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CONCOURSE CONVENTION CENTER

Feasibility Analysis
by:

Dave Baker, Paul Berg and Mark Kelling



/’——-

Baker, Berg, Kelling

When using printed material, etc., you should read it first to make sure it
is current. Your count on Concourse rooms is in error; you should probably
have responded to the major publiccriticism of the plan specifically that
22,000 ft. 1is too small by indicating that Phase | and 2 could be built
together to improve parking size, create motel rooms in 30 On the Square
and create more conference space behind McDonald's. In that case your
proposed schedule by year Is obsolete.

Your statement of the problem leaves out one possibility that would benefit
Wild and the Concourse - specifically ..that no convention center be built.

JAG



The following feasibility analysis was done for Business
857, a Graduate Business Schooi course at the University of
Wisconsin. The analysis was done by Dave Baker, Paul Berg and Mark
Kelling under the supervision of Professor James Graaskamp.
Brainstorming help was received from Daryl Wilde and Arlan Kay. Mr.
Kay and his firm Arlan Kay and Assoclates also provided the drawings
and archltectural knowledge. A feasibllity analysis by Mark Buth,
Don Brumm and Mark Rasmussen was done in June of 1985 for a similar,
but smaller proposal. This report provided a great deal of valuable

information for the following report.



Bakexr, Berg and Kelling

UW - Graduate School of Business
Madison Wisconsin 53706

May 10, 1987

Mr. Daryl WwWilde
Concourse Hotel
Madison Wisconsin 53703

Dear Mr. Wilde:
Enclosed is the strategy study you requested.

In authorizing this report, you stated that the prime objective of
the study is to develop a strategy for the development of a
Exhibition/Conference center on the north side of the Square, with
the Concourse Hotel being the primary hotel serving the patrons of
the new facility. An additional benefit of this study is that it
provides a framework for the exploitation of the abundant untapped
potential of the subject block.

Our report contains plans for a physically feaslible design and 2

feasible financial packages for ours or a similar design. The plans
also meet the objJectlves explicitly stated by the Mayor's Convention

Center Criterla Committee.
we hope you will £ind the detalls of this report relevant to future
plans, and will be happy to answer any questions concerning its
contents.
Sincerely,

Dooid [ Lot

pavid J. Bdker

il 7 Bet.

Paul F. Berg

Mark A. Kelling
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FEASIBILITY ISSUE

A. Client Profile, Objectives, and the Problem Percelved

The intent of the study is to develop a strateqgy for the
development of a Exhibition/Conference Center on the north side of
the Square, with the Concourse Hotel being the primary hotel serving
the patrons of the new facility. The findings are intended to
indicate a likely development scenario and provide important
information for negotiations among concerned parties including the

City of Madison.

Daryl Wilde, General Partner in the Concourse Hotel, has
recently brought the hotel past the break-even point to a cash
flowing position. The client fears that if a subsidized
Exhibition/Conference Center is built on the south side of the
Square, the new hotel constructed will create a glut of hotel rooms,
causing financial difficulties for The Concourse and other existing
hotels. The problem percelived is how to get the new center built on

the north side of the Square.

B. The Problem Defined

The problem defined is how best to refocus the attention of
the Mayor's Convention Center Criteria Committee to the north side of
the Square. The aim of the study is to develop a financially
feaslible design that meets the criteria explicitly stated by the
committee. The following 2 pages summarizes the Committee's
objectives and comﬁéres the proposed solution to the south side

solution being considered by the Committee at present.



Design Objective

Flexibility—ability to host
single large group or saall
groups.

Integration of skywalk
to hotals, parking, future

expansion of parking,
shopping and commercial.

Orientation to Capitol,
Square, University, State St.,
and lake views.

Important public entrance
with scale and visual ispact.

Architectural Praesenca

Expandability

4.

URBAN DESIGN CONSIDERATIONS

South Side Solution

Separate exhibit hall, ballrooa
weeting rooms, and lecture hall.

No hotel and displaces Doty

ramp parking to Brayton
Street lot.

Can’t see Capitol or Square,
partial view of lake which could
be blocked by proposed Munz
office building, resote from
University and State St.

Main entrance on
traffic loop, inside block,
screened from Square.

Seai-hidden on secondary streat
flanking parking rasp and

and t on expensive
atrium for statesent.

Requires expensive takeover of
Doty ramp site.

Concourse Solution

Separate exhibit hall, ballroom
meeting rooms, and lecture hall.
Plus MATC Continuing Education
Center, new Art Institute,
existing Civic Center, and
Masonic Conference Center above
MATC parking.

195250 new spaces below
conference center with elevator
to center plus skywalk to Dayton
rasp plus existing hotel parking
of 240 units plus skywalk to 100
and 200 block of State St., MATC,
and future conference center.

Full, protected view of Capitol,
Manchester Place, and Square.
Skywalk connection to State St.
Much closer to University; view
of both lakes from Concourse rooms
and bars.

Major entrances on Mifflin, HI RAve.
and K. Dayton on highly visiblae
corner site on sain connector to
Gorham, Johnson, and E. Hashington
corridors. No streets blocked;
Carroll St. opening improves
circulation on the Square.

400 ft. of expasura on msost
prominent corner of the Square
in full view of Manchester Place,

Capitol, and approaching traffic.

Exhibit hall can be expanded by
removing McOonalds and The Hub;
conference center and continuing

education center would be phase II on

MATC parking lot; approximately 100
medius priced hotel rooms can be

gained by converting 30 On the Square

in Phase 11.
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Design Objective

Serviceability-—clear and

ate entrances for
dalegates and delivering
of exhibits with adequate
capacity.

Community linkages, cospletion
of area redevelopment, and
immediate advancement of city

goals for the Square.

AFFORDABILITY!

7.

URBAM DESIGN CONSIDERATIONS
South Side Solution

Conflict of hotel entrance

and convention center entrance,
truck wells and

vertlcal freight movesent.

Surrounded by governeent office
ghetto, marginal retail, and
encroaching on rasxd.ntlal
Depends on vague future
investaent in ismediate
naighborhood. No new ratail.

Immediate parking requirements
would exceed funding capacity
of parking utility; TIF does
not exist and would depend on
new hotel, subsidized by COR
land write-down, and city would
underwrite operating losses;
project would be delayed until
hotel operators could ba found;
Additional city subsidy in thn
form of a free 1/2 block of
city hall plus vacated straet.
Mo financial plan for incoae or
capital now exists.

7.

Concourse Solution

Separate hotel and corwention
center entrances on opposite

sides of the block; 3 truck wells
on mid-block of HI Ave. plus 2
supplesentary hotel truck walls
support from Carroll 5t.; conference
center in Phase 11 would be fully

independent of MATC block expansion.

Completes North Square Redevelopment
Project before existing TIF funds
evaporate, sodernizes retail arcade
by RERC for WI-Mifflin
corner. Reinforces MATC future
dountown, reinforces State St.
restoration, say reduce Civic Center
deficits, and supportive of frt
Institute hopes for Orpheum. Reduces
surplus of B Class office space
without adequate parking on the
Square. No risk to city with profit
participation on the upside.

Can be financed immediately by
$2,000,000 parking bonds, existing
TIF funds for skyway, COA purchase
of common stock with existing TIF
funds, MOC investment of $1,000,000
in common stock, existing property
ouner’s equity, conventional
Fxnanclng with synergy of mixed-use

going equally to public and private
ownership. See Table II for details.



I. SUMMARY OF PROPOSED PROJECT

A. Physical Lavyout

The proposed project;involves the majority of the subiject
block (Block 83) and extends beyond this area via skyways. When
completed it will contain a 23,000 sguare foot clear span exhibition
center, ballroom, pre-event space, meeting rooms, and connected
facilities such as MATC and the Civic Center. The project will also
contalin 14,250 square feet of new retall space and three levels of
underground parking housing 246 new stalls. The basic timing and

development components of the project would be as follows:
Phase I

1988 Acquisition of buildings, relocation of tenants, and

selected demolition.

1989 Construction of 246-300 parking stalls below ground on
subject site serviced through entrance and exit gates

of the Concourse Hotel.

1990 Construction completion of retail arcade and meeting
rooms at Mifflin Street grade to the corner of

Wisconsin Avenue with 23,000 square foot exhibition



1990

1991

1992

1992

1995

center, 9,000 square feet of pre-event area, and

servicing space integrated into ballroom and meeting

room of the Concourse itself.

Skyway to El Esplanade, 30 On the Square, and Dayton
Street parking ramp. Second skyway to existing MATC

Building.

Completion of conversion of 30 On the Square to 160
room low priced hotel with access to underground
parking, retall arcade, and skyway at second floor

level.

Phase II

Relocate McDonald's and add additional Mifflin Street
retall and second level meeting rooms for Convention

Center.

Extend skyway to Art Institute in Orpheum Theater

Bullding and connector to Civic Center plaza.

Construct conference center and continuing education
facility for joint operation by MATC and University

departments on parking site of MATC block.
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The environs help to make this parcel an ideal location for
an exhibition center. It 1s situated in the heart of Madison's
downtown. The frontage of 118 feet on Mifflin Street faces the
Capitol building. Across Wisconsin Avenue from the site is
Manchester Place, the new 10 story office building (Exhibit 1). The
convention center will compliment the glass box design of Manchester
Place, affording beautiful views down Wisconsin Avenue and throughout

the square.

The Concourse Hotel is located directly behind the
convention center site and contains 530 rooms. An existing hotel of
this size next to the convention center is critical to the financial
viability of the plan. Exhibit 2 shows the layout of the subject

block.

Retall on the first floor is key, in the City's mind, to
maintaining the commercial natﬁre of the Capitol Concourse. The
City's goal is to revitalize retall on the Square and any new

development without retall would be very difficult to get approved.

The proposed design solution contains 14,250 square feet of
Iinside retail space. The topography of the site does not allow for
both retall with outside access and a flush meeting of exhibit space
with the existing second floor of the Concourse. A flush meeting of

the second floors is critical for the loading of exhibits and the



Exhibit 1

Manchester Place
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smooth circulation of pedestrians, as a result, retail space with
outside access had to be sacrificed. This can be a positive thing as
the inside retail will create a "mini-mall" type atmosphere
attractive to conventioneers, hotel guests, and the general public.
One entrance on the inside also eliminates security problems

associated with having 2 entrances.

The pedestrian walkwéy is designed to integrate the hotels,
parking, future expansion of parking, shopping, and retail (Exhibit
3). The design provides the Concourse access tc the Capitol Square,
a linkage not previously afforded because of it's location at the

back of the block.

Access to the 246 new parking stalls will be gained through
the entrance to the Concourse parking on Dayton Street. Parking will
be located on three levels at a cost of $10,000 per stall. Use of
existing sidewalk vaults allow for the extension of parking an
additional 8 feet under Mifflin Street and 15 feet under Wisconsin

Avenue. The parking f£loor plar is seen in Exhibit 4.
The aforementioned retail space, a sloped floor auditorium,
3 loading docks with lilfts,and an atrium will be housed on the first

level (Exhibit 5).

The actual exhibition facility will be located on the
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second floor along with assembly, meeting, and service/storage

space. The 1o§ic behind having the exhibition hall on the second
floor is to tie directly into the ballroom of the Concourse Hotel
(Exhibit 6). The facility can use the hotel service elevator for its

ballroom functions. Exhibit 7 is a vertical section drawing of the

proposed development.

B. 8] shi

Two possible ownership plans exist. The first, and
preferred, plan has a new and autonomous corporation owning the
facility. The second plan rolls up all of the ownerships in the

block into a single corporation.
Plan 1

The preferred financial plan distributes 20% of any
operating deficit to all of the property owners in the State
Street/Concourse special assessment maintenance district since they
would benefit significantly from the retail potential of expanded
convention activity. A maximum limit on this liability, say $150,000
a year, would compare favorably with a cdrrent annual maintenance
assessment. The remaining 80% of any deficit of the Convention
Center would be assessed to hotel rocoms in an new assessment hotel
district on the Square. The assessment would be on room count.
Hotels tied directly to the Convention Center by the skyway system

will assessed at full value, those not on the skyway system but in
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13
the district are assessed at 50%. This assessment recognlzes that an
Increase of 10-15% in the occupancy of an existing hotel produces a
huge increase of cash flow which can be shared, 1f necessary, with

the Convention Center, which is the source of the revenue.

Plan 1 would allow the Concourse Hotel to remaln under
separate ownership and responsible for financing its own improvements
and remodeling necessitated by connecting to the neighboring
Convention Center. 1In additioh, 30 On the Square plus the Hub site
would be converted by a separate investing corporation to 160 room
moderately priced hotel at $45‘per night or less. $45 per night
falls within the State's nightly allowance for employee housing. The
remaining land in the block including the alley, and skyways, would
be acquired and cleared by a public/private corporation called ‘
Convention Incorporated. Corporate control would be spread among the

parties at interest to avold favoring the nearby hotels.
Plan 2

The second plan would roll up all of the ownerships in the
block into a single corporation, exchanging preferred stock for
partnership equity positions, #slng CDA funds to write-down land
acquisitions relatlive to existing debt, except for the Concourse
Hotel. Common stock would be sold to the Madison buslness community
and the CDA to establish a Joint private/public control, which would
increase in authority as the preferred stock was recalled and paid

for out of profits.
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Under plan 2 the new corporation would refinance the
Concourse mortgage and acquire sufficlent mortgage financing to build

Phase I of the project including the ramp.
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II. SITE ANALYSIS TO DETERMINE OPTIMAL DESIGN

An important step in determining the fit of the site to the
proposed use 13 to take inventory of site attributes and analyze
those that are significant. These attributes include physical
characteristics of the site and improvements therein, legal
constraints on the nature and timing of its use, the relationship
(linkages) of the site to varlious environmental aspects that might
attract or repel users, and preestablished perceptions of the site

that citizens tend to have (e.g., prestige or anxlety).
A. ica butes

The subject site, comprised of the sites at 2 West Mifflin
Street, 10 West ﬁifflin, and 14 West Mifflin is rectangular and has
198 feet on Mifflin Street and 136 on Wisconsin Avenue. Total square
footage on the site is 26,928. Exhibit 8 is a photograph of the
subject block. The site slopes slightly back in each direction from
its peak on the corner of West Mifflin and Wisconsin Avenue. Because
Madison Zoning Code 28.04(140) states that no part of any building
within 1 square mile of the Capitol can exceed the elevation of the
base of the Capitol dome columps (187,2'), the height 1limit on any
potential bullding on the site is approximately 115'. These
elevations are given in reference to the city datum (0.0) which has
been established at 845.4' above sea level. 8Site elevation has been
taken from a topographical map prepared by the City of Madison for

redevelopment of the Square.
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Exhibit 8

Subject Block

The front of the site has a southwest exposure on Mifflin Street and

a northwest exposure on Wisconsin Avenue.

The site rests on a glacial drumlin. Soils, referred to as
Capitol Hill hardpan, tend to be sandy to gravel-like in character
and are very dense. Soil conditions are characterized as very good
and wide based footings are all that is necessary to support any

bullding allowable under present helght restrictlons. Solls have low
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corrosiveness to concrete and uncoated steel. Actual conditions were
clarified with Warzyn Engineering, a Madison concern responsible for
soil borings on Many Capitol Square projects including the Tenney
Building parking facllity, and the adjacent Hovde offlce project.
Recent solil borings at the Dayton Street site have revealed the
following soil compositlion. The surface layer 1s composed of 4 to 6
feet of clay followed by 40' of sand and gravelly hardpan. Water was

first encountered at a depth of 18 to 20 feet.

B. Leqgal Constraints

1. Zoning

The =zoning governing use of the site is City of Madison
C-4, which provides broad authority for retail, office, and
residential uses (Exhibit 9). The basic goal of C-4 zoning is to
encourage professional and governmental offices, prime and
specialized retailing, cultural, recreational, and educational

activities of clty-wide significance. C-4 represents the Central
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Exhibit 9

C-4 ZONING ORDINANCE

C-4 Central Commercial Digstrict.

(a) Statement Of Purpose. The C-4 central commercial district is
established to accommodate those uses which are of City-wide,
regional, or state significance. Within this district, which is
located in relative proximity to the State Capitcl Bulilding, and
which is readily accessible by private conveyance or public
transportation from all parts of the Clty, are permitted the
retall, service and office uses characteristic of a central
buslness district. Within this dlstrict are found prime
retalling and apeclallized retailing activitlies, cultural,
recreational and educational activities of City-wide
significance, administrative offices of private organizations,
administrative offices and political seat of City, County and
state government, and offices of professional and
nonprofessional persons offering a varlety of specialized
services. Within this district of limited extent, development
i3 most intensive and activities are concentrated. No accessory
off-street parking which is provided is controlled to the
location, type and extent of such facillity because of the goal
to reduce congestion on streets within this district or on
astreets leading to the district. All new construction and any
major alterations of an exterior building must be approved
because of the community's objective to develop and maintain
this district as a community and statewide center for business,
service and government, where uses are located in compatible
arrangements, and where the beauty and other aesthetic qualities
are preserved and enhanced.

(b) General Requlations. Uses permitted in the C-4 district are
subject to the following conditions:

1. All business, servicing or processing, except for off-street
loading, automobile service station operation, drive-in banks
and outdoor eating areas of restaurants approved as a
conditional use by the Planning Commission, shall be
conducted within completely enclosed buildings. (Am. by 0Oxd.
4304, 8-29-73)

2. Establishments of the drive-in type are not permitted, except
automobile service stations and drive in banks.

3. Any major alteration of the exterior face of a building shall
conform to the remodeling and new construction guidelines for
State Street and the Capitol Square adopted as administrative
guidelines by the City Plan Commission on September 23, 1968
and as modified on December 7, 1970 and shall be permitted
only after the written approval of the City Planning
Department, provided that any action by the department may be
appealed to the City Plan Commission by the applicant.

Source: Clty of Madlson, General Ordlnance. sec.28.09(15).



Business District (CBD) where no off-street parking is required--a
generous option compared with other commercial zones in Madison where
one parking space for every 300 square feet of commercial area is

required. As stressed in the code, virtually any use is conditional

However, the broad general provisions of this zone are
deceptive because any major alteration of any building must conform
to remodeling and new construction guidelines established by the Cit:
Planning Commission. The present city administration is deeply
committed, both financially and politically, to the Capitol Square
redevelopment program discussed elsewhere in this report. The mayor,
his appointees on the Planning Commission, and their advisers in the
City Planning Department have publicly stated some uses that they
would disapprove at this time. They strongly favor retail,
restaurant and other pedestrian generators on the first floor of all
buildings contiquous to the Square and seek more housing for upper
income groups. They vigorously oppose office use on the first level
and the demolition of present structures on the site to create a
parking lot or to avoid the heavy cash responsibilities of returning

the existing structure to full use.

Renovation of existing structures is also limited by
pragmatic zoning ordinances regarding fire provisions, height, and
frontage for buildings in the Square area. Madison Building Code

29.37(4) restricts building materials to fire-resistant Types 1 or 2.



prohibits reconstruction when casualty loss exceeds 50% of assessed
valuation, and prevents new use and occupancy until nonconforming

fire provisions are corrected.

2. Special Assessment District

The subject site is In the State Street-Capitol Concourse
Improvement District. The purpose of constructing a mall was as

follows:

1. Improve State Street and the Capitol Concourse as a

place for people.

2. Promote environmental quality, character, safety,

comfort, and interaction.

3. Insure commercial-retail viability by increasing the

area attraction as a shopping entertainment center.

4, Strengthen the imagery of downtown Madison in

accordance with functional needs and citizen desire.

5. Capitalize upon the unique physical symbolic

attributes of the City, Capitol, and University.

2¢
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As a result of these improvements, propertles facing
directly on the Mall were assessed. The construction of a convention

facility meets these objectives and is an ideal "people generator".

3. North Square Redevelopment District

The city of Madison has established the revitalization of
the Capitol Square as a top priority. To that end, the City intends
to utilize the available tools, such as industrial development bonds,
housing bonds, tax increment financing, rehabilitation loans and
grants through the activities of the Community Development Authority,
Urban Development Action Grants and other state or federal tools that

may be available.

4. Tax Increment Finance District (Exhibit 10)

A high prilority of the city is to maintain the Central
Business District as a healthy, vibrant area and a center of
community activities. Due to the competitive disadvantage of
development in the downtown area versus the periphery, the city
believes it must take affirmative steps to encourage commercial,
residential and mixed-use development in the Square area. To this
end, Tax Increment Finance District Number 14 has been created. The

goals of the city are to:

1. Finance publlic works and improvements,






2. Provide incentives to the private sector that will
result 1in the elimination of blighted conditions on the
north side of the Capitol Square and the 100-200 blocks

of State Street,

3. Stimulate planned commercial development, and

4. Provide essential services to all areas of the

District.

The Tax Increment Finance District will help to ensure that the
city does its part in providing infrastructure to new developments,
and also to help ensure the development of projects that would not be
feasible "but for" the TIF funds. All project expenditures must be
made by mid-1990 in Tax Increment District #14. A total of
$5,860,000 will be made available to meet the 4 objectives stated.
The Community Development Authority has been allocated $2.2 million

to subsidize development of such things as the subject block.

4, Political Constraints

Serious concern that existed about the deterioration of the
Capitol Square area prior to the construction of the Concourse Mall
still exists. Retalling concerns have continued to abandon the
Square area leaving large vacant properties. The reason most often

cited is the emphasis on public transportation and the exclusion of

easy access by automobile. The City Council is slowly changing its



attitude regarding the creation of parking space in the downtown
area. At present the Councll reviews each parking proposal in light
of development projects proposed. Recently authority to construct a
parking structure was granted to purchasers of the Tenney Building

and to Glenn Hovde for the Manchester Place project.

City Hall has gliven neighborhood residents the opportunity
for planning input and has sanctioned groups to help solve the
problem of downtown redevelopment. A private nonprofit organization
Downtown Madison Incorporated, was founded with the purpose of
managing and planning for the physical development of central
Madison. The group is composed of cltizens, investors, and downtowr
merchants and was designed as a link between private developers and

the City of Madison.

This new attitude of cooperation between the city and
developers 1s represented through three programs of financial
asslstance that may be provided to a developer of an approved
project. The first method is through Industrial Revenue Bonds
(IRBs). IRBs are a source of below-market interest financing
available to developers who have projects consistent with the geners
plans of the city and are avalilable at 75-85% of the prime rate for
fee of $1,500. These bonds are sold by private bond dealers to the
public with the advantage of being tax-free. Tax Incremental
Financing (TIF) is a second type of potential city support. To be
eligible for thls type of financing, a property or plan must fall

within the Tax Incremental District as defined by the city. The TIF
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process assesses the taxes presently generated in the TIF district,
and then reassesses them according to the redevelopment plans. The
incremental taxes that the plan generates can be invested in new
improvements within the district, and those improvements are paid for
by tax revenues collected. The third type of financial support
available is an Urban Development Action Grant (UDAG). A UDAG is a
grant to the city that is then lent to the developer at a
below-market interest rate. UDAG funding is generally better suited

to larger projects.

C. Linkaqge

According to Ratcliff a linkage is "the relationship
between the subject site, and other points on the urban landscape
that have locational significance for the establishment on that
site." These relationships are measured by the costs of friction
involved in the movement of people and goods to and from the site,
and in the amount of favorable exposure generated by the location of
the site. Linkages such as parking, transportation, and pedestrian
access are important in analyzing the site. Retail and office space,
restaurants and entertainment, as well as potential projects, all

have important impacts on the linkage relationships of the site.

The subject property is at an intersection of West Mifflin
Street and Wisconsin Avenue on the north side of the Capitol
Concourse. Access to the site by automoblile is difficult due to the

complicated street patterns on the isthmus. The Capitol Square is
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accessible by for avenues, three dlagonal streets, and four secondary
arteries. The avenues have four lanes and the north, south, and west
sides; East Washington on the east side has six lanes and connects

with the Interstate.

Distribution of vehicular and traffic in downtown Madison
is shown in 1985 vehicular traffic counts (Exhibit 11). The majority
of vehicular traffic is routed on two- and three-lane streets, one
block off the Concourse. Approximately 3950 vehicles travel on West
Mifflin Street and pass the subject site on an average 24-hour

weekday.

Pedestrian counts for the downtown area show that the third
highest volume occurs on the Mifflin Street sidewalk in front of the
subject site (Exhibit 12). A bus loading area is located at the east

and west ends of the subject block.

Two primary sources of parking for the downtown reglon are
the Dayton Street Ramp and the McCormick Ramp (Exhibit 13). The
Dayton Street Ramp provides 520 spaces and has a 100% occupancy rate
during peak hours. The McCormick Ramp provides 160 metered and
reserved and 465 attended spaces for a total of 625 spaces and

reaches a peak occupancy of 80%. The Dayton Street Ramp is within 1
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block of the subject, the McCormick Ramp is 3 blocks away. Parking
around the Capitol Square is by permit during the day but street

parking in the area is extremely limited during peak hours.

The lack of retail business volume on the Capitol Square
has led to the closing of many retail businesses. Typlical of most
metropolitan areas, the predominance of retail shopping that once
occurred iln the downtown area has moved to outlying shopping malls.
With the opening of Hilldale in 1962, West Towne Mall in 1970, East
Towne Mall in 1971, and South Towne Mall in 1983, department stores
began to follow their customers out to the suburbs. Smallexr retail
3tores suffered and also moved to the malls or went out of business,
The trend toward outlying malls has continued with the recent opening
of over 185,000 square feet of retail in 7 scattered centers. state
Street merchants have been spared because of their closer linkage to

the university population.

New office space has recently entered the area. Two new
class B developments have been completed within the last four
vyears--Seven Center and the Emporium. The Tenney building has been
upgraded to Class A and five floors of parking space have been
constructed to facilitate its occupants. Manchester Place is under
construction and when completed, will contalin 90,000 gross square

feet of retail, office, and residential facilities.



State and city government have a major influence on the
area. The largest state office facilities include the Capitol, 1
West Wilson, and the General Executive Office Facilities. The
City/County Building and the County Municipal Building house the
administrative and judicial offices for the local area and generate
large amount of pedestrian traffic during the working hcurs of the

day.

A significant concentration of financial centers is acros:
the square from the subject. The list includes First Wisconsin Bani
M&I Bank, The American Exchange Bank, Mutual Savings, Security
Savings, and Anchor Savings. First Federal Savings and Loan is
located 1 block away on State Street. These institutions also

contribute to pedestrian traffic during the day.

Few restaurants or entertainment establishments are locat:
directly on the Square. As a result, the Square becomes desolate i
the evening. Several restaurants with excellent reputations still
attract a steady evening patronage. The Fess Hotel, The Top of the
Park and Crandall's all do extremely well. Various small restauran
on State Street generate an active noon business. Restaurants
located around the Square also facilitate pedestrian traffic and
these include the Pinckney Street Hideaway and Gallery (taverns tha
serve food), The Statehouse, and The Soupcon. Other restaurants on
the Square include a cafeterias in Woolworth's, as well as L'Etoile
The Salad Bar, and The Upper Crust. Two movle theaters are located

~within 2 blocks of the subject. Many other restaurants and taverns



as well as the Madison Civic Center and the Orpheum Theater are

located near the subject property on State Street.

Linkages with major landmarks and transportation facilities
are well within a one-half hour drive from anywhere in the city

(Exhibit 14).

Exhibit 14

DISTANCE TO IMPORTANT FACILITIES

DIRECTION FACILITY DISTANCE TO SUBJECT
|

Northwest University of Wisconsin 8 blocks

Southwest County Expo Center 3.0 miles

Northeast Dane County Airport 4.5 miles

Norhteast M.A.T.C. 4.5 miles

East or West Bus Terminals 1.5 miles

D. Dvnamic Attributes

Dynamic attributes are those characteristics that exist in

_the mind of the beholder, mental and emotional responses that affect
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decision making behavior. Views of and from the site, feelings of
prestige and status, feelings of anxiety and political images help

create positive or negative feelings of images about the site.

The subject site is one of the best locations on the
Square. The completion of the Manchester Place office tower and the
addition to the Concourse Hotel have made the north side of the

Square more visible.

Recent reaction to the Square area holds that it is a place
to come and work and leave soon after. Negative images involve
convenience, security, and lack of desired attractive
establishments. Consequently, only planned special events like art
fairs, parades, and farmer markets have been successful in attracting
people downtown. A lack of activity after business hours, coupled
with a preponderance of homeless people and panhandlers loitering on
the State Street / Capitol Square area, create the impression, in
some residents' minds, that the area is unsafe during the evening.
This impression, however, is not fully-supported by local crime

statistics.

Lack of protection from the elements has reduced the
desirability of the Square as a retailing experience. 014
perceptions of what the downtown should be run counter to how the
public perceives the area. The City should adopt a plan of
redevelopment that is sensitive to the public's reaction to the

attributes of the Square area.
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E. Present Buildings' Adaptability to the Proposed Use

The actual physical adaptability of the buildings to the
proposed use 1s poor because of having to convert three separate
buil?ings into one integrated exhibition facility. The initial
problem is having to tie different floor and ceiling levels together
and also dealing with removing the common wall which separates the

two buildings.

A critical misfit as far as the adaptablility of the
existing buildings is the parking issue. The only way to create
adequate parking at the site is with an underground parking ramp,

requliring razling the exiating bulldings.
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ITI. MARKET ANALYSIS AND DEMAND PROJECTIONS

A, Product Definition

‘1. Introduction

The current trend around the country is one of extreme
optimism in developing new convention centers. There are at least
250 convention centers in the United States with more in the
pipeline. Although most large clties have several hotels endowed
with considerable ballroom space, as well as civic centers, arenas,
and theaters, the number of convention groups who use specially built
facllities is also growing at a steady pace. There 1s also a growing
consensus that no important city can afford to be without a modern
fully-equipped convention center. Natlonally, convention business
constituted a $27.8 billion market in 1984 up from $24.8 billion in
1981. As a result, citles are scrambling to capture part of this
billion dollar business. Madison hopes to capture a greater share of

the state conventlion business in the years to come.

According to Mel Hosanky, executive editor of Meetings and
Conventions, Midwestern states were preferred by 51% of the nation's
meeting planners because of their central location and the extent of
amenities, yet Madison was not even on the list as a favorite area
for convention planners. Madison's lack of competitiveness with
other convention facllitles around the state can be explained by the

lack of a specialized facility.
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2. Competitive Supply

In terms of the competition around the state, the following
<cities are considered: Appleton, Green Bay, LaCrosse, Oshkosh,
Racine, Rockford-Beloit, Eau Clalre, and Milwaukee. Competitive
supply analysis of the facilities around the state defines the
product Madison must be competitive in to regain the market it has

slowly lost over the last decade.

The key consideration in planning a facility of this type
is to keep in mind that a large number of rooms connected to a large
convention hall with meeting space and ample parking is the number

one priority of attendees.

B. Demand

Exhibit 15 was developed by the Greater Madison Convention
Bureau. The exhibit details how many events the city may expect, and
what type of amenitles are required. Take note that the proposed
center could accommodate 85% of the business that might be attracted

to the city.

Exhibit 16 describes 3 studies and the conclusions
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Exhibit 15

SUMMARY OF POTENTIAL MEETING BUSINESS SURVEY

Developed from Greater Madison Convention Bureau entitled "Potential

Meeting Business for Madison".

Prospective Attendees by Size of Meeting

(Based on 69 responses)

Meeting Attendees Percent of Total Responses
0- 500 29%
550- 1,000 36%
1,200~ 2,000 20%
2,500- 3,000 6%
4,000~ 4,600 4%
8,500- 13,000 4%
100%

Prospective Exhibition Hall Space Needs
(Based on 59 responses)

Space Required (in square feet) Percent of Total Responses
0- 10,000 48%
10,000- 19,000 31%
20,000- 29,000 6%
30,000~ 39,000 9%
More than 40,000 6%
100%

Prospective Banquet Seating
(Based on 14 responses)

Seating Required Percent of Total Responses
0- 300 14%
350~ 500 57%
550- 1,000 29%
More than 1,000 0%
100%

This survey indicates that group size could expand to 0 - 2,000
attendees representing 85% of that business that might be attracted
to the City of Madison not currently attracted.

The survey also indicates that 79% of the demand for exhibition hall
(0 - 19,000 s.£.) and 100% (of those responses tabulated) of the
demand for banquet facilities (0 - 1,000 seats) could be met with a
center targeted at these groups.
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contalned therein. The studlies help reilnforce the assumption that
there is sufficient demand, and that the proposed center could

satisfy a great majority of that demand.

Cc. Supply

The convention business coming to Madison has a somewhat
limited choice of where they will stay and hold their meetings. The
largest hotel and meeting facilities in the City are at the
Concourse, with 370 rooms and 17,500 square. ft. of meeting
facilities able to handle 500 - 600 people. Other facilities in the
downtown area include The Edgewater with 143 rooms, 7 rooms for
meeting purposes, and capability for handling up to 900 people in he
banquet facllities. The Inn on the Park has 222 rooms with 15,000
square feet of convention facilities including 19 meeting and banquet
rooms with meeting space for 1000 - 1200. The Howard Johnson's
handles the overflow from the above mentioned hotels and is not a

major draw for conventions in the downtown area (Exhibit 17).

Outside downtown Madison, The Sheraton Hotel has 240 rooms
with 13 meeting rooms and a ballroom capable of handling up to 600
people as well. This facility is the headquarters hotel for
conventions held at the Forum and the Coliseum and also handles the
overflow from the downtown hotels. The Holiday Inn Southeast has 188
rooms with meeting and banquet facilities able to handle up to 1300
people along with 5500 square feet of exhibit space. The Holiday Inn

Northeast has the same amenities as the Southeast hotel and has an



Exhibit 16

ESTIMATES OF EXHIBIT HALL SPACE NEEDS

Study cited

1. Greater Madison Convention and
Visitor's Bureau--Survey of
State Associations

2. Madison Convention and Visitor's
Bureau--Survey of groups showing
interest in holding meetings in
Madison.

3. American Society of Association
Executives--Survey of members'

convention and exhibition activity.
State, Reglional, and National Mkt.

ESTIMATED EVENTS OCCURRING AT CONVENTION CENTER

Study Cited

% of Prospective
Exhibits Served

95%

85%

52%

39

Square F
Require

22,500

30,000

30,000

Average Annual
Number of Events

1. Leventhol & Horwath

Exhibit Hall Based
Meeting Room Based

2. National Feasibility Corporation

3. Concourse Estimate
(25 events will use the
Exhibition hall for an
average of 4 days each
or 100 event-days).

85-168

25-46

50-122

228
25

Note: The typlical event lasts 2-4 days and attracts an average of 600
attendees. The Concourse estimate is obviously very conservative.
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additional 39 rooms for a total of 227. The recently expanded Howard

Johnson's on the Northeast slde has 156 rooms and 7 meeting rooms.

Other meeting facilities in the Madison area, Wisconsin
Center, Lowell Hall, and the Forum and Expo Center at the coliseum
also handle conventions but have no over-night accommodations on the
premises. The Expo-Forum sends its delegates to the Sheraton across
the street. Lowell Hall and The Wisconsin Center handle University
related seminars that are smaller in nature and would not really be
consldered part of the competition facing the proposed development of

this project.

The type of conventions that Madison 1s currently drawing

can be broken down in Exhibit 18.
Exhibit 18

TYPES OF CONVENTIONS DRAWN TO MADISON

Type of Convention Number Percentage
.|
State 236 76%
Regional 34 11%
National 22 7%
International " 10 3%
City 1 1.6%

]
Based on 308 of the 440 conventions of 1984.
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Exhibit 19 (Confldential Calendar) shows Madison does
attract a wide variety of conventions with the busiest perlods of the

year in the spring and fall.

D. Projection of Demand

The projection of demand for the proposed
convention/exhibit facility was formulated initially by conducting
key informant interviews with Lynn Russell, head of the Greater
Madison Convention & Visitors Bureau and John Smith and Al Eastman of
the Concourse Hotel. In their opinion, Madison is losing a lot of
convention business because of inadequate and inappropriate
convention faclillties capable of handling large exhlbitions and group
meetings. Letters provided by Ms. Russell and the marketing
department at the Concourse Hotel from meeting planners around the
State and Midwest give indication of why many groups are by-passing
Madison and holding their meetings and conventions in other cities.

Following are examples of some of the reasons cited.

Association of Wisconsin School Administrators: A letter

dated in November of 1984 states the assoclation is debating whether
or not to come back in 1988 due to the "inconvenience of holding
meetings in a split site location". The hotel and the meeting
faclilities were not large enough to handle the size of this group.
The Concourse was used for exhibiting and Inn on the Park for the
banquet and meetings were scheduled at both hotels. The arrangement

is not what convention planners consider acceptable.
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ConfldentlaiE &onventlon Calendar
June 1986-May 1987

Greater Madison Convention & Visitors Bureau
425 W. Washington Ave., Madison, WI 53703
{608) 255-0701

Our convention calendar is published semi-annually and can be a valuable tool for promoting your business to this
mulli-million dolfar trade. The calendar is only available to Bureau members. We strongly suggest that anyone seek-
ing to obtain information in this listing should be urged to support the local visitor economy by becoming a Bureau
member.

The information in this calendar represents the combined sales efforts of member hotels and the Convention Bureau
sales staff. Many long hours went into the solicitation of this valuable business for our community. With this in mind,
we urge you to use every discretion in how this information is used.

JUNE 39 Wi Sofo Square Dancers Sheraton 240 3
8-10 State Square Dancers Forum 6000 S
1-2 Tech. Update for Broad Manag Howard Joh 50 .- ] Green Bay Packers Exhibition Game Camp Randak Open E
Executive Hotel 10-23 G Schoal of ing C 300 R
1.5 Bio Electro Magnatics Socisty Memorial Union 300400 R 11-15  Graduate School of Banking ‘Wi Center S00 8
18 AGA, Lowei! Hall 100 S 11-18  Drum Corpe International City Wide 40.000
24 Smail Scale Hydropower Facility Wi Center 100 S 11-22  Graduate School of Banking Wi Center 500 S
35 Colisge Week for Women UW Campus Open S 13-15  Third Int't T.O.V.S. Conference ‘Wi Center 100 |
4 Hall of Fame-Madison Pen & Mike Holiday Inn S E. S00L. E 18 Blackhawk Girl Scout Cauncil Radisson Inn 100 S
5.8 Wi Pipe Trades Assn. Radisson Inn 200 8 19-21  Nat'l Instilute of Drug Abuse Concourse 100 N
78 Coors Light WaterSki Tour City Wide Open E 23 Whitewater Theatre & Dancs Alumni InnTowner 75-100 § -
7-10 Wi Grand Lodge of M: [ 250-300 S 30-9/1  Petnes’ Ski Sale Forum Open E
a-10 & y Work P Wi Center 175 S 31 Taste of Madison Capitol Concourse 50,000 E
811 Symposium on Germ-Free Research Wi Center & 100 S
Howard Johnson SEPTEMBER
Execulive Hotet . —
812  Intl Personnel Mansgement Asan, Inn on the Park 300 A 25 Nail. Farm Buseau Ins. Training Dir.  Radisson Inn SON
813 U.W. Ext. Urban Land Institute InnTowner 50S 4-6 State 4-H Horse Show Sheraton 300 S
10-12 Wi Cemetery Officials : Concourse 150 S 58 Ophthaimology Wi Center 150 3
10-13  Am. C Ce 150 | 58 Public Libvary & Adult ‘Wi Center 100 S
Conference Independent Learrung
11-12  Municipat Etectric Utilities Sheraton 200 S 5-6 Lutheran Renewal Sheraton 150 R
11-12  Expi. ARt. Fin. Options—Pub. TV Howard Johnson 128 §-7 Women in Fire Suppression J.F. Friedrick 100 S
Executive Hotel 8 Central Wisconsin Supply Asdisson Inn 200 8
1143 Disaster Management Conference Wi Center 100 § 67 Wi Toen All Amancan ) Holiagy inn S.E.  300-500 S
1113 Dapt. of Transp.-Gov. Cont.. Inn on the Park 400 S 7 Forum flea Market & Collector's Show Warner Park Open E
Hwy. Safety 89 DILHR Hotiday Inn S.E. 255
15 Madison Cat Club Household Cat Show Forum Open E 810 U W. Dept of Qutreach Sheraton 400 R
1519 Am. Socisty of Mammalogisis Wi Center 700 N 810 9th Aant Mungcip & c 120-150 N
16-19  IBM Deans of Schools of Education  U.W. Sch. of Ed. 100 N Waste Con.
16:20  Continuing Liw Education U.W. Law School 300 § 10-11  Holl Products Show Holiday Inn S.€. 3% 8
16-27  Teacher Training Workshop Lowell Hal 100 S 12-13 Wi Dairy Herd Improvement Holiday Inn S.E. 800 S
18:20  Thres-Day Magazine Institute Wi Center 100 S 12-13  Dental Conference ) Wi Center 100 S
1821 United Electrical Workers Radisson Inn 75-100 N 13 UW Badgers va. Northern lllinois Camp Randal Open E
18-7/8  InterVarsily Christian Fellowship Inn on the Park 250 1 1418 Marschall Products Radisson inn %5 -
19-20  State Historical Scciety  +- ¢ Inn on the Park 125 S 14.19  Nali Leg. Serv. & Secunty Assn, fan on the Park 128 N
19-20  Dept. of Heaith & Social Services inn on the Pack 400 S 1518 italian Cheese Seminar Sheraton 240 S
19:22  United Elec. Radio/Mach, Inn on the Park 7%8.,| 158 3 9 0 Holiday inn S.E. 250N
Workers of Am. 15-19  Basic Course on Pub. Utilities Wi Center 100 S
19-22  Midwest Jack & Jill Teen Conterence  Memornal Union 500 A & Regqulations
20-21  Partinership Through the Lifetime Wi Center 100 § 1319 Planning R.D. Faciltes Wi Center 100 §
2021 School of Psychology Institute W1 Center 150 S 16-18  Natl Aural Electnic C C 600 N
20-2% Soclety C City Wide 7000 N 17 Wi Assn_ of Sch. Dist. Administrators Inn on lhn_Park 225 S
20-22  Intl. Order of Rainbow Holiday Inn S.E. 250 S 1718 Marschal ltalian Cheese S C orum Open E
2022 Nat'l Assn. of Women Judges Edgewater a5 N 1719 Nat'l Legisiative Serv. & Sec. Assn. tnn on the Park 176 S
21-24  Nau Credit Union Youth Conference  Concourse 150 N 18 U W. School of Businass inn on the Park 200 S
22:24  Municipal Administration of Cable TV Wi Center & 100 S 1820 Inst of Certified Credit Union Execs.  Radisson Inn 100 S
Howard Johnson 18-20 Wi Surgical Soctety Edgewater 150 8
Executive Hotel 18-21  Festival of the Lakes City Wide Open €
2627 Home Care Services Wi Center & 150 S 19-22  Wi-Upper Michigan Flonists Hotiday lon S.E. 200 R
Howard Johnson 2023 Cenirai States Ci fanagers Asen. C 125-150 A
Executive Hotel 21-24  OQutdoor Reps Association Forum Open €
26-27  Dept. of Psychiatry, UW Hosphal Edgewater 150 L 2325 New Concepts Foundation Inn on the Park 200 S
2629 W, Socisty C Coli 7000 N 24.25  Leadership Identification Program innTowner 100-125 §
27-29  Badger State Games City Wide Open E 24.26  Eflective Toots for Facility Planning Wi Center 125 §
28-29  Am. Drug Frea Powaer Lifting Assn. Holiday Inn S E. 150 N 25-26  Wis. Public Utility institute W1 Center 100 §
20 Forum Fiea Market & Colleciors Show  Warner Park Open E 25-26  Passive Solar Wi Center 128 8
25-28  Bio-Medical Assn. of W! Ramada Inn 150 §
JULY 26-27  Neurology Conference Wi Center & 100 8
Howard Johnson
3-5 Watchiower Socrety City Wide 7000 N Executive Hoted
79 DPt Summer Conferance Sheraton SO0 S 26-27 Wi Assn. of Bilingual E Sh 225 S
7-10 School Evaluation Consortium Concourse 125 S 27 UW Footbakl Badgers vs. Wyoming Camp Randall Open E
711 WAVAI Memorial Union 400 S 27 Bascom Hil Socisty Union South/ 200 §
811 Puimonary Circulation in Heslth Wi Center 200 § Memonat Union
& Disease 27-10/5 CUNA Thirdly Concourse 150 N
913 Gyro intl Club Sheraton 500 | 28 Forum Flag Market & Collectors Show  Forum Open E
11-12  Liberty Body Building Championships  InnTowner %S 28-30  Dept. of Transp -Smart Card Cont. Inn on the Park 200 S
12-13  Art Fair on the Square Capiot Concourse  100.000 E 29-30  Relugee Conference Wi Center <100 8
12-13  Art Fair off the Square Mononz Avenue Open E 29-10/3 4-H Dawy Conference Lowsll Hall 240 S
13-24  CUNA Managemaent School Concourse 300 N J0-1v4  Amencan Breeder Service ionTowner 50 S
14-17  Stleenbock Symposium Memortal Union 400
16:20  Dane County Fair Dane Co. Expo Canter Open £ QOCTOBER
17-19  Forum Arts & Cralts Fair Warner Park Open E .
1820 Young Democrats of Amenca Concourse so7sN .| 12 Wiinstitute of CPA's Concourse 258
19-20 Wi Natl Organization for Women Inn on the Park 150 N 1-2 Wi Mator Carriers Edgewater 150 8
20-23  Intl Haltway House Association Inn on the Park 150 1 12 Crap Physiclogy Symposium J.F. Friedrick 188 S
21 N i Assn. of R Radi o SOR . 1.5 World Dawy Expo Caliseum/Forum 50.000 |
23.2% M Reg State T Assn. Edg 100 R 2 W1 Assn. of Pernatal Care Radisson Inn 100 8
24-26  Creative Bniliance Radisson Inn 100 S 23 Allergy Conference Wi Center 100 8
24.27  Otd Sieepy Eye Collectors Holiday Inn S.E. 600 N 24 W1 Academy of Trial Lawyers Concourse 125-150 S
26 State Vehicle Auction Coliseum Open E 34 Wisconsin Workshop W1 Center 275 §
30-8/2  Nicolet Instruments-PP1 Inn on the Park 180 1 35 Wi Emergency Medical Tech. Quality inn South  200-500 S
4 UW Footbakk Badgers vs. Michigan Camp Randall Open €
AUGUST s-7 1986 Amer. Soc. of Engineering Wi Center 200 §
Education
3 Forum Flea Market & Collectors Show  Wamaer Park G El Ci Wi Center & 215 S
35 i e, A Inn Howard Johnson
4-5 Distance N J.F. Friedrick Executive Hotel
78 U.W. Dept. of Contg. & Voc. Ed. Sheraton Farm Progress Days City Wide Open S.E
|—international N--National R—Regional S—State L—Local E—Event




Confidential Convention Calendar

811 Amaranth Sheraton 225 § 12-14  Interfacing with the |BM Computer Wi Center 100 S
9 Data Processing Mgt Compulev Fair Forum Open E 14-18  Residental Inspection Wi Center 100 S
9-10 Wi College F f Inn 100 S 18 Forum Flea Market & Collector's Show Forum Open E
9-10 Systems Building Auocullvon Inn on the Park 200 S 19-29  All Canada Fishing/Vacation Show Holiday Inn S.E. 300 R
1011 Counci on Thai Studies Wi Cenler 100 S 20-22  WiFert, Aglime, & Pesticide Convention  Sheraton 240 §
10-11  Zimmerman Symposium Howard Johnson 100 28 Wis. Farm Bureau-Young Farmers Cond. Inn on the Park 250 S
Executive Hotel 28-29 Food Fair Forum Open E
10-11 A Sociely Ci 75-100 S 30-31  WiCampers Holiday Inn S E. 300 S
10-12  Fresdom From Hollgm Foundation Inn on the Park 150 S 3t Wi Wildlife Fed. Cadillac Banquet Holiday inn S E. 500 S
10-12  PiBeta Phi Edgewater 100-200 L
11 State Vehicle Auction Arens Open & FEBRUARY
1112 Forum Craft Fair Forum Open E
1315 OPt tnn on the Park ‘2”50 s Feb. Wi Men's Bowling Assn. City Wide Open E
14-15 Wi Manuf G 128 § 1 Tilfany's Bridal Expo Forum Open E
14.18  Zoo Primate Canm Wcukshop Wi Center 120 S 24 Wi Corn/Soy Conf. Holiday Inn S E. 350 S
14.17 . F ot Edg 65 N 26 Elfective Project Management Wi Center 100 S
15-18  Full Gospel Businessmen Hotliday Inn S.E. 700 S 87 DP1.W! DECA Hofiday inn S.E. 300 S
18-17  Wisconsin Land Tille Inn on the Park 300 S 68 Dane Co. RV Boat Show & Sale Forum-O & E Opan E
16-18  History of Farm Women Nat'l Conference Wi Center 200 S 12-13  Single-Ply & Build-up Roofing Services Wi Center 100 S
17-18  YMCA of Metro Madison Concourse 200 L 13-15  Sports Show Coliseum Open E
17-19 Wi Reg Interpeeters for the Deat Ramada 150 S 15 Forum Craft Fair Forum Open £
1719 Physical Therapy iath Inn 90 S 16-17  Wis. Cosmeiclogisis Association inn on the Park 250 S
18 Real Women Seminar Hohd]y ImSE.  800-1000 S 16-20  Ilce Eng. for Rivers, Lakes & Oceans Wi Center 100 S
19 Forum Fiea Market & Coiloctov s Show  Forum Open E 1820  Big Ten C g Canter C J.F. Friedrick 100 S
19-21  4th Army C 250-300 N 18-20 Wis Buiiding Refresher Wi Center 100 S
19-22 of SI rhood inn on the Park 100 S 20-22  Zor Shrine Clreus Cofiseum Qpen E
19-23 Docks & mnnu Howard Johnson 150 23 DataF Assn. F 200 S
Executive Hotel 2325 Equipment Mamlonlncc Wi Center 100 S
2022 Wi Otfice on Aging Rachsson fnn 250 S 24 W1 League of F C se 250 8
20-23  Forest Products Lab InnTowner 758 2828 Jr. Science Symposium Wi Center 200 8
2122 Wis. Venture Fair Concourse 200 S
2224 WIMusic E Cont c e 500 S MARCH
2324 UWC M C 150 N . "
2324 UW Hosp. Infection Conlrol Seminar  Inn on the Park 0 S March Wi Men's Bowling Assn. City Wide Open E
2325  WIChap. Nall. Solld Waste Mgmt. Assn. Concourse 100-150 § 45 UW. Vocational Studies Center Sheraton 300
24.25 WI Assn. of Foreign Language : Sheraton 200 § 48 Public Works Construction inspection W1 Canter 100 8
24.25 Alumni A Lowsi Hatt 250 S Y ey Doposit Assn. Hovamy nn 8.€ 503
Footbad Badge Open aterski Feder ay inn S.E.
327 mk ol s v, Minoss 'Camp R":::” &0 s 68 Badger Circie K Radiszon Inn 175 S
26-28  State Telecommunications Planning Wi Center 150 § 68 Madison Ares Builders Home Forum Open €
27.28  Preventive Maintenance Wi Center 100 S Products Show
2729  U.W. Ag Conference Sheraton 100 S 14-15  Mautz Paint ) Holiday Inn S.E. 00 R
2930 WSMA Holiday lnn S.E. 0 S 18-20 Wi Electric Power & Farm Equip. Show Expo Center Open E
2331 Wi Assn. of Heatth 3 Phys. Ed. Radisson Inn 125 8 22 Foum Flea Market & Coliector's Show  Forum Open €
29-11/2 African Studies A C 800-1000 S 23-24  Mechanica! & Electrical Sys. for Bidgs. Wi Center 100 S
Inn on the Park 2521 F 0 ional D G W1 Center 100 S
20-11/2 ice Capades Coliseum I3 27-28  Children’s Literature Lowell Hail 175 §
3031 John Cameton Symposium o Oosn £ | 2729 Wodd of Wheeis Custom Car Show  Collseum Open €
30-11/2 Intl. Visual Literacy Assn. Howard Johnson 150 | 2828 Rutabaga's Canoeccpia Forum & Arena Open E
Executive Hotel 28-290  Nat! M:?l::s Indoor Track & Field Camp Randail Open E
31-11/1 American Cancer Society Radisson lnn 200 S 30-4/1 F Q C 175
NOVEMBER APRIL
1 Madison Cat Club Purebred Cat Show  Forum Open £ Agdl Wi Men's Bowling Assn. City Wide Ooen E
1.2 American Cancer Society Radisson Inn 200 S 13 Electrical Fire Invnﬂgahon W1 Canter 100 §
25 W1 Assn. of Accountants Aadisson Inn 100 S 24 Wie. Council of Teachers of English Lowell Hall 100 S
28 ’ Holiday Inn 8.6 800 1 34 Time Qut '87- Cont.-Coaches of H.8. G. Wi Center 150 S
417 Nationa! Grange Concourse 2000 N 34 Am. Socisty of Mechanical Engineers  Inn on the Park $0-60 S
5.7 W1 Assn. C f C 200 S 34 U.S. Power Squadron Dist. #10 Radisson 100N
& Admissions v 35 Wi Deor Classic Coliseum Open S
s Four Lakes Area Safety Deposit Assn,  Radisson 100 S 5 Area f P Forum Open E
&7 Am. Soc. for Public Administrators Inn on the Perk 125 R 610 Working Orawing Production Wi Center 100 S
68 UWC F 100 R ] Cincinnab insurance Co. r(zonooum 100-130 R
78 Media Law Conlerence Wi Canter 100 S 911 Women in G . hd 100-250 S
) UW Footbalt rsvs. Minnesota  Camp Randall Open E 1112 Midwest Horse Fair Cofiseum Open E
1213 W1 Assn. of Hwy Safety Leaders inn on the Park 150 § 1315 Eans f Wi Center 2008
e oo et e 18 Forum Fles Market & Collector's Show  Forum Open E
1S UW Football Badgers vs. Ohio State  Camp Randak Open € 2122 AMS Business Show Foum Cpen £
17.20  Alcobol & Other Drug Abuse Sheraton 75 S 2224 Camous Kaleidoscope JF Friedrick 100 S
1920 Wi Manut. &G = 150 S 2426 Pushkin Symposium Wi Center 100 S
19-21 24-25 WHSFA Slate Speech Contest Wi Center 900 S
#21  Pravaning Bidg Design/ Wi Center 1008 2930 Inteligent Burkding Systems W1 Canter 100 §
2122 March of Dimes Holiday Inn S.E. 300 R 051y Controvarsy in Family Living - Canter s
23 Forum Flea Market & Coliector's Show Forum Open € - uture Directions nier
2930 Holiday Arts & Cralts Sale Forum Open E 30-8/2 Wi Assn. for Mid Level Educators Sheraton 500 S
DECEMBER MAY
58 Wi Assn.-Child. w/Behavior Disorders  Holiday Inn S.E. 250 R May  WiMen's Bowling Assn. City Wide Open £
6 Zor Shrine Temple Quality Ian South 300 S 25 On-Air Promotion & Broadcast Loweil Hall 150 §
14 Forum Flea Market & Collector’s Show  Forum Open E Oporations
21 Forum Craft Fair Forum Open E 3 BKC Bog Show Coliseum/Forum Open E
26-31  N.C. Chinese Christian Wintec Cont.  Holiday Inn S.E.  650-750 R 68 Effective Zoning Admin. Techniques Wi Center 170 S
28-29  So. Wi Dist. Lutheran League Concourss 500 § 7 Four Lakes Area Safety Deposit Assn.  Radisson 100 S
89 Alumni Weekend Wi Center 125 §
JANUARY 1987 ¢ Forum Craft Fair Forum Open E
1113 Industnal Des:gn Workshop ‘Wi Center 100 S
Jan. WI Men's Bowling Assn. City Wide Open E 14-15 Wi Licensed Practical Nurse Assn. Holiday Inn S.E. 100 S
Radisson Hdg. 15 Wis. Medical Alumni an on the Park 500 S
S Biackhawk Girl Scout Councd Radisson 150 § 17 Forum Flea Market & Collector's Show Forum Open E
L] Wis. Agri-Business 1nn on the Park 150 S 17 L ity of r Fiekd House €
79 Electrical Contracting Wi Center 100 S 21-24  Madison Charity Horse Show Cotiseum Open £
89 Hazard Mitigation Workshop Wi Center 100 S 30 MATC Commencement Coliseum E
10-11  International Mink Show Sheraton/Forum 1200 | 31-6/8 AGA. Lowasll Hail 100 S
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The Wisconsin Chiropractic Association and The Wisconsin

Hairdressers Association: These two groups have been regular
customers in recent years cancelled their conventions here in 1985
and haven't returned. The reason given was that the Concourse was
not big enough to handle their exhibits. Both went to the Olympia in

Occonomoc because of thelr large exhibit hall.

Romance Writers of Amerlica: The writers assoclatlion brings

500 conventioneers to Madison each year and may not come back in the

future for lack of being able to house everyone under one roof.

Wisconsin Cheese Makers Assocliatlion: The reasons stated by

this group of 500 include not enough exhibit space, hotels not close
enough to Eipo Center, and the rates charged for the facilitlies in
Madison at the Expo are too expensive. They can use a facility at

La Crosse with the same capacity for a lower cost.

ACT Management: ACT needs 400 rooms at one location. They

could now be attracted to Madison with the addition to the Concourse.

Wisconsin Industrial Education Association: The
assoclation generally has between 700 - 1000 members attending a
convention. Hesitant about Madison because they need to be close to
exhibit space and the size of the convention would force them to use

several hotels.
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Wlsconsin canners and Freezers: Requlre 500 rooms, and

prefer to all be under one roof. Proximity to exhiblt space is an

important criteria for choosing a facility.

Wisconsin Dietetic Association: They are beginning to

question Madison because it does not have enough hotel rooms capable

of handling their people for consecutive nights.

There is definitely demand for the proposed convention
facility and is projected to exceed the 15 or more documented groups
that by-passed Madison. A conservative estimate is that twice as
many groups are potential users of the proposed project and could be

attracted by marketing the facilitlies.
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V. FINANCIAL FIT OF PROPOSED DEVELOPMENT

Financial flt, measured in terms of solvency and after tax
yields, must be sensitive to investor objectives and limitations,
conform to acceptable risk parameters, and be based on assumptions
that have been made expllicit and conform to the realities of the
marketplace. Constraints operating on the structuring of an
acceptable financial solution include--cost of construction,
available interest rates on financing, the equity resources of the
investors, and the availability of subsidy programs. A realistic
financial plan must also pay close attention to cost / benefit
relationships. In other words, those that will benefit from the
development must bear thelr share of of the risk. Wwith the above in

mind, we have developed two viable financial plans.

Plan I

Plan 1 would allow the Concourse Hotel to remain under
separate ownership and responsible for financing its own improvements
and remodeling necessitated by connectling to the neighboring
Convention Center. In addition, 30 On the Square plus the Hub site
would be converted by a separate investing corporation to 160 room
moderately priced hotel at $45 per night or less. The remaining land
in the block including the alley, and skyways, would be acquired and
cleared by a public/private corporation called Convention
Incorporated. Corporate control would be spread among the parties at

interest to avold favoring the nearby hotels.
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The projected construction cost figures were provided by
Arlan Kay of Arlan Kay and Associates, a local architecture and
planning firm. We took special care to make sure that the figures

used were not overly optimistic (Exhibit 20).

To determine how much debt will be required, the property
acquisition costs were projected and bounced off the owners of the
properties Iin questlion. All parties lnvolved believed the price to
be acceptable. The Hub site ls included in these acquisition costs
even though it will not be part of the actual convention center. The
reason the site is acquired is to bring it under control before a
substantial increase in value (and therefore cost) occurs as a result
of development of the proposal. The property will later be so0ld to
the party that develops 30 On the Square and The Hub into a budget
hotel.

Construction costs, including demolition of existing
buildings and improvements to streets and infrastructure, are added
to the acquisition costs to provide the total cost figure of $16.3
million. Public subsidies are subtracted along with pledged
contributions from the Madison Business Community to arrive at total

debt required of $10.4 million (Exhibit 21).

This plan distributes 20% of any operating deficit to all
of the property owners in the State Street/Concourse special

assessment maintenance district since they would benefit



Space

2nd Floor
Atrium/Pre-event
Exhibit (new)
Service/Storage
Pedestrian Corri
Skywalk

1st Floor

New Retall
Circulation
Utility Corridorx
Loading Dock
(Sexvice/storage)
Auditorium
(sloped floor)

Escalators
Furnishings
Street Renovation

Demolition
($.15/cubic foot)

Relocation of
14 Ww. Mifflin
Tenants

Total Hard Costs

Soft Costs
Professional PFees

Exhibit 20

CONVENTION HALL CORPORATION COSTS

Contingency & Soft Costs

Total Soft Costs

Parking

(246 underground
stalls)

Total Costs

Cost/S.F. Square Feet
$150 7,350
$100 23,000

$80 7,800
$1,200 130
$3,000 175

$75 14,250

$§85 6,750

$600 130
$100 5,400
$100 4,000

$80,000 2

$10 36,500

$10 40,000

10%
25%
$10,000 246
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Cost

$1,102,500
$2,300,000
$624,000
$156,000
$525,000

$1,068,750
$573,750
$78,000
$540,000

$400,000

$160,000
$365,000
$225,000
$150,000

400,000

$8,668,000

$866,800
$2,167,000

$3,033,800

2,500,000

$14,201,800
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Exhibit 21
DEBT CALCULATION
The Convention Hall Corporation 1

Property Acquisition

The Hub $300,000
Brathaus II $300,000
Woolworth $600,000
14 w. Mifflin $£1,200,000
Subtotal $2,400,000

Total Construction Cost and Working Capital

Demolition $150,000
New Parking $2,500,000
Skywalks $1,250,000
Exhlibition Center $8,826,800
w.C. Loan $1,000,000
Streets and Infra $225,000
Subtotal $13,951,800
Total Cost $16,351,800

Public Subsidy 2

CDA (Skywalks) 3 $1,255,000

CDA (Land wWrite-Down $2,400,000

Street Improvement $225,000
Total Subsidy $3,875,000 $3,875,000
Madison Business Community 4 $2,000,000
Total Debt Required $10,476,800

Under this scenarlo, the Concourse would pay for 2 escalators, upgrading
of 170 rooms, and refurbishing of existing meeting facilities. Conventi
Hall Corporation will own floors 1 and 2 of the Hub and lease lobby with
access to parking to 30 On the Square.

CDA partially reimbursed through $4.7 million increment in tax base
assessed to exhibition hall.

Includes skywalk and pedestrian corridor, plus a portion of the atrium.

Madison Business Community paid in common stock.
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significantly from the retall potential of expanded convention
activity. A maximum limit on this liability, say $150,000 a year,
would compare favorably with a current annual maintenance
assessment. The remaining 80% of any deficit of the Convention
Center would be assessed to hotel rooms in an new assessment hotel
district on the Square. The assessment would be on room count.
Hotels tied directly to the Convention Center by the skyway system
will assessed at full value, those not on the skyway system but in
the dlatrict are aasessed at 50%. Thils assessment recognizes that an
increase of 10-15% in the occupancy of an existing hotel produces a
huge increase of cash flow which can be shared, if necessary, with
the Convention Center, which is the source of the revenue. A

assessment schedule is arrived at in exhlbit 22.

Exhlibit 23 demonstrates how the hotels wlll benefit through
development of this faclility despite the assessment. It is assumed
that 80% of the potential room nights generated by the convention
facility stay somewhere in Dane County. It is further assumed that
90% of those will stay in the three hotels downtown containing a

total of 757 rooms. Capture rates are assumed to be as follows.

The Concourse 40%
30 On the Ssquare 30%
Inn on The Park 20%

Exhibits 24 and 25 contain a more optimistic projection for

assessment and benefits.



52
Exhibit 22

ASSESSMENT CALCULATIONS
Revenues (net of all expenses)

Convention Center Income $200,000
($2,000 per day, 100 event days)

Parking Income $221,000
(246 stalls, $5 per day, 50% occupancy)

Increased Room Tax $126,000
(7% tax on $50/night, 45,000 possible room
nights x 80% capture in Madison = 36,000
additional room nights)

Retail Revenue

(14,250 sq ft. $8.50 per sqg. ft.) $121,000
Total Revenues $668,000
Less Real Estate Tax ($130,000)

$600,000 NOI before tax divided by 12.8%
(10% cap rate + 2.8% tax rate) equals
$4,687,500 x 2.8% (Real Estate Tax)

Annual Debt Service @ 10.5% interest for ($1,187,000)
25 year amortization with 10 year balloon

1st Year Deficit before profits on food ($649,000)
or beverage

Less 20% assessed to Concourse Maintenance Assessment $130,000
bistrict

Total to be assessed to rooms $519,000

Required Room Assessment
~530 attached rooms $810
=227 rooms at Inn on the Park $405
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Exhibit 23

HOTEL BENEFIT ANALYSIS

assumptions:

-25 4-day events generated by existence of Convention Hall (L & H)
-3 Overnights per attendee
-600 required rooms per night

Potential room nights 45,000 (somewhere in Dane County)
Capture (80%) X .8
36,000

Increment in Room Nights for Madison is 36,000 due to existence of
Convention Hall.

Concourge (Headquarters Hotel)

Captures 40%
@ $60
Margin .80 $691,200
"Less
Assessment @ $810/room $299,700 $29%,700
Beneflit $391,500

30 On The Square (Moderate priced Hotel)

Captures 30%

@ $45
Margin .70 $340,200
Less

Assessment @ $810/room $129,600 $125,600
Beneflit $210,600

Inn on The Park

Captures 20%
@ $55
Margin .70 $277,200
Less
Assessment @ $405/room $91,935 $91,935
Benefit $185,265

‘otal Assessnent $521,235



Exhibit 24

OPTIMISTIC ASSESSMENT CALCULATIONS

Revenues (net of all expenses)

Convention Center Income
($2,000 per day, 200 event days)

Parking Income
(246 stalls, $5 per day, 60% occupancy)

Increased Room Tax
(7% tax on $50/night, 90,000 possible room
nights x 80% capture in Madison = 72,000
additional room nights)

Retail Revenue
(14,250 sq ft. $8.50 per sq. ft.)

Total Revenues

Less Real Estate Tax

$1,000,000 NOI bhefore tax divided by 12.8%

(10% cap rate + 2.8% tax rate) equals
$4,687,500 x 2.8% (Real Estate Tax)

Annual Debt Service @ 10.5% interest for
25 year amortization with 10 year balloon

1st Year Deficit before profits on food
or beverage

$400,000

$265,000

$252,000

$121,000

Less 20% assessed to Concourse Maintenance Assessment

District
Total to be assessed to rooms
Required Room Assessment

-530 attached rooms
-227 rooms at Inn on the Park
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$1,038,000

($227,000)

($1,187,000)

($376,000)

$£75,000

$301,000

$470
$235
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Exhibit 25

OPTIMISTIC HOTEL BENEFIT ANALYSIS

Bssumptions:
-50 4-day events generated by existence of Convention Hall
-3 Overnights per attendee
-600 required rooms per night

Potential room nights 30,000 (somewhere in Dane County)
Capture (80%) X .8
72,000

Increment iIn Room Nights for Madison is 72,000 due to existence of
Convention Hall.

Concourse (Headquarters Hotel)

Captures 40%
e $60
Margin .80 $1,382,400
Less
Assessment @ $470/roonm $173,900 $173,900
Benefit $1,208,500

30 On The Square (Moderate priced Hotel)

Captures 30%
a $45
Margin .70 $680,400
Less
Assessment @ $470/room $75,200 $75,200
Benefit $605,200

Inn on The Park

Captures 20%
@ $55
Margin .70 $554,400
Less
Assessment @ $235/room $53,345 $53,345
Benefit $501,055

.otal Assessment $302,445
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The hotels margin 1s multiplied by the gross increase in revenue
assumed to be attributable to the convention facility. From this the
assessment ls subtracted revealing the benefit accruing to the hotel

in question.

Plan I is the preferred flnancial plan and most palatable
to most parties involved because it better distributes possible

operating deficlts to those who will benefit from the development.

Plan II

As an alternative to a heavy assessment per hotel room for
operating deficits which is intended to share marginal revenue of
hotels benefiting from convention business In excess of current
operations, it would be possible to place the entire Concourse block
in the ownership of a single cooperation. The advantage of a single
corporatlion which beneflted from all the proflt centers related to
the Convention Center would be the fact that current net income as
well as future marginal income created by a Conventlion Center would

be avallable to secure the requlired financing.

The second plan would roll up all of the ownerships in the
block into a single corporation, exchanging preferred stock for
partnership equity positions, using CDA funds to write-down land
acquisitions relative to existing debt, except for the Concourse
Hotel. Common stock would be sold to the Madlison buslness community

and the CDA to establish a Joint private/public control, which would
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increase in authority as the preferred stock was recalled and paid

for out of profits.

Under plan 2 the new corporation would refinance the
Concourse mortgage and acquire sufficient mortgage financing to build

Phase I of the project including the ramp.

In addition, the existing equities of present land owners
would provide initial equity capital for such a corporation in
exchange for providing greater liquidity and more generous values for
thelr properties as a cooperative than each property owner could have

realized through independent action.

The proposed alternative financing plan is a variation of
the FRENCH PLAN which financed much of New York City, particularly
multiple use projects. There are three tiers of financing, amortized

mortgages, preferred stock, and common stock.

1. The mortgages are flirst amortized on a 15-25 year schedule

from total business income of the corporation.

2. Preferred stock receives cumulative dividends of 9% per
year when earnings exceed debt service. As earnings pernit
a cash surplus beyond dividends or refinancing becomes

appropriate, the preferred stock will be called and retired

at stated prices.



3. When some proportion of the preferred stock has been paid
off, the common stock will then take control. It is
intended that about 65% of the common stock would go the
the present partners who own the Concourse Hotel and who
make the economic scenario possible, while approximately
35% goes to the public entities which have invested in the
project, such as the Community Development Authority, The
Madison Development Corporation, or any other community

interest group.

In 25 years the mortgages will have been repaid and the
preferred stock retired so that the common stock retains control of
the entire asset debt free. Such a plan provides a sequence of
priorities which fairly recognize who pays and who benefits as well
as public interest in the long term operation of the Convention
Center. There are legal precedents and tax law provisions which
would favor such a program. A primary concern is the foreclosure
risk of a single large mortgage on a single ownership as compared to

the more defined liabllitlies of the assessment plan.

The costs and revenue for combined operations which follow
are based on Landmark Research knowledge of forecast and budgets for
hotels in the Madison area, hotels which Landmark appralised in 1985
and 1986.
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Costs for the single ownership plan are shown in exhibit
26. Total hard costs are used as a basis for cost estimates of 10%
for professional fees and 25% for Contingency and Soft Costs to

arrive at a total cost estimate.

The exhibits that follow are all on a marginal basis. That
is they deal only in the lncremental net costs and benefits derived

from the development of the new facility.

Exhibit 27 displays how the incremental debt required under
this scheme is arrived at. Total acquisition costs are added to
construction costs to arrive at total costs of $46.9 million. Owners
equity of $12.1 million is subtracted along with subsidies. Debt
required to refinance existing mortgages is also subtracted. The
result is that an incremental debt of $15.5 million is required.

This translates into annual debt service of $1.7 million.

Exhibit 28 is a scenario projecting conservative first year
operating projections for the new corporation. It is assumed that
the convention center will hold 25 three-night events with 600
attendees at each one. It is further assumed that 40% of the new
room nights will go to the Concourse, and 40% will go to the new
budget rooms at 30 On the Square. The total marginal revenue from
this scenario is labeled "Cash Available for New Debt Service". New
debt service of $1.7 million is needed, and projected revenues are
added to the result to arrive at "Requlired Revenue from Hotels of

about §$1.29 million. With a projected increase in hotel revenues of
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Exhibit 26
COSTS
Space Cost/S.F. Square Feet Cost
2nd Floor
Atrium/Pre-event $150 7,350 $1,102,500
Exhibit (new) $100 23,000 $2,300,000
Assembly $20 6,750 $135,000
(remodeled)
Existing Meeting $20 8,000 $160,000
Service/Storage $80 7,800 $624,000
Pedestrian Corri $1,200 130 $156,000
Skywalk $3,000 175 $525,000
1st Floorx
New Retail $75 14,250 $1,068,750
Circulation $85 6,750 $573,750
Utility Corridor $600 130 $78,000
Loading Dock $100 5,400 $540,000
(Service/Storage)
Auditorium $100 4,000 $400,000
(sloped floor)
Escalators $80,000 4 $160,000
Parking $10,000 246 $2,460,000
(underground)
Furnishings $10 36,500 $365,000
Redecorating $3,000 170 $510,000
Street Renovation $225,000
Demolition $150,000
($.15/cubic foot)
Relocatlon of $10 40,000 $400,000
14 w. Mifflin
Tenants
Total Hard Costs $12,093,000
Soft Costs
Professional Fees 10% $1,209,300
Contingency & Soft Costs 25% $3,023,250
Total Soft Costs $4,232,550

Total Costs

$16,325,550



INCREMENTAL DEBT REQUIRED

Acquisition Cost

Concourse
Brathaus II
30 OTsS
Woolworth

14 W. Mifflin
Subtotal

Construction Cost

Demolition

New Parking
Skywalks
Exhibition Center
W.C. Loan

Streets and Infra
Conversion of 30
(and The Hub)
Subtotal

Total Cost

Sources of Funds
Owners Equity

Concourse
Brathaus II

30 0TS

14 Ww. Mifflin
Woolworth
Skywalks (CDA)
City Parking

Madison Business Community

Total Equity

Additional City Subsidy
City Parking Finan

CbhaAa

Write-Downs
Streets etc.

Subtotal

Exhibit 27

$20,000,000
$300,000
$2,400,000
$600,000

$1,200,000
$24,500,000

$150, 000
$2,500,000
$1,250,000

$12,515,000
$1,000,000
$225,000
$4,800,000

$22,440,000

Preferred

$4,000,000
$0
$450,000
$350,000
$300, 000

$5,100,000

$2,000,000

$1,750,000

$225,000
$3,975,000
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Existing Mortgages

(¢$12,000,000)

($300,000)
($1,950,000)
($300,000)
($850,000)

$15,400,000

Common

$4,000,000

$1,250,000
$500,000

$1,250,000
$7,000,000

$46,940,000

($12,100,000)

($3,975,000)

Conventional Debt Required to Refinance Existing Mortgages ($15,400,000)

New Conventional Debt Required

Annual Debt Service on New Debt

1l (4 votes of Board of Directors)
2 (3 votes on Board of Directors)

$15,465,000
$1,686,367



Exhibit 28

OPERATING PROJECTIONS FOR YEAR 1

Incremental Room Nights

(25 Events, 600 attendees, 3 nights)

40% of New Room-Nights to Concourse

Gross Incremental Revenue
@ $60 per Room-Night--Concourse

Marginal Gross Profit
(80% of Gross Income)

Gross Incremental Revenue for

160 New Rooms in 30 OTS @ $45/night.

Marginal Gross Profit in 30 OTS
(70% of Gross Income)

Cash Avalilable For New Debt Service

Increased Occupancy Rate @ Concourse

45,000

18,000

$1,080,000

$864,000

$810,000

$567,000

13%

(18,000 New Room Nights/137,240 Total

Room Nights)
Debt Service on 30 OTS Conversion
Debt Service on Exhibition Center

Revenue from Events (25 Events
4 days each, $2,000 per event.)

Retail (20,000 Sq. Ft. @ $7.00)
Additional Meeting Income
Revenue Required from Hotels
Projected Increased Hotel Rev.
Revenue/(Deficit)

Preferred Dividend @ 9%

Difference

Additional Revenues to the Concourse do not include
additional revenues from food and drink sales,
meeting business, and other income attracted by the

exhibition center.

$493,425
$1,192,942

($200,000)

($140,000)
($50,000)
$1,296,367

($1,431,000)

$134,633
$459,000
($324,367)

increased

L4

$864,0

567.0

$1,431,0

18,000 Rooms Nights @ 30 OTS 1s 44% of 70% occupancy of 40,880.

Includes $965,000 of renovation to the Concourse for

2 escalators @ $160,000, refurbishing 170 rooms 2 $3,000/xoonm,

and remodeling of meeting rooms and ballroom @ $295,000.

To be paid from current Concourse Hotel cash flow.



6.
$1.43 million there is a net revenue of roughly $134,000 available to
stock holders. After paying the preferred holders their return of
9%, the corporation is left with a deficit of $325,000. This is
should not be disheartening since these are first year, start-up
projections. As demand for the facility increases, so will all the
revenues received by it. By year 4, the common stock holders should

be receiving adequate returns.
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VI. CONCLUSIONS

. The proposed mixed use development on Block 83 is both
physically and financially feasible. Acceptance of the proposal by
all property owners involved is likely. The design meets the cities
criteria for such a project, and the financial plans do not require

unlimited financial help from the City.

Market analysis shows that Madison is losing conventions to
other cities that offer modern downtown facilities. The exhibition
facility would bring people to downtown Madison consistent with

current development obJectives.



