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What if the City of Evanston decides that they
should maintain their operations in the existing
facility and not undertake any major renovation
at this time?

LIFE SAFETY CONSIDERATIONS

MAJOR CODE VIOLATION

AUTOMATIC SPRINKLER SYSTEM

PREFACE-1

After reading and reviewing this Feasibility
Analysis, it is very possible that some will say
that given the need for such an investment the
City will be better served maintaining the Status
Quo and put off making anv decision regarding

relocation or a major renovation.

While this option exists it should not be chosen
without fully realizing the liabilities that
accompany such a decision.

Section 2-C of this document, Code Analysis,
states that as presently used, the existing building
is too tall to be legally occupied. Were there to be
a fire, or any major event to occur, which caused
harm to an occupant or visitor, the Citv would
likely be subject to major liability.

While there are many Life Safety code violations
(stair enclosures, alarm systems, electrical
violations, etc.), most of these can be solved
without major renovation, the height restriction
can not.

The building contains both business use and
assembly use. For this combined use the building
is one story too high and thirty-six feet too tall.
Were the assembly uses taken awav, and the
building used only for business occupancy, it
would still be twenty-six feet too tall.

Were an automatic sprinkler svstem installed
throughout the building, the height violation
would be six feet for business occupancv and

sixteen feet for assembly uses.

To install a sprinkler system "and maintain
occupancy, the City has estimated the cost to be
$1,020,000. We believe this is a low estimate, and
would not include the cost of time lost by City
emplovees whife the work is underway. To
install this system as part of the major renovation
project is estimated at less than 1/3 this amount.



OTHER CODE VIOLATIONS

ESCALATING MAINTENANCE COSTS

CONTINUING INVESTMENT

EMPLOYEE PRODUCTIVITY

SERVICE TO THE RESIDENTS OF EVANSTON

PREFACE -2

Another option could be to abandon all use of the
top floor and the attic, and remove all items in
these levels other than mechanical equipment.
This option .would also require rework of the
fourth floor of the original building to provide fire
separation.

To correct the other Life Safety code violations
while maintaining occupancy would require in
excess of $1,000.000. To correct ADA violations
while maintaining occupancy would 'cost between
$200,000 and $300,000 without improvements to
plumbing. To improve the plumbing, attempting
to utilize the existing piping where possible, could
more than double these costs.

While the structure of the building and its
envelope are relatively sound, the building’s
systems have reached their expected life. A quick
analysis of the annual operating cost shows that
the costs now experienced in maintenance will
continue to escalate at an ever increasing rate of
ten to fifteen percent and could quickly approach
a twenty percent annual increase.each year.

In addition to excessive maintenance, continued
investment in  building equipment and
improvement of systems just to stay operational,
will be required. Providing these on a piece meal
basis results in unneeded expenditures at a cost
significantly higher than the value they provide.

The substandard environmental conditions, when
compared to other Class A or B office buildings,
has a deleterious affect on emplovee productivity.
This is difficult to assess in actual dollars but a
five to ten percent increase in productivity could
result in annual savings to the City of one half

million dollars.

Most importantly, improved working conditions
will improve the Citv’s ability to provide a higher
quality level of service to its residents.



Foreword

SECTION 1
Location Analysis

Capital Cost Range
$14 to $16 Million

INTRODUCTION - 1

The focus of this report is to outline in functional
and economic terms, the most viable options
available for the location of the Civic Center, and
to provide the supporting data and analysis which

supports these recommendations.

The kev is “economic”. What mav be most
economic may be offset by other managerial and
civic considerations. Consequently, this report
documents several options, with their respective
costs, to give the City choices for the future.

The following options were analyzed:

1.  Renovation of the existing building,
relocating the Council Chamber’s functions
and possibly relocating the Health Clinic
functions. This makes available two to three
floors of the building for tenant income.
This option has several viable permutations

which are also covered.

2. Construction of a new Civic Center at

another Evanston location.

3./4. Selling the building for development and
relocating. Again, there are several
permutations on this option which are

documented.

3. Construction of a new Civic Center on the
southern sector of the site followed by
demolition of the existing building. There
are no land costs and minimal relocation
costs.



SECTION 2
Building & Site Analysis
A. ANALYSIS: SITE POTENTIAL USES

B. RECOMMENDATIONS
C. CODE ANALYSIS
D. BUILDING STRUCTURE & SYSTEMS

SECTION 3
EXISTING Program & Building Usage Analysis
A. ANALYSIS
B. FLOOR AREA UTILIZATION
CALCULATIONS
C. EXISTING FLOOR PLANS
D. DEPARTMENTAL FLOW CHARTS

Operational Costs for Unneeded Space:
Approximately $125000 per year

Revenue loss from Potential Tenant Space:

Approximately $360,000 per year

Salary loss for travel time & inefficiencies of poor
work environment:
5 to 10% of Gross Salary Cost =
Approximately $350,000 to $700,000 per vear

INTRODUCTION - 2

The physical analysis of the existing building
documents the condition of the building and its
components. This assessment details the scope of
work required to bring the infrastructure up to the
standards typical for long term wusage or
investment.

Considerable investment has alreadv been made.
It will take considerable more investment to
continue to maintain the building at its current
operational level.

A decision has to be made on what level of
investment is viable, and over what time period.
Deferred work costs more in the future, and
where are also intermediate costs of the temporary
work required in order to hold off on major
investments.

Obviously, the investment only escalates if the
goal is to achieve current office standards.

The existing office work areas allocate 317 square
feet per person. This is almost 50% more square
footage per person than recommended by current
office standards. The surplus is the result of
inefficient floor plan layouts and inappropriate
use of space. Unfortunately the staff does not
benefit from this surplus square footage; their

substandard furniture precludes that.

The existing floor plans, which include the
furniture layouts of each space, along with
organizational flow charts of each department are
also included in Section 3. This documentation
was generated as the foundation for our analysis;
we have included it for reference and use on other

projects.



SECTION 4

PROPOSED Program & Building Usage Analysis
A. RECOMMENDATIONS
B. CONCEPT PLANS
C. PROGRAMMING

SECTION 5

Specification & Cost Analysis
A. RENOVATION COST BUDGET
B. FURNITURE BUDGET

INTRODUCTION - 3

Whether the Civic Center stays at 2100 Ridge,
moves to another building, or builds a new
building, the recommendations remain the same:

e Reduce the number of offices

e Use space more efficiently

e Update a Master Plan for Space Planning
Regularly

e Purchase new furniture

This section also includes three Concept Plans
which illustrate how typical departments, and
floors, can be organized in the 2100 Ridge
Building using 145 to 195 square feet per person,
instead of the existing 317 square feet.

It is also recommended that the Council Chambers
and Health Clinic be considered separate from the
other Civic Departments. Options are shown for
having the Council Chamber located proximate to,
but not within, the Civic Center with the
possibility of treating the Health Clinic as a
separate entity.

Included are site plans which graphically
illustrate various program options.

Renovation Costs are budgeted for Option 1.

Furniture, Fixtures, and Equipment (FFE) Costs
are budgeted for all options and separate the
Clinic and Council Chambers.
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OPTION 2- LEAST EXPENSIVE

OPTION 5- NEW BUILDING ON SITE
DEMOLISH EXISTING

OPTION 1- RENOVATE EXISTING BUILDING
MOST EXPENSIVE

DEVELOPER USE AS OFFICE BUILDING

RECOMMENDATIONS -1

The least expensive capital option for the City
of Evanston is to have a developer build a
new Civic Center on private land. This option
has a budgeted capital cost of $13.2 million.

At almost the same cost the City can demolish
the existing Civic Center and construct a new
Center on the south half of the existing site.
This option has a budgeted capital cost of
$13.5 million. and the advantage of
maintaining the Ridge Avenue address and
the park land.

The most expensive capital option for the City
is to remain in the existing Civic Center and
renovate it to lease to other office tenants.
This option has a budgeted capital cost of
$15.3 million. However, this option can
produce $358,000/ year in rental income from
tenants.

There are currently no 67,000 square foot
spaces in Evanston to accommodate the Civic
Center. There are several developers who
would like to construct a Civic Center for
Evanston at a projected cost of $12 to $14
million.

The office market in Evanston is not deep and
Class A and B buildings quote rates of $18 to
$26 gross / square foot per year. In order to
achieve a market rate of return on a
conversion of the Civic Center to office, a
developer would have to lease the space at
$27.74/ gross / square foot per year (see
Section 1-A, Market Analysis). This rent is
based on the Citv giving the building to the
developer at no cost. Therefore we do not
believe that a developer would purchase the
Civic Center for office conversion.



DEVELOPER USE AS RESIDENTIAL BUILDING

RETIREMENT HOUSING

PARK LAND DEVELOPMENT

RECOMMENDATIONS - 2

The condominium market in Evanston is very
strong. Units tend to be one or two bedroom
and are generally priced below $160,000. In
order to achieve a market rate of return on a
conversion of the Civic Center to
condominiums, a developer would have to
sell an average unit of 1,100 square feet for
over $200,000. This sales price is based on the
City giving the building to the developer at
no cost. Therefore we do not believe that a
developer would purchase the Civic Center
for conversion to condominiums.

Another potential use of the building would
be for retirement housing. The costs of
conversion would be considerably less than
for residential or for office use. However this
kind of development is usually subsidized
and the rate of return and feasibility of this
option would require further investigation.
We do not believe that a developer would
purchase the Civic Center for conversion to
retirement housing, but if the building was to
be given to a developer, or to a not-for-profit
institution, this option should be explored.

This study has not considered the sale of the
park land for development, with or without
the existing building. The use of the land for
multi-unit residential development would be
economically attractive, but of questionable
value given the importance of this open space
to the City of Evanston.
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Office Market

MARKET ANALYSIS-1

There is a wide variety of office space in
Evanston ranging from first class high rise
buildings to inexpensive space in second
floors above retail stores in the shopping
districts. People interviewed cited the
tollowing as first class space: Research Park
buildings, Shand Morahan Plaza, 1800
Sherman, Rotary Building, and 500 Davis
Street. Most said that the NBD Building,
recently purchased by The John Buck
Company, is considered class B épace. Rental
rates for first class space range from $18.00 to
$26.00/SF gross (tenant’s prorata share of real
estate taxes and operating expenses is
included in the gross rent). Rents for class B
building are $15.00 to $18.00/SF and for class
C buildings, approximately $7/SF.

One of the reasons for the relatively high rates
in class A buildings is that there is little space
available. With the vacancy rate at
approximately 4%, building owners do not
have an incentive to lower the rates to lease
what little space is left. The one large block of
space now available is the Tenneco space at
the NBD Building. The John Buck Company,
owner and manager of the NBD Building,
indicates that they are leasing the space
quickly at $18/SF. Shand Morahan Plaza will
have 65,000 square feet available in 18
months when Shand Morahan vacates a
portion of their space.

There are two new buildings that have been
proposed for the Research Park. Scribcor is
planning a 50,000 square foot “new” loft
building. Three floors of 16,500 square feet
each will feature open duct work, operable
windows, indirect and direct lighting and a
conduit raceway; high tech firms are the
target tenants, particularly graduates of the
incubator. Scribcor is seeking tenants of 2,000
to 50,000 square feet. The rents are quoted as



Condominium Market

Conclusions

MARKET ANALYSIS -2

$24/SF gross with 5 to 10 year terms. Tenant
improvement allowance is $25/SF. Mesirow
Stein is also planning a new first class office
building in the Research Park with rents said
to be in the $25 to $26/SF range.

Operating expenses are generally $4.50/SF
and real estate taxes range from $7.00 to
$8.00/SF in the Research Park buildings and
the Shand Morahan Plaza to $4.50/SF in class
B buildings. Deducting operating expenses
and taxes from the gross rents results in net
rents of $9 to $13.50/SF.

The condo and townhouse market is very
strong in Evanston now. Many new
construction projects have been sold out
before construction began. Units are priced in
a wide range. Condominiums range in price
from $144,000 to $243,000 for a two
bedroom/two bath unit; and $59,000 to
$175,000 for a one bedroom/one bath unit.
Assuming an area of between 1,100 to 1,200
square feet for a two bedroom/two bath unit,
prices range from $131 to $202/SF. Assuming
an area of 700 to 800 square feet for a one
bedroom/one bath unit, prices range from
$84 to $196/SF. Most condominiums are
priced below $160,000; the market appears to
be shallow for units above $200,000.

Most of the people interviewed believed that
with a proper retrofit the Civic Center could
be leased to outside office tenants. However
they also stated that the rents would not
approach class A rents. On the positive side,
the interviewees cited the charm of the Civic
Center, the operable windows and the free
parking. On the negative side, they cited the
location as being “off the beaten path” and
the proximity of the government functions.



People interviewed:

MARKET ANALYSIS - 3

One person interviewed had two other
suggestions: the first is to study a
consolidation of the two public entities that
are currently assessing their space - District 65
and Evanston government- and the second is
to consider how Civic services will be
delivered in the next 10 to 30 years. With the
increasing use of technology, the space
needed for personnel may be less.

e Steven Hearn, The Hearn Company,
owner of Shand Morahan Plaza 312-408-
3000

¢ Ronald Kysiak, Northwestern Evanston
Research Park, 847-474-7170

e James Nash, commercial real estate
broker, 847-328-3330

e James Nesbitt, Scribcor, developer of new
Research Park Building, 847-733-9701

e Chris Wenders, Evanston Planning Dept,
847-328-2100

¢ Jonathan Permin, Evanston Chamber of
Commerce, 847-328-1500

e Terry Jenkins, EVMARK, 847-570-4624

e Valerie Kretchmer, real estate consultant,
847-864-8895 ,

e Stephen Hudson, Beliard Gordon &
Partners, 312-943-1980
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EVANSTON CIVIC CENTER

Summary Matrix

PRO FORMA

City moves to new building on City land

Capital Costs | Other Costs| Net Rent : Operating: Net Proceeds
to City to City Paid by City i Expensesi Income | from sale
i of City from of Civic
Option tenants : Center
1 City remains at Civic Center $15,333,937 | $1,694,240 $0 $305,721 | $358,465 N/A
Remaining space leased to office users
2 City moves to new building on private land $13,152,530 | $1,012,178 $0 $305,721 50 $0
City owns new building
City sells Civic Center for office use
3 City moves to new building on private land $0 $1,012,178 | $1,149,313 | $305,721 $0 30
City leases space in new building
City sells Civic Center for office use
4 City moves to new building on private land $0 $1,012,178 | $1,149,313 | $305,721 $0 N/A
City leases space in new building
City sells Civic Center for residential use
5 City demolishes existing Civic Center $13,451,180 | $1.012,178 $0 $305,721 $0 $0




OPTION 1: ALL CIVIC FUNCTIONS REMAIN AT CIVIC CENTER
REMAINING SPACE IS LEASED TO OTHER TENANTS

Step A: Assess the capital costs to renovate the Civic Center for both the City and other tenants.

| Type JArea(esr)] $/GSF | % | Cost |
1 Base Building Construction Costs
City Space
Department Space Renovation 40,788 $69.61 $2,839,375
Health and Human Services Dept. Renovation 15,650 $69.61 $1,089,443
Council Chambers New Const. 11,500 $150.00 $1,725,000
Remaining Space Renovation 35,562 3$69.61 $2,475,481
$8,129,299
2 Tenant Finish
City Space :
Department Space 40,788 $26.66 $1,087,530
Health and Human Services Dept. 15,650 $26.66 $417,254
Councit Chambers 11,500 $67.50 $776,250
Remaining Space 35,562 $26.66 $948,138
$3,229,173
Subtotal: Base Building and Tenant Finish $11,358,472
3 Base Building Contingency 15% $1,703,771
4 Soft Costs
Assumptions list costs 20% $2,271,694
TOTAL COSTS BEFORE FF&E AND RELOCATION $15,333,837
5 Furniture, Fixtures & Equipment (City) $944 240
6 Relocation Costs (City) $750,000
TOTAL COSTS FOR CITY $17,028,177
Assumptions for Option 1
1 Areas are gross square feet developed by Doyle & Associates for reconfigured City departments.
Doyle recommends that the City Council Chambers be in a newly constructed building.
Remaining gross square footage is calculated as 92,000 GSF (attic not included) fess 40,788 GSF for departments
and less 15,650 GSF for Health and Human Services department.
2 We have used $26.66/SF based on office standards in Evanston.
The Councit Chambers interior finish is projected to cost $67.50/SF due to the higher level of finish.
3 The budget assumes a 15 % contingency due to the risks of renovation.
4 Soft costs include architecture/engineering fees, insurance, marketing, leasing commissions and
other non-construction costs associated with development.
5 Doyle & Associates’ estimate for the City's needed Fumiture, Fixtures & Equipment (FF&E).
6 Doyle & Associates’ estimate for relocation costs for this option.

PRO FORMA

1



Step B: Assess the revenues that the City derives and the expenses that the City incurs from this option.

1 Revenues to City [Area (RSF)[ G.Rent/SF] % | TotalYear |
Rent from tenants 28,450 $18.00 $512,093
Less: Vacancy . 5% ($25,605)
Gross Revenues $486,488
2 Operating Expenses of Tenants
All tenant space 28,450 $4.50 ($128,023)
Net Revenue from tenants $358,465
3 Operating Expenses of City 67,938 $4.50 ($305,721)
Net Operating Income to City $52,744
Assumptions for Option 1
1 Rentable square feet is projected as 80% of gross square feet due to common areas, shafts and mechanical areas
which are not rentable.

Tenants are projected to pay $18.00/SF, which includes their share of operating expenses.
They are not projected to pay real estate taxes.

23 Operating expenses are projected to be $4.50/SF for both the City and tenants. This is the norm for Evanston
office space. Real estate taxes are not projected to be paid.

CONCLUSIONS FOR OPTION 1

Market analysis indicates that the Civic Center could be leased to office tenants if the building undergoes a proper
renovation. The renovation would include wiring to attract high-tech tenants.

The City is projected to spend $15.3 million to renovate the Civic Center for both their use and other tenants’ use.
The City is projected to incur additional costs of $944,240 for FF&E and $750,000 for the complex relocation process.

The City is projected to receive $358,000/year in net revenue from other tenants.

The City is projected to incur operating expenses of $305,000/year. The City is not projected to pay real estate taxes.

PRO FORMA
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