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10 - Infi ll Projects  

TEN-Architectos is based in New York and does much of its work there and in Mexico City.  One of its most interesting 
infi ll projects is One York, a condominium currently under construction in Tribeca.  A new building not only fi lls in between 
two existing buildings, but also wraps over the tops of them and integrates all three components into a single, unifi ed project.  
Included among many others are 550 Washington St., also in New York, and the Brickell Plaza in Miami, Florida.

Luckenbach|Ziegelman Architects has completed several infi ll projects in Ann Arbor, most notably Ashley Mews, the 
Collegian on Maynard, Sam Wyly Hall at the U of M Ross School of Business, and the Forest Avenue Parking Structure.  The 
fi rm has had a 20-year history of urban design endeavors and enhancement of the urban fabric, with numerous pedestrian 
improvement projects, most notably the Historic Street Exhibit program.   The fi rm brings the added advantage of detailed 
familiarity with the underground garage and with the District Library and its goals for the future.

 

One York Clinton Park Brickell Plaza

Ashley Mews Sam Wyly Hall Forest Avenue
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vALIANT PARTNERS LLC11 - Financial Capacity

Valiant Partners LLC was formed in July 2008 as a Limited Liability Company solely for the purpose of organizing and 
developing a Mixed-use complex, including a Conference Center, Hotel and Residential Condominium on the Library Lot 
site in Ann Arbor, Michigan.  Since it is a newly formed entity, no historical certifi ed fi nancial statements are available.  An 
unaudited Balance Sheet as of October 31, 2009 is enclosed in Appendix C.

Though individual members of the Company have extensive relationships in the fi nancial community, due to its nature and 
purpose, the Company does not have such relationships.  However, an individual Managing Member of the Company has 
a substantial net worth.  The amount of this net worth, principally in marketable securities, can be confi rmed in writing 
from Bessemer Trust and Morgan Stanley/Smith Barney.  These letters may be available, upon request, to the Evaluation 
Committee.

Roosevelt & Cross will be responsible for evaluating, structuring and underwriting the bond fi nancing for the Conference 
Center portion.  The specifi c fi nancing proposal is set forth in Section 13.  As indicated in Section 8, Roosevelt & Cross is a 
fi nancing fi rm that operates nationally and is one of the leading fi rms in terms of tax exempt bond fi nancing, particularly for 
public/private projects that are owned by 501 C (3) entities.
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ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Summary of Benefits - 24 Month Construction and 20 Years After Completion of Construction

AGGREGATE
TOTAL NPV @

DIRECT BENEFITS 6.25%
A. Construction $1.9 M $1.8 M
B. Regular Operations $72.0 M $38.3 M

TOTAL $73.9 M $40.1 M

INDIRECT BENEFITS
A. Construction $1.0 M $0.9 M
B. Regular Operations $38.8 M $20.8 M

TOTAL $39.8 M $21.7 M

TOTAL BENEFITS
A. Construction $2.9 M $2.7 M
B. Regular Operations $110.8 M $59.1 M
TOTAL $113.7 M $61.8 M
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Appendix B

SUMMARY

ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Summary of Benefits
24-Month Construction and 20-Year Operations

ECONOMIC BENEFITS
TO THE City of Ann Arbor/STATE OF MICHIGAN over 20 years

NPV @ NPV @ NPV @
6.25% 6.25% 6.25%

All dollar figures in thousands

CONSTRUCTION (24-month only)
A. CONFERENCE CENTER 230 210 117 108 348 319
B. HOTEL 900 822 458 423 1,358 1,245
C. RETAIL 54 49 28 25 82 75
D. RESIDENTIAL 101 93 52 48 153 140
Subtotal Direct Construction 1,286 1,175 655 604 1,941 1,779

REGULAR OPERATIONS
A. CONFERENCE CENTER 29 16 25 14 54 29
B. HOTEL (incl. Property & Occupancy Tax) 44,119 23,355 25,273 13,553 69,391 36,909
C. RETAIL 2,430 1,326 62 34 2,492 1,360
D. RESIDENTIAL 0 0 79 43 79 43
Subtotal Direct Operations 46,578 24,697 25,438 13,644 72,016 38,341

TOTAL DIRECT IMPACT $47,864 $25,872 26,093$ 14,248$ 73,957$ $40,120

CONSTRUCTION (24-month only)
A. CONFERENCE CENTER 114 104 59 54 173 158
B. HOTEL 445 407 229 212 675 618
C. RETAIL 27 24 14 13 40 37
D. RESIDENTIAL 50 46 26 24 76 70
Subtotal Direct Construction 636 581 328 302 964 884

REGULAR OPERATIONS
A. CONFERENCE CENTER 23 13 20 11 43 24
B. HOTEL 19,998 10,723 17,199 9,222 37,197 19,945
C. RETAIL 1,517 828 27 15 1,544 843
D. RESIDENTIAL 0 0 37 20 37 20
Subtotal Direct Operations 21,539 11,563 17,283 9,268 38,822 20,831

TOTAL $22,175 $12,145 17,611 9,570 $39,786 $21,715

TOTAL INDIRECT

TOTAL DIRECT

AGGREGATE
TOTAL

TAX REVENUES

TOTAL INDIRECT TOTAL INDIRECT

AGGREGATE
TOTAL

PAYROLL TAX REVENUES

TOTAL DIRECT TOTAL DIRECT

TOTAL TAX REVENUES

AGGREGATE
TOTAL
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SUMMARY

ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Summary of Benefits
24-Month Construction and 20-Year Operations

ECONOMIC BENEFITS
TO THE City of Ann Arbor/STATE OF MICHIGAN over 20 years

NPV @ NPV @ NPV @
6.25% 6.25% 6.25%

All dollar figures in thousands

AGGREGATE
TOTAL

TAX REVENUES

AGGREGATE
TOTAL

PAYROLL TAX REVENUES TOTAL TAX REVENUES

AGGREGATE
TOTAL

CONSTRUCTION (24-month only)
A. CONFERENCE CENTER 344 315 176 162 521 477
B. HOTEL 1,345 1,229 688 635 2,033 1,864
C. RETAIL 81 74 41 38 122 112
D. RESIDENTIAL 152 138 77 71 229 210
Subtotal Direct Construction 1,922 1,756 983 907 2,905 2,662

REGULAR OPERATIONS
A. CONFERENCE CENTER 0 0 45 176 45 176
B. HOTEL 52 29 42,471 22,775 42,524 22,804
C. RETAIL 64,117 34,078 89 49 64,207 34,127
D. RESIDENTIAL 3,947 2,154 116 63 4,063 2,217
Subtotal Direct Operations 68,116 36,261 42,721 23,063 110,838 59,324

TOTAL $70,038 $38,016 43,704$ 23,970$ $113,743 $61,986

TOTAL City, County and State $70,038 $38,016 43,704$ 23,970$ $113,743 $61,986

TOTAL DIRECT AND INDIRECTTOTAL DIRECT AND INDIRECTTOTAL DIRECT AND INDIRECT



vALIANT PARTNERS LLC

Ann Arbor Town Plaza Hotel and Conference Center46

Appendix B

ASSUMPTIONS
ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Economic Impact Analysis - Project Information

I. DEVELOPMENT COMPONENTS
CONFERENCE CENTER
CONFERENCE CENTER - Existing buildings 32,000 USABLE SQ.FT.
TOTAL GROSS CONF CENTER
DEVELOPMENT 32,000 GSF 15.00% of total
Total Construction Cost (Hard Only) $7.68 millions $240.00 /sq.ft. Approx.
Conference Center - Tenant Improvements 0.00 millions $75.00 /sq.ft. Approx.
Construction Period 24 months
TOTAL HARD COST CONF CENTER $7.68 millions

HOTEL/CONFERENCE CENTER
HOTEL 125,000 GSF
TOTAL HOTEL DEVELOPMENT 125,000 GSF 67.75% of TOTAL
Total Construction Cost (hard Only) $26.25 millions 210.00 /sq.ft. Approx.
FF&E Hotel $3.75 millions $25,000 per room
Construction Period 24 months 150 Rooms
Parking $0.00 millions $11,000 per parking
Construction Period 24 months 0 Spaces
TOTAL HARD COST HOTEL $30.00 millions

RETAIL
Categories
1. Grade retail 3,000
2. Restaurants 5,000
RETAIL 8,000 GLA
TOTAL RETAIL DEVELOPMENT 8,000 GSF 4.34% of TOTAL
Total Construction Cost $1.20 millions 150.00 /sq.ft. Approx.
Retail Tenant Improvement $0.60 millions 75.00 /sq.ft. Approx.
Construction Period 24 months
Parking $0.00 millions $11,000 per parking
Construction Period 24 months Spaces
TOTAL HARD COST RETAIL $1.80 millions

ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Economic Impact Analysis - Project Information
RESIDENTIAL/RENTALS
TOTAL RESIDENTIAL DEVELOPMENT 19,500 GSF 60.94% of TOTAL
Total Construction Cost $3.38 millions 165.00 /sq.ft. Approx.
Construction Period 24 months
Parking $0.00 millions $11,000 per parking
Construction Period 24 months 0 Spaces
TOTAL HARD COST RESIDENTIAL $3.38 millions

TOTAL PROJECT GROSS 184,500 GSF 148.02% of TOTAL
TOTAL PROJECT HARD COST $42.86 millions
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260 Total Construction Jobs
187 Total Permanent Jobs

ASSUMPTIONS
ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Economic Impact Analysis - Project Information

II. JOB CREATION annual (direct only)
Area Total FT PT FT EQUIV Source

Construction 100.00% 0.00% Annual Salary
CONFERENCE CENTER 32,000 57 57 0 57 $33,750
HOTEL 125,000 194 194 0 194 Construction - 2 years
RETAIL 8,000 9 9 0 9 1job/$ of hard costs
RESIDENTIAL 19,500 0

Construction Total 184,500 260 260 0 260 $67,500

Annual Operations (Direct only)
Total FT PT FT EQUIV

Permanent CONF CENTER Operation 100.00% 0.00% 1 job/ sq. ft.
Potential New Jobs 32,000 20 20 0 20 1600
Jobs Relocating from within the City 50.00%
Actual New Jobs to the City - GROWTH 50.00%

16,000 10 10 0 10
CONFERENCE CENTER Subtotal 10 10 0 10

Permanent HOTEL Operation 100.00% 0.00% 1 job/ sq. ft.
Management 8 8 0 8 1000
Maintenance 5 5 0 5
Operations & Housekeeping 79 79 0 79
Food & Beverage 58 58 0 58

HOTEL Subtotal 150 150 0 150

Permanent RETAIL Operation 60.00% 40.00% 1 job/ sq. ft.
1. Grade retail 3,000 8 5 3 6 400
2. Restaurants 5,000 20 12 8 16 250

RETAIL Subtotal 8,000 28 17 11 22

Permanent RESIDENTIAL Operation 100.00% 0.00%
Payroll
Potential New Jobs 22,500$ 2 2 0 2
Maintenance 15,000$ 3 3 0 3

RESIDENTIAL Subtotal 19,500 5 5 0 5

ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Economic Impact Analysis - Project Information

III. SALARIES
AVERAGE

PER ANNUM
RETAIL - Average 18,750
CONSTRUCTION - Average 33,750
CONFERENCE CENTER - Other 33,750
CONFERENCE CENTER - Executive 52,500
CONFERENCE CENTER - Admin 37,500
CONFERENCE CENTER - Average 42,188
Hotel - Management 33,750
Hotel - Maintenance 24,750
Hotel - Operations and Housekeeping 18,750
Hotel - Food & Beverage 16,500
HOTEL - Average 19,000
RESIDENTIAL - Average 22,500
Annual Rate of Increase in Salary for
Permanent Jobs 1.50% PER ANNUM

Assumes that two part time jobs (PT) equal one full time job (FT).
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ASSUMPTIONS
ANN ARBOR CONFERENCE CENTER
Ann Arbor, Michigan
Economic Impact Analysis - Project Information

XI. SALES TAX REVENUES - CONSTRUCTION/OPERATIONS

GROSS
REVENUES UNIT OCCUPANCY GROWTH City Tax Rate (14% of state r

State
Tax
Rate

Construction Materials 0.84% 5.16%
CONF CENTER - Equipment, Tech and Suppl 2,000 per job 100% 1.50% 0.84% 5.16%
HOTEL- Equipment, Tech and Supplies 24.0% of Room Revenue 100% 1.50% 0.84% 5.16%
HOTEL - Food & Beverage 84% of Room Revenue 0.84% 5.16%
RESIDENTIAL- Utilities,Repairs,Reserve,Adm 2,790 per unit 100% 1.50% 0.84% 5.16%

XII. USE AND OCCUPANCY TAX
TAXABLE
AMOUNT Year 1 GROWTH City Tax Rate (14% of state r

State
Tax

Available Rooms 150 Rooms
Rooms Available Annually 54,750
Rooms Occupied Annually 30,222
Average Daily Rate 179$ 5.00% 0.00%
HOTEL/CONFERENCE CENTER 5,418,502$ 1.50% 0.84% 5.16%

XIII. SALES TAXES ON RETAIL
TAXABLE
AMOUNT

P.S.F SALES PSF
Percentage Subject to

Sales Tax Useable SF Total Sales City Tax Rate (14% of state r

State
Tax
Rate

1. Grade retail $225 225 100% 3,000 675,000$ 0.84% 5.16%
2. Restaurants $60 200 30% 5,000 1,000,000$ 0.84% 5.16%

XIII. 20- YEAR ANALYSIS Assumptions
DISCOUNT RATE 6.250% 1.50%YEARLY GROWTH unless otherwise
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vALIANT PARTNERS LLC

Identity 

Purpose
To bring strategic energy and resources to the Ann Arbor Community to make it an even more vibrant and desirable place to 
live, to do business, and to grow.

Vision
To aid Ann Arbor in becoming “the” conference destination, particularly for knowledge based niche market intelligence.

Core Values

Partnering – We are building a venue the community feels is theirs, and they are as important to its success as anyone.

Creativity – We seek new and innovative ways to accomplish complex challenges.

Service – In the development and execution of this project, our success will be determined by how well we serve the commu-
nity, the clients, and each other.

Excellence – We seek to execute this project with excellence, such that all feel pride in every aspect.

Positive Attitude – We support each other at all times, seeking to fi nd a way to make this project fulfi lling for all.

Our team of Partners stands behind our Purpose, Vision and Core Values.  We care about Ann Arbor’s needs and challenges, 
and together we provide a combination of strong local interests and national resources backing this goal.  This Proposal is 
sub-mitted with the aim of making our Town a more vital place to do business and to live.




