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SECTION A – Project and Eligibility 
 

Name of Project/District:    Grinnell Historic Downtown and Campus Confluence___________________________________ 

Date Submitted: February 29, 2016    Pre-application ☐  Final application ☒ 

 
Applicant: (must be a municipality): City of Grinnell__________________________________________________ 
 
Contact Name:  Russell L. Behrens_____________________________________________________________________ 
 
Address:  927 Fourth Avenue_____________   City:  Grinnell        State: Iowa    _______    Zip:   50112  
  
Telephone: (641) 236-2600     Email: rbehrens@grinnelliowa.gov 
 
Federal Identification Number:     42-6004734  
 
Size of Proposed District:  _____24.99 Acres_________ 
 
Are the parcels contiguous, physically connected?  Yes  No    
 
Please describe: 
 
The Grinnell District is slightly less than 25 acres of contiguous land encompassing approximately 75% of the 
downtown and a portion of the southwest corner of the Grinnell College Campus. We have included several 
properties throughout the downtown that have a high probability of being redeveloped during the life of this district. 
This IRA funding will be a significant catalyst to the redevelopment of property in the downtown. The 25 acres is 
located almost entirely within the Grinnell Cultural and Historic District in the center of the community and entirely 
within the Grinnell Urban Renewal Area.  
 

1. Please provide an overview of the proposed Iowa Reinvestment District.  Please demonstrate in your 
explanation that the real property will be directly and substantially benefited by development.  

 

The Grinnell Historic Downtown and Campus Confluence Iowa Reinvestment District (the 'Grinnell District') 
proposal includes projects totaling $157.2 million. 

The Grinnell District will include the following: 

o $8.8 million for the redevelopment of the Grinnell Community Center as a boutique hotel and 
event center.  

o  $8.0 million for the Downtown Public Investment Projects involving: 
  Enhancement of Central Park including new performance stage, pavilion, restrooms, 

landscaping, lighting, open air gathering space, and play areas. $3 million total project 
budget. 

 The fifth and final phase of the reconstruction of the public infrastructure in the 
downtown. This will cap off a project that has spanned 15 years and invested more than 
$18 million. $5 million total project budget. 

o $30.4 million for the development of a mixed use area at the confluence of Grinnell's Historic 
Downtown and the Grinnell College Campus. A new Campus Store will anchor this 
redevelopment. This Campus Store will combine the existing downtown bookstore and the on 
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campus bookstore, while also greatly expanding the product offerings and services. We request 
that this be accepted as a new business due to the construction of the new building, combining 
of the two existing stores, and the expansion of the product offerings and services. 

o $110 million for Grinnell College Campus improvements. This includes a new admissions and 
welcome center, a new Humanities and Social Studies facility, and comprehensive landscape 
improvements including the entrances, periphery, and connection to the downtown 
redevelopment zone. 

All of the funding for the Grinnell District is utilized to directly benefit real property or as incentives to 
businesses locating in real property improved by this project. The project amounts shown above do not include 
any funding for programming or administrative expenses. The only costs included are those directly related to 
the development, construction, and equipping of these capital projects.  

The projects listed above will significantly increase the real property values in the Grinnell District. The 
Community Center building that is being repurposed for the boutique hotel and events center currently has no 
taxable value as it is owned by the City of Grinnell. Working with the project developer, Christensen 
Development, and the County Assessor we are estimating the taxable value of the completed project to be $4.5 
million. The Downtown Public Investment Projects will invest $8.0 million to benefit real property. These 
projects will support the many small businesses that currently exist and help to spur additional business 
development in the downtown. 

The redevelopment of a mixed use area at the confluence of the historic downtown and the Grinnell College 
campus is more defined now than at the time of the pre-application; however it is not as highly defined and 
developed as the other components of this proposal. We will continue to work with project consultants to give 
even more definition to this area.  Based on estimates and given there is initially $10 million in catalyst 
investment, we anticipate that the taxable value added by this aspect of the proposal would be $5 million 
minimum initially and $15 million upon completion. 

Grinnell College recently completed a project on their campus similar in scale to the $110 million improvement 
included in this proposal. That project, the Charles Benson Bear Athletic Facility, has an assessed value of 
$73,053,200. Using this project as a guide, we estimate the $110 million in campus improvements will increase 
the assessed value by $65 million.  

Following your description, please provide the following attachments: 

A1 – Resolution by the Governing Body 
A Resolution by the governing body which contains the following: intent to establish an Iowa Reinvestment 
District, approval of the district plan, and a finding that the area in the proposed district is an area suitable for 
development is attached as Appendix A, Resolution Establishing Reinvestment District. 

A2 – Urban Renewal Zone Documentation 
Documentation that the district is located within an Urban Renewal area is attached as Appendix B, Urban 

Renewal Zone Documentation. 

A3 – Detailed Map of Reinvestment District 
A detailed map of the proposed Iowa Reinvestment District depicting the existing parcels of real estate located 
in the proposed district is attached as Appendix C, Detailed Map of Reinvestment. 
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A4 – Names and Addresses of Parcel Owners 
A list of the names and addresses of the owners of record of the parcels to be included in the proposed district is 
attached as Appendix D, Names and Addresses of Parcel Owners. 

A5 – Legal Description of Boundaries 
A legal description of the real estate forming the boundaries of the area to be included in the proposed district is 
attached as Appendix E, Legal Description of Boundaries. 

A6 – Substantially Benefited Real Property 
Documentation substantiating the explanation that real property will be directly and substantially benefited is 
attached as Appendix F, Substantially Benefited Real Property.  
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SECTION B – District Plan 
1. In the chart below please list each proposed project within the district and total capital investment 

associated with the project.   

Table 1 - District Plan 

Proposed Projects Total Cost 

Downtown Boutique Hotel and Events Center $8,828,794 

Downtown Public Investment Projects $8,000,000 

Zone of Confluence $30,400,000 

Grinnell College Campus Improvements $110,000,000 

Total $157,228,794 
 

2. Amount of State Assistance Needed $  6,850,000    
Note: this amount cannot exceed 35% of the total cost proposed within the District and should be supported by expected tax revenues within 
the district over 20 years or less. 
 

We are requesting $6,850,000 or 4.4% of the $157,228,794 total project cost. 
$157,228,794 / 9,218 Grinnell 2010 population = $17,057 per capita expenditure on project. 

 

3. Provide a description of how the state assistance will be used within the Reinvestment District, and identify 
the gap in financing needed to complete the proposed projects in the district. 

Table 2 - Proposed Distribution of State Assistance 

Project Element State 
Assistance 

Percent of 
Total 

Funding Gap 

Downtown Boutique Hotel and Events 
Center 

$2,580,000 37.7% $2,580,000 

Downtown Public Investment Projects $1,525,000 22.2% $1,525,000 

Zone of Confluence, Including New Campus 
Store 

$2,135,000 31.2% $2,135,000 

Grinnell College Campus Improvements, 
Including New College Admissions and 
Welcome Center, Grinnell College Campus 
Landscaping Improvements, and New 
Humanities and Social Studies Facility. 

$610,000 8.9% $610,000 

Total $6,850,000 100% $6,850,000 
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Figure 1 - Projected Distributions by Year 

 

Figure 1 illustrates the projected annual distribution amounts the projects within the proposed City of 
Grinnell Reinvestment District will accrue from the Reinvestment Fund Account (RFA) over the 20-year 
planning horizon. 
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Figure 2 - Projected Cumulative Distributions by Project 

 

Figure 2 illustrates the amounts and timing of IRA distributions to individual projects from an actual dollar 
perspective.  

 

Assumptions and Sources of Variables 
There are several key assumptions and variables used consistently for each project.  Rather than restating them 
in each project section they are placed in this location in front of the individual project detail.  The economic 
impact information presented for each project is specific to that project relative to Direct and Indirect impacts. 

The Economic Impact Study in Section C will provide an overall analysis that includes Direct, Indirect and Induced 
impacts of the Grinnell Reinvestment District Project. 

Construction Costs Subject to Sales/Use Tax 

Since the projects included in this application are not at the stage where detailed bid specifications have been 
completed, input from industry sources was used to estimate the portion of construction costs subject to state 
sales/use tax.  Based on the input from two industry experts, 40% was used to calculate the portion of 
construction costs subject to sales/use tax. 

Chad Bunner Neumann Brothers Approximately 40% to 45% of construction costs 
for the Grinnell Mutual conference center project 
were subject to sales/use tax. 

Marc Gullickson Ryan Companies, Inc. Rule of Thumb: 40% of typical construction cost is 
subject to sales/use tax. 
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Inflation Factor 

When projecting financial results over a period of 20 years it is imperative that inflation is included as a factor.  
According to the Congressional Budget Office’s report, “The Budget and Economic Outlook: Fiscal Years 2016 To 
2026”1 the rate of inflation as measured by the price index for personal consumption expenditures will move up 
gradually to the Federal Reserve’s goal of 2 percent, hitting that mark in 2017 and beyond”.  As such, an inflation 
factor of 2.0% was used in the financial projections for this application. 

Figure 3 - Inflation Projection through 2026 

 

Estimated New Employee State Income Tax 

Since every individual’s tax status is different, information found in the Iowa 2013 Individual Income Tax 
Statistical Report was used. The table below shows 10,833 returns (tax year 2013 filed in 2014) for Poweshiek 
County with a total tax liability of $15,337,494.  This represents an average annual tax payment of $1,416 per 
return or 3.62% of Adjusted Gross Income.  Since the new jobs added by this project and others in the 
reinvestment district will be average or above average pay positions, a 4% rate multiplied by the salary 
estimates has been used to calculate the anticipated Iowa income tax contribution for the projects contained in 
the City of Grinnell Reinvestment District. 

                                                           

1 https://www.cbo.gov/publication/51129 
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Table 3 - Tax Year 2013 - Tax Liability by County 

 

Independent Assessment of Application 

In accordance with IEDA administrative rules, an independent review of the feasibility of each project included in 
the City of Grinnell’s Iowa Reinvestment District application has been completed. Additionally, an independent 
economic impact study for both local and state areas has been conducted. This work has been performed by 
Decision Innovation Solutions of Urbandale, Iowa. Please see Appendix G, Credentials of Study Authors for 
additional information on credentials and expertise in these areas. 
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B1 Boutique Hotel and Event Center 
B1.1 Description and type of project (i.e. new lessor, new retail establishment, public improvement, etc.). 

The new boutique hotel and events center will be a new lessor. This entire project is located within a single 
building and will repurpose the Grinnell Community Center into a 38-room boutique hotel and events center. 
The Community Center is located in the Grinnell Cultural and Historic District and listed as a contributing 
building within the Grinnell Downtown Historic District. The project is being led by Christensen Development. 
The City of Grinnell and Grinnell Center, LLC, the project’s investment group, are negotiating a purchase 
agreement for the sale of the Community Center building from the City of Grinnell to Grinnell Center, LLC. The 
purchase agreement will not be executed until funding sources are secured. 

Community leaders believe the highest and best use of the Community Center building would be to repurpose it 
as a boutique hotel and events center.  The downtown boutique hotel and events center is suited to better 
utilize this building, and repurposing it will add this building onto the tax rolls for the first time in the building's 
history. City of Grinnell offices and other agencies currently housed in the building will be relocated to available 
office space elsewhere in the downtown. City of Grinnell offices occupy 6,000 square feet of the 50,000 total 
square feet in the Community Center. The balance of the space is utilized by tenants such as the Prairie Lakes 
Church, Grinnell Housing Authority, approximately ten other micro-tenants, and common spaces. 

The Grinnell City Council has consistently listed repurposing of the Grinnell Community Center as its highest 
priority for several years and again in their most recent planning session in April 2014. Below is an excerpt from 
that report: 

The participants reviewed potential projects, programs, policies and initiatives for consideration and selected 
the following as priorities for the upcoming 12 – 24 month period (listed in priority order): 

a. Repurpose the Community Center. Currently a design is being created to repurpose the facility 
as an events center, hotel rooms, and associated office space. This option has the support of the 
group. The group felt once this is accomplished finding a solution for the Veterans Memorial 
Building is more likely. 
 
 Action Items: 
Develop a concept design plan and pro forma in partnership with a private developer. Pursue 
state and federal historic tax credits in July 2014. Work with community partners that might 
have a role in this project such as Grinnell College, Chamber of Commerce, the Grinnell Tourism 
Committee, the Iowa Transportation Museum Board, businesses that are impacted (such as 
jewelry store, restaurants, flower shops, food service, hotels, and churches as examples). 
Periodic progress reports to the City Council starting June 2014. 

The Community Center location is ideal for a boutique hotel and events center. It will serve as an anchor and 
traffic generator for our downtown, adding vitality to the heart of our city. Increasing downtown vitality has 
been identified as a priority by the City of Grinnell, Chamber of Commerce, and Grinnell College. Downtown 
business owners and property owners are also supportive of the project. The Grinnell College campus, fifteen 
restaurants, numerous retailers, Central Park, the public library, two art galleries, our restored triplex movie 
theatre, and five churches are all located within a three block radius of the Community Center, making it an 
appealing location to both event planners and hotel guests.  Louis Sullivan's Merchants National Bank, our most 
treasured historic property and the centerpiece of community branding efforts, is located less than 300 feet 
from the proposed hotel and events center. 
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The boutique hotel and events center project will bring new life and a defined purpose to the Community Center 
building. This project ties in very nicely with improvement plans for Central Park, which is located directly south 
of the Community Center. The south entrance for the events center will be modified to improve the 4th Avenue 
facade of the Community Center. The primary entrance at this location will create great synergy with the 
proposed performance stage at Central Park as well as the many community events and festivals that take place 
in Central Park. The primary entrance for the hotel will be on the historic Park Street side of the building.  The 
complimentary aspects of the hotel, events center, and Central Park will contribute significantly to downtown 
vitality and to a positive visitor experience. Central Park improvement plans are also included in this IRA pre-
application.   

The boutique hotel and events center will be a private for-profit business and will not be owned or managed by 
the City of Grinnell. The boutique hotel and events center will be jointly operated, allowing the building's two 
core functions to compliment and support each other while also benefiting from economies of scale in 
marketing and staff resources.  

A downtown boutique hotel and events center in Grinnell has been discussed and researched for more than ten 
years. The availability and location of the Community Center building, the possibility of attaining state and 
federal historic tax credits, the possibility of approval of this IRA application, a committed investor group, and 
Christensen Development's involvement combine to create a tremendous opportunity to make this project a 
reality for our community.  

Boutique Hotel 

A boutique hotel in Grinnell will help to recruit college students, accommodate business clientele, and attract 
leisure travelers who have greater disposable income. Visitors are becoming more aware of design, expect a 
higher level of service, and increasingly seek an experience instead of a standardized product. An upscale 
boutique hotel will add variety to Grinnell lodging options, allowing our community to capture additional 
overnight stays and hotel-motel tax revenue. This will also be the only locally owned hotel in the community. 

The boutique hotel will have thirty-eight rooms. It will have upscale finish and furnishings. A patio out front will 
be inviting to both locals and visitors, providing a gathering place for meetings, intimate events, and relaxation. 
Targeted customer segments are business travelers, leisure guests, college visitors, social event-goers, and 
conference attendees. A 24-hour staffed front desk, networking lobby hub, small breakfast/bar area, free 
parking, and wireless internet are some of the amenities that will contribute to the guest experience. 

In 2007, Orchestrate Hospitality studied the feasibility of a downtown hotel project. The 20-room project 
assumed a 2009 occupancy rate of 65% with an average daily rate of $90 increasing to $105 in four years. In 
2009, Patek Hospitality Consultants studied a proposed 70-room Hampton Inn to be located at the Interstate in 
Grinnell. The study projected the hotel’s occupancy would be 68% with an average daily rate of $94, indicating 
significant demand for a more upscale product. 

Event Center 

Grinnell has a strong need for this type of event venue, specifically a venue that can host large gatherings. In 
2011, Patek Hospitality Consultants analyzed demand for event venues in Grinnell. Their study concluded that 
there was indeed demand for an event center, that it should be between 5,000 and 6,000 square feet, and that 
it would primarily attract social events while also attracting corporate and association groups.  

Targeted events are social events (weddings, reunions, fundraisers), corporate events (trade shows, meetings, 
symposiums), and entertainment events (live performances, concerts, hobby shows).  Due to the presence of 
Grinnell College and other dynamic corporations, Grinnell is positioned to host existing events that currently 
take place outside of the area while also creating new events to meet the demands of our business community. 
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The addition of a downtown events center will bring event-goers right into the heart of downtown, allowing us 
to showcase our historic downtown to visitors. 

The events center will have a 5,000 square foot ballroom, which will seat 300 people at banquet tables or 500 
people in assembly seating. The event center will have breakout and pre-function space accommodated in the 
two mezzanines overlooking the main event space. Grinnell's location in Central Iowa along Interstate 80, 
situated in the middle of our state's largest population centers, makes it an attractive site for meetings and 
special events because it is convenient for participants who are scattered across the state. 

The events center will generate additional catering sales for our community. An important component of the 
events center is that it will not offer internal catering. Event planners will be able to choose any local restaurant 
or caterer to provide food for their event. This provides greater variety and choice to the planner, and will also 
serve as an additional revenue stream for the existing restaurants in our community. The event center will retain 
a percentage of all food sales and will hold the liquor license. The events center will perform the billing for all 
services, in essence buying the goods and services wholesale and reselling them to the customers. The 
Community Center currently has a nearly perfect commercial kitchen with all the necessary equipment to act as 
a serving kitchen for local restaurants. 

It is important to note that the downtown events center will complement, not compete against, the employee 
education and training center at Grinnell Mutual Reinsurance Company. The new GMRC training facility will be 
utilized almost exclusively for the training and development of their workforce and is not intended to host public 
events. The increased number of GMRC meetings and trainings taking place in Grinnell will result in additional 
corporate hotel stays in our community and the possible need for banquet event space during multi-day GMRC 
events. 

Table 4 - Boutique Hotel / Events Center - Uses and Sources of Funds 

Boutique Hotel and Events Center 

Funding Uses  Funding Sources 

Building Acquisition and 
Transaction Costs 

$738,000  Private Equity $1,050,000 

 Finance, Tax, Environmental, 
Historic, Legal and Accounting 
Consultants 

$215,794  Iowa Reinvestment 
District 

$1,524,423 

Building Remodeling $5,319,000  First Mortgage $3,252,847 

Furniture, Fixtures, and 
Equipment 

$1,057,000  Tax Increment 
Financing Loan 

$980,020 

Architectural Design and 
Engineering 

$225,000  State Historic Tax 
Credits  

$1,467,854 

Interest Reserve $264,000  Local Hotel Tax 
Rebate 

$553,650 

Development Fees $350,000   $ 

Contingency and Working 
Capital 

$660,000   $ 

Total Project Budget $8,828,794  Total Funding Sources $8,828,794 

B1.2 Expected Timeline. 

Grinnell Center, LLC is awaiting the approval of two pieces of financing, the State Historic Tax Credits and the IRA 
funding, before beginning this project. On December 22, 2015, the project was approved by the National Park 
Service/SHPO for the Historic Tax Credit – Part 2: Description of Rehabilitation.  They anticipate being notified of 
the status of an allocation for the state historic tax credits for this project in July 2016. If Grinnell Center, LLC is 
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awarded the state historic tax credits and also receives approval of this IRA application, final aspects of project 
development will begin immediately. They expect construction to commence in 2016 with the boutique hotel 
and event center opening 10 months later. 

B1.3 Detailed budget for the project. 

Table 5 - Detailed Budget - Boutique Hotel and Events Center 

Expenditure Project Component 

$38,000 Building Acquisition Costs 

$700,000 Building Acquisition 

$225,000 Architecture Engineering and Design 

$175,000 Consultants, Finance , Tax Credit 

$11,672 Environmental, Historic 

$29,122 Legal and Accounting 

$4,919,000 Contractor Bid 

$200,000 Boutique Designer 

$175,000 Project Manager 

$25,000 Landscaping 

$150,000 Contingency 

$1,057,000 Furniture Fixtures & Equipment 

$264,000 Interest Reserve 

$350,000 Project Development Fee  

$10,000 Pre-Opening Costs 

$500,000 Working Capital 

$8,828,794 TOTAL EXPENDITURE 

B1.4 Expected debt associated with each project. 

Grinnell Center LLC plans to obtain a loan to complete the project in the amount of $3,252,847. If awarded 
funding from the IRA District, Grinnell Center LLC will also work with other development partners to obtain a 
loan in the amount of $1,524,423 to 'monetize' the IRA incentive. $1.5M is the net present value, or the 
maximum amount a bank will lend, on the $2.58M.  Christensen, one of Des Moines’ well respected developers, 
has preliminary approval from Lincoln Savings Bank to obtain financing for the mortgage as well as the TIFF and 
IRA monetization.  

B1.5 Status of expected financing and financing gap. 

The private equity has been pledged to the project by investors who have experience and expertise in property 
development and management. This group will be the long-term owners of the building and the business 
running the boutique hotel and event center.  

The Grinnell City Council has discussed providing tax increment financing incentives as described and approved 
the concept by consensus. The project is within the Grinnell Urban Renewal Area and eligible for benefits. 
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Grinnell Center LLC has completed and submitted the applications for historic tax credits (pending allocation in 
July 2016). If the IRA application is accepted and the state historic tax credits are awarded, they believe they are 
positioned to move forward with a project that has excellent long-term viability. It is worth noting here again 
that Grinnell Center LLC has received approval of their Part 2 for this project from the National Park Service / 
SHPO (Appendix H – SPHO Conditions Sheet – Part 2). 

B1.6 Expected state hotel/motel tax and/or state sales tax projections over 20 years.  

The Boutique Hotel and Events Center is expected to commence operations in 2017.  This business will generate 
hotel/motel tax from the rental of 38 rooms and sales tax receipts from the events center. The economic impact 
study includes sales tax and hotel/motel tax collected beginning in 2017, however the commencement date for 
our proposed Iowa Reinvestment Act district is expected to be set late in 2018. Because of this, the 20 year 
projections illustrated in the following table are for 2019 through 2038. 

Table 6 - Hotel/Motel and State Sales Tax Projections 

Hotel/Motel Tax and State Sales Tax Projections 
 Category Estimated Receipts Projected Tax 

Receipts 
Projected IRA 

Deposits 

Hotel/Motel Tax $33,980,265 $1,699,013 $1,699,013 

Retail Sales Tax 
$23,622,832 $1,417,370 $944,913 

Total 
$57,603,097 $3,116,383 $2,643,926 

Source: Grinnell District Application Supporting Data  

B1.7 Visual aids which enhance the understanding of the project 

Figure 4 – Grinnell Community Center – East Side 

 

Above is the east side of the Community Center. Its three floors will house a total of 38 hotel 
rooms. The façade on this side of the building will essentially remain unchanged. 
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Figure 5 - South Side Community Center 

 

The south side of the Community Center, which faces Central Park, will serve as the primary 
entrance for the events center.  

Figure 6 – Boutique Hotel - First Floor Plan 

 

This is the preliminary floor plan for the first floor. The second and third floors house the 
remainder of the hotel rooms (there are no upper floors above the event space). 
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Figure 7 - Boutique Hotel - Second Floor 

 

 

Figure 8 - Boutique Hotel - Third Floor 
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Figure 9 - Photos of typical fit & finish and site amenities 

  

This is a mood board developed to depict the fit and 
finish anticipated for the boutique hotel and events 
center. 

This is a representation of the fit and finish in the 
lobby. 

  

This is a representation of fit and finish in guest 
rooms. 

Typical fit and finish for on-site amenities. 

  

The ballroom will feature a mezzanine area similar to 
this photo example. 

This is an example of a patio/bar area which will be 
included as a hotel amenity. 
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B1.8 Feasibility study conducted by an independent professional 

This feasibility study evaluates the proposed repurposing of the Grinnell Community Center into a 38-room 
boutique hotel and events center. Since the building is located in the Grinnell Cultural and Historic District and 
listed as a contributing building within the Grinnell Downtown Historic District this project is eligible for State 
Historic Tax Credits. The City of Grinnell proposes to sell the property to the developer, Grinnell Center LLC. This 
transaction will add the property to the tax rolls, thereby increasing property tax receipts. For additional 
information regarding budgetary and financial projections (as applicable) related to this project, please see 
Appendix H, Project Financials. 

B1.8.I Projected Annual Gross revenue 

The proposed Boutique Hotel and Events Center is expected to begin operations in the 4th quarter of 2017.  A 
pro forma statement prepared by Christensen Development was used as a starting point for developing the 
financial analysis model for this project.  Occupancy rates were adjusted based on information from the Patek 
Hospitality and Orchestrate Hospitality studies.  The initial occupancy rate in 2017 was set at 60% and then 
gradually increased to 75% in 2027 and then maintained at 75% for the remainder of the 20-year projection. 

The following table summarizes the new hotel and events center’s projected gross revenue for the project 
period.  Except for Bar/Patio/Auxiliary, event center sales will be purchased wholesale from vendors and billed 
with retail sales tax by the hotel.  The Gross Revenue 20-year total includes years 2019 through 2038. 

Table 7- Project Gross Revenue - Boutique Hotel / Events Center 

Category Gross Revenue 20-Yr 
Total 

Boutique Hotel  

Room Rental $33,980,265 

Bar/Patio/Auxiliary $8,409,940 

Boutique Hotel Total $42,390,205 

Event Center  

Ballroom Rental $1,499,044 

 Per Plate Charge $1,807,447 

Catered Food  $9,985,198 

Beverage Sales $910,043 

Ticket Sales  $505,580 

Tix Event Bev Sales  $505,580 

Total Event Center $15,212,892 

Grand Total $57,603,097 

The financial statements developed for this project (Appendix H) were built using conservative variables for 
occupancy and room rates. Given assumptions outlined previously, the financial projections covering the project 
period indicate the Boutique Hotel and Events Center has the potential of being a successful and profitable 
business venture. 
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B1.8.II Explanation of Economic Impact 

The direct economic impact of these infrastructure projects will be derived from construction and operations 
activities. More detailed direct and indirect economic impact estimates (using the IMPLAN modeling system) are 
provided in Section C. The increase in Hotel/Motel tax collections and retail sales tax collections are included in 
the direct economic impact table below.  Indirect economic impacts are listed in the table in that section.  The 
direct and indirect economic impacts attributed to the Boutique Hotel/Event Center are projected to be 
$8,123,942. 

Table 8 - Direct Economic Impact - (2017-2038 Total) 

 

The indirect economic impact from the new Hotel / Event Center was determined by using the estimated 
number of visitors and assigning a “Spend per Visit”.  This approach assumes the visitors will make additional 
purchases while they are in the community.  Typical purchases would be food, fuel, services, and entertainment. 

Table 9 - Indirect Economic Impact (2017-2038 Total) 

 Visitor Count Spend 
Per Visit 

Sales Tax 
Receipts Lodging Visitors 339,134 $20 $406,961 

Events and Meetings 1,117,463 $15  $1,005,717 

Ticketed Events 55,900 $25  $83,850 

Total Indirect Economic Impact   $1,496,528 

Source: Grinnell District Application Supporting Data 

Source: B1.8.III Estimated Number of Visitors and Customers 

 

  

Direct Economic Impact

Full Term Benefit Description

Room Rentals / State 1,768,580$                                 Room rentals times 5% state hotel/motel tax

Room Rentals / City 2,476,012$                                 Room rentals times 7% city hotel/motel tax

Construction/Bldg 138,523$                                    Sales Tax at 6% times 40% of construction costs

Constuction/Furniture & Fixtures 63,420$                                       Sales Tax at 6% times full cost of furniture & Fixtures

Employment 262,198$                                    State Individual Income Tax at 4% of estimated AGI

Property Taxes 1,005,907$                                 Property taxes due to increased property values 

Retail Sales Taxes Rental & Other 912,774$                                    Sales Tax at 6%

Total 6,627,414$                                 

Source: Grinnell District Application Supporting Data
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B1.8.III Estimated Number of Visitors or Customers 

The Boutique Hotel and Event Center will draw visitors to the community through its lodging services and 
through the event center.  According to a 2014 summary report produced by the American Hotel & Lodging 
Association (AHLA) 41% of lodging customers traveled for business and 59% traveled for leisure.  The typical 
business stay is one person and the typical leisure stay is two persons.  Using projected occupancy rates a total 
of 213,292 rooms will be rented during the project period.  The following table shows the estimated number of 
lodging visitors based on the above criteria. 

Table 10 - Boutique Hotel / Events Center Estimated Lodging Visitors 

Estimated Lodging Visitors 

 Room Nights Rented Number of Lodging Visitors 

Business Travel 87,450 87,450 

Leisure Travel 125,842 251,684 

Totals 213,292 339,134 

Estimates for utilization of the Events Center are based on actual experience reported by a similar facility 
located in Denison, IA.  The following table provides a breakdown of the types of events and anticipated visitors.  
The project period (including activity prior to the commencement date) is estimated at 21.5 years.  Over that 
period a total of non-resident visitors attending events at the Event Center is projected to be 787,717 visitors. 
Over the same period 415,746 resident visitors are expected to visit the Event Center. 

Table 11 - Events Center Visitor Projections 

Hotel Events Center Visitor Projections 

 Visitor Attendees Resident Attendees 

Event 
Type 

Annual Project Period Annual Project Period 

Events 
With 
Meals 

33,100 711,650 16,275 349,913 

Ticketed 
Events 

2,680 57,620 1,320 28,380 

Events 
Without 
Meals 

858 18,447 1,742 37,453 

Totals 36,638 787,717 19,337 415,746 
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B1.8.IV Description of the Unique Characteristics of the Project 

There are several features of this project that contribute to its uniqueness. We will touch on them here and 
again when addressing the uniqueness of the entire project collectively later in this proposal. 

 The project is located in the Grinnell Cultural and Historic District. 

 The project repurposes an existing historic building. This results in less required capital investment, 
thereby contributing to the project's likelihood of success. 

 The project has received approval of the Part 2 by the National Park Service/ SHPO in regard to historic 
tax credits. 

 The project development team and investor group includes Steve Holtze who is a Grinnell College alum, 
Grinnell College Trustee, and owner of the Magnolia Hotels, arguably the most successful and well 
known chain of boutique hotels in the United States.  The team also includes Jake Christensen of 
Christensen Development. Mr. Christensen is a successful Des Moines based developer specializing in 
historic rehabilitation. His firm has also led the development of several hotel projects.   

 The project adds value to an existing structure and preserves the historic building instead of demolishing 
and replacing it. 

 The project combines the boutique hotel and events center into one building under the same ownership 
and management, allowing it to benefit from economies of scale. 

 The project will become an anchor in the downtown, increasing visitor traffic and downtown vitality. 

 The project will transform the downtown physically, socially, culturally, and economically as 
demonstrated in the many letters of support from the community included in this application. 

 The project complements the other projects outlined in this IRA pre-application. 

 The tremendous amount of planning for this project and the others included in this proposal have 
aligned these projects nearly perfectly for this opportunity. 
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B2 Downtown Public Investment Projects 
B2.1 Description and type of project (i.e. new lessor, new retail establishment, public improvement, etc.) 

This is a public improvement project that will complete the fifth and final phase of the public improvement 
updates in the downtown and completely rebuild Central Park into a hub for cultural and social events.  

Phase five of the public improvement project is the fifth and final phase of a 15 year effort to replace all public 
infrastructure in Grinnell's downtown.  The total investment for all five phases will exceed $18 million.  This final 
phase will include reconstruction of nine blocks of street including water mains, sanitary sewer mains, storm 
sewer lines, and streetscape enhancements. Three of these blocks are not within the IRA District but 
immediately adjacent.   

In addition to the public improvement projects, Central Park will undergo reconstruction to create a more 
dynamic space.  As the name implies, Central Park is located in the center of our community and serves as a 
gathering place for downtown residents, shoppers, visitors, and all community members. Central Park 
encompasses one entire city block forming the southeast boundary to the downtown. Central Park is positioned 
in a high-traffic area of our community and is a natural location for outdoor events and festivals. We feel it is 
important to continue to invest in this downtown asset. 

In 2014, the City of Grinnell engaged RDG Planning & Design to develop a Downtown Visioning Plan. RDG 
coordinated three days of listening sessions with more than 300 community members. The resulting plan 
included many suggestions for Central Park. Community members talked about the importance of Central Park 
as the center of community activity and as special piece of city history. The land for the park was gifted to the 
City of Grinnell by United States Congressman, ordained Congregational Minister, Grinnell College benefactor, 
and City of Grinnell founder Josiah Bushnell Grinnell.  

The Grinnell Parks Committee has finalized a new park improvement plan and has actively been fundraising over 
the past year.  Major park improvements will include: relocating the gazebo to the south side; construction of a 
60 person shelter with fireplace and restrooms on the east side; "Central Park Plaza" will include a water 
feature; and an amphitheater will be located on the northeast corner of the park.  A few minor park changes will 
include: a memory walk with memorial bricks; additional trees; park lighting throughout; and additional 
walkways throughout. 
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Table 12 - Downtown Public Investment Projects Budget 

 

Funding Uses  Funding Sources 

Site Preparation $0  Iowa Great Places $150,000 

Building Acquisition $0  Grinnell Hotel/Motel Tax $550,000 

Building Construction $2,700,00
0 

 Private Donations $700,000 

Building Remodeling $0  Iowa Reinvestment District $1,525,000 

Fixtures $0  City of Grinnell $700,000 

Architectural Design $300,000   $0 

Engineering Design $0   $0 

Construction Admin. $0   $0 

Site Preparation $0  Storm Sewer Fund Balance $300,000 

Building Acquisition $0  Sanitary Sewer Fund 
Balance 

$300,000 

Streets and Other Public 
Infrastructure 
 

$4,500,00
0 

 Water Fund Balance $100,000 

Building Remodeling $0  Grinnell College $400,000 

Fixtures $0  General Obligation Bond $3,275,000 

Architectural Design $0    

Engineering Design $500,000   $ 

Construction Admin. $0   $ 

Other $0   $ 

Total Project Budget $8,000,00
0 

 Total Funding Sources $8,000,000 

The improvements to Central Park will encourage and facilitate the site as a new dynamic public gathering place. 
These improvements will allow for temporary exhibitions of public art, the development of new festivals, and 
the expansion of existing community events such as Thursday Music in the Park and the Grinnell Farmers 
Market.  

The park design emphasizes the historic and geometric form of the urban park through enhanced physical 
connections and visual corridors through and at the edges of the park. The major pedestrian and visual 
connection southeast to northwest through the park links the historic locations of the Rock Island Railroad 
Station, E.W. Clark Memorial Fountain, and Louis Sullivan Merchants National Bank.  

An amphitheater is located at the northeast quadrant of the park to capitalize on the spillover activity space 
along the 4th Avenue corridor during large events and provide a physical gateway from Grinnell College 
northeast of the park. The performance area is oriented to allow spectators to view performances in a desirable 
northeast direction.  

The park improvements will enhance the investment being made in the Boutique Hotel and Events Center, 
which is located immediately to the north of Central Park. Visitors to the hotel and events center can access the 
park by simply walking out the south entrance of the main lobby. Central Park will serve as the front yard to the 
new boutique hotel and events center.  
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B2.2 Expected Timeline 

Based on past experience with these reconstruction projects in the downtown, the Phase 5 Infrastructure and 
Streetscape segment will likely be a two construction season project. Project plans and specifications are 
complete and this project is on schedule to begin in May 2016.  Construction on the project would occur during 
the 2016 and 2017 construction seasons. 

The park committee has authorized and completed a survey of the park so the final design process can occur 
winter 2016.   As of February 29, 2016 more than $600,000 had already been privately pledged to support the 
fundraising efforts for park improvements.  Fundraising over the past 12 months has gone well and construction 
is anticipated to begin in spring 2016 and complete in early 2017.  We anticipate bidding this project in April 
2016 and construction would begin in May/June 2016. 

B2.3 Detailed budget for the project. 

Table 13 - Detailed Downtown Public Investment Budget 

Downtown Public Investment Budget Expenditure 

Park Pavilion $350,000 

Restrooms $250,000 

Performance Stage $700,000 

Pavers, Concrete and Other Surfaces $350,000 

Park Lighting $190,000 

Interactive Water Play Feature $200,000 

Play Elements and Furniture $150,000 

Landscaping and Vegetation $140,000 

Utility Work $150,000 

Contingency $170,000 

Architectural and Professional Fees $350,000 

Street Construction, Removal, Subgrade Prep., 
Lights, Sidewalks, etc. 

$3,500,000 

Water Distribution System Improvements $400,000 

Sanitary Sewer Collection System Improvements $300,000 

Storm Sewer Improvements $300,000 

Engineering  and Professional Fees $500,000 

Total Expenditure $8,000,000 

 

B2.4 Expected debt associated with each project. 

The City of Grinnell may issue up to $2 million in the form of a General Obligation bond to allow the Central Park 
segment of this project to proceed in 2017. This bond will be necessary to 'monetize' the potential IRA funding 
and any private pledges that may extend beyond two years.  

The City of Grinnell may issue up to $3.8 million in the form of a General Obligation bond to allow the City 
Infrastructure and Streetscape portion of this project to proceed in 2017. All previous debt issued for the 
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reconstruction of the public infrastructure in the downtown has been retired using tax increment financing 
revenue and not our debt service property tax levy. The debt issued for Phase 1 has been retired and the debt 
issued for Phase 2 will retire in 2018. Revenue bonds issued for Phase 3 have been retired. Phase 4 was 
constructed in 2014 and 2015. This bond will be necessary to 'monetize' the potential IRA funding and to provide 
the $3 million in additional funding. 

B2.5 Status of expected financing and financing gap. 

We are still working to wrap up the private fundraising effort for Central Park. We are currently at approximately 
$600,000 and are confident we can reach the $700,000 goal. All other funding for the downtown public 
improvements project has been secured with the exception of the final approval of the IRA funding. Without the 
$1.525 million in funding from the IRA, the project as designed will not move forward. 

The city of Grinnell has a bond rating of A1 from Moody's Investor Service. The city will be able to obtain the 
funds as detailed above. 

B2.6 Expected state hotel/motel tax and/or state sales tax projections over 20 years.  

Since the Central Park – City Infrastructure and Streetscape project is an infrastructure project and it is likely to 
be completed prior to the commencement date there are no anticipated tax collections attributed to this 
project.  

B2.7 Visual aids which enhance the understanding of the project. 

Figure 10 - Overall Central Park Site Plan- Aerial Perspective 
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Figure 11 – Building Imagery Shelter 

  

 

Figure 12 - Site Materials 
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Figure 13 - Downtown Reconstruction Phases 1-5 

 

Map of Downtown Reconstruction Phases 1-5. 
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Figure 14 – Broad Street – Phase 2 completed 

 

This photo shows a segment of Broad Street completed as part of Phase 2 of the downtown 
reconstruction. 

Figure 15 – Phase1 - Downtown Reconstruction 

 

This photo shows the work completed in Phase 1 of the downtown reconstruction - 4th 
Avenue and Broad St. The building in the upper right hand corner with the American flag 
flying is Louis Sullivan's Merchants National Bank, Grinnell's most treasured historic property. 
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Figure 16 - Reconstructed Street in Historic Downtown 

 

2.8 Feasibility study conducted by an independent professional. 

This feasibility study evaluates a proposed project for improvements to Central Park and a group of 
infrastructure projects included in the fifth and final phase of a 15-year effort to replace all public infrastructure 
in Grinnell's downtown.  Central Park is a “front yard” to the proposed Boutique Hotel and Event Center and a 
walking distance experience for residents and guests in the Zone of Confluence. This final phase will include 
reconstruction of seven blocks of streets including water mains, sanitary sewer mains, storm sewer lines, and 
streetscape enhancements.  This project, together with the work completed in previous phases, will provide the 
foundation for the other projects within the IRA district.  These projects are a critical component of the district 
plan.  For additional information regarding budgetary and financial projections (as applicable) related to this 
project, please see Appendix H, Project Financials. 

B2.8.I Projected Annual Gross revenue 

This is a public improvements project so there are no direct revenue projections. While difficult to quantify, this 
project will have a positive effect on the value of all of the adjacent and nearby properties. Any revenue 
generated will be indirectly produced.  As a result, there are no revenue projections for this project 

B2.8.II Explanation of Economic Impact 

The direct economic impact of these infrastructure projects will be derived from construction activities. More 
detailed direct and indirect economic impact estimates (using the IMPLAN modeling system) are provided in 
Section C. Supporting information for the direct economic impact of construction activity is detailed in the table 
below.  
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Table 14 - Economic Impact Basis 

 

2016 2017 

Planning/Design/Engineering/Contingency  $0  $800,000 

Construction/Maintenance  $0  $7,200,000 

Total Expenditures  $0  $8,000,000 

B2.8.III Estimated Number of Visitor or Customers 

The improvements to Central Park will add features that are likely to increase daily traffic.  In addition, several of 
the improvements will facilitate adding new scheduled events to attract visitors from outside of the community. 
The following table provides a summary of existing events and a list of future events enabled by the new 
improvements.  With the addition of new events and an enhanced environment for existing events the annual 
visitor count is expected to be about 36,000 per year and more than 50% are likely to be new visitors.  Over the 
20-year project period it is estimated a total of 720,000 people will visit Central Park. 

Table 15 - Central Park Visitor Estimates 

 

While providing support for the other projects within the IRA district, the fifth phase of the downtown 
infrastructure projects will not directly attract visitors or customers. 
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B2.8.IV Description of the Unique Characteristics of the Project 

There are several features of this project that contribute to its uniqueness. We will touch on them here and 
again when addressing the uniqueness of the entire project collectively later in this proposal. 

This is the first comprehensive plan for Central Park improvements ever. Over the years, many modest 
improvements have been made which ultimately resulted in a park that had many individual components that 
did not work well together. Amazingly, Central Park has existed for more than 150 years without dedicated 
restroom facilities and in a recent community survey conducted by the Greater Poweshiek Community 
Foundation, construction of public restrooms was listed as the highest priority by the respondents. Several 
unique qualities include: 

 The project is located in the historic downtown area and will serve as the 'front yard' for the new 
boutique hotel and events center. 

 The project improves and helps to preserve the cultural and historic significance of the downtown. 

 The project helps to support all the other improvements listed in this proposal. 

This is the final phase of a five phase, 15-year project that invested more than $18 million in the public 
infrastructure in the downtown area. The project has greatly improved traffic flow and safety for pedestrians. It 
has also eliminated the costly repairs to private water and sewer service lines that were taxing many small 
businesses in the downtown area. 

 The improvements overlay nearly perfectly with the other projects detailed in this proposal which will 
make project coordination reasonable and mutually beneficial. 

 These improvements greatly enhance the business climate in the downtown and previous projects have 
played a part to spur significant private investment in businesses and buildings.  
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B3 Zone of Confluence 
B3.1 Description and Type of Project 

What is the Zone of Confluence? The “Zone of Confluence” is a term coined in a 2013 Visitor Experience Study, 
jointly commissioned by Grinnell College and the City of Grinnell.  The study’s goal was to better understand 
how to make Grinnell College and Grinnell overall more attractive to visitors from an architectural, urban 
planning, and landscape design perspective. One of the study’s key recommendations was to strengthen the 
physical connection between the downtown area and the campus.  The study observed that this “zone of 
confluence,” or gateway zone, can be much more vibrant than it currently is, with a range of 18-hour uses to 
draw people from campus into the downtown, and vice-versa.  The study observed that as visitors approach 
Grinnell from Interstate 80, Grinnell’s well-preserved, historic downtown is not readily apparent.  Without a 
clear “draw” connecting campus and the downtown, the central business district is easily overlooked by college 
visitors, so that the downtown is not fully utilized as a visitor attraction and is shortchanged of important visitor 
traffic.  The college and the city took this recommendation seriously, and have undertaken a process for 
revitalizing the district in an intentional way.  Together, our goal for the Zone of Confluence is to transform some 
of the underutilized and blighted properties in the zone into an active and vibrant mixed-use development by 
means of public-private partnership with Grinnell College as primary driver. 

Project Development. The initial Visitor Experience Study proposed a range of uses that might draw people to 
this key area.  Since then, the college and community have worked extensively with a team of planning and 
economic development consultants to solidify much of that original thinking, add new ideas, and define the 
parameters of a catalyst project in the zone to jumpstart activity.  In 2015 that work was very active and 
included market analysis, site analysis, brainstorming and feedback sessions with stakeholders on- and off-
campus as well as in-depth discussions with community development organizations dedicated to Grinnell’s 
downtown health and economic vitality such as the Chamber of Commerce, the City’s Tourism Committee, and 
the Grinnell Private Investment Corporation. 

Project Concept. The initial IRA application projected that development in the Zone of Confluence would be 
added in phases in some manner over ten years.  A $10M budget for a “Catalyst Project” outlined in the IRA pre-
application provided for an initial amount of square footage not inclusive of later “wrap around” development. 
Since the time of our pre-application, refinements have been made to this Catalyst Project concept based on 
multiple campus and community input sessions, an economic feasibility analysis, and site analysis.  Overall, the 
goal for the catalyst project is to increase daily visits to the downtown area by at least 20%.  The intent is to 
derive half of these new visits (350+ new downtown visits/day) from Grinnell College-driven traffic and the other 
half (350+) from non-Grinnell College driven traffic.  This split reflects our overall desire to create a vibrant space 
attractive to a mix of users as well as the reality of a very diverse market base.  The proposed concepts include: 

 Phase 1: Catalyst Project (18,000 gsf) $10 million. To jumpstart development in the Zone of Confluence, 
the Catalyst Project represents the first phase of development and is expected to incorporate the 
following core uses: 
- Grinnell College Campus Store Anchor (8,000 gsf). This new concept would likely include a mix of 

general merchandise, books, a limited service cafe, “hang-out” space, and a meeting space for a 
total of 8,000 gsf. Such a “campus store marketplace” does not currently exist in Grinnell.  The 
proposal has received tremendous campus and community support since our pre-application in 
2015 and Grinnell College has retained CBC Consulting Corp. for further recommendations on 
market position, product mix, promotional activities, and best practices benchmarking. The 
proposed Campus Store Marketplace will be an entirely new business from the current college 
bookstore due to the fact that it will be within a new building, will greatly expand current offerings 
and services, and will combine both the current on-campus bookstore and downtown bookstore 
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into one substantial bookstore via this new concept. The current campus bookstore model is out of 
date. Combining the two locations will make the new store very vibrant and strengthen the 
downtown. 

- Market Destination Retail / Food Service (8,000 gsf). These would be non-Grinnell College private 
operators selected according to product fit and potential for success.  Example tenants could include 
specialty sporting goods / sportswear, niche dining, pharmacy, etc.  Some independent operators 
have already expressed interest in being part of the project. 

- Flex Service Space (2,000 gsf). Market investigations suggest that the initial Catalyst Project should 
include a limited amount of additional flexible space that could be adapted to accommodate any 
number of emergent uses.  This could comprise a larger retail demand than anticipated, an indoor 
recreational facility, non-profit education and outreach space, possible Grinnell Visitor Center (per 
below) or interim uses such as art exhibit space that help reinforce visitorship draw and activity.   

- Outdoor Public Use / Activity Spaces.  Outdoor gathering spaces to encourage pedestrian activity 
and diversify aesthetic appeal.  

- Public Parking. 75+ space public parking garage; to serve the Catalyst Project and other downtown 
uses.  In recent years, property owners and community leaders have worked diligently to increase 
the opportunities for residents to live in the downtown.  This has added tremendously to the 
economic, social, and cultural vitality of the downtown.  One challenge to this success has been 
balancing the parking needs of businesses and residents downtown.  We believe that site specific 
parking is critical to the success of the Catalyst Project and have included a two to three level 
parking garage as part of this initial development.  Located for maximum convenience to serve both 
the Catalyst Project and other existing downtown land uses, a parking garage is considered a key 
enhancement to supplement current periodic parking capacity problems and literally help drive 
more business into the overall downtown area.   

 Phase 2: Secondary “Wrap-Around” Zone Development (68,000+ gsf) $20.4 million. In addition to the 
primary Catalyst Project, the following “wrap-around” functions have been recommended as high-
priority additions to the core functions because of their complementary fit and their ability to expand 
downtown visitorship:  
- Grinnell College Campus Uses (15,000+ gsf). Grinnell College is evaluating the feasibility of moving 

or expanding a number of college related functions to help support the Catalyst Project as well as 
the Zone of Confluence connection with the rest of downtown Grinnell.  Functions currently under 
consideration include: administrative space (offices, unassigned meeting space), student service 
space (public lecture performance space, mailroom/package pick-up, selected health services), 
college-related housing (college-owned faculty/staff housing, student theme housing, student 
“urban” housing, college guest housing).  

- City of Grinnell Municipal / other Non-Profit Municipal Related Offices (5,000 gsf). Renovating the 
community center building into the downtown hotel will require the relocation of city offices.  The 
city has expressed interest in exploring alternate space in the zone.   

- Market-Driven Residential (20+ units at 1,500 gsf per unit). Market analysis reveals an opportunity 
to support newly constructed residential units serving the downtown area.  In terms of format, 
feasibility exists for both townhouse-style units and/or traditional downtown apartment flats.   

- Grinnell Community Visitor Center (2,000 gsf). Interviews revealed possible interest in locating a 
more efficient and effective community visitor center location.  The Grinnell Visitor Center currently 
resides in the historic Sullivan Jewel Box Bank building.  While the bank is an architectural attraction 
in itself, it does not easily lend itself to welcoming visitors.  

- Other Market Destination Retail / Food (16,000 gsf). The purpose of the catalyst project is to 
trigger additional development and economic activity. Beyond the initial Catalyst Project as detailed 
above, we project residual spinoff in new taxable sales in the “wrap around” development and 
through redevelopment of existing space in the downtown.  This residual development and 
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redevelopment will occur in later phases, according to market based responses to the initial 
projects. Based on market analysis and surveys of current downtown inventory, the college and city 
are confident that an additional retail sales component comprising 8,000 gsf of activated 
commercial space can be projected.  
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Table 16 -Zone of Confluence Catalyst Project Sources and Uses of Funds 

Zone of Confluence 

Funding Uses 

  
Funding Sources 

 

Campus Store Anchor $2,800,000 

 
Iowa Reinvestment District $2,135,000 

Market Destination Retail/Food $2,800,000 

 
Grinnell College $5,000,000 

Flex Service Space $600,000 

 
City Incentives (TIF) $600,000 

Outdoor Public Space $600,000 

 

Private Investment $1,132,500 

Parking Garage $2,200,000 

 
Private Mortgages $1,132,500 

Misc/Contingency $1,000,000 

   

Total - Catalyst Project (18,000 gsf) $10,000,000 

 
Total - Catalyst Project $10,000,000 

     
Grinnell College Campus Uses (15,000 
sq ft) 

$4,500,000 

 
Grinnell College $4,500,000 

City of Grinnell Municipal (5,000 sq ft) $1,500,000 

 
City of Grinnell $2,100,000 

Market Driven Residential (20 units) $9,000,000 

 

Private Investment $6,900,000 

Grinnell Community Visitor Center 
(2,000 sq ft)  

$600,000 

 
Private Mortgages $6,900,000 

Market Destination Retail/Food (8,000 
sq ft) 

$2,400,000 

   

Repurposed Structures to Retail/Food 
(8,000 sq ft) 

$2,400,000 

   

Total - Phase 2 $20,400,000 

 
Total Phase 2 $20,400,000 

Total - Zone of Confluence $30,400,000 

  
$30,400,000 

Please note that this working plan including Grinnell College and non-college specific possible uses is based on a 
range of user discussions and market research.  A more comprehensive profile of potential market demand is 
included in Appendix H – Catalyst Project Market Feasibility. 

Grinnell College Commitment. Grinnell College is highly committed to Zone of Confluence development and has 
begun laying the groundwork for Zone redevelopment with selected land banking already underway.  To address 
the impact of a visitor’s arrival to the town before approaching the Zone, Grinnell College has also acquired a 



 

41 

prominent vacant parcel at the corner of Hwy 6 and Hwy 146, and will begin working with a public art/design 
firm this spring to better showcase the Grinnell community at this critical crossroads.  As of this application, this 
land banking effort includes a total of 2.4 acres (see figure 24 in section B3.7).  In further recognition of the Zone 
as inherently connected to the campus, the college has included transitional zone landscaping in the landscaping 
portion of the Campus Development project.  Most importantly, Grinnell College has spent the past year actively 
engaged with a team of consultants who have deep experience with “campus edge” developments across the 
nation.  Altogether, Grinnell College is likely to have invested nearly $5 million to get the first phase of this 
project off the ground. 

Community Partnerships in the Zone:  To maximize the positive impact of the Catalyst Project to the downtown 
area and community at large, Grinnell College, the City of Grinnell, Poweshiek Iowa Development, and the 
Grinnell Area Chamber of Commerce have been working together closely on the vision and potential for the 
initiative.  In addition to addressing basic project feasibility and economic development factors, this has also 
been focused on further defining planning and design objectives.  Since the fall semester began in the current 
2015-16 academic year, planning and design firm McGraw Bagnoli Architects and real estate market analysts 
Bolan Smart Associates have made multiple visits to Grinnell to work with groups of campus and community 
stakeholders to assess the market, evaluate interests, and generate feedback toward a master plan concept for 
the overall “Zone of Confluence.”  Groups that have contributed to Zone visioning include Grinnell College 
leadership, faculty, student, and staff, community business leaders, city officials, civic organizations, and many 
members of the general public.  Throughout this Zone planning year, the input process has been highly inclusive 
and campus and community stakeholders alike are enthusiastic about this next stage of partnership.  Since the 
fall input sessions began, individuals and businesses have continued to reach out and express interest in being a 
part of the project. Both Grinnell College and the City of Grinnell believe that maximizing the potential for a 
vibrant mixed-use space will provide strategic partnership opportunities and are fully committed to exploring 
such public-private partnerships to fully redevelop the zone.   

B3.2 Expected Timeline 

Work has proceeded quickly since the Zone of Confluence concept was first introduced: 

 In 2014, Grinnell College began land-banking in the area, beginning to assemble key parcels in the zone. 

 In 2015, "zone" landscaping was added to the scope of the College's Phase I campus improvements, with 
the selection of a landscape architect now underway.  

 In the fall of the current 2015-16 academic year, campus/community input sessions for Zone master 
planning began in earnest.   

 By the end of the 2015-2016 academic year, master planning is expected to be complete with detailed 
design and initial site work for the Catalyst Project beginning shortly thereafter. 
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Figure 17 - Timeline: Campus/Community Zone Planning Sessions 

 

Site Analysis, Economic Analysis, and Community input sessions among College and Community Constituent 
Groups. 

Zone of Confluence development is expected to take place in multiple phases. We will jumpstart development 
with a Phase I “Catalyst” project and contemplate later stages of development to complement that work.  

Figure 18 - Stages of Zone Development 

 

Phase 1 “Catalyst” Project followed by subsequent wrap-around development 

B3.3 Detailed budget for the project 

Table 17 outlines sources and uses of funds to construct and occupy Phase 1 ($10,000,000) and Phase 2 
($20,400,000).  Based on market research and public input, several core components have been identified as 
likely subsequent development to follow the initial catalyst project. 

Excluded are any additional college expenditures for property acquisitions that extend beyond the land area 
anticipated to be directly allocated to the Catalyst Project. 
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Table 17 - Detailed Budget - Zone of Confluence Phase 1 Catalyst Project 

Expenditure Project Component 

Phase 1 - Catalyst Project 

 $2,800,000 Campus Store Anchor (8,000 sq ft) 

$2,800,000 Market Destination Retail/Food (8,000 sq ft) 

$600,000 Flex Service Space (2,000 sq ft) 

$600,000 Outdoor Public Space  

$2,200,000 Parking Garage (75 units) 

$1,000,000 Misc/Contingency 

$10,000,000 Phase 1 Total 

  

Phase 2 – Secondary Projects 

4,500,000 Grinnell College Campus Uses (15,000 sq ft) 

$1,500,000 City of Grinnell Municipal (5,000 sq ft) 

$9,000,000 Market Driven Residential (20 units) 

$600,000 Grinnell Community Visitor Center (2,000 sq ft)  

$2,400,000 Market Destination Retail / Food (8,000 sq ft) 

$2,400,000 Repurposed Structures to Retail / Food (8,000 sq ft) 

$20,400,000 Phase 2 Total 

$30,400,000 Zone of Confluence Total 

B3.4 Expected debt associated with each project 

At this point neither the City of Grinnell nor Grinnell College plans to issue any debt to advance this project. As a 
public-private partnership, it is possible that private investors may obtain loans for their portion.  The private 
investment estimate is broken down in the budget as 50% investor funds and 50% mortgages. 

B3.5 Status of expected financing and financing gap 

Grinnell College has taken the lead on land acquisition in the zone of confluence.  At this point, to get the project 
started, Grinnell College has initially invested approximately $5 million in the inclusion of transitional zone 
landscaping with Phase I of campus improvements and engaging a planning team to flesh out a proposed 
catalyst project and master plan concept for the zone of confluence.  Money from the Iowa Reinvestment Act 
will be crucial in sustaining this plan as designed in the initial discussions.  The remainder of the financing will 
come from private investors, banks, and local incentives.  

The ability to offer financial incentives to business will be critical for the success of this project. This ability will 
be greatly enhanced if this IRA application is approved. This project is unlikely to move forward in the near term 
without this funding. 

B3.6 Expected state hotel/motel tax and/or state sales tax projections over 20 years.  

The Zone of Confluence project consists of mixed-use retail and service establishments.  The projected state 
sales tax receipts are based on the assumption that a minimum of 33,000 square feet of new tax generating 
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commercial property will be developed within the first 10 years of the 20 year project term.  The initial Catalyst 
Project will be responsible for 18,000 of those 34,000 square feet. Within that, approximately one half (8,000 sf) 
will be anchored by Grinnell College campus store “marketplace,” contributing merchandise and cafe related 
sales. For the retail portion of the college campus store, projected annual taxable sales in the range of 
$1,280,000.  This is roughly equivalent to generating $160 per gsf of space.  Market analysis for private 
supported retail uses in downtown Grinnell indicates a range of gross sales per square foot generally in the 
range of $125 to $200 per gsf.  Sales for the 8,000 square feet of privately operated retail space representing the 
other 50% of the Catalyst Project is conservatively estimated at $175 per gsf.  Combining the college and private 
retail components is projected to realize a minimum of $2,680,000 per year in unescalated taxable retail sales.   

The following chart indicates the potential for new sales tax receipts in the Zone of Confluence over the 20 year 
period is  $7,606,064. 

Table 18  - Zone of Confluence – Sales Tax Projections and Projected IRA Deposits 

Zone of Confluence 

  Retail Sales Retail Sales Tax IRA Deposits 

Large Consumer Goods $37,322,481 $2,239,349 $1,492,899 

Retail Consumer Goods $50,192,302 $3,011,538 $2,007,692 

Food and Beverage $37,322,481 $2,239,349 $1,492,899 

Services $3,860,946 $231,657 $154,438 

        

Total $128,698,211 $7,721,893 $5,147,928 

Source: Grinnell District 
Application Supporting Data       
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B3.7 Visual aids which enhance the understanding of the project 

Following are a variety of images that illustrate the general location of the "Zone of Confluence," a "mood 
board" illustrating the lively feel we hope to realize, and a visitorship graphic illustrating the increase of 
visitorship we hope to achieve.  Additional images demonstrate examples from some of Grinnell College's peer 
colleges (downtown campus stores and downtown pub/restaurant), as well as images that document Zone of 
Confluence planning work in the year since our pre-application.  This includes landbanking, public input sessions, 
site analysis and market analysis, as well as preliminary ideas for massing options on the site. 

Figure 19 - Zone of Confluence Location 

 

Zone of Confluence Location:  Connecting Grinnell College Campus with Downtown Grinnell. 
(Recommendation from Grinnell Visitor Experience Study, December 2013).   

 

 



 

46 

Figure 20 - Zone of Confluence - "Mood Board" 

 

"Zone of Confluence Mood Board" Developed for Grinnell College, 2014. Building economic and 
social vitality. 

Figure 21 - Zone of Confluence Projected Visitorship 

 

Zone of Confluence Visitorship Goals:  Attracting 700 additional visits from college and non-college 
sources. (Recommendation from 2015 Market Analysis).   
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Figure 22 - Sample Downtown Bookstore #1 

 

Sample Downtown Bookstore #1: Proposed Swarthmore Campus Store Connecting Campus and 
Downtown (Opening Spring, 2016)   

 

Figure 23 - Sample Downtown Bookstore #2 

 

Sample Downtown Bookstore #2:  Oberlin Downtown Bookstore (currently operating) 
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Figure 24 – Sample Downtown College Pub and Restaurant 

 

Sample Downtown College Pub and Restaurant:  51 Main at the Bridge in Middlebury Vermont 
“bridges” town and Middlebury college (currently operating). 

Figure 25 - Landbanking Progress 

 

Grinnell College Landbanking Acquisitions to Facilitate Zone of Confluence Development  
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Figure 26 - Recommended Distribution of Uses 

 

Various ideas for how the recommended Zone of Confluence uses could overlay with the site. 

B3.8 Feasibility study conducted by an independent professional 

This feasibility study was completed to evaluate a development of a mixed use area at the confluence of 
Grinnell's Historic Downtown and the Grinnell College Campus. A new Campus Store Marketplace is likely to 
anchor this redevelopment.  Grinnell College has begun land-banking properties to facilitate development in the 
area now being referred to as the Zone of Confluence.  The Grinnell Visitor Experience Study (2013) (elaborated 
elsewhere in this application) provided the city and the college with recommendations on future development 
in this Zone.    

The financial projections for this project were built around the assumption that a new 8,000 SF Campus Store 
Marketplace, approximately 8,000 SF of retail space, 2,000 SF of flexible service space, and a 75 space parking 
garage would be the first development in the Zone with additional retail establishments to be added through 
the project period.  A mix of retail establishment types were identified and the projected retail sales were 
estimated based on a historical average annual sales per square foot for similar retail establishments. For 
additional information regarding budgetary and financial projections (as applicable) related to this project, 
please see Appendix H, Project Financials. 

B3.8.I Projected Annual Gross revenue 

Table 19 - Zone of Confluence - Gross Revenue 

Projected Annual Gross Revenue – Zone of Confluence 

 20-Year Total 20-Year Average 

Large Consumer Goods 37,322,481 $1,866,124 

Retail Consumer Goods $50,192,302 $2,509,615 

Food and Beverage $37,322,481 $1,866,124 

Services $3,860,946 $193,047 

Total $128,698,210 $6,434,911 

Source: Grinnell District Application Supporting Data 
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B3.8.II Explanation of Economic Impact 

The direct economic impact produced by this project will consist of construction employment, full-time 
employee equivalents to staff the new and remodeled retail establishments, state income taxes paid by the new 
employees, retail sales tax receipts, and property taxes paid on the increase in the taxable value of the new 
construction. The direct economic Impacts attributed to the Zone of Confluence are projected to be 
$15,112,086.  More detailed direct and indirect economic impact estimates (using the IMPLAN modeling system) 
are provided in Section C.  

Table 20 - Zone of Confluence - Direct Economic Impact 

 

B3.8.III Estimated Number of Visitors or Customers 

The estimated number of customers can be determined by dividing the retail establishment’s annual sales by an 
average sales per visitor factor.  The types of businesses and their projections for average annual sales are 
shown in the table below.  An average sales per visitor was set for each type of retail establishment.  The 
projected annual visitor count for retail establishments developed in the Zone of Confluence is 128,441 per year 
for a total of 2,568,816 visitors over the project period. 

Table 21 - Zone of Confluence - Visitor Estimates 

Retail Center Visitor Estimate 

Business Type Avg Annual Retail 
Sales 

Annual Retail 
Visitors 

20-Year Total 
Retail Sales 

20 Year Total 
Retail Visitors 

Large Consumer Goods  $1,866,124 1,244 $37,322,481 24,882 

Retail Consumer Goods  $2,509,615 100,385 $50,192,302 2,007,692 

Food and Beverage  $1,866,124 24,882 $37,322,481 497,633 

Services  $193,047 1,930  $3,860,946 38,609 

Total $6,434,910 128,441 $128,698,210 2,568,816 

Source: Grinnell District Application Supporting Data    

 

  

 Full Term Benefit Description

Construction/Bldg 156,000$                   Sales Tax at 6% times 40% of construction costs

Furniture & Fixtures 21,000$                      Sales Tax at 6% times full cost of furniture & fixtures

Employment 372,257$                   State Individual Income Tax at 4% of estimated AGI

Property Taxes 7,363,483$                Property taxes due to increased property values 

Retail Sales Taxes 4,572,540$                Sales Tax at 6%

Total Direct Economic Impact 12,485,279$             

Source: Grinnell District Application Supporting Data
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B3.8.IV Description of the Unique Characteristics of the Project 

There are several features of this project that contribute to its uniqueness. We will touch on them here and 
again when addressing the uniqueness of the entire project collectively later in this proposal. 

This is the first time in the history of the community that Grinnell College, the city of Grinnell, and other 
community development partners will undertake such a significant redevelopment project with the potential to 
transform the economic, social, and cultural aspects of our historic downtown. The most unique aspect is that 
Grinnell College has elected to partner in this project in such a significant manner. Not only is the College 
actively 'land banking' properties in this project area but they have also committed substantial funding and 
resources to this effort. This project would not be possible without their financial and professional support. 
Their involvement makes this project possible and assistance from the IRA program makes it probable.  

This project is also unique due to the fact that it is built on the premise of redevelopment of vacant or blighted 
properties and repurposing existing historic structures. Many redevelopment projects include assembling 
several small tracts into one for the purpose of a single big box retailer. This project will include development of 
several spaces for small businesses with diverse offerings. It is also unique that the project is taking place in 
Grinnell's historic downtown at the confluence with the Grinnell College campus.  

The alignment of this project with the others in this proposal is also unique and unlikely to happen again. It is 
rare for any community to have such a diverse group of projects at this stage of development all contained 
within 25 acres in a historic downtown. We are not aware of any comparable project in any community under 
20,000 of population that has this scale, diversity, downtown location, preparedness through planning, project 
alignment and timing, and transformational potential. The redevelopment of this zone of confluence is the 
centerpiece of a remarkable opportunity for the community.   
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B4 Grinnell College Campus Improvements 
B4.1 Description and Type of Project 

The Grinnell College Campus Improvement Project is a new investment at a private non-profit college campus.   
Authorized by the Board of Trustees in May 2014, Grinnell College has begun work on “Phase I” of an ambitious, 
multi-year campus improvement plan to provide state of the art facilities and further cement its position as one 
of the leading liberal arts colleges in the country.  

About Grinnell College 

Grinnell College is a private, coeducational, four-year residential college offering degrees in 26 majors, with an 
individualized curriculum and no distribution requirements outside one’s major. Students concentrate on 
studies that spark their passion, and professors nurture students who are motivated to learn. Perhaps it’s no 
coincidence that in 2013 the school ranked #3 in the nation for undergraduate teaching by US News and World 
Report.  Having recently reaffirmed a “need-blind/need-based” admissions and financial aid policy, Grinnell 
College is one of only about 45 schools in the country that admits all students regardless of their ability to pay, 
and meets the full financial need of every admitted domestic student. 

Founded in Davenport in 1846 as Iowa College, Grinnell College has served as an anchor to the Grinnell 
community since moving to Grinnell in 1861. Since that time, the college has provided not only academic 
excellence for students from across the country and around the world, but in so doing has shaped much of what 
is Grinnell today.  As one of the nation’s most selective colleges, Grinnell enjoys a national reputation and 
consequently draws over 90% of its student body from outside the state.  In the fall of 2015, 77% of students 
came to Grinnell from other states, while another 15% came to Grinnell from other countries.  Grinnell College 
also draws faculty and staff from across the country, who bring with them the experiences and expectations of 
major metropolitan cities around the world. As the second largest employer in Poweshiek County, the college 
provides a vital economic base for the area as well as an infusion of talent and cultural diversity.  

Campus Improvement Plan.   

Although Grinnell College enjoys a healthy endowment and strong reputation, the landscape of higher 
education has become increasingly complex and competitive, requiring forward-thinking approaches across the 
enterprise.  In order to fulfill its mission and remain competitive on a world-wide level, Grinnell College has 
embarked on a multi-year campus improvement plan. The new 3-phase plan will include improvements to 
academic facilities, residential facilities, and general enhancements to the campus experience for visitors as well 
as current students, faculty, and staff.  With a dedication to meeting full financial need for every admitted U.S. 
applicant, the college also needs to ensure that students who have the means to contribute to their own 
education, and to the local economy, continue to want to do so.  Approved by the Grinnell College Board of 
Trustees in May 2014, "Phase I" is a $110 million initiative intended to achieve three goals:  1) state of the art 
teaching and learning in the social studies and humanities; 2) attracting prospective students, faculty, and staff; 
and 3) more strongly defining place.  Phase I includes three key elements: 

1. A New Humanities and Social Studies Facility. 
2. A New Admissions Center. 
3. Comprehensive Landscaping Plan (including a new entryway to campus, landscaping on and around 

campus, and a landscaping transition to the downtown “Zone of Confluence”). 

1)       Humanities and Social Studies Facility.  A new humanities and social studies facility will provide teaching 
and learning spaces that reflect the collaborative, discussion-based approach that was not typical when Alumni 
Recitation Hall and Carnegie Hall were first built 100 years ago.  The new facility, rooted in these revitalized 
historic buildings, will include an expansive new addition, with large and flexible classrooms to create a more 
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collaborative environment that encourages actively engaged students and incorporates state-of-the-art learning 
technologies.  It will also include informal spaces for groups of students to converse and collaborate and foster a 
sense of community.    

2)          Admissions Center.  One of the most critical components of recruiting high quality students and their 
parents is their first impression of campus, which often starts in the admissions building.  The Grinnell Visitor 
Experience study identified ways the admissions building can better serve this purpose. A site available near the 
planned humanities and social studies facility provides an opportunity to address these recommendations by 
placing a new Admissions Center at the threshold to campus at 8th Avenue, which bisects the college campus.  
This new Admissions Center will further signal to visitors that they have “arrived” at campus – something that is 
currently too often unclear. Siting a new entryway at 8th Avenue and Park Street will reclaim the external focus 
that was part of the college’s historical layout before various construction projects changed the orientation of 
the campus over the years. 

3)       Landscape/Streetscape.  Finally, Phase 1 seeks to better connect the campus with the surrounding 
community and make the campus experience itself more attractive. Landscaping goals include connecting better 
to the downtown “Zone of Confluence,” creating a memorable campus entrance, and better integrating the 
campus experience.  Strategically placed at the corner of 8th Avenue and Park Street, the new entrance would 
not only announce the campus to visitors, but also create a natural entry point to the heart of campus where 
visitors see the most notable buildings on campus and a view into the life of the campus.  It would also create a 
visual marker signifying the transition between community and campus.  In addition to signage and entrances, 
the College will create a permeable edge that clearly defines the campus boundaries, but does not preclude the 
community from entering campus.  Place-based signage and updated wayfinding will also be provided 
throughout the campus to give students and visitors a better understanding of Grinnell's history and provide 
iconic town imagery for a better understanding of the community they are living in.  

Table 22 - Grinnell College Campus Improvements - Sources and Uses of Funds 

Grinnell College "Phase I" Campus Improvements 

Funding Uses  Funding Sources 

Building Construction $63,800,000  Grinnell College $89,390,000 

FF&E $16,500,000  Private Fundraising $20,000,000 

Instructional Technology $5,500,000  Iowa Reinvestment Act $610,000 

Professional Fees $11,000,000   $ 

Campus Project Mgmt. $2,200,000   $ 

Contingency $11,000,000   $ 

Total Project Budget $110,000,000  Total Funding Sources $110,000,000 

Since the time of our pre-application in 2015, Grinnell College has made tremendous progress on the Campus 
Improvement Phase I anchor project: the Humanities and Social Studies Complex.  The college selected EYP for 
design, and that group has worked extensively with the campus community to refine the proposed program, and 
begin the design process. We have also selected McGough Construction as our construction manager.  They are 
actively engaged in the project as we near the conclusion of the schematic design phase. 

At the same time, we see increasing opportunities to tie the Admissions and Financial Aid Center more strongly 
with the Zone of Confluence initiative. To that end, the college has expanded the scope of the Admissions and 
Financial Aid Center site analysis to further consider the opportunity to enhance the admissions and visitor 
experience with renovation of an existing facility more prominently located closer to the Zone of Confluence. 
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B4.2 Expected Timeline 

Architects have been identified for all of the Phase I component projects: EYP for the Humanities and Social 
Studies Complex and ASG for the Admissions Center and Landscaping portions.  Regional landscaping architect, 
Confluence Designs out of Des Moines, will partner with ASG on the landscaping portion of the project.  

 Humanities/Social Studies. Occupancy of the Humanities and Social Studies Complex is projected by Fall 
2019.  Because this is a phased construction project, some parts of the building will be occupied and 
usable earlier than the final completion date. 

 Admissions/Landscaping.  For the Admissions and Landscape components, design is expected to 
continue through fall of 2016. 

Figure 27 - Grinnell College Campus Improvements - Preliminary Timeline Humanities and Social Studies 
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Figure 28 - Landscape Master Plan Timeline 

 

Design teams for the Admissions, Landscaping, and Zone of Confluence are all working in concert to align 
project goals and timelines. 

B4.3 Detailed budget for the project 

The College began pre-design discussions regarding the Phase I projects over two years ago.  At that time, the 
College engaged OPN Architects of Des Moines to work with a faculty-driven task force to develop a preliminary 
program statement.  In February 2014, the College engaged two separate firms to develop an early project 
budget based on the preliminary conceptual statement.  See "Table 22 - Grinnell College Campus Improvements 
- Sources and Uses of Funds," above.  Based on this work-to-date and financing proposals developed by the 
College's Chief Financial Officer, the College's Board of Trustees approved Phase I in May 2014 and authorized 
further development of the project. 
  
The President named the CFO to chair the Building Projects Committee responsible for oversight of the project.  
The CFO's status update as of January 31, 2016 reports the following: 

Humanities and Social Studies Complex (HSSC) 

 We are nearing completion of the schematic design phase, with Board approval expected by the end of 
April 2016. 
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 Cost estimates for HSSC are still preliminary, but are better refined as the design progresses.  The 
architect and construction manager are preparing detailed estimates based on the final schematic 
design.  Those estimates will be available in March 2016. 

 Arrangements for faculty office and classroom swing space have been made.  Build out of those 
temporary facilities is in the design phase. 

 An alternative location to house the College Bookstore for a period of 3-5 years has been decided upon.  
Steps are underway to prepare the space and move the Bookstore in Summer 2016. 

Admissions Center 

 Program development is nearing completion.  A final report is expected in March 2016. 

 Evaluation of site options, including consideration of the current location adjacent to the “Zone of 
Confluence”, is nearing completion.  Architect recommendations are expected in March 2016. 

Landscaping Plan 

 A campus forum in January 2016 provided valuable input to the design process. 

 ASG is actively engaged with EYP to discuss the landscaping vision for the HSSC site. 

Although detailed budgets for each project component are still in development, the following provides an 
overall breakdown of anticipated costs: 

Table 23 - Detailed Budget - Typical Grinnell College Academic Construction Costs 

Project Component Expenditure 

Humanities and Social Studies Complex $93,000,000 

Administration and Finance $930,000 

Professional Consultants $5,580,000 

Construction $69,750,000 

Fixtures, Furnishings, Equipment $7,440,000.00 

Project Contingency $9,300,000 

Admissions and Visitor Center $7,000,000 

Landscaping Masterplan $10,000,000 

TOTAL EXPENDITURE $110,000,000 

B4.4 Expected debt associated with each project 

This project will be funded from a combination of existing capital reserves, long-term debt, and private 
fundraising.  Over the course of twenty years, 8.9% of the $6.85 million in IRA funding (or a maximum of 
$610,000), will be disbursed to Grinnell College to replenish the College's capital reserves. 

B4.5 Status of expected financing and financing gap 

The expected gap is approximately $20 million.  Of that $20 million, $610,000 will come from Iowa Reinvestment 
Act to close the gap and the balance will be financed through capital reserves, long-term debt, and private 
fundraising. 
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B4.6 Expected state hotel/motel tax and/or state sales tax projections over 20 years.  

While this project is closely tied to the other 4 projects, there are no state hotel/motel tax and/or state sales tax 
receipts directly attributed to this project.  The college’s involvement in the Zone of Confluence and the 
associated tax receipts are captured in that project section. 

B4.7 Visual aids which enhance the understanding of the project 

Figure 29 - Phase I Overview Map 

 

“Phase I” Planning Overview Map. Indicates: a) Campus Perimeter (red); b) Phase I Projects -
Entrances, Admissions, Humanities and Social Studies (dark green); and Comprehensive 
Landscaping (light green). 
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Figure 30 - Social Studies and Humanities Facility 

 

Social Studies and Humanities Facility:  View from Campus 

Figure 31 - Conceptual Rendering - Social Studies and Humanities 

 

Social Studies and Humanities Facility:  Interior Concept Rendering  1 
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Figure 32 - Social Studies and Humanities - Conceptual Interior Rendering  

 

Social Studies and Humanities Facility:  Interior Rendering 2 - Materiality 
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Figure 33 -  Renovating Historic Auditorium 

 

Social Studies and Humanities Facility:  Renovating Historic Auditorium 

Figure 34 - Social Studies and Humanities - “Curtain Wall” Concepts 

 

Social Studies and Humanities Facility:  Massing, Scale, Materiality 
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Figure 35 – Admissions Center – Site Analysis 

   
Site Analysis: Current and Top Alternative Sites (ASG Observations Workshop, January 2016) 

 

Figure 36 – Admissions Center – Site Analysis 

 
Site Analysis Matrix:  Evaluating Highest Impact Sites (ASG Observations Workshop, January 2016) 
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Figure 37  – Landscaping - Entrances and Thresholds 

 

Entrances and Thresholds: Creating a welcoming environment and sense of place. 
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Figure 38 – Landscaping - Perimeter Streets 

 

Perimeter Streets: Creating a defined edge that is pedestrian friendly. 
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Figure 39 – Landscaping - Campus Streets 

 

Campus Streets: Emphasis on pedestrian circulation. 



 

65 

Figure 40 – Landscaping - Pedestrian Pathways 

 

Pedestrian Pathways: Consistent palette, scale based on usage, increased accessibility. 

 

B4.8 Feasibility study conducted by an independent professional 

This project is the largest of the five projects included in this application.  Evaluating the feasibility of this project 
is somewhat unconventional in that we are not evaluating the viability of the college and we are not evaluating 
the suitability of the college’s expansion plans.  This feasibility study is focused on the potential for success in 
the college’s efforts to raise donations to adequately meet the funding gap and the potential for the project to 
produce a significant economic impact for the community and the state. 

The timeline for this project indicates the new Admissions and Visitor Center will be completed first.  This and 
the Landscaping and Campus Entry are critical components supporting the Zone of Confluence project.  We 
believe the risk of inadequate fund raising results is quite low for the following reasons: 

 Since there has been broad participation in all of the previous studies leading up to this and the other 
projects there is already a high level of community support.  This is also evident from the letters of 
support included in this application. 

 Since the project is being completed in phases, the longer term element (the humanities and social 
studies complex) could be delayed until additional funds are raised without a negative impact on the 
other two segments. 

 Grinnell College has a proven track record of successful fundraising for similar projects and much of the 
funding will come from outside of the State of Iowa. 

The Economic Impact is addressed in B4.8.II and in greater detail in Section C.  We believe the funding gap can 
be met through the college’s fund raising efforts and the resulting economic impact will benefit the community 
and the state. 
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For additional information regarding budgetary and financial projections (as applicable) related to this project, 
please see Appendix H, Project Financials. 

B4.8.I Projected Annual Gross revenue 

This project does not include a Hotel / Motel Tax or Retail Sales tax component.  By better connecting the 
campus with the rest of the community, this project supports the Boutique Hotel / Events Center and the Zone 
of Confluence.  The revenue generated is covered in those two project sections. 

B4.8.II Explanation of Economic Impact 

The direct economic impact of these infrastructure projects will be derived from construction activities. More 
detailed direct and indirect economic impact estimates (using the IMPLAN modeling system) are provided in 
Section C. Supporting information for the direct economic impact of construction activity is detailed in the table 
below. 

Table 24 - Economic Impact - Grinnell College Campus Improvements 

Category Full Term 
Benefit 

Description 

Construction/Bldg $1,531,200 Sales Tax at 6% times 40% of construction Costs 

Furniture & Fixtures $990,000 Sales Tax at 6% times full cost of Furniture & Fixtures 

Total Direct 
Economic Impact 

$2,521,200  

B4.8.III Estimated Number of Visitors or Customers 

This project is likely to increase the number of visitors to the community throughout the project period.  
However, we believe that activity has already been captured in the Boutique Hotel / Events Center and Zone of 
Confluence projects 

B4.8.IV Description of the Unique Characteristics of the Project 

There are several features of this project that contribute to its uniqueness. We will touch on them here and 
again when addressing the uniqueness of the entire project collectively later in this proposal. 

The planned Humanities and Social Studies complex is completely unlike any other in the country. While there 
are a wide array of science center complexes on campuses across the country, to the best of the architect and 
planning group’s knowledge, there is no other project like the one proposed at Grinnell that currently exists at 
any other US college or university. When complete, Grinnell’s Humanities and Social Sciences complex will be a 
unique tribute to the full range of the liberal arts.   

More broadly, this project is also unique due to the level to which the Grinnell College Board of Trustees and 
President Kington have embraced the conviction that Grinnell College must work to improve the community 
beyond their boundaries. In addition to a $110 million commitment to Phase 1 of the campus improvement plan 
which includes elements to improve the visitor experience, Grinnell College has been active in planning for a 
number of community improvements, hired a consultant to help advance development of the zone of 
confluence, and most importantly has created a long-term master campus plan that now turns its "face" to the 
community and encourages a higher level of daily interaction with business and residents of the community. 

These efforts by the Grinnell College Board of Trustees and President Kington to build a world class campus to 
match the education already provided while simultaneously engaging with community partners to enhance the 
community are bold actions. These actions are necessary to ensure Grinnell College's viability and survival in an 
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age where some predict half of the 4,000 higher education institutions in the country may close.  It is quite 
evident the community and the college share the same goal of ensuring the long term viability of the college. 

Finally, this project is unique in that the entire state benefits from preserving one of its widely known 
institutions of higher learning that attracts students, faculty, and staff from across the country.  The approval of 
this project supports and encourages a strong and unique working relationship between a thriving and active 
community and a college administration that values a mutually beneficial relationship 
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SECTION C – Economic Impact 
In accordance with IEDA administrative rules, an independent review of the feasibility of each project included in 
the City of Grinnell’s Iowa Reinvestment District application has been completed. Additionally, an independent 
economic impact study for both local and state areas has been conducted. This work has been performed by 
Decision Innovation Solutions of Urbandale, Iowa. Please see Appendix G, Credentials of Study Authors for 
additional information on credentials and expertise in these areas. 

C1 Visual Aids 
To better complement the economic impact studies and illustrate the impact of the projects within the City of 
Grinnell’s reinvestment district, visual aids pertaining to the economic impact studies are included throughout 
section C2. 

C2 Economic Impact Study 
The purpose of this section is to reasonably estimate the expected economic impact of the proposed projects2 
within the City of Grinnell’s application for an Iowa Reinvestment District. In order to complete this portion of 
the application, it is necessary to conduct the economic impact study at a local and state level. Completion of 
the economic impact study at the local (defined as Poweshiek County) and state levels allows for a more 
complete understanding of how economic activity affects the overall economic impact of the projects within the 
proposed Reinvestment District.  

Methodology 

In order to adequately estimate the economic impact of the projects included in the City of Grinnell’s 
Reinvestment District, we have adopted estimation methodology which conforms to the commonly accepted 
industry standard. This methodology has necessitated the use of the IMPLAN Economic Modeling System3. The 
IMPLAN modeling system is a well-regarded economic modeling system used in many industries for 
understanding the structure of and impact of changes in an economy. The system relies heavily upon secondary 
government data sources (U.S. Census Bureau, U.S. Bureau of Economic Analysis, etc.), as well as the expertise 
of the software authors and consultants. Each year, a new IMPLAN dataset is released for each of Iowa’s ZIP 
codes, counties, federal congressional districts, and state. For purposes of this analysis, we have used the 2012 
dataset for Poweshiek County (defined as local) and the State of Iowa.  

To complete an economic impact study for the projects within the proposed reinvestment district, we have 
divided the activities associated with each project into one of two categories: 1) Construction and 2) Operations. 
Dividing activities into these two categories is appropriate because the effects of one (construction) are 
temporary in nature while the effects of the other (operations) are assumed to be ongoing and permanent. 
According to personal communication with the City of Grinnell and project representatives, we have ascertained 

                                                           

2 Boutique Hotel and Event Center, Central Park, City Infrastructure and Streetscape, Zone of Confluence, and Grinnell 
College Campus Improvements Projects 

3 Please visit http://implan.com/ for more information. 

http://implan.com/
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that all five proposed projects will have construction impacts. Economic activity from operations is expected to 
occur in the Boutique Hotel and Events Center and Zone of Confluence projects. 

Local versus State IMPLAN Modeling 

Prior to discussing adopted methodology for estimating the economic impact from construction and operations 
of the projects, a point needs to be made with regard to differences in modeling methodology at both 
geographic scopes (state versus local). Because nearly all economic activity associated with the proposed 
reinvestment district will be new at both the county and state levels, there is not a need to repeat many of the 
details contained in the construction and operations methodology sections prior to discussing results from the 
state economic impact study. Therefore, the ensuing methodology discussion should be considered the 
methodology adopted for the local; the local methodology then serves as a basis for modifying and then 
conducting the state analysis.  

Direct Construction Impacts 

The economic impact associated with construction of the five projects is expected to occur over the course of 
five years (2016-2020) with the first project (Central Park) projected to be in operation in 2017. Table 25 
illustrates the expected timing and capital expenditures of construction for each of the projects. To ensure the 
correct industries have been modeled according to the various activities of the projects, we have used the 
lookup feature within the IMPLAN modeling system to assign the appropriate industrial sectors. To give the 
appropriate perspective, all future impacts have been discounted to current dollars (2016); default IMPLAN 
model assumptions were used to make this calculation. Because the sources and uses of funds supporting the 
construction and operation of these projects has previously been discussed, we would refer readers to the 
corresponding sections in Section B of this application for further information.



 

70 

 

Table 25, Direct Construction Impacts 

 

Note: Years with no data are hidden.

 2016 2017 2018 2019 2020 2021 2025 2030 Total

Buildings

Boutique Hotel and Event Center 3,885,897$      3,885,897$           -$                      -$                -$                -$                -$              -$              7,771,794$      

Zone of Confluence

Cataylst 3,216,667$      3,216,667$           3,216,667$          -$                -$                -$                -$              -$              9,650,000$      

Secondary -$                  -$                       -$                      2,895,000$    4,270,125$    2,895,000$    4,812,938$ 4,812,938$ 19,686,000$    

Grinnell College 34,186,667$    34,186,667$        34,186,667$        -$                -$                -$                -$              -$              102,560,000$  

Total Buildings 41,289,230$    41,289,230$        37,403,333$        2,895,000$    4,270,125$    2,895,000$    4,812,938$ 4,812,938$ 139,667,794$  

Furnishings, Fixtures, and Other -$                   

Boutique Hotel and Event Center 528,500$          528,500$              -$                      -$                -$                -$                -$              -$              1,057,000$      

Zone of Confluence

Cataylst 116,667$          116,667$              116,667$              -$                -$                -$                -$              -$              350,000$          

Secondary -$                  -$                       -$                      105,000$       154,875$       105,000$       174,563$     174,563$     714,000$          

Grinnell College 2,480,000$      2,480,000$           2,480,000$          -$                -$                -$                -$              -$              7,440,000$      

Total Furniture and Fixtures 3,125,167$      3,125,167$           2,596,667$          105,000$       154,875$       105,000$       174,563$     174,563$     9,561,000$      

Downtown Public Investments 4,000,000$      4,000,000$           -$                      -$                -$                -$                -$              8,000,000$      

Total 48,414,397$    48,414,397$        40,000,000$        3,000,000$    4,425,000$    3,000,000$    4,987,500$ 4,987,500$ 157,228,794$  
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Direct Operations Impacts 

The operations for the Boutique Hotel and Events Center and Zone of Confluence projects are expected to 
commence according to the following schedule: 

 Boutique Hotel and Event Center in 2017 

 Zone of Confluence in 2017 

When estimating the economic impact from operations for the above projects, we have defined the time period 
2016-20384 as our study period. Direct economic impact values (expected sales) from operations for all relevant 
projects have been entered into the IMPLAN modeling system as contained in Appendix I, IMPLAN Model 
Entries. To ensure the correct industries have been modeled according to the various activities of the projects, 
we have used the bridging feature within the IMPLAN modeling system to assign the appropriate industrial 
sectors for modeling the impact. As appropriate, all future impacts have been discounted to current dollars 
(2016); default IMPLAN model assumptions were used to make these calculations.  

Multi-Year Operations Economics Impacts 

When an economist endeavors to provide an accurate assessment of the estimated operations economic 
impacts from each of the projects in the reinvestment district, it is not appropriate to sum the impacts for each 
of the study years (2016-2038). Doing so can lead to severe overstatement errors in estimating the economic 
impact from a project and may lead to incomparability (and potentially less-than-optimal awarding of state 
funds) between competing reinvestment district applications. Rather, the correct method for presenting the 
operations results is accomplished by using figures for a single year (typically a year early in the analysis) of 
operations as this is where the actual jobs, output, earnings, etc. are initially created. Each subsequent year, the 
sales from a project support those jobs, output, and earnings. To account for the fact that all projects contained 
in the City of Grinnell’s Reinvestment District do not reach full output until 2019 or 2020, we have chosen the 
year 2020 for presenting all economic impacts derived from operations for these projects. Doing so balances the 
need to provide a reasonable estimate of economic impacts from operations and the fact that the projects need 
sufficient time to reach expected operational status. 

C2.1 Financial Benefit to State and Municipality Economies 
Because differing economic impact results are expected due to varying geographic scope between the local 
(Poweshiek County) and state levels, separate results are included for comparison. As one assesses the results of 
the economic impact studies at both levels, there are several items to be aware of. These items are discussed 
below. 

Economic Impact Terminology 

When estimating the economic impact of certain changes in a local economy, common terminology is used to 
communicate in a standard way. Common economic impact terms used throughout the industry include: Output 

                                                           

4 Per Iowa Reinvestment District rules, the actual life of the Reinvestment District is 2019-2038 due to the largest project 
being completed and in operation in 2019. Because construction of the projects commence prior to 2019, from an 
economic impact modeling perspective, we broaden the period to 2016-2038. 
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(Sales), Employment (Jobs), Labor Income and Value-Added. Brief descriptions of these economic impact terms 
follow. 

Output  

Output refers to the total value of all of the output (production or sales) of a study area and/or industry within a 
study area. This is a gross number that does not make any deductions for the cost or origination of inputs that 
were used in the production process.   

Jobs  

Jobs represents an estimate of the number of positions (jobs) currently filled in an area and/or industry. The 
estimates provided in the results of this study originate with the databases of the IMPLAN input-output model. 
“Jobs” numbers include positions whether they are full-time or part time, so care must be used in making 
comparisons. “Jobs” does not count positions that are unfilled. All of the jobs in an area are generally referred to 
as “total jobs.”   

Labor Income 

Labor Income refers to income from all sources that accrues to individuals as payment for personal employment 
(earnings or labor income), payment for ownership interests or capital provision (dividends, interest, and rents), 
or as transfer payments (payments to individuals for which nothing is offered in return).   

Value-Added  

Value-Added refers to that portion of the value of total output that was actually created by the economic 
activity in an area and/or industry. Total value-added for an area (industry) represents the value of the area’s 
(industry’s) total output minus the value of any inputs into the production process that were imported from 
other areas (industries). Key components of value-added are employee compensation (hired labor) and 
proprietor’s income (self-employed), which collectively is called “labor income”.   

Direct, Indirect, and Induced Effects 

When estimates of economic impact studies are reported, an analyst typically reports them in a standard format 
that includes summarizing results in terms outlined above. Further, these impacts are typically summarized 
according to the source from which they are derived. The source of impacts generally fall under the classification 
of direct, indirect, or induced effects.  

For example, when quantifying the economic impact of the construction of the new buildings which are a part of 
the City of Grinnell reinvestment district, the direct purchase of supplies and equipment to construct the 
building are known as direct effects. The suppliers and vendors used during the construction of the buildings 
purchase their respective inputs to support the construction of the buildings; these are known as indirect 
effects. Those who work in the construction of the buildings, as part of the operations of those who support the 
construction of the buildings (suppliers and vendors) then use their additional income to make household 
purchases; these are known as household, or induced effects. Taken together, the sum of direct, indirect and 
induced effects are known as total effects and accounts for the total multiplier effect present from the 
construction of buildings. All results contained in this report will summarize direct, indirect and induced effects 
according to this industry-accepted framework. 

Impact of Geography on Results 

The second item to consider is that due to the local study area being much smaller than the state study area, 
both in terms of geography and industrial diversification, the economic impact estimates are generally smaller 
than what would be expected at the state level. For instance, the ability of those constructing any of the projects 
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to source sufficient audio/visual and computer equipment locally (defined as within Poweshiek County) may be 
difficult due to the lack of suitable manufacturers located within the county. To procure adequate equipment for 
a specific application, many of these requirements will be imported to the local area. On the other hand, the 
prospects of finding a local (to the State of Iowa) supplier of audio/visual and computer equipment are likely 
much better than within Poweshiek County. As a result, the total impacts at the state level are generally larger 
than what would be expected at the local level. This assessment generally holds true with all economic impact 
modeling at varying geographic scopes.  

Public versus Private Economic Impact Entries and Results 

The third item to consider when viewing economic impact results is the source of funding used to finance the 
projects, as well as how spending patterns vary between public and private entities. In order to undertake a 
public project such as those identified as part of the City of Grinnell Infrastructure projects, funds must either be 
taken from other areas within the municipal budget or taxes on local citizens must be raised. Similarly, the non-
municipal projects must cut back in other budget areas or seek to pass higher costs to customers. With all 
projects contained in the City of Grinnell’s reinvestment district, the assumption is that the funds to be invested 
will be going to an end use at least as productive (in terms of local economic activity) as their current use. 
However, the difference between public and private expenditures arises in how those funds are derived and 
spent. To account for this difference between public and private expenditures, we have adopted methodology 
suggested by IMPLAN personnel; all results pertaining to the City of Grinnell infrastructure projects are 
calculated with this alternative methodology. 

Local Area (Poweshiek County) Economic Impact Results 

Construction Impacts 

As mentioned previously, the construction impacts are classified as the estimated impacts that are derived from 
the construction of the new buildings or public improvements which are a part of the reinvestment district. The 
economic impact estimates from this portion of the reinvestment district tend to be large, but temporary. Given 
reasonable estimates in terms of local availability of required labor and inputs, the following impacts would be 
expected during the construction of the projects. These projects are expected to be primarily completed during 
the 2016-2021 timeframe. 

Boutique Hotel and Event Center 

Table 26 displays the economic impact of repurposing the City of Grinnell’s community center into a boutique 
hotel and event center. These results are calculated at the local (county) level. As shown, the successive rounds 
of economic activity following the local direct purchases of $7.7M increase by $2.3M in output (sales) to the 
local economy. This increase reflects an approximate 1.30 multiplier. This multiplier can be interpreted as: every 
dollar of increased construction activity in the area is expected to lead to an additional $0.30 in other areas of 
the local economy. Similar increases and multipliers are estimated for employment (jobs), labor income and 
value-added. For the Boutique Hotel and Event Center construction project, multipliers for each of the economic 
impact measures (employment, labor income, value-added and output) range from 1.25-1.48. Total jobs impacts 
from the construction of the Boutique Hotel and Event Center are expected to be nearly 72 jobs. 
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Table 26, Boutique Hotel and Event Center Construction Impacts (Local) 

 

Downtown Public Investments 

Table 27 displays the economic impact of downtown public investments in the City of Grinnell’s reinvestment 
district. These results are calculated at the local (county) level.  As shown, the successive rounds of economic 
activity following the local direct purchases of $7.3M increase by $2.2M in output (sales) to the local economy. 
This increase reflects an approximate 1.31 multiplier. This multiplier can be interpreted as: every dollar of 
increased construction activity in the area is expected to lead to an additional $0.31 in other areas of the local 
economy. Similar increases and multipliers are estimated for employment (jobs), labor income, and value-
added. For the downtown public investments project, multipliers for each of the economic impact measures 
(employment, labor income, value-added, and output) range from 1.29-1.52. Total jobs impacts from the 
construction of the Downtown Public Investments projects are expected to be approximately 68 jobs. 

Table 27, Downtown Public Investment Impacts (Local) 

 

Zone of Confluence 

Table 28 displays the economic impact of constructing and remodeling retail space in the City of Grinnell’s 
reinvestment district (Zone of Confluence). These results are calculated at the local (county) level. As shown, the 
successive rounds of economic activity following the local direct purchases of $26.9M increase by $8.0M in 
output (sales) to the local economy. This increase reflects an approximate 1.30 multiplier. This multiplier can be 
interpreted as: every dollar of increased construction activity in the area is expected to lead to an additional 
$0.30 in other areas of the local economy. Similar increases and multipliers are estimated for employment 
(jobs), labor income, and value-added. For the Zone of Confluence, multipliers for each of the economic impact 
measures (employment, labor income, value-added, and output) range from 1.25-1.48. Total jobs impacts from 
the Zone of Confluence are expected to be approximately 252 jobs. 

Table 28, Zone of Confluence Construction Impacts (Local) 

 

Impact Type Employment Labor Income Value Added Output

Direct Effect                      53.3 $2,935,994 $2,784,718 $7,722,165 

Indirect Effect                         7.5 $342,316 $559,598 $1,049,903 

Induced Effect                      11.0 $391,030 $763,602 $1,250,151 

Total Effect                      71.9 $3,669,341 $4,107,919 $10,022,219 

Multiplier 1.35                     1.25                      1.48                     1.30                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                      48.5 $2,622,101 $2,520,240 $7,286,563 

Indirect Effect                         9.1 $391,452 $610,227 $1,096,957 

Induced Effect                      10.1 $359,657 $702,371 $1,149,891 

Total Effect                      67.7 $3,373,210 $3,832,837 $9,533,411 

Multiplier 1.40                     1.29                      1.52                     1.31                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                    187.0 $10,231,345 $9,704,180 $26,910,178 

Indirect Effect                      26.2 $1,192,903 $1,950,086 $3,658,700 

Induced Effect                      38.3 $1,362,662 $2,661,000 $4,356,525 

Total Effect                    251.6 $12,786,910 $14,315,267 $34,925,403 

Multiplier 1.35                     1.25                      1.48                     1.30                     
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Grinnell College Campus Improvements 

Table 29 displays the economic impact of constructing Grinnell College Campus Improvements in the City of 
Grinnell’s reinvestment district. These results are calculated at the local (county) level.  As shown, the successive 
rounds of economic activity following the local direct purchases of $94.7M increase by $27.9M in output (sales) 
to the local economy. This increase reflects an approximate 1.29 multiplier. This multiplier can be interpreted as: 
every dollar of increased construction in the area is expected to lead to an additional $0.29 in other areas of the 
local economy. Similar increases and multipliers are estimated for employment (jobs), labor income, and value-
added. For Grinnell College Campus Improvements, multipliers for each of the economic impact measures 
(employment, labor income, value-added, and output) range from 1.25-1.45. Total jobs impacts from the 
Grinnell College Campus Improvements are expected to be approximately 997 jobs. 

Table 29, Grinnell College Campus Improvements Construction Impacts (Local) 

 

Total Construction Impacts 

Table 30 displays the economic impact of constructing all projects in the City of Grinnell’s reinvestment district. 
These results are calculated at the local (county) level.  As shown, the successive rounds of economic activity 
following the local direct purchases of $136.6M increase by $40.4M in output (sales) to the local economy. This 
increase reflects an approximate 1.30 multiplier. This multiplier can be interpreted as: every dollar of increased 
construction in the area is expected to lead to an additional $0.30 in other areas of the local economy. Similar 
increases and multipliers are estimated for employment (jobs), labor income, and value-added. For all 
construction projects in the City of Grinnell reinvestment district, multipliers for each of the economic impact 
measures (employment, labor income, value-added, and output) range from 1.25-1.46. Total jobs impacts from 
all projects within the City of Grinnell reinvestment district are expected to be approximately 1,388 jobs. 

Table 30, Total Construction Impacts (Local) 

 

Operations Impacts 

As described previously, the operations impacts contained in this section are what would be expected in the 
year 2021. This represents the first year in which all projects are expected to be at or near full capacity. We have 
only included operations impacts from the Boutique Hotel and Event Center and Zone of Confluence.  

Boutique Hotel and Event Center 

Estimates of the economic impact of the operation of the Boutique Hotel and Events Center in the year 2021 are 
shown in Table 31. As shown, the successive rounds of economic activity derived from the operation of the 

Impact Type Employment Labor Income Value Added Output

Direct Effect                    768.0 $35,882,362 $35,573,634 $94,716,514 

Indirect Effect                      94.9 $4,198,128 $6,803,993 $12,592,500 

Induced Effect                    134.3 $4,779,594 $9,333,332 $15,280,394 

Total Effect                    997.2 $44,860,083 $51,710,960 $122,589,408 

Multiplier 1.30                     1.25                      1.45                     1.29                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                 1,056.9 $51,671,802 $50,582,773 $136,635,420 

Indirect Effect                    137.7 $6,124,799 $9,923,904 $18,398,059 

Induced Effect                    193.7 $6,892,944 $13,460,306 $22,036,962 

Total Effect                 1,388.4 $64,689,544 $73,966,983 $177,070,442 

Multiplier 1.31                     1.25                      1.46                     1.30                     
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Boutique Hotel and Events Center of $1.5M increase by $0.4M in output (sales) to the local economy. This 
increase reflects an approximate 1.28 multiplier. This multiplier can be interpreted as: every dollar of increased 
construction in the area is expected to lead to an additional $0.28 in other areas of the local economy. Similar 
increases and multipliers are estimated for employment (jobs), labor income and value-added. For the operation 
of the Boutique Hotel and Events Center, multipliers for each of the economic impact measures (employment, 
labor income, value-added and output) range from 1.26-1.90.  

Jobs impacts from the Boutique Hotel and Events Center in the year 2021 are expected to be approximately 18 
jobs. Upon reaching full operational capacity, the operation of the Boutique Hotel and Events Center is expected 
to support at least 18 jobs and $1.9M in output beyond 2021. As the Boutique Hotel and Events Center 
experiences actual sales performance, these impacts have the potential to change from that outlined in Table 
31. 

Table 31, Boutique Hotel and Events Center Operations Impacts (Local) 

 

Zone of Confluence 

Estimates of the economic impact of the operation of the Zone of Confluence retail space in the year 2021 are 
shown in Table 32.  As shown, the successive rounds of economic activity derived from the direct operation of 
the Zone of Confluence of $1.2M of increase by $0.4M in output (sales) to the local economy. This increase 
reflects an approximate 1.33 multiplier. This multiplier can be interpreted as: every dollar of increased 
construction in the area is expected to lead to an additional $0.33 in other areas of the local economy. Similar 
increases and multipliers are estimated for employment (jobs), labor income and value-added. For the operation 
of the Zone of Confluence, multipliers for each of the economic impact measures (employment, labor income, 
value-added and output) range from 1.17-1.33.  

Jobs impacts from the Zone of Confluence in the year 2021 are expected to be approximately 24 jobs. Upon 
reaching full operational capacity, the operation of the Zone of Confluence is expected to support at least 24 
jobs and $1.6M in output beyond 2021. As Zone of Confluence experiences actual sales performance, these 
impacts have the potential to change from that outlined in Table 32. 

Table 32, Zone of Confluence Operations Impacts (Local) 

 

Total Operations Impacts 

Estimates of the economic impact of the operation for all relevant projects in 2021 are shown in Table 33. As 
shown, the successive rounds of economic activity derived from the operation of all projects of $2.7M increase 
by $0.8M in output (sales) to the local economy. This increase reflects an approximate 1.30 multiplier. This 
multiplier can be interpreted as: every dollar of increased construction in the area is expected to lead to an 
additional $0.30 in other areas of the local economy. Similar increases and multipliers are estimated for 
employment (jobs), labor income and value-added. For the operation of all relevant projects, multipliers for 

Impact Type Employment Labor Income Value Added Output

Direct Effect                      14.4 $166,969 $719,267 $1,498,416 

Indirect Effect                         2.8 $115,924 $171,231 $309,852 

Induced Effect                         0.9 $33,763 $65,920 $107,928 

Total Effect                      18.2 $316,656 $956,419 $1,916,195 

Multiplier 1.26                     1.90                      1.33                     1.28                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                      20.5 $499,594 $743,093 $1,210,432 

Indirect Effect                         1.6 $67,502 $105,811 $182,285 

Induced Effect                         1.9 $67,770 $132,370 $216,702 

Total Effect                      24.0 $634,866 $981,274 $1,609,419 

Multiplier 1.17                     1.27                      1.32                     1.33                     
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each of the economic impact measures (employment, labor income, value-added and output) range from 1.21-
1.43.  

Jobs impacts from all projects in the year 2021 in the City of Grinnell reinvestment district are expected to be 
approximately 42 jobs. Upon reaching full operational capacity, the operations of all projects are expected to 
support at least 42 jobs and $3.5M in output beyond 2021. As all projects experience actual sales performance, 
these impacts have the potential to change from that outlined in Table 33. 

Table 33, Total Operations Impacts (Local) 

 

State of Iowa 

Construction Impacts 

As mentioned previously, the construction impacts are classified as the estimated impacts that are derived from 
the construction of the new buildings or public improvements which are a part of the reinvestment district. The 
economic impact estimates from this portion of the reinvestment district tend to be large, but temporary. Given 
reasonable estimates in terms of local availability of required labor and inputs, the following impacts would be 
expected during the construction of the projects. These projects are expected to be completed during the 2016-
2019 timeframe. 

Boutique Hotel and Events Center 

Table 34 displays the economic impact of repurposing the City of Grinnell’s community center into a boutique 
hotel and event center. These results are calculated at the state level. As shown, the successive rounds of 
economic activity following the local direct purchases of $8.7M increase by $5.6M in output (sales) to the local 
economy. This increase reflects an approximate 1.64 multiplier. This multiplier can be interpreted as: every 
dollar of increased construction activity in the area is expected to lead to an additional $0.64 in other areas of 
the local economy. Similar increases and multipliers are estimated for employment (jobs), labor income and 
value-added. For the Boutique Hotel and Events Center construction project, multipliers for each of the 
economic impact measures (employment, labor income, value-added and output) range from 1.56-1.94. Total 
jobs impacts from the construction of the Boutique Hotel and Events Center are expected to be approximately 
98 jobs. 

Table 34, Boutique Hotel and Events Center Construction Impacts (State) 

 

Downtown Public Investments 

Table 35 displays the economic impact of constructing improvements to downtown public investments in the 
City of Grinnell’s reinvestment district. These results are calculated at the state level. As shown, the successive 

Impact Type Employment Labor Income Value Added Output

Direct Effect                      34.9 $666,563 $1,462,361 $2,708,848 

Indirect Effect                         4.5 $183,426 $277,042 $492,137 

Induced Effect                         2.9 $101,533 $198,290 $324,630 

Total Effect                      42.2 $951,522 $1,937,693 $3,525,614 

Multiplier 1.21                     1.43                      1.33                     1.30                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                      57.2 $3,395,340 $3,432,817 $8,770,750

Indirect Effect                      17.2 $956,887 $1,441,374 $2,668,878

Induced Effect                      23.1 $939,905 $1,788,141 $2,916,722

Total Effect                      97.5 $5,292,132 $6,662,331 $14,356,349

Multiplier 1.70                     1.56                      1.94                     1.64                     
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rounds of economic activity following the local direct purchases of $7.3M increase by $5.1M in output (sales) to 
the local economy. This increase reflects an approximate 1.70 multiplier. This multiplier can be interpreted as: 
every dollar of increased construction activity in the area is expected to lead to an additional $0.70 in other 
areas of the local economy. Similar increases and multipliers are estimated for employment (jobs), labor income, 
and value-added. For the downtown public investments project, multipliers for each of the economic impact 
measures (employment, labor income, value-added, and output) range from 1.64-2.10. Total jobs impacts from 
the construction of the Downtown Public Investment projects are expected to be approximately 85 jobs. 

Table 35, Downtown Public Investments Construction Impacts (State) 

 

Zone of Confluence 

Table 36 displays the economic impact of constructing and remodeling retail space in the City of Grinnell’s 
reinvestment district (Zone of Confluence). These results are calculated at the state level.  As shown, the 
successive rounds of economic activity following the local direct purchases of $27.9M increase by $18.3M in 
output (sales) to the local economy. This increase reflects an approximate 1.66 multiplier. This multiplier can be 
interpreted as: every dollar of increased construction activity in the area is expected to lead to an additional 
$0.66 in other areas of the local economy. Similar increases and multipliers are estimated for employment 
(jobs), labor income, and value-added. For the Zone of Confluence, multipliers for each of the economic impact 
measures (employment, labor income, value-added, and output) range from 1.56-1.98. Total jobs impacts from 
the Zone of Confluence are expected to be approximately 318 jobs. 

Table 36, Zone of Confluence Construction Impacts (State) 

 

Grinnell College Campus Improvements 

Table 37 displays the economic impact of constructing Grinnell College Campus Improvements in the City of 
Grinnell’s reinvestment district. These results are calculated at the state level.  As shown, the successive rounds 
of economic activity following the local direct purchases of $108.4M increase by $69.0M in output (sales) to the 
local economy. This increase reflects an approximate 1.64 multiplier. This multiplier can be interpreted as: every 
dollar of increased construction activity in the area is expected to lead to an additional $0.64 in other areas of 
the local economy. Similar increases and multipliers are estimated for employment (jobs), labor income, and 
value-added. For Grinnell College Campus Improvements, multipliers for each of the economic impact measures 
(employment, labor income, value-added, and output) range from 1.53-1.90. Total jobs impacts from the 
Grinnell College Campus Improvements are expected to be approximately 1,330 jobs. 

Impact Type Employment Labor Income Value Added Output

Direct Effect                      46.6 $2,819,233 $2,717,845 $7,275,492

Indirect Effect                      17.7 $981,949 $1,416,829 $2,560,780

Induced Effect                      20.2 $820,334 $1,560,606 $2,545,622

Total Effect                      84.5 $4,621,516 $5,695,279 $12,381,895

Multiplier 1.81                     1.64                      2.10                     1.70                     
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Table 37, Grinnell College Campus Improvements Construction Impacts (Local) 

 

Total Construction Impacts 

Table 38 displays the economic impact of constructing all projects in the City of Grinnell’s reinvestment district. 
These results are calculated at the state level.  As shown, the successive rounds of economic activity following 
the local direct purchases of $152.3M increase by $98.0M in output (sales) to the local economy. This increase 
reflects an approximate 1.64 multiplier. This multiplier can be interpreted as: every dollar of increased 
construction activity in the area is expected to lead to an additional $0.64 in other areas of the local economy. 
Similar increases and multipliers are estimated for employment (jobs), labor income and value-added. For all 
construction projects in the City of Grinnell reinvestment district, multipliers for each of the economic impact 
measures (employment, labor income, value-added and output) range from 1.55-1.92. Total jobs impacts from 
all projects within the City of Grinnell reinvestment district are expected to be approximately 1,830 jobs. 

Table 38, Total Construction Impacts (State) 

 

Operations Impacts 

As described previously, the operations impacts contained in this section are what would be expected in the 
year 2020. This represents the first year in which all projects are expected to be at full capacity. We have only 
included operations impacts from the Boutique Hotel and Events Center and Zone of Confluence.  

Boutique Hotel and Event Center 

Estimates of the economic impact of the operation of the Boutique Hotel and Event Center in the year 2021 are 
shown in Table 39. As shown, the successive rounds of economic activity derived from the operation of the 
Boutique Hotel and Event Center of $1.5M increase by $0.8M in output (sales) to the state economy. This 
increase reflects an approximate 1.54 multiplier. This multiplier can be interpreted as: every dollar of increased 
construction in the area is expected to lead to an additional $0.54 in other areas of the state economy. Similar 
increases and multipliers are estimated for employment (jobs), labor income and value-added. For the operation 
of the Boutique Hotel and Event Center, multipliers for each of the economic impact measures (employment, 
labor income, value-added and output) range from 1.50-1.85.  

Total jobs impacts from the Boutique Hotel and Event Center in the year 2021 are expected to be approximately 
19 jobs. Upon reaching full operational capacity, the operation of the Boutique Hotel and Event Center is 
expected to support at least 19 jobs and $2.3M in output beyond 2021. As the Boutique Hotel and Event Center 
experiences actual sales performance, these impacts have the potential to change from that outlined in Table 
39. 

Impact Type Employment Labor Income Value Added Output

Direct Effect                    823.3 $43,920,002 $44,949,613 $108,376,285

Indirect Effect                    212.6 $11,504,071 $17,466,622 $31,870,179

Induced Effect                    294.3 $11,970,268 $22,773,198 $37,146,344

Total Effect                 1,330.2 $67,394,341 $85,189,434 $177,392,808

Multiplier 1.62                     1.53                      1.90                     1.64                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                 1,112.6 $61,238,335 $61,864,479 $152,299,939

Indirect Effect                    304.3 $16,603,655 $25,062,924 $45,854,874

Induced Effect                    413.3 $16,810,328 $31,981,154 $52,165,967

Total Effect                 1,830.2 $94,652,318 $118,908,557 $250,320,780

Multiplier 1.64                     1.55                      1.92                     1.64                     
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Table 39, Boutique Hotel and Event Center Operations Impacts (State) 

 

Zone of Confluence 

Estimates of the economic impact of the operation of the Zone of Confluence retail space in the year 2021 are 
shown in Table 40. As shown, the successive rounds of economic activity derived from the operation of the Zone 
of Confluence of $1.2M increase by $0.8M in output (sales) to the local economy. This increase reflects an 
approximate 1.67 multiplier. This multiplier can be interpreted as: every dollar of increased construction in the 
area is expected to lead to an additional $0.67 in other areas of the local economy. Similar increases and 
multipliers are estimated for employment (jobs), labor income and value-added. For the operation of the Zone 
of Confluence, multipliers for each of the economic impact measures (employment, labor income, value-added 
and output) range from 1.33-1.67.  

Total jobs impacts from the Zone of Confluence in the year 2021 are expected to be approximately 25 jobs. 
Upon reaching full operational capacity, the operation of the Zone of Confluence is expected to support at least 
25 jobs and $2.0M in output beyond 2021. As Zone of Confluence experiences actual sales performance, these 
impacts have the potential to change from that outlined in Table 40. 

Table 40, Zone of Confluence Operations Impacts (State) 

 

Total Operations Impacts 

Estimates of the economic impact of the operation for all non-municipal projects in 2021 are shown in Table 41. 
As shown, the successive rounds of economic activity derived from the operation of all projects of $2.7M 
increase by $1.6M in output (sales) to the local economy. This increase reflects an approximate 1.60 multiplier. 
This multiplier can be interpreted as: every dollar of increased construction in the area is expected to lead to an 
additional $0.60 in other areas of the local economy. Similar increases and multipliers are estimated for 
employment (jobs), labor income and value-added. For the operation of all non-municipal projects in the City of 
Grinnell reinvestment district, multipliers for each of the economic impact measures (employment, labor 
income, value-added and output) range from 1.40-1.60.  

Total jobs impacts from all projects in the year 2021 in the City of Grinnell reinvestment district are expected to 
be approximately 43 jobs. Upon reaching full operational capacity, the operations of all projects are expected to 
support at least 43 jobs and $4.3M in output beyond 2021. As all projects experience actual sales performance, 
these impacts have the potential to change from that outlined in Table 41. 

Impact Type Employment Labor Income Value Added Output

Direct Effect                      12.4 $315,258 $823,495 $1,498,416

Indirect Effect                         3.6 $163,408 $273,512 $482,154

Induced Effect                         2.5 $103,764 $197,439 $322,028

Total Effect                      18.6 $582,430 $1,294,447 $2,302,598

Multiplier 1.50                     1.85                      1.57                     1.54                     

Impact Type Employment Labor Income Value Added Output

Direct Effect                      18.6 $583,592 $804,879 $1,210,432

Indirect Effect                         2.5 $113,048 $211,785 $341,464

Induced Effect                         3.7 $150,828 $286,986 $468,084

Total Effect                      24.8 $847,468 $1,303,651 $2,019,980

Multiplier 1.33                     1.45                      1.62                     1.67                     
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Table 41, Total Operations Impacts (State) 

 

  

Impact Type Employment Labor Income Value Added Output

Direct Effect                      31.0 $898,850 $1,628,375 $2,708,848

Indirect Effect                         6.1 $276,456 $485,297 $823,618

Induced Effect                         6.3 $254,592 $484,426 $790,112

Total Effect                      43.4 $1,429,898 $2,598,098 $4,322,579

Multiplier 1.40                     1.59                      1.60                     1.60                     
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C2.2 Market Areas Impacted 
As a result of the four projects included within the proposed City of Grinnell reinvestment district, large impacts 
are expected from both the construction and the continuing operations of the projects. Following are 
discussions on the market areas which are expected to be affected in a significant way for both the local and 
state study areas. Summaries are included both in terms of construction and operations economic impacts. 

Local Study Area 

Construction 

Because of the nature of the construction (new non-residential buildings), large impacts from the total direct 
capital expenditures was expected. Referring to Table 42, during the first years of the City of Grinnell’s 
reinvestment district, total expenditures in capital investment is expected to lead to the creation of a total of 
879 jobs in two classifications of construction, which represents more than 63% of all jobs (1,388) created as a 
result of construction. Other top market areas impacted (in terms of employment) include services to buildings 
and dwellings, food service and drinking places, medical offices, and employment services. 

Table 42, Top Market Areas Affected by Construction (Local), Ranked by Employment 

 

Table 43 illustrates the top market areas affected in terms of Output (Sales). Because of the large expenditures 
in construction, both classifications of construction again top the list of affected market areas. Of the total 
impacts in terms of output ($177.1M), $126.8M is expected to be derived from the construction market areas. 
Other top market areas impacted include services to buildings and dwellings, wholesale trade businesses, 
monetary authorities (financial institutions), and food service and drinking places. 

Market Area Direct Indirect Induced Total

Total                  1,056.9                     137.7                     193.7                  1,388.4 

Construction of new nonresidential commercial and 

health care structures
                    830.9                            -                              -                       830.9 

Services to buildings and dwellings                     177.5                         1.2                         0.4                     179.1 

Construction of other new nonresidential structures                       48.2                            -                              -                         48.2 

Food services and drinking places                            -                         10.7                       35.2                       45.8 

Offices of physicians, dentists, and other health 

practitioners
                           -                              -                         23.8                       23.8 

Employment services                            -                         17.4                         4.7                       22.2 

Wholesale trade businesses                         0.1                       12.3                         5.3                       17.7 

Nursing and residential care facilities                            -                              -                         13.3                       13.3 

Retail Stores - Food and beverage                            -                           2.3                       10.6                       12.9 

Civic, social, professional, and similar organizations                            -                           8.4                         4.0                       12.4 
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Table 43, Top Market Areas Affected by Construction (Local), Ranked by Output 

 

Operations 

Due to the nature of the operations from the projects within the proposed City of Grinnell reinvestment district, 
expectations were that hotels and various retail sales would be market areas impacted in a significant way. As 
shown in Table 44, the top market areas impacted by operations of projects in the reinvestment district include 
hotels and motels, real estate establishments, food service and drinking places and employment services. The 
top two market areas impacted (hotels and motels and real estate establishments) account for 79% of all jobs 
created and supported within the City of Grinnell’s reinvestment district.  

Table 44, Top Market Areas Affected by Operations (Local), Ranked by Employment 

 

From an operations standpoint, market areas impacted in a significant way (in terms of output) by the projects 
within the proposed City of Grinnell’s reinvestment district include hotels and motels and real estate 
establishments (see Table 45). These two market areas account for more than 78% of all additional output 
created and supported in the reinvestment district. Other market areas impacted by operations include food 

Market Area Direct Indirect Induced Total

Total $136,635,420 $18,398,059 $22,036,962 $177,070,442

Construction of new nonresidential commercial and 

health care structures
$119,588,015 $0 $0 $119,588,015

Services to buildings and dwellings $9,760,842 $66,363 $23,263 $9,850,468

Construction of other new nonresidential structures $7,190,939 $0 $0 $7,190,939

Wholesale trade businesses $20,997 $2,512,777 $1,072,086 $3,605,859

Monetary authorities and depository credit 

intermediation activities
$0 $2,011,992 $847,129 $2,859,121

Food services and drinking places $0 $544,595 $1,798,062 $2,342,657

Offices of physicians, dentists, and other health 

practitioners
$0 $5 $2,318,906 $2,318,911

Private hospitals $0 $5 $1,732,637 $1,732,642

Wood windows and doors and millwork 

manufacturing
$1 $1,348,275 $10,756 $1,359,031

Telecommunications $0 $980,233 $337,902 $1,318,135

Market Area Direct Indirect Induced Total

Total 14.4                      2.8                        0.9                        18.2                      

Hotels and motels, including casino hotels 12.8                      -                        -                        12.8                      

Real estate establishments 1.6                        -                        -                        1.6                        

Food services and drinking places -                        0.7                        0.2                        0.8                        

Employment services -                        0.4                        -                        0.4                        

Maintenance and repair construction of 

nonresidential structures
-                        0.3                        -                        0.3                        

Accounting, tax preparation, bookkeeping, and payroll 

services
-                        0.1                        -                        0.2                        

US Postal Service -                        0.1                        -                        0.1                        

Offices of physicians, dentists, and other health 

practitioners
-                        -                        0.1                        0.1                        

Business support services -                        0.1                        -                        0.1                        

Management of companies and enterprises -                        0.1                        -                        0.1                        
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services and drinking places, maintenance and repair construction, and electric power generation, transmission, 
and distribution. 

Table 45, Top Market Areas Affected by Operations (Local), Ranked by Output 

 

State Study Area 

In general, economic impact estimates differ between varying sizes of study areas. For instance, the ability of 
those constructing projects to source sufficient construction materials or audio/visual and computer equipment 
at the state level is likely easier to accomplish due to a more diverse economy at the state level. As a result, the 
total impacts at the state level are generally larger than what would be expected at the local level. This 
assessment generally holds true with all economic impact modeling at varying geographic scopes.  

Construction 

Because of the nature of the construction (new non-residential buildings), large impacts from the total direct 
capital expenditures were expected. Referring to Table 46, during the first years of the City of Grinnell’s 
reinvestment district, the total expenditure in capital investment is expected to lead to the creation of a total of 
848 jobs in two classifications of construction (new non-residential (802) and other new non-residential (46)), 
which represents nearly 46% of all jobs (1,830) created as a result of construction. Note that while the total jobs 
created at the state level is higher (1,830 versus 1,388), the share of jobs derived from construction at the state 
level is lower than at the local level. Also note that architectural, engineering, and related services now rank 
highly on the state impacts; this industry was not present within the Poweshiek County model. These results 
support the point mentioned previously that a more diverse economy is able to provide required inputs locally. 
Other top market areas impacted (in terms of employment) include services to buildings and dwellings, food 
service and drinking places, and all other miscellaneous manufacturing.  

Market Area Direct Indirect Induced Total

Total $1,498,416 $309,852 $107,928 $1,916,195

Hotels and motels, including casino hotels $1,183,328 $165 $53 $1,183,547

Real estate establishments $315,088 $3,589 $1,153 $319,830

Food services and drinking places $0 $34,435 $8,804 $43,239

Maintenance and repair construction of 

nonresidential structures
$0 $38,078 $640 $38,719

Electric power generation, transmission, and 

distribution
$0 $31,347 $2,171 $33,518

Management of companies and enterprises $0 $20,252 $436 $20,688

Accounting, tax preparation, bookkeeping, and payroll 

services
$0 $15,229 $932 $16,161

Printing $0 $15,205 $238 $15,443

Monetary authorities and depository credit 

intermediation activities
$0 $11,279 $4,147 $15,426

Employment services $0 $14,332 $843 $15,175
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Table 46, Top Market Areas Affected by Construction (State), Ranked by Employment 

 

Table 47 illustrates the top market areas affected in terms of Output (Sales). Similar to state employment results 
just mentioned, large local (to the state) expenditures in construction and architectural, engineering and related 
services again are at or near the top of the list of affected market areas. Of the total impacts (in terms of 
output), 51% is expected to be derived from the two construction market areas. Other top market areas 
impacted include services to buildings and dwellings, all other miscellaneous manufacturing, and wholesale 
trade business. 

Table 47, Top Market Areas Affected by Construction (State), Ranked by Output 

 

Operations 

Due to the nature of the operations from the projects within the proposed City of Grinnell reinvestment district, 
expectations were that hotels and various retail sales would be market areas impacted in a significant way. As 
shown in Table 48, the top market areas impacted (in terms of jobs) by operations of projects in the 
reinvestment district include hotels and motels, retail stores, real estate establishments, and food services and 
drinking places. The top two market areas impacted (hotels and motels and retail stores) account for 68% of all 
jobs created and supported within the City of Grinnell’s reinvestment district. While jobs created as a result of 
the projects within the proposed City of Grinnell reinvestment district is larger at the state level, jobs are more 
broadly distributed among industries present in the state economy. 

Description Direct Indirect Induced Total

Total 1,112.6                304.3                    413.3                    1,830.2                

Construction of new nonresidential commercial and 

health care structures
802.3                    -                        -                        802.3                    

Services to buildings and dwellings 165.0                    9.6                        4.9                        179.5                    

Architectural, engineering, and related services 50.8                      48.4                      0.6                        99.8                      

Food services and drinking places -                        15.7                      51.2                      66.9                      

All other miscellaneous manufacturing 47.9                      0.2                        0.1                        48.1                      

Construction of other new nonresidential structures 46.3                      -                        -                        46.3                      

Wholesale trade businesses 0.2                        21.6                      13.2                      35.0                      

Employment services -                        19.3                      6.7                        26.0                      

Civic, social, professional, and similar organizations -                        13.5                      9.1                        22.5                      

Offices of physicians, dentists, and other health 

practitioners
-                        -                        22.5                      22.5                      

Description Direct Indirect Induced Total

Total $152,299,939 $45,854,874 $52,165,967 $250,320,780

Construction of new nonresidential commercial and 

health care structures
$119,588,015 $0 $0 $119,588,015

Architectural, engineering, and related services $6,337,607 $6,039,195 $69,848 $12,446,649

Services to buildings and dwellings $9,760,847 $566,707 $292,520 $10,620,073

All other miscellaneous manufacturing $9,337,984 $31,620 $15,689 $9,385,293

Construction of other new nonresidential structures $7,184,335 $0 $0 $7,184,335

Wholesale trade businesses $32,804 $4,321,691 $2,631,920 $6,986,415

Monetary authorities and depository credit 

intermediation activities
$0 $3,851,752 $2,376,803 $6,228,555

Real estate establishments $82 $1,483,660 $2,710,741 $4,194,484

Food services and drinking places $0 $855,115 $2,788,045 $3,643,160

Telecommunications $1 $2,205,018 $1,107,884 $3,312,903
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Table 48, Top Market Areas Affected by Operations (State), Ranked by Employment 

 

From an operations standpoint, market areas impacted in a significant way (in terms of output) by the projects 
within the proposed City of Grinnell’s reinvestment district include hotels and motels and retail stores (see Table 
49). These market areas account for more than 65% of all additional output created and supported in the 
reinvestment district. Other market areas impacted by operations include monetary authorities (financial 
institutions), food services and drinking places, electric power generation, transmission, and distribution, and 
wholesale trade. 

Table 49, Top Market Areas Affected by Operations (State), Ranked by Output 

 

C2.3 Fiscal and Financial Impact on Business and Economic 
Development Projects 
In previous sections, results have been presented which relate to the local economic impact on business activity 
in the community and state. Results contained in this section will deal with the fiscal impact on state and local 
governments.  

Description Direct Indirect Induced Total

Total 31.0                      6.1                                                 6.3                       43.4 

Hotels and motels, including casino hotels 10.8                      -                                                   -                         10.8 

Retail Stores - General merchandise 6.9                        -                                                 0.2                          7.2 

Retail Stores - Food and beverage 5.7                        -                                                 0.3                          6.0 

Retail Stores - Furniture and home furnishings 5.5                        -                                                   -                            5.5 

Real estate establishments 1.7                        0.4                                                 0.2                          2.2 

Food services and drinking places -                        0.7                                                 0.8                          1.4 

Services to buildings and dwellings -                        0.5                                                 0.1                          0.6 

Employment services -                        0.4                                                 0.1                          0.6 

Retail Stores - Health and personal care 0.5                        -                                                 0.1                          0.5 

Maintenance and repair construction of 

nonresidential structures
-                        0.3                                                   -                            0.3 

Description Direct Indirect Induced Total

Total $2,708,848 $823,618 $790,112 $4,322,579 

Hotels and motels, including casino hotels $1,183,328 $761 $570 $1,184,660 

Retail Stores - Furniture and home furnishings $487,394 $1,405 $2,750 $491,549 

Real estate establishments $315,088 $69,226 $41,423 $425,737 

Retail Stores - General merchandise $390,728 $955 $14,050 $405,733 

Retail Stores - Food and beverage $298,963 $1,045 $14,101 $314,109 

Monetary authorities and depository credit 

intermediation activities
$0 $46,482 $35,949 $82,431 

Food services and drinking places $0 $36,684 $42,189 $78,873 

Electric power generation, transmission, and 

distribution
$0 $57,482 $16,491 $73,973 

Wholesale trade businesses $0 $19,271 $40,055 $59,326 

Telecommunications $0 $32,375 $16,841 $49,216 
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Local Study Area 

Construction 

Table 50 summarizes the expected fiscal impacts to state and local governments from constructing the projects 
within the proposed City of Grinnell reinvestment district. As shown, many types of taxes are expected to accrue 
to local and state governments from these projects. The largest share of taxes is expected to come in the form 
of Tax on Production ($3,230,834) and Import and Households ($1,606,402). These taxes are expected to be 
collected from businesses and households because of increased economic activity within the local area. 

Table 50, Fiscal Impacts (Local), Construction 

 

Operations 

Table 51 summarizes the expected fiscal impacts to state and local governments from the operations of the 
projects within the proposed City of Grinnell reinvestment district. As with the construction tax impacts, the 
largest share of taxes are expected to come in the form of Tax on Production and Imports ($320,985) and 
Households ($23,729). These taxes are expected to be collected from businesses and households because of 
increased economic activity within the local area. 

Tax Description
Employee 

Compensation

Proprietor 

Income

Tax on Production 

and Imports
Households Corporations

Dividends $2,108 

Social Ins Tax- Employee Contribution $19,949 $0 

Social Ins Tax- Employer Contribution $39,222 

Tax on Production and Imports: Sales Tax $1,534,926 

Tax on Production and Imports: Property Tax $1,508,095 

Tax on Production and Imports: Motor Vehicle Lic $71,779 

Tax on Production and Imports: Severance Tax $0 

Tax on Production and Imports: Other Taxes $94,726 

Tax on Production and Imports: S/L NonTaxes $21,308 

Corporate Profits Tax $25,763 

Personal Tax: Income Tax $1,241,991 

Personal Tax: NonTaxes (Fines- Fees $161,565 

Personal Tax: Motor Vehicle License $132,805 

Personal Tax: Property Taxes $26,290 

Personal Tax: Other Tax (Fish/Hunt) $43,751 

Total State and Local Tax $59,171 $0 $3,230,834 $1,606,402 $27,871 
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Table 51, Fiscal Impacts (Local), Operations 

 

  

Tax Description
Employee 

Compensation

Proprietor 

Income

Tax on Production 

and Imports
Households Corporations

Dividends $233

Social Ins Tax- Employee Contribution $284 $0

Social Ins Tax- Employer Contribution $558

Tax on Production and Imports: Sales Tax $152,496

Tax on Production and Imports: Property Tax $149,830

Tax on Production and Imports: Motor Vehicle Lic $7,131

Tax on Production and Imports: Severance Tax $0

Tax on Production and Imports: Other Taxes $9,411

Tax on Production and Imports: S/L NonTaxes $2,117

Corporate Profits Tax $2,852

Personal Tax: Income Tax $18,346

Personal Tax: NonTaxes (Fines- Fees $2,387

Personal Tax: Motor Vehicle License $1,962

Personal Tax: Property Taxes $388

Personal Tax: Other Tax (Fish/Hunt) $646

Total State and Local Tax $841 $0 $320,985 $23,729 $3,086
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State Study Area 

Construction 

Table 52 summarizes the expected fiscal impacts to state and local governments from constructing the projects 
within the proposed City of Grinnell reinvestment district. As shown, many types of taxes are expected to accrue 
to local and state governments from these projects. The largest share of taxes is expected to come in the form 
of Tax on Production and Imports ($5,504,104) and Households ($2,578,212). These taxes are expected to be 
collected from businesses and households because of increased economic activity within the state area. 

Table 52, Fiscal Impacts (State), Construction 

 

Operations 

Table 53 summarizes the expected fiscal impacts to state and local governments from the operations of the 
projects within the proposed City of Grinnell reinvestment district. As with the construction tax impacts, the 
largest share of taxes are expected to come in the form of Tax on Production and Imports ($323,120) and 
Households ($38,573). These taxes are expected to be collected from businesses and households because of 
increased economic activity within the state area. 

Tax Description
Employee 

Compensation

Proprietor 

Income

Tax on Production 

and Imports
Households Corporations

Dividends $6,729

Social Ins Tax- Employee Contribution $53,762 $0

Social Ins Tax- Employer Contribution $105,701

Tax on Production and Imports: Sales Tax $2,614,927

Tax on Production and Imports: Property Tax $2,569,216

Tax on Production and Imports: Motor Vehicle Lic $122,283

Tax on Production and Imports: Severance Tax $0

Tax on Production and Imports: Other Taxes $161,377

Tax on Production and Imports: S/L NonTaxes $36,301

Corporate Profits Tax $82,234

Personal Tax: Income Tax $1,993,347

Personal Tax: NonTaxes (Fines- Fees $259,306

Personal Tax: Motor Vehicle License $213,147

Personal Tax: Property Taxes $42,194

Personal Tax: Other Tax (Fish/Hunt) $70,219

Total State and Local Tax $159,462 $0 $5,504,104 $2,578,212 $88,963
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Table 53, Fiscal Impacts (State), Operations 

 
 

  

Tax Description
Employee 

Compensation

Proprietor 

Income

Tax on Production 

and Imports
Households Corporations

Dividends $300

Social Ins Tax- Employee Contribution $919 $0

Social Ins Tax- Employer Contribution $1,808

Tax on Production and Imports: Sales Tax $153,510

Tax on Production and Imports: Property Tax $150,826

Tax on Production and Imports: Motor Vehicle Lic $7,179

Tax on Production and Imports: Severance Tax $0

Tax on Production and Imports: Other Taxes $9,474

Tax on Production and Imports: S/L NonTaxes $2,131

Corporate Profits Tax $3,666

Personal Tax: Income Tax $29,823

Personal Tax: NonTaxes (Fines- Fees $3,880

Personal Tax: Motor Vehicle License $3,189

Personal Tax: Property Taxes $631

Personal Tax: Other Tax (Fish/Hunt) $1,051

Total State and Local Tax $2,727 $0 $323,120 $38,573 $3,966
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SECTION D – Unique in Nature 
 

1. Justify and demonstrate that the district meets the definition of “unique nature”, shown below.   Provide a 
comprehensive discussion of how the projects, within the proposed Reinvestment District, meet this 
requirement.  Be as thorough as possible in your explanation and provide assumptions and supporting data 
analysis.  Include a discussion about how the proposed district aligns with the community’s larger economic 
development strategy.   Attach additional information to support your claims. 

 
“Unique nature” means a quality or qualities of the projects to be developed in a district which, when 
considered in the entirety, will substantially distinguish the district’s projects from other existing or 
proposed developments in the state. For purposes of this chapter, whether a project is of a unique 
nature is a subjective and contextual determination that will be made by the board. In determining 
whether a project is of a unique nature, the board will not necessarily require a project to be entirely 
without precedent or to be the only one of its kind in the state, but rather the board will evaluate 
whether the projects to be undertaken in a district will either (1) permanently transform the aesthetics 
or infrastructure of a local community for the better, including by preserving important historical 
structures or neighborhoods; or (2) contribute substantially more to the state’s economy or quality of 
life than other similar projects in the state. 

 
This $157.2 million project will transform both Grinnell's historic downtown and improve the Grinnell College 
campus in a positive manner. The project will repurpose our historic Junior High Building (a.k.a. the Grinnell 
Community Center) into a boutique hotel and events center. The project will also take place in the Grinnell 
Cultural and Historic District. This project will also support the economic viability of the many historic buildings 
in our downtown by improving Central Park, building new public infrastructure, and strengthening arguably one 
of our most important economic and cultural assets, Grinnell College.  
 
We believe there are several things that make this project unique: 

 Impact.  This project will strengthen and transform our historic downtown while also investing in the 
long term viability of one of our most important community assets, Grinnell College. Business leaders in 
the downtown have indicated this project has the potential to greatly improve the economic and 
cultural climate of our historic downtown as demonstrated by the letters of support included with this 
application.  

 Scale. We believe a project of this scale in a city with a population of 9,218 is unique if not 
unprecedented in Iowa. This is the single largest coordinated project in the history of the community. 
Although Grinnell has undertaken a number of high profile large projects this is certainly the only one of 
this scale. 

 Location. The location of this project also makes it unique due to both its location in the historic 
downtown and within a small rural community. The project is taking place in the Grinnell Cultural and 
Historic District. The project is also centered at the confluence of the historic downtown and the historic 
Grinnell College campus. More often than not large economic development projects take place on green 
sites on the periphery of cities; this entire project involves the redevelopment of land and repurposing 
of buildings in the heart of our community. 

 Timing.  "Timing is everything" has never been more true in Grinnell's history.  Over the next 5 years 
Grinnell will have approximately $181 million in expansion and improvement projects in or very near the 
historic downtown.  In addition to the $157.2 million dedicated to projects listed in this application, 
Grinnell's historic downtown has seen a $6 million expansion at the Mayflower Independent Living 
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Community, $13 million renovation of the historic Spaulding Transportation Center as loft apartments, a 
$3 million Recreation and Life Center at St. Mary's Catholic Church, and a $1.3 million façade 
improvement project that includes 16 historic building façades in the downtown.  Additionally, the City 
of Grinnell has invested more than $14 million in the other public infrastructure in this area over the 
past 10 years.  

 Collaboration. The timing of all these projects is not accidental and has taken years of collaboration and 
planning. The funding required for these projects is substantial.  Without collaboration of Grinnell 
College, the City of Grinnell, Christensen Development, and private investors, many of these projects 
would not happen.  It is their dedication to the vibrancy and future of the Grinnell community that make 
this possible.  There have been countless hours and resources that have gone into focus groups, 
strategic planning and the Grinnell Visitor Experience Taskforce.  The research has been done and now 
the community is ready to take immediate action on these projects.     

 Planning. There has been extensive and meaningful planning for the various aspects of this project and 
for the community collectively. Many of these are mentioned throughout the study but a sampling here 
includes the Grinnell Visitor Experience planning effort with the college, city and Chamber of Commerce; 
the Build a Better Grinnell community survey completed by Greater Poweshiek Community Foundation; 
four separate hotel studies; the Grinnell Downtown Master Plan and Placemaking; the Grinnell Master 
Parks Improvement Plan; two studies examining the potential for an events center; the Grinnell City 
Council 2014 Strategic Plan; two architectural reviews of the Grinnell Community Center to determine 
suitability for an events center and hotel; the Grinnell College Master Campus Improvement Plan; work 
on our Great Places proposal; planning related to receipt of designation for our Downtown Cultural and 
Historic District; and the many plans that have been made in regard to our downtown historic district. 
This proposal aligns and is supported by all these planning efforts as referenced throughout this 
proposal.  

 

Another unique aspect of this project is the relationship that exists between Grinnell College and the Grinnell 
community. The futures of these two great entities are intertwined and excellence must be pursued and 
achieved jointly. Collaboration between campus and community has never been stronger than it is today. The 
positive impacts of Grinnell College on the community cannot be understated. We think it is vital to the reader 
to have a solid understanding of Grinnell College and its many unique attributes to effectively review this 
proposal and its unique qualities.  

In the fall of 2014, Raynard Kington, president of Grinnell College, addressed the Grinnell City Council to give an 
update on the strategic planning the college had completed and address the need for collaboration within the 
Zone of Confluence between campus and downtown in order to recruit and retain quality students, quality 
faculty and overall appeal of the Grinnell community.  This was reported as the first time an acting President had 
ever addressed the City Council.  During his address, the president mentioned that in the world of higher 
education, some predict that of the 4,000 higher education institutions in the country half will close. To continue 
to compete strongly in this context, Grinnell College needs to position itself to be impenetrable in the future.  In 
order to do that, the college will need strong collaboration with the City of Grinnell and community leaders.     

A few months after President Kington's address, Sweet Briar College in the Blue Ridge Mountains of Virginia 
announced it would be closing after the summer of 2015.  Although Sweet Briar has rescinded the closure notice 
after a fierce legal battle, the news was shocking to other, similar small liberal arts colleges in rural communities 
because Sweet Briar had a meaningful endowment, regional accreditation, and a well-respected program.  It 
was assumed that colleges like Sweet Briar would never go under.  Although Grinnell does not compete directly 
with Sweet Briar, some of its challenges are similar.   In an article in Inside Higher Ed (March 4, 2015), Sweet 
Briar officials cited "overarching challenges that the college has been unable to handle: (including)…eroding 
interest in attending colleges in rural areas."  The article went on to explain, "Places such as Williams, Amherst, 
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Bowdoin, and Middlebury (all Grinnell competitors) have the prestige to attract students and the financial 
means to promote both constant campus activities and plenty of opportunities for urban experiences."  James F. 
Jones, Jr., Sweet Briar College’s president, also noted that "Students want a vibrant extramural environment."  
As small rural liberal arts colleges begin closing and merging, Grinnell is positioning itself, through projects like 
the ones in this application, to recruit students who may be attracted to the urban amenities, but enjoy the 
Americana culture of a rural community.   

Grinnell College is unique to Iowa, the United States, and even internationally. As one of the nation’s most 
selective colleges, Grinnell enjoys a national reputation.  Considered one of the “Hidden Ivies,” Grinnell College 
ranks higher than Harvard, Stanford, Princeton, and Yale for students entering PhD programs. With an 
individually-advised curriculum and no distribution requirements outside their major, students concentrate on 
studies that spark their passion, and professors nurture students who are motivated to learn. In 2013 Grinnell 
College ranked #3 in the nation for undergraduate teaching by US News and World Report.  Grinnell College 
prides itself on providing rigorous academics, a tradition of social responsibility, and globally engaged students.  
It recruits some of the most elite students in the world, competing with a set of “peer 16” schools across the 
nation. Based on cross-admits, Grinnell’s strongest competitors are Carleton (MN), Oberlin (OH), Macalester 
(MN), Bowdoin (ME), and UC Berkeley (CA).  Over the last five years, Grinnell has more than doubled its 
applicant pool, which allows it to be even more selective in its admissions process.  In 2015 the college admitted 
only 25% of those who applied.  When comparing Grinnell College to other liberal arts colleges in the nation, 
U.S. News and World Report Grinnell College consistently ranks in the top twenty. 

Most students exploring and attending Grinnell College are not from Grinnell.  Grinnell College has a higher 
percentage of students coming from out of state than any other college in Iowa with over 90% recruited from 
outside the state.   In fall of 2015, 77% of students came to Grinnell from other U.S. states, while another 15% 
came to Grinnell from other countries.  After graduation, much of that talent is deployed here in the state, as 
many Grinnell graduates choose to make Iowa their home.  After California and Illinois, there is a greater 
concentration of Grinnell alumni in Iowa than anywhere in the world.  Grinnell College also draws faculty and 
staff from across the country, who bring with them the experiences and expectations of major metropolitan 
cities around the world. In addition to a top-notch liberal arts education and employment opportunities, many 
come here looking to see what living in a rural community is like.  Many of Grinnell's competitor schools are in 
more densely populated and affluent areas of the country.  Most American students are from larger, more 
densely populated areas of the country.  Many of the top ten states from which Grinnell recruits require a flight 
in to Des Moines or Cedar Rapids to see the campus.  The visit is typically done as a "Midwest swing" where 
students and their families fly or drive in to see Grinnell, Carleton College (Northfield, MN), Macalester College 
(St. Paul, MN), and University of Chicago (Chicago, IL).  This is a multi-day trip and often is the only exposure they 
will have had to Iowa.  See Figure 41 below to better understand where the majority of potential students 
reside. 
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Figure 41 - US Population Density in 2010 and Locations of Grinnell College’s “Peer 16” Competitive Set 

 

  

One of the largest factors in a student deciding to attend Grinnell College or not, is their perception of "place."  
As the Figure 42 below shows, the attractiveness of campus and ideal location of the country are two attributes 
that limit Grinnell's ability to compete.  While Grinnell College leadership cannot change the region of the 
country that the college is in, they can embrace it, which is what they have chosen to do with their investments 
in the college and the community. They are helping students become more engaged in the community and 
experiencing life in rural Iowa, which is unique for many of these students.  They are also tackling the 
attractiveness of campus, taking ownership for it, and making the changes necessary to create a memorable 
place for students, faculty and staff.   



 

95 

Figure 42 - Perceptions of Grinnell College 

 

Red arrows indicate the two areas in which Grinnell College is perceived as significantly 
weaker compared to its competitors. 

Not only are these campus investments important to recruit students from all over the world, but the college 
also seeks to recruit and retain the best faculty and staff.  Grinnell College is the second largest employer in 
Poweshiek County.  In 2015, the college provided over 600 full-time jobs and payout of over $60 million in 
payroll.  The institution is crucial to the economic impact and overall vitality of Grinnell and beyond.   When 
faculty members seek out opportunities in Grinnell, it is important to provide them a lively intellectual 
community, spousal employment, good restaurants, and top schools for their children.  This plan addresses 
many key elements that ensure Grinnell College's future. 

Grinnell College has always had a strong commitment to social responsibility and financial stewardship.  Grinnell 
provides the most aggressive financial aid program when compared to their peer schools. The college has a need 
blind admission process that looks at students based on merit, not ability to pay.  Yet, once admitted, Grinnell 
meets the full financial need of every domestic student.  Grinnell is one of only 40 colleges and universities in 
the country with this need-blind policy that also meets 100% of a student’s demonstrated need. Grinnell College 
students are offered financial aid packages with loans accounting for no more than 10% of their total costs of 
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attendance over the four-year period.  Grinnell graduates are now graduating with the lowest educational debt 
of any regionally-accredited four-year public or private college or university in Iowa.   

Fully dedicated to ensuring financial aid to students who need it, Grinnell also needs to ensure that students 
who do have the financial ability to contribute to their own education (and to the local economy), continue to 
want to do so.  At present, the average Grinnell College student has a median household income roughly 
$20,000 - $80,000 lower than at Grinnell's peer institutions. By enhancing the "place" both on campus and in the 
community, Grinnell would better position itself to enroll students that could make the most meaningful impact 
on the local economy.  With a campus and community redevelopment plan that makes the community more 
attractive to newcomers from across the country and around the world, we also hope to ensure the quality of 
life for current residents and make sure that Grinnell remains Iowa’s “Jewel of the Prairie.” 

As stated above, sense of place is extremely important in someone selecting Grinnell as their home.  The Zone of 
Confluence project is not specific to one investor, Grinnell College, or the community.  It is a collaborative effort 
between everyone.  The College cannot succeed if the town does not succeed and vice versa.  The Zone of 
Confluence will bring the campus and community together, make favorable impressions on visitors, bring 24/7 
vitality to the community, distinguish the campus perimeter, and strategically address blight between campus 
and the community.  The overall vision for this area is to create a vibrant, "cool" college town that both citizens 
of Grinnell and campus stakeholders will use and appreciate.  Grinnell College and the City of Grinnell are 
committed to providing students with the amenities they are looking for, while at the same time providing them 
a unique experience, in a rural Iowa community, that enriches their education and personal development.   

Summary 
The projects detailed in this proposal create a rare and remarkable opportunity for our community to transform 
the downtown. These projects would boost economic prosperity, foster cultural diversity, strengthen social 
vitality, solidify Grinnell College's reputation internationally for education excellence, and improve the quality of 
life for all residents.  
 
We believe this application and proposal meet all the administrative rules for the Iowa Reinvestment District 
Program.  The project has the strong support of the Grinnell City Council, Grinnell College and the community, 
largely due to the significant local investments being made by Grinnell College, the City of Grinnell, Christensen 
Development, and private investors.   
We respectfully offer the following project summary using the IRA Scoring Criteria and Plan Evaluation as an 
outline. 

There are several unique aspects of this project worth restating in this summary.  The projects listed in the 
Grinnell Historical and Campus Confluence District will permanently transform the aesthetics and infrastructure 
of the community for the better and substantially contribute to the State's economy in a positive way as 
demonstrated throughout the application. We believe the following unique aspects of the overall project are 
worth noting here in the summary:  

 The project is occurring within the Grinnell Cultural and Historic District. The project will take place 
entirely within Grinnell's downtown and the Grinnell College campus. 

 The project involves the renovation and repurposing of a 100-year old Junior High School into a 38 room 
boutique hotel and events center. The Grinnell business community believes this is a very positive 
community investment as demonstrated by the attached letters of support for this proposal. All current 
hotels in Grinnell could be described as discount chain hotels and this project adds a unique high quality 
lodging option that will bring visitors downtown where they can experience a diverse offering of retail, 
entertainment, and dining. 
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 The first comprehensive design and improvements to Central Park in the 150+ year history of the park. 
This park serves as the social and cultural hub for the community. 

 The completion of a 15 year $18+ million project to completely rebuild the public infrastructure in the 
downtown. The early phases of this project supported the renaissance in our downtown and the final 
phase will now be a part of the most significant redevelopment project in nearly 100 years. 

  The redevelopment of the area between the downtown and Grinnell College campus into a vibrant 
mixed use social, cultural, and economic center. This area is currently highly underutilized and 
redevelopment will eliminate the current barrier and provide a portal connecting downtown to the 
Grinnell College campus. 

 The project will strengthen Grinnell College which is a vital economic engine for the Grinnell community. 
As shown in this proposal Grinnell College is unique in that it has demonstrated an ability to balance 
educational excellence, social responsibility, and student success as well as any college in the world. 

 The favorable timing and alignment of all these projects is the result of more than a decade of planning 
and work. 

 The scale and scope of this project is certainly unique to communities under 20,000 in population in 
Iowa and likely unique in even most large communities. 

The unique collaboration and partnership of public entities, private investors, and a private college serve as an 
example of how public/private partnerships can permanently transform communities when everyone is moving 
in the same direction.  Each of the projects listed in this application support other projects.                                                

The economic impact of this proposal is substantial, supported by an Independent Economic Assessment 
completed by Decision Innovation Solutions of Urbandale, Iowa. Statewide, the total capital investment of 
$157.2 million will support create and support the following: 

 1,830 jobs and $250.3M in output related to construction of all projects. 

 43 jobs and $4.3M in output related to operations of all projects. 

Ultimately, this project will support the economic viability of the many historic buildings in our downtown by 
building new public infrastructure, improving Central Park, and strengthening arguably our most important 
economic asset, Grinnell College.  

As demonstrated by the analysis provided by Decision Innovation Solutions the Feasibility of our projects are 
excellent.  This is made possible by the public private partnerships that have been developed. We are able to 
build this project on the past successes and financial strength of Grinnell College, Christensen Development, the 
city of Grinnell, and our private investors. 

The capital investment in the Grinnell District will be $157.2 million.  It is a rare opportunity for a town of 9,218 
residents to have a collection of projects assembled in one proposal, especially occurring with a historic 
downtown.  The total project investment of $157.2 million is equivalent to $17,054 per resident.  To put that in 
perspective, a city of 200,000 residents would need a project with a total investment of $3.41 billion to match 
the per capita investment of this Grinnell project.  This is more extraordinary based on the fact that it has two 
separate, but complimentary projects over $10 million along with a third at $8.8 million and a fourth at $8 
million.  

In regard to funding leverage, the Grinnell IRA proposal is not requesting the maximum 35% of the total cost of 
all proposed projects in the district plan.  The maximum we would be allowed to request is $55.02 million and 
we are only requesting $6.850 million or 4.4%. The project also has an excellent mix of public investment, 
private investment, and a strong commitment from Grinnell College.  
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A significant portion of this project has a non-retail focus.  Of the total capital investment of $157.2 million, we 
estimate that only $20 million has a retail focus which is 13% of the district's projected expenditure.  The largest 
project in the district has no retail focus.    

Additional Factors / Readiness 

We believe Readiness may be one of the greatest strengths of our proposal. All of the project schedules align 
closely with the majority of the projects likely to be completed in 2020 or earlier. The community has been 
investigating the option for a downtown hotel and events center for more than a decade and work on the 
repurposing of the Community Center has been advancing steadily for the past four years. Over the past year 
the project has started to shift from planning to implementation. If we receive the state historic tax credits and 
the IRA award we are prepared to move forward immediately.  

The planning for the Central Park improvements has also been in process for nearly a decade; however it was 
the creation of the 2007 Master Parks Improvement Plan that moved this project near the top of the priority list. 
More recently the Grinnell City Council and the Park and Recreation Board worked to create a final concept plan. 
Grinnell received Great Places designation and funding. The Central Park improvements were the centerpiece of 
the Great Places application. The city of Grinnell is also ready to move forward with the fifth and final phase of 
the reconstruction of the public infrastructure as detailed in this application and has a proven track record of 
success as demonstrated by the first four phases. Both of these projects will be under construction this summer 
pending approval of this proposal. 

The redevelopment of the zone of confluence is much closer to implementation as a result of the work 
completed since the submission of pre-application; better positioning this project to move quickly if this IRA final 
proposal is approved. There has been substantial planning done by both Grinnell College and the City of Grinnell 
in regard to the redevelopment of this area. Grinnell College has started to land bank property in the zone as 
opportunities arise. The Grinnell College Board of Trustees has authorized the President to advance the 
development of this project. Grinnell College has also engaged professional planning services to help develop 
final plans for the redevelopment of this area. The Grinnell College campus improvement project is also ready to 
move forward with design and fundraising. 

 We believe this project provides Geographic Diversity to the IRA program. There are several requirements of 
the IRA program that make geographic diversity very challenging, especially rural diversity.  It is rare that a small 
rural community has a minimum investment of $10 million dollars in a single capital project, let alone the $157.2 
million that will be invested in the Grinnell Historic Downtown and Campus Confluence District along with the 
additional $24 million that will be invested in our downtown area over the next 5 years but is not included as 
part of this proposal.  Many of the IRA applications, this round, came from larger urban areas and towns with 
populations over 20,000.  Not only are our projects located in a community of 9,218 residents, but it is in an area 
that is removed from large urban areas by 50+ miles. 

The Funding Need for this overall project is great. There are two projects, the Boutique Hotel and Events Center 
and redevelopment of the Zone of Confluence; that quite simply will not move forward without the IRA funding. 
The IRA funding is necessary to attract private investment and to make both projects sustainable long term. The 
approval of our IRA pre-application had an extremely positive impact on our ability to raise private funds for 
Central Park. The improvements to Central Park would have to be significantly scaled back without the IRA 
funding and the positive impacts on the downtown would be diminished. Phase 5 of the downtown 
infrastructure improvements will likely move forward without IRA funding but would have to be reduced in 
scope and quality. The Grinnell College campus improvements project includes $20 million in private fundraising 
which is challenging with so many good projects competing for philanthropic funds. Without the IRA funding 
Grinnell College would be forced to increase the fundraising revenue, dig deeper into its endowment, or scale 
down the projects. 
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In closing we want to stress that the project is well-planned with extensive public input, is attainable, straight 
forward, will be relatively easy to administer, has a solid public-private partnership leading the project, and the 
funding provided by the Iowa Reinvestment District would be the catalyst needed to move forward with 
implementation.  
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SECTION E – Certification and Release of Information 
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Appendix A, Resolution Establishing Reinvestment 
District 
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Appendix B, Urban Renewal Zone Documentation 

B.1 Ordinance 
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B.2 Urban Renewal Zone 
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B.3 Urban Renewal Boundary Map 

 

Note: The City of Grinnell has amended the Urban Renewal Area boundary. All of the property in the IRA is now 
contained with the URA. 
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Appendix C, Detailed Map of Reinvestment District  
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Appendix D, Names and Addresses of Parcel Owners 
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Appendix E, Legal Description of Boundaries 
Boundary description for 2016 Grinnell Historic Downtown 

And Campus Confluence IRA 

Beginning at the Southwest corner of the 8th Avenue and Park Street Right-of-way 
(r.o.w.) intersection: thence east 80’ to the Southeast corner of the  8th Avenue and Park 
Street Right-of-way (r.o.w.) intersection, thence south 25’ on the east r-o-w line of Park 
Street,  thence east 265’ to a point 25’ south of the south r.o.w. line of 8th Avenue; 
thence south 550’ to a point 575’ south of the south r.o.w. line of 8th Avenue and 265’ 
east of the east r.o.w. line of Park Street, thence west 265’ to a point 575’ south of the 
south r.o.w. line of 8th Avenue on the east r.o.w. line of Park Street, thence south 2,630’ 
along the east r.o.w. line of Park Street to the south street curb line of 3rd Avenue, 
thence west 300’ along the south street curb line of 3rd Avenue, thence north 36.5’ to 
the north r.o.w. line of 3rd Avenue, thence west 150’ to the east r.o.w. line of Broad 
Street, thence north 450’ along the east r.o.w. line of Broad Street to the south r.o.w. 
line of 4th Avenue, thence west 100’ to the west r.o.w. line of Broad Street, thence south 
225’ along the west r.ow. line of Broad Street to the north r.o.w. line of Commercial 
Street, thence west 165’ along the north r.o.w. line of Commercial Street to the east 
r.o.w. line of the alley located between Main Street and Broad Street, thence North 225’ 
to the south r.o.w. line of 4th Avenue,  thence west 462’  along the south r-o-w line of 4th 
Avenue to a point 191’ west to the west r.o.w. line of Main Street, thence north 530’ 
along the west r.o.w. line of the alley located between West Street and Main Street to 
the south r.o.w. line of 5th Avenue, thence east along the south r.o.w. line of 5th Avenue 
537’ to a point 75’ west of the west r.o.w line of Broad Street, thence south 24’, thence 
east 90’ to the west r.o.w. line of Broad Street, thence south 262’along the west r.o.w. 
line of Broad Street, thence west 165’ to the east r.o.w. line of the alley located 
between Main Street and Broad Street, thence south 89’ along the east r.o.w. line of the 
alley located between Main Street and Broad Street, thence east 165’ to the west r.o.w 
line of Broad Street, thence south 89’ along the west r.o.w. line of Broad Street to the 
north r.o.w. line of 4th Avenue, thence east 145’ along the north r.o.w. line of 4th 
Avenue, thence south 80’ to a point 45’ east of the east r.o.w. line of Broad Street and 
on the south r.o.w. line of 4th Avenue, thence east 311’ to the west r.o.w. line of Park 
Street, thence north 150’ along the west r.o.w. line of Park Street, thence west 165’ to 
the east r.o.w. line of the alley located between Broad Street and Park Street, thence 
north 300’ along the east r.o.w. line of the alley located between Broad Street and Park 
Street, thence east 165’ to the west r.o.w. line of Park Street, thence north 150’ along 
the west r.o.w. line of Park Street to the south r.o.w. line of 5th Avenue, thence 356’ 
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west along the south r.o.w. line of 5th Avenue to the east r.o.w. line of Broad Street, 
thence north 80’ to the intersection of the Broad Street and 5th Avenue r.o.w.’s, thence 
west 265’ along the north r.o.w. line of 5th Avenue to the east r.o.w. line of the alley 
located between Broad Street and Main Street, thence north 225’ along the east r.o.w. 
line of the alley located between Broad Street and Main Street, thence west 26’ to the 
west r.o.w. line of the alley located between Broad Street and Main Street, thence south 
75’ along the west r.o.w. line of the alley located between Broad Street and Main Street, 
thence west 165’ to the east r.o.w. line of Main Street, thence north 150’ along the east 
r.o.w. line of Main Street, thence west 80’ to the west r.o.w. line of Main Street, thence 
south 114’ along the west r.o.w. line of Main Street, thence west 83’, thence south 14’, 
thence west 7’, thence south 22’, thence west 75’ to the east r.o.w. line of the alley 
located between Main Street and West Street, thence north 186’ along the east r.o.w. 
line of the alley located between Main Street and West Street, thence west 26’ to the 
west r.o.w. line of the alley located between Main Street and West Street, thence north 
10’ along the west r.o.w. line of the alley located between Main Street and West Street, 
thence west 165’ to the east r.o.w. line of West Street, thence north 140’ along the east 
r.o.w. line of West Street, thence east 165’ along the south r.o.w. line of 6th Avenue, 
thence south along the west r.o.w. line of the alley located between Main Street and 
West Street , thence east 26’ to the east r.o.w. line of  the alley located between Main 
Street and West Street, thence south 10’ along the east r.o.w. line of  the alley located 
between Main Street and West Street, thence east 436’ to the east r.o.w. line of the 
alley between Broad Street and Main Street, thence north 150’ along the east r.o.w. line 
of the alley between Broad Street and Main Street to the south r.o.w. line of 6th Avenue, 
thence east 265’ along the south r.o.w. line of 6th Avenue to the east r.o.w. line of Broad 
Street, thence south 450’ along the east r.o.w. line of Broad Street to the north r.o.w. 
line of 5th Avenue, thence east 450’ to the west r.o.w. line of Park Street, thence north 
1510’ along the west r.o.w. line of Park Street to the point of beginning. 
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Appendix F, Substantially Benefited Real Property 
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Appendix G, Credentials of Study Authors 
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Appendix H, Project Financials 

Boutique Hotel and Event Center 
Income Statement 

 

Note: Years 2023 through 2032 columns are hidden. 

2016 2017 2018 2019 2020 2021 2022 2033 2034 2035 2036 2037 2038

Receipts

Rooms -$              270,864$         1,120,474$           1,200,028$        1,282,315$        1,367,414$         1,455,405$       1,885,013$         1,922,713$        1,961,168$         2,000,391$        2,040,399$        2,081,207$        

Food & Beverage -$              51,308$           232,506$              261,713$           292,865$           308,300$           314,880$          388,256$           396,021$          403,941$           412,020$          420,261$          428,666$           

Leases & Rentals -$              3,000$             24,000$                36,000$            48,000$            50,500$             53,000$           73,764$             75,239$            76,744$             78,279$            79,844$            81,441$            

Total Receipts -$              325,172$         1,376,980$           1,497,741$        1,623,180$        1,726,214$         1,823,285$       2,347,033$         2,393,973$        2,441,853$         2,490,690$        2,540,504$        2,591,314$        

Cost of Sales 95,635$                

Rooms -$              45,771$           232,433$              245,333$           258,398$           271,630$           277,428$          342,075$           348,917$          355,895$           363,013$          370,273$          377,679$           

Food & Beverage -$              35,915$           162,754$              183,199$           205,006$           215,810$           220,416$          271,779$           277,215$          282,759$           288,414$          294,182$          300,066$           

Leases & Rentals -$              47$                 374$                    561$                 748$                 787$                  826$                1,151$               1,174$              1,197$               1,221$              1,246$              1,271$              

Total Cost of Sales -$              81,733$           395,561$              429,093$           464,152$           488,227$           498,670$          615,005$           627,305$          639,851$           652,648$          665,701$          679,015$           

Operating Expenses

Admin & General -$              22,653$           113,494$              121,950$           130,628$           137,356$           140,402$          173,796$           177,272$          180,818$           184,434$          188,123$          191,885$           

Marketing -$              24,069$           120,587$              129,572$           138,793$           145,941$           149,177$          184,658$           188,351$          192,118$           195,961$          199,880$          203,877$           

Energy -$              15,574$           78,027$                83,841$            89,807$            94,432$             96,526$           119,485$           121,874$          124,312$           126,798$          129,334$          131,921$           

Property Operations & Maint. -$              16,990$           85,120$                91,463$            97,971$            103,017$           105,301$          130,347$           132,953$          135,613$           138,325$          141,091$          143,913$           

Total Operating Expenses -$              79,286$           397,228$              426,826$           457,199$           480,746$           491,406$          608,285$           620,451$          632,860$           645,517$          658,428$          671,596$           

Gross Operating Profit -$              164,153$         584,191$              641,822$           701,829$           757,241$           833,209$          1,123,742$         1,146,217$        1,169,141$         1,192,524$        1,216,375$        1,240,702$        

Management Fees & Salaries -$              113,265$         141,867$              152,438$           163,286$           171,695$           175,502$          217,245$           221,590$          226,021$           230,542$          235,153$          239,856$           

Other Expenses

Property Taxes -$              -$                84,462$             86,151$            87,874$             89,632$            91,425$            93,253$            

Insurance -$              4,531$             22,699$                24,390$            26,126$            27,471$             28,080$           34,759$             35,454$            36,163$             36,887$            37,624$            38,377$            

FF&E Reserve -$              11,327$           56,747$                60,975$            65,314$            68,678$             70,201$           86,898$             88,636$            90,409$             92,217$            94,061$            95,942$            

Total Other Expenses -$              15,857$           79,446$                85,365$            91,440$            96,149$             98,281$           121,657$           124,090$          126,572$           129,103$          131,686$          134,319$           

Interest -$              315,547$         308,936$              301,993$           294,704$           287,051$           279,014$          159,136$           144,704$          129,550$           113,639$          96,932$            79,390$            

Net Income Before Taxes -$              (280,516)$        53,943$                102,025$           152,399$           202,347$           280,411$          625,705$           655,833$          686,998$           719,240$          752,605$          787,138$           
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Cash Flow Statement 

 

Note: Years 2022 through 2032 columns are hidden. 

STATEMENT OF CASH FLOWS 2016 2017 2018 2019 2020 2021 2022 2033 2034 2035 2036 2037 2038

Inflows

Beginning Cash -$              1,050,000$      2,849,344$           3,072,081$        3,497,705$        3,976,565$         4,501,336$       10,987,640$       11,429,282$      11,868,256$       12,304,360$      12,737,338$      13,166,879$      

Loan Proceeds 6,310,940$      

Net Cash Income -$              (280,516)$        53,943$                102,025$           152,399$           202,347$           280,411$          625,705$           655,833$          686,998$           719,240$          752,605$          787,138$           

Iowa Reinvestment Act Fund Receipts -$              -$                -$                     174,067$           196,831$           213,394$           230,239$          -$                  -$                 -$                  -$                 -$                 -$                  

Depreciation Adjustment -$              315,547$         308,936$              301,993$           294,704$           287,051$           279,014$          159,136$           144,704$          129,550$           113,639$          96,932$            79,390$            

Adjusted Cash -$              7,395,971$      3,212,222$           3,650,167$        4,141,639$        4,679,356$         5,291,000$       11,772,481$       12,229,819$      12,684,804$       13,137,239$      13,586,874$      14,033,406$      

Outflows

Repayment of Principal -$              132,230$         138,841$              145,783$           153,072$           160,726$           168,762$          288,641$           303,073$          318,227$           334,138$          350,845$          368,387$           

Repayment of Operating Loan -$              -$                -$                     -$                  -$                  -$                  -$                 -$                  -$                 -$                  -$                 -$                 -$                  

Buildings 3,885,897$    3,885,897$      -$                     -$                  -$                  -$                  -$                 -$                  -$                 -$                  -$                 -$                 -$                  

Furnishings & Fixtures 528,500$       528,500$         -$                     -$                  -$                  -$                  -$                 -$                  -$                 -$                  -$                 -$                 -$                  

Capital Replacement -$              -$                1,301$                  6,679$              12,002$            17,294$             22,470$           54,558$             58,490$            62,217$             65,763$            69,149$            72,396$            

Corporate Distributions -$              -$                -$                     -$                  -$                  -$                  -$                 -$                  -$                 -$                  -$                 1$                    2$                    

Total Cash Expenditures 4,414,397$    4,546,627$      140,142$              152,462$           165,074$           178,020$           191,232$          343,199$           361,563$          380,444$           399,901$          419,995$          440,785$           

Ending Cash Before Borrowing (4,414,397)$   2,849,344$      3,072,081$           3,497,705$        3,976,565$        4,501,336$         5,099,768$       11,429,282$       11,868,256$      12,304,360$       12,737,338$      13,166,879$      13,592,621$      

Cash Flow Deficit Borrowing 4,414,397$    -$                -$                     -$                  -$                  -$                  -$                 -$                  -$                 -$                  -$                 -$                 -$                  

Ending Cash Balance -$              2,849,344$      3,072,081$           3,497,705$        3,976,565$        4,501,336$         5,099,768$       11,429,282$       11,868,256$      12,304,360$       12,737,338$      13,166,879$      13,592,621$      
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SPHO – Conditions Sheet– Part 2 
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Downtown Public Investment Projects 
Sources and Uses of Funds 

 

Funding Uses  Funding Sources 

Site Preparation $0  Iowa Great Places $150,000 

Building Acquisition $0  Grinnell Hotel/Motel Tax $550,000 

Building Construction $2,700,000  Private Donations $700,000 

Building Remodeling $0  Iowa Reinvestment District $1,525,000 

Fixtures $0  City of Grinnell $700,000 

Architectural Design $300,000   $0 

Engineering Design $0   $0 

Construction Admin. $0   $0 

Site Preparation $0  Storm Sewer Fund Balance $300,000 

Building Acquisition $0  Sanitary Sewer Fund 
Balance 

$300,000 

Streets and Other Public 
Infrastructure 
 

$4,500,000  Water Fund Balance $100,000 

Building Remodeling $0  Grinnell College $400,000 

Fixtures $0  General Obligation Bond $3,275,000 

Architectural Design $0    

Engineering Design $500,000   $ 

Construction Admin. $0   $ 

Other $0   $ 

Total Project Budget $8,000,000  Total Funding Sources $8,000,000 
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Zone of Confluence 
Income Statement 

 

Note: Years 2023 through 2032 columns are hidden. 

2016 2017 2018 2019 2020 2021 2022 2032 2033 2034 2035 2036 2037 2038

Receipts

Catalyst Project, Phase 1 (Yrs 1-3)

Campus Store Anchor -$                434,765$         886,920$            1,358,346$         1,385,513$         1,413,223$          1,441,488$          1,757,166$         1,792,309$          1,828,155$          1,864,718$          1,902,013$          1,940,053$         1,978,854$           

Market Destination Retail/Food -$                475,524$         970,069$            1,485,691$         1,515,405$         1,545,713$          1,576,627$          1,921,900$         1,960,338$          1,999,545$          2,039,536$          2,080,326$          2,121,933$         2,164,372$           

Flex Service Space -$                54,346$           110,865$            169,793$            173,189$            176,653$             180,186$             219,646$            224,039$             228,519$             233,090$             237,752$             242,507$            247,357$              

Outdoor Public Use -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Parking (75 units) -$                -$                1,875$                1,913$                1,951$                1,990$                2,030$                2,474$                2,524$                2,574$                2,625$                2,678$                2,732$                2,786$                  

Other Project Elements -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Total Receipts, Phase 1 -$                964,634$         1,969,729$         3,015,743$         3,076,058$         3,137,579$          3,200,331$          3,901,185$         3,979,209$          4,058,793$          4,139,969$          4,222,769$          4,307,224$         4,393,368$           

Secondary Projects, Phase 2 (Yrs 4-20)

GC Campus Use -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

City of Grinnell Municipal -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Market Driven Residential (20 units) -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Grinnell Community Visitor Center -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Market Destination Retail/Food -$                -$                -$                   -$                   492,507$            811,499$             1,143,055$          3,843,800$         3,920,676$          3,999,089$          4,079,071$          4,160,653$          4,243,866$         4,328,743$           

Total Receipts, Phase 2 -$                -$                -$                   -$                   492,507$            811,499$             1,143,055$          3,843,800$         3,920,676$          3,999,089$          4,079,071$          4,160,653$          4,243,866$         4,328,743$           

Total Receipts, Phases 1 & 2 -$                964,634$         1,969,729$         3,015,743$         3,568,565$         3,949,079$          4,343,386$          7,744,985$         7,899,885$          8,057,883$          8,219,040$          8,383,421$          8,551,090$         8,722,111$           

Retail Cost of Sales

Cost of Goods Sold -$                383,924$         783,952$            1,200,266$         1,420,289$         1,571,733$          1,728,668$          3,082,504$         3,144,154$          3,207,037$          3,271,178$          3,336,602$          3,403,334$         3,471,400$           

Direct Labor -$                21,164$           43,216$              66,165$              78,294$              86,643$              95,294$              169,925$            173,323$             176,790$             180,326$             183,932$             187,611$            191,363$              

Total Cost of Sales -$                405,089$         827,168$            1,266,431$         1,498,583$         1,658,376$          1,823,961$          3,252,429$         3,317,478$          3,383,827$          3,451,504$          3,520,534$          3,590,945$         3,662,764$           

Operating Expenses

Rent/Utilities -$                36,000$           73,510$              112,548$            133,179$            147,380$             162,095$             289,043$            294,824$             300,720$             306,735$             312,869$             319,127$            325,509$              

Insurance -$                5,711$            11,661$              17,853$              21,126$              23,379$              25,713$              45,850$              46,767$              47,703$              48,657$              49,630$              50,622$              51,635$                

Labor, Including Admin -$                47,036$           96,044$              147,048$            174,003$            192,557$             211,783$             377,645$            385,198$             392,902$             400,760$             408,776$             416,951$            425,290$              

Other  -$                123,454$         252,086$            385,955$            456,705$            505,403$             555,867$             991,203$            1,011,027$          1,031,248$          1,051,873$          1,072,910$          1,094,368$         1,116,256$           

Total Operating Expenses -$                212,200$         433,301$            663,403$            785,013$            868,718$             955,458$             1,703,742$         1,737,817$          1,772,573$          1,808,025$          1,844,185$          1,881,069$         1,918,690$           

Gross Operating Profit -$                347,346$         709,260$            1,085,909$         1,284,969$         1,421,984$          1,563,966$          2,788,814$         2,844,591$          2,901,482$          2,959,512$          3,018,702$          3,079,076$         3,140,658$           

Other Expenses

Insurance -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Interest -$                -$                -$                   23,705$              24,180$              24,663$              25,156$              30,665$              31,279$              31,904$              32,542$              33,193$              33,857$              34,534$                

Total Other Expenses -$                -$                -$                   23,705$              24,180$              24,663$              25,156$              30,665$              31,279$              31,904$              32,542$              33,193$              33,857$              34,534$                

Total Depreciation/Amortization Expense -$                7,215$            14,734$              22,558$              26,693$              29,539$              32,489$              57,932$              59,091$              60,273$              61,478$              62,708$              63,962$              65,241$                

Property Taxes -$                14,903$           30,401$              46,561$              106,981$            169,799$             235,087$             437,462$            446,211$             455,135$             464,238$             473,523$             482,993$            492,653$              

Total Expenses -$                639,407$         1,305,604$         2,022,658$         2,441,449$         2,751,095$          3,072,151$          5,482,231$         5,591,875$          5,703,713$          5,817,787$          5,934,143$          6,052,826$         6,173,882$           

Net Income Before Taxes -$                325,227$         664,125$            993,085$            1,127,116$         1,197,983$          1,271,235$          2,262,755$         2,308,010$          2,354,170$          2,401,253$          2,449,278$          2,498,264$         2,548,229$           
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Cash Flow Statement 

 

Note: Years 2023 through 2032 columns are hidden. 

STATEMENT OF CASH FLOWS 2016 2017 2018 2019 2020 2021 2022 2032 2033 2034 2035 2036 2037 2038

Inflows

Beginning Cash 6,700,000$      7,366,667$      4,244,806$         1,459,454$         2,373,892$         3,414,591$          4,516,066$          20,679,620$        22,888,641$        25,129,078$        27,401,703$        29,502,540$        31,596,624$        34,040,964$          

Loan Proceeds 4,000,000$    -$              

Net Cash Income -$                325,227$         664,125$            993,085$            1,127,116$         1,197,983$          1,271,235$          2,262,755$         2,308,010$          2,354,170$          2,401,253$          2,449,278$          2,498,264$         2,548,229$           

Iowa Reinvestment Act Fund Receipts -$                -$                -$                   43,517$              49,208$              53,348$              57,560$              226,359$            230,886$             235,504$             35,521$              -$                    -$                   -$                     

Depreciation Adjustment -$                7,215$            14,734$              22,558$              26,693$              29,539$              32,489$              57,932$              59,091$              60,273$              61,478$              62,708$              63,962$              65,241$                

Adjusted Cash 10,700,000$     7,699,110$      4,923,665$         2,518,614$         3,576,909$         4,695,462$          5,877,349$          23,226,667$        25,486,628$        27,779,025$        29,899,955$        32,014,527$        34,158,850$        36,654,434$          

Outflows

Repayment of Principal -$                120,970$         127,019$            133,370$            140,038$            147,040$             154,392$             251,489$            264,063$             277,266$             291,130$             305,686$             -$                   -$                     

Repayment of Operating Loan -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Buildings 3,216,667$      3,216,667$      3,216,667$         -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Furnishings & Fixtures 116,667$         116,667$         116,667$            -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Capital Replacement -$                -$                3,859$                11,352$              22,279$              32,356$              41,670$              86,537$              93,488$              100,056$             106,285$             112,217$             117,886$            123,326$              

Corporate Distributions -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Total Cash Expenditures 3,333,333$      3,454,304$      3,464,211$         144,721$            162,318$            179,396$             196,063$             338,025$            357,551$             377,322$             397,415$             417,903$             117,886$            123,326$              

Ending Cash Before Borrowing 7,366,667$      4,244,806$      1,459,454$         2,373,892$         3,414,591$         4,516,066$          5,681,286$          22,888,641$        25,129,078$        27,401,703$        29,502,540$        31,596,624$        34,040,964$        36,531,108$          

Cash Flow Deficit Borrowing -$                -$                -$                   -$                   -$                   -$                    -$                    -$                   -$                    -$                    -$                    -$                    -$                   -$                     

Ending Cash Balance 7,366,667$      4,244,806$      1,459,454$         2,373,892$         3,414,591$         4,516,066$          5,681,286$          22,888,641$        25,129,078$        27,401,703$        29,502,540$        31,596,624$        34,040,964$        36,531,108$          
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Catalyst Project Market Feasibility 
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Appendices 
2015 Demographic and Employment Summary 

2015 Illustrative Comparable Community Demographics 
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Grinnell College Campus Improvements 
Sources and Uses of Funds 

At this time Grinnell College does not have a more detailed budget than is listed in the Sources and Uses table below. Also below is a chart illustrating timing of 
Grinnell College Campus improvements during the 2015-2020 time period. Grinnell College will develop this further in the coming months. 

 

Grinnell College "Phase I" Campus Improvements 

Funding Uses  Funding Sources 

Building Construction $63,800,000  Grinnell College $89,390,000 

FF&E $16,500,000  Private Fundraising $20,000,000 

Instructional Technology $5,500,000  Iowa Reinvestment Act $610,000 

Professional Fees $11,000,000   $ 

Campus Project Mgmt. $2,200,000   $ 

Contingency $11,000,000   $ 

     

     

     

Total Project Budget 110,000,000  Total Funding Sources 110,000,000 
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Appendix I, IMPLAN Model Entries 

 

 

Note: Years with no data are hidden 

IMPLAN model entries for the Downtown Public Investments projects were handled differently from the other three projects included in this application. Rather 
than follow the process of identifying specific sectors to “impact” as was done for the other three projects, we used a pre-defined, locally-determined, spending 
pattern unique to municipalities

IMPLAN Entries

Construction
Boutique Hotel and Event Center Total IMPLAN Sector 2016 2017 2018 2019 2020 2021 2025 2030

Building Construction 7,771,794$       34                           3,885,897$           3,885,897$     -$                -$                -$              -$              -$              -$            

Fixtures 1,057,000$       260                         528,500$              528,500$        -$                -$                -$              -$              -$              -$            

Zone of Confluence

Catalyst

Building Construction 9,650,000$       34                           3,216,667$           3,216,667$     3,216,667$     -$                -$              -$              -$              -$            

Fixtures 350,000$          260                         116,667$              116,667$        116,667$        -$                -$              -$              -$              -$            

Secondary

Building Construction 19,686,000$     34                           -$                       -$                -$                2,895,000$     4,270,125$  2,895,000$  4,812,938$  4,812,938$ 

Fixtures 714,000$          260                         -$                       -$                -$                105,000$        154,875$      105,000$      174,563$      174,563$    

Grinnell College

Building Construction 86,050,000$     34                           28,683,333$         28,683,333$  28,683,333$  -$                -$              -$              -$              -$            

FFE 7,440,000$       301                         2,480,000$           2,480,000$     2,480,000$     -$                -$              -$              -$              -$            

Professional Fees (design, project mgmt) 6,510,000$       369                         2,170,000$           2,170,000$     2,170,000$     -$                -$              -$              -$              -$            

Landscaping 10,000,000$     388                         3,333,333$           3,333,333$     3,333,333$     -$                -$              -$              -$              -$            

Operations IMPLAN Sector 2021

Event Center Rental 360                         358,800$      

Boutique Hotel 411                         1,367,414$  

Zone of Confluence Parking 422                         1,990$          

Zone of Confluence Retail 100% 3,947,089$  

Large Consumer Goods 29% 321                         1,144,656$  

Retail Consumer Goods 39% 329                         1,539,365$  

Food and Beverage 29% 324                         1,144,656$  

Services 3% 325                         118,413$      
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Appendix J, Letters of Support 
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March 10, 2015 
 
Iowa Economic Development Authority 
200 East Grand Avenue 

Des Moines, Iowa 50309  

Dear Iowa Economic Development Authority; 
 
It is my pleasure to write a letter in support of the Grinnell Iowa Reinvestment Application by the City 
of Grinnell.  The Grinnell community has worked diligently to increase vitality in our downtown area. 
 
As the largest employer in the county and a 105 year history of being headquartered in Grinnell, 
Grinnell Mutual Reinsurance Company (GMRC) is a key player in the economic growth for Grinnell and 
all of Poweshiek County.   
 
In order to remain competitive in recruiting our future workforce, GMRC recently constructed a 
conference center on our campus that will be used to support our talent acquisition.  GMRC plans on 
utilizing the conference center to expand internship opportunities, increase developmental 
opportunities for existing employees, and provide additional continuing education opportunities.   Our 
conference center was built with training in mind, and would not take away from or compete with the 
proposed downtown event center.   
 
In the near future, Grinnell Mutual will see a significant increase in the number of retirees,  it is 
imperative to GMRC that our headquarters is located in a vibrant community that have the amenities 
necessary to attract employees and their families who are also looking at larger more urban 
areas.  When prospective employees look to move to Grinnell, they want a vibrant community, 
opportunities for spousal employment and overall opportunities for their children.  The Grinnell 
application addresses all of these factors.  The vitality and quality of life gained in the Central Park 
reconstruction and Grinnell College Zone of Confluence will attract employees who may prefer the 
amenities of an urban setting, but the quality of life in a rural community.   
 
The City of Grinnell’s application provides an exciting, vibrant downtown that will be ideal in recruiting 
future employees, it strengthens Grinnell Colleges’ ability to compete on a world-wide level, and it 
provides social, cultural, and economic vitality in a rural community. 
 
Grinnell Mutual Reinsurance asks that you please support the City of Grinnell’s application.   

 

Larry J. Jansen, President and CEO 

Grinnell Mutual Reinsurance Company 

4215 Hwy 146 

Grinnell, Iowa  50112 

641-269-8414 

ljansen@gmrc.com 
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Sincerely, 
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Feb 26, 2015 

Angela Harrington, President/CEO 

Catalyst Project Management 

108 East Street, Grinnell, IA 50112 

 

Dear Angela,  

I am writing in strong support of the proposed downtown event center and boutique hotel. With the addition of 
the Charles B. Bear Athletic Center at the College, Grinnell is becoming a magnet for sporting events that bring in 
significant numbers of visitors to Grinnell.   

Already, the facility has been the site for NCAA, Midwest Conference, and statewide swimming and track and 
field events. That record will no doubt continue, as evidenced by the Indoor NCAA Track & Field Championships 
returning in March of 2016.  

I believe an upscale boutique hotel and ballroom would add significantly to downtown Grinnell and offer visitors 
one more special reason to visit our community. The placement of a boutique hotel downtown can only increase 
traffic to downtown businesses and restaurants. 

As a long-time coach at Grinnell College, I have had many coaches over the years ask me where to sty when they 
visit.  I would be very pleased to give them the option of a high quality boutique hotel.   

Quite simply, I believe Grinnell is ready for this and I believe both the Grinnell and college communities will 
benefit enormously from it.     

Sincerely, 

 

 

Will Freeman 

Associate Professor of Physical Education 

Head Coach of Track & Field and Cross Country 

Level III Coach for USA Track & Field 

Former Chair of NCAA Track & Field Committee 


