
KPW – Phase 2
Objectives:

1. Provide overview of 
Phase 2 per initial 
approvals

2. Discuss key financial 
items relating to 
Phase 2 as presented

3. Review opportunities 
to improve Phase 2 
and obtain council 
feedback



KPW Phase 2 Projections
Without Assistance With Assistance

Total Sales $    9,103,418 100.0% $ 14,544,192 100.0%

Cost of Sales:

Purchase of Land $    4,107,708 45.1% $    4,107,708 28.2%

Construction Costs -

Public Construction Costs 5,440,774 59.8% 5,440,774 37.4%

Private Construction Costs 3,010,222 33.1% 3,010,222 20.7%

Other Costs (Fees, Taxes, etc.) 464,137 5.1% 464,137 3.2%

Total Cost of Sales $ 13,022,841 143.1% $ 13,022,841 89.5%

Operating Costs $    1,101,010 12.1% $    1,101,010 7.6%

Cash Gain(Loss) $  (5,020,433) -55.1% $       420,341 2.9%

Return on Investment None (loss) 11.2%

From August 2016 Submission:



What is Creating Financial Need?
• Sales Shortfall

-Non useable acreage (60%+)
-Local market

• Construction Costs (On-site)
-Volume of collector streets
-Storm water basins
-Park/Kettle grading

• Construction Costs (Off-site)
-Hwy 51 and 138 intersections
-Storm water requirements



Options for Improving
• Increase Sales
 Change asset type (increase $ and velocity)
 Increase developable land
 Time

• Lower Construction Costs
 Grading options
 Streets and Infrastructure

• Evaluate Overall Design
 Market Needs
 Neighborhood Flow/Interaction



An Option B Example



Revenue By Type of Lot Sale

• Single Family Residential ($7 to $10+)
 Large Lots (80’)
 Medium Lots (65’)
 Small Lots (40’-45’)
 Twins (Duplexes or Condo’s)

• Multi-Family Residential ($5 to $7)
 High Density (22 units per acre)
 Medium Density (Townhomes/Quads)



Other Relevant Considerations – Lot Type

• Lower Traffic Counts
 Single-family vs multi-family traffic volumes

• Park Land Requirement
 Based on units 

• School-aged Children
 Vary by type of household



School Enrollment by District



School-aged Children

Figure 1: Average Number of Children per 100 Housing Units (Includes Vacant Housing)

Information provided by the National Association of Home Builders using data from the US 
Census Bureau’s 2015 Survey

Takeaways:

I. Overall, there is less than one child per 
housing unit

II. Single-family detached units have the 
highest average number of children per 
100 housing units, while multifamily has 
the lowest average number of children 
per 100 housing units 

III. (Not seen in graph): When vacant 
housing is excluded, the average number 
of children per 100 housing units for all 
housing types is 46.9, slightly higher than 
41.1  



School-aged Children

Figure 3: Average Number of Children in New and Existing Construction by Residential 
Development Type

Information provided by the National Association of Home Builders using data from the US Census 
Bureau’s 2015 Survey

Takeaways:

I. There are more children in existing units 
than new construction
I. With the exception of manufactured 

housing  
II. Existing units refer to construction 

occurring before 2014, while new units 
refer to construction occurring in 2014 
or 2015 

II. Single-family attached homes account 
for the largest difference in average 
number of children per 100 housing 
units between new construction and 
existing units
I. Other housing types are fairly similar in 

their composition of number of children 



Comparison of Option A and B



Other Changes to Consider

• Decrease Construction Costs
 Street widths (Oak Opening Drive)
 Product specifications

• Overall Design Review
Multi-trail system
 Transition from Commercial to Residential
 Location of park – consider future phases



Approach to Option B
Actions:

• Eliminate multi-family product
• Provide multiple types of single family

o 80’ Lots (50)
o 65’ Lots (29)
o 45’ Alley Lots (40)
o 40’ Alley Lots (42)
o Twin Lots (9, which is 18 units)

• Consider affordability

Results:

Park land requirement 

decreases

Improved pedestrian flow

Financial benefit (more details 

in following slide)



Option B- Financial Benefits

• Significant Increase in Revenue ($3,000,000+)

• Slight Increase in Construction Costs  (LF of roads) 

• Increase in Estimated Increment from $50,000,000 to 
$60,000,000 (Phase II only)

• Reduced TIF Need for Phase II and Increase in Tax Revenue



Thoughts on TIF

• Borrowing or Investment?

• How do you evaluate a good TIF project (ROI)?

• Importance of managing the timing of 

borrowing and completing project plans 



Phase 2 Option B TIF ROI



Managing TIF Projects - Timing



How to Proceed

• Discuss initial thoughts and provide feedback on 
Option B in concept

• Utilizing feedback, KPW can re-submit Phase 2
• Current market remains strong, therefore timing 

is critical
• Potential for Approvals/Construction in 2018


