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Top 10 Amenities 
Office Tenants Want 

B esides lower 
rental rates, 
what top ten 

things do wise Office 
Tenants want to get 
maximum value from 
their buildings?

Recent survey results 
show Tenants desire 
these top ten features to make their 
teams happier and more productive:

10)  Fast, dependable elevators: Get 
people in and out of the building 
quickly.

9)   Range of Internet providers: Buy 
the fastest, most reliable broad-
band service available.

8)  Walk-to food service: Keep your 
team’s energy up; don’t send 
everyone out to lunch everyday.

7)  Rooftop deck: Take a break, get 
outside and maybe take iPads, too.

6)  Commuting choice: Car, bus, train 
or bike allows personal prefer-
ences.

5)  Exercise rooms with showers & 
lockers: Encouraging healthy, alert 
teammates pays off.

4)  Common conference room: Turn 
phones off and get out of the 
office to brainstorm better.

3)  Shared lounge space: Un-tether to 
relax or work informally.

2)  Distributed antenna system 
(“DAS”): Don’t drop cell calls in 
the parking garage or elevators.

1)  Fast, reliable, shared Wi-Fi: Free staff 
from your suite; it refreshes every-
one and encourages creativity.

Not every Office building delivers 
the same value. It takes extra care to 
find the best benefits for your team. But 
it really pays off in attracting and retain-
ing top talent.

Call William Gary at 303-294-0277 to 
see how a 100% Tenant Rep finds the 
best building to deliver maximum value 
and pump up your team’s performance.

The company, a subsidiary of Shimano 
American Corporation, designs, manufactur-
ers, markets, and distributes high quality 
clothing and shoe products, primarily for 
cycling, as well as for other outdoor sports. 
The name Pearl Izumi is derived from the 
gem “pearl,” and an area of Japan known for 
its clear water, “Izumi.” Translated literally 
from Japanese, its name means “fountain of 
pearls.”

In 2000, Pearl Izumi still operated 
in a 50,000 square foot, Class C metal 
office/warehouse building in Broomfield, 
Colorado.  That’s when Lily Flores, Director 
of Human Resources for Pearl Izumi, con-
tacted ITRA MacLaurin Williams to discuss 
offering 16,574 square feet of their facil-
ity for sublease to generate income from 
unused space.

Later, in April 2008, I helped Pearl Izumi 
upgrade to a Class A, 91,570 square foot 
office/warehouse in the Colorado Tech 
Center in nearby Louisville.   The building 
had previously been developed and owned 
by Pearl Izumi’s prior parent company, 
Nautilus. 

Numerous consolidations of warehouse 
operations throughout the country wisely 
left Pearl Izumi’s office and design functions 
in Colorado. Top management then began to 
conceive a plan for a new world headquarters 
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nestled against Colorado’s Rocky Mountains. 
We provided regular updates on what was 
available in the surrounding submarkets, but 
none of the available buildings on the market 
seemed to spark Pearl Izumi’s creative fires.  
Consequently, the company began to con-
sider developing its own building.

Innovative Option
From that point forward, ITRA MacLaurin 

Williams played a key role in changing Pearl 
Izumi’s thinking. We advised our client that 
they could pursue a new headquarters 
without a developer, saving a considerable 
amount of time and money and giving them 
complete creative control of the ultimate 
design. In addition, there was no need for 
a developer to obtain financing, since Pearl 
Izumi’s parent company was prepared to 
fund the project without a mortgage.

Pearl Izumi listened to our guidance. In 
early 2012, they marched ahead with plans 
to develop their own building and instruct-
ed us to proceed with site selection.  After 
months of an exhaustive search within a 
seven-mile radius of Pearl Izumi’s leased 
building in Louisville, we identified two 
eight-acre sites in Louisville and Lafayette as 
finalists, both with spectacular Front Range 
mountain views. ITRA MacLaurin Williams 

How Pearl Izumi’s Headquarters Became  
The World’s #1 Commercial Project

By Will Gary, MBA, MIM, Principal
ITRA MacLaurin Williams

Denver/Boulder, Colorado USA

M  any things can happen to a company’s office space over the years. 
For example, take what occurred during my 18-year relationship as 
a tenant/buyer’s representative for Pearl Izumi.

Will Gary, MBA, MIM
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The Rebirth of Detroit

But Detroit never gave up. As the 
national economy and the auto industry 
regained its health, the Motor City slowly 
clawed its way back from a near-death 
economic experience to rebirth as a vital 
business hub.

Good News

The facts of Detroit’s rebirth are 
somewhat astounding. Rather than view-
ing Detroit as a terminally 
ill patient,  American busi-
ness saw new opportuni-
ties in the city. Companies 
such as Quicken Loans, Blue 
Cross Blue Shield of Michigan, 
Lyft, The Display Group, 
Ally Financial, Fifth Third 
Bank, Chrysler, Twitter, and 
Microsoft have leased a signifi-
cant amount of office space 
or moved their headquarters 
to Detroit.

Believe it or not, more than 
107 retail companies have also 
opened their doors in Detroit 
in the past year. Although the 
automotive industry remains the back-
bone of the local economy, the city’s 
fastest growing industries are healthcare, 
defense, aerospace, information technol-
ogy, and logistics. Entrepreneurship is also  
at an all-time high in this region. 

Housing has also kicked into high gear 
as a result of these new jobs in Detroit. If 
you’re looking to lease an apartment in 
Midtown or the Central Business District 
(CBD), you’d better get in line:  These 
units go fast!  Occupancy is currently at 
an unbelievable 98 percent.  The demand 
is so great that 1,300 residential units are 
now being built across the city. Just like 
any other major city in the country, the 
cost to live in downtown Detroit will 
soon be higher than living in the suburbs.

Working Together

Historically, the Detroit market hasn’t 
seen a great number of real estate inves-
tors.  Unfortunately, those who did invest 
in Detroit didn’t always understand the 
dynamics of the market and many lost 
their buildings during the financial melt-
down.   According to CoStar, just prior to 

 By Lynn Drake, Principal
 Compass Commercial, LLC / ITRA Global

Troy, Michigan USA

real estate arm, has since bought 70-plus 
buildings with a total of 12 million square 
feet. When Gilbert moved his offices to 
Detroit, he knew he had to make it appeal-
ing for all generations. So, he hired urban 
planners to establish vignettes to get 
people excited about being outside. This 
initiative became known as “place mak-
ing,” and they created unique venues like 
a sandy beach bar with entertaining and 
unusual seating.

No matter what your politics, you can’t 
help but see that the perfect combination 
of players came together to transform 
our city into a place where people want 
to work and live. While the bankruptcy 
of the City of Detroit received bad press 
throughout the country, it was neces-
sary.  Fortunately, the Ford Foundation was 
just one of the many organizations that 
stepped up to the plate by making major 
contributions to the city so the Detroit 

Institute of Art wouldn’t have 
to sell its assets to pay for 
the previous mismanage-
ment of the city.  The Penske 
Corporation also played a 
major role by donating emer-
gency vehicles to the police 
department to help ease this 
burden in the budget.

Detroit Venture Partners 
(DVP), created by Dan Gilbert, 
Josh Linkner, and Brian 
Hermelin, became a major 
driver of increased demand 
for office space in Detroit. 
The venture capital fund 
raised $55 million and helped 

to launch 70 startup companies since 
opening in 2010. Google then joined the 
effort by offering technology classes to 
budding entrepreneurs. I’m particularly 
impressed with the DVP strategy: If you 
wanted to be a part of their program, you 
needed to lease space in the Madison 
Building.  Before long, this building was 
full, and now six additional buildings have 
been filled with budding entrepreneurs.  
That is real growth and a real success 
story.

Conclusion

A testament to Detroit’s resurgence 
also came from ITRA Global when it host-
ed its recent fall conference in Detroit. 
To say that Detroit was never on the list 
of potential locations for our conference 
is an understatement. The idea to get my 
fellow members to Michigan came when 
one of our members said he felt sorry 
for me because I lived in Detroit.  Until a 
few years ago, I always stated that I was 
from nearby Troy, Michigan.  But today I’m 
proud to tell people that I’m from Detroit, 
a city that has been reborn.

the Great Recession in 2008, the vacancy 
rate in the CBD was 22.5 percent. Today 
it is 15.1 percent, with a total supply of 
26 million square feet of office space 
downtown. 

 To be fair, the rebirth of Detroit started 
long before the Great Recession with 
Michael and Marion Ilich. To their credit, 
they saw how Detroit could come alive 
and rise again.  The Ilich family lovingly 

restored the Fox Theater in 1989, moved 
the Little Ceasars pizza chain headquarters 
into the city from the suburbs, worked 
with the city and the state to build a new 
stadium for the Detroit Tigers, and built 
the Motor City Casino. 

Now, as owners of the Detroit Red 
Wings and with the assistance from gov-
ernmental agencies, they are creating a 
new home for the hockey team. This 
recent venture will create an entirely new 
entertainment area where there was once 
blight.  The project will also connect the 
CBD with Midtown.  

Peter Karmanos, Jr., the son of immi-
grant Greek parents and co-founder of 
software giant Compuware, also made a 
huge contribution to Detroit.  In 2004, 
Karmanos built the first new skyscraper 
and named it Campus Martius, a beautiful 
building in the heart of Detroit.  Amid this 
development, the trend to move down-
town slowly took root.  

When Dan Gilbert, founder and chair-
man of Rock Ventures, moved Quicken 
Loans to Detroit, no one foresaw the con-
sequences.  Bedrock, which is Gilbert’s 

N o other city in America suffered as much as Detroit during 
the Great Recession.  When two of the Big Three automakers 
and then the City of Detroit declared bankruptcy, most people 

viewed the metropolitan area as an economic wasteland. 



• Stagman Commercial Real Estate 
Advisors / ITRA Palm Beach-Boca 
Raton completed a 29,900 square foot 
office lease for Kahane & Associates, P.A. 
in Plantation, Florida. 

• Cook Commercial / ITRA Los Angeles 
represented Unico Insurance in the pur-
chase of their 50,000 square foot head-
quarters in Calabasas, California.

• Riviera Real Estate, Inc. / ITRA 
San Diego completed a 6,190 square 
foot lease for Designers Resource 
Collection’s showroom in San Diego, 
California.

• Cox Oddo Commercial / ITRA 
Austin completed a 55,000 square foot 
industrial lease for Kodiak Assembly 
Solutions LLC in Austin, Texas.

• Rosen Realty Group / ITRA San 
Francisco and Nidea Realties 
Corporation, Ltd. / ITRA Toronto 
represented Mozilla in the renewal 
of their 17,000 square foot office in 
Toronto, Canada.

• CRES + Associates / ITRA Houston 
completed a 10,808 square foot retail 
lease for Neighborhood Centers Inc. in 
Houston, Texas.

• ACORPP / ITRA Perth completed 
a 42,000 square foot office lease for 
Mental Health Commission in Perth, 
Australia.

• Martin Property Advisors, Inc. / 
ITRA Phoenix completed a 22,595 
square foot industrial lease for Saxco 
International, LLC in Phoenix, Arizona. 

• Corporate Realty Advisors / ITRA 
Orange County completed an 18,211 
square foot office lease renewal for 
Action Property Management in Irvine, 
California.

• Compass Commercial, LLC / ITRA 
Detroit represented Art of Custom 
Framing in their purchase of a 22,000 
square foot building in Troy, Michigan.

• The Levy Group / ITRA London 
represented Keller Group PLC in their 
6,020 square foot headquarters office 
acquisition in London, England.

Tenant Representation

• Regional, National,  
International Headquarters

• Research & Development
• Life Sciences
• Warehouse / Distribution
• Manufacturing

Real Estate  
Market Analysis

• Acquisitions
• Dispositions
• Lease Renewals

Negotiations

• Proposals
• Leases
• Dispositions
• Acquisition Contracts
• State & Local Incentives
• Sale / Leasebacks
• Work Letters
• Operating Expense  

& Tax Audits
• Architectural / Engineering   

Contracts
• Developer Agreements

State & Local
Incentive Negotiations

• Statutory and  
Negotiated Incentives

• Cash Grants
• Infrastructure
• Tax Credits and Abatements
• Workforce Grants and Training
• Subsidized Land and  

Building Costs

Lease Management

• Lease Abstracting
• Financial Reports
• Tax & Operating Expenses

Strategic Planning

• Model Development
• Acquisition/Consolidation Analysis
• Policies & Procedures Manuals
• Space Planning

Location Analysis

• Labor Market Analysis
• Transportation Costs
• Utility Costs & Availability
• Quality of Life
• Taxation
• Market Accessibility

Financial Analysis

• Buy vs. Lease
• Build-to-Suit
• Equity Participation
• Sale / Leasebacks

Surplus Property Analysis

• Marketability
• Highest & Best Use
• Disposition Strategies

Project Management

• Needs Assessment
• Project Budget Management
• Selection and Oversight of  

Design Team Contractors  
and Vendors

• Move Coordination
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Services
The

Advantage

Select 
ITRA Global
Transactions



While recent consolidation in the 
commercial real estate brokerage 
industry has created slow-moving 

organizations, ITRA Global continues to 
assemble a nimble team of independent 
and unbiased advisory firms throughout 
the world. ITRA Global, with coverage in 
major markets around the world, is one 
of the largest organizations dedicated to 
representing tenants and occupiers of 
commercial real estate. 

The new ITRA Global affiliate offices are:
• Saltwood International / ITRA Global 

Warsaw. Founder Paul Blackman has 19 
years of experience in advising office 
occupiers, mostly in Poland, Russia, and 
the United Kingdom. He has overseen 
over 400 office transactions across 16 
countries that represent approximately 
575,000 square meters of office space.  
The company specializes in Poland and 
other Central and Eastern European 
(CEE) markets. Prior to forming Saltwood 
International, Paul was an International 
Director of the Central and Eastern 
European Office Department of Colliers.

• Cook Commercial / ITRA Global Los 
Angeles. Hal Cook, Principal, established 
the tenant representation firm after 
spending 15 years as a broker with two 
of the world’s largest commercial real 
estate firms. Cook Commercial serves 

both the office and also research and 
development markets in Los Angeles and 
Ventura Counties.   Over the years, Hal 
and his firm have represented a broad 
cross-section of corporate America. 
Some of the more recognizable firms he 
has completed transactions with include 
Xerox, Bank of America, Wells Fargo, 
CBS, American Express, New York Life, 
JPMorgan Chase & Co., Philadelphia 
Life Insurance Co., H. F. Ahmanson, and 
First Bank. Hal, who completed lease 
and sale transactions totaling millions 
of square feet during his career, has lec-
tured on commercial brokerage topics 
at civic organizations and universities, 
including the Massachusetts Institute of 
Technology.  He resides with his family 
in Westlake Village, California.  

• Riviera Real Estate, Inc. / ITRA Global 
San Diego. William L. Strong, MBA and 
Managing Broker, has been involved in 
commercial real estate for over 12 years.  
He is a broker solely devoted to tenant 
representation and focuses on aligning 
a client’s place of business with over-
all corporate strategy.  Being actively 
involved in the vibrant San Diego market 
has helped William develop his reputa-
tion for having an expertise in corporate 
location and relocation with smooth and 
effective transaction implementation.  

ITRA Global Continues Its Worldwide Expansion 
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was instrumental in the process to hire 
the right people to achieve Pearl Izumi’s 
vision.  We carefully selected three highly 
experienced candidates for project man-
ager and guided Pearl Izumi’s management 
team in conducting the interviews. Our 
ultimate selection was Bill Mascarenaz of 
Mascarenaz & Associates in Denver.

ITRA MacLaurin Williams again played 
an important role by assisting Mascarenaz 
& Associates in the architect interviews 
and selection process. The step of select-
ing an architecture/design firm was crucial 
to the success of the project. Mascarenaz 
& Associates recommended three highly 
qualified architects,  all of whom had active 
cyclists in their firms that used many of 
Pearl Izumi and Shimano’s products. The 
clear winner was ZGF Architects, which 
brought a world-class engineering team, 
BuroHappold, from Los Angeles into the 
project as well as a smaller architectural 
firm,  Arch 11, from Boulder, Colorado.

With the design team in place, the site 
selection process also moved forward. 
ITRA MacLaurin Williams patiently nego-
tiated generous economic development 
incentives from both the City of Louisville 
and City of Lafayette. Pearl Izumi chose 

a magnificent hillside site in Louisville’s 
Colorado Tech Center and closed on the 
land purchase in October 2012.

Pearl Izumi and Bill Mascarenaz select-
ed Haselden Construction as the general 
contractor, which built the new 55,000 
square foot building, famously dubbed the 
“Modern Design Barn.”  Pearl Izumi took 
occupancy in October 2013.

In December 2014, the project won 
four American Institute of Architects’ 
awards: AIA Colorado Honor Award, 
AIA Denver Merit Award, AIA Portland  
Citation Award, and ENR Mountain States, 
Best of Office, Merit Award. 

“We are very proud to see this building 
recognized for its merits,” noted Cache 
Mundy, Pearl Izumi’s Vice President of 
Product Merchandising and Development, 
“as it reflects the passion for outdoor 
performance products and the athletic life-
style that Pearl Izumi champions.  It truly 
serves as a purpose-built space for our 
employees to craft and deliver our prod-
ucts while reflecting our Colorado roots 
with access to the outdoor sports we love.”

Then the unimaginable happened. In 
March 2015, World Architecture News 
in the United Kingdom named Pearl 

William’s real estate career began 
in Colorado in 2003 after graduat-
ing from the University of Colorado 
with a Bachelor’s Degree in Business 
Administration with an emphasis in Real  
Estate.  Since returning to California, 
William has helped to execute more than 
550 lease transactions with an aggregate 
value of over $150 million.

• CREST Commercial Real Estate 
Strategies / ITRA Global Minneapolis-
St. Paul.  Wayne Teig is the President and 
Founder of the firm.  The primary focus of 
CREST is to provide outstanding service 
and representation to businesses that 
lease space, own property, or want to 
acquire property.   CREST works across 
product types, having clients in office, 
industrial, medical, and specialized indus-
tries.  The company provides services for 
commercial leases, purchases, sales, stra-
tegic planning, and general consulting in 
the Twin Cities, greater Minnesota, and 
nationally. During his 20-plus year tenure 
in the commercial real estate industry 
in the Twin Cities, Wayne has managed 
in excess of 4.5 million square feet of 
commercial property, 3 million square 
feet of lease transactions, $300 million 
in property acquisitions and sales, and 
over $100 million of office and industrial 
development and tenant improvements. 

Izumi’s headquarters as the #1 Completed 
Commercial Project in the World for 
2014. From our viewpoint, the award 
was destined to happen. At the unique 
groundbreaking for the Pearl Izumi proj-
ect, Lakota Sioux tribesmen respectfully 
drummed and waved their eagle feathers 
and sage smoke as the “Modern Design 
Barn” was blessed and born. It sounds 
unbelievable, but a giant cloud shaped 
like an eagle feather hung low over the 
Rockies during the ceremony.

Finally, this summer Metal Architecture 
Magazine bestowed yet another award 
for the design of the Pearl Izumi head-
quarters when it honored the structure 
with its 2015 Metal Architecture Design 
Award for Natural Metals.

Pearl Izumi’s Headquarters   Continued from page 1
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ITRA Global provides corporate real 
estate services for tenants and buyers 
throughout the world.

9233 Park Meadows Drive, Suite 155

Lone Tree, CO USA 80124-5426

phone +1 (303) 294-0277

wgary@MacLW.com

www.MacLW.com
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Global Coverage

North America

Latin America
Australia

• ITRA Global Office Location  • ITRA Global Market Experience

Asia

Europe
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