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City of Evanston Civic Center
Summary of Alternatives Examined

Civic Center Scenarios and Estimated Costs
=T ENIBF scenarios and Estimated Costs

Development Schemes and Estimated Revenue

Met Cost

Scenario 1 - Build New Civic Center on NU Site | Scheme A-120 Condos, 32 Townhomes
Land Assembly 5390000 ' |  Land Sale Revenus $12,675,000
Construction 22,323,161 #° MPY of TIF Property Tax Incremant $25,387,299
Parking (115 spacas) 4,025,000 * Real Eslats Tax Impact ]
FF&E ($15 por sf) 1,350,000 S88.082.356 | (4,087,539
Mova Cosls ($2 50 per sf) 225,000 I
Demo of Exisling Civic Center 661,200 *
33,974,361 |
Scenario 2 - Build New Civic Canter on Library Site | Scheme A- 120 Cendos, 32 Townhomes
Land Agsembly 0 [ Land Sale Revenus $12,675,000
Construction 22715210 2 i NPV of TIF Properly Tax Incrament $25,387,295
Parking (44 spaces) 1,540,000 © ‘ Aeal Estate Tax Impact 0
FF&E (315 per si) 1,350,000 $38.082.205 | (11 ,570,6809)
Move Costs ($2.50 per si) 225,000
Demo of Existing Civic Centar 661,200 ¢ ‘
26,491,410 !
Seenarlo 3 - Build New Civic Center in Golub Building i Scheme A - 120 Condes, 32 Townhomes
Purchase Price 17,928,273 Land Sale Revenue $12,675,000
Construction ($70 per sf) 8,034,720 NFY of TIF Property Tax Increment $28,563 419
Parking (90 spaces) inc. In purchase price | Real Estate Tax impact (513,357,272)
FFAE {$15 per sl) 1.350,000 | §27,881.947 1,318,046
Move Costs (52.50 per sf) 225,000 ‘
Demo of Existing Civic Cenlar 661,200 °*
28,199,193 |
Scenario 4 - Build New Civic Center On-Siie Scheme B - 72 Condos, 32 Townhomes
Land Asembly o ‘ Land Sala Aavenus $9,165,000
Conslruction 21,923,161 ? . NPV of TIF Property Tax Incremant $18,356,970
Parking (300 spacas) 10,500,000 7 | Real Estate Tax Impact 0
FF&E (515 per si) 1,350,000 | 521,97 7,137,391
Move Costs (52,50 per sf) 225,000 |
Dema of Existing Civic Center 661,200 °© ‘
34,669,361
Scenarlo 5 - Rehab and Partlal Rebulid Scheme € - 48 Condos, 32 Townhomes
Land Assembly 4] Land Szale Revanue §7,410,000
Temp. Relocation of Civic Center 3,150,000 ° MNPV of TIF Property Tax increment $14,841 806
Demo of 1908 Portion of Bullding 231,000 ° Real Estate Tax Impact 0
Construction Costs 19,927.401 0 2 80 8,706,596
FF&E (%15 per sf) 1,350,000
Parking (300 Spaces) 6,300,000 "
30,958,401
pam 7 T s 1 Page 2 Ot ..
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Notes and Assumptions
Evanston Civic Center Alternatives - Estimated Costs and Revenue

! Reprasents appraised value plus a 10% premium

2 paged on U of C Press building with adjustments and escalation {see next page for detail)

® Includes a $400,000 allowance for environmental work

4 115 spaces at $35,000 per space for one level of underground parking

§ Demo costs estimated al $5.00 per square foot plus $1.00 per sf for abatement, applied to 107,000 sf plus 3,200 sf botler

® 44 spaces at $35,000 per space for one level of underground parking; site area = 19,000 sl, at 450 sf per space = 44 spaces
7 300 spaces at $35,000 per space for parking structure supporting Civic Center building above

® assumes 18 monihs in 90,000 sf of temporary space at $20 per sf per year, plus two moves at 2.50 per sl each

® Demo and abatement costs estimated at $6.00 per si plus 1.00 per sf for protection and logistics refated to remaining building
' Based on Clune estimate for rehab costs, and U of C Press Bullding for new constnction (see next page for delail)

! 300 spaces at $25,000 per space for parking siructure supporting only 16,000 sf one-story building {Gouncll Chamber) above

T T s Page 3 %@ﬂé}wﬁa
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Evanston Civic Center

New Construction Cost Estimates ' (Scenarios 1, 2, 4)

MNew 80,000 sf Bldg. (based on U. ol C. Press) 20,123,454

Adjustmenis 576,144  Increase of 30% in precast and glass and glazing cosis for addiiional fagade surface area
in Civic Center v. Press Building.

249,464  Premium costs of 10% in precast and glass and glazing costs io go from precast fagade lo
brick.
118,793 Double the Press Building's temporary healing cosls for masoni fagade work in the winter.

261,344  Double the Press Buflding's line ilem cosls for asphall, sile conuiete, and landscaping.

503,963 Premium cosls lor New Council Chamber; escalalad for inflation from 2003 allowance of

$500,000.
TOTAL 21,923,161 Equivalent of $244 per sf -
NU Sile Adjustmenis 400,000  Allowance for environmental work
ITOTAL NU SITE SCENARID 22,3231 s1|
Library Sita Adjustiments 1,053,393  Increase of 5% in square loolage due to mid-rise construction I increase vertical

Iransportation and mechanical disiribution
(261,344)  Delels asphalt, sile concrete, and landscaping premium from al:ove for small site

|TOTAL LIBAARY SITE SCENARIO 22.715.21o|

Civic Cenler Sile Adjustments i}

ITOTAL CIVIC CENTER SITE SCENARIO 21,9231 B1|

! Construclion cost escalation factlors:  1.0234  ENR Chicago Building Cost Indax for 2003
1.0643  ENR Chicago Building Cost Index for 2004
1.06 Estimate for 2005
1.06 Eslimate for 2006 |

—_——— WA Eguatties
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Rehab of Office Space Construction Cost Estimate {Scenario 3)

1,120,340  at $10 persf

Interior Demolilion
7,805,980 &l $70 par sf

Interior Construction and Finishes

ITOTAL REHAB ESTIMATE 9.034.7ﬂ

—— o eep— e Paga 5
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Partial Rehab and Rebuild of Civic Center Construction Cost Estimate' (Scenario 5)

Clune Rehab Eslimata {net relocalion costs} 14,171,848
applied o 74,000/107,000 square leet
New Construction at $244/sf applied 1o 16,000 sf, plus 4,204,400  New conslruction cost is the equivalent Lo the cosls used in the above scenarios
plus 10% premium for slightly increased unit cosls
Adjusiments 803,248  Premium for required roofing work — not included in Clune's number ~ eslimated by BCI

{roofing coniraclor). Pro raled to 74,000 si/107,000 sf,

42,948  Premium costs of 10% in precast and glass and glazing line ilerms lo go from precast
tagade Lo brick, pro rated at 16,000 sf/ 80,000 sl of new consinuntion,

20,804  Douhle the Press Building's temporary heating cosls for masoney fagade work in the winter,
pro raled at 16,000 sl / 90,000 sl of new construction.

593,963  Pramium costs for New Council Chamber.

lToTAL REHAB and REBUILD ESTIMATE 19.927,401'

! Constructiun cost escalalion faclors: 1.0234 ENR Chicago Building Cost Index for 2003
1.0643 ENR Chicago Building Cosl Index for 2004

1.06 Estimate for 2005

1.06  Eslimale for 2006

e e e e Page 6 @{dgfam
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! Based on MU or Library sila relccalion timeline
2 Based on Golub bullding relocation fimeline

Page 7
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Estimated Value of Current Civic Center Site
Scheme A - New Civic Center Built Off-Site
A B Cc D E F G H I J K
% of Unit Price Estimated Real Estate Estimated PV of
Unit Size Price per Price Total Value Atiributable Land Taxes as a % Real Estate Estimated
Unit Type No. {sf) Square Foot per Unit of alt Units to Land Cost of Unlt Value  Taxes/Year TIF Incrament
[Cx D} [B x E] [ExF] [Fxi]
Condos 120 1500 $325 $487,500 $568,500,000 15.0%  $8,775,000 2% $1,170,000
Townhomes 32 2500 $325 $812,500 $26,000,000 15.0%  $3,900,000 2% $520,000
TOTALS $12,675,000 $1,690.000 $25,387,299 '
$20,563,419 °
Sensilivily al sale price - $350 per sf
% of Unit Price Estimated Real Estale Estimated PV of
Unit Size Price per Price Total Value Attributable Land Taxesasa% Real Estate Estimated
Unit Type No. (sf) Square Foot par Unit of all Units to Land Cost of Unit Value  Taxes/Year TIF Increment
[CxD) [B x E} [E x F} [Faxl]
Condos 120 1500 $350 $525,000 $63,000,000 150%  $9,450,000 2% $1,260,000
Taownhomes a2 2500 $350 $875,000 $28,000,000 15.0%  $4,200,000 2% $560,000
TOTALS $13,650,000 $1,820,000 §27,340,168 '

Net change wilh sensitivily
Net change with sensitivity

$30,760,605 *

$1,952,869 |
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Estimated Value of Current Civic Center Site
Scheme B - New Civic Center Built On-Site
A B C D E F G H I J K |
% of Unit Price Estimated Real Estate Estimated PV of
Unit Size Price per Price Total Value Attributabla Land Taxes as a % Aeal Estate Estimated
Unit Type No. {sf) Square Foot per Unit of all Units to Land Cost of Unit Value Taxes !/ Year  TIF Increment
[Cx D] [BxE] [ExF] [Fxl]
Condos 72 1500 $325 $487,500 $35,100,000 15.0% $5.,265,000 2% $702.000
Townhomes az2 2600 $325 $812,500 $26,000,000 15.0% $3,900,000 2% $520,000
TOTALS $9,165,000 $1,222.000 $18,356,970
Sensilivily al sale price - $350 per sf
% ol Unit Price Estimatad Real Estale Eslimated PV of
Unit Slize Price per Prica Total Value Attributable Land Taxes as a % Real Estate Estimated
Unit Type No, {sf) Square Foot  per Unit of alt Units to Land Cost of Unil Value Taxes/Year  TiF Increment
[C x D] [BxE] [ExF] [FxQ
Condos 72 1500 $350  $525,000 $37,800,000 15.0% $5,670,000 2% $756,000
Townhomes a2 2500 $350  $875,000 $28,000,000 15.0% $4,200,000 2% $560,000
TOTALS $9,870,000 $1,316,000 519,769,045
Nel change with sensilivity] 51,412,075 |
== N HPT T I ekl Pﬂge B
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Estimated Value of Current Civic Center Site
Scheme C - Rehab and Partial Rebuild of Civic Center On-Site
[ A B c D E F G H I J K
% of Unit Price Estimated Real Estate Estimated PV of
Unit Size Price per Price Total Value Attributable ltand Taxesasa% Real Estata Estimated
Unit Type No. {sf} Square Foot per Unit of all Units to Land Cost  of Unit Value Taxes/Yest  TiF Increment
[CxD] [B x E] [ExF] [Fx1
Condos 48 1500 $325 $487,500 $23,400,000 15.0%  $3,510,000 2% $468,000
Townhomes 32 2500 $£325 $812,500 $26,000,000 15.0%  $3,900,000 2% $520,000
TOTALS $7,410,000 $988,000 $14,641,606
Sensilivily at sale price - $350 per sf
% of Unit Price Estimated Real Estate Estimateqi PV of
Unit Size Price per Price Total Value Attributable Land Taxesasa®% Real Estatz Estimated
Unit Type No. (sf) Square Foot per Unit of all Units to Land Cost of Unit Value Taxes /Yezr  TIF Incrament
{CxD] [B x E] [ExF] [Fxiy
Condos 48 1500 $350 $625,000 $25,200,000 15.0%  $3,780,000 2% $504,000
Townhomes 32 2500 $350 $875,000 $28,000,000 15.0% 54,200,000 2% $560,000
TOTALS $7,9680,000 $1,064,000 $15,983,483
Net change wlth sensllivil\.-
— - Page 9
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Estimated Property Tax Increment Projections PJVH HSTGH
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Evanston Civic Center Site
TIF Property Tax increment TIF Year 1 2 3 4
Net Present Value Levy Year 2006 2007 2008 2069 2010 201
Discount Rate = 5% Discount Rate = 6% Collection Year 2007 2000 2009 2040 2011 2012
Scheme A {NU and Library) $25,387,298.96 $22,245 768.44 0 n 1,953,006
Sensifivity @$35(/sf $27,340,168.11 $23.957,002.94 0 0 0 ¥ 2,103,238
Scheme A {(Golub) $28,562,418,99 $25,318,130.65 0 0 1,016,750 1,953,006 1,953,006
Sensitivily @$350/sf $30,760,605.07 $27.265,679.16 0 o 0 1,958,500 2,103,238 2,103,238
Scheme B $18,356,970.02 $16,085,416.26 ] 0 0 1,412,174
Sensitivity @ $350/sf $19,769,044.63 $17,322,755.97 o 0 o 1,520,803
Schame C $14,841,805.55 $13,005,230.17 0 1,141,758
Sensilivily @ $350/sf $15,983,462.90 $14,005,632.49 0 7] [ ) 1,229,585
2.5% escallation per annum, applied at each Iriennial reassessment

Golub Froperty Lost Taxes' $13,357,271.51 $11,980,393.09 0 759,727 759,727 759,747 616,707 816,707

1 2004 taxes for 1629 Orringlon = 201,669; 2004 taxes for 1603 & 1611 Orington = 2,048,069, a building in which 27.4% of the spacae will be occupled by tha Civic
Genter, with taxes pro-raled as such with a 10% deduction for a lower assessmenl lor lower lave! and basement space. Taxes escalated by 2.5% per annum at

each friennial reassessment,

[T - e
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5 6 7 ] 9 10 il 12 13 14 15 16 17
2012 2013 2014 2015 2016 2017 2018 2018 2020 2021 2022 2023 2024
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

1,953,006 2,099,482 2,009,482 2,008,482 2,256,943 2,256,943  2.256,943 2,426,214 2,426,214 2,426,214 2,600,180 2,600,180 2,608,180
2,103,238 2,260,980 2260980 2,260,980 2,430,554 2430554 2,430,554 2612845 2612845 2612845 2608809 2,008,809 2,608,809

1,953,006 2,099.482 2099482 2,099,482 2256943 2256943 2256943 2426214 2426214 2,426,214 2,608,180 2,608,180 2,608,180
2103238 2,260,980 2,260,980 2,260,980 2,430,554 2,430,554 2,430,554 2,612,845 2612845 2612845 2608809 2,808,809 2,808,809

1,412,174 1,516,087 1,518,087 1,518,087 1,631,943 1,631,943 1,631,943 1,754,309 1,754,339 1,764,339 1,805,914 1,885,914 1,885,914
1,520,803 1,634,863 1,634,863 1,634,863 1,757,477 1,757,477 1,757,477 1,889,288 1,880,288 1,689,288 2,030,985 2,030,985 2,030,985

1,141,758 1,227,389 1,227,389 1,227,389 1,319,444 1,318,444 1,319,444 1,418,402 1,418,402 1,418,402 1,524,782 1,524,782 1,524,782
1,229,585 1,321,804 1,321,804 1,321,804 1,420,939 1,420,939 1,420,939 1,527,510 1,527,510 1,527,510 1,642,073 1,642,073 1,642,073

816,707 877,960 677,960 877,960 943,807 943,807 943,807 1,014,502 1,014,592 1,014,592 1,050,686 1,090,686 1,090,686

R s ey Page 11 @:’M gil 7
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18 19 20 21 22 23 24
2025 2026 2027 2028 2029 2030 2021
2026 2027 2028 2028 2030 2031 2032 TOTAL

2,803,793 2,803,793 2,803,793 3,014,078 3,014,078 3,014,078 3,240,133  52,772.211
3,019,469 3,019,469 3019469 3245930 3245930 3245930 3489374 56,631.611

2,803,793 2,803,793 2,803,793 3,014,078 3,014,078 3,014,078 3,240,133 56,541,867
3,019,469 3019469 3019469 3245930  3,245930 3245930 3,489,374 60,891,349

2,027,358 2,027,358 2,027,358 2,179,410 2,179,410 2,179,410 2,342,866 38,150,368
2,183,309 2,183,309 2,183,309 2,347,057 2347057 2347057 2,523,086 41093627

1,839,141 1,639,141 1,639,141 1,762,076 1,762,076 1,762,076 1,004,232 30,851,446
1,765,228 1,765,228 1,765,228 1,897,620 1,897,620 1,897,620 2039942 33,224,634

1,172,488 1,172,408 1,172,488 1,260,424 1,260,424 1,260,424 1,354,956 24,404,400

Pege 12 WA é}m



Assumed Timeline for Property Tax Increment Projections
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Scheme A
NU and Library

1

TIF District Established 2007
Civic Center Construction / Rehab Begins 1st Qtr 2008
Civie Center Construction / Rehab Completed 3rd Qitr 2009
Existing Clvic Center Demolition Completed 4th Qtr 2009
New Residential Construction Completed 1st Qtr 2011
First Year of Property Tax Generation 2012

Page 13

Scheme A

Golub

2007

1st Qir 2007

3rd Qir 2007

4th Qir 2007

1st Qtr 2009

2010

Scheme B

2007

1st Qir 2008

3rd Qtr 2008

4th Qtr 2009

1st Qtr 2011

2012

Scheme C

2007

1st Qtr 2008

3rd Qtr 2009

NA

1st Qtr 2011

2012
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pharg 312,425.1000
i 312.425.1001
vrwer.phdkenp.com

30 West Mornroe Streat
Chicago, Ilknois 50503

February 13, 2006

Re: Evanston Civic Center NHDEKM #2003.00.10

Ms. Yolando Valle

U.S. Equities Realry, Inc.
20 North Michigan Avenue
Chicago, {llinois 60602

Dear hs. Valle:

Enclosed is our study fitting an approsimately 80,000 square foot Evansten Civic Center to the existing City-owned
patking lot east of the Evanston Public Library. In the absence of specific site dimensions, we scaled the existing
parking lot to set some parameters for planning. As a result, this study is very conceprual in namure.

The summary of areas includes “Useable Area™ per your request. These aezs are based on conceprual planning and
should be considered maximum passible useable areas. Actual useable area will vary.

Based on our experience programiming and designing village hall facilities, we believe a study such as this does not
present a complete picture for evaluating whether a site is suitable for a new Civie Center. An important goal in
constructing new village hall facilities is to better serve the citizenry. Public access to particular arcas such as
mecting/council rooms, billing clecks, building permitting and community development departments affects the
pesception of the service provided. This usually leads to one of two planning concepts:

Planning Concept #1; Meeting rooms and the Finance, Building and Community Development departments {and
Health if it is in the same building) are all accessible by the public from the main entry lobby. This approach
requires a relatively large footprint because these tend to be large departments. We have tried to address this in
the enclosed study by making the first and second floors larger.

Planuing Conept #2; Locate selected represeatatives (billing clerks, permitting staff, etc.) from of the above noted
departments together with meeting rooms on the first floor where they are easily accessible to the public. This
approach is “customer friendly”, but separates selected staff from their departments. This approach may be bette

suited for the site nest to the Library because it is refadively small.

A vertical organization for village hall functions resulting froma retatively small Boor plate tends to limit interaction
between depastments, which may impact public service. Tt is only possible to test these issues with a defined program.
We recommend defining the program through a space needs analysis to gain a better understanding of public service,
interdepartmental interactions, and to confirm the size of the proposed building. Adding program tequirements to the
study of avaiable sites will lend credibility to these studies and better insure the City will end up with a facility that is

functional and supported by its cidzens. Please contact me if you have any questions.

Sincerely,

Donald McKay, ALA
Principal

Enclosure ()
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Comimunity Concerns-—

Design Impact

Maximize green space.

Existing green space is an important ncighborhood ameniry.

The community will accept mller buildings to masimize green space.

Preserve the existing public park and, if possible, expand it.

Building lot coverage shall not exceed 40%, exclusive of the existing
park area.

A 75-foot maximum building height is acceptable if it results in the
preservation of green space.

Preserve mature trees.

Preservation of cxisting mature trees will help mirigate the impact of
new development on the aeighborhood.

Other green space goals will be achieved as a by-product of preserving
selected trees.

City to work with the developer to identify and preserve existing
healthy trees without unduly restricting development of the site.

Preserve public access to green space.

The neighborhood currendy uses all green space on the civic center
block.

Public access to green space is typically constrained by privare devel-
opment.

Create a new, two-way public north-south street with parallel parking
on both sides along the east edge of the park. The road shall conncct
Leonard Place to Simpson Street.

Create public pedestrian “green” connections berween Ridge Avenue
and the existing public park.

Preserve building setback along Ridge Avenue.

The civic center setback along Ridge Avenue is unusually large (be-
cween 90 and 100 feet), but it is appropriate to the building's height (78
fect to the ridge) and to its civic funcdon.

A shorter building could be located closer o Ridge Avenue with simi-
lar effect.

The average serback of all buildings along Ridge Avenue shall be not
less than 60 feec.

Building setbacks along Ridge Avenue shall be as indicated on the De-
sign Guidleines Site Plan ay.snbiﬁzt to the condirions of other Guidelines.

Minimize the affect of new development to the existing
neighborhood.

Ridge Avenue divides muldi-family housing to the east from single-
family housing to the west.

The site is currently zoned R4, which requires 2500 square fect per
dwelling unit.

Building ¢ntries shall be odented towards streets.

Site access shall be limired to Asbury Avenue, Simpson Street and the
new north-south strect.

Reflect existing buiding setbacks and heights.

The civic center block abuts R1, R3, R4 and R5 zoning districts.

Inappropriate building setbacks or heights will negatively affect
the character of the existing neighborhood.

Setbacks and heights for buildings facing Leonard Place, Asbury Av-
enue and Simpson Strect shall be as indicated on the Design Guidleiner
Site Plan and subject to the conditions of other Guidelines.

Control the design process to insure that new architecture
fits the neighborhood.

Other recently designed and constructed multi-family projects
have negatvely affected their neighborhoods.

Architecturat forms and materials shall reflect existing neighborhood
architecture.

Design shall be subject to the Cirty’s Planned Development process.

T a1

Uo.s. Equities Program

Manager +

Nagle Hartray Danker

Penney Architects

Kagan McKay

ppr g B ey

26 April 2005
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Simpson Street
75 FT.
u.s. Equities Program Manager t Nagle Hartray Danker Kagan McKay Penney Architects

1 Prescrve the existing public park and, if possible, cxpand it

Lo . . - .
Z Building lot coverage shall not exceed 40%, exclusive of the exist-
ing park area.

3 Building heighe shall not exceed 75 feet, subject o the conditions
of other Guideliner.

4 Work with the City to identify and preserve healthy mature trees.

5 Create a new, two-way public north-south streee with paralle!
parking on both sides along the east edge of the park. The road shall
connect Leonard Place to Simpson Strect.

©  Create public pedestrian “green” connections berween Ridge
Avenue and the existing public park.

T The average sctback of all buildings along Ridge Avenue shall be
not less than 60 feer.

€ Building setbacks along Ridge Avenue shall be as indicated on this
site plan and subject to the conditons of other Grdelines.

9  Building entries shall be orented towards streets.

10 Site access shall be limited to Asbury Avenue, Simpson Street
and the new north-south strect.

11 Setbacks and heights for buildings facing Leonard Place, Asbury
Avenue and Simpson Strect shall be as indicated on the Design Guidle-
ines Site Plan and subject to the conditions of other Gutdelines.

12  Architectural forms and materials shall reflect existing neighbor-
hood architecture.

13 Design shall be subject to the City’s Planned Development

process.

26 April 2005 - 2
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