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Executive SummaryExecutive Summary

• Project cost of renovation is $27 millionProject cost of renovation is $27 million
– Offsets from fundraising and New Markets Tax Credits

– City costs are $24 million over 15 years

• Project cost for the library portion of the Fiore Irgens 
proposal is $37 million
– Offsets from fundraising, NMTC, increased property tax and 
increased room tax

Cit t thi d l th ti $16 illi– City costs are one‐third less than renovation… $16 million

• If the hotel is replaced by a condo development, the 
project is still $37 million but City costs are the sameproject is still $37 million but City costs are the same 
as renovation



The ProcessThe Process

Financial were scenarios built using informationFinancial were scenarios built using information 
and data from:

• Fiore Irgens proposal• Fiore Irgens proposal

• HGA proposal

• HDR comparative analysis• HDR comparative analysis

• City Assessor’s Office

Cit R l E t t• City Real Estate

• Comptroller’s Office

l• Facilities Management



Key AssumptionsKey Assumptions

• Timeline:Timeline:
– Project begins early 2010

– Central Library is completed 2012Central Library is completed 2012

– Phase 2 completed in 2014

• Cash flow model is 15 yearsCash flow model is 15 years

• After construction, value of Block 66 grows 2% to 
4% per year depending on type of development4% per year depending on type of development

• Status quo value of Block 66 grows at 4.0% per 
yearyear



Key AssumptionsKey Assumptions

• All City borrowing is at 5.0% for 10‐year periodsy g y p
• Property tax rate decreases about 2% per year
• Room taxes increase 2.5% per year

– The City gets 80% of gross collections
• Fundraising: 

G l i $10 illi f lib d $5 illi– Goal is $10 million for a new library and $5 million 
for renovation

– Fundraising will take several years
– City will provide a “bridge loan” as pledges come in
– Conservatively assumes no dollars raised before 
bridge loan is borrowedbridge loan is borrowed



Key AssumptionsKey Assumptions

• NewMarkets Tax Credits:• New Markets Tax Credits:
–Credits are available for 39% of project 

tcosts

–Credits are sold for 68 cents on the dollar

– Fees are taken upfront at 10%

– Loan payments are 1.5% on upfront equityLoan payments are 1.5% on upfront equity 
amount

–Balance is 100% forgiven after seven years–Balance is 100% forgiven after seven years



Sample ScenarioSample Scenario

Any questions?



Sample Scenario: Summary DetailSample Scenario:  Summary Detail
On the City capital cost side…



Sample Scenario: Summary DetailSample Scenario:  Summary Detail
On the City revenue side…

Comparing these two sides gets you the City’s net cost



Renovation ScenarioRenovation Scenario

• Renovation of existing library siteRenovation of existing library site
– No relocation during renovation

• No further development of Block 66• No further development of Block 66
– No increased property tax revenue

– No room tax generated

• Total library project cost $27 million
– $17,500,000 in GO

– $4,500,000 in NMTC

– $5,000,000 from fundraising



Renovation ScenarioRenovation Scenario

• Total costs:
–$22,312,500 in GO debt service

$472 500 in NMTC loan payments–$472,500 in NMTC loan payments

–$6,375,000 in fundraising debt service

• Total revenues:
–$5,000,000 in fundraising$5,000,000 in fundraising

Net City cost = $24,160,000



Hotel ScenarioHotel Scenario

• Library moves to new site on Block 66• Library moves to new site on Block 66

• 250‐room hotel is built in Phase 2 with:
–10,000 sq ft retail 

–400 parking stalls400 parking stalls

• Phase 2 development of Block 66 
increases propert al e and ta esincreases property value and taxes

• Hotel brings in additional room tax



Hotel ScenarioHotel Scenario

• Total library project cost $37 million• Total library project cost $37 million
–$17,000,000 in GO

–$6,000,000 in NMTC

–$4,000,000 in sale of library site

–$10,000,000 from fundraising



Hotel ScenarioHotel Scenario
• Total costs:

– $21,675,000 in GO debt service

– $630,000 in NMTC loan payments

– $12,750,000 in fundraising debt service

• Total revenues:
– $10,000,000 in fundraising

– $7,152,200 in room tax$ , ,

– $1,594,600 in increased property tax

Net City cost = $16,308,100



Condo ScenarioCondo Scenario

• Library moves to new site on Block 66Library moves to new site on Block 66

• Hotel development is replaced by a 100‐unit 
residential condo with:residential condo with:
– Retail on first floor

150 ki ll– 150 parking stalls

• Phase 2 development of Block 66 increases 
property value and taxes

• No hotel to bring in additional room tax



Condo ScenarioCondo Scenario

• Total library project cost $37 million• Total library project cost $37 million
–$17,000,000 in GO

–$6,000,000 in NMTC

–$4,000,000 in sale of library site

–$10,000,000 from fundraising

(Same total project cost as Hotel Scenario)



Condo ScenarioCondo Scenario

• Total costs:Total costs:
– $21,675,000 in GO debt service

$630 000 in NMTC loan payments– $630,000 in NMTC loan payments

– $12,750,000 in fundraising debt service

T t l• Total revenues:
– $10,000,000 in fundraising

– $1,148,400 in increased property tax

– No additional room tax

Net City cost = $23,906,600



SummarySummary
• Renovation

Lib j $2 illi– Library project cost = $27 million

–Net City cost = $24 million

• Hotel Scenario
Library project cost = $37 million– Library project cost = $37 million

–Net City cost = $16 million

• Condo Scenario
– Library project cost = $37 millionb a y p oject cost $3 o

–Net City cost = $24 million


