SITE DEVELOPMENT ANALYSIS
CITY OF ROELAND PARK
PRELIMINARY REPORT: February 19, 2016

February 19, 2016
Mr. Keith Moody
City Administrator
City of Roeland Park
4600 W. 51st Street
Roeland Park, KS 66205
Dear Keith:
We are pleased to present this preliminary report on our findings for the Old Pool/
Cave Site (4800 Roe Parkway) and the City-owned development site at the NEC of Johnson
Drive and Roe. We have enjoyed working on this project and look forward to your comments
on these initial findings.
The ad hoc committee has been very clear in its goals for our work, and I am hopeful that we
have captured much of what is expected – which is the feasibility for a unique destination in
Roeland Park that will attract visitors from throughout the metro and region and generate new
sales tax revenue for the City.
Given the challenging nature of the Old Pool/Cave site, we have analyzed fairly traditional retail
and office uses, as well as very unique applications that take advantage of the natural
environment that exists when excavation and recompaction occurs, creating developable land
area.
Again, this report is intended to provide an update on our work to date, and obtain feedback
from you on the concepts we are pursuing.
We look forward to having an opportunity to discuss in greater detail.
Regards,

Bill Crandall

Jason Glasrud
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Introduction
The City of Roeland Park has been evaluating redevelopment proposals for the Old Pool/
Cave Site and the Johnson Drive and Roe location for many years. For the pool site in
particular, a number of proposals have been brought forth and considered by the
governing body, but have not proceeded.
Our task has been to analyze the viability of a number of potential commercial
development solutions including those that contemplate filling the entire cave area and
enabling traditional retail development, as the location at a major intersection in Roeland
Park would lend itself to pad site or inline development. We have also looked at an office
development scenario that incorporates a civic park on the filled site, that not only
redevelops the site for a commercial purpose but creates a new attraction for the City of
Roeland Park. Perhaps not surprisingly, these scenarios are challenging due to the large
costs associated with filling the site coupled with the cost to construct retail and office
space that require the highest rents which test the limits of the real estate market in this
area.
Alternative solutions to redevelopment at the Old Pool/Caves site have centered around
not refilling the area, but rather utilizing the unique natural environment that is created
when excavation occurs and a usable site is created within the stone structure of the
former rock quarry.
These projects are not without their economic challenges, but reduced site work expenses
and the need for special purpose owner/operators relieves some of the economic
pressure, but may also makes it more difficult to source the right development partner
since these proposals deviate from the typical retail real estate environment.
We have been delighted to have had the opportunity to examine the possibilities here and
certainly hope to continue working with the City of Roeland Park to see a successful
development commence that benefits the community for the long term.
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Our evaluation of this location has yielded four separate commercial development
opportunities that can be considered, and are predicated upon the site work cost estimates
that have been provided by the City’s geotechnical consultant, Shafer, Kline & Warren.
While traditional pad site retail development has been evaluated (see Option 1) we have
primarily focused on development that meets the ad hoc committee’s goals of creating a
new destination for Roeland Park and one that is a sales tax revenue generator.
Here is a brief summary of each concept:
Option 1 – Traditional Retail Pad Site Development (at 960’ fill)
Assumes completely filling the caves site, and creating developable retail pad sites that
contain approximately 16,450 square feet of retail space. The high cost of developing this
site for the amount of leasable space that is generated makes this a difficult project to
realize.
Option 2 – Class A office/retail Development with Civic Plaza (at 960’ fill)
This option also assumes completely filling the caves site, and creating a developable office
environment. Using the downtown Gladstone redevelopment of Linden Square as a model,
we assumed an 10,000 SF, 2-story office building that would be geared towards medical
office users and professional services such as law firms, design, engineering and marketing.
A portion of the lower level could be considered for an anchor restaurant tenant. In
addition to the office building, it is contemplated that a small “pocket park” and
amphitheater could be constructed adjacent to the office building that would create a
gathering place for the community and host special events.
Option 3 – Storehouse at the Rock (at 920’ or 930’ fill)
Specialty retail destinations are not a new concept, but one that is taking off in urban and
suburban locations throughout the country. Our approach was to create a “retail”
destination – really, an eating and drinking destination within the exposed rock formation,
once excavation occurs. Our aim would be to attract a craft brewer and restauranteur that
would partner on a Beer & Grill concept, and co-anchored with a local coffee shop.
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Option 4 – The Cliffs – Extreme Sports Venue (at level 920’ fill)
The natural environment that would be created through excavation and compaction at the
920’ elevation, the exposed limestone façade of the former mine and 40 feet in elevation
change creates a truly unique venue for an operator of a recreation complex geared towards
“extreme” sports such as rock climbing, rappelling and zip lines. In the interest of full
disclosure, no operators or experts in this field have yet been consulted on the feasibility,
and we have only evaluated a hypothetical real estate scenario with some cost assumptions
for equipment.
Our intent at this stage is to gauge interest from the ad hoc committee on this concept, and
whether it would be worth pursuing potential operators and consultants that have
knowledge of the industry. But were an operator found to invest the capital and bring the
knowledge and expertise in this very specialized industry to Roeland Park, we believe it
would be a “game changer” and certainly could create the destination atmosphere that is
being sought after, as well as important sales tax revenues.
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OPTION 1 – Traditional Pad Site/Inline Retail Development
This development proposal is anchored on a plan previously submitted to the City of Roeland
Park in 2011 that contemplated three separate retail buildings on a filled site.
The economics of this deal can be found on the following page, but the assumptions and
findings are as follows:
We begin our analysis on the feasibility of a development deal with determining the maximum
rent (net operating income, or NOI) that can be obtained. This is typically determined by the
type of building construction and the lease comparables in the market. For this particular
scenario, we have assumed $20.00 net rents – which is high for retail anywhere in the Kansas
City metro, much less North Johnson County. But assuming this rent constant, a developer is
limited to $222/SF in total project costs.
The site work costs are estimated to be $1,520,870 to completely fill the site to a level of
approx. 960’ which is roughly at grade with Roe Ave. This site work creates approximately a
2.5 acre development site, and does not include the public works building and parking area.
Another $300,000 in costs to bring utilities to the new construction is assumed, as is that
$592,000 of TIF funds would be used to offset a portion of the site work costs.
It is contemplated that the completed site would be sold to a developer at no cost. Instead,
the developer will pay for the additional site work costs that would be incurred by the
developer, or $1,228,870 ($11.28/SF) which, is overall below-market for retail land, but is
necessary for the economics of the deal.
The developer would proceed with three separate retail buildings, totaling approximately
16,450 SF in total leasable space, and construction costs, assuming $163/SF would total
$2,681,350. It is assumed that future TIF funding ($458,000 available through 2/24/18) could
be applied to offset some of these development costs. In total, $3,852,220 or $234.18 in total
development costs are assumed. This exceeds the maximum amount of costs that a
developer can incur, given where our rent constant has been fixed, making this an unlikely
scenario.
Unless site development costs can be reduced, or square footage added to the project to
increase rental income, a traditional pad site/inline retail development will not occur.
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OPTION 1 – Traditional Pad Site/Inline Retail Development
SUMMARY OF ECONOMICS
$20.00/SF (Maximum market rent achievable)
9% Rent Constant
= $222.00/SF in total allowable project costs

Developer Land Costs: $0.00

Subtotal: $0.00

Total Site Work:
Utilities:
TIF Contribution:

$1,520,870
$300,000
-$592,000
Subtotal: $1,228,870 ($11.28/ land SF)

Bldg Construction:
Finish Site Work:
Future TIF:

$2,681,350 ($163/SF)
$400,000
-$458,000
Subtotal: $2,623,350 ($159.47/SF)
Total Project Costs: $3,852,220 ($234.18/SF)
(Current cost assumptions exceed terminal
value of project)
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OPTION 1 – Traditional Pad Site/Inline Retail Development
POTENTIAL SITE PLAN
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OPTION 1 – Traditional Pad Site/Inline Retail Development
MARKET FORCES AND IMPLEMENTATION
The high cost of the site work, coupled with the expense of building construction puts
this project out of reach from a developers perspective. The value of the final product,
which is a function of the maximum achievable rent and total project cost is simply not
high enough to justify the project.
Furthermore, it is our team’s understanding that traditional retail pad site and inline
development is not the optimal solution for this location from the City’s perspective. No
further action is anticipated on examinations of potential retail solutions similar to what
has been presented as Option 1.
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OPTION 1 – Traditional Pad Site/Inline Retail Development
IMAGES – Village at Shoal Creek – Kansas City, MO
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
Completely filling this site to the 960’ level can yield more than just exclusively retail
development opportunities. In pursuit of an office solution, we examined a development
inspired by downtown Gladstone’s redevelopment efforts.
The Capstone Civic Plaza consists of an 10,000 SF, two-story Class A office building, with a
small pocket park and amphitheater adjacent. The office building would bring new businesses
to Roeland Park and create an attractive new development at a major intersection.
Furthermore, the park and amphitheater can serve as a gathering place for the community
and programmed by the City’s Parks & Recreation Department.
The economics of this deal can be found on the following page, but the assumptions and
findings are as follows:
The market rent assumptions are assumed at $20.00/SF, which is again, high for the office
submarket in Northeast Johnson County and may make leasing challenging.
The site work costs are estimated to be $1,520,870 to completely fill the site to a level of
approx. 960’ which is roughly at grade with Roe Ave and an additional $300,000 for utility
work. This site work creates a 5.5 acre development site, and includes the public works
building and parking area. It is assumed that $592,000 of TIF funds would be used to offset a
portion of the site work costs.
It is contemplated that the completed site would be sold to a developer at a cost of $800,000
or $3.34/ land square foot – which is below market. This is to account for the additional site
work costs that would be incurred by the developer, or $1,228,870 ($5.13/SF.
Construction costs for an 10,000 SF class A office building are estimated to be $200 per square
foot or $2,000,000. It is assumed that the remaining TIF funding through February 2018 could
be applied to offset a portion of the construction costs, which would result in total
development costs of $3,970,870 or $397/SF for the site work and office building
construction. This is far beyond the maximum development cost of $222/SF which puts this
concept out of reach for the time being, unless site work costs can be reduced, or the scope of
the project is adjusted significantly.
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
The Civic Plaza component of the project (pocket park and amphitheater) is assumed to be a
City-driven project. In our economics (see below) we are assuming that a developer purchases
the entire site and the City will lease the park land back for a $1.00 a year. Assuming $990,000
is costs to complete the park and amphitheater and skating rink, $800,000 that the developer
purchased the property for originally can be applied to these costs, leaving a remaining
$190,001 in costs not currently budgeted for. This scope is purely an estimate and only meant
as a placeholder in order to gauge interest in pursuing this opportunity further.
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
SUMMARY OF ECONOMICS
$20.00/SF (Maximum market rent achievable)
9% rent constant
= $222.00/SF in allowable project costs
Developer Land Costs: $800,000
Subtotal: $800,000 ($3.34/land SF)
Total Site Work:
Utilities:
TIF Contribution:

$1,520,870
$300,000
-$592,000
Subtotal: $1,228,870 ($5.13/land SF)

Bldg Construction:
Finish Site Work:
Future TIF:

$2,000,000
$400,000
-$458,000
Subtotal: $1,942,000 ($194/SF)
Total Project Costs: $3,970,870 ($397/SF)
(Current cost assumptions exceed terminal value of
project)

Civic Plaza Economics
City’s Land Cost:
Site Work/Pavilion:
Skating Rink:
Proceeds, Land Sale:
Total City Costs:

$1.00 (ground lease)
$900,000
$90,000
-$800,000
$190,001 (construction costs only, does not include operating
expenses)
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
POTENTIAL SITE PLAN
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
IMAGES (Linden Square – Gladstone, MO)
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OPTION 2 – Capstone Civic Plaza – Office + Amphitheater
Pocket Park
MARKET FORCES AND IMPLEMENTATION
This area is a relatively unproven location for office development which may be challenging
from a marketing standpoint. However, the improved site with an attractive civic component
adjacent may set this location apart from other area office developments.
Furthermore, the lack of new Class A office space in Northeast Johnson County will get the
attention of the brokerage community and will certainly attract interest from a variety of user
groups.
The closest competitive office space would be Fairway Corporate Plaza, that has approx.
114,000 SF of leasable space, and available space between 934 – 35,000 SF and lease rates
starting at $16.00/SF full service. While this is 40-year old construction, the access and
visibility off of Shawnee Mission Parkway will make this significant competition. Additional
older product in nearby Mission leases for $16.00 - $17.00/SF full service, but again much of
this office space was originally constructed in the 1970s-80s.
Office space on the Country Club Plaza would be deemed competitive as well. Recent listings
show Class A office space starting at $25.00 - $28.00 full service (including taxes and operating
expenses)
Identifying the right tenant mix between retail and office, and presenting this opportunity to
the development community and office brokers will be the first step to implementation. On a
parallel track, we must work to tighten up the site work estimates for the entire 5.5 acre site –
including the actual cost to bring utilities to the building.
As stated earlier, the need to bring site work costs down and/or overall project scope is a
prerequisite to having a viable development project.
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OPTION 3 – Storehouse at The Rock – Locally Sourced, Eating &
Drinking Establishments
Proceeding with excavation, filling and compaction to level 920’ creates a truly unique natural
environment with 40’ of exposed limestone rock walls with a curved façade that is striking to
view – a site familiar to many Roeland Park residents who recall the municipal pool being here
for decades.
This option contemplates excavation of the existing fill to level 920’ (the lowest level
contemplated in SKW’s site work estimates) and construct 10,400 SF of commercial space for
specialty eating and drinking establishments – Coffee shop (locally owned); Micro/Craft Beer
Bar and Restaurant.
Given the physical environment and the potential demand for this type of destination in
Northeast Johnson County, we can make the case that this commercial development concept
warrants a closer examination. The marketing potential alone, around branding strategies that
leverage the natural landscape: CAVE, QUARRY, CLIFF, ROCK, LEDGE, WALL, EDGE can create
the sense of place and destination that traditional retail cannot replicate.
The economics of this deal can be found on the following page, but the assumptions and
findings are as follows:
The market rent assumptions are assumed at $20.00/SF, which is again, high for the retail
submarket in Northeast Johnson County. However, we feel that due to the very specialpurpose project being contemplated, market forces may not impact this development to the
degree a traditional retail project would be. With this rent constant, the project is limited to
$222/SF in total project costs.
Excavation, compaction and fill to the 920’ level is estimated to cost $840,985. Other
estimates, depending upon various factors have this work costing a minimum of $502,720 –
for the purposes of this study, we are looking at the most conservative estimate. We have
assumed an additional $300,000 in utility costs. The $592,000 of currently available TIF
funding could be applied to this site work, leaving a balance of $548,985 ($6.56/SF) which
would be paid by the developer and with $1,637,200 in construction costs (and $458,000 in
TIF balance applied) results in total development costs of $2,353,455 or $226.29/SF making
this project technically feasible, but cannot tolerate a significant increase in site or
construction costs without an increase in net operating income.
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OPTION 3 – Storehouse at The Rock
SUMMARY OF ECONOMICS
$20.00/SF (Maximum rent achievable)
9% Rent Constant
= $222.00/SF in total allowable project costs
Developer Land Costs: $167,270
Subtotal: $167,270 ($2.00/land SF)
Total Site Work:
Utilities:
TIF Contribution:

$840,985
$300,000
-$592,000
Subtotal: $548,965 (6.56/land SF)

Bldg Construction:
Finish Site Work:
Future TIF:

$1,695,200
$400,000
-$458,000
Subtotal: $1,637,200 ($157/SF)
Total Project Costs: $2,353,455 ($226/SF)
(Current cost assumptions are nearly equivalent to
terminal value of the project)
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OPTION 3 – Storehouse at The Rock
POTENTIAL SITE PLAN

Old Pool/Cave Site
4800 Roe Parkway

OPTION 3 – Storehouse at The Rock – IMAGES

Conceptual Storefront,
Adaptive to cave wall

Radius Brewing
& Restaurant
Emporia, KS

Tallgrass Tap House
Manhattan, KS
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OPTION 3 – Storehouse at The Rock
MARKET FORCES AND IMPLEMENTATION
With this concept being somewhat outside the mold of “traditional retail development” and
primarily driven by obtaining the right user group (owner/operator) the rent cap which is set
by the commercial real estate market may not be as important in this scenario. However, it is
a vital benchmark to understand where projected project costs relate to the product type that
is envisioned.
Next steps would involve creating architectural renderings of the proposed site and buildings
that fully express the unique opportunity for developing this site. Once a presentation
package has been complete, and site work numbers are reexamined for accuracy (including
site utilities and other site-specific costs, such as grading, paving and landscaping), this team
will create a shortlist of prospective user groups – craft brewers, restaurant groups (primarily
local/regional operators) and coffee merchants – in order to determine interest in partnering
with the City on this opportunity. Going first to the potential users is more important that
promoting to the development/brokerage community.
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OPTION 4 – The Cliffs Extreme Sports Complex
The fourth commercial development concept that we have evaluated is one that fully embraces
the natural environment of the caves site, and creates a new attraction for Northeast Johnson
County that will make Roeland Park a destination for new visitors.
The idea of creating an extreme sports venue (for our purposes, named “The Cliffs Extreme
Sports Complex” which will house outdoor activities such as rock climbing, rappelling, zip lines
and aerial obstacle courses. This concept would be unique to Johnson County, and the only
other venue of scale in the KC metro is Adventure Zip KC located in Bonner Springs.
While this is outside-the-box thinking in terms of a commercial development solution, we feel it
should be explored with operators of these venues from throughout the country. The
availability of this site for development is so unique, given the topographic features, and located
in a suburban population with the current owner being a municipality interested in getting it
into production.
In terms of the economic assumptions, this project is based upon $20.00/SF for the leasable
space which can be considered special purpose retail. This gives us a maximum total
development cost budget of $222/SF.
the site work estimates that achieve a balanced development site of approximately 1.92 acres
at 920’ elevation. The costs for this site work are $840,985 plus $300,000 in utility costs of
which we assume $592,000 of the currently available TIF funds could be applied, creating a
balance of $548,985 or $2.29/SF that would be paid by the developer.
This scenario contemplates selling the entire 5.5 acre site at $5.00/SF, which includes the
Old/Pool Cave site, but the Public Works building and parking/staging area.
Construction costs are purely speculative at this point, since an operator of this facility would
need to guide process in terms of necessary infrastructure and amenities. But for the purposes
of identifying a threshold of feasibility, we have assumed construction costs for two facilities: a
20,000 SF main building that would house the complex offices, restaurant and store. A second
5,000 SF facility is envisioned to be a pavilion structure that would directly serve active course
participants.

Old Pool/Cave Site
4800 Roe Parkway

OPTION 4 – The Cliffs Extreme Sports Complex
Construction costs for these two facilities are as follows:
Building 1: $3,260,000 (20,000 SF building at $163/SF)
Building 2: $250,000 (5,000 SF building at $50/SF)
Between the two buildings, finishing site work (grading, paving, landscaping) and some
assumptions on equipment such as zip lines and climbing wall preparations (scaling and
anchoring of the limestone wall) $5,338,885 or $213.56/SF in total development costs are
assumed.
Once again, these projected costs are very near the maximum ($222/SF) that a developer can
be expected to commit in order for the project to make sense economically. There is very little
room for increases in site work or building costs without additional rent required.
However, as stated earlier this is a very high level examination of a possible scenario that would
require much further research and discussion with potential owner/operators to determine the
overall compatibility of the location and market demand.
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OPTION 4 – The Cliffs Extreme Sports Complex
SUMMARY OF ECONOMICS
$20.00/SF (Maximum market rent achievable)
9% rent constant
= $222/SF in total allowable project costs
Developer Land Costs: $1,197,900
Subtotal: $1,197,900 ($5.00/land square foot)
Total Site Work:
Utilities:
TIF Contribution:

$840,985
$300,000
-$592,000
Subtotal: $548,985 ($2.29/land square foot)

Est. Bldg 1 Construction: $3,260,000
Est. Bldg 2 Construction: $250,000
Special Equipment Costs
Rock Climbing Wall:
$100,000
Zip Lines (2):
$40,000
Finish Site Work:
Future TIF:

$400,000
-$492,000
Subtotal: $3,592,000 ($143/SF)
Total Project Costs: $5,338,885 ($213/SF)
(Current cost assumptions are below the terminal
value of the project).
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OPTION 4 – The Cliffs Extreme Sports Complex
POTENTIAL SITE PLAN
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OPTION 4 – The Cliffs Extreme Sports Complex - IMAGES

Salida Aerial Park
Salida, CO

Limestone rock climbing

Zip Line short course
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OPTION 4 – The Cliffs Extreme Sports Complex
MARKET FORCES AND IMPLEMENTATION
As described throughout this section, an extreme sports complex is a very special purpose
development that would not be subject to the same market forces from a lease rate
standpoint that other developments would – this is not a shopping center or restaurant pad
site, so rental rates cannot be anchored on the prevailing submarket trends.
Rather, this project will be entirely driven by the City’s desire to see this solution implemented
and an owner/operator being sourced and a development agreement negotiated. The
economic terms of which may resemble the preceding assumptions, or may not.
If this concept is attractive, we propose running concurrent tracks which will more thoroughly
vet the projected site work costs that SKW has provided to date, and begin to shortlist
potential owner/operators to present this opportunity to. Having a more refined
understanding of the market forces that enable businesses such as these to succeed will be
vital to understand, as well as annual operating expenses and other equipment costs not
contemplated in our economic assumptions.

