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B.1: TechWorks Campus Mixed-Use Hotel, Corporate Training, Light Manufacturing, Industrial 
Incubator, Makerspace, and John Deere Tractor & Engine Museum 

1. Description and type of project (i.e. new lessor, new retail establishment, public improvement, etc.) 
 
The TechWorks Campus is a former John Deere Tractor manufacturing and assembly plant that is 
being repurposed as an economic development project for the Cedar Valley region and a downtown 
redevelopment project for Waterloo, IA. The mission of TechWorks is to be a centerpoint of applied 
research and commercialization of advanced manufacturing, bioproducts, and renewable energy 
technologies. Attachment B.1.11 shows rendering of the Tech 2 and Tech 1 buildings on the campus. 

The “Tech 2” building (180,000 gross sf, 167,000 of which is leasable) will be redeveloped into a 
unique and business traveler-oriented 156-room hotel with a dine-in restaurant, banquet space, 
catering services, and an additional small, on-site hotel breakfast and room-service restaurant. 
Conceptual plans are included in Attachments B.1.12 and B.1.13. In addition, there will be 15,800 sq. ft. 
of corporate training space to be leased by Deere & Company. 

The “Tech 1” building will house light manufacturing tenants, private-sector lab tenants, an 
entrepreneur-driven industrial incubator and makerspace, UNI’s Metal Casting Center, and Hawkeye 
Community College classrooms. Currently, UNI’s Metal Casting Center is temporarily housed on the 
3rd floor of Tech 1 (see Attachment D.2). The renovation of the first and second floors of Tech 1, 
currently underway, will be completed in 2015. At that time, UNI’s Metal Casting Center will move 
into the first floor. Plans to expand the presence, physical footprint, and services of UNI’s Metal 
Casting Center are being determined at the time of application (December 2014.)   

The Iowa Economic Development Authority is also planning to house the Iowa Advanced 
Manufacturing Center in Tech 1, with a focus on providing services, technology, and advanced 
processes to support growth in advanced manufacturing businesses across the state. A preliminary 
business plan was completed for the Iowa Advanced Manufacturing Center in 2014, but additional 
operational planning including facility planning, is currently underway. Attachment B.1.14 includes a 
building section with planned uses for Tech 1 identified. 

A summary list of uses, owners, and tenants is included in Table B1.A. 

  



Table B.1.A: TechWorks Project #1, Uses, Owners, and Preliminary Tenants 

 

 
2. Expected Timeline 

 
The Tech 2 project has undergone design development and has secured the majority of its financing. 
If the Iowa Reinvestment District is approved within a week of January 31, 2015, the developer 
expects about 60 days needed to close the project. If the project construction kicks off on April 1, 
2015, an expected completion date is April 1, 2016, contingent on prompt contract approval from 
the State of Iowa and the timely execution of City processes. The developer and the proposed hotel 
operator, Hospitality Specialists, intend to enter into an agreement to form a joint venture to own 
and manage the hotel. More information on the hotel ownership and operation is provided by 
Financial District Properties in Attachment B.1.10: Hotel Ownership/Operator Memorandum of 
Understanding. 

The Tech 1 building is undergoing a floor-by-floor renovation as funding becomes available. Funds 
have been secured to begin renovation of floors 1 and 2 in 2014, with completion expected by 
second quarter of 2015. Additional floors and tenant features for floors 4-6 will be added as funding 
is secured. 

SF Use Future Owner Preliminary Tenant, Discussions Underway

141,190 156‐room Business Class Hotel Financial District Properties Proposed Operator: Hospitality Specialists

8,290 Full Service Restaurant and Catering Financial District Properties TBD

1,720 Limited Service Restaurant Financial District Properties Proposed Operator: Hospitality Specialists

15,800 Corporate Training Space Financial District Properties John Deere Corporate Training

167,000

SF Use Owner Preliminary Tenant, Discussions Underway

25,940

Light Industrial/Education/Shop ‐ 

1st Fl Cedar Valley TechWorks

University of Northern Iowa's Metal Casting 

Center/Hawkeye Community College Advanced 

Manufacturing Program

25,940

Applied Research Lab/Advanced 

Manufacturing Training 

Space/TechWorks Incubator ‐ 2nd Fl Cedar Valley TechWorks Iowa Advanced Manufacturing Center

25,940

Applied Research Lab/Private Wet 

Lab Space ‐ 3rd Fl Cedar Valley TechWorks

Iowa Advanced Manufacturing Center/Private 

Lab Tenant

25,940 Light Industrial ‐ 4th Fl Cedar Valley TechWorks TBD

25,940 Light Industrial ‐ 5th Fl Cedar Valley TechWorks TBD

25,940 Light Industrial ‐ 6th Fl Cedar Valley TechWorks TBD

155,640

Project 1: Ownership Structure for TechWorks Campus Mixed‐Use Hotel, Corporate Training, Light Manufacturing, 

Industrial Incubator, and Makerspace

Tech 2: Mixed‐Use Hotel, Corporate Training & Campuswide Site (Private Developer)

Tech 1 Light Manufacturing, Industrial Incubator, Makerspace (Economic Development, Not‐for‐Profit)

TOTAL LEASEABLE SQ FT for Tech 2 Building

TOTAL SQ FT for Tech 1 Building



3. Detailed budget for the project 
 

 

 
4. Expected debt associated with each project 

 
Based on expected costs, the expected debt for the Tech 2 Mixed-Use Hotel/Corporate Training and 
Campuswide Costs is $42 million. More detail on sources of funds was provided by Financial District 
Properties in Attachments B.1.3 – B.1.9, including letters from participating banks and other financing 
documents. The expected debt for the Tech 1 Light Manufacturing, Industrial Incubator, and 
Makerspace is $2.156 million (source: Iowa Reinvestment District funds.)  

  

Hard Costs Private Loan $12,973,225

Land/Building Acquisition $500,000 State Historic Tax Credit Equity $7,837,172

Site Improvements   $6,000,000 Brownfield Tax Credit Equity $445,000

Shell  & Core $4,270,400 City Development Agreement Funds  (TIF loan) $12,750,000

Hotel $12,714,000 Iowa Reinvestment District Funds $8,000,000

Hotel  FF&E $2,550,400 Developer Equity $4,717,575

Apartments $2,852,500

6th Floor FF&E $560,000

Office $1,094,709

Indirect Costs $4,067,898

Soft Costs

Design & Planning Services $1,410,350

General  Contractor Soft Costs $869,155

Closing Costs $426,732

Construction Interest Reserve $849,738

Bond repayment reserve ‐ 2 years $1,125,777

Environmental  Reporting $135,000

Other Soft Costs $156,213

Operating Reserve $500,000

Predevelopment Costs $1,265,384

Developer's  Fee $5,424,716

Subtotal $46,772,972 $46,722,972

Floors 1 & 2 Renovation to Vanilla Shell  (underway) $2,300,000

Legislative Appropriation (Awarded 2013, 

underway) $2,300,000

Iowa Advanced Manufacturing Center Build‐out, FF&E, 

and Equipment $3,000,000

Iowa Strategic Infrastructure Fund (requested 

2014) $3,000,000

Floors 4 & 6 Renovation to Vanilla Shell, Building 

Exterior, Minor Demo, Wayfinding Signage $3,000,000 IRD Funds  from Project #1 (expected in 2016) $3,000,000

**This project will  be phased on a floor‐by‐floor basis  

as  funds  are available. Some of project costs, estimated 

$3M‐$4M, are not currently funded and not shown in 

scope of this  table.

Subtotal $8,300,000 $8,300,000

TOTAL $55,072,972 $55,022,972

Tech 2 Mixed‐Use Hotel, Corporate Training & Campuswide Costs (Financial District Properties, Private Developer)

Uses Sources

Tech 1 Light Manufacturing, Industrial Incubator, Makerspace, (Not‐for‐Profit)



 
5. Status of expected financing and financing gap 

 
A development agreement for the Tech 2 building on the TechWorks Campus was signed by the City of 
Waterloo, Financial District Properties, and Cedar Valley TechWorks, and passed by City Council on 
October 14, 2013.  National historic tax credits were pursued by the developer for the project, but were 
not granted, which was highly unusual since state historic tax credits were granted to the project. IRA 
funds of $8 million will fill the gap that was created by the loss of potential national historic tax credits 
and thus significantly enhance the project’s fit-and-finish and project features. The development 
agreement will be amended and finalized to reflect the use of Iowa Reinvestment District funds in the 
project. A Memorandum of Understanding outlining the expected amendments to the existing 
Development Agreement is included in Attachment B.1.1. Final terms on financing, development 
agreements, and documents will be finalized prior to closing on the financing/mortgage, per the enclosed 
document from First Midwest Bank (Attachments B.1.5 and B.1.6.)  . More detail on sources of funds was 
provided by Financial District Properties in Attachments B.1.2 – B.1.9, including letters from participating 
banks and other financing documents. 

 

The Tech 1 building on the TechWorks Campus is underway on a floor-by-floor/tenant-by-tenant basis 
as funds and tenants are being identified as part of a multi-partner redevelopment strategy.  Renovation 
on the first and second floors started in summer of 2014. Iowa Reinvestment District funds of $3 million 
would be used to continue fit-out this space, including needed HVAC and utility systems, wall insulation 
and window upgrades, floor and other interior finishes, and tenant improvements. TechWorks has met 
with local banks to discuss a future loan for the additional $3 million of Iowa Reinvestment Districts 
funds in Project #1, which are allocated to the Tech 1 Light Manufacturing, Industrial Incubator, 
Makerspace building. The financing terms for this portion of Iowa Reinvestment District funds will be 
determined before the completion date of the Tech 2 Mixed-Use Hotel/Corporate Training project 
(anticipated in April 2016).  

 

6. Expected state hotel/motel tax and/or state sales tax projections over 20 years. (Provide assumptions and detail 
related to these projections.) 

The overall Project Area #1 is expected to produce approximately $555,000 in annual state sales tax at 
full build-out, with that revenue level scaling up over the first five years of the project (2016-2020).  
Project Area #1 is expected to produce $307,476 in annual state room tax. Over 20 years, these revenues 
add up to a cumulative level of over $4.7 million in sales tax and over $6 million in room tax. Please see 
the attached spreadsheet, labeled Attachments B5 and B6 for assumptions and detail. 

  



 

7. Visual aids and supporting project plan documents which enhance the understanding of the project 
 

Attachment B.1.1 Memorandum of Understanding on Development Agreement Amendments  

(dated 1/22/15) 

Attachment B.1.2 Development Agreement between City of Waterloo, Financial District 
Properties, and Cedar Valley TechWorks (dated 10/14/13) 

Attachment B.1.3 Financial District Properties’ Description of Sources for Tech 2 

Attachment B.1.4 Financial District Properties’ Sources & Uses and Cash Flow Statement 

Attachment B.1.5 Terms and Conditions Letter from First Midwest Bank 

Attachment B.1.6 Supplemental Letter from First Midwest Bank on Next Steps for 
Underwriting for the Mixed-Use Hotel/Corporate Training Project 

Attachment B.1.7 State Historic Tax Credit Program Award Letter 

Attachment B.1.8 Letter from Commerce Bank re: Commitment to Selling Tax Credits 

Attachment B.1.9 State-Issued Brownfield Tax Credit Contract  

Attachment B.1.10  Hotel Ownership/Operator Memorandum of Understanding   
Attachment B.1.11   TechWorks Campus Rendering, Looking North (Graphic B.1.11) 

Attachment B.1.12  Tech 2 Lobby and First Floor, Second Floor, Fifth, and Sixth Floor Plans  

(Graphics B.1.12)  

Attachment B.1.13  Tech 2 Hotel and Corporate Training Building Cut Sheet (Graphic B.1.13) 

Attachment B.1.14  Tech 1 Light Manufacturing, Industrial Incubator, Makerspace Section  

(Graphic B.1.14) 
 

8. A feasibility study for the proposed TechWorks Campus Reinvestment District, including each 

project, was provided by Smart Solutions Group and is included in Attachment B.4. 





























































































Date: January 23, 2015 

Description of Sources of Funding for Tech 2: Mixed‐Use Hotel, Corporate Training, & Campuswide 

Site Improvements 

Provided by: Financial District Properties 

Tax Credit Equity: State Historic Preservation Tax Credits of $8.5 million and State Brownfield/Grayfield 

Tax Credits of $0.5 million1 have been awarded and will be sold to generate cash flows for the project. 

Funding from the sale of tax credits is contingent on certification of cost, determined by an independent 

audit upon the completion of the project. This source of funds will be covered during the construction 

period by a bridge loan. Currently, Financial District Properties has a commitment to sell tax credits 

through Commerce Bank in St. Louis, with purchase of credits planned by Enhanced Historic Credit 

Partners of St. Louis. Only 89% of credits are able to finance construction because of the terms of the tax 

credit sale.  

City Development Agreement Funds (TIF Loan): Financial District Properties (FDP) entered into a 

development agreement with the City of Waterloo, which includes “City Development Agreement 

Funds” (as listed in the sources/uses table) as a source of $12,750,000. This source of funding includes a 

requirement of $6 million of site improvements, which is made up of $3.4 million for the west end of the 

TechWorks Campus (nearly complete) and an additional $2.6 million of site work costs for both Tech 1 

and Tech 2.   

TechWorks Campus Reinvestment District Funds: TechWorks Campus Reinvestment District funds of $8 

million will be included as a source of funding (listed as “City Iowa Reinvestment Act Funds” in 

sources/uses table). These funds are anticipated to be borrowed by the City of Waterloo and the terms 

will be outlined in an amendment to the existing development agreement. Repayment is planned to be 

covered by revenues generated in the TechWorks Campus Reinvestment District. The developer will 

make payments on the IRD fund interest, which will also be required in the terms of the revised 

development agreement. The project budget includes two years of bond payments ($1,126,000) to 

cover the project during the construction period and an additional commitment from Financial District 

Properties of $130,000 of annual payments to ensure timely repayment of bonds. TechWorks Campus 

Reinvestment District revenues are estimated based on 70% hotel occupancy rates at an average nightly 

rate of $112 per room. Estimated restaurant gross annual revenues include restaurant and room service 

revenues estimated at $3.9 million and catering revenue estimated at $2.3 million. Total estimated state 

room tax and sales tax revenues to be generated by Tech 2 will be approximately $477,000 in its second 

full year of operation. 

Financial District Properties has invested 4.5 years and hundreds of thousands of dollars into the Tech 2: 

Mixed‐Use Hotel, Corporate Training, and Campuswide Site Improvements project. Most of the 

developer fees will be deferred beyond construction. In addition, the principal of Financial District 

Properties will be providing personal guarantees on the mortgages and loans.  

                                                            
1 State Brownfield/Grayfield Tax Credits may not be available due to recently passed Iowa legislation. The 
developer is pursuing clarity on use of the credits as of 1/23/15. 






























