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I.  INTRODUCTION AND EXECUTIVE SUMMARY 

Introduction 

Commonwealth Economics, LLC was retained by Anderson Communities to conduct a 

Tax Increment Financing (TIF) analysis1 of the Midway Station Mixed-Use 

Development (the “Project” or “Midway Station”) in Midway, Kentucky. The role of 

this TIF study is to compare the impact of this new economic activity on state and local 

tax revenues to the requested amount of the TIF.   

Executive Summary  

The subject of this analysis is the Midway Station mixed-use development project, 

which is to be located at the Interstate 64 Interchange in Midway, Kentucky.   

The project is expected to include approximately: 

 100,000 square feet of mixed-use space for retail and restaurants  

 183,000 square feet of leasable office space 

 400,000 square feet of industrial space 

 221 single-family homes 

 139 townhome units 

Its estimated construction costs include: 

 Total construction cost of $156.4 million 

o $125.7 million in private costs 

o $30.7 million in public infrastructure costs 

                                                           
1 The results presented herein are fair and reasonable.  Project scope and cost estimates were provided by 

development team and used as the basis for this analysis. Based on Commonwealth Economics’ analysis, 

the Project is a strategic development that will bring significant economic and fiscal benefits to both 

Midway and the Commonwealth of Kentucky.   

Commonwealth Economics utilized sources deemed to be reliable but cannot guarantee their accuracy.  

Moreover, estimates and analysis presented in this study are based on trends and assumptions, which 

usually result in differences between the projected results and actual results.  And because events and 

circumstances frequently do not occur as expected, those differences may be material. 
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The public infrastructure needs in the footprint are significant and are of critical 

importance to the redevelopment of the location. Several attempts at development have 

stalled due to the high cost of infrastructure in the area.  

These challenges include: 

 Utilities and Roadway removal and relocation 

 Extensive site prep including cut and fill, clearing, and erosion control 

 Storm water control provisions 

 Sanitary sewer lines 

 Utility connectivity and service lines 

 Street lighting, sidewalks, and parking provisions 

These challenges have prevented this plat from experiencing economic growth even 

though the location is conveniently located off of I-64 and has been looked at for 

development for nearly a decade. The cost of redeveloping this challenging property 

does not generate the return necessary to incentivize private investment without 

assistance from the public. 

Based on research and analysis documented in this report, the Midway Station mixed-

use redevelopment project is estimated to have a significant economic and fiscal impact 

to the local economy.  In a 20-year period, which begins upon TIF activation, the 

Midway Station footprint is estimated to generate $93.8 million of eligible incremental 

state and local tax revenues.  This includes: 

 Local Taxes - $35.8 million 

o Property- $5.1 million 

o Withholding- $30.7 million 

 State Taxes - $58.0 million 

o Property- $2.2 million 

o Sales - $18.2 million 

o Individual Income - $35.9 million 

o Corporate Income - $1.6 million 
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In addition to the $93.8 million of incremental tax revenues generated on site, the 

Project as a whole is expected to have a significant economic impact throughout the 

area. Over a 20-year period, the full Project is expected to facilitate: 

 Approximately $7.1 billion in total economic impact 

 Over 4,600 jobs annually  

This report details the Project and its economic impact as it relates to Tax Increment 

Financing. It will demonstrate that, due to the problems inherent with the Property, the 

benefits that arise from the Project, and the purposes of TIF legislation, the Project 

qualifies for the TIF program and warrants state and local TIF participation. 
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II. PROJECT DESCRIPTION  

This section provides an overview of the developer, the proposed Project, its land use 

components, and the market feasibility of each component. 

The Developer: Anderson Communities 

Almost 30 years ago, Lexington pharmacist Dennis Anderson began building better 

communities by buying distressed homes and renovating them. By 1993, he'd 

remodeled more than 100 homes, improving many of Lexington's existing communities. 

But as he listened to his clients' needs, he dreamed of creating new communities where 

residents could enjoy affordable, high-quality housing with plenty of opportunities to 

get to know their neighbors. 

Over the years, Anderson Communities has helped thousands of families discover the 

pride of living in a community.  Anderson Communities incorporates permanent green 

space and walking trails in every community. Attractive streetscapes, wide sidewalks, 

and nearby retail and commercial development creates walkable, healthy communities 

where residents get to know each other and their neighborhood.  

Description of the Midway Station Project 

The Midway Station Project is a planned mixed-use redevelopment strategically located 

at the Interstate 64 interchange at Georgetown Road in Midway, Kentucky.  The 136 

acre property is located just North of I-64 and to the East of Georgetown Road. The land 

is currently developed, but is lightly used due to the insufficient infrastructure 

throughout the site. The surrounding area is largely agricultural, but the site includes 

zoning for commercial, industrial, office, and both attached and single family 

residential uses.  

Planning is currently underway for the redevelopment, which is expected to take place 

over the next 20 years as residential, commercial, and office uses are built in accordance 

with market demand. The mixed-use redevelopment will blend these components to 

provide a wide variety of uses in a relatively dense setting, creating a very unique 

product for the area. In total, the development currently plans to add 100,000 square 

feet of mixed-use space for retail and restaurants, 183,000 square feet of leasable office 

space, 400,000 square feet of industrial space, 221 single-family homes, and 139 

townhome units. Based on construction, site work, and various infrastructure-related 
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costs, the total construction costs, public and private, are estimated to be approximately 

$156.4 million.   

Overall, the proposed development will have the following components (site plan 

layout subject to change): 

 Multi-use structures along the main entry at Georgetown Road, consisting of 

retail shops, restaurants and office space 

 Freestanding parcels, used for retail, restaurants, and offices 

 Multiple industrial buildings 

 Multi-family townhomes 

 Single-family homes  

 Green space and walkways providing scenic connectivity throughout the area 

The Project is expected to be completed over a 20-year period as the development 

progresses in the market to gradually achieve the density necessary for long-term 

success.  TIF activation is expected to occur within the first two years following 

construction of the first phase, but for the purposes of this study, year 1 coincides with 

activities occurring upon the completion of the year 1 build out.  Figure 1 provides a 

summary of the residential, retail, office, and industrial components. 

Figure 1 

 

 

 

Square Footage

Retail and Restaurant 100,000

Office 183,000

Industrial 400,000

Commercial Total 683,000

Units / Homes

Townhome Units 139

Single-family Homes 221

Residential Total 360

Midway Station Project Components
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Retail & Restaurants 

The proposed development includes approximately 610,000 square feet of space for 

retail and restaurant uses.  The sales generated within the Project are expected to 

average at least $200 per square foot a year for retail and $300 per square foot a year for 

restaurant space in year 1.   

The Project’s location at the I-64 interchange, along with the phased development, gives 

the retail and restaurant components high likelihoods of success.  The retail and 

restaurant components are expected to come on-line at an increasing rate as the 

residential components are developed and the number of people living in the area 

reaches levels that warrant retail and restaurant participation.  Additionally, the 

prospect of office space or nearby industrial uses will help drive the attractiveness of 

the location for retailers and restaurants. In addition to traditional retail, the project will 

likely become an attractive location for a grocery store, which will serve the residents in 

the area. 

Office Space 

The proposed plan includes approximately 183,000 square feet of leasable office space.  

This office space is expected to be some of the nicest space in the area, and will be a 

good compliment for nearby industrial manufacturing facilities, especially as future 

growth and expansion becomes a reality. The Project’s proximity to the interstate and 

its blend of amenities create a very attractive option for businesses that may be 

considering expanding in the area, or would otherwise have relocated to a location with 

this variety of uses in the absence of the Project. 

Industrial Space 

The Project is expected to include an estimated 400,000 square feet of industrial space, 

which is expected to be use for the manufacturing of various items.  The location of the 

Project along the interstate provides easy access both for transporting the finished 

product and for receiving the materials necessary to make the product.  The industrial 

companies are expected to also utilize the nearby office space for some of their higher-

level positions, and will certainly enjoy the retail and restaurant options that will also be 

located nearby. 
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Residential 

The commercial portions of the Project will be built around a unique residential option 

to Midway in the form of both townhomes and a planned community of single-family 

homes. The connectivity to both the interstate and the retail, restaurant, and office 

amenities will create a mixed-use arrangement that will be mutually beneficial and self-

reinforcing: residents and office workers will shop in the stores and restaurants; stores, 

restaurants, and office proximity will attract residents. 

Due to the developer’s record of successful projects, the location of the property, and 

the uniqueness of the development to the area, the Midway Station Project has a high 

likelihood of success as it is built out over the next 20 years. This type of development, 

especially when supported by nearby office and industrial uses that will bring jobs to 

the area, can boost the City’s economy by providing an attractive option for living, 

shopping, dining, and working – all in a beautiful and growing region of the State.  
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Figure 2 
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III. THE HIGH COST OF PUBLIC INFRASTRUCTURE 

This property was originally designed over 10 years ago to be an industrial park for the 

community of Midway. As such, the road system, utilities, and other infrastructure 

located throughout the site were designed for industrial users. However, after several 

years of attempting to recruit industrial users, the industrial park infrastructure has 

seen minimal industrial use, ultimately leaving the city with an unproductive property.2     

In 2008, the community looked for alternative uses for the property, including housing 

a possible stockyard at this location.  However, this attempt stalled when the owner of 

the stockyards chose a more suitable location over this industrial site, partially because 

of the costly infrastructure improvements needed and lack of nearby amenities.3  The 

presence of office, dining, and residential options within relatively close proximity to 

the industrial site will greatly increase the attractiveness of the location. 

The site suffers from numerous challenges, including: topography which requires site 

prep and erosion control, increased storm water and sanitary sewer requirements, 

utility improvements and connectivity, roadway and sidewalk improvements, and 

other infrastructure necessities. In the past, these high costs of requisite infrastructure 

represented a prohibitive barrier to investment in a project of this scope.  

In order to accommodate the inclusion of these new commercial uses, the road systems, 

utilities, parking, storm sewers and other public infrastructure elements will have to be 

completely redesigned. Because many of the current infrastructure elements will have 

to be ripped up and totally replaced in order to create both a sufficient and appealing 

design, these investments come at a high cost relative to the market, which makes 

development without public assistance unlikely.  

Figure 3 shows a breakout of the public infrastructure costs associated with the 

redevelopment of the property. 

                                                           
2 Cross, Al and Sekinger, Kristen. “EDA and developer want to return 37 acres of Midway Station to 
industrial zoning, from residential.” The Midway Messenger 5 March 2014. midwayky.blogspot.com. Web.  

“Planners recommend rezoning for Midway Station.” The Midway Messenger 11 July 2008. 
midwayky.blogspot.com. Web.  

3 Funk, Emily. “Economic Development Authority OKs sale of industrial park for residential, commercial 
project.” The Midway Messenger 11 January 2008. midwayky.blogspot.com. Web.  
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Figure 3 

 

 

  

Site Demolition and Disposal $623,820

Site Preparation and Clearing $745,333

Earthwork and Finegrading $2,666,665

Storm Sewers and Detention $2,138,739

Sanitary Sewer $1,726,850

Water Service $2,583,100

Roadway Improvements $2,371,848

Sidewalks and Gutters $718,308

Public Parking $14,927,440

Utilities and Street Lighting $2,237,000

Total $30,739,103

Midway Station Public Infrastructure Expenditures
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IV. TAX INCREMENT FINANCING  

Tax Increment Financing (TIF) is a form of economic incentive, which uses the increase 

in local and state tax revenues generated on a development footprint (the increment) to 

finance certain public infrastructure components of the project.   

This financing is typically structured by the applicable local government issuing tax 

increment bonds either as the guarantor or just as a conduit for the bonds.  The 

proceeds of the bonds are used to finance approved infrastructure costs.  The increment 

is then used to retire the bonds.  

The Midway Station Project will fall under the “mixed-use” status.  It meets the 

following statutory qualifications for a “mixed-use status”: 

 It will have a net positive economic and fiscal impact to the Commonwealth.  

 The TIF footprint will not include any one retail establishment that exceeds 

twenty thousand (20,000) square feet of finished square footage. 

 It will meet the required minimum capital investment of $20,000,000. 

 The development area is less than the maximum three square miles. 

 It includes at least two of the following: retail, residential, office, restaurant, or  

hospitality. 

 It is located in an area with blighted conditions and inadequate public 

infrastructure. 

Because the Midway Station Project meets the statutory qualifications of the State 

Mixed-Use TIF program, it is eligible to use certain incremental taxes created by the 

project to recover up to 100 percent of approved public infrastructure costs, certain soft 

costs, and costs related to land preparation, demolition and clearance. The recovery 

period is limited to 20 years. 
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V. FUTURE TAX REVENUE CALCULATIONS 

For the purpose of estimating the amount of potentially available TIF dollars from the 

footprint that will be available to repay public infrastructure expenditures, it is 

necessary to calculate the expected tax revenue on the new footprint.  Fiscal impact 

measures TIF applicable tax revenues that result from the spending and income related 

to the activities at the project.  This analysis estimates the fiscal impacts of the TIF-

applicable tax revenues. Only taxes that are eligible for tax increment financing are used 

in the incremental tax revenue calculations.  

Below is a breakdown of the taxes and the respective rates used to estimate the fiscal 

impacts of the Project: 

 State taxes:  

- Property Tax  ...................................................... $0.122 per $100 of assessed value 

- Sales and Use Tax  ....................................................................  6.00 percent of sales 

- Individual Income Tax  ...................................................... 4.20 percent of income4 

- Corporate Income Tax ........................................  $0.095 per $100 of gross receipts 
                    or $0.75 per $100 of profits5 

 Local tax: 

- Local Property Tax  ............................................  $0.28 per $100 of assessed value6 

(City = $0.106 per $100 County = $0.174 per $100) 

- Occupational License Tax  ................................................... 3.50 percent of salaries 

 and 3.50 percent of net profit7 
 

                                                           

4 Although the Commonwealth has a graduated income tax, Commonwealth Economics is using an 
effective income tax rate of 4.2 percent on all income earned in the state. 

5 Corporate income tax rates are graduated and taxpayer-specific.  The indicated rates reflect an alternative 
minimum calculation, used in this study for analytical purposes. 

6 Including City and County General taxes.  Special assessments apply – including the exclusion of school 
and fire district real estate taxes. 

7 Assumes 2.0% City rate and 1.5% County rate.  



 
 

  P a g e  | 14 

Figure 4 summarizes the estimates of the annual incremental fiscal impact of the new 

Midway Station TIF redevelopment during year 5 of operation.  Future State Sales and 

Use Tax, State and Local Property Tax, State Individual Income Tax, Corporate Income 

Tax, and Local Occupational License Tax revenues for the TIF footprint are estimated 

based on the new Midway Station pro-forma.   

Figure 4 

 

As shown in Figure 4, in year 5 the new development will produce an estimated $3.2 

million in total state and local taxes.  

The estimated fiscal impact of the project is based on a number of different assumptions 

regarding the revenue generated by each component of the Midway Station 

development.  The revenue calculations are based on the size of the project component 

and its estimated sales per a given unit of measure.   

The retail component of the project is assumed to average sales of $200 per square foot 

in the first year of operation, with 450 square feet per employee and an average salary 

of $20,000.  Similarly, the restaurant component is assumed to average sales of $300 per 

square foot in the first year, with 350 square feet per employee and an average salary of 

$20,000.  The office component is estimated to average 325 square feet per employee 

and an average salary of $40,000 and the industrial component 800 square feet per 

employee and an average salary of $35,000. Gross profits are used to calculate corporate 

income for each component, and are assumed to average 5% of that component’s gross 

sales/output.   

The estimated fiscal impacts of each project component are adjusted at the rate of 1.5% a 

year over the 20-year period of TIF activation.   

TIF Rate

Taxable 

Amount Tax Revenue

State Property Tax 0.12% $58,293,801  (private property value) $71,118

State Sales and Use Tax 6.00% $6,285,926  (gross taxable sales) $377,156

State Individual Income Tax 4.20% $34,039,808  (gross salaries) $1,429,672

Corporate Income Tax* 0.75% $314,296  (gross profits) $2,357

Local Property Tax 0.28% $58,293,801  (private property value) $163,223

Local Occupational License Tax 3.50% $34,354,104  (gross salaries and profits) $1,202,394

Total Tax Revenues $3,245,919
* Assumes gross profits equal to 5% of gross sales.

Estimated Direct TIF Incremental Fiscal Impact of Midway Station in Year 5
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Incremental Tax Revenue Calculation 

Figure 5 shows the projected TIF revenues resulting from the new Midway Station 

development over a 20-year period.  All applicable property, income, and sales taxes are 

included.  The phasing of the Project is anticipated to allow for the majority of 

industrial and office development to occur in years 1 through 5.  The commercial 

aspects are expected to be built out a bit more slowly as the industrial and residential 

components reaches a mass capable of attracting an increasing number of commercial 

tenants.  The residential component is expected to add approximately 11 single-family 

homes a year for 20 years, along with approximately 14 townhome units a year for the 

first 10 years.  To account for the potential growth in revenues, sales, salaries, and 

construction costs, estimates are adjusted at the rate of 1.5% each year. 

It is important to understand that only the construction costs categorized as “approved 

public infrastructure” can be financed through the TIF program.  The estimated tax 

revenue generated by this Project far exceeds the estimated $30.7 million in TIF-

recoverable public infrastructure costs.
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Figure 5 

 

 

Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 10 Year 20 20-Year Total

Estimated Tax Revenues from Project

State Tax Revenues

State Property Tax Revenues $2,225,147 $15,791 $31,969 $48,818 $63,294 $71,118 $112,266 $183,929 $2,225,147

State Sales and Use Tax Revenues $18,235,215 $34,500 $87,544 $159,942 $252,531 $377,156 $927,003 $1,831,192 $18,235,215

State Individual Income Tax $35,921,130 $343,894 $700,675 $1,070,693 $1,346,196 $1,429,672 $1,861,916 $2,499,492 $35,921,130

State Corporate Income Tax $1,629,846 $17,783 $18,115 $36,662 $55,874 $73,596 $87,550 $112,143 $1,629,846

Total State Tax Revenues $58,011,338 $411,968 $838,303 $1,316,115 $1,717,895 $1,951,541 $2,988,735 $4,626,756 $58,011,338

Local Tax Revenues

Local Property Tax Revenues $5,106,894 $36,242 $73,372 $112,040 $145,265 $163,223 $257,659 $422,132 $5,106,894

Local Occupational License Tax $30,714,542 $369,567 $752,874 $896,909 $1,129,195 $1,202,394 $1,578,634 $2,136,320 $30,714,542

Total Local Tax Revenues $35,821,436 $405,809 $826,246 $1,008,950 $1,274,460 $1,365,616 $1,836,294 $2,558,452 $35,821,436

Estimated Incremental Tax Revenues $93,832,774 $817,777 $1,664,549 $2,325,065 $2,992,355 $3,317,158 $4,825,029 $7,185,208 $93,832,774

(-) Retained by State at 20% $11,602,268 $82,394 $167,661 $263,223 $343,579 $390,308 $597,747 $925,351 $11,602,268

(-) Retained by Local at 20% $7,164,287 $81,162 $165,249 $201,790 $254,892 $273,123 $367,259 $511,690 $7,164,287

Net Incr. Tax Rev. Available from Project $75,066,219 $654,221 $1,331,639 $1,860,052 $2,393,884 $2,653,726 $3,860,023 $5,748,166 $75,066,219

Incr. Tax Rev. Available for State TIF Program at 80% $46,409,070 $329,574 $670,642 $1,052,892 $1,374,316 $1,561,233 $2,390,988 $3,701,405 $46,409,070

Incr. Tax Rev. Available for Local Participation at 80% $28,657,149 $324,647 $660,997 $807,160 $1,019,568 $1,092,493 $1,469,035 $2,046,762 $28,657,149

Incremental Tax Revenues Generated for Project

Midway Station Mixed-Use Development
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As shown, Figure 5 demonstrates that the potential incremental tax revenues associated 

with the new Midway Station TIF footprint greatly exceed the public infrastructure 

needs required by the site. Throughout the 20-year projection period, the Midway 

Station Project is estimated to generate a total of $93.8 million of state and local 

incremental tax revenues.  

After 20 percent is retained by state and local authorities, (the 20 percent retained by the 

state is required by statute and local governments typically retain 20 percent as well), 

total cash flow available from the TIF footprint is estimated to amount to $75.1 million 

over the 20-year period.  This includes $46.4 million from state participation in the TIF 

program and $28.7 million from local participation.   
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VI. ECONOMIC AND EMPLOYMENT IMPACTS 

While construction of the proposed Midway Station Project components is completed, 

the restaurants, retail stores, and various activities and transactions occurring within 

the improved site will generate on-going, annual economic and fiscal impacts to the 

local economy.  Initial transactions occurring within the retail stores and restaurants 

will ripple out into the local economy and generate indirect spending, induced 

spending, increased earnings, and employment, as well as various tax revenues.   

For analytical purposes, annual impact is estimated based on component type, such as 

the retail and restaurant space.  Conceptually, annual economic impact would include 

the “ripple effects” generated from direct spending made by the shoppers and 

restaurant patrons. This direct spending would then result in indirect spending, 

induced spending, increased earnings, and employment.   

Economic Impact- Definitions 

Economic impact reflects the “ripple effect” or “multiplying effect” from initial 

transaction, or “direct impact,” that occurs as a direct result of a project being 

developed.  In the Midway Station’s case, examples of initial transactions are the 

shoppers’ expenditures in the stores.  The “ripples” from these initial transactions 

include the following: 

 Indirect Impact – consists of spending that occurs, typically by a business, to 

generate the initial or direct output.  For example, a patron’s direct expenditure 

at a restaurant requires the establishment to purchase goods, services, and other 

items from suppliers (food, napkins, uniforms, etc.).  The portion of these store 

purchases that are within the state economy is counted as an indirect economic 

impact. 

 Induced Impact – represents changes to in-state consumption due to the 

personal spending by employees whose incomes are affected by the project.  For 

example, a newly-employed waiter at a restaurant will spend money on clothes, 

food, gas, etc.  The amount of the increased income the waiter spends in 

Kentucky’s economy is considered an induced impact. 

 Labor Income – measures the change in total personal income, state-wide, that 

results from the initial spending activities occurring within the project.  

 Total Employment – measures the change in number of jobs, state-wide, that 

result from the initial spending activities that occur within the project. 
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Indirect impact, induced impact, labor income, and total employment impacts are 

estimated using multiplier factors.  The multipliers utilized for the Midway Station 

analysis were derived from the most up-to-date IMPLAN input-output model data for 

the Commonwealth of Kentucky.  IMPLAN is a nationally recognized model commonly 

used to estimate economic impact.  An input-output model analyzes the commodities 

and income that normally flow through the various sectors of the economy. 

 

One-Time Construction Impact 

In addition to the operational aspects of the Project, the construction spending will 

generate a one-time impact to the City and State as the Project is developed.  Figure 6 

shows the estimated economic impacts created solely by the construction of the Project 

and its ripple effects throughout the economy. 

Figure 6 

  

The construction impacts estimated in Figure 6 assume a total construction expenditure 

of $156,403,673. The impacts associated with this initial injection into the local economy 

are estimated to create $258.6 million in total economic impact, including total 

employment for 2,297 people or $68.3 million in total wages. 

 

Economic Impact

Direct Impact $156,403,673

Indirect Impact $53,051,968

Induced Impact $49,188,733

Total Economic Impact $258,644,375

Employment 2,297

Wages $68,286,036

Summary of Impacts - Construction
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Economic Impact of Restaurant and Entertainment Space 

Spending by diners will ripple throughout the economy, creating indirect and induced 

impacts in both wages and jobs throughout the area. Figure 7 shows the annual and 20-

year total estimated economic impacts of the restaurant and entertainment space.  

Figure 7 

 

 

Economic Impact of Retail Space 

Spending by shoppers will ripple throughout the economy, creating indirect and 

induced impacts in both wages and jobs throughout the area. Figure 8 shows the 

estimated economic impacts of the retail space, annually and in a 20-year total.  

Figure 8 

 

 

Economic Impact of Office Space 

Revenues generated by office operations are not subject to state sales and use tax, but 

the impacts of this direct revenue generation will ripple throughout the economy. 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10 Year 20 20-Year Total

Economic Impact

Direct Impact $225,000 $570,938 $1,043,103 $1,646,943 $2,459,710 $6,045,674 $11,942,557 $118,925,318

Indirect Impact $64,242 $163,015 $297,829 $470,239 $702,301 $1,726,173 $3,409,863 $33,955,795

Induced Impact $69,246 $175,711 $321,023 $506,860 $756,995 $1,860,605 $3,675,417 $36,600,218

Total Economic Impact $358,488 $909,663 $1,661,955 $2,624,042 $3,919,007 $9,632,452 $19,027,837 $189,481,331

Employment 5 13 24 38 57 139 275

Wages $125,386 $318,166 $581,289 $917,791 $1,370,720 $3,369,067 $6,655,217 $66,273,393

Summary of Economic Impacts - Restaurant

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10 Year 20 20-Year Total

Economic Impact

Direct Impact $156,800 $397,880 $726,927 $1,147,737 $1,714,145 $4,213,163 $8,322,635 $82,877,733

Indirect Impact $27,508 $69,801 $127,526 $201,350 $300,716 $739,124 $1,460,057 $14,539,406

Induced Impact $55,422 $140,632 $256,935 $405,672 $605,871 $1,489,159 $2,941,669 $29,293,466

Total Economic Impact $239,729 $608,313 $1,111,388 $1,754,758 $2,620,732 $6,441,447 $12,724,360 $126,710,606

Employment 5 12 21 33 50 123 242

Wages $100,281 $254,464 $464,905 $734,034 $1,096,279 $2,694,524 $5,322,733 $53,004,371

Summary of Economic Impacts - Retail
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Figure 9 shows the estimated economic impacts of the office space, annually and in a 

20-year total. 

Figure 9 

 

 

Economic Impact of Industrial Space 

Revenues generated by industrial operations are not subject to state sales and use tax, 

but the impacts of this direct revenue generation will ripple throughout the economy. 

Figure 10 shows the estimated economic impacts of the industrial space, annually and 

in a 20-year total. 

Figure 10

  

  

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10 Year 20 20-Year Total

Economic Impact

Direct Impact $8,577,046 $17,411,262 $26,508,646 $29,895,862 $32,862,876 $48,968,764 $69,425,472 $960,187,963

Indirect Impact $2,448,935 $4,971,298 $7,568,802 $8,535,926 $9,383,074 $13,981,659 $19,822,500 $274,154,788

Induced Impact $2,639,655 $5,358,455 $8,158,248 $9,200,691 $10,113,813 $15,070,529 $21,366,244 $295,505,527

Total Economic Impact $13,665,636 $27,741,015 $42,235,695 $47,632,478 $52,359,764 $78,020,952 $110,614,216 $1,529,848,278

Employment 198 401 611 689 757 1,128 1,599

Wages $4,779,722 $9,702,756 $14,772,446 $16,660,037 $18,313,462 $27,288,774 $38,688,663 $535,082,986

Summary of Economic Impacts - Office

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10 Year 20 20-Year Total

Economic Impact

Direct Impact $38,270,125 $77,688,354 $118,280,519 $160,072,968 $162,474,063 $175,030,709 $203,130,284 $3,307,856,954

Indirect Impact $10,926,963 $22,181,734 $33,771,690 $45,704,354 $46,389,919 $49,975,118 $57,998,165 $944,465,933

Induced Impact $11,777,937 $23,909,212 $36,401,776 $49,263,737 $50,002,693 $53,867,101 $62,514,970 $1,018,019,440

Total Economic Impact $60,975,025 $123,779,300 $188,453,985 $255,041,059 $258,866,675 $278,872,928 $323,643,418 $5,270,342,327

Employment 881 1,789 2,724 3,687 3,742 4,031 4,678

Wages $21,326,754 $43,293,311 $65,914,066 $89,203,703 $90,541,759 $97,539,188 $113,198,210 $1,843,366,137

Summary of Economic Impacts - Industrial
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VII. CONCLUSION  

This Project will provide countless benefits to Midway and the Commonwealth of 

Kentucky.  The Midway Station Project will provide new retail, restaurant, office, and 

industrial space in Midway as well as unique residential options, which will be located 

within a short walking distance to the restaurants, retail, office, and industrial space.  

This type of mixed-use project does not currently exist in Midway, and its proximity to 

the Interstate 64 interchange and potential employers adds greatly to the Project’s 

potential value to the community. However, the Project will need help from both the 

local and state government to overcome the infrastructure issues that the site faces. 

It is important to understand that only the construction costs categorized as “approved 

public infrastructure” can be financed through the TIF program.  The estimated tax 

revenue generated by this Project far exceeds the estimated $30.7 million in TIF-

recoverable public infrastructure costs.  More importantly, the Project will support an 

estimated 4,600 plus permanent jobs upon completion and bring a large amount of 

economic impact and tax revenue to Midway and Kentucky.   

We estimate that approximately $93.8 million in incremental tax revenue will be 

generated within the TIF footprint. After 20 percent is retained by the State and Local 

governments, approximately $75.1 million of this incremental tax revenue will be 

available over 20 years through the TIF program to cover costs that qualify as approved 

public infrastructure.  However, the net present value of this $75.1 million is dependent 

upon many variables related to the timing of the Project’s construction schedule and the 

tax-exempt financing/bonding market.   

As a result of the estimated new tax revenue and the approximately 4,600 jobs 

supported as a result of the Project’s impacts throughout the economy, the Project 

represents a great benefit to both the City of Midway and the Commonwealth of 

Kentucky.  


