
 

 
 
 
 
 
 

 
IV.  IMPLEMENTATION 

 
A. IMPLEMENTATION OBJECTIVES 
It  i s  the  intent  of thi s plan to al low flex ibi li ty in the  redevelopment  of the  
Arena Ne ighborhood, whi le  a t  the  same t ime providing valuable  guidance  for 
publ i c and priva te  investment  deci s ion-making wel l  into the  future .  In 
previous sections of thi s plan, a  number of key object ives point  to the  need 
to have a  redevelopment  organiza t ion and various standards of deve lopment  
in order to crea te  the  v ibrant  urban experience  of a  successful  place , such 
as tha t  envis ioned for the  Arena Ne ighborhood area . 
 
To support  those  object i ves i t  i s  important  to have an implementa tion 
framework or approach tha t  wi ll  guide  deci sion-making and implementa tion 
act ions in the  future . 
 
Success requires a paradigm shift.  Successful  redevelopment  of the  
Arena Ne ighborhood area  wi ll  requi re  crea t ivi ty.  The communi ty wil l  need 
to look toward the  creat ion and use  of new and unique poli cy, program and 
financia l  tool s and methods to e ffecti vely redeve lop the  area .  Given the  
amount  of publ i c investment  in the  a rea  and the  complexity of downtown 

103                  IMPLEMENTATION 



 
 

 CHAPTER IV:                   104 

redevelopment , and the  importance  of a  heal thy downtown to sustaining the  
hea lth and identi ty of a  communi ty, thi s i s  thi s r ight  place  in Wichita  to 
implement  such a  paradigm shi ft .   Several  recommendations and st rategies 
in thi s plan wil l  be  cha l lenging to accompli sh, but  wi thout  doing so, the  
area  wi l l  l anguish and wi l l  not  achieve  i ts ful l  economic deve lopment  
potent ia l .      
 
Remain f lexible to adjust for  changing market conditions.  
Redeve lopment  of the  area  is a  long-te rm proposi t ion.  Plan implementa tion 
wi l l  need to moni tored, eva lua ted and adjusted wi thin the  context  of market  
changes over t ime.  Success of the  plan and the  a rea  wil l  be  determined by 
how we l l  the  plan, the  development  and ci t i zens can adapt  to these  
changes.   
 
Know when to say “no”.  Determinations wil l  need to be  made in a  
manner tha t  takes into account  not  only the  exi st ing context  and condi t ion 
but  a l so the  ant i cipa ted future .  When considering deve lopment  proposa ls a  
“no” deci s ion in the  short -te rm may be  painful ,  but  i t  may a l so be  the  right  
thing to do in l ight  of an anti cipated change in condi tion on the  
deve lopment  hori zon and maximizing the  re turn on publ i c investment  in the  
a rea . 
 
Demand quality development that can be sustained.  As part  of 
downtown, development  in the  a rea  should be  held to the  highest  standard, 
but  i t  should not  be  prohibi ted by cost l y requi rements.  Bui ldings and 
aesthet i c improvements should be  designed and bui lt  to last  for long 
periods of t ime, as wel l  as be  adaptable  to future  reuse .  Downtown i s the  
heart  of the  communi ty and many publ i c investments a re  expected to last  a  
l i fe time or longer.  The same should be  t rue  of pri va te  development .  Wi thin 
a  downtown, development  i s  not  just  about  a  short -te rm economic but  al so 
about  the  legacy of what  one genera tion wil l  leave  to the  next  wi thin a  
communi ty. 
 
These  genera l  objecti ves set  the  tone for pursuing the  plan vi s ion through a  
series of implementat ion actions that  address pol i cy, program and physical  
improvement  st rategies.  The fo l lowing Implementa t ion Matrix contained in 
thi s sect ion out l ines necessary act ions and ant i cipa ted t ime lines rela ted to 
the  plan implementa t ion progress.
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adjust for  changing 
market conditions.  

•  Know when to say “no”.  

•  Demand quality 
development that can  
be sustained.  
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B. PUBLIC / PRIVATE INVESTMENT ANALYSIS 
The purpose of the  Publ i c/Priva te  Investment  Ana lys is i s  to do a  marco-level  
comparati ve  ana lysi s of the  potential  l eve l  of publ i c and priva te  investment  
that  may be  made through the  implementa tion of the  Arena Ne ighborhood 
Redeve lopment  Plan.   This i s  a  very general  and conserva tive  ana lysi s 
based on severa l  assumpt ions tha t  must  be  understood.   
 
The focus of the  publ i c investment  port ion of the  ana lys is i s  the  major 
components of st ree t  and st reetscaping improvements and the  provi sion of 
publ i c parking recommended in the  Arena Neighborhood Redevelopment  
Plan.   For thi s port ion of the  ana lysi s, costs were  taken from recent  
projects in Wichi ta , as we l l  as accepted pract i ce  est imated amounts, and 
infla ted s l ightl y. In regard to priva te  investment , a  bui ld-out  scenario us ing 
only exi st ing vacant  and surface  parking parce l s in the  Plan Area  was 
deve loped and assigned an average investment  number per square  foot .  
Thi s estimate  intentional l y does not  account  for redeve lopment  of ex i st ing 
bui ldings, renovat ion of ex i st ing properties or convers ion of uses as a  resul t  
of pri va te  investment .   
 
From those  general  parameters, a  priva te  investment  to publ i c investment  
ra t io was derived which should be  an underestimate  of pri va te  investment  in 
the  area  and an overest imate  of publ i c investment  in the  area  in order to 
gauge the  potent ia l  aggregate  investment  to be  achieved wi thin the  Plan 
Area  and i ts identi fi ed Dist r i cts. 
 
Public  Investment 
The recommended publ i c investment  di scussed in the  ana lysi s re fe rs to the  
above ground funct iona l  upgrade and aesthet i c improvements to the  
exi sting st reets and st ree tscaping wi thin the  Plan Area .  Essent ia ll y, the  
figure  used per l inear foot  i s  an inflated number based upon comple te  
reconstruct ion of roadways in the  a rea . Even though thi s i s  not  necessari l y 
the  recommendat ion of the  plan, doing thi s can make accommodation for 
other poss ible  publ i c investments in infrast ructure  and administ ra tion that  
cannot  be  estimated at  thi s time. ( It  should be  noted tha t  Waterman has 
been removed from thi s analys i s due to sta tus of improvements be ing 
designed and planned current ly.)    
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The recommended st ree t  improvements have been classi fi ed into three  
separate  ca tegories; Plaza , Pedest rian and Ba lanced.  The class i fi cat ions 
di ffe r based on design cri te ria  and engineering standards (See Figure  III-4 
for st ree t  classi fi ca tions) . 
 
Figure IV-1  li s ts the  number of l inear roadway feet  per D ist r i ct ,  per st ree t  
class i fi ca t ion.  There  a re  24,836 linear fee t  of ex ist ing roadway 
recommended for st reet  and st ree tscaping improvements wi thin the  Plan 
Area , surrounding the  a rena  s ite .  A genera l  cost  est imate  of $1,300 per 
l inear foot  has been appl ied to the  aggregate  number of l i near fee t .  The 
median l inear foot  cost  was based on a  series of contractor estimates given 
for s imi la r st ree t  and st reetscaping improvements in and around the  
downtown Wichi ta  a rea .  As a  resul t ,  i t  i s  estimated tha t  roughly $32.3 
mi l li on in publ i c investment  would occur in the  form of st reet  and 
st reetscaping improvements. 

 
 
 
 
 

 

Figure IV-1:  Public Investment 
Source:  Gould Evans 

Public Investment (Street and Streetscape Improvements in linear feet)

Cost Per Linear Foot of Roadway = $1,300

Plaza Pedestrian Balanced Total X Linear Foot Cost 

Douglas Street Corridor 371 946 3,370 4,687 $6,093,100

English / William Street District 2,455 3,918 3,397 9,770 $12,701,000

Broadway District 0 4,412 3,325 7,737 $10,058,100

Commerce Street Arts District 2,642 0 0 2,642 $3,434,600

Total 5,468 9,276 10,092 24,836

X Linear Foot Cost $7,108,400 $12,058,800 $13,119,600 $32,286,800
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Private Investment 
 
The Arena Ne ighborhood Redeve lopment  Plan depicts a  future  
redevelopment  st ra tegy for the  Plan Area . This analys i s estimated that  
wi thin the  Plan Area  roughly 3.75 mi l li on square  fee t  of new bui lding space  
could be  deve loped within the  framework se t  by the  Arena Ne ighborhood 
Redeve lopment  Plan.  This figure  of 3.75 mi ll i on was determined by 
ident i fying the  developable  parcel s within the  Plan Area .  Deve lopable  
parce l s a re  e i ther exi st ing surface  parking or vacant  lots.  Probable  bui lding 

footprints were  then determined for each developable  parce l  (a l lot ting for 
7% publ i c on-s i te  publi c space) .  The Plan ident i fies a  range of the  number 
of floors a l lowed on each ha l f-block within the  Plan Area .  The low end of 
each floor range was appl ied toward each previously determined building 
footprint .  Figure IV-2  shows the  total  square  footage capaci ty for the  four 
D ist r i cts in addit ion to the  ent i re  Study Area .  Figure  IV-2 a l so l i sts the  
bui ldable  square  footage of 2.19 mil l ion for the  Plan Area .  Thi s sum was 
determined by subtract ing the  square  footage needed to meet  parking 
standards away from the  tota l  capaci ty (The parking methodology i s 
explained in detai l  in the  fo llowing sub-sect ion Parking Investment) .  
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Figure IV-2:  Private Investment 
Source:  Gould Evans 

Private Investment (Building Construction = Residential, Commercial, Office, Mixed-Use)

Development Cost Per Square Foot = $125

District
Total Sq Footage Capacity 
(minus 7% public space)

Buildable Sq Footage 
(minus ramp parking)

X Development Cost 

Douglas Street Corridor 281,814 166,270 $20,783,750

English / William Street District 1,846,830 1,089,630 $136,203,750

Broadway District 1,498,584 859,644 $107,455,500

Commerce Street Arts District 125,063 73,788 $9,223,500

Total 3,752,291 2,189,332 $273,666,500
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Based on a rea  real  esta te  stat i st i cs, a  median deve lopment  cost  of $125 per 
square  foot  was determined.  The median cost  i s  a  composi te  compri sed of 
averages of various res ident ia l ,  commercial  and offi ce  development  costs.  
By apply ing the  median development  cost  of $125 to the  bui ldable  square  
footage of 2.19 mi ll i on square  fee t , an est imate  of roughly $274 mi l li on 
worth of capaci ty for priva te  investment  was determined. 
 
Parking Investment 
Off-st reet  parking has been i so la ted in thi s analys i s because the  investment  
in such parking can be  accounted for us ing a  varie ty of payment  
methodologies ( two methodologies a re  provided in the  summary sect ion of 
thi s report) .  It  i s  assumed that  on-st ree t  parking in the  Plan Area  wil l  be  
maximized and i s part  of the  publ i c investment  made as st ree ts a re  
reconstructed.  Al so, there  i s an assumption tha t  a ll  off-st ree t  parking wil l  
be  in parking st ructures – except  for some residential  and re ta il  uses in the  
Broadway Neighborhood and Commerce  St reet  Arts Dist r i cts . 
 
For off -st ree t  parking el sewhere  within the  Plan Area , a  modi fied parking 
ra t io was applied based on the  urban se t ting tha t  would include on-st ree t  
parking and shared parking a rrangements for both publ i c and priva te  uses.  
The parking ra tio ut il i zed for parking in thi s scenario i s  1 parking ramp 
space  for every 500 square  feet  of new development  tha t  occurs.  One 
parking lot  space  for every 250 square  feet  of new deve lopment  was used 
for the  proposed surface  parking to be  located adjacent  to Kel logg in the  
Broadway Neighborhood D ist ri ct .   Genera l  parking studies cite  350 square  
fee t  i s  typica ll y needed for one parking spot .  Thus, for every 500 square  
fee t  of new development  350 square  feet  of addi tiona l  development  i s  
needed to accommodate  parking.  This parking standard can be  expressed in 
the  ra t io of 0.41 or 350/850. 
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Figure IV-3:  Parking Investment 
Source:  Gould Evans 

The resul t  is  1.56 mi ll i on square  feet  of parking wil l  be  needed to support  
the  capacity of new development  (see  Figure IV-3) .  Assuming tha t  the  
exi sting on and off-st ree t  parking i s reserved by the  current  res idents and 
tenants in the  Plan Area , a  tota l  of 4,465 addi t iona l  parking spots (4,227 
ramp and 238 surface)  would be  needed to supply the  2.19 mi ll i on square  
fee t  of development  capaci ty.   

 
 
 
 

As a  general  rule , one off-st ree t  ramp parking spot  costs roughly $17,500 
and one off-st ree t  surface  parking spot  costs roughly $5,000 to const ruct .  
There fore , i t  i s  estimated tha t  a  $75 mil li on investment  i s  needed to provide  
suffi cient  off-st ree t  parking. 
 
 
 
 

Parking Investment
Parking = 1 Parking Spot/500 Sq Ft (ramp)                      Development Cost/Parking Ramp Spot = $17,500

Parking = 1 Parking Spot/250 Sq Ft (surface lot)             Development Cost/Parking Lot Spot = $5,000

District
Allotted Parking 

Sq Footage
Parking Ramp 
Spots Needed

Parking Lot      
Spots Needed

X                  
Development Cost 

Douglas Street Corridor 115,544 330 0 $5,775,000

English / William Street District 757,200 2,163 0 $37,852,500

Broadway District 638,940 1,587 238 $28,962,500

Commerce Street Arts District 51,276 147 0 $2,572,500

Total 1,562,960 4,227 238 $75,162,500
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Summary 
The re turn on investment  for publ i c dol la rs i s  greatly impacted by the  cost  
of the  provi s ion of off-st reet  parking requi red to serve  the  estimated 
deve lopment  capaci ty recommended in the  Arena Ne ighborhood 
Redeve lopment  Plan.  If the  publ i c i s  requi red to finance 100% of the  off-
st ree t  parking requi rements in addi t ion to the  st ree t  and st ree tscaping 
investment , the  total  publ i c investment  would exceed $107 mil li on.  At  thi s 
cost , the  Ci ty of Wichi ta  would see  approximate ly 2.55 priva te  dol la rs 
invested for every 1.00 dol la r of publ i c investment  (See Figure IV-4)  in the  
a rena neighborhood area . 

 
If of f-st ree t  parking were  a  shared cost  the  amount  of pri va te  investment  to 
publ i c would change dramat i cal l y.  Figure IV-5  assumes that  a  joint  
publ i c/private  venture  to finance the  off-st reet  parking would be  
implemented.  This assumed venture  would redist ribute  approximately $38 
mi l li on of the  off-st reet  parking cost  to priva te , thereby ra i s ing the  
aggregate  investment  ra t io of 4.45 pri va te  dol l a rs for every 1.00 dolla r of 
publ i c investment  for the  arena ne ighborhood area .  
 

Figure IV-4:  Return on Investment – Off-Street parking financed 100% by public 
Source:  Gould Evans 

Return on Investment (ROI)
Off-Street Parking - 100% Public Investment

District
Potential Private 

Investment
Public Investment 

(Streets)
Off-Street Parking 

Investment
Private - Public

ROI per $1 
Invested

Douglas Street Corridor $20,783,750 $6,093,100 $5,775,000 $8,915,650 $1.75

English / William Street District $136,203,750 $12,701,000 $37,852,500 $85,650,250 $2.69

Broadway District $107,455,500 $10,058,100 $28,962,500 $68,434,900 $2.75

Commerce Street Arts District $9,223,500 $3,434,600 $2,572,500 $3,216,400 $1.54

Total $273,666,500 $32,286,800 $75,162,500 $166,217,200 $2.55
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C. MATRIX  
The deci sions tha t  put  the  plan into act ion come from a  variety of sources – 
both publ i c and priva te  – and from a  variety of perspect ives – regulatory, 
fi sca l ,  and st rategic.  The fo llowing st ra tegies a re  intended to guide  the  
implementa tion of the  Arena Ne ighborhood Redeve lopment  Plan in pursui t  of 
the  identi fi ed vi s ion. 
 
The st ra tegies in the  matri x a re  the  di rect  resul t  of an assessment  of the  
overa ll  v i sion, di st r i ct  goa ls and object ives in the  plan.  As such, the  
st ra tegies a re  organized into the  four di st r i cts of the  plan a rea: Douglas 
Street Corr idor Distr ict, English /  Will iam Street Distr ict, Broadway 
Neighborhood Distr ict and Commerce Street Arts Distr ict.   To address 
those  i tems that  encompass the  ne ighborhood as a  whole  a  Neighborhood  
ca tegory has been included in the  matrix.  For each st ra tegy implementa t ion 
phasing and responsibi l ity a re  ass igned.   
 
There  a re  three  suggested phases: Short  Term (0-5 years) , Medium Term 
(5-10 years)  and Long Term (10+ years) .  For those  st rategies that  should 
become everyday poli cies or pract i ces of the  Ci ty and others, an “on-going” 
ca tegory has been establi shed. Addi tional l y, st rategies tha t  should be  
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 Return on Investment (ROI)
Off-Street Parking - 50% Public Investment / 50% Private Investment

District
Potential Private 

Investment
Private Off-Street 

Parking
Public Investment 

(Streets)
Public Off-Street 

Parking
Private - Public

ROI per $1 
Invested

Douglas Street Corridor $20,783,750 $2,887,500 $6,093,100 $2,887,500 $14,690,650 $2.64

English / William Street District $136,203,750 $18,926,250 $12,701,000 $18,926,250 $123,502,750 $4.90

Broadway District $107,455,500 $14,481,250 $10,058,100 $14,481,250 $97,397,400 $4.97

Commerce Street Arts District $9,223,500 $1,286,250 $3,434,600 $1,286,250 $5,788,900 $2.23

Total $273,666,500 $37,581,250 $32,286,800 $37,581,250 $241,379,700 $4.45

Figure IV-5:  Return on Investment – Off-Street parking financed 50% by public, 50% by private 
Source:  Gould Evans 
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accompl i shed prior to the  opening of the  arena are  identi fi ed by an 
asterisk (*) s igni fy ing a  0-2 year t ime frame.   
 
The publ i c /  private  investment  analys is yielded cost  est imates tha t  identi fy 
broad deve lopment  and publ i c costs associa ted wi th redeve lopment  of the  
Arena Ne ighborhood.  Included in the  matri x a re  the  est imated 
infrast ructure  (publ i c)  costs based on improvement  costs of a  s imila r 
na ture .  These  are  conservat ive  macro-leve l  est imates that  can serve  as a  
guide  to the  level  of investment  to be  made in the  Arena Ne ighborhood 
area . 
 
Addi t iona l l y, the  responsibi li ty for implementing each parti cula r st rategy i s 
ass igned using the  fo l lowing code: 
 

(COW) Ci ty of Wichi ta  (sta ff,  e lected offi cial s , t ransi t ,  e tc.)  

(SC) Sedgwick County 

( IA)  Implementa tion Agency 

(WDDC) Wichi ta  Downtown Development  Corporat ion 

(D/LO) Developers and land owners 

(B/I) Businesses, indust ries, and business and industry 
organizat ions 

 (C)  Ci t i zens 
 
In s i tua t ions where  mul tiple  ent it i es a re  given responsibil ity for the  
implementa tion of a  st ra tegy the  lead enti ty has been bolded .  
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