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 Contact: Aimee Claeys 
 
 

CYTOWN SITE DEVELOPMENT LEASE PROPOSALS 
 
Action Requested: Approve the CyTown Site Development Lease Proposals relating to the 
individual CyTown Development Building Projects and authorize Iowa State University to 
execute Site Development Leases consistent with the Site Development Lease Proposals upon 
review and approval by the Executive Director and Board Counsel.  

Executive Summary: Pursuant to Section 6.03 of the CyTown Management Agreement, 
entered into between Iowa State University, the Iowa State University Research Park, and 
Goldenrod, and approved by the Board of Regents on January 15, 2025, the Board of Regents 
is to approve Site Development Lease (SDL) Projects after input from the CyTown Management 
Committee and approval by Iowa State University.   
 
An SDL proposal for approval includes the proposed site plan (previously approved by the 
Board of Regents on January 15, 2025), ownership structure (previously approved by the Board 
of Regents on January 15, 2025), lease structure (previously approved by the Board of Regents 
on January 15, 2025, with the ISU Research Park as Lessee to provide project oversight), the 
proposed/optional Real Estate Services to be provided by NOVA (previously approved by the 
Board of Regents on January 15, 2025), building plans, financing structure, and financial 
proforma for each specific building project. 
 
Since approval of the CyTown Management Agreement, the University, and the ISU Research 
Park, with direction from the CyTown Management Committee, has engaged in negotiations 
and coordination with the Goldenrod Companies to develop and agree upon the building plans, 
financing structure, and financial proforma. 
 
The CyTown Management Committee has reviewed and provided input on all aspects of the 
Site Development Proposals and supports Board of Regent approval of the proposals.  
 

https://www.iowaregents.edu/media/cms/0125_ITEM_9__CyTown_Development_Agr_1AC333B1B9DEA.pdf
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1. BUILDING PLANS AND FINANCING STRUCTURE 
 
Attached as Exhibit A to this memo is a document that contains the building plans, including an 
overview, floor plans, elevations, renderings, and a projected budget for each of the buildings 
included in the SDL Proposals.  
 
In addition to the projected construction cost of each building, the project budgets included in 
Exhibit A contain information regarding the projected financing structure of the specific 
buildings. Each building is financed with a combination of University land, Goldenrod financial 
contribution, and debt financing secured by Goldenrod. The attached budget information for 
each building includes the “Land Contribution,” which is the equity credit the University receives 
based on the portion of the overall University property devoted to the specific building project. 
Also included for each building proposal is the “NOVA Contribution,” which is the equity that 
Goldenrod companies is devoting to the specific building project. Finally, each budget includes 
“Senior Financing,” which is the amount of outside financing (debt) secured by Goldenrod that 
will be attributed to each of the building projects.  
 
Pursuant to the CyTown Management Agreement, any debt financing secured by Goldenrod 
has no recourse against the University except for the continuation of Goldenrod’s development 
rights to the project. The land and the buildings will be continuously owned solely by the 
University throughout the project upon completion of construction.  
 

2. FINANCIAL PROFORMA 
 
Attached as Exhibit B is a summary of the financial operations of the CyTown Development 
project. As the summary details, over 30 years, the CyTown Development is projected to 
generate $184M in net revenue for the University. Net revenue will be generated in four 
categories (1) Payment in Lieu of Taxes (PILOT) paid to the University from business operators; 
(2) revenue share of net income after PILOT, Operating Expenses, Goldenrod Equity Return, 
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and Debt Service; (3) net revenue from the McFarland Lease Agreement; and, (4) common area 
maintenance revenue (CAM) charges. 
 
These proforma assumes a 90% occupancy rate over 30 years and is based upon the following 
deal structure:  
 

• Pursuant to the PILOT agreement reached with the City of Ames, all PILOT for the first 
20 years is paid to Iowa State University for use in the development. PILOT is based on 
the property tax rate charged to similar commercial property in Ames. From year 20 
through year 30, a portion (6.25% years 20-24 and 12.5% years 25-29) of the PILOT 
collected by the University will be paid to the City of Ames. 

 
• Senior debt secured by Goldenrod has been obtained at a projected rate of 5.65%. The 

debt will be paid in full by year 30, with interest only payments for the first five years. The 
debt lender has no debt recourse against the University, except for the continuation of 
the development rights of Goldenrod under the CyTown Management Agreement.  

 
• The $20M Goldenrod (NOVA) equity will be paid back out of the operating cash flows 

over the first eight years of the project and will accrue interest at 9% over that period. 
 

• Remaining revenue share will be split 70% to Iowa State University and 30% to 
Goldenrod (NOVA) after the Goldenrod (NOVA) equity is paid in full. 

 
In addition to the net revenue generated by the project, the University will benefit from the 
appreciation of the University, McFarland, and Goldenrod equity investments in the land, 
parking lot replacement, and building ownership of the entire development project. The 
University has invested $30M in parking lot replacement and civil infrastructure for the project. 
Goldenrod and McFarland will invest a combined $185M in land and building 
construction/improvements, all of which will be owned by the University upon completion of 
construction. Assuming a 3% appreciation rate over 30 years, the value of this investment will 
grow to be approximately $450M. 
 


