuting at Towne East Square in
2008. Few other retailers in the region, however, can be said to offer something similar,
and while the chain would be very unlikely to consider the Downtown for a second
store'®, perhaps a smaller-scale entrepreneur(s), utilizing the same “cheap chic”
business model, could be drawn to the visibility of an Old Town location to the young
adult-heavy nightlife crowd.

Also, judging by the long lines on a Saturday evening at, say, a Margarita’s Cantina, the
market for young adult-oriented dance clubs in Wichita appears to be far from
saturated, and Old Town, boasting the largest concentration in the region (i.e. Doc
Howards, America’s Pub, Liquid, Finn’s Lounge, etc.), is well positioned to take
advantage by adding to its existing selection.

10 The same holds for the other well-known “cheap chic” purveyor, H&M, were it to choose to expand to the Wichita
market.

13
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The contribution of young adults to Downtown retail could be augmented still further by
establishing a greater presence for Wichita State University, perhaps with some sort of
satellite campus that includes a student housing component, thereby enabling the
school to offer even more of the big-city urban experience that it emphasizes in its
marketing materials.'*

The impact of the INTRUST Bank Arena

One cannot talk about the evening potential in Downtown without mentioning the
presence of the new INTRUST Bank Arena (IBA). The concerts, Wichita Thunder matches
and various other events generate large numbers of potential customers for nearby
restaurants and nightspots, with the impact especially significant during the week, when
such establishments would otherwise be far less busy.

During the first quarter of 2010, the INTRUST Bank Arena
sold 52,592 tickets, ranking it as the 45™M_busiest arena
in the world, and 22"-busiest in the U.S.*?

Of course, the crowd attracted by the arena consists of far more than just students and
recent graduates. Indeed, it is as wide-ranging in psycho-graphic terms as the state
itself, also including, for example, working class Wichitans from the city’s southern
reaches as well as rural folks from West Kansas: the impact depends on that night’s
event, and the specific business.

11 |n the “About WSU” page on its website, the university writes: “Location. It's what separates Wichita State from
the other guys. As Kansas' only urban-serving research state university, WSU can offer things the others can't. By
combining a traditional college atmosphere with the endless possibilities of the state's biggest city, Wichita State is
the only school in Kansas that can provide an educational experience that goes beyond the limits of a typical college
town. Bottom line — because we're in Wichita, Kansas, Wichita State students have advantages other students don't.
Period.”

12 According to Pollstar, as referenced in Chris Moon’s April 16, 2010 Wichita Business Journal article entitled
“INTRUST Bank Arena ranked high for ticket sales”.

14
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For example, Old Chicago Pasta & Pizza has proven to be popular regardless of what is
happening at the arena, whereas the evening offerings of Melad Stephan’s Empire
Restaurant Management (Uptown Bistro, Sabor Latin Bar & Grille and Oeno Wine Bar),
while in high demand for the Billy Joel and Elton John performance, did not draw heavily
for the Taylor Swift concert.”

This illustrates an important point. The establishments likely to be the most successful
in catering to the arena traffic are the ones that appeal to the broadest possible market,
that is, that draw the widest range of incomes and sensibilities. In this sense, Old
Chicago’s accessible pizza and beer concept and moderate price-point was bound to
enjoy more of a boost than Stephan’s yup-ster fare.

Generally speaking, “middle-of-the-road” food and drink concepts — like, for example,
the family restaurant — are able to engage the more rural Kansans in town for concerts
in the arena, as well as the blue-collar young singles and retirees who live in the
adjacent neighborhoods. These offerings need not be destinations in order to succeed,
for they are simply targeting event-goers and residents already using the Downtown for
other reasons.'*

They are, however, serving a very important purpose in the mission of downtown. That
is, even if Downtown Wichita can no longer be mass-market shopping destination for an
entire region, it can still be — and indeed should still be -- something that belongs to
everyone, a true crossroads that in some ways welcomes all of Wichita, with businesses
that are relevant to a wide audience and not just to one or two narrowly defined niche
markets.

This does not mean, however, that they necessarily have to be conventional. Take, for
example, Pin-Up Bowl, a trendy, “retro-chic” bowling alley/martini lounge concept that
first opened in St. Louis” University Loop district in 2004, expanded with a second
location at Kansas City’s Legends at Village West development in 2007 and has since

13 According to Daniel McCoy and Josh Heck’s April 9, 2010 Wichita Business Journal piece entitled “Restaurants and
retailers riding the tide of different arena demographics”.

14 For the sake of clarity, residents are already “using Downtown” because they treat Downtown as their local
neighborhood business district.
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been looking at other markets, including Wichita, where it was talking with the
developers of WaterWalk.™

Bowling is, of course, a widely popular pastime in Wichita, but it has never been offered
in quite this swanky, “uber-cool” format, with the ability to draw from beyond its
traditional base and attract nightlife seekers. Indeed, Joe Edwards, the owner, has
described the Pin-Up Bowl concept as a “good martini lounge that [happens] to have

bowling”.*

One note of caution, however, with this sort of bowling alley in Downtown: it might not
be able to co-exist with the “Bowllagio” concept planned as part of a possible new
commercial development at W. Kellogg Drive and S. Maize Road on the West Side. The
two would not necessarily be programmed and marketed in exactly the same way, but
the business models could still overlap, throwing feasibility into question.

Another example of the unconventional, Earls Restaurant, arrives by way of Canada."
Earls is the leading example of what has become known in that country as “casual chic”,
referring to aggressively stylish and contemporary restaurant/bar concepts that have
managed to secure broad appeal — among young adults, yup-sters and others -- with
their blend of meat-and-potatoes and more adventuresome entrees, their wide range of
price points, their use of strikingly attractive, provocatively dressed wait-staff and their
ability to tap a widely shared desire to feel young, hip and modern.

Earls might at first seem like a concept geared primarily towards larger, more trendy
metros, and its initial expansion in the U.S. has focused on such opportunities (e.g.

15 The developers of WaterWalk were said to be “courting” Pin-Up Bowl in Chris Moon’s November 2, 2007 Wichita
Business Journal article entitled “WaterWalk courting retro bowling alley”. At the time, Joe Edwards, the owner of
the concept, was also very interested. However, it is not clear how that courtship ended.

16 ps quoted in Ibid.

17 Earls has already expanded to the U.S., with locations in the Denver, Phoenix and Seattle markets
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Denver, Phoenix, Seattle) but in its home country, it has proven to be popular even in
the suburban settings of smaller, second-tier markets. Furthermore, the model has also
enjoyed success in close proximity to arenas programmed similarly to Wichita’s INTRUST
Bank Arena.

The stylish interior of an Earl’s

One might argue that concepts such as Pin-Up Bowl and Earls should be targeted for the
WaterWalk development -- where an “entertainment district” is apparently still
planned, and roughly 65,000 sq.ft. of signed leases and letters-of-intent are still in play*®
-- but rather than creating an entirely new center of gravity on that side of Downtown, it
is recommended that such uses be sited in or on the edge of Old Town, en route to the
arena, so that they can take full advantage of the synergies of locating within or near
the existing dining and nightlife concentration.

This line of thought starts from the assumption that the market is not large enough to
fill the entire Downtown with restaurants and entertainment venues. And because such
uses benefit from strong co-tenancy, new offerings would be more likely to succeed —
and overall traffic and patronage would probably be higher -- if they are situated in
close proximity to already-existing ones. In other words, it makes more sense to expand
outward from current poles of strength than to start entirely from scratch somewhere
else.

18 According to a March 12, 2010 Wichita Business Journal piece by Chris Moon entitled “WaterWalk faces
impatience as it pursues entertainment district”.
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The other sub-districts

P ‘qejs directly across from the arena itself, like the
Spaghetti Works” building and the parking lot on the
orthweést corner of South Emporia Street and East English

The sorts of retail uses for which WaterWalk (and the South Main Street corridor, more
generally) would be appropriate are those “one-per-market” brands, like Gander
Mountain, that seek a central location easily accessible from the entire metro and
therefore covet the close proximity to the U.S. 400/U.S. 54/East Kellogg Avenue
freeway, and that are willing and able to stand alone.

Another example would be Nebraska Furniture Mart (NFM), the Omaha, NE-based,
Berkshire Hathaway-owned regional chain-let. Of course the WaterWalk development
does not have the real estate to accommodate a full-sized NFM store — its Omaha and
Kansas City locations are each 420,000 sq.ft. -- but the iconic retailer also operates a
smaller, 24,000 sq.ft. format, selling just appliances, televisions and flooring, in the Des
Moines, IA market, which is roughly the same size as Wichita’s.

Nebraska Furniture Mart’s smaﬂer
format in Clive, IA, within the Des
Moines, |IA metropolitan area
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As for the waterfront development planned to the north, on the parking lot to the
immediate north of and the vacant piece of grass directly across the Arkansas River from
the Broadview Hotel, the presence of river-fronting, ground-floor restaurants and bars
would be justified, so as to maximize public access to the amenity, but a larger-scale
dining and nightlife component there should, for the reasons explained above, be

discouraged.
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Perhaps the most challenged district in Downtown from a retail point of view is the
stretch of Douglas Avenue from the Arkansas River to Topeka Avenue. Even though it
runs through Downtown’s primary office district, foot traffic there is low, even during
the weekday lunch hour.

One might expect such a canyon-like office corridor to be filled with fast-food
restaurants, specialty-beverage purveyors and other lunch-hour conveniences, but in
Wichita’s automobile-dominated culture, workers typically think first of driving for such
purposes — not walking — and expect such businesses to offer convenient on-site
parking.

Indeed, almost all of the lunch spots popular among Downtown office workers are so
equipped — the fast-food chains along South Broadway Avenue and North Broadway
Avenue, the ethnic eateries further north on North Broadway Avenue, the yup-ster
restaurants in Old Town, etc. Even the banks would rather place their branches on
Downtown’s periphery, where there is room for drive-thru lanes and on-site parking,
than occupy a traditional storefront.

For this reason, existing ground floor spaces along this stretch of Douglas Avenue are at
a disadvantage, and should be considered for other uses (e.g. retail-oriented offices,
like, say, an Edward Jones) for the foreseeable future. The only exception would be a
re-worked Garvey Center, where a small dining/nightlife component would serve the
less adventurous/energetic conventioneers and hotel guests in the immediate area.
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One last point on this subject: the Exchange Place project planned for the northeast
corner of East Douglas Avenue and North Market Street is slated to include a roughly
23,000 sq.ft., upscale “urban grocery market” on its ground floor.*

However, while such an amenity would undoubtedly help to market the project’s
residential component, a grocery store of that scale, with an upscale orientation (and an
entirely new parking technology), might be risky, given how reliant it would have to be
on outmaneuvering nearby competitors (see table) for the expenditures of the well-
educated, relatively affluent households of College Hill and Riverside.

The Dillons at the intersection of East Douglas Avenue
and North Hillside Street, one of the would-be
competitors to the grocery planned for the Exchange
Place project

TABLE 5. RELEVANT GROCERY STORE COMPETITORS

Name Approximate Location

Dillons West Central Avenue and North West Street

Dillons West 21% Street N and North Amidon Street

Dillons East Douglas Avenue and North Hillside Street
Dillons East Harry Street and South Broadway Street

Dillons Marketplace West 21% Street N and North Maize Road

Dillons Marketplace East Central Avenue and North Rock Road

Aldi West 21% Street N and North Amidon Street
Aldi West 31% Street S and South Seneca Street
Save-A-Lot East 13" Street N and North Grove Street
Wal*Mart Supercenter West Pawnee Street and South Broadway Street
Super Target West 21% Street N and North Maize Road

Food For Thought East Central Avenue and North Hillside Street

Green Acres East 21°" Street North and North Rock Road

Source: MJB Consulting

Another possibility — for the higher-end consumer who lives and works in Downtown --
would be a smaller, 1,000 to 2,000 sq.ft. grocery that doubles as a lunch spot, or
alternatively, a larger-footprint offering that caters primarily to the moderate-income
population living in the close-in neighborhoods, like, for instance, Wal*Mart’s
Neighborhood Market concept.

19 According to the page on Exchange Place on the website of its developer, Real Development. The high-end
orientation is assumed because of the nature of the project and the intent to position the store as a “destination”
with “unique offerings”.
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WAL*MART

Neighborhood Market

A Wal*Mart Neighborhood Market is a roughly
40,000 sq.ft. supermarket that does not sell the kinds
of general merchandise found in the chain’s traditional
or supercenter formats

Finally, the Commerce Street Arts District, while very popular on Final Fridays, does not
provide the sort of consistent foot traffic needed to sustain most types of shops. With
its proximity to the arena, it could attract the interest of dining and nightlife operators
but again, for the reasons discussed above, such offerings are ideally located elsewhere.
Furthermore, the Arts District plays a critically important role as a symbol of the sort of
Wichita to which so many Downtown yup-sters aspire.

Yet even if bars and restaurants were to be prohibited by zoning, fears of gentrification
there are well founded, in that the presence of the arena and the development of Finn
Lofts could ultimately lead to an escalation of property values and tax levies for current
owners. If this were to happen, the City might consider the use of zoning to protect at
least a small portion for this purpose, perhaps the stretch of South Commerce Street
from East Waterman Street to East Lewis Street.

The entrepreneur

Before it was discontinued in the early 2000’s, the Farm and Art Market in Old Town
served as an unusually effective incubator for new businesses, including ones that still
operate in Old Town today, like Lucinda’s and Aida’s Silver Jewelry. A similar concept is
recommended now, so as to spawn a new crop of successful entrepreneurs.

Indeed, a new vendor market would make particular sense in light of Wichita’s
reputation for entrepreneurialism. Perhaps Wichita State University’s renowned School
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of Entrepreneurship could be approached with the idea of entering into a partnership
with the City of Wichita and/or the Wichita Downtown Development Corporation to
support a space for such purposes.

As with the original Farm & Art Market, the structure would involve a master lease,
entered into by one (or a combination) of these sponsors, which would, in turn, nurture
the individual vendors with low and/or percentage rents and assume the risk on the
space itself. Of course a loss is to be expected, and appropriate levels of subsidy would
need to be provided.

Finally, the location for this enterprise would be critical. On one hand, it should not fill
highly desirable space capable of attracting market-driven tenancies, but on the other, it
needs to be sited within some flow of potential customers — perhaps with the help of a
non-retail anchor use of some sort -- so that the vendors have a chance of surviving in
the early years.

The recruitment

Many of the above recommendations require “buy-in” from the primary implementers,
the property owners (or, in certain cases, lease-holders). They are the ones who control
the ground-floor space and ultimately make the call on possible tenancies.

In many cases, landlords will rely on commercial real estate brokers for this purpose.
These individuals, however, survive on commission: they usually do not have the
security of a base salary, and only make money if a deal is consummated. Furthermore,
the amount that they make on a particular lease is typically determined by a percentage
of the rent level agreed upon.

For this reason, brokers understandably allocate their time and energy to higher-rent
deals that are more likely to happen, and with less aggravation. In most automobile-
dominated metros, this implies a bias towards new space in suburban strips, and against
historic buildings in downtown settings, which they will often characterize as “too much
risk for not enough reward”.

:\-1! {%‘w
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Furthermore, the process of identifying and selling prospects is usually far easier in the
suburbs: brokers will typically post a sign on a vacant space and wait for the possible
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tenants to contact them. The same approach does not always work so well in a
downtown setting, where the appeal is not necessarily a conventional one, and where it
is often necessary to be more proactive in finding retailers and creative in framing the
opportunity for them.

Finally, as they are usually deal-driven and focusing on matching space to tenant,
brokers are not incentivized to think more broadly about the larger dynamic of or the
longer time horizon for a given business district. Opportunities to create and reinforce
synergies between multiply owned properties could be missed as a result.

None of this is meant to cast aspersions on the broker profession. It is entirely
understandable, given how and by whom they are paid, that they would choose to focus
on what they do and approach it in the way in which they do. The point is merely to
shed light on the larger framework within which retail leasing takes place, and in so
doing, to clarify what sort of role other actors might play in rearranging that framework
to downtown’s benefit.

For example, many Business Improvement Districts (BID’s) across North America have
decided to create an in-house resource, a salaried, full-time employee dedicated solely
to retail recruitment, who can supplement and support the efforts of brokers by
assuming responsibility for the time, headache and risk often involved in trying to fill
downtown retail space.

Specifically, this “retail recruiter” would focus on identifying and pursuing prospects,
and more generally, “curating” a vibrant and synergistic retail mix for the entire
business district. If he/she develops a promising lead, it is then forwarded to the
appropriate landlord and/or broker, with the latter earning the commission on any deal
that is consummated.

The recruiter is also responsible for a number of tasks attendant to the goal of tenant
recruitment. This would include, for instance, the creation and maintenance of a
“vacancy database”, the development of marketing collateral (see below), etc. It could
also encompass the tenanting and management of master-leased spaces, as discussed in
the above section on “The Entrepreneur”.
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MJB Consulting and the Downtown
Raleigh Alliance worked together on
the development of a retail leasing
brochure that the recruiter as well as
brokers could use in selling Downtown
Raleigh to prospective tenants. This
piece also included room for inserts
on specific spaces, sub-districts and
sub-markets

This recruiter need not be an actual broker: the fundamentals of how retail works, how
to identify realistic prospects, how to make a compelling “pitch”, how to speak the
“language” of leasing, how to respond to typical concerns about downtown settings,
etc., can be taught and learned. Indeed, MJB Consulting is providing just this sort of
training to a number of current clients, including, for example, the Downtown Raleigh
Alliance (DRA).

This recruiter does, however, need to be analytical, detail-oriented and well organized,
with a knack for selling, a capacity for perseverance and a passion for Downtown
Wichita. In addition, he should have an understanding of the specific psycho-graphic
niches that would be targeted, and ideally, given its importance to retail, a working
knowledge of fashion.

Finally, it is worth noting here that recruitment often requires direct retail “stimulus” so
as to level the playing field for downtown retail. Cities across the U.S. have
experimented with different types of incentive programs: in addition to the standard
facade-improvement funds, several have offered forgivable loans to help with tenant
build-outs, and some are even going further, with, for example, broker supplements to
narrow the gap with suburban payouts.

In the 2000’s, for example, the City of St. Louis approved the use of $400,000 in Federal
Community Development Block Grant (CDBG) funds for small forgivable loans to new
retail tenants for build-out, equipment, inventory or working capital. With a net
increase of 110 businesses in its five years of operation, the program was considered a
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success, helping to create active street retail in a downtown that previously had very
little.

Active street retail in
Downtown St. Louis
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APPENDIX
A. Downtown retail as a mass-market attraction

Like most downtowns across the United States, Downtown Wichita used to be the
premier shopping district of the entire city. As late as the 1970Q’s, retail thrived in the
four square blocks bordered by East 1% Street N, Broadway, East William Street and
Main Street, with the “100% corner”?® at the intersection of Broadway and Douglas
Avenue.

In those times, the retail in Downtown Wichita was a “mass-market” attraction. That is,
everybody went there, and it was a part of the city’s collective understanding of itself,
with stores that everyone shopped in and traditions that everyone took part in.

A shot of South Broadway, looking south,
in 1972, with a Macy’s department store
in the foreground.

Of course, that era was soon to come to an end, with the rise of the suburban shopping
center. In 1973, at the intersection of East Douglas Avenue and South Rock Road,
Melvin Simon & Associates started construction on what would become Wichita’s first
enclosed super-regional mall.?* Towne East Square opened in 1975, with three anchor
department stores (J.C. Penney, Henry’s, Dillard’s) and over 1,000,000 square feet of
retail space.

20 The “100% corner” is a term-of-art in the retail industry, referring to the intersection of a business district where
visibility and foot traffic are greatest and where, for that reason, rents would be highest.

21
In the shopping center industry, “super-regional” defines centers with 800,000 sq.ft. of retail space or more,
whereas “regional” refers to ones with 400,000 to 800,000 sq.ft.
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Melvin Simon (left), in 1973, showing the
architectural model of the Kellogg Mall,
later renamed Towne East Square

With its location in East Wichita, its direct access to/from an U.S. 400/U.S. 54/East
Kellogg Avenue interchange, and its accommodation to the automobile, a shopping
center like Towne East Square was far better positioned than a traditional downtown to
serve as the new “mass-market” draw of a new, suburban-oriented, car-centered
American lifestyle.

This is not a story specific to Wichita, but rather, one that could be told in reference to
almost any city in the United States during the postwar period. The second half of the
20" century saw downtowns across the country lose much of their relevance from a
retailing point of view®?, as people stopped viewing them as shopping destinations or
visiting them for that specific purpose.

However, Wichitans who are old enough — generally, 50 years old or more — still
remember this Downtown of an earlier era very fondly, and many still long for its return.

7 ”n

“We remember Macy’s,” they will say, “and we want it back.”

Others, while perhaps not as driven by nostalgia, still view the “mass-market” approach
as one that could be successful in Downtown, pointing to cities with downtowns that
have been resuscitated by the development of an enclosed regional/super-regional
mall, like, for instance, Indianapolis or San Diego.

A quick look at the numbers alone, however, indicates why the Downtown of the 1950’s
can no longer be. Consider, for example, the case of a mass-market retailer that is
looking to open its first store in the Wichita market. Assume, for the purposes of
discussion, that this operator is highly desired by landlords and can have its pick of
locations.

Upon comparing the demographics within a five-minute drive of Downtown, Towne East
Square and NewMarket Square, he finds the following:

TABLE 1. DEMOGRAPHICS WITHIN A FIVE-MINUTE DRIVE TIME

22 Their relevance did not decline so precipitously in other realms. For instance, downtowns never truly lost their
status as an office address.
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Downtown Towne East Square | NewMarket Square
Population 42,310 30,108 26,148
% with B.A. or more 15% 36% 43%
% White-Collar 48% 66% 74%
Median HH Income $32,250 $43,601 $76,787
% of HH at S75K+ 10% 22% 52%
Median Home Value $61,500 $113,750 $160,000

Source: Nielsen-Claritas, MJB Consulting

Such demographic comparisons do not present Downtown is a favorable light vis-a-vis
its primary competitors.

Downtown has other drawbacks as well. For example, most retailers do not want to
open in settings where they would be largely responsible for generating their own
traffic; they prefer locations where they can take advantage of cross-traffic from other
stores (or “co-tenants”). Indeed, the industry proverb is that “retailers are like
lemmings: they follow each other, even off a cliff”.

5 C” ‘ Q '\\'
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Retailers: like lemmings

This “safety in numbers” philosophy applies even to competitors. Indeed, the standard
regional/super-regional mall contains many stores operating in the same category of
goods, including large department stores. Generally speaking, retailers prefer such
concentrations because they figure that they will get more traffic there than they would
on their own. This holds for fashion, for furniture, even for fast food.
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The mall food court: a textbook example of the
“safety in numbers” philosophy

Say that this retailer looking to open its first store in Wichita is a clothier. For this
prospective tenant, Towne East Square can point to the traffic-generating abilities of its
department stores — Sears, J.C. Penney, Dillards and Von Maur — as well as other
“junior” anchors like Forever 21 and Old Navy, not to mention the big and medium box
retailers nearby (e.g. Target, T.J. Maxx, Burlington Coat Factory).

Downtown, in contrast, does not boast any traditional retail anchors. Of course, unlike
suburban centers, it can point to other sources of traffic besides the residential base: for
example, there are an estimated 21,800 daytime workers®, 274,298 annual
conventioneers”, 425,941 event-goers at Century II25, 400,000 at Lawrence-Dumont
Stadium?® and another 600,000 projected for the Intrust Bank Arena”’.

However, all of these user groups are in Downtown for other purposes and not
specifically to browse and purchase clothing. In fact, shopping is not a likely additional
activity for any of them. A prospective tenant will assume, on the other hand, that in an
enclosed regional mall like Towne East Square, a very high percentage of the foot traffic
is there to do just that.

To a clothier, a department store is a more compelling
anchor than a convention hall

As mentioned above, some point to the few cases of successful downtown malls as
evidence that this approach should be emulated in Wichita. In fact, most of the ones
that were developed in the 1970’s and 1980’s have failed, and closer scrutiny of the few
exceptions reveals that they should not be used as comparables for Downtown Wichita.

Take Indianapolis’” downtown, for example. 1995 saw the debut there of Circle Centre, a
four-level, 736,000 sq.ft. enclosed regional mall anchored by Nordstrom and Carson
Pirie Scott. The center is considered a success: it registers sales of approximately

23 According to statistics compiled by the Wichita Downtown Development Corporation (WDDC).

24 |bid. Note that this does not include the roughly 590,000 annual conventioneers outside the Downtown.
25 |bid. Includes conventioneers.

26 |pid.

27 bid.
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$406/sq.ft.28, roughly even with the nationwide average, and has had a catalytic effect
on surrounding blocks and the downtown as a whole.

This mall, however, is able to take advantage of much stronger demographics within a
five-minute drive:

TABLE 2. DEMOGRAPHICS WITHIN A FIVE-MINUTE DRIVE TIME

Downtown Circle Centre
Population 42,310 57,172
Median HH Income $32,250 $30,668
# of HH’s at #35K+ 8,008 10,115
# of HH’s at S50K+ 4,864 6,656
# of HH’s at S100K+ 843 1,867
Total Retail Expenditures S509M $665M
% of HH’s without a Car 13% 24%

Source: Nielsen-Claritas, MJB Consulting

The median income levels may be similar, but due to the ability to reach a higher
number of potential shoppers within a five-minute drive, Circle Centre can tap larger
pools of the middle- and upper-income consumers that malls typically find most
desirable, partly explaining the presence of an upscale anchor like Nordstrom, which, in
turn, helped to lure other up-market brands like Coach, Johnston & Murphy, Talbots and
Banana Republic.

Furthermore, with more than 50% of the mall’s sales to customers from outside the
Indianapolis metropolitan area®, visitors are extremely important to Circle Centre’s
performance, and Downtown Wichita simply cannot match the volumes generated by
such draws as the Indiana Convention Center, Conseco Fieldhouse (home to the NBA’s
Pacers) and Lucas Oil Stadium (NFL’s Colts).

Perhaps most importantly, the developer, part-owner and manager of Circle Centre,
Simon Property Group, is headquartered in a 14-story office building across the street
from the mall and one of downtown’s great benefactors. As one former Deputy Mayor
said, “they’re [the Simon’s] just one of those families--it’s just in their DNA to give back
to the city.”*

28 g of 2007, according to a January 26, 2009 Indianapolis Business Journal piece by Greg Andrews entitled “Ailing
anchor store casts shadow over Circle Centre”.

29 According to Johnson Consulting’s “Proposed Economic Development Project: Pabst City”, submitted in May 2005
to the City of Milwaukee.

30 said Steve Campbell, former Deputy Mayor, as quoted in an April 20, 2009 Indianapolis Business Journal piece by
Cory Schouten entitled “Simon’s family interests thrive, but taxpayers pay the price”.
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That is, there were other factors driving Simon’s initial interest -- and continued stake --
besides simple market viability. Projected sales could not possibly have justified the 17
years that the project took to develop and open. Indeed, Circle Centre’s sales levels,
while average by nationwide standards (see above), are 17% lower than the company’s
average of $491/sq.ft. for its 168 regional malls across the country.

Finally, in the case of Circle Centre, the public sector was willing to mitigate the risk for
Simon, with the City of Indianapolis funding $187 million of the roughly $320 million
total project cost through the sale of Tax Increment Financing (TIF) bonds and then
offering the land rent-free.

For all of these reasons, it is highly unlikely that Downtown would be able to attract the
interest of an experienced mall developer or recreate any sort of “mass-market”
shopping draw. This does not, however, mean that efforts to improve on the current
retail mix would be futile, just that the approach will need to be different. For more on
this point, please return to p. 3.
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Downtown Transportation Overview

A successful downtown provides dynamic synergy between people and activities. A mix of great
streets and comfortable connections makes this synergy possible. The choices available to move
about and the quality of those choices influence people’s perceptions of downtown and their
willingness to engage in life there. The following sections document existing conditions of the
downtown Wichita transportation network, identifying the challenges and opportunities for
creating the connections that will frame and fully enable realization of the Downtown
Revitalization Plan.

Downtown Wichita once relied on a variety of
transportation modes for its bustling economy. Like
this image of Douglas Avenue in the 1920s, the streetcar
and private automobiles mix comfortably with
pedestrians and other street life. As travelers began to
rely more on their cars and downtown activities shifted
and reformed the landscape, Wichita’s multimodal
transportation system was introduced to new
challenges. They include:

e super-blocks interrupting connections of the
original street grid for all users;

e dispersed destinations, gaps between buildings,
and poor streetscape conditions that discourage
walking; and,

e a mix of one-way and two-way streets,
perceived as confusing for drivers unfamiliar
with downtown and its neighborhoods.

A new vision for downtown renews the potential to, once again, intertwine the transportation
system and reintroduce the essential characteristics of a complete range of choices for downtown
access and circulation. It can build on the significant investment of previous generations,
particularly in areas of long-standing destinations and recent development. Each characteristic of
circulation, from safety and freedom-of-movement to wayfinding and aesthetics, can help to brand
downtown Wichita as a welcoming place for business, an attractive place to live, and an interesting
place to spend an afternoon or an evening of culture and entertainment. The following summarizes
the major findings detailed in this report.

Kittelson & Associates, Inc. 1
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TRANSPORTATION SYSTEM ELEMENTS

Street Configuration

Downtown Wichita has been well-defined by its major transportation “infrastructure”: the
Arkansas River running north-south to the west, the railway and 1-135 to the east, and US 54
to the south. These significant barriers also help to organize the street system so that their
few crossing points focus the majority of traffic to only a handful of streets. The strong
network of gridded streets creates redundancy to these links enhancing movement within
downtown and is an asset worth preserving and re-establishing in some areas.

Getting around downtown by car can be an intimidating experience for visitors, new-
comers and long-time Wichitans alike. The barriers of rivers and railroads and freeways,
combined with the mix of one-way and two-way streets (some continuous and others not),
make for a confusing and even frustrating system of streets. Simplifying and reconnecting
the street network provides for easy access to downtown and easy orientation for even first-
time visitors. It will also be critical to more intuitive, discernable transit routing and
transfers.

Street network issues include: the mix of one-way and two-way streets, some of which
change how they operate within the downtown; loss of connectivity through the creation of
superblocks and placement of buildings in the public street right-of-way; and, a lack of
appropriately timed signals on some streets. Each of these creates out-of-direction travel
and unnecessary delay for motorists trying to efficiently get where they want to be.

Traffic flows freely in downtown Wichita, even during peak commute times. The wide
streets that makeup the downtown street network could better integrate other priority users
by reallocation of some lanes to transit, bicycling and parking, thereby strengthening
downtown for all users.

Pedestrian Environment

The street grid is a major asset to pedestrian and bicyclists. For pedestrians it provides
generally good connectivity between uses, and numerous crossing opportunities at urban-
scaled intersections. The long north-south blocks coupled with dispersed destinations are
less than ideal for travelling on foot around downtown. Further, the introduction of super-
blocks has diminished the pedestrian experience in the areas around the Arkansas River.

Public art has been introduced on many city streets. Coupled with a shaded sidewalk and
other landscaping, public art contributes to perceptions of ownership and care for public
streets and a general feeling of security for pedestrian travel. As in Old Town and along
Douglas Avenue through Delano, the preservation and enhancement of sidewalk amenities
and pedestrian-scale streets create unique pedestrian experiences and should be
encouraged. Aesthetic designs and materials will be detailed in the city’s street design
manual, but should be functional and reflect the most up-to-date approaches to ADA and
maintenance considerations.

Kittelson & Associates, Inc. 2



Transportation Existing Conditions May 2010
Downtown Transportation Overview

Bicycle Network

The City’s bicycle planning has focused largely on a recreational path system. Recent routes
for on-street bicycling are geared to commute travel, in and out of Downtown.
Opportunities exist to enhance circulation and parking for bicycling downtown and for
connections from the street system to the existing and future recreational bike paths. Streets
that invite bicycling as a priority mode would generally run parallel to transit and auto
priority streets through downtown.

All vehicles in Wichita Transit’s fleet have been equipped with bicycle racks helping to
bridge distances between bus stops and destinations for some riders. Once arrived
downtown, the transit-rider may find that access to one’s destination is most efficient by
bicycle rather than by another bus transfer.

Transit System

Most existing bus service runs only hourly during the mid-day and 30 minutes during peak
hours, connecting at the Downtown Transit Center to facilitate transfers. The routes travel to
the Downtown Transit Center using many streets, with little concentration of transit activity.

The visibility of transit service, or presence on the street, is very limited. There are a few
benches that denote transit stops, but no bus stop signs or other on-street information.

The Q-Line is operating on a one-way, 30-minute loop in downtown. During heavy travel
times, such as Friday and Saturday evenings, a second bus operates a reverse loop. The Q-
Line also serves as a parking shuttle for major events at the newly opened Intrust Arena.
Recognition of, and support for, the Q-Line is strong among the Wichita residents.

Wichita Transit is in the processing of creating a Transit Development Plan that would look
at fundamentally altering the existing hub-and-spoke transit system, to address growth that
has occurred in Wichita over the past 15-20 years. The transit plan would incorporate and
support the elements of the downtown plan, ensuring strong regional transit connections as
well as movement within the downtown area. Concentrating transit on fewer streets with
fixed stops and clear connections to Q-Line service will be important elements of the transit
component of the downtown plan.

Wichita Transit has invested in Intelligent Transportation System (ITS) equipment and has
the ability to improve customer communications making transit more available to new
riders. Communication giving signal priority to transit vehicles is also possible with the
cooperation and modest investment by the City.

Intermodal Connections

The existing intercity bus service terminal is currently several blocks away and not visible
from the Downtown Transit Center, making the connection between local and interregional
travel less than ideal. The intercity bus providers have expressed interest in relocating into
the downtown Transit Center.

Kittelson & Associates, Inc. 3
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e Current Amtrak service is available 25 miles to the north of downtown Wichita. Historic
Union Station and its parking and rail infrastructure are located near the Downtown Transit
Center. This major city asset is now privately owned. The Northern Flyer Alliance has been
leading advocacy efforts to return Amtrak service to downtown. A series of studies and
recent legislative action indicate that preserving the use of this landmark infrastructure will
be an important outcome of plan implementation.

Kittelson & Associates, Inc. 4






Benefits from
Transportation
Improvements

GJ Project Downtown:
The Master Plan for Wichita



2V | Nvd 3HL

*sd11] 9[1qOUIOINE JO JoqUINU 311
USS3[ PUE UMOIUMOP UT SA[ILIIQ JO ATLYS-IPOUI Y] ISLAIOUT
d[oy pInoys YoryM ‘s19311s AWN[OA-MO] UO SIUB] J[OA1q

192118-UO

‘wajsAs Aempeo. ay}
Uo UapIng Yy} seanpa. sailjioe) 8aAaiq buippy Ppa1edIpap
g =G 5 : ap1aoid 01

ySnoud Ip1m
SIe $193118
oyl pue
ySnoua mo[
318 SOWN[OA
J1pyen
UMOIUMO(]
*(SOATISWAY]
SISI[OA01q
dY1 I0] pue)
sueLnsapad
10J SpIezey
K197 SUTIBIIO Y[BMIPIS 3] UO PLI UINJO SIISN I[OA1q
‘UMOIUMOP UT SINI[IIB] J[IAI1Q OU MOU IR I SNBIAY
"jiomjiau Aempeos

8y} uo usaping ay} 29npai 0} saiioe} 9|9Ad1q ppy

"90TAIDS 1ISURI) pIpuedxd a1nbax
[[1M TUSWUOIIATD J[GRY[eM B SULIIISOJ—IJLIISIP WNISNW
91 PUB “IA1UID UOTIUIAUOD Y] ‘BUIIR 3] “OUB[I(T IAIUI))

NMOLNMOA @
123royd

JUSUITLIDAON) “IOLIISIP SSAUISN( [BIIUAD Y] ‘UMOT, P[O—AIIANOR
Jo sapou 1ofewr Jo uoneredss Y1 pUB ZIS S UMOIUMOP UIALD)
JUQWUOIIATD J[(BY[BM JIOUI YONUW B JO UOTIBAID SAIMb1
Teniua1od 1UWdO[IAIPAI S UMOIUMOP SUIZI[BIY "UMOIUMOP
UT SI[IqOTWO0INE JO ISN 1318313 93eIN0OUS pue dIYsSISPLI MO[

01 9INQLIIUOD SUOTIBITWIT] 3SAY ], "SIUAAQ JOJ IJTAIIS IPLI-PUB
-y1ed e se pasn A[Lrewrid ST pue S[BAIIIUT AJTAIIS PUE SINOY
PATWI] AIOA SBY JJTAISS JISURIT, 1UI[BAAI d10WI ATE FUn[BM
pue ‘SuryIq USRIl 919YM sede 01 uostredurod ut Ajre[nonied
‘suonIpuod JuswaAed uo sjoedwr 2A1eSdU Sey] 18Y] UOTIIPU0D
B OLI1U-J[IqOWO0INE A[IUALIND ST UMOIUMOP UOTIRIIOdSURIT,
*A)1jiqow umojumop

19119¢ 10}J 99IAI9S pue salMjIoe} Jyisues) apeibdn

"paoe[das pue parredar 9q UBD AINIONIISBIJUL

11edqns s,umolumop ‘parudwa(duwr 218 SASUBYO IPOW ISAY]
QUWIT) JWIES Y] 1Y "SAMTUdWER adeIS192I1S pUR Y[BMIPIS A11[neb
-yS1Y pue ‘saue] 9[2451q 19311S-U0 paIeIIPap Asuenl 1roddns
01 JudurdAoIdwr 199118 Juedryrugis Surping £q woIsAs
uonelrodsues) UMOIUMOP [epownlnuI e 10§ Surpraoid uo
snooJ s1uawasoxdut pasodord 9y T, “UOTIONIISU0IAT 919[d 0D
pasu duros pue I1edal JUBIIUSIS PAIU $19311S AURTY 95RIdAR
MO[3( ST INIONIISBIJUT 19311 UMOIUMOP JO UOTITPUOD 3 T,
*ainjoniseijul Buipsixo ajeljiqeyas pue uiejuiey

Jleday pooy jo ajels
S3NO0ILNO ALIHOIHd

SjuswaAoldw

uonelrodsuel| Woll siljauag

W

< O S99

PUSQIQRT



‘Aem-J0-S1ySLI UumoIuMOp SUTILII[IqRYIY "J1] Jo A11fenb s Aitu

-NWWO0J 311 01 PPE. 181 SINIATIOR pUE $308[d 01 $$3008 UIPBOIq
01 PUB ‘(1M015 JTWOU03 [3N] 01 ‘UWOIIBIIO PUEB UOTIOBIIIE qof
110ddns AJ9A1199]J9 01 $31N1BJ ABM-JO-1YSLI SUIRIOLIAAP Sul
-1BJ0[[BAI PUR ‘FUIZIUIdpOW ‘SUIZI[RIIAAI Aq AIT[IQRAT] da01d
-wil p[nom yIomdures] uonelrodsuel], oy Sunuswardwy

Apqear] fuiowoud

*3181S 31 UT 3S[d AIIYMAUR PUNOJ 3 10UUBD

1R[] SANTUSUIR [RINI[ND PUR $ISSIUISNQ JO XTW S UMOIUMOP 01 NP
‘001821 AI1Ud 31 10 ISeq $qO[ 9Y1 UdprOIq pnom sanrunizoddo
1UdWAO[AAIP [RIIUIPISAI PUB JUIWAO[d WS [BUONIIPPE PUR UOLIE]
-1odsueI) 19119 Y3N0Iyl BITYOLA UMOIUMOP 01 $$3008 Jurpuedxy

"$qO[ M3U PUB SIUIPISIT SUIOJUT

-1oyS1y SUIMBIP SISN [BIOISWIUIOD PUE “901JJ0 ‘SUISNOY MU

J0 1uwWdO[2A9P JUBDIJTUSIS UT 1[NSAI p[nom ‘syudurdsordur
uornelrodsuen pasodod a1 £q payooTun JI 18Y1 YIOMIUIRI]
Juowdo[2Aapai & sap1aoid yIomouwrel,] Uone1I0dSUBI Y ],
"BOIB PISSITISIP A[[BOTUIOU0II UE ST BIYII A\ UMOIUMOD FeIdAER
e11ded-19d [RUOTIBU A1 JO 9%/ / ST 1B[1 SWOJUT IFRIIAR UB YIIH
‘eaJe passaiisip A|jesnuouodsd ue ul sqof ajeard

NMOLNMOA @
103royd

“JUSWUOIIAUD J[qBY[eM ‘URQIN STY) SUNBIID Ul 3]0 A3y © Aeyd
s uepd xaisew s1yl ut pasodoid syusurdsoxdur uorelrodsuen
[EPOWNNUW Y ], S19YIRU [RIDISWIUIOD PUR ADTJJO ‘BUISNOY MU

10J Tennual0d 1UWdO[IAID JTUWIOU0II JURIYIUSIS FO0[UN ULRD
UMOIUMOP JUSWUOIIAUD JeY] SUNEBIID PUR ‘SJUIWUOIIAUD J[q.
-[eM ‘UBQIN UT JAT] 01 19Jo1d SIOIOM SSB[O JATIRIID, SUNOX
[~SSe|) aanealy, ay} ainyden

"SIOISTA

[[& 0] SUOTIRUNISIP IO[BUI S UMOIUMOP 01 $S300B dA0IduIT [[IM

c
1871 sjudwaA0IdwWT urLIsapad pue Q[oAd1q IIsuRI] JURIIJIUSIS
Suronponur £ UMOIUMOP PUNOIE PUE 0] $SI0JB [BPOWII[NW
Surp1a01d 10J YIOMIWEI] B SIAJJO JIOMIWERL] UonelIodsuely,
31T, WAyl 01 135 01 SA[IGOUIOINE IIdY] 3SN 0] INq AI0YD OU
9ABT] $19SN 3SAY] JO ISOUWI PUB A[[BNUUE SINI[IOR] ISAY] SN
101831 3171 10y 3noIy1 woy 9jdoad Jo SUOT[IRY *SIMI[IOR] 1UAUT
-UTBLIdIUD PUE ‘SSIUISN( ‘[RINI[ND JO[BUI S UOIFII 31 JO AUBUI

01 dWIOY pUE UWOISAT BITYILA\ I JO 910D Y] ST UMOIUMO(]

"BHYDIM Uumojumop Huodjs e pjing

ssauaAannadwo)n
a1wouo93 buluayibuaals

22V | NV1d3HL




€-2v | Nv1d 3HL

U0 SNJ0J Y/ "01 Y[BM 01 JUITUIAUOIUT JO JeJ 00] 13K ‘01 JALIP
01 JUSIUIAUOIUT INq ISO[D 3q AIUILIND AR 1BY] SIOTAIDS

pue sassaursng 3ur88nis SUOWL SUOIIOAUUOD PUB SR
Jaoxdur osfe pynom ue[J uonerodsuely, 3y I, ‘sanirunizoddo
01 83008 100d 01 9P pUIYaq 13 ujo suonendod 11jouaq
K[8uoxs p[nom ouya g of uvjJ 421svpy 41 Jo 1uduodurod
uornelrodsuen 91 Sunuaw[dwW] "SISSIUISNI PUB SIT[TWIR]
‘STENPIAIPUI PISBIUBAPESIP AJ[BITWIOU0Id ISOW JY] IJAUQ
A[1e109dsd p[nom 0TAIIS JISURI] JOJB[NIIID PUR J[IAD1q
‘uernsopad paoueyud YSnoIyl 19719501 UMOIUMOP SUMITUY
'saljjiqesip yum ajdoad pue ‘suazi}id 101U3S ‘SIDALP
=UOU ‘SjUSPIS3 SWI0IUI-MO] 10} AY|IqISSadde anoadw]

"UMOIUMOP UTYIIM SINUD
K11a1308 911 SUnd9UU0d 10§ suonido pazrrojow-uou apraoid
PINOM SABMY[EM PUB SABMIYIQ PAA0IdWI ‘UONIPPR U] 191U
1IsUBI) [eUoI3aI A1 pue Judwiordwa ‘SuIsnoy 01 s[IedJ Jo
Su111§ 911 109UT0D 0] SIINOI JISUBI] JOIB[NOIID INOJ dpraoid
PINOM UB[] SIYL, "QISYMAIIAI ISOUI[R SUONITPUOD Suny[em rood
£q pa18qI908X3 ST UoneIRdas JO 93UI[[BYD JY1 PUR ‘S$IIINS IIA[)
1Sure3e SYI0M S[IBdJ JO SULNG,, ISAY] UTYIIM SIANUD AITATIOR
A1 UIIM1Q JURISIP A ], "UMOIUMOP UTYIIM SIAN U AITANIIR
9ATIORIIIR PUB JURBIQIA JO SILIIS B SBY BIIYOLA\ UMOIUMO(]
*A}IA1309UU0d Buldueyud

Aq sa@910yd uonjepodsues) buiysixa anosdwyj

*901A138 A110RdRD-19y31Y ‘Juanbaiy

JO 90UIIUIATOI 3] AIINDIT OYM SISPLI 10D [BUOLIIPPE 10]
uondo [oArI 9[qepuadop PUR S[QRIA JIOUWI B JUI0II] PTNOM
1ISURI) QININJ dY] UT SPURAXd 9ITAIIS SB ‘pUE A[IqOW Iasn
Ja01durt A[91BIPAWIWT PINOM SIMIUIUIR JISURI], “YOBII O] JJBS
10 J[QISSIIOL ISIMIITYIO 10U IDTAIIS JISURI] 0] SUOTIOIUUOD
ayewW 01 9[qE 3q PInom A311 Inq suondo [9ARI] MIU JARY] ATUO
10U PINOM SIUIPISAIT ‘UMOIUMOP UTYIIM JINIONIISBIUL OINEB

NMOLNMOA @
123royd

pue ‘uernsapad Q[oAd1q
ISUBI] JO JUAWIOUBY U

pue uorsuedxa 93 YIIH
*suoijdo aiow Buneaid
Aq Ajiqow 19sn asueyuy

*9[qBUIRISTIS PUB J[qBPIOJJR
[10q ST 181 ABM © UT 1T Op pUe
Lrunwurod Y3 Jo 210w pue
910U JIOJ TYIBII UTYIIM SUTAT]
Aep£19A3 Jo s1usU0dUIod

a1 Sutaq djoy prnom
YIomourel] uorjerodsuely,
a1 Sunuaurddwy

‘[me1ds pue uorsuedxd

£q panyip Sureq woly A1runwurod SUTALIY]  JO s1uauodurod
J158q 31 1UAdId puR A[IUIIOIII AIOW AINIONIISBIJUT PUE
$aNIMN SULISIXI AZI[IIN TIYIIF01 JISO[O SUOIIIIUU0IINUT
PUE SINIATIOR SULIQ PTNOM I91UID 31 U0 SUTIBIIUIUOY)
*SBAJR PIsIAdSIp dI0W PUB MU 01UT UOISURAX? UB UBY] JAYIBI
UOI33I Y1 JO ISIUID [BOLIOISTY SYI PIBMO] UOTIRIIUIIUOD

B 191S0J OS[B PTNOM BITUDTA\ UMOIUMOP UT JUIUIISIAUT

*S]UJAJ PUB SUONBUIISIP [BINI[ND PUEB IIAID PUR ‘SIOTAIIS
[BOIpaWI pUB UBWINY ‘UONBINPI 01 $SIV0B 191BAIS Aq PIOUBYU
9q PINOM 1] ABPAIDAY 'SIOTAIS PUB SPOOS JO JUdUIdAOW FUT
-110ddns pue ‘sassaursng Suowe sAUSIQUAS pue sYUI] SUII0]
-UTAI “90I0JI0M Y] pue sqol uaamiaq syurf Suruayifuans £q
90IOWTOD JUBYU P[NOM SIOTAIIS UoTIRIIOdSURI) pasosdu]

*SUIZIIO [[& 10]

KITATIO0UUO0D pUE $53008 Suraoxdur £q 9JI] ABPAIIAD OURYUD
PInom $901A19s UOTIelI0dSURI] JO SOpow SUTAJISIQAIP PUR ‘Uon
-e10d0 ABM-0M] 0] $19211S ABM-OUO0 A3 SUTIIIAUO0D A[[BO1891BIIS

B
|

2.
| /™

£

WY




P1B[2I-$SUISTI] PUB dWNIYOUN[ 10J Uorido J[qeIA & ALY A1)
SUIMOUY UMOIUMOP 1ISURI] dYB] 0] SIAIOM FRINOOUD pue
sd111 01ne 1I0US 01 JATIBUIIIB JUITUIAUOD B dp1aold p[nom
JOTAIAS JOJRINIIID JISURI] paAoIdwIl pue mau Juronponuy

*SUOI0ISIAIUT UMOIUMOP Y1 SULIIUI SI[ITYA

JO IoquINU Y] 0NPAI A[[en1de p[nom pue {(uonduwnsuod
[9NJ PIIBIOOSSE PUE) PI[IABI] SI[IUI I[OIYIA 0NPII p[nom
£10011p PUR J[qISSIOOE d10WI SALI) OINE YBW P[NOM €111S
Jwres 31 uo 9q pnom dois snq dII-UInIdI B dULS Asn 01
JI91SBI 1ISURI] OYRW P[Nom Uore1ddo Aem-0Mm] 01 S199118
SunIdAUO0Y) "FUTWINSUOI-WI] PUB SNOIINIIID SUOTIBUIISIP
o15199ds 03 sd11) 0INE PUB UOTIB[NOIID JISURI) SIYBW
UOTIB[NOIID ABM-OUO PUR $YO0[q SUO[ S BIYDIA UMOIUMO(]
suoissiwo seb asnoyuaab aonpai pue

‘]10 uo 3suapuadap aonpaa ‘Aouai1dlyyo ABidud anosdwi

*$3sN [9AJ[-19YS1Y J0J SuryIed 01 PA10AdP AJIUALIND PUR]
Surday £qazat)) ‘suonido Sunyred 1udroryye d10wr dn sudd() o

*S910401q PUR $3sNq JO YOBAI JUAUIAUOD
UTYIIM 1] [[1IS INq OURISIP Un{[em puofaq aq AeuI 1BY)
sasn Sunoduuod Aq Juawrdo[oadp puef 10edwrod s95BINOdUT

NMOLNMOA @
103royd

‘pasniopun 3q Aewr 11

SN0yl UdAJ ‘paureiureur

9q 1SN 1By SINIONIISBIJUT

Mau Surpng ueyl

I91RI QINIONIISBIJUT

SurISIX3 JO SN YD
SISBAIOUT PUB SIAIISIIJ
YIoMOUIRI]
o) Sunuowd[dw] SANIUIWE
nsuen Lipenb-ysiy
Surpraoid pue {sanrudwe
uBLISIPAd pUE SY[BMIPIS
SuIZIuIopow <UOTIB[NOIID J[IAS1q PUR 1ISURI] JIBII[IOR] 01
uonerado Aem-om] 03 $19911s SUTIIAAUOD AQ AII[IQRUTRISNS
SUOTZAI A1 ISBAIOUT P[NOM YIOMIUIRL,] UOTIBIIodSURIT, Y ],

‘suonido uornelrodsuer) 9[qeIA JO 93URI ISNQOI S,UMOIUMOP
$30107]2 & U0 $3ZI[e11ded 181 1USWIdO[IAIPAT JISUIP I91S0J pue
SUOTSSTUIA J[OIY2A 0Npal d[oy p[nom ue[J uonelrodsuely,

a1 Sunuawaduy K115 I19U1 UI 33 01 Juem sage [[e Jo ajdoad
1871 1suenl SUIpLI pue SUI[OAD ‘SUI[eM SB [[INS ‘SII0T[D
uonelrodsuen s[qeureisns Surpraoid uo Judagunuod st uerd
91 I, 'u0I831 91 JO I91UID [BILIOISIY 31 UT YIM01S s19150] ue[d
Io1sews Ay] ‘uerd asn pue[ pue uonelrodsueIl paleigalul ue sy

"SUOISSIWD SBF 9sNoYuadId pue Aoudpuadap 10 onpal

A[1B21S8 WIn] UI P[NOM ISBIIOIP SIY I, "PI[IARI] SI[TUI I[ITYIA
[enuue SUNPAI AQ UOIZAI Y] UT AI[IGRUIRISNS [BIUSWUOIIAUD
Jjowoxd prnom yromdwrel, uorielrodsuely, 9yl Sunuawarduy
Aiqeureysng

jejusuuociinug m=_0=ﬂ>3<

*SIUAPISAI [B AIIS
pnom sjuauwaaoidwr uonielrodsue) IANIBUIR J[qepIolje

-2V | NV1d 3HL




G2V | NV1d IHL

OURYUI P[NOM UONBZI[RUSIS YSNn0oIy] SII[JU0d UeL1sapad-oine
SurSeuryy ‘s1ea171 [enul0d 01 2Ins0dx? 131 SUrdNpar G211
‘SIQALIP PUE SISI[OAD ‘SIOPII 1Isue] 10} sdI1] Ua1I0ys p[nom
uone1ado Aem-0oMm] 01 YIOMIIU 19311S 3] Jo s1red SUTIIAUO))

‘parjdde aq prnoys uoniuasdxd

QwLId pue ‘suorierddo uorelrodsuel) QINIONIISEIJUT ABM-JO
-1y3u1 ‘Qouerdwod Yy 01 urenrdd 1eyn saonoerd udissp ueqin
1831 AY T, "owLId JudAdxd djoy pue farnioniiserjut orjqnd jo
A19JBS 311 9SBIIIUI $SAYSBID UONIRIIOdSURI] JO AILI9AJS PUE
An1qeqord ay1 2onpax pnom 1 ‘sAem [BIdAS UT A19]es o1jqnd
90UBYUS P[NOM YIomMdwel] uorerodsuel], ay1 Sunuauwd[duwy

Ayojesg Huioueyuszy

-Surinyjod sS3] 910J19Y1 PUB SNOIIMIIID SSI] 3q pInom sdrn
oIne SururewaI 9yl pue ‘sdin 11suen pue SurdAd Funyjem

£q paoserdar aq prnom sdrl oine Jo IquInU JUBdIJIUSIS B
:SUOISSIUIY [NJULIBY 3ONPII OS[e P[NOM S1UIU0dUI0d IsIYI
‘uonerddo ur 30U "10edWI [BIUSTWUOITAUD [BWIUTW JABY
PINom wdyl SUTYeUI 1Y) SUBIW YIIYM ABM-JO-S1YS1I pue
2IN19N11SeIJUT SUTISIX JO SN AYRUW P[NOM I PIPUIUW U0

NMOLNMOA e
123royd

sjuourdAorduwt uernsapad pue 9194019 UIsuRII AY T,
"JUDWIUOJIAUD 3Y} d2Uueyu? 10 }23j04d ‘urejuiepy

"90URISIP
Sun{[em UIYIIM JIB 18] SUOTIBUIISIP SIOUI 31BIID PINom
$a1110d01d UMOIUMOD JO SN PISBAIIUT PUB JUSWAO[IAIPAI
paiedIoTIue Y T, *SI9913S SSOID
suernsapad d[oy 01 sanTudwe
Pa1B00[ A[[BO1591BIIS MU
Sur[TeIsUI pUE YI0MIdU
UONR[NIIID UeLNISIpad
1U19Y0d pue 239[dwod

& SUNBAID ‘SY[BMIPIS
SuneIond19p SunelIqeyar
£Qq 1UdWUOITAUD UeLIISIpad
UMOIUMOP 31 dA01dut
A[[edTIRWERIP P[NOM
YIomawer] uorelodsuely,

a1 Sunuaurdrduy

“PI[RARI] SITW J[OIYIA [[BIIA0 SUIONPAI pUE

UMOlUMOP SULIDIUD $IBD JO Joquinu 3y Sunind ‘sdrn yIom 10§
111ds apowr 919451q Y1 ISIBI P[NOM SABMINIQ SUTISTXI ) YIIM
PI102UT0D SAUBT NI JO A19JS AT ], 90TAIAS sNq JO AFURI )
1M SUR{[eMm JO S9OUSTUAAT0D 3 Ip1aoxd prnom saniqedes
JIsueI] pue A101UdAUT SUn{Ied {I0MIOU 19311S UMOIUMOP

A1 01UT $AINIBIJ I[04J1q pale1daur pue mau Surierodioduy

*Su0TIBd0] Sunyied mMau 01 SUTALIP JO PBIISUI SIS UO
UMOIUMOP INOYSNOIY] JAOUI U] PUB IDUO YIed 01 UMOIUMOP
01 9ALIP OUM 3s07[1 95BINOJUI OS[e PINOM 01AIds sng ‘Suryred
10J UIYDIRIS SIAALIP £ Pasned AB[op pUER UONSITUOD dNPAX
11 pUB ‘UMOIUMOP UIyIism sdin 3[IqouroIne 1Ioys Suneurwip
£Q Pa12ARI] SI[TUI J[ITYIA INPAT PNOM IJTAIIS SN '[oARI]




*SI9PTI 1ISURI] ADT0TD JO UOTIRIOUIF MIU B 10e1IR d[oy

UBD PUB SIIPLI SUTISIXS 01 AILINJIS PUB IUIUIAUOD Ip1a0Id
PINOM UOTIRULIOJUT JWITI-[BAI Y] pue AIIRI[AI J19Y3 dAa0xduut
Apuedrjrudrs pynom sasng £3[7011 ur-0) Ayl 01 A3070UYIA
a1 Surpuaixy ‘s1o8uassed 10J UOTIRULIOJUT [BALLIE SNQ SWIT)
-[ea1 A1eI1oUAS pue s[eusdIs d1jyel I8 A111011d sasnq dA13 01
Apiqe ay) m Juawrdinba (S 1.]) waisAs uorierodsuer) 1udd1|
-[21UT JO UOTIB[[BISUTI JOJ SUIPUNJ PAINJIS SBY IISURI], BITYOI A
uonew.iIoyul

Jabuassed awi)-jeas ‘Ayond jeubis-jsuely

“UOTINJIXA UT AIIATIBIIO dIINDbaI [[IM

SUOTIBPUIUIWO003T SULI[NSIT 3] PUB—IATIBAOUUL ST SIANII(QO
Aiqeureisns pue A1[IQBAT] Y1moI3 OIWIOU093 ‘UonelIodsueI)
01 sands se Aem-Jo-s1ygrr Sunsixa re[noned uisooyds inq
‘fensnun SUIY1OU I $19211S ABM-0M] PUR $19211S ABM-dU()
saonoed

1S9q pue s|00} uowwod jo uonedijdde anijeAouu]

‘1noAe Aem-Jo-1y311 o11qnd anbrun s BIYIT N

JO SURYUIYIAI [NJOIRD SISN PUB[ PUB ‘SBAIR ‘SUONIBUIISIP
109UU0J A[IATIONJS PINOM 1BYI SYIOMIIU J1J1dads-apour
9191dWI0) 10 SUOTIBPUSWUIOIAT 01 SPI[ 1B MITA SUIISAS
Iopeoiq e Surkojdurd ‘udisap 103:s suefd ay1 01 yoeoidde
819918 9191dwod,, Surgrows a1 parjdde wed) Suruueld sy T,
yoeoidde ,s)aa4)s 9319|dwo9,, jepownyjni\l

uoljenouu] buijesa|a22oy

NMOLNMOA 0
123royd

"Suniaur

PUE ‘JUBIQIA OJes ST UMOIUMOP 1BY] ISUIS [[BIIAO 3] PUB
(123118 911 U0 $AKJ,, JO JdqUINU ) A[dI[NW PINOM (SI[OTYIA
1ISUBI] PUE SISI[OADIq 210w SuIpnyour) Aem-Jo-s1yS11 o1iqnd

ur AITATIOR 1918318 “AI[IQRAT] PISBAIOUL PUR JUIUIISIAUTI
uawIdo[aAdPal 01 15ATRIRD B SY "SURLIISIPId pPUR SIOPLI IISURT]
Jo £197eS 911 J0URYUD A[1BAIT PINOM $19911S JO[BUI SUMOIUMOP
U0 sI1[2ys snq paiy3i| A1renb-y3ry ‘uSIsap aIn1onisesjur
pue 20udsa1d 1ISURI]) PIsLAIOUT ‘FUNYSI[ 193118 [9AJ[-URLIISIPAd
PdUBYUS Y3noayl uonudsdxd
wLId Jo sardrourad
a1e10dI00UT OS[R P[NOYS
YIiomdwel, uonelrodsuely,
a1 Sunuaurdduwy

*SISLIOJOW [1IM SIJI[JU0D 01
SuIpes] ‘Soue[ OINE UI [9ABI] 01
$181[0491q saxmbai uorieInsy
-U09 1UALIND JIYM SIIIIS U0
doeds paledIpap Opim apraoid
PINOM SIUR] I “IUSWUOL
-TAUD 192118 SUTITAUT 9JOUI B
Suronpoad ‘suernsapad pue d1jjerl UIMIdQ JYnq & dp1aoid o1
nq ‘ssaursnq [edo] 1roddns 01 A[uo 10u pasn aq pinoys unyied
192118-U() "W 199d%d 01 paredard pue paurem aq ued SISIIAD
PUB SIQALIP 2I9UM S19211S $SOIO PUR 3]1B[NOIID 0] SUeL1lsapad aSe
-INOJUJ PINOM SY[BMSSOID YIO[PIW PAUSISIP PUB PAILIO] A[[RD
-1391e118 puUE sY[eMIpIs d19[dwo)) ‘yred I13Y1 SUISSOId YSIUT) 01
sueL1SIPAd 10§ 1TeM A31[1 S SIOALIP 10J d0edS opraoid ued saue|
wInI-1YSny "SY[BMSSOIO JATIOR SSOIO 1 UOP AJ1[1 0S SOINE FuruIn]
-1J9] [OIIUOD UBD S[BUFIS—S13911S ABM-IUO JO SUOTIOISIANUI I}
IUN—3IYM ‘S19311S ABM-0M] JO SUOTIOISIANUI 1 18 A19]6S

92V | NV1d3HL

TLECLEELLuLLL




22V | NV1d IHL

“UMOIUMOP UT AIIJIQRAT] JO

$109dse T A[oAISUIYIduI0d SSAIPPE. 01 PAYSI[qRISI JARY A1)
dryszouired a1 1oy1ang o1 L1runizoddo ue se syuawasoIdurr
uonerodsuerl 353yl Asn prnoys DM PUB A1) AU [,

‘s1omred £117) 911 SuowWe UOTIBIOR[[0D

aanonpoid ainsse d[9y prnoys A11qe1unodde pue diysioped|
Jo A1run sty T, “198euew A110 S BIIYDIA JO dIYsIapes] ay) Iopun
118y sxouired 109(01d T8 ‘OJIWVA PUB DAM Y3 10J 24BS

‘Temaual pue Judwdo[aadpalr ueqin Jurdernodud Aq [merds
ueqingns 38eINOdSIp pInoys 199(oxd uonelrodsuen) pue
sandrod OJWVA Ternotired Uy “BIIYDIA 1918313 S11JoUdq
PIYIL Y 40f UD] 421SDPY AU 1811 dInsse 0] parnbar 1roddns
Surpuny pue 2andadsad [euor8ar a1 apraoad 1im OJWYM
/Buosyodwem mmmyy:dny
(odvm)

uoneziuebiQ buluue|d uelljodoi}d|y ealy BUYIIM
‘Surdesspuey 107 Suryied pue ‘S1UIWISIAUL FUISNOY
$1UWIA0IAWIT JUBUI) “UMOIUMOP 01 SUOTIRIO[I $SIUTSN
110ddns 01 saaniudout [euonippe surpraoid £q 193(oxd 1
Juawddwod prnoys sweidord pue asnIadxd s HAAM
4610 BIIYIIMUMOIUMOP MMM//:d}IY
(oaam)

uoneiodio) juswdojonag umoumoq BMYIIM o

NMOLNMOA @
123royd

"90TAIQS JISUBI] 0] SSD0B
PUE 30TAIIS J1SURI] JUAUId[dWO0d suoneIddo pue saIniedj
Kem-JO-1YS1I 181 JINSSE 01 PUB SUOIIBIO0] U3IMIDQ SYUT]
513918115 1SOW A1 YSI[QLISI 01 SYI0A d1[qNJ Pue QIVIN
[1IM J1BIOQR[[0D PINOYS JISURI], BIIYILA 9[IqOWOoINe £q
PaYuI[ 2q AJUO 3SIMIAYI0 PINOJ 1BY] Jdlownxd s11 Suofe
PUB UMOIUMOP UTYIIM SUOTIBIO] YUI] [[IM 1BY] S31N0J
UI'T-0O PIPUSWWO0II Y1 91819d0 PINOYS IISUBIY, BITYIIA
/HSUBL]/S8IUOAND/N0B BIYIIM MMM/ dRY

Hsueil eylydoIm o
‘uonelrodsuen
PUEB SINI[IOB] AJITUNUIWIOD ‘9SN PUE[ JO SBATE Y] UT AIBIOADR
pue asn1adxas uruuerd Suroguo Suipiaoxd £q vuyar g of
uwj [ 42350y 941 Jo syeos 3y s1eniddrad dfay pnoys qdVW
/Buluueld/seoioA10/n06 el oIm mmmy/:dpy
(advin) wuswpedaq buluueld

eaay uepjodoi}dy AJUno) HOIMBpPaS-BUYIIM o
*S1UQWAA0IJWIT 2INIONIISBIJUT
Kem-jo-1y3u1 Sururelurews pue ‘Sunerado ‘BundONIISUOd
‘Burugsap 10J 91qrsuodsar 3q pINOYS SYIOA I[qNJ BITYITA
/$410M21IqNd/SSOAND/A0B BIYIM MMMy/:d1jy

SHI0M Olqnd BHYDIIM o

:opnpour A3y 1, *A11[831 € 11 9B 01
19139501 Sun{Iom 01 panITWUIOD JIB JIoMauwel,] uonelodsuely,
91 Surdofaaap ur [0 & pake[d aaey oym sioulred [y

AHOM3INVHS
NOILVLHOdSNVHL
dHL ONILNIINTTdINI
d04 SH3N1dVvd




nmowmod (6 2) 82V | Nv1d IHL

"UO0I321 311 01 $S9J0® 18313 sap1aoxd

1B UOTIBIO0] [BIIUD J[QRIISIP B SIPTA0Id 1BYI IO Y

ORI [AeHsep e P! 1 v dwn SUIALIP U 000°000°€Z$ PIBWIISI Ue

“JUIUIISIAUT dleArrd
' ’ JABS [[IM SIUIUIAOIAWIT JINIINIISRIJUT Y1 JI[ [NJASN IBIA-()
10 o1[qnd J9Y1INJ INOYIIM [IMO0IS GIOSqR UBD AINIONIISRIJUT : ' ) )
‘ ’ ’ 11911 19AQ) ‘A[1BIA STl SUTALIP JO SINOY ()(Q°08 PIIBUILISD UB
pue san1mn Mynud[d pue SUNSIXd 9IYM IO Y ) oo )
T ‘ C UBY[] SIOWI JABS [[IM SISALIP ‘PUBWIAP 1ULIND FUTWINSSY *SIASN
19100 UBQIN S1T SPIBEMO]
’ I0J QUIT] JABS [[IM IDTAIIS JISURI] I0IB[NOIID JUdNbaly s1ow pue
Ianuoy ueqangns Surpuedxa 11 WO} UONIUIIR S UOISAT ) ’ ) ) '
’ ’ ’ ' ' UOTIB[NOIID d1jje1l pasordur ‘ernonted U 'paABs dWIT] JO SULID)
I9pe0Iq 91 UIni AJQIBIPIWWI [[IM YIOMIUIRI] UOTIRIIodSURI] : : : : )
’ o ’ ur pagnuenb aq ued 91AI3S parordul] *d1AI3S uonelrodsuen
palepdn pue pIYsIIJI S UMOIUMO(] “JUIUISIAUT [RIOURULJ : ) ’ ) ’
e paAoIdwr se [[om Se SINIONIISBIJUL [BISIIUT PUR “PILIBA
PUE “90uspIsaI ‘ssaursng Jo 3oe[d [en1ualod B Se UMOIUMOP . : ) )
‘ ‘ ‘ d10w A11[enb-197S1Y JO WLIOJ J] AYE] [[IM SIJAUq ISAY T,
I9p1su0d 01 9[doad 10w 108111B A[SIRIPIUIIT [[1M 1] ' ) )
’ ' T *S1TJAU( AUBUI JABY [[IM YI0MIJU I[IAJIQ MIU B SUIONPOIIUT

pue £ouanbaly 951A13s JISULRI]
‘sassaursnq pue A1radoxd . )
urseazout ‘sanruswre dojs SIx"palsnipy EeNYIIMSUOIEINJ[BDSHUSGMNODT
1IsueI) SUIppe QousnIadxs /£00v9/d68798014¢V6-8106-A9YY-G8C
: : : -0¥SYV9V1/S3IAIUOPI/HN/ACD BYIIM MMM

UMO PUE YIOM QAT APBAI[E OYM SO 03 ITJaUIQ JIBTPIWI T
ue 9q M A113doad Juddelpe Juswa[duwrod pue saoe[d 109UU0d
’ ’ ueLsapad a1 Suroueyuy

A[9AT109JJ2 1811 ABM-JO-$1YS1I o1[qNd JUS[[IOXI UT JUIWISIAUT
: o : ‘UMOIUMOP UT JUSWIUOITAUD

[BPOWITI[NUI 1SNQOJ PUB MIU B JJBIID [[IM YIOMIWEBL]
'10119q A110) U1 YBUI [[IM 11 QINIONIISBIJUT UY0Iq SUTISIXD

X1J 1ST( 10U [[IM 1] "BIIYDIA\ UMOIUMOD 01 SIUdwdA0IduIr
91qI3UR] 21BIPIWWI AYBUI [[IM YIOMIUIRL] UOTIRLIOSURI], Ay ],

s)jouag ajelpawiwi]

uornelrodsuely, 3yl Jo s1uauodwiod J01B[NIIID-1ISURI] J)
Surpuedxa pue syuourdsordurr Aem-Jo-1yS11 a1 Sundrduio))

"SULIA) AIRIQUOW UT MO[3q PIYIIUEND U39q 9ARY SIJAUA]

98971 JO QWOG "AITUNWUIOD Y] JO A19Jes pue AI[IqeureIsns
“UOTIBWLIOJU] 3 S 43 Jo Ardges pue Al[Iqed!

[BUOTIIPPY 01 SYUTLT o\ ‘I- IQIYXH UT PAIUIUWNIOP 18
sa1ewns? 3say) Sunzoddns A3o[opoylaw pue eIep YL, ‘7107

KIT[IQRAT] 91 SOUBUD [[IM 1] "SSIUIANTIIAUWIOD STWIOU0II
SBITYDIA\ UYISUIIs [[IM 1] “Iredaol poo3 UT INIONIISBIJUT AR
1M 17 1usunsaAur pasodoad s uerd s1yl Jo 11joUdq Y1 [99 [[IM

3 2\ g
U1 SULE9q 0TAISS 1B SIESA O 3 SULINP IUI JO GIIOM puo£aq pue sesuey| Jo 31e1§ 31 A1uno)) YOIm3pag eITYdIMN

000°000°£Z$ A1o1ewrxoxdde dAes [[Im SI9SN 1IsUBI] QUIT-0) Y1
U0 0URI[aI SUIMOIS B PUB W JO N[BA Y1 10 SUNUNOIDY

A[8UIp1000€ SWIT) SUIITEM 90NPAI [[IM SAINUIW ()] 01 SAINUIW AHVININNS SISATVYNY
0¢ WO} $350q AUT']-{) UddMIG WM AeMPEIY A1 FUINPaY 1S0J/1I143IN39




6 | Nv1d3aHL

NMOLNMOA e
123royd

'$1502 unerado

SZIWTUTW [[IM JUSUWIFRUBW I91BMULIOlS pue uorerddo eusis
JIJJRIl UT SIUQUIAAOIAWIT JATIBAOUUI ‘UIIPOTN “dOURUIIUTRU JO
WNWIUTW B PIAU [[IM INIONIISRIFUT MIN “181] L1trorid s L110)
91 uo dn da0uwr 01 $103(01d 13710 MO[[E [[IM 1] ‘K110 Y3 JO
SeaIe 19110 01 parjdde 9q 01 SIB[[OP UBUIIUTRW SyIom d1[qnd
MO[[E [[IM 3100 UMOIUMOP U] UT JUIUIISIAUT JUBIYTUSIS

mopymg [[1J 1e (SIEI[OP 6007) 000°069°€0T$
Sure1o soSem Surures saafordure mau (g(°z Jo 8101 B

110ddns 71 1871 1UdWdO[IAIP [10Y PUR [1BII “I1JJO 191S0J
0] PI1BWITISI ST “UMOIUMO(T UT SIATIRIIIUT SN[NWIIS IOYI0 [IIM
padnod “romswres,] uonelrodsuely 3yl Jo uoneiuswa[dury

"IMINJ Y1 01UT INUIIUOD
[[14 soine Jo 38e101s pue uonelddo 3y 01 Pa10AdP eds SSI|
PUE JJOUNI IBMULIO)S PAONPAI A19Jes pasearour ‘uonnfjod

I1e paoNpay AITUNUIWOD Y1 01 11Jouaq Suroguo apraoid [[im

9A0QR PISSNISIP YI0MIWRIJ 3] JO $103dse AI[IqeuIRISNS A T,

*IN1ONIISRIJUT
Surpuedxa 10 SuIp[ing Jo 1509 Y1 INOYIIM pado[aaap aq ued
£113do1d 219y M d0e]d € 9q [1M 1] 1USWdO[IAIP [BIIUIPISII PUE
$SOUISN( JO UOTIRISUIS 1XJU Y] I0] UOIIRIO]  APBII-[OAOYS,,

B UMOIUMOP SIYBUWI 18] 1SATBIBD B 3q [[IM JITAIIS JISURI]
PA2UBY U PUB YIOMIAU ABM-JO-17S11 919[dWI0D PUB PIYSAIJAT Y

uoibay puy AN 3y} jo suied
19Y}0 Oju] pudlxy jeyl spyauag




Development &
Design Guidelines

GJ Project Downtown:
The Master Plan for Wichita







Design
Guidelines

GJ Project Downtown:
The Master Plan for Wichita




Appendix: General Designh Guidelines

Note: district-specific project criteria supersede these general criteria where they differ

Building form

e Placement on site Building facades should typically be located at or near the sidewalk to
promote strong relationships of scale, access and visual connection between buildings and
pedestrians, and to shape public street corridors and plazas as distinct volumes.

Building facades with ground floor commercial and civic uses should be located at the
property line, or set back up to 15 feet from the property line if the setback
accommodates paved sidewalk area for outdoor dining or similar public activity. Upper
floors of these buildings may be stepped back up to 15 feet from the ground floor
fagade to augment the privacy of upper floor dwelling units and/or exterior
balconies/decks.

Building facades with ground-floor residential uses should be set back 5 to 15 feet from
the property line behind a landscaped area.

Facades of adjacent buildings should typically meet a common build-to line unless
ground floor use changes among commercial, civic (including religious) and/or
residential.

Exceptions:

= |nall cases, building facades may be aligned with existing buildings of two or
more stories.

= Courtyards facing streets may exceed 15 feet in depth (perpendicular to street)
if they are surrounded by building facades on three sides, do not exceed 100
feet in width (parallel to street), and represent a distinct, isolated condition
relative to a well-defined and predominant build-to line.

e Massing and height

Buildings should not have fewer than two stories.

Building form should reinforce view corridors to/along the Arkansas River wherever
possible. Create architectural landmarks in new buildings that terminate significant
vistas, and frame view corridors with consistent facade lines.

Buildings that exceed five stories and/or fall within an historic environs that impacts
height should step-back the fagade of upper floors from the fagade that meets the
ground, at a height that relates to the scale of adjacent buildings (and/or the historic
building(s) where applicable) and that is no higher than five stories.

Facades should include horizontal lines of expression (such as string courses, cornices,
window alignments and step-backs) that correspond to the height of adjacent context
buildings.



Building tops and other skyline elements that rise above context buildings deserve
special attention as prominent elements in the public realm.

Penthouses, stacks, grilles and other building service elements at roof level should
either be screened or else fully integrated into the overall building form in way that
contributes to it.

Ground floor transparency and retail accommodation The retail land use diagram in Chapter 5
identifies corridors along which buildings should be designed to accommodate retail,
entertainment or dining uses. Some portions of these corridors are immediate priority areas for
retail, while others (longer-term priority areas) should provide for the possibility of future
supplementary retail. Ground floor facades along these corridors should meet these criteria:

At least 70% of ground floor fagade area in priority retail areas, and at least 50% of
ground floor facade area in supplementary retail areas, should consist of transparent
glazing.

Opaque facade areas should extend no more than 20 feet horizontally.

The facade architecture should incorporate a horizontal break that distinguishes the
ground floor from upper floors and accommodates a horizontal signage zone above
ground floor glazing.

Floor-to-floor height should measure 15 to 20 feet

Leasable ground floor retail space should average at least 60 feet in depth from the
facade, with 80 feet preferable.

The ground floor should be flush with the sidewalk

Interior power, HVAC and other key services should be zoned to allow convenient
sublease of ground floor retail spaces

In supplementary retail areas, ground level uses should follow this order of priority:
1. Retalil

2. Community uses open to the public such as daycare center, health services,
religious uses, arts organizations

3. Work/live or live/work spaces preferably with restrictions against reversion to
pure residential use

4. Building lobbies and interior gathering spaces such as meeting rooms
5. Conventional office space

The design of signage, awnings, storefronts, window displays and other elements
defining retail presence should reinforce local neighborhood and district character. To
this end, prominent use of corporate logos is discouraged. Signage font, scale, material
and other characteristics should primarily reflect cues from the local setting — such as
the architectural style of their own and adjacent buildings, themes established among
local merchants, and public realm signage and public art reinforcing community identity
— instead of conventional corporate signage and logo practice. Signage should be
especially oriented to pedestrians, such as through use of signs suspended over the
sidewalk.



e Articulation of scale and proportion Building facades should be composed using a
“base/middle/top” format that defines three major zones from base to top of the building
facade. In addition, to prevent a monolithic appearance and promote good scale relationships to
a variety of context elements from people to whole street blocks, a fagade should incorporate
modules at a hierarchy of scales. In particular, these modules should all be represented:

— Building Bays, 42’ to 64’ in horizontal length (or other dimension best matching context)
and extending vertically at least three stories. Building bays relate to the scale of
traditional residential building sections and overall street widths.

— Unit Bays, 22’ to 36’ in horizontal length and extending vertically at least three stories.
Primary bays relate to the scale of whole apartment units, street trees and street
pavement widths.

— Room Bays, 10’ to 16’ in horizontal length and extending vertically at least one and one-
half stories. Secondary bays relate to the scale of individual residential rooms, building
entrances and sidewalk widths.

— Opening Bays, 3’ to 6’ in horizontal length and extending vertically at least 1.4 times
horizontal length. Window bays relate to the scale of typical building windows, doors,
projecting bays and the human body.

— Detail Elements, of variable dimensions, but enclosing an area of approximately one
square foot. Detail units relate to the scale of individual building-material units such as
bricks and shingles, as well as light fixtures, vegetation, and elements of the human
body.

— In general, these scale modules should be used to emphasize vertical proportions in
overall building massing. The unbroken horizontal length of any facade plane should not
exceed 1.75 times the fagade height (at eave). Intervals of set-back or projected facade
area, preferably finished with a contrasting material, may be used to permit longer
building lengths

e Materials Building design should emphasize use of stone, masonry, metal, glass, concrete
and/or other high-quality, durable finishes.

— Wood and materials resembling wood should not be the predominant fagade materials
on any structures. Wood and materials resembling wood should only be used on
secondary facades of residential structures of three or fewer stories.

— Consider using glazing generously as a functional and expressive means of connecting
building occupants to their environment. However, use no reflective or darkly tinted
glass.

— Incorporate a variety of materials, in counterpoint to the elements of formal continuity
that are defined from block to block. Any single material should make up no more than
80% of wall area other than glazing on each building fagcade; at least one secondary
material should make up the difference.

— Secondary facades (those not facing public streets, parks and plazas) may differ in finish
materials from primary facades but should adhere to all other design guidelines
provisions and should be of similar quality to primary facades. At semi-private



courtyards, it is strongly encouraged that facade materials match those of the primary
facade(s).

Construction joints, where they do not directly contribute to fagade composition, should
be obscured by locating them at changes in facade plane or material, such as along
projecting string courses or bays, and through use of inconspicuous joint filler material.

Use metal, slate or other high-quality roofing on sloped roofs. Asphalt shingles should
not be used for roof areas exposed to public view. Occupied terraces are encouraged on
flat roof areas, incorporating high-quality construction providing long-term resistance to
water infiltration. Green roofs are also encouraged on flat or gently sloped roofs to
moderate the microclimate and help retain stormwater. Flat roof areas and parking
decks that other taller buildings look down upon should be designed with comparable
attention to appearance as would be given to a vertical facade. Place particular
emphasis on screening parking from above. Wherever possible, incorporate a significant
amount of vegetation in the form of an occupied roof terrace with planters, green roof,
trellis or other format. Consider opportunities to include solar panels and solar shading
devices.

Locate heavier materials closer to the ground and highest-quality materials and details
at pedestrian level.

Integrate HVAC and mechanical equipment unobtrusively into the overall building
design.

e Additional Guidance for Specific Building Types

Civic buildings, such as major government facilities, churches, schools and recreation
facilities, should strive to embody the noblest aspirations of their time through their
architecture. Civic buildings should stand out from all others by undisguised building
mass, prominent location, scale and presence of unique ornament. Civic buildings
should not necessarily imitate the architectural scale of their built context; rather, it
may be especially appropriate for them to stand out distinctly from the prevailing scale
as community landmarks. Civic buildings in and adjacent to the Arkansas River district
deserve particular attention to design quality to continue the tradition of high quality
architecture in this area. Holding an international architectural design competition for
the planned new library, potential convention center improvements, and/or other new
buildings in this area is strongly recommended.

In multifamily residential buildings, ground floor units should have direct entrances from
the public street wherever possible.

Office and hotel buildings deserve high-quality design expression, particularly on
prominent sites along and near Douglas Avenue, Main Street and the Arkansas River.
This is also true of residential buildings on prominent sites along the Arkansas River
amidst other prominent civic and/or commercial buildings. Their architecture should
emphasize a distinction from historic and other traditional architecture in the planning
area and thus heighten the prominence of each style or era represented. At the same
time, it is essential that these buildings exhibit the range of scales, architectural
compatibility with context, and other design standards expected of all buildings
downtown.



Off-street parking

Parking ratios Meet the use-based needs for off-street parking in ways that maximize
space- and cost-efficiency.

Development densities shown in the vision plan would require structured
parking to accommodate most parking demand, with surface parking possible
on some lower-density blocks, particularly in the Commerce Street Arts District,
Renaissance Square District and Old Town West District to promote
affordability.

Shared use of parking facilities by uses with different peak demand times is
encouraged wherever possible as per the Parking framework outlined in
Chapter 5. Uses and parking facilities should be located and managed to
facilitate this sharing. The intended mixed-use development approach fully
supports this. While ownership housing units often must have dedicated parking
spaces to be market-competitive, rental units commonly may share spaces with
other uses such as retail, office, hotel and civic/religious. For planning purposes,
aggregate parking space needs among compatible uses sharing parking have
been assumed to be up to 30% lower than the sum of individual demands per
use.

To the extent the market allows, dwelling units should be provided with a
minimum number of parking spaces (i.e. one) as part of the base unit price, with
additional parking space(s) available for an additional fee. This improves parking
efficiency by making residents aware of the costs of additional parking, and
provides residents a choice of whether they want to incur these costs or not.

Utilize public on-street parking wherever possible to reduce off-street parking
needs. Parking spaces should be parallel to the street, except in core retail areas
where diagonal parking is acceptable as space allows.

Development must continue to accommodate the parking needs of existing
uses.

The vision plan assumes the following parking ratios for principal uses
downtown. These ratios, or refinements of them, should be imposed as
maximum parking ratios, instead of minimums, to encourage efficient provision
of parking, and design and use that favor access by foot, transit and bicycle as
much as possible.

e Retail: 3.5 parking spaces per 1,000gsf

e Office: 3 parking spaces per 1,000gsf

e Residential: 1.5 parking spaces per dwelling unit
e Hotel: 1.1 spaces per room

e Civic buildings, churches and other institutional buildings: typical
parking demand patterns as of the adoption of this plan.

Placement and design Off-street parking should be located and designed to have
minimal presence, if any, along streets and other public spaces. Surface or structured
parking should not be located along a street edge, except as a temporary condition on



blocks to be developed in later phases. Upper levels of parking structures should also be
screened from public spaces wherever possible. Any portions of parking structures
visible from the street should follow the building form guidelines outlined above.

Pedestrian access should be prominent, inviting and convenient, making it easy to park
once and reach multiple destinations on foot. Pedestrian entrance lobbies to parking
structures should have as much visibility from the exterior as possible to promote
security. Stair towers and elevators, where adjacent to the street, should be designed
with a high degree of transparency. Consider making use of their potential as a strong
vertical design element.

Streetscape

e Street trees All streets should be lined with street trees.

Retain existing trees wherever possible through design and construction of street
improvements and buildings that takes care to avoid disturbing them. Existing mature
street trees are very important assets. The cost, risk of death, and long growing period
to maturity of new street trees mean that every existing tree saved represents a great
value.

Ensure a continuous canopy along sidewalks by spacing new trees every 30 to 50 feet,
or other distance as appropriate to species, on both sides of the street.

Reinforce the distinct character of districts within the overall planning area with an
appropriate tree-planting plan for each. Highlight special places with particular species,
planting layouts, or other features that contrast with prevailing species or layouts in
adjacent areas.

Select trees according to desired visibility and privacy. Along mixed-use streets, select
trees that allow good visibility of ground-floor uses beneath branches and do not overly
obscure signage. Next to residential development, select and locate trees to balance
desires for residential privacy and for maintenance of prime views.

Select trees that best tolerate the stresses of urban locations, including air pollution,
physical contact, and limited groundwater access. Use only species approved by the City
of Wichita. Match mature-tree size and shape to building heights and volumes on
adjacent parcels.

Locate trunk centerlines at least 4 feet from the face of the street curb to prevent
contact from vehicles in travel or parking lanes.

Provide ample soil area and groundwater access to ensure long-term survival of trees.
Plant trees in extended planting strips wherever possible to maximize opportunity for
rainwater infiltration to roots.

e Planting strips and tree wells Create planting strips wherever possible along streets to serve
multiple functions:

Reinforce separation of sidewalk and residential uses from traffic through the use of
planting strips of at least 4 feet wide that can accommodate trees, lawn and/or
ornamental plantings up to three feet tall.



— Create continuous permeable areas between sidewalks and curbs where stormwater
can filter into the ground, promoting the health of street trees and other vegetation,
restoring groundwater, and reducing demand on storm sewer systems and impact on
water-ways. Individual unit pavers may be placed across planting strips at periodic
intervals to facilitate access to on-street parking.

— Where tree wells are provided, observe the following:

=  Tree wells should be a minimum of 5’ x 5’ or 25 square feet for new
development. Using larger tree wells of 40 square feet or larger is encouraged
to promote greater tree longevity and size. New development should provide
contiguous tree trenches to provide maximum soil area for roots to spread and
water and air to penetrate.

=  Provide irrigation (captured from stormwater instead of municipal supply
wherever possible) to ensure adequate water to establish and maintain trees.

= Tree wells should be flush with the sidewalk pavement and should be planted
with groundcover.

= Expect residents and business and property owners to maintain the planting
strips in front of their property.

e Maedians Include planted medians in the street section of Douglas where possible, and maintain
those along McLean.

— Accommodate median trees wherever possible by providing at least 9 feet of soil
between inside median curb edges (typically resulting in 10 feet of width between
outside curb edges) to give trees adequate separation from traffic and create pervious
ground through which rainwater can reach their roots.

— Include flowering plants, grasses, shrubs, and other plantings up to two feet tall,
whether or not trees are present. Choose plants that require little or no maintenance,
tolerate traffic conditions, and are native or otherwise well suited to the climate.

— Provide supplementary irrigation as needed.

— Consider opportunities for medians that can accommodate ground infiltration of
stormwater from road runoff.

e Retaining walls Where retaining walls are necessary to accommodate elevation changes,
provide a level of finish quality better than plain concrete. Consider adding granite facing, art
installations or similar design accents to add interest and help relate the form and finish of the
wall to the surrounding landscape.

e Transit shelters Use bus shelters that are attractive and, where possible, unique to a district or
activity center, to celebrate transit as a public amenity; clearly identify stops; provide service
information; make waiting convenient; and reinforce place identity.

e Benches Provide benches in sidewalk or plaza areas indicated for high levels of pedestrian use,
parks, near pedestrian-oriented retail, and any other places that facilitate public gathering.
Provide at least two benches per block face in priority retail or open space areas, and at least
one per block face otherwise. Choose durable benches approved by the City and locate them
out of the main sidewalk passage area



e Bike racks To encourage and facilitate biking as a means of transportation, bike racks approved
by the City should be provided:

Place bike racks with capacity for at least four bikes in at least two locations per block
face in priority retail or open space areas, and at least one location per block face
otherwise. Ensure racks are in convenient, safe, well-lit, paved areas outside of sidewalk
walking areas

Place bike racks in parking garages and at other concentrations of public parking

Provide weather protection over bike racks where possible

e Trash Receptacles Trash receptacles approved by the City should be provided, generally located
near the curb. One trash receptacle should be located at each intersection. Two additional trash
receptacles should be located mid-block on streets with retail frontage.

e Bollards Bollards approved by the City may be used as traffic control and safety/protection
devices. Decorative bollards should be used in high-visibility areas, where bollards are required
and approved during site review. Simple bollards may be used in less visible areas that require
protection from automobiles, such as building walls at service and parking entrances. Simple
bollards should consist of a round concrete-filled metal post with a concrete cap, painted in one
color to match the building architecture.

e Lighting

Street lighting should include City-approved fixtures specifically scaled to pedestrian
environments as opposed to vehicular travel, at priority areas for retail and public open
space.

Integrate lighting with poles for traffic signals, sighage, and other elements out of the
main sidewalk passage area as feasible to minimize the number and variety of poles in
sidewalks.

Consider using lighting of unique design, color, or other quality at special places in the
neighborhood.

Consider energy-saving fixtures that are powered by sunlight or wind.
Place street lights to avoid conflict with street trees.

Where located next to residential uses, streetlights should include house-side shields as
needed to prevent lighting from directly entering residential windows.

Pedestrian infrastructure

e Connectivity

Provide continuous pedestrian connections between areas of new and existing
development. Most existing streets downtown do have existing sidewalks and
crosswalks, an important asset. Improve these facilities where needed to meet
standards outlined below, and install new sidewalks and crosswalks to expand the
network of walkable streets within and beyond downtown. Improve walking
connections between riverside multi-use paths and nearby streets and bridges. Retain



existing streets; closure of street segments is strongly discouraged. Add pedestrian
routes across large blocks (with lengths exceeding 400 to 500 feet) where possible.

— Prioritize pedestrian convenience and safety at crosswalks along major walking routes,
such as Douglas and McLean.

— As parcels are redeveloped, invest in needed sidewalk, tree and landscaping
improvements adjacent to their property.

o Sidewalks

— Width: Provide at least 8 feet of continuous clear width for walking along retail or other
active building frontage; at least 6 feet along multifamily residential buildings; and at
least 5 feet along single-family houses. Provide additional width for bus shelters and
other transit facilities, bike racks, and for outdoor seating and/or sales areas in front of
restaurant and retail uses that support such functions.

— Protection from traffic: Provide at least a planting strip, preferably 4 feet or more in
width, and on-street parking as well, wherever possible. In planting strips, include street
trees where width allows; in other areas, provide shrubs or other plants up to three feet
tall. Along retail or in other areas where pedestrian activity would degrade a planting
strip, additional sidewalk paving may be substituted for planted area, with trees set in
tree wells.

e Crosswalks

— Crosswalks at priority areas for retail and public open space, and primary pedestrian
crossings of perimeter streets, will have particular prominence and pedestrian volume.
Those crosswalks should receive priority for installation of masonry pavers or similar
enhanced surface materials, and added width and crossing time.

— Provide pedestrian signals that display a numeric countdown of remaining crossing time
and have audible indications of phase. At crosswalks that experience regular use,
evaluate the idea of eliminating pedestrian signal buttons in favor of a standard
pedestrian crossing phase that runs concurrently with parallel traffic. At crosswalks that
experience occasional use, consider providing a signal-actuation button that provides a
clear signal in a prompt timeframe. Existing crosswalk signals often require pedestrians
to wait an unreasonably long time for a clear signal, encouraging jaywalking.

— Clearly distinguish the crosswalk from adjacent traffic paving. White painted markings,
preferably striped parallel or at an angle to travel lanes, do this effectively. Where
additional prominence is desired, raising the crosswalk on a gentle rise or “traffic table”
very effectively cues drivers to the presence of pedestrians. Special paving may also be
considered. Use masonry pavers only if they can be installed and maintained well
enough to retain a smooth surface Add white-painted edge lines where existing pavers
do not stand out clearly from traffic lane pavement. Markings impregnated in asphalt
offer a functional alternative. In all cases, regular maintenance, at least annually, is
important to maintaining markings and surface quality.

— Make each crosswalk at least as wide as the widest sidewalk approaching it. Provide
accessible curb cuts linking crosswalks to sidewalks.



Paving

At intersections where a median is present, provide a median refuge for pedestrians at
least 4 feet wide and preferably 6 feet wide (measured across the roadway).

Maintain smooth paving surfaces with level changes not exceeding % inch. This
standard facilitates ease and safety of access by people in wheelchairs or with other
mobility constraints, as well as those on foot.

Maintaining this standard with bricks or other masonry pavers can be difficult, even
when bricks are embedded in a concrete base. For this reason, if pavers are desired,
consider using them as an accent and combining them with a continuous concrete
sidewalk at least four feet wide. Concrete sidewalks can be visually accented where
desired with score lines and integral coloring. Sidewalk and crosswalk areas at priority
areas for retail and public open space, and priority pedestrian crossings of perimeter
streets, are intended to mark prominent areas of high pedestrian traffic that deserve
special attention to pedestrian convenience, safety and investment in quality materials.
In other areas, give priority to basic connectivity over special aesthetic treatments.

Safety and wayfinding considerations for isolated areas Certain sidewalk segments passing
below the elevated portion of Kellogg, along or the Arkansas River, and in larger park areas, may
lack significant informal surveillance from buildings or traffic, particularly at night. Take special
measures to enhance safety such as:

Installing pedestrian-scale wayfinding signage that makes destinations, routes and
distances clear.

Installing continuous night lighting, using pedestrian-scaled light fixtures. For instance,
use bracket- or pole-supported fixtures rather than standard commercial wall- or bridge-
mounted fixtures.

Installing lighted call buttons notifying police in cases of emergency






Project
Development
Criteria

GJ Project Downtown:
The Master Plan for Wichita
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