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B.1:  Proposed District Projects 

 
Proposed Project Total Cost 
Hotel Stanley and Conference Center $41,550,000 

  

 $41,550,000 

 

 

B.2:  Amount of State Assistance Required 

 
The amount of state assistance needed is $10,000,000. 

 

 

B.3:  Description of Use of State Assistance Within IRD District 

 
The IRD State Assistance of $10 million will be used to secure the USDA $21 million dollar 

loan and aid in the repayment of the USDA loan. 
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B.4:  Hotel Stanley & Conference Center Project 

 
B.4.1:  Executive Summary 

 
The Project’s intent is to construct a hotel, convention center and parking facility in 

downtown Muscatine, Iowa. The Company currently assesses the Project to include a 

112-room hotel with amenities including fitness and pool/spa facilities. In addition, The 

Project will contain 12,732 square feet of premium conference space housed within the 

hotel. Included in the conference room square footage will be a 6th floor ballroom with 

reception and a1250 square foot terrace, which will take optimum advantage of the river 

views. Parking will be accommodated in an estimated 189 spaces, access controlled 

parking garage/parking lot located next to the hotel. The hotel will be connected to the 

Pearl Plaza Condominiums (which include 2 restaurants and 1 bar) via a covered 

walkway system.  

 

The Project is situated in the city of Muscatine, Iowa.  It is a historic town beautifully 

placed on the Mississippi River, next to the Quad Cities of Iowa and Illinois and 

southeast of Iowa City, Iowa. Within a 6-hour radius of Muscatine are 17 major cities, 

which include Chicago, Milwaukee, Kansas City, Omaha, and St. Louis. The Project area 

lies in the heart of the city along Mississippi Drive and overlooks a pristine river park, 

which has been tastefully revitalized to include trails, a boathouse, restrooms, launching 

areas and several venues for people to gather. Unspoiled river vistas will dominate the 

majority of the hotel and conference center views. Plans to improve the streetscapes of 

Iowa Avenue and Mississippi Drive are current outstanding projects to be implemented 

by the city. Muscatine has also been designated a Blue Zone which is a geographic area 

that promotes a healthy lifestyle. In addition, the city of Muscatine plans to provide 

additional amenities to the riverfront, such as a band shell, recreational facilities, and 

“sitting” stairs leading to the water’s edge.  Several renovation projects to bring 

residential housing into the downtown area have been completed and match the historic 

nature of the city. Future additional residential projects are outstanding with the city. In 

addition, the downtown is quite unique for Iowa in that it is home to many large 

companies, charitable foundations and financial institutions. 

 

While Muscatine is a vibrant community with a forward drive toward revitalization, 

independent research has found that much of the city’s retail, restaurant, and 

accommodation activity are going elsewhere due to lack of facilities. External studies 

show that although guest room and meeting space demand is solid, the beneficiaries of 

this demand are surrounding cities such as Iowa City, Cedar Rapids, and the Quad Cities. 

This is due primarily to the lack of quality facilities in Muscatine. The leakage of 

conference room space is similar in that demand from the city’s business community is 

high but availability of quality conference space low. This lack of facilities again drives 

businesses to seek quality guest rooms and conference space outside of Muscatine. 

Similarly, significant retail and restaurant dollars flow out of downtown Muscatine due to 

lack of a solid downtown infrastructure. Muscatine tourism is virtually nonexistent even 

with the superior river front promenade due to lack of facilities located on or near the 
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riverfront. 

 

The Project was conceived to create an infrastructure to sustain economic growth within 

the city of Muscatine. The planned four-star boutique luxury hotel and conference 

complex will create the necessary facilities required to create a foundation for sustainable 

economic growth within the downtown area. The hotel, with commanding river views, 

will provide the necessary lodging needs not only to meet the requirements of 

Muscatine’s business community but also draw in external business demand from other 

cities, both near and far. The state of the art conference center, also with commanding 

river views, will satisfy the business community meeting space needs as well as also pull 

in demand from other Iowa and Illinois cities. This conference center will be structured 

for optimum use and will contain meeting spaces for parties as large as 377 down to 

smaller meeting rooms to accommodate break out meetings. In addition, this space will 

be utilized for community meetings such as family reunions, athletic venues, political 

meetings, entertainment venues, and weddings. The 6th floor ballroom will contain 4535 

square feet of meeting space, including a 1250 square foot terrace overlooking 

Muscatine’s pristine riverfront. The hotel will also contain a luxury spa, fitness and pool 

venue. 

 

Based on the PKF Economic Impact Study, the Project, in addition to providing returns, 

would serve as an economic engine for the community, providing ancillary revenues for 

the state of Iowa as well as Muscatine. State-wise, the project will have an overall 

employment impact of 548 jobs.  Within Muscatine, construction jobs over a 2 year 

period will be in excess of 100 jobs.  The Project will have an overall employment impact 

from operations of approximately 83 jobs annually, of which 70 will be direct jobs within 

the project.  In addition, while the Project plans to house a small food/bar service area 

within the lobby of the hotel, the majority of the Project’s food service requirements will 

be pulled from external downtown restaurants. This will include catering for conference 

space food service requirements. By partnering with the city and taking full advantage of 

the riverfront park, the Project will bring a significant increase in tourism to the 

downtown community and in turn aid in the growth of both retail and restaurant dollars 

within the downtown area as well as increase overall downtown property values. 

 

The Company equity to debt structure is planned at $20,200,000 in equity/grants and 

$21,350,000 in debt funding. The Company’s projections for the hotel call for positive 

EBITDA in year 2 is estimated to have an IRR of 14% as projected in the most current 

Pro-Forma. 

 

B.4.2:  Description 

 
PROJECT TYPE:  New Construction.  Hotel, Conference Center, Parking Structure 

 

 Muscatine Iowa is a historic city beautifully located on the Mississippi River, 

strategically located next to the Quad Cities of Iowa and Illinois.  The downtown area 

overlooks the river park, which has been completely revitalized to include trails, a 

boat house, restrooms, playgrounds, a splash park, a ice skating rink, a basketball 
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court, launching areas, a marina, and several venues for people to gather including 

activities such as kayaking, canoeing, sailboats, paddle boats, bicycling, running and 

walking.   

 The landscape on the other side of the river in Illinois is a pristine and pastoral view 

from downtown Muscatine.  The view of the river valley includes the Mississippi 

River, the islands and sandbars on the edges of the channel, and an undeveloped 

riverbank located on the opposing side of the river.  Much of this view is state and/or 

federally owned with little chance of development in the foreseeable future. 

 Downtown Muscatine is the home to many major companies including HNI 

Industries, Allsteel, Kent Corporation, Monsanto, Stanley Consulting, The Roy S 

Carver Charitable Trust, Bandag (Bridgestone), Central State Bank, First National 

Bank, Community Bank of Muscatine, and governmental offices. 

 Much of the downtown area has been renovated to honor the old buildings, heritage 

and culture of the city.  This provides an excellent foundation for tourism.  

 The city of Muscatine, in conjunction with notable walkability consultant Dan Burden 

are working together to renovate Mississippi Drive, Iowa Avenue and the river park 

to enhance the walkability factor of downtown Muscatine.  Noted for his involvement 

in the creation of Seaside. Florida, Dan has also been recognized by the White House 

as a Champion of Change for his efforts to make places more walkable.  Dan has also 

been named the Top 100 Urban Thinkers of all time by Planetizen.  Dan is co-founder 

of the WALC Institute, services on the board of advisors for Walkscore, and is 

Director of Innovation and Inspiration for Blue Zones, LLC. Through the city’s work 

with Dan, a renovation plan has been developed.  Iowa Avenue will connect the 

center of town to the river via a beautiful streetscape including pavers, lighting, and 

landscaping.  Mississippi Drive will be converted to a boulevard with dedicated turn 

lanes, roundabouts and landscaping.  In addition, the city of Muscatine plans to 

implement additional amenities to the river park, including a band shell.  Several 

other streets and areas of downtown Muscatine are also targeted for further 

renovation.  

 Muscatine earned certification as a Blue Zones Community on July 30, 2014. The 

Blue Zones Project, based on principles developed by Dan Buettner, author of the 

books "Blue Zones" and "Thrive," offers research and information targeted at helping 

people live longer, better lives by changing their environment and lifestyle. The Blue 

Zones Project is part of Gov. Terry Branstad's Healthiest State Initiative. It is 

sponsored by Wellmark Blue Cross and Blue Shield and Healthways. 

 The Project will include a 6 floor 4 star boutique hotel and conference center with a 

controlled access parking structure and parking lot. 

 The lobby level amenities of the hotel will include the front desk, a sundries shop, a 

food and beverage court, a bar, executive board room, and luxury lounge seating. In 

addition, the lobby will house a fitness center, spa and indoor pool.  These 

spa/fitness/pool facilities will be available year round to guests and club members 

(Muscatine residents will be able to utilize the facilities by joining the fitness club).  

 The Hotel Stanley and Conference Center will boast 112 luxury guest rooms, 

extended stay rooms and 2 two bedroom presidential suites extended over 5 floors. 
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 The Conference Center will include 12732 feet of state of the art meeting and 

reception space.  The 4353 square foot ballroom will have the ability to hold up to 

377 people in a pillar-less environment. Other conference room space strategically 

divided for 5-200 people will be placed with the 5th and 6th floors.  In addition, an 

executive boardroom will be placed on the lower lobby level.  All facilities will 

include state of the art technology and furnishings.  A banquet kitchen and warming 

room will be placed within the hotel to allow for catered events.   

 Parking for the hotel and conference center will be accommodated within a 2.5 level 

parking garage as well as surface parking, accommodating 189 places.  ADA parking 

will be placed between the Hotel Stanley and Pearlview Condominiums.   

 The Hotel Stanley and Conference Center will be connected via a heated and covered 

walkway system to the Pearlview Condominiums, which currently houses 2 

restaurants and 1 bar.   

 Outside plans are in process to convert the existing parking lots between the Stanley 

Hotel and the Pearlview Condominiums into ADA parking and a park-like setting 

contain a heated covered walkway system, landscaping and sculpture garden.  This 

will allow guests to have easy access to the two restaurants and one bar that are 

located in the Pearlview Condominiums.   

 The project plan includes the use of an affiliate.  An affiliate provides guest room 

night generation through a branded project for marketing and sales.  Potential 

affiliates include Leading Hotels of the World, Preferred Hotels, and Discovery 

Hotels and Resorts. 

 The project plan includes the selection of a management company to provide day to 

day management of the hotel and conference center.  This includes operations, sales, 

marketing, engineering, housekeeping, accounting, and reporting.  The management 

company will be chosen approximately 1 year in advance of opening and will be 

through a third party qualified organization such as Innkeepers Hospitality Services, 

Boutique Hospitality Management, Kimpton Hotels and Resort, Broughton Hotels, 

and Scottford Hospitality. 

 
B.4.3: Project Impetus  

 
In the summer of 2013, Scottford Enterprises was hired to determine the viability of a 

hotel and conference center in downtown Muscatine (EXHIBIT G: 2013 SCOTTFORD 

ENTERPRISES MARKET FEASIBILITY STUDY).  The findings of this report show 

that there is a tremendous amount of leakage (business dollars going to other cities), in 

the hotel, restaurant, retail and other service sectors.  This leakage ranges from 23% to 

75% of business dollars leaving the community in the above sectors primarily due to the 

lack of supporting facilities in Muscatine (EXHIBIT F: BUXTON REPORT - 2014).  

This information was reconfirmed with a second independent market feasibility study 

done by PKF (see section B.4.17).  Notably, in the hotel sector there is currently only 1 

hotel (out of a total of 8) that the corporations of Muscatine are using for corporate 

travelers, vendors and corporate meetings.  The rest of the business demand is leaving 

Muscatine for better facilities in outlying communities.  In addition, many corporations 
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are concerned by the difficulty they incur recruiting qualified personnel due to lack of 

amenities.  Of the white-collar employees that are recruited, many live outside the city 

limits of Muscatine, choosing Iowa City or the Quad Cities.  For example, of the 

executive officers of HNI, only two reside in Muscatine proper.  Also, amenities such as 

retail, recreation, and food and beverage establishments have a difficult time establishing 

footing in the downtown area.  Without a steady demand, these establishments cannot 

survive and because of this, the rate of success for business such as these is very low.   

 

Downtown Muscatine has several critical needs: 

 

 Need to create economic sustainability for the downtown area 

 Need to create an economic engine that will provide a foundation to make 

downtown businesses thrive 

 Need to create a capital infusion into the downtown area to invigorate the retail, 

restaurant and tourism markets 

 Need for quality 4-star hotel rooms to service the business and tourist 

 Need for quality state of the art conference space to service local and regional 

businesses 

 Need to drive tourism into the downtown community by utilizing the riverfront 

and historic district. 

 Need to improve employment and recruitment percentages 

 Need to improve the tax base 

 

Outside independent studies have confirmed that by creating a 4 start luxury boutique 

hotel and conference center supported by a parking structure and green space, the needs 

of downtown Muscatine can be met.   

 

The Hotel Stanley and Conference will create a sustainable economic engine for the 

community in terms of: 

 

 Hotel & Conference Revenue 

 Retail Revenue 

 Restaurant Revenue 

 Tourism Revenue 

 Improved Employment Recruitment for White Collar 

 

These revenues will be supported by the estimated 70+ people/day that will be infused 

into the Muscatine economy via the hotel and conference center.  This strengthening of 

the infrastructure will improve the overall quality of amenities in the downtown area. 

 

The project will gain maximum economic impact by working in concert with the city of 

Muscatine and the city’s ongoing projects.  These projects include: 

 

 Additional renovations to the riverfront park to include more recreational 

amenities including a band shell.   
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 Renovation of Iowa Ave and Mississippi Drive to improve its walkability and 

drive demand down to the riverfront. 

 Restoration/Renovations of historic buildings including a 2nd Floor project to 

create livable condo-style space on the second floors of historic buildings in 

downtown Muscatine. 

 

It is apparent that the time is now to implement this project.  It will not only support itself 

but also aid as an infrastructure to many additional downtown projects in the works.   

 

 
B.4.4: Sources and Uses    
    
 

THE HOTEL STANLEY & CONFERENCE CENTER 
Funding Uses5 Sourcing Uses 

Land Acquisition4 1,690,000 Equity  
Architectural Design 795,251 HIF1 12,000,000 
Engineering Design 709,922 Chen Lujun 4,000,000 
Interior Design 286,050 MHI Fund LLC 2,000,000 
Site Prep 1,244,115 Kent Corporation 2,000,000 
Construction Admin 3,471,103   
Building Construction 20,548,115 Grant  
FF&E 1,764,534 HNI Furniture Grant 200,000 
OS&E 1,622,668 Debt  
Pre-Opening Costs 1,729,505 USDA Loan2 21,000,000 
Other 3,455,229 MMRLF3 350,000 
Contingency 4,233,508   
Total Project 
Budget 

$41,550,000 Total Funding 
Sources 

$41,550,000 

1  HIF = Howe Investment Fund 
2  USDA loan includes $7,350,000 commitment split equally between thee Muscatine banks (Central 
State bank, First National Bank, and Community Bank & Trust) 
3  MMRLF = Mercer Muscatine Revolving Loan Fund.  This loan includes $25,000 commitment from 

Muscatine County and  $62,500 commitment from city of Muscatine.   

4  Land acquisition funds include an allocation of $150K for the acquisition of the Green Space 
property.  The Company is currently in negotiations over this property.  This property acquisition a 
project and community enhancement and will not affect the project negatively should it not be 
acquired. 
5  See EXHIBIT J: BUDGET SUMMARY GROUPED BY IRD SPECIFIC EQUITY ALLOCATION FOR 
APPLICATION 
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B.4.5: Project Team 
 

We have been able to assemble an outstanding and creative hospitality oriented 

construction, design, marketing, and consulting team.  All of the individual companies 

are the top of their respective fields.  Out key players include: 
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B.4.5.1:  Project Key Players 

 

Stanley Hotel and Conference Center 

 Rebecca Howe, President 

 James Howe, CFO 

 Andy MacLellan, COO 

 

Scottford Enterprises (Hotel/Hospitality Consultants) 

 Scott MacLellan – Account Director 

 Jack Knudsten – Development and Project Management Services 

 Matt Viglietta – Project Manager 

 

CLO Design (Interior Design) 

 Robert Clark, IIDA – Principal 

 Hank S. Lo – Principal 

 

Merit Construction Company 

 Scott Pantel – Vice President 

 Tom Amosson – CEO 

 

Solum Lang  (Architect) 

 Dale Solum – Founding Partner 

 Brad Lang – Founding Partner 

 

HLB Gross Collins (CPA) 

 Pauline Reynolds – CPA, CFP, CM&AA 

 

Belin McCormick (Legal) 

 Garth Adams – Partner 

 

Carl Walker (Parking Garage Consultants) 

 Russ Randall – Partner 

 

Lester & Associates (Marketing Communications) 

 T. David Lester – Principal 
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B.4.5.2:  The Hotel Stanley and Conference Center Key Players  
 

Rebecca Howe 

 
Rebecca Howe, until recently was a Managing Partner in Signature Shutters, 

focusing on the sales, marketing and distribution portions of the business.  During 

her tenure, Rebecca grew sales by expanding the market nationwide via a pack 

and ship distribution system as well as developing strong distribution ties with 

several big box retailers across the nation. 

 

Prior to Signature Shutters, Rebecca spent 6 years with Kurt Salmon Associates, a 

key consultant in retail, health and distribution.  During her tenure at KSA, 

Rebecca managed projects that emphasized the re-engineering of businesses and 

manufacturing processes.  In addition, Rebecca played key roles in developing 

new manufacturing and marketing strategies for the apparel industry as well as 

developing and implementing state of the art distribution systems for large retail 

firms.  From her tenure with this firm, Rebecca gained a solid understanding of 

strategic planning, project management, marketing, distribution, and 

manufacturing. 

 

Rebecca received her BBA undergraduate degree from Drake University.  

Rebecca continued her education at the University of Iowa receiving her MBA in 

international business.  During her MBA, Rebecca was chosen to intern with 

Russia’s Finance Ministry in a program driven by the University of Manchester in 

England. 

 

Rebecca will be devoted full time to the implementation of the project in the 

capacity of President and will add value to the project through strategic 

management, project implementation, and marketing. 

 

James Howe 

 

Jim Howe is currently the primary Managing Partner at Signature Shutters.  

During his tenure at Signature Shutters, James has managed to grow the business 

throughout the South and the East Coast.  James has expanded the company into 

carrying a full line of window treatments as well as manufacturing custom, made 

to order wooden shutters sold throughout the United States. 

 

James received his BBA undergraduate degree from the University of Iowa in 

finance and management information systems.  James continued his education at 

Duke University’s Fuqua School of Business, receiving is MBA in Finance.   

 

James spent six years in management at HNI Corporation.  During that time, he 

developed a deep appreciation for all aspects of operations, finance, and business 

management.  He held a variety of positions within the company allowing him to 

maximize his skills and understanding of business philosophies.   
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His current interest in this project is to add value through strategic planning and 

financial management. 

 

James has strong ties to the Muscatine Community through the Howe Foundation. 
 
Andrew MacLellan 

 

Born and raised in Mexico City, Andy has lived and worked in Europe, Latin 

America and the USA.  Andy has an immense multi-cultural background.  Andy 

has extensive experience in hotel management, development, renovation and 

development of resort communities.  The breadth of this experience spans more 

than 30 years, with three of the industry’s leaders.  For 18 years, Andy worked his 

way through the ranks of the Westin Hotels and Resorts to achieve the senior 

officer position in the management of the Resort Division. 

 

After developing the award winning Westin La Paloma in Tuscan, Arizona, Andy 

created the Resort Division for Westin by putting together world class resorts 

such as the Mauna Kea (Hawaii), The Arizona Biltmore (Phoenix), Las Brisas 

(Acapulco), Las Hadas (Manzanillo, Mexico), and the Westin Kauai to name a 

few.   

 

In 1990, Andy accepted the position of Vice President and Managing Director of 

company owned, managed, and leased properties for Holiday Inn Worldwide 

(now Intercontinental Hotels and Resorts).  

 

In 1993, he founded the Austin Lomas Group (ALG) for the purpose of acquiring 

and managing hotels to take advantage of the rebound in the hotel industry.  ALG 

owned and managed 11 hotels and was a partner with Robert Redford in the 

Sundance Resort in Sundance, Utah.   

 

In 1995, Andy founded Scottford Enterprises, LLC.  Scottford Enterprises was 

contracted by the Atlanta Committee for the Olympic Games to provide 

accommodation services for the HOST Campus Network at residence facilities 

that included Georgia colleges and universities, the Georgia International Horse 

Park and the Atlanta Union Mission.  Scottford converted these facilities to 

accommodate approximately 13,000 officials, press, staff, volunteers and other 

guest during the Olympic Games period. 

 

In 1998, Andy was named President and Chief Operation Officer of Dolce 

International, the global leader in the Conference Center Hotels & Resort 

business.  After joining Dolce, the company grew from 10 hotels to 27 hotels, 

resorts and conference centers and was represented in 8 countries with revenues 

topping $300MM annually.  In 2001, Andy was named Vice Chairman and Chief 

Operation Officer and in 2002, he moved to Paris to further the growth of Dolce 

International in Europe.  During his tenure, Dolce established itself as the premier 
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conference and resort destination company in Europe.  Dolce is the only 

international company that specifically targets the large multi-national 

corporations for conference business.   

 

Most recent project include: 

 Predevelopment for the JetBlue Lodge, Orlando, FL 

 Development Plan for Domaine de la Brie, Euro-Disney, Paris 

 Development Plan for mixed use development in the French Quarter, New 

Orleans 

 Development Plan for the University of Kentucky Hotel and Conference 

Center 

 Development Plan for Prescott Resort and Resort Community 

 Development of Cinnamon Shore (www.cinnamonshore,com), a new 

urbanism beachside community 

 Repositioning Plan for Makaha Resort and Golf Club, Oahu 

 Repositioning Plan for Lake Okanagan Resort, Kelowna, BC 

 Management of the Makaha Resort and Golf Club 

 Management of the Lake Okanagan Resort 

 Develop of Atlanta Airport Hotel 

 

 

  

http://www.cinnamonshore,com/


 29 

B.4.6: Expected  Milestone Timeline 
 

B.4.6.1:  Summary Milestone Timeline 
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B.4.6.2:   Detailed Milestone Timeline 
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B.4.7:  Project Detailed Construction Budget 
 

B.4.7.1:   Summary Construction Budget 
 
 Hotel & CC Garage  

Building SF 105,750 SF 108 Stalls  

   Total 

 Hotel Budget 
12/13/14 

Garage Budget 
12/13/14 

Hotel & 
Garage 

Construction    
Building Construction    

Substructure 2,394,429 - 2,394,429 
Shell 3,688,595 - 3,688,595 

Interiors 8,163,146 - 8,183,146 
Services 6,757,953 - 6,757,953 

Parking Garage    
Substructure - 742,487 742,487 

Shell  1,130,485 1,130,485 
Interiors  45,076 45,076 
Services  227,000 227,000 

Subtotal Merit Budget Estimate 21,024,124 2,145,048 23,169,172 

Contractor Markups 2,160,597 232,712 2,393,309 

Subtotal  Construction 23,184,721 2,377,760 25,562,481 
Construction Cost/SF $219/SF $22,106/Stall  

Site/Landscaping    
Greenspace & Surface Level Parking - 497,015 497,015 

Subtotal Site/Landscaping - 497,015 497,015 

Total Construction 23,184,721 2,874,775 26,059,496 
Construction Costs/SF $219/SF $22,016/Stall  

Interior Design Furnishings (IDF)    
Interior Design IDF Budget    

Guestroom IDF 826,754 - 826,754 
Public Areas IDF 210,022 - 210,022 

Meeting Rooms IDF 361,430 - 361,430 
Owner IDF Budget    

Public Areas IDF 35,000 - 35,000 
Meeting Rooms IDF 47,344 - 47,344 

Back of the House IDF 75,000 - 75,000 
Site Areas IDF 25,000 - 25,000 

IDF Reserve 183,985 - 183,985 
IDF Supplements 368,964 - 368,964 

Total IDF 2,133,498 - 2,133,498 
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IDF Cost/SF $20/SF $0/stall  

Operating Supplies & Equip. (OS&E)    
Interior Designer OS&E Budget    

Guestroom OS&E 328,073 - 328,073 
Public Areas OS&E 20,160 - 20,160 

Back of the House OS&E 58,408 - 58,408 
Owner OS&E Budget    

Guestroom OS&E 158,000 - 158,000 
Public Areas (PA) OS&E 288,670 - 288,670 

Back of the House (BOH) Areas OS&E 595,500 - 595,500 
OS&E Reserve 173,857 - 173,857 

OS&E Supplements 261,168 - 261,168 

Total OS&E 1,883,837 - 1,883,837 
OS&E Costs S/F $18/SF $0/Stall  

Information Technology & Signage    
Information Technology 459,624 - 459,624 

Interior & Exterior Signage 100,000 - 100,000 

Total IT & Signage 559,624 - 559,624 
IT & Signage Cost/SF $5/SF $0/Stall  

Soft Costs    
Professional Fees 1,816,650 107,252 1,923,903 

Project Management 997,644 102,316 1,099,960 
Building Permits (in Construction)    

Legal & Accounting 25,000 - 25,000 
Sales & Use Tax 211,670 - 211,670 

Total Soft Costs 3,050,965 209,568 3,260,533 
Soft Costs/SF $29/SF $1,940/Stall  

Subtotal Budget 30,812,645 3,084,343 33,896,988 
Subtotal Budget Costs/SF $291/SF $28,559/Stall  

Contingency    
Project Contingency (10%) 3,082,292 431,216 4,233,508 

Total Contingency 3,802,292 431,216 4,233,508 

Total Budget + Contingency 33,893,910 4,236,587 38,130,497 
Total Budget Cost/SF $327/SF $39,551 Stall1  

Other Project Costs    
Land Acquisition 530,000 1,160,000 1,690,000 

Pre-Opening Costs 1,179,504 - 1,729,503 

Total Other Project Costs 1,709,504 1,160,000 3,329,503 

Total Project Costs Budget   $41,550,000 

1  Total surface parking spaces + parking garage stalls = 189 spaces.  Total Budget Cost/Space Pre-
Contingency (including Land Allocation) =  $22,457/space.  Total Budget Cost/Space Post-
Contingency (including Land Allocation) = $28,553/space.   
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Assumptions: 

1.  Merit has made the following assumption within their Hotel and Conference Center Schematic Design 

Budget Estimate. 

A.  Alley Surface replacement is included from the North edge of the new Parking Facility with a 

partial concrete pour past the garage structure to the new Hotel structure 

B.  STC 42 Glazing has been priced for all Guest Rooms and Ballroom windows only.  The 

balance of the windows will be standard 1” insulated glass. 

C.  A material cost of $20/2’x2’ pavers has been used in pricing the 6th Floor Terrace of the 

Ballroom 

D.  A 30” parapet wall and 6’ high corner structure was priced as a screening feature for the roof-

top Mechanical Equipment. 

E.  One layer of drywall in all Guestrooms was used at the ceiling and two layers in the Rooms 

under the Ballroom for noise abatement. 

 

Exclusions: 

1.  Merit has excluded the following from the current budget: 

A.  Performance Bond 

B.  All Kitchen Equipment including 6th floor Banquet Pantry.  Cost to run hook-up lines and 

connect equipment is included.  An allowance for Kitchen Equipment is being carried in OS&E. 

B.  Tests indicate that no hazardous materials are on-site and therefore no costs have been 

included to remove or depose of hazardous waste 

C.  Costs to bury current overhead pole-run utilities will be installed underground by MWPS, and 

therefore no cost for this work has been included in this budget. 

D.  No front desk pod, sundry or business center millwork has been included in budget 

2.  The following additional scope is not within our budget estimate, but has been priced: 

A.  Green space and walkway between new Hotel and Pearview Condos - $475,789 

B.  Button Factory Parking Lot Minor Site Work - $21,226 

 

Costing Guidelines: 

1.  Merit used the Schematic Design Documents dated 11/26/14 of Solum/Lang and CLO in producing the 

budget.  They obtained initial budget estimates from Sub-Trades for the following Construction Divisions:  

Demolition and Site Work, Caissons, Concrete Foundations and Flatwork, Masonry, Structural Steel, 

Finish Carpentry, Sprayed Fireproofing, Aluminum, Glass and Glazing, Doors and Hardware, Painting, 

Operable Partitions, Pool, Elevator.  Solum/Lang MEP Consultants provided a budget estimate for their 

related services. 

2.  Scottford Project Management took into consideration the economics of a Bided GMP Process and a 

dedicated design program to cost evaluate the design process moving into the Design Development Phase 

to ensure budget integrity. 

3.  IDF and OS&E pricing is a combination of CLO Design, Hatch Procurement and Scottford Project 

Management current pricing and past Project actual costs for these product categories. 

4.  Consultant Costs are based on accepted Fee Proposals for Interior Design, Contract Purchasing, and 

Project Management.  The Architectural Tee Fees are still in negotiation and have been carred as a 

percentage of the unburdened Construction Costs from 3/14/14. 

5.  Sales and Use tax for Consultants is being carried at 7%, in addition to the base professional fees. 

6.  Sales tax was calculated at 6.0% State + 1.0% Muscatine County = 7.0% total, per the following 

website:  http://www.tax-rates.org/iowa/muscatine_county_sales_tax 
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B.4.7.2:  Detailed Construction Budget 
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B.4.7.3:  Pre-opening Costs Detail 
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B.4.8:  Project Construction Cash Flows 

 
B.4.8.1:  Construction Cash Flow Summary 

 

 
 

 

 
 
Notes: 

1. Cash flow does not include land acquisition costs of  $1,690,000.  Cash flow expected 1st qtr 2015 

2. Cash flow does not include pre-opening costs of  $1,747,505.  Cash flow expected 1&2 Qtr 2017.
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B.4.8.2:  Construction Cash Flows Detail 
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B.4.9:  Operating Financials 

 
B.4.9.1:   Operating Financials Summary Years 1-5 
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B.4.9.2:  Operating Proforma – Year 1 Summary 
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 B.4.9.3:  Operating ProForma - Year 2 Summary 
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 B.4.9.4:  Operating Proforma – Year 1 Detail 

 

 

LABOR (YR1) 
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ROOM (YR1) 
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TELEPHONE (YR1) 
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A&G (YR1) 
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FOOD & BEVERAGE (YR1) 
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SALES AND MARKETING (YR1) 
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MAINTENANCE (YR1) 
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UTILITIES (YR1) 
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FIXED EXPENSES (YR1) 
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B.4.9.5:  Operating Proforma – Year 2 Detail 

 

LABOR (YR2) 
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ROOM (YR2) 
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TELEPHONE (YR3) 
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A&G (YR2) 
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FOOD AND BEVERAGE (YR2) 
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SALES AND MARKETING (YR2) 
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MAINTENANCE (YR2) 
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UTILITIES (YR2) 

 

 
  



 65 

FIXED EXPENSES (YR2) 
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B.4.9.6:  Occupancy and Rate Projections Used in Operating Proforma – Years 1-5 
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B.4.10:  Sensitivity Analysis – Best and Worst Case Scenarios 
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B.4.11:  Debt Associated with Project  
 

This project will have $21.35 million debt associated with the project of which $21 million will 

be attributed to a USDA loan with the remaining $350K associated to the Mercer Muscatine 

Rolling Loan Fund.  $7.35 million of the USDA loan will be backed in equal portions ($2.45 

million each) by the 3 Muscatine banks:  1st National Bank of Muscatine, Central State Bank, 

and Community Bank and Trust.   

 

B.4.11.1:  USDA $21 Million Loan 

 

Status:  Sent to Federal Office awaiting final approval. 

 

See next page for loan details. 
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B.4.11.2:  Mercer Muscatine Revolving Loan Fund 

 

Amount:   $350,000 of which $25K is county funded and $62,500 is city funded. 

 

Interest Rate:  2.44% 

 

Term:  10 year max 

 

Prepayment 

Penalty: None 

 

Amortization: Straight Line 

 

Other:  10% equity required 

  Max. 1/3 of public monies in project as whole 

  Personal guarantee required (see following page for guarantee) 

 

Status:  Provisionary Approval – Awaiting Final Board Approval.   

  (EXHIBIT K:  MMRLF PROVISIONARY APPROVAL). 
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B.4.11.3:  Project Support for Debt 

 

 

Expected Case 
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Worst Case Scenario 
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B.4.12:  Equity Structure 

 

 
 

Equity Amount 

Howe Investment Fund 12,000,000 

Chen Lujun 4,000,000 

Kent Feed Corporation 2,000,0001 

MHI Fund LLC 2,000,000 

     TOTAL EQUITY  20,000,000 
Note:  Subscription Documents are located in EXHIBIT I: EQUITY SUBSCRIPTION DOCUMENTS 

1  Kent Feed Corporation subscription is currently in processing within their corporate legal department.  HIF guarantees an addition $2M as 

backing until Kent Feed Corporation processes subscription through legal department. 

 

 

 

B.4.13:  Grant Structure 
 

The Stanley Hotel and Conference Center has obtained a grant from HNI of $200,000 to be used 

toward the purchase of conference furniture for the conference center.  

 

See following page for HNI commitment letter. 
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B.4.14:  Hotel/Motel & State Sales Tax Table  

 

Accumulated from Room Revenue (20 yr span) 
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Accumulated from Sales Tax Associated with Food and Beverage (20 year span)  
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B.4.15: Land Acquisition 
 

The Stanley Hotel and Conference Center currently has options for purchase on all required land.  

(See EXHIBIT A:  PROPERTY APPRAISALS; EXHIBIT B:  LAND PURCHASE OPTIONS; 

AND EXHIBIT C: ENVIRONMENTAL REPORTS).  A fourth piece of property to be used as 

ADA parking and green space is currently in negotiations.  The properties are as follows: 

 

119 W Mississippi Drive 

This land is location of the hotel and conference center.  Purchase option is for $380,000.  All 

environmental testing has been completed and the land is determined to be free of any 

environmental hazards outside EPA standards.  Abstracts for this property have been pulled and 

reviewed.   

 

This property lies within a blighted area of downtown Muscatine and overlooks the renovated 

river park and the Mississippi River.  The hotel and conference center will replace the run down 

metal building and parking lot and will match the historic nature of the surroundings buildings 

and architecture adding to the beautification of the downtown area. 

 

Current views of the property: 
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112 2nd Street 

This land is the location for the 1.5 story parking garage.  Purchase option is for $350,000.  All 

environmental testing has been completed and the land is determined to be free of any 

environmental hazards outside EPA standards.  Abstracts for this property have been pulled and 

reviewed.   

 

This property lies within a blighted area of downtown Muscatine and has views of the renovated 

river park and the Mississippi River.  The controlled access parking structure will match the 

historic nature of the surroundings buildings and architecture adding to the beautification of the 

downtown area. 

 

Current views of the property: 
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215 W. Mississippi Drive 

 

This land is location of the hotel’s control access parking lot.  It will be across the street from the 

hotel and will provide ancillary guest parking for both the hotel and conference center.  Purchase 

option is for $810,000.  No environmental testing or abstract look-ups have been completed to 

date.  However, based on the environmental testing that has been done in the area as well as the 

history of the property, it is expected that the property will be free of hazards.  Environmental 

testing and abstract review is scheduled for first quarter 2015. 

 

This property lies within a blighted area of downtown Muscatine and overlooks the renovated 

river park and the Mississippi River.  The current parking lot will be resurfaced and landscaped 

to match the downtown river park.  Control access equipment will be added at access points 

within the lot.  Also on this lot is a 8000 sq foot building which currently contains a restaurant.  

Future plans will be to renovate the building as an adapt and reuse project taking advantage of 

the historic tax credits available to the building.   
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This property was added as a more feasible alternative to adding additional floors to the 2nd 

Avenue parking structure.   

 

 

Current views of the property: 
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Property between New Hotel Site and Pearlview Condos 
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This optional land that will aid in the beautification of both the hotel project and the downtown.  

Located between the hotel site and Pearlview Condos, it will provide convenient access to the 

restaurants and bars of the condo building as well as provide ADA parking and lawn, sitting area 

and sculpture garden overlooking the river park and the Mississipi River.  The current property is 

blighted and in need of repairs.  The elevated parking area will be devoted to ADA parking and 

the lot will be resurfaced and landscaped.  In addition, a covered heated walkway between the 

new hotel and conference center and the Pearlview Condos will be added.  The bottom parking 

area will be converted into greenspace and landscaped for a sitting garden area and sculpture 

park. 

 

We are currently in negotiations with the condo association concerning this property.   Maximum 

price of the property is estimated at $150,000.   

 

Overview of proposed property: 
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B.4.16:  Visual Aids 
 

B.4.16.1:  Location 
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MAJOR CITIES WITHIN 6.5 MILE DRIVE OF THE HOTEL STANLEY 

Davenport, Iowa 29 Miles 

Rock Island, Illinois 32 Miles 

Moline, Illinois 34 Miles 

Iowa City, Iowa 36 Miles 

Bettendorf, Iowa 42 Miles 

Cedar Rapids, Iowa 67 Miles 

Des Moines, Iowa 150 Miles 

Madison, Wisconsin 193 Miles 

Chicago, Illinois 200 Miles 

Milwaukee, Wisconsin 242 Miles 

St. Louis, Missouri 266 Miles 

Omaha, Nebraska 292 Miles 

Indianapolis, Indiana 331 Miles 

Minneapolis, Minnesota 343 Miles 

Kansas City, Missouri 346 Miles 

Louisville, Kentucky 446 Miles 

Detroit Michigan 459 Miles 
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B.4.16.2:  Project Overview – Arial Views 
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B.4.16.3:  Riverview Perspective 
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B.4.16.4:  Lobby 
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B.4.16.5:  Executive Boardroom  
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B.4.16.6:  Spa 
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B.4.16.7:  Typical Guest Room Floor 
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NOTE:  Pres. Suite has the ability to attach to standard room  

to create 2 bedroom suite. 
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B.4.16.8:  Conference Center (5th & 6th Floor) 
 

 

6th Floor 
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5th Floor Ancillary Conference Spaces Located within 5th Floor 
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Total 
Sq. 
Footage 

LEVEL 5  
Conference 5A 220 
Conference 5B 220 
Conference 5C 450 
Conference 5D 540 
  
LEVEL 6  
Banquet 4535 
Meeting A 1922 
Meeting B 603 
Meeting C 285 
Meeting D 285 
Meeting E 1922 
Prefunction 1264 
Balcony 1250 
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B.4.16.9:  Parking Structure 
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B.4.17:  Independent Feasibility Study  
 

PKF Consulting USA is active throughout the hospitality marketplace, performing financial and 

market studies and valuations involving hotels, resorts, golf courses, and a variety of mixed-use 

developments and other hospitality-oriented land uses.   

 

Clients rely on PKF for advice on a broad range of issues, the most common of which include: 

 

 Asset Management, Chain and Management Company Selection 

 Real Estate Appraisals and Business Valuation 

 Market and Financial Feasibility Studies 

 Litigation Support, Expert Witness, and Arbitration Services 

 Strategic Planning 

 Financial Consulting 

 

PKF sets the standard for market and financial feasibility studies.  Owners, investors, operators, 

and lenders have the confidence in PKF’s ability to provide them with the highest quality market 

feasibility studies, whether they are considering investing in a new project, the renovation or 

repositioning of an existing asset, or the purchase of an operating property. 

 

PKF tailors the scope of it’s studies to the unique needs of the individual project.  In all cases, 

PKF’s market and financial feasibility studies incorporate the following research and analysis: 

 

 Area Review 

 Site Analysis 

 Supply and Demand Analysis 

 Position of the Subject Project in its Market 

 Estimated Financial Statements 

 Project Recommendations 
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B.4.18:  Undercapitalization Scenarios 

 
This section analyzes potential scenarios that would reduce the cost of the project.   All scenarios 

assume a four star facility as market conditions in Muscatine show an oversaturation of two and 

three star facilities.   

 

Both scenarios presented do not produce an IRR that would be conducive to attracting investors 

at the $20,000,000 level. 

 

B.4.18.1:  Scenario 1 – Elimination of the Conference Center 

 

Under this scenario, we eliminate the 6th floor conference center.  We would maintain the 

conference rooms on the 5th floor as adding rooms on this floor is not feasible as  they are inner 

corridor (interior) spaces.   

 

Assumptions: 

 Cost reduction to eliminate the 6th floor would be $6,866,447 which includes: 

o 6,866,447 (17625 square feet @ $390/sqft) 

 Assumes a occupancy rate of (note Hampton Inn current occupancy rate in Muscatine is 

74%): 

o YR1 66% 

o YR2 70% 

o YR3-5 74% (stabilization) 

 Uses base line pro forma scenario as defined by PKF with a deduction in ADR of 

$10/night to compensate for lack of conference space. 

 

Project shows an IRR of 6%. 

 

See following page for summary proforma. 
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Elimination of 6th floor Conference Center Scenario 
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B.4.18.2:  Scenario 2 – Elimination of the Current 5th Floor 

 

Under this scenario the current 5th floor would be eliminated reducing the rooms to 83 and 

eliminating ancillary conference space located on the 5th floor.  Note:  The current 6th floor 

would be maintained as the new 5th floor of the hotel (total hotel floors – 5).  

 

Assumptions: 

 Cost reduction to eliminate the 6th floor would be $5,428,500 which includes: 

o 5,428,500 (17625 square feet @ $308/sqft) 

 Assumes a occupancy rate of (note Hampton Inn current occupancy rate in Muscatine is 

74%): 

o YR1 68% 

o YR2 70% 

o YR3-5 74% (stabilization) 

 Uses base line pro forma scenario as defined by PKF 

 

Project shows an IRR of 1%.   

 

See following page for summary proforma. 
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Elimination of Current 5th Floor 

 

 
 


