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Section A:  Project & Eligibility 

 
Name of Project/District:   Muscatine Reinvestment District 

 

Date Submitted:   February 3, 2015 

 

Application Type:  Final 

 

Applicant:    City of Muscatine 

 

Contact:    Gregg Mandsager 

     City Administrator 

     215 Sycamore 

     Muscatine, IA 52761 

     563-263-1550 

     gmandsager@muscatineiowa.gov 

 

     Rebecca Howe 

     President 

     Riverview Hotel Developers 

     770-630-8414      

     rhowe@riverviewhoteldev.com 

 

Federal Identification No: 426005008 
 
Size of Proposed District: 24.9 acres 
 

Parcels Contiguous?  Yes 

 

  

mailto:gmandsager@muscatineiowa.gov
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Section A.1:  City of Muscatine Resolution for IRD 
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A.2:  Enterprise Zone/Urban Renewal Documentation 

 
A.2.1:  Urban Renewal Map 
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 A.2.2:  Urban Renewal Resolution   
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A.3:  Map of Muscatine Reinvestment District 

 

 

 
 
 



 9 

A.4:  Property Owner Information 
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NOTE:   

 

Parcel ids with Deed Information but with missing addresses are due to: 

1) Parcel has no structures on the lots (i.e. parking lots, railroad tracks, parkland, 

etc.) and therefore contains no address.  

2) Parcel contains a building that straddles a parcel line. in such cases only the 

parcels that contains the majority of the building is addressed. 

 

Parcel ids 1302226000 and 1302205000 contain multiple deed owners.  

 

A.5:  Legal Description of IRD District Boundary 

 
That territory bounded by a line extended as follows:  Beginning at a point at the center 

of the intersection of the east right-of-way line of Pine Street and the south right-of-way 

line of Alley #2; thence northeasterly along the south right-of-way line of Alley #2 to an 

intersection with the west right-of-way line of Walnut Street; thence southeasterly along 

the west right-of-way line of Walnut Street to an intersection with the north right-of-way 

line of 2nd Street; thence southwesterly along the north right-of-way line of 2nd Street to 

intersection with the west right-of-way line of Cedar Street; thence southeasterly along 

the west right-of-way line of Cedar Street to intersection with the north right-of-way line 

of Mississippi Drive; thence southwesterly along the north right-of-way line of 

Mississippi Drive to intersection with the west right-of-way line of Sycamore Street; 

thence southeasterly along the west right-of-way line of Sycamore Street and then an 

extension of the west right-of-way line of Sycamore Street to the intersection with the 

west bank of the Mississippi River; thence southwesterly along the west bank of the 

Mississippi River to intersection with an extension of the east right-of-way line of 

Chestnut Street and then the east right-of-way line of Chestnut Street to an intersection 

with the north right-of-way line of Mississippi Drive; thence southwesterly along the 

north right-of-way line of Mississippi Drive to the intersection with the west line of 

parcel described as Lots 4 & 5 of Block 8 of Original Town; thence northwesterly along 

the west line of said parcel to intersection with the south right-of-way line of Alley #1; 

thence northeasterly along the south right-of-way line of Alley #1 to an intersection with 

east right-of-way line of Pine Street; thence northwesterly along the east right-of-way line 

of Pine Street to the point beginning. 
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A.6:  Documentation of Benefit to Real Property 

 
A.6.1:  Summary of Properties 
The project consists of 3 main parcels of property that will undergo renovations.  

 

Hotel Property 

The hotel property will reside at 119 Mississippi Drive West, Muscatine, IA.  This 

property, identified by parcel id. 1302226031, consists of 0.45 acres of land and a 

8750 square foot metal building built in 1975. It is considered a blighted area 

within the downtown community, as the building is currently uninhabited.  The 

Project intends to tear down the 39 year old metal structure and build a 4-star 

luxury boutique hotel and conference center in its place.   

 

Parking Structure Property 

The parking structure property will reside at 112 2nd Street, Muscatine, IA.  This 

parcel, identified by parcel ids 13022260006, 1302226009, 1302226012 (partial), 

and 1302226014 (partial), consists of an asphalt parking lot with 66 rentable 

parking spaces. The project intends to resurface the current lot and add a 1.5 story 

controlled access parking structure with an estimated 106 spaces. 

 

Parking Lot Property 

The parking lot property will reside at 215 Mississippi Drive West. Muscatine, 

IA.  This property, identified by parcel ids. 1302205019 and 1302205035, 

consists of 0.69 acre lot and 15,720 square foot concrete/brick building and 

concrete lot which is also considered blighted.  Currently, the Chophouse 

restaurant resides in this building but is failing and not expected to survive past 

2nd quarter 2015. The Project intends to resurface the parking lot, add landscaping 

and install parking barriers creating an estimated 59 space controlled access 

parking structure. Possible future uses for the building are  (1) an extension of the 

hotel should demand exceed supply or (2) mixed use building containing 

riverfront condos, additional parking, restaurant and retail.   

 

Green Space Property (Potential) 

There is a potential for green space property to be included within the project.  

This property consists of a dated two-tier parking lot located between the Hotel 

Property and the current Pearlview Condominiums.  The Pearlview Condo 

Association currently owns the property and the Project is currently in talks with 

the Association over its acquisition.  The Project’s intent with this property would 

be to convert the existing parking lot into ADA parking, new parking spaces, a 

covered, heated walkway to connect the Pearlview Condominiums (which 

contains 2 restaurant sites and a bar) with the new hotel and conference center.  In 

addition, part of the parking lot will be converted into a green space with a 

planned sculpture park on the riverside of the lot.  This will result in enhanced 

beautification of the Mississippi Drive corridor, ADA parking, and year round 

access from hotel to restaurant and bar facilities located in the Pearlview 

Condominiums.   
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Benefits to the Project’s real properties can be identified via County Assessor Property 

Tax Assessment and Appraised Assessment.   

 

A.6.2: County Assessor Property Tax Assessment Post-Enhancement 

 
Property Values &Tax Rates  

Current vs. Expected Post-Enhancement 

PROPERTY CURRENT POST 

ENHANCEMENT 

Hotel Property Tax Assessment Value:  

$192,360 

Tax Assessment Value:  

$12,245,280 

 Annual Property 

Taxes: 

$6375 

Annual Property Taxes: 

$442,993 

Parking Structure Property Tax Assessment Value: 

$102,000 

Tax Assessment Value 

$3,406,700 

 Annual Property 

Taxes:  

$3630 

$123,293 

Parking Lot  Property n/a1 n/a1 

Green Space Property n/a2 n/a2 

1 Parking Lot Property is not part of the TIF and therefore we currently do not have a current tax assessed 

value.  Phase I enhancements will be minimal to include resurfacing, landscaping and parking control.  This 

property was purchased to reduce the cost of the parking garage and create a more economical design for 

required hotel and conference center parking.  Future plans include an adaptive reuse of the building on this 

property at a later date. 

 
2 

Green Space Property is a potential property that would add future enhancement to not only The Project 

but also the downtown riverfront.   These enhancement include: green space, sculpture garden, ADA 

parking and heated, covered walkway between The Stanley Hotel and the Pearlview Condos (which include 

2 restaurants and 1 bar facility). The Project is currently in initial negotiations with the condo association at 

the Pearlview Condos. 

 

NOTES: 

1:  Current tax assessment values and annual property taxes were taken from current appraisals created in 

2014 by Koestner, McGivern & Associates of Davenport, Iowa (EXHIBIT A:  PROPERTY 

APPRAISALS). 

2:  Post enhancement tax assessment values were taken from Muscatine County Assessor document dated 

10/10/2014  (EXHIBIT D.3 COUNTY ASSESSOR TAX ASSESSED LAND VALUATION). 

3: Annual Property Taxes were derived using the property tax rate of .04019622.  (Tax Assessed Building 

Value * .90 * .401622) 
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ANTICIPATED PROPERTY TAXES  

20 YEAR SPAN 
Hotel Property 20 year anticipated property taxes 8,859,860.00 

Parking Structure 20 anticipated property taxes 2,465,860.00 

TOTAL 20 ANTICIPATED PROPERTY TAXES $11,325,720.00 

Less TIF 6,000,000.00 

TOTAL 20 YR ANTICIPATED PROPERTY TAX AFTER 

TIFF 

$5,325,720.00 

 

 

 

A.6.3:  Appraised Value Post Enhancement 

 
Three methods were used to estimate the value of the properties post enhancement.  

These methods were then averaged.   

 
Method 1 

Replacement Value Approach 

Project Construction Costs $41,000,000 

Hotel Property Value ($380,000) 

Parking Structure Property Value ($350,000) 

Parking Lot Property Value ($150,000) 

Total Est. Project Replacement Value $40,120,000 
NOTES: 

1:  Property Values are based on 2014 Appraisals prepared by Koestner, McGivern&Associates of 

Davenport, IA. (EXHIBIT A: PROPERTY APPRAISALS) 

2:  Land values were deduced from the Project Costs (lines 2-4) 

3:  Parking Lot Property has a land valued at $150K within current appraisal and a building value of 660K.  

Therefore, line 4 of table shows 150K rather than the full appraised value of $810K.   

4:  Hotel Property currently has metal building erected on property.  However appraisal does not break out 

appraised value at land vs. property.  It is believed that the metal building hold little value and therefore 

conservatively the full appraised value was defined as land value as seen in Line 2 of table.  

 

 

  
Method 2:   

Income Value Approach 

Cash Flow From Operations – Year 3 $2,831,244 

Capitalization Rate 8% 

Est. Income Approach Value $35,390,550 
NOTES: 

1:   Cash Flow From Operations take from Income Proforma – Year 3 (See B.4.11.3) 

2:   Year 3 is considered stabilization year for operations 

3:   8% capitalization rate based on current proforma.  (Conservative approach). 
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Method 3: 

Market Value Approach 

Cash Flow From Operations – Year 3 $2,831,244 

Capitalization Rate 7% 

Est. Market Approach Value   $40,446,340 
NOTES: 

1:   Cash Flow From Operations taken from Income Proforma – Year 3 (B.4.11.3) 

2:   Year 3 is considered stabilization year for operations 

3:   7% capitalization rate based on what current similar properties are trading at for last 12 months.   

 

  

Conclusion: 

Post Enhancement Market Appraisal Value of Land 

Replacement Approach $40,120,000.00 

Income Approach $35,180,163.00 

Market Value Approach $40,446,340.00 

Post Enhancement Market Appraisal 

Value 

$38,582,170.00 

NOTES: 

1:  Post Enhancement Market Appraisal Value = Average of the 3 above 3 methods 

2:  Current 2014 Appraised Market Value of the 4 Properties (including land & buildings) =  $1,690,000 

(including 150K allocated for the purchase of the Green Space Property which is currently in negotiations). 

 

 

A.6.4:  Benefit to IRD District Properties Outside Defined Project 

 
In addition to the increased value in the properties that The Project intends to purchase 

and renovate, it is expected that property values overall within downtown Muscatine to 

also increase once The Project is completed and stabilized.   The hotel is expected to 

bring in approximately 80+ additional people into the downtown community per day (at 

72% occupancy).  Note that this does not include additional headcount that will be 

associated with the conference center.  These additional people will pull revenues into 

downtown and create additional demand for food/bar revenue, entertainment, and retail 

thereby lifting the property values of the downtown community via the newly created 

demand within the area.  The additional business and recreational activity drawn to 

downtown Muscatine will increase demand for properties within the IRD district thereby 

increasing property values through property renovations and enhancements to meet the 

new foor/beverage, entertainment, and retail demand that the Project will create 

(EXHIBIT E: COUNTY TAX ASSESSOR LETTER).   

 

  


