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 This letter/proposal is intended solely as a preliminary expression of general intentions and is to be used for 
discussion purposes only. The parties intend that neither shall have any contractual obligations to the other with respect to 
the matters referred herein unless and until a definitive agreement has been fully executed and delivered by the parties. The 
parties agree that this letter/proposal is not intended to create any agreement or obligation by either party to negotiate a 
definitive lease/purchase and sale agreement and imposes no duty whatsoever on either party to continue negotiations, 
including without limitation any obligation to negotiate in good faith or in any way other than at arm’s length. Prior to 
delivery of a definitive executed agreement, and without any liability to the other party, either party may (1) propose 
different terms from those summarized herein, (2) enter into negotiations with other parties and/or (3) unilaterally terminate 
all negotiations with the other party hereto. 
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STRATEGIES FOR MARCIA P. COGGS HUMAN SERVICES CENTER, CITY CAMPUS AND THE 
COUNTY MASTER SPACE PLAN  

CBRE was retained to further refine alternatives for the City Campus complex and the Marcia P. Coggs Human 
Services Center (“Marcia Coggs” or “Coggs”).  They were identified in the Comprehensive Facilities Plan 
(“CFP”) completed February 11, 2013, as key assets that required further assessment.  

The follow-up assessment completed January 14, 2014, Milwaukee County Consolidated Facilities Plan – 
Strategies for Marcia P. Coggs Services Center and City Campus (“Strategy Report”) compared a stay-in-place 
strategy for both properties with new construction and 3rd party leased strategies and concluded: 

 Strategies for Marcia Coggs and City Campus Analysis Results (completed January 14, 2014) 

• City Campus – Not viable for long-term occupancy  

• Marcia P. Coggs Human Services Center – Potential for moderate cost occupancy, but also best 
opportunity to raise proceeds, reduce market risk, improve staff efficiencies and pay off debt, if sold 
with a long term State lease in-place 

 

The following Milwaukee County Consolidated Facilities Plan II interim report further refines the steps 
required to exit the City Campus complex and determine the future of The Marcia P. Coggs Human Services 
Center (“Marcia Coggs”).   
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CONSOLIDATED FACILITIES PLAN II COMMITTEE (CFP II) PARTICIPANTS  
 

Consultants 

CBRE 

 The prime contractor for this report.  CBRE Group, Inc. (NYSE:CBG), a Fortune 500 and S&P 500 company headquartered in Los 
Angeles, is the world’s largest commercial real estate services firm (in terms of revenue).  The Company has approximately 34,000 
employees and serves real estate owners, investors and occupiers through more than 300 offices worldwide 

 T. Michael Parker – Senior Vice President – CBRE Global Corporate Services 

 Rolf Kemen – Managing Director – CBRE Public Sector Consulting 

 Steve White – Vice President - Brokerage 

Quorum Architects 

 Allyson Nemec – Principal – Quorum Architects 

 Natalie Strohm – Associate – Quorum Architects 

 Chris Hau – Principal Project Manager – Quorum Architects 

 Alex Barthel – Intern Architect – Quorum Architects 

 Michael Nickerson – Intern Architect – Quorum Architects 

 

 

Milwaukee County – Primary Participants 

 Don Tyler, Director - Department of Administrative 
Services 

 Teig Whaley-Smith - Director of Economic Development -  
Department of Administrative Services 

 Julie Esch - Director of Operations - Department of 
Administrative Services 

 Greg High – Director, Department of Administrative 
Services -  Architectural, Engineering and Environmental 
Services Section 

 Gary Waszak – Facilities Manager; Facilities Maintenance;  
Department of Administrative Services – Facilities 
Maintenance Section 

 William Banach – Principal Architect Director,  
Department of Administrative Services -  Architectural, 
Engineering and Environmental Services Section  
 

 Pam Bryant – Capital Finance Manager – Office of the 
Comptroller 

 Justin Rodriguez – Capital Finance Analyst – Office of the 
Comptroller 

 Vince Masterson - Fiscal & Strategic Asset Coordinator - 
Office of Performance, Strategy & Budget  

 Laurie Panella –Director & Chief Information Officer – 
Information Management Services Division  

 Nick Wojciehowski -  Information Management Services 
Division 

 Jason Jahn – Information Management Services Division 
 Patrick Lee – Procurement Director – Department of 

Administrative Services 
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EXECUTIVE SUMMARY 

Project Achievements 
Next Steps 
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Milestone: January 2015 
Vacate City Campus 
• Over $400,000 in 

operating savings 

• $14.65 M capital cost 
avoidance 

• Relocate staff to lower 
cost leased space  

PROJECT ACHIEVEMENTS 
Milwaukee County initiated this study (“CFP II”) to determine the impact of the City Campus and the Marcia P. 
Coggs Human Services Center buildings on the implementation of the initial Comprehensive Facilities Plan 
(“CFP”; completed 2/11/13).  Specifically, this report will: 

 Review options for replacing space currently occupied by departments in the City Campus buildings.  

 Evaluate the future occupancy status of the Marcia Coggs building (short vs. long term). 

 Further the process designed to reduce the County’s real estate footprint and lower operating costs. 

Consolidated Facilities Plan Progress Milestones Achieved 

 City Campus will be vacated by mid-January 2015 creating an opportunity for 
sale and possible demolition 

• Vacating City Campus achieves substantial operating and capital cost savings 
 Net operating costs savings of $400,000 + annually 
 Capital cost avoidance estimated at $14.65 million over 4 years, after 

deducting cost of demolition 
• Moving City Campus staff to right-sized space lowers operating costs 
 198 DAS staff moving to 633 West Wisconsin 
 24 DHHS Housing staff moving to 601 West Walnut St. 
 20 Dept. of Transportation staff moving to Technology Innovation Center while waiting for funding 

to build-out Fleet Building space   

 Marcia Coggs future use by the State will determine whether County stays or leaves the building  

• State of Wisconsin is preparing to issue an RFP to assess pricing of long term needs in market 
 Stay – If the State vacates two occupied floors Coggs will likely become an administrative center 
 Vacate – If the State leases all three floors, the County will vacate and sell the building 

Next Steps 
The Comprehensive Facilities Plan (CFP) identified recommended strategies for reducing the overall real estate 
footprint and saving money.  CBRE identified the following next steps to move forward: 

1) Master Plan Primary Occupied Space to Optimize Utilization – Focus on key buildings including the 
Courthouse, Safety Building, Marcia Coggs, Huber Facility, Medical Examiner, Parks Headquarters, Juvenile 
Justice Center, Behavioral Health facilities and the overall utilization of the County Grounds. 

2) Consolidation of Real Estate Management and Operations – Evaluate the manpower needs, reporting 
structure communications required and tools available to better coordinate operations. 

3) Sell Assets to Raise Revenue and Reduce Future Operating and Capital Costs – Identify the process for 
selling surplus assets to reduce spend and raise capital. 

4) Develop Systems, Training and Tools to Support Property Management and Operations – Identify, 
evaluate funding and begin roll-out of required systems, training and tools required for effective property 
management.  
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Goals for Real Estate Portfolio 
A primary driver for greater efficiency and cost saving is the need to achieve a higher utilization of mission 
critical space identified for continued occupancy by the County.      

 The CFP II committee believes that the capacity of existing buildings identified for long-term occupancy 
can be greatly increased. 

 Maximizing space utilization and modernizing standards will improve staffing efficiencies, collaboration 
and innovation for core County functions such as courts.   

 Funding for strategy implementation can be derived in part from cost savings in operations, redirected 
capital expense dollars, staffing efficiencies and property sales. 

Analysis of Interim Steps 

 City Campus – Lack of viability for long-term occupancy required resolution of the following issues: 

• Detailed financial analysis indicated that annual operational savings in excess of $400,000 and capital 
cost avoidance of $14.65 million made it feasible to vacate City Campus and move into leased space.   

• A target date of mid-January has been set for vacating all of City Campus. 

• Demolition    

 The County is requesting 2015 capital improvement funding to plan, design and secure bids for  the 
demolition of selected City Campus buildings. 

 Selective demolition is being examined to determine whether it can be undertaken without damage 
to several buildings on-site, as there may be interest in the retail and 5 story buildings.  

• A change in City of Milwaukee zoning to single family may limit intended uses and interested buyers. 

• Community development planning concerns for the City Campus buildings and site have been 
addressed through public forums. 

• Tenant Relocation - Three separate locations are being discussed for tenant re-location 

 Department of Transportation  
 A temporary lease at the County owned Technology Innovation Center (TIC) for 5,730 square feet 

has been executed at $8.50/ SF (+parking).  This space will be used until a permanent location is 
built-out at the County Fleet Maintenance facility on Watertown Plank Road. 

 Funding is in place and any occupancy at the TIC would be only a temporary solution for 
Transportation staff before moving to their new facility. 

 DHHS - Housing  
 DHHS expressed a desire to remain in the current neighborhood area in a ground floor oriented 

space.  One proposed relocation solution for DHHS – Housing is to return to the City Campus site 
if redeveloped. 

 A lease at 600 West Walnut Street for 7,925 square feet has been signed at $12.50/ SF. 
 Remaining City Campus Departments – Community Business Development Partners, Economic 

Development, Procurement, IMSD, Audit Services and Architecture, Engineering and Environmental 
Services  
 In accordance with the recommendations of the earlier strategy report, the cost of occupancy 

will be reduced significantly with a move to leased space. 
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 CBRE solicited information from 1,140 commercial real estate brokers and brokerage firms 
concerning available space. 

 Approximately 30,000 to 40,000 square feet of space is required to house all of the City Campus 
departments except Transportation and DHHS - Housing 

 The list of potential properties was sorted to approximately 45 and further defined by the CFP II 
committee to four of the most likely candidates based on critical utilization factors and cost of 
occupancy.  

 On June 27, the CFP II committee toured the four short-listed properties. 
 A lease has been signed for 31,800 useable square feet at 633 West Wisconsin Avenue on floors 

9, 10 and 11 with a term of 5 years and three months at $14.90/ SF.  

• Adjacencies 

 No major adjacency requirements have been noted between tenants moving from City Campus. 
 Audit could be closer to finance groups in the Courthouse, but cannot share space with finance 

departments.  

 Marcia P. Coggs Human Services Center (Coggs) – Coggs can provide moderate cost occupancy, but also 
has the potential to raise proceeds, reduce market risk, improve staff efficiencies and pay off debt, if sold 
with a long-term State lease in-place.  However, the State may exercise its right to require the County to 
operate selected programs now managed by the State at Coggs.  Exercising this right could complicate 
lease terms and a possible building sale. 

• The status of Coggs is a key element to the portfolio implementation strategy, as it will either be fully 
occupied by the State if it stays or the county if the State vacates. 

• The selected alternatives will determine the future use of selected County properties and the potential 
need for space elsewhere.  

• Coggs is currently leased to the State of Wisconsin on a year-to-year basis through December 31, 2014, 
with an automatic extension into 2015. 

• Long-term State lease alternative 

 Complete occupancy by the State of Wisconsin under a long-term lease and ultimate sale by the 
County could enable the repayment of bonding collateralized by Marcia Coggs and potentially raise 
additional capital to fund improvements in other locations. 

 The State of Wisconsin has indicated a desire to lease long-term at Coggs if it can occupy the entire 
building, but it must issue an RFP to the market for all leases with a term greater than one year.  

 The County would be required to vacate the space they are currently occupying. 
 Current thinking is WI-DOA will issue an RFP for space in the next several months.  

• County occupancy of entire building  

 An exit by the State of Wisconsin from their two occupied floors (decision by State to not sign a long-
term lease),  could make Marcia Coggs a primary administrative location for non-court related 
departments that backfill State space. 

 The two floors occupied by the State could accommodate departments from City Campus and other 
administrative relocations from the Courthouse or Safety Building. 

 A total re-stack of the building, including the current County occupied floor using revised standards, 
would increase the capacity of the building. 

 Mechanical, security and life safety systems may require upgrades to accommodate increased 
occupancy.   
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 Courthouse – A thorough space programming assessment is required to determine the potential for 
increasing space utilization. 

• Court staff has expressed an interest in a central consolidation of all courts including Juvenile Courts. 

• Future plans for the Courthouse use will determine where space for the Department of Administration 
and Juvenile Courts and other departments are ultimately located. 

• The County should hire an experienced Courthouse design firm to identify space requirements for all 
Court functions currently housed in the Courthouse, Safety Building and Juvenile Justice Center. 

• The future capacity of the Courthouse to accommodate court functions will require a detailed 
programming analysis. 

• Any major remodeling will require code and service upgrades to fire/life safety systems, ADA 
requirements, elevators, restrooms, HVAC, etc. 

• Courtroom upgrades to national security/operations standards are also likely to be required with 
extensive remodeling. 

 Safety Building 

• A stay/go decision for the Safety Building will hinge in part on the cost estimate to “gut” remodel the 
structure to current standards to accommodate future occupancy or to demolish the entire facility and 
utilize the site for future County operations. 

 Mortenson Construction provided the County with very preliminary, high level $70 million estimate 
to “gut” remodel the core and shell of the Safety Building 

 Adding additional costs such as tenant improvements, contingencies, design fees, etc.  pushes the 
total cost to over $100 million excluding the cost of hazardous waste abatement 

 Ultimately, the decision to stay or demolish the Safety Building will be determined in part by the 
integration of Safety Building costs (construction, demolition and operating) into a dynamic cost 
model that is integrated with alternative choices for space occupancy. 

• Plans for accommodating court functions now in the Safety Building need to be integrated into the an 
overall court planning process  

 Community Correction Center (Former Huber Facility)  

• The vacant Huber facility is zoned for rehabilitation/work release services. 

• St. Benedicts and Heartland Housing are evaluating the construction of a new facility on the site. 

• It is difficult to re-zone sites in other areas to accommodate the same or similar use. 

• A decision should be made to either replace the vacant CCC with a new facility or consider for 
alternate uses. 

• The CCC has been declared a surplus asset by the County Board. 

 Medical Examiner  

• The County should meet with state and local governments to determine if shared facilities make 
economic sense as the current facility is in need of mandated facility upgrades. 

• Preliminary cost estimates for new construction reinforce the idea of a shared facility. 

• Moving the Medical Examiner facilities may hinge on future planning for the County Grounds.  
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 Other Properties 

• Parks Headquarters – The current owner has inquired about the Parks interest in vacating the leased 
space.   Headquarters space could be collocated in a consolidated administrative space.  

• Behavioral Health Center and CATC  – Facilities concentrated at the County Grounds are under review 
to determine the ultimate size, function and location of space that will meet future needs. 

• Vel Phillips Juvenile Justice Center – Court staff has advocated for a consolidation of all court facilities 
to lower operating costs and improve productivity. 

• Food Service Building (D-18 Regional Medical Center) – Future need for the food service building will 
be determined by the groups currently utilizing the building and their revised need for facilities. 

• County Grounds – Facility planning for current or proposed uses on the site will help to identify 
opportunities for shared facilities, property upgrades and excess property that can be sold.  The City of 
Wauwatosa has initiated a process for planning and zoning review. 

 

NEXT STEPS FOR PLAN IMPLEMENTATION 

Next Steps Overview 
The Comprehensive Facilities Plan (CFP) report completed in February 2013 identified recommended 
strategies for reducing the overall real estate footprint and saving money.  CBRE identified the following next 
steps to move the planning implementation forward.   

1) Master Plan Primary Occupied Space to Optimize Utilization 

2) Consolidation of Real Estate Management and Operations 

3) Sell Assets to Raise Revenue and Reduce Future Operating and Capital Costs 

4) Develop Systems, Training and Tools to Support Property Management and Operations 

 

1. Master Plan Primary Occupied Space to Optimize Utilization 
Next steps for master planning requires the integration of detailed programming elements for primary 
buildings with administration goals, budgets, departments, funding sources and timing considerations.  
Achieving greater efficiency and cost saving involves a higher utilization of mission critical space identified for 
continued occupancy by the County.      

 As many of the plans for future building utilization hinge on the development of a detailed plan that 
identifies headcount and square footage requirements, it is imperative that the county hire experienced 
courthouse architects and engineers to provide a detailed program of space for primary buildings.  

• The need to focus on current courtroom standards, security (visitor, court and inmate), federal design 
mandates for courthouses, specialized courthouse functions and the requirements for remodeling a 
Depression Era government building, requires the engagement of architectural and engineering firms 
with extensive courthouse design experience. 

• In order to keep the planning process moving forward, the immediate need for programming 
information requires that design firms are hired in the next 3 to 6 months. 
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 A review of current primary building strategies is required to plan for long-term needs that includes: 

• Resolving the future use of Marcia Coggs and the Safety Building.  

• Developing a vision for courts that includes functions currently housed in the Courthouse, Safety 
Building and Juvenile Justice Center. 

• Integrating the Sheriff’s needs in the overall Master Plan. 

 Primary buildings that are key to the space strategy and require detailed space programming include: 

• Courthouse – Separating court uses from public facing/administrative functions will impact overall 
campus planning  

• Safety Building – How will Courthouse and Juvenile Court programming impact the Safety Building? 

• Criminal Justice Facility – Lower floor office areas only 

• Marcia Coggs – Floor occupied by Milwaukee County 

• Juvenile Justice Center – Will the space requirement change if it is consolidated with Courthouse 
facilities? 

• Parks Headquarters – Possible Parks collocation with other County administrative functions 

 Specialized use facilities requiring exploration of integrated strategies include:  

• Medical Examiner – Possible collocation with replacement State and City of Milwaukee facilities can 
lead to cost sharing and lower overall capital outlays by the County for a replacement facility. 

• Behavioral Health – Planning for a replacement facility that meets federal, state and local codes, in 
conjunction with increased community outpatient treatment is driving an assessment of a smaller 
facility on the County Grounds campus. 

• Food Service Building – Future use of  the food service building is tied to the needs of the Behavioral 
Health, Dept. of Aging and Juvenile Courts departments and facilities.  It should be integrated into the 
planning for other replacement facilities. 

• CCC Facility – Should a new facility be built on the site of the now vacant building or should it be 
moved elsewhere?  The current property has been declared surplus by the County Board. 

• County Grounds – Overall land utilization is impacted by proposed need for existing, new and re-
located facilities.  The County Grounds could become highly marketable property if selected sites are 
declared surplus by the County. 

 

2. Consolidation of Real Estate Management and Operations 
Management recommendations require a more in-depth review of real estate organization and operational 
functions including: 

 Detailed review of organizational strategies for enhanced real estate management  

 Coordination of manpower assessment of internal staff and 3rd party vendors 

 Management of systems and tools for the evaluation of real estate operations 

 Development of success metrics for measuring the success of real estate planning and operations 

 Enhancement of real estate interface with departments 

 Development of customer feedback channels  
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3. Sell Assets to Raise Revenue and Reduce Future Operating and Capital Costs 
The identification and disposition of surplus or underutilized property can create opportunities to generate 
revenue and avoid future operational and capital costs.  In conjunction with input from County staff, this 
analysis and recent studies by the CBRE Team identified the merits of closing City Campus and putting the 
property on the market.  Additional properties can be profiled for possible sale using the following criteria:        

 High level property-by-property review of assets to determine the level of utilization based on the 
following four criteria: 

• Level 1:  Mission Critical and Highest & Best use – A property is in good condition and occupied 
according to its Highest and Best Use and is critical to the future mission of Milwaukee County 

• Level 2:  Not Highest and Best Use – A well located and mission critical property that is in need of 
capital improvements to maximize the use and functionality of the site  

• Level 3:  Limited Utility – An entire property or large portion of a property or site that no longer serves 
the needs of the County and should be evaluated for future use 

• Level 4:  No Current or Future Use – Likely candidate for sale if no current or future use can be 
identified. 

 Following a utilization review, properties that have no current of future use should be prepared for sale 

 

4. Develop Systems, Training and Tools 
In a period of constrained budgets, continued operational improvements require the development of systems, 
training and tools to enhance the real estate operations.    

 A focus on improving operating expense collection and analysis by building will enable the County to 
identify specific components and systems that need further maintenance or replacement and focus on 
specific metrics to improve performance. 

 Assessment of vendor requirements and contracts by specialty can drive greater cost savings, 
performance and service improvements. 

 Confirming the optimal facilities management organizational structure based on the size of portfolio and 
identified service needs will provide the County with a platform to more efficiently allocate resources. 

 Technology tool identification and implementation can augment staffing and assist in performance 
evaluation of tracked metrics. 

 Capital expense planning review and refinement is required to allocate scarce dollars to projects with the 
best return in use and functionality. 

 A review of maintenance procedures will assist in the routine execution of preventive maintenance and 
lower the frequency of unanticipated equipment failure. 

 Facilities management staffing metrics based on buildings, vendors and maintenance needs can assist in 
properly allocating labor to required tasks.  

 Training assessment and needs identification will improve the productivity of staff. 

 A review of energy management, life safety and maintenance strategies form the basis for property-by-
property improvements that drive cost savings and enhance utilization. 
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STRATEGY DEVELOPMENT 

City Campus Space Programming 
Work Process and Adjacency 
Alternative Strategies 
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PRIMARY REAL ESTATE STRATEGIES  

The findings outlined in the February 11, 2013 Comprehensive Facilities Plan report highlighted the need to 
test the feasibility of remaining in the City Campus complex and Marcia P. Coggs Human Services Center.  The 
following “Proposed Scenarios” were identified in that report and are helping to shape future property 
strategies.   

Scenarios Assessed in the Analysis 
 Comparison of stay-in-place scenarios for the Marcia Coggs Center and City Campus complex with 

quantifiable alternatives that include construction of a new facility or moving into leased space.    

• The goal is to compare alternatives that have the same level of finish, efficiency and functionality such 
as improvements to ADA accessibility, modern office layouts, etc.    

 Impact of Marcia Coggs and City Campus decisions on long-term Master Space Plan strategies 

CITY CAMPUS STRATEGY 

Cost of Operations and Improvements 

 Close City Campus 

• City Campus has a 48% higher cost of operation than a similar office building, due to its design as a 
hospital and deferred capital investment.  

• A large amount of capital would be required to fully renovate the building to updated standards 
including life safety codes. 

• A complete renovation of the space would still leave significant space inefficiencies due to the hospital 
oriented design of the floor plates and building. 

Milwaukee County Implementation  

 Based on the analysis noted above, a decision was made to close City Campus and re-locate current 
tenants to temporary space until a long-term strategy is finalized    

 The County is working with neighborhood groups to help plan for the reuse of the site and/or buildings 
that is compatible with City of Milwaukee, Milwaukee School System and area community planning.  

 Disposition planning – Due to the extensive demolition required on the site, the County may help to fund 
building removal to enhance a sale. 

 

CITY CAMPUS RELOCATION ANALYSIS 

Relocation Cost Estimates 
 Milwaukee County with assistance from CBRE has evaluated the cost to relocate out of City Campus.  The 

detailed analysis is located in the cash flow analysis.  Analysis results are noted below and detailed in the 
Financial Analysis section. 
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Cost Savings Model Results 
In addition to capital costs, the cash flow model was focused on the relocation costs incurred when vacating 
City Campus including space planning, move, furniture, leasehold improvement and rent. 

 Relocation Cost Estimate:  Not to exceed $1,800,000 

 Demolition Cost Estimate:  $3,800,000 

 Estimated Annual Operating Run Rate Savings:  Over $400,000 annually 

 Estimated Cost Avoidance – Capital Projects:  $14.65 million net savings after demolition 

 
Relocation Destinations 
 Transportation  

• Temporary relocation to Technology Innovation Center 

• Square feet: 5,730 

• Initial Rent:  $8.50/ SF + parking 

• Term: 1 year 

 Housing  

• Relocating to leased space at 600 West Walnut Street 

• Square feet:  7,925 

• Initial Rent:  $12.50/ SF 

• Term:  2 years + four 2 year option years 

 Community Business Development Partners, Economic Development, Procurement, IMSD, Audit Services 
and Architecture, Engineering and Environmental Services  

• Relocating to 633 West Wisconsin Avenue 

• Square feet:  31,800 useable 

• Initial Rent: $14.90/ SF 

• Term:  5 years 3 months 

 

MARCIA COGGS SERVICES CENTER STRATEGY 

State of Wisconsin Negotiations 
 The State of Wisconsin occupies roughly 100,000 useable square feet of space (2 of 3 primary floors) at 

the Marcia P. Coggs Human Services Center.  

 The State has expressed interest in remaining in the building and possibly expanding into the space 
occupied by the County. 

 Department of Administrative Services  - Economic Development is leading negotiations for the County 
and is asking for a longer term lease. 
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Milwaukee County Options  
 The County can continue to lease a portion or all of the facility to the State and remain in the space or 

relocate existing employees and continue to operate the building and fund capital improvements. 

 The County can lease all of the facility to the State, relocate existing employees into a consolidation 
location and sell the facility 

• The State is required to use a market RFP process if the lease is one year or longer 

• Depending on the terms of the lease with the State, the County may be able to sell the property, retire 
the existing debt and have additional proceeds to pay for move and build out costs in a nearby facility 

• At this time we have not determined an appropriate location for the staff to move from Marcia Coggs 

 The County can refuse to renew the State short term lease and move County services in from other 
locations 

Marcia Coggs Recommendation 
 Resolution of the status of Marcia Coggs is a key to strategies for other existing and proposed facilities 

 It is in the County’s best interests to move the State toward the RFP process for accommodating the 
current staff at Marcia Coggs, so the County can plan for strategies with or without the facility.  

 
QUORUM ARCHITECTS CITY CAMPUS PROGRAMMATIC ASSESSMENT 
 Quorum Architects was hired to determine the space needs of City Campus occupants 

 Adjacency requirements  

• With the exception of the Departments of Transportation Services (DOT) and Administration, there is 
no major adjacency requirement for the remaining groups.   

• DOT should be relocated into the Fleet Building with Human Resources people associated with Fleet.  
Administration staff, if relocated wants to remain together. 

• Temporary space has been leased at the Technology Innovation Center 

 DHHS-Housing wants to remain in the same neighborhood in ground floor, retail oriented space 

• Open floors are acceptable if adequate private meeting areas are provided 

• Security needs to be addressed at any new location 

• Parking needs to be accessible  

• Filing rooms are necessary until a fully operational electronic filing system is installed 

 AE&E Services/ CBDP/ HR/ and Economic Development 

• It was determined that moving to leased space was more cost effective than remaining at City Campus 

• Quorum evaluated 4 short-listed office locations 

• 633 West Wisconsin was selected for occupancy based on financial, location and utilization criteria 

 

A summary of the Quorum draft report follows on the next five pages.  A complete copy of the report can be 
found in Appendix C. 
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INTERVIEW INPUT REGARDING WORK PROCESS AND ADJACENCY 

Adjacency Overview 

Primary adjacency requirements can be mapped across county functions at a high level.   The following 
observations were made following discussions with senior department staff. 

 Court Functions 

• In general, interviews revealed that it is desirable to collocate all court related and selected law 
enforcement functions together.   

• A consolidated court strategy includes the ultimate collocation of Juvenile Courts from the Juvenile 
Justice Center on the County Grounds. 

• A courts consolidation strategy can provide leverage and funding for security and operational 
standards upgrades to national standards.  

• A commonly supported strategy is to dedicate the Courthouse to court functions and move 
administrative functions to Marcia Coggs (if retained) or new alternative leased or owned space. 

• Benefits include lower security costs, reduced travel time for court staff traveling between buildings, 
better coordination of jury pools and more effective management of the court function.    

 County Administration 

• Interviews revealed that administrative staff had more adjacency needs with other administration  
departments and has less interaction with court functions   

• A consolidated administrative strategy would give the departments an opportunity to right-size space. 

• A commonly supported strategy is to dedicate the Courthouse to court functions and move 
administrative functions new alternative leased or owned space. 

• Benefits include a lower security cost than if combined with Courts and more effective management of 
the non-court functions. 

 Transportation 

• County Department of Transportation Director’s office and services will be moving to the recently 
expanded Fleet Administration building on the County Grounds, when the build out is completed in 
2015.  This will provide a consolidated location for county-wide transportation services. 

 Behavioral Health 

• Behavioral Health treatment facilities at the County Grounds and the associated food service building 
are candidates for downsizing as more facilities are transferred to community based solutions.  A new 
smaller building near the adjacent Milwaukee Regional Medical Center (MRMC) is being discussed as 
an option. 

 Medical Examiner 

• Solutions for upgrading the Medical Examiner should include the exploration of shared facilities with 
state and local governments as the current facility is in need of mandated facility upgrades. 
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ALTERNATIVE STRATEGIES DEVELOPMENT 

Strategy Overview 
Four possible strategies for portfolio consolidation are outlined on the following pages.  These strategies are 
not proposed at this time to be the preferred, the only or the ultimate solution to primary court and office 
space utilization, but are intended to frame the discussion around possible outcomes.       

Several key drivers will impact the direction and magnitude of space moves: 

 Courthouse – Capacity to accommodate court functions is a key determinant of overall space need 

• A detailed programming analysis will determine how much additional space outside the Courthouse 
will be required to accommodate court functions 

 Safety Building – Remodel or demolish – The cost of renovation is very high making remodeling less likely 

• The decision to stay or leave will impact the future location of court space 

 Juvenile Justice Center – Stay-in-place or collocate with other court functions on the Courthouse campus 

• The decision to stay or leave will impact the future configuration and location of space for courts 

 Marcia Coggs – Stay-in-place and backfill State space or vacate the building and lease the entire building 
to the State 

• The decision to stay or leave will impact the future configuration and location of administration space 
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Owned Space 
Remodel/New Construction
Lease Execution
Vacate - Owned or Leased Space

Action Steps

Courthouse           

`

• Courthouse Restack - Move Non-Court Admin 
Groups Out
• Free up space for Court expansion
• Move Admin space to Coggs
• Identify swing space during remodeling

Marcia Coggs      • Coggs - Acquire State Leased Space By 
Terminating Lease With State
• Acquire/remodel State occupied space
• Backfill with Admin space from Courthouse

Safety Building      •                 Safety Building - Remodel
• Find swing space for current occupants 

Juvenile Court           • Juvenile Justice Center - Remain In-Place                                              
• Juvenile Courts remain in current building

City Campus          • City Campus - Vacate 12/2014                                 
• Demolish and sell

Leased Space           • Lease - Relocate City Campus and Safety 
Building Occupants to Leased Space                                  
• At expiration move to Safety Bldg

New Courts       • Courts - New Space in Remodeled Space
• New court space accomodated in Courthouse 
• New space in remodeled Safety Building 

New Admin • Administration - Remodel Existing Buildings
• New admin space accomodated in Coggs 
• New space in remodeled Safety Building 

2014 2015 2016 2017 2018 2019
Note:  All moves are preliminary scenarios drawn from multiple sources that are subject to further verification and refinement.  They are used in this analysis as a planning tool 
and require the input from more detailed headcounts by building, use assessments, adjacency requirements, departmental programming, reduced space standards and 
government mandates.

Scenario 1 - Stay-In-Place     
Preliminary Draft Concept
Expand @ Coggs; Remodel Safety; Keep Juvenile Courts                          

Location                
Sq. F t./ Expirations

2014 2015 2016 2017 2018 2019

Space TBD
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Scenario 1 - Base Case – Stay-In-Place in Primary Facilities 
A stay-in-place scenario keeps all functions in their current locations and requires extensive capital 
improvements to bring facilities up to current standards and codes. 

 Pros 

• Less disruption from moving agencies 

• Can re-locate selected administrative functions out of Courthouse and backfill with court functions 

• Opportunity to update courts spaces to national security/operations standards 

 Cons 

• Remodeling in-place is disruptive 

• High cost to remodel Safety Building 

• Less able to optimize floor plates in older facilities that are not designed for proposed use 

• Juvenile Courts not collocated with other court functions 

• Marcia Coggs and Juvenile Justice Center are not part of core campus creating staff inefficiencies 

• Less flexibility to allow for updating courts spaces to national security/operations standards 
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Owned Space 
Remodel/New Construction
Lease Execution
Vacate - Owned or Leased Space

Action Steps

Courthouse           

`

• Courthouse Restack - Move Non-Court Admin 
Groups Out
• Free up space for Court expansion
• Move Admin space to Coggs
• Identify swing space during remodeling

Marcia Coggs      • Coggs - Acquire State Leased Space By 
Terminating Lease With State
• Acquire/remodel State occupied space
• Backfill with Admin space from Courthouse

Safety Building      •                 Safety Building - Demolish
• Move selected Court function to Courthouse
• Move selected Court function to new Court bldg

Juvenile Court           • Juvenile Justice Center - Relocate to Core 
Campus                                          
• Move Juvenile Court to new Court bldg

City Campus          • City Campus - Vacate 12/2014                                 
• Demolish and sell

Leased Space           • Lease - Relocate City Campus Occupants to 
Leased Space                                  
• At expiration move to Coggs

New Courts       • Courts - New Space
• Build new court space to replace Safety Building
• Build new court space to replace Juvenile Court

New Admin • Administration - Remodel Existing Buildings
• New admin space accomodated in Coggs 
• New space in remodeled Safety Building 

Location                
Sq. F t./   Expirations

Scenario 2
Preliminary Draft Concept
Expand @ Coggs; Demolish Safety; Remodel & Build New Courts                          

2014 2015 2016
Note:  All moves are preliminary scenarios drawn from multiple sources that are subject to further verification and refinement.  They are used in this analysis as a planning tool 
and require the input from more detailed headcounts by building, use assessments, adjacency requirements, departmental programming, reduced space standards and 
government mandates.
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Scenario 2 – Expand Coggs/ Demolish Safety Bldg./ Remodel Existing & Build New Courts 
This scenario assumes the demolition of the Safety Building and the relocation of Juvenile Courts to new space 
at the core campus. 

 Pros 

• Eliminates high cost of remodeling Safety Building 

• More efficient layout in new court space 

• Consolidates Juvenile Courts with main court facilities at Courthouse and in new space 

• Use proceeds from Juvenile Justice sale for debt defeasance and to help fund build out of projects 

• The administrative move into Coggs eliminates construction of new administrative facility 

• Opportunity to update courts spaces to national security/operations standards 

 Cons 

• High cost to build new courts space 

• Marcia Coggs is not part of core campus creating staff inefficiencies 
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Owned Space 
Remodel/New Construction
Lease Execution
Vacate - Owned or Leased Space

Action Steps

Courthouse           

`

• Courthouse Restack - Move Non-Court 
Admin Groups Out
• Free up space for Court expansion
• Move Admin space to New Admin building
• Identify swing space during remodeling

Marcia Coggs      • Coggs - Lease All  Floors to State & Sel l
• Negotiate lease for entire building with State 
• Vacate building
• Sell building to 3rd party

Safety Building      •                  Safety Building - Demolish:   Find swing space 
for current occupants 
• Move selected Court function to Courthouse
• Moveselected Court function to New Court bldg

Juvenile Court           • Juvenile Justice Center - Remain In-Place                             
• Juvenile Courts remain in current building

City Campus          • City Campus - Vacate 12/2014                                 
• Demolish and sell

Leased Space           • Lease - Relocate City Campus Occupants to 
Leased Space                                  
• At expiration move to Coggs

New Courts       • Courts - New Space
• New Court space for staff from Safety Building

New Admin • Administration - New Space 
• New Admin space for staff from Courthouse
• New Admin space for staff from City Campus

2019

2017 2018

2014 2015 2016 2017 2018

2019

Location                
Sq. F t./   Expirations

Scenario 3
Preliminary Draft Concept
Sell Coggs; Demolish Safety; Keep Juvenile Courts; New 
Admin/Courts Building            

2014 2015 2016
Note:  All moves are preliminary scenarios drawn from multiple sources that are subject to further verification and refinement.  They are used in this analysis as a planning tool 
and require the input from more detailed headcounts by building, use assessments, adjacency requirements, departmental programming, reduced space standards and 
government mandates.
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Space TBD

Scenario 3 – Sell Coggs/ Demolish Safety Bldg./ Keep Juvenile Courts/ Build New Court 
and Administration Space 
This scenario assumes the demolition of the Safety Building and the sale of the Marcia Coggs building.  
Juvenile Courts remain in the Juvenile Justice Center at the County Grounds. 

 Pros 

• Eliminates high cost of remodeling Safety Building 

• Consolidates administration functions into new space 

• Use proceeds from Marcia Coggs sale for debt defeasance and to help to fund build out of projects 

• Opportunity to update courts spaces to national security/operations standards 

 Cons 

• Cost to build new courts and administration space 

• Juvenile Courts not collocated with main courts at Courthouse campus creating staff inefficiencies 
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Owned Space 
Remodel/New Construction
Lease Execution
Vacate - Owned or Leased Space

Action Steps

Courthouse           

`

• Courthouse Restack - Move Non-Court 
Admin Groups Out
• Free up space for Court expansion
• Move Admin space to Coggs
• Identify swing space during remodeling

Marcia Coggs      • Coggs - Lease All  Floors to State & Sel l
• Negotiate lease for entire building with State 
• Vacate building
• Sell building to 3rd party

Safety Building      •                 Safety Building - Demolish 
• Move selected Court function to Courthouse
• Move selected Court function to New Court bldg

Juvenile Court           • Juvenile Justice Center - Relocate to Core 
Campus                                          
• Move Juvenile Court to new Court building

City Campus          • City Campus - Vacate 12/2014                                 
• Demolish and sell

Leased Space           • Lease - Relocate City Campus Occupants to 
Leased Space                                  
• At expiration move to Coggs

New Courts       • Courts - New Space
• New Court space for staff from Safety Building
• New Court space for staff from Juvenile Cout

New Admin • Administration - New Space 
• New Admin space for staff from Courthouse
• New Admin space for staff from City Campus

2014 2015 2016 2017 2018 2019
Note:  All moves are preliminary scenarios drawn from multiple sources that are subject to further verification and refinement.  They are used in this analysis as a planning tool 
and require the input from more detailed headcounts by building, use assessments, adjacency requirements, departmental programming, reduced space standards and 
government mandates.

Scenario 4
Preliminary Draft Concept 
Sell Coggs; Demolish Safety; Sell Juvenile Courts; New 
Admin/Courts Bldg                          
Location                
Sq. F t./   Expirations

2014 2015 2016 2017 2018 2019
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Scenario 4 – Sell Coggs/ Demolish Safety Bldg./ Collocate Juvenile Courts to Core Campus/ 
Build New Court and Administration Space 
This scenario encompasses the sale of the Marcia Coggs building and the demolition of the Safety Building.  It 
is the same as Scenario 3 except it moves the Juvenile Courts to new space in the core campus. 

 Pros 

• Eliminates high cost of remodeling Safety Building 

• Consolidates administration functions into new more efficient space 

• Use proceeds from Marcia Coggs and Juvenile Justice Center sale for debt defeasance and to help to 
fund build out of projects 

• Juvenile Courts are collocated with main courts at Courthouse  

• Opportunity to update courts spaces to national security/operations standards 

 Cons 

• High cost to build new courts space 

• Cost to build new administration space 
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FINANCIAL ANALYSIS 

City Campus 
 

 

  



CBRE I Strategies for Marcia P. Coggs Human Services Center and City Campus Prepared for Milwaukee County  
 
 

Financial Analysis 

 
PAGE 32 

USE OR DISCLOSURE OF DATA CONTAINED ON THIS PAGE ARE SUBJECT TO THE RESTRICTION ON THE TITLE PAGE 

  



CBRE I Strategies for Marcia P. Coggs Human Services Center and City Campus Prepared for Milwaukee County  
 
 

Financial Analysis 

 
PAGE 33 

USE OR DISCLOSURE OF DATA CONTAINED ON THIS PAGE ARE SUBJECT TO THE RESTRICTION ON THE TITLE PAGE 

CITY CAMPUS RUN RATE SAVINGS APPROACH 

Run Rate Cost Savings overview 
A 17 year cash flow model was prepared by the Department of Administrative Services using internal cost 
estimates and the CBRE strategy report dated 1/14/14 to evaluate the run rate costs and savings generated by 
vacating City Campus.   Savings also include the City Campus capital costs avoided by leaving the facility. 

Relocation Cost Estimates 
In addition to capital costs, the cash flow model was focused on the relocation costs incurred when vacating City 
Campus including space planning, move, furniture, leasehold improvement and rent. 

 Relocation Cost Estimate:  Not to exceed $1,800,000 

• Space planning and Consulting - $337,000 
 Cost of planning for move of approximately 235  staff 
 Estimated downsizing from 158,000 SF to 45,455 SF using new space standards 

• Relocation - $277,000 
 Cost of moving to alternative space 

• IT, Furniture and fixtures - $818,000 
 Cost range based on new, replacement furniture versus reusing existing in the interim steps 

• Leasehold improvements - $240,000 
 Cost of building out tenant space in leased space for City Campus occupants 

• Contingency Costs - $84,000 
 Set-aside for cost of unforeseen project expenses – May not be used 

• Source of relocation funds 
 $700,000 in 2014 budget: CBRE ($200,000), Other ($500,000 of which $250,000 encumbered) 
 $1,100,000 incremental in 2014 

 Demolition Cost Estimate:  $3,800,000 

• $3.8 million for entire complex and $2.5 million if 2-story building remains 
• Source of demolition funds in 2015:  CEX recommendation – Fund from sales tax revenue with Board 

approval 

 Estimated Annual Operating Run Rate Savings:  Over $400,000 annually 

• $1 million Annual Operating Costs at City Campus exclusive of capital costs 
• $640,000 annual leased space cost at new locations 
• Annual operating cost savings - $400,000 

 Estimated Cost Avoidance – Capital Projects:  $14.65 million net savings after demolition 

• $18.45 million in renovation cost avoidance for Capital Project upgrades to City Campus 
• 2018 projected breakeven for capital costs 
• $3.8 million demolition cost offset by capital cost avoidance 
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City Campus Estimated Cost Savings  

 Source:  Department of Administrative Services 

• Operating savings breakeven in 2019 

• Capital savings breakeven in 2018 

 

  

Operating (Costs) Savings Type/Source of Funding 2014 2015 2016 2017 2018 2019 2020 2021 2022
Core - Professional Design Fees Cash/2014 Budget (235,200) 0 0 0 0 0 0 0 0
Core - Consulting Cash/2014 Budget (64,400) 0 0 0 0 0 0 0 0
Core - Leaseholds Cash/2014 Budget/DSR (184,000) 0 0 0 0 0 0 0 0
Core - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR (754,975) 0 0 0 0 0 0 0 0
Core - Relocation Costs Cash/2014 Budget (230,000) 0 0 0 0 0 0 0 0
Core - Contingency Cash/2014 Budget/DSR (73,429) 0 0 0 0 0 0 0 0
Housing - Professional Design Fees Cash/2014 Budget (10,063) 0 0 0 0 0 0 0 0
Housing - Consulting Cash/2014 Budget (8,050) 0 0 0 0 0 0 0 0
Housing - Leaseholds Cash/2014 Budget/DSR (40,250) 0 0 0 0 0 0 0 0
Housing - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR (59,770) 0 0 0 0 0 0 0 0
Housing - Relocation Costs Cash/2014 Budget/DSR (27,600) 0 0 0 0 0 0 0 0
Housing - Contingency Cash/2014 Budget/DSR (7,285) 0 0 0 0 0 0 0 0
DOT - Professional Design Fees Cash/2014 Budget (17,595) 0 0 0 0 0 0 0 0
DOT - Consulting Cash/2014 Budget/DSR (2,040) 0 0 0 0 0 0 0 0
DOT - Leaseholds Cash/2014 Budget/DSR (15,640) 0 0 0 0 0 0 0 0
DOT - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR (3,800) 0 0 0 0 0 0 0 0
DOT - Relocation Costs Cash/2014 Budget/DSR (20,000) 0 0 0 0 0 0 0 0
DOT - Contingency Cash/2014 Budget/DSR (2,954) 0 0 0 0 0 0 0 0

(1,757,050) 0 0 0 0 0 0 0 0
     

Lease Costs for Relocated City Campus Tenants*** Type/Source of Funding 2014 2015 2016 2017 2018 2019 2020 2021 2022
Core - Rent & Utilities 2015+ Operating Budget (412,609) (546,791) (562,984) (579,667) (596,842) (610,268) (632,971) (651,960)
Housing - Rent & Utilities 2015+ Operating Budget (99,063) (117,035) (120,096) (123,249) (126,496) (129,841) (133,286) (136,835)
DOT - Rent & Utilities 2015+ Operating Budget (46,531) 0 0 0 0 0 0 0

(600,000) (663,826) (683,080) (702,916) (723,338) (740,109) (766,257) (788,795)
     

City Campus Vacated Savings (Costs)/Savings*** Cash/Operating 0 930,715 1,035,001 1,066,051 1,098,032 1,130,973 1,164,902 1,199,849 1,235,845
0 930,715 1,035,001 1,066,051 1,098,032 1,130,973 1,164,902 1,199,849 1,235,845

 
City Campus Vacated Savings   

City Campus Vacated Savings  
 2015+ Operating Budget; 
Cash/Operating 0 330,715 371,174 382,971 395,116 407,635 424,794 433,592 447,050

0 330,715 371,174 382,971 395,116 407,635 424,794 433,592 447,050
  

2014 2015 2016 2017 2018 2019 2020 2021 2022
(1,757,050) 0 0 0 0 0 0 0 0

0 330,715 371,174 382,971 395,116 407,635 424,794 433,592 447,050

(1,757,050) 330,715 371,174 382,971 395,116 407,635 424,794 433,592 447,050
(1,757,050) (1,426,335) (1,055,160) (672,190) (277,073) 130,562 555,355 988,948 1,435,998

Capital (Costs) Savings Type/Source of Funding 2014 2015 2016 2017 2018 2019 2020 2021 2022
Demolition Costs* Cash  0 (3,800,000) 0 0 0 0 0 0 0
Land/Building Sale** Cash 0 1 0 0 0 0 0 0 0
Capital Project Cost Avoidance**** Bond 0 0 1,817,025 1,697,808 1,687,602 1,673,112 1,654,086 1,630,902 1,603,812

0 (3,799,999) 1,817,025 1,697,808 1,687,602 1,673,112 1,654,086 1,630,902 1,603,812
0 (3,799,999) (1,982,974) (285,166) 1,402,436 3,075,548 4,729,634 6,360,536 7,964,348

2014 2015 2016 2017 2018 2019 2020 2021 2022

(1,757,050) (3,469,284) 2,188,199 2,080,779 2,082,718 2,080,747 2,078,880 2,064,494 2,050,862
(1,757,050) (5,226,334) (3,038,134) (957,356) 1,125,363 3,206,110 5,284,989 7,349,484 9,400,346

Footnotes

City Campus Estimated (Cost)/Savings to Vacate and Relocate:  2014 - 2022

TABLE 3 (OPERATING + CAPITAL)

TABLE 2 (CAPITAL-Rehab Existing City Campus Facility)

TABLE 1C (OPERATING): EST (COSTS)/SAVINGS for  TABLE 1A + TABLE 1B

* Assumes demolition and hazardous material remediation for three buildings; demo costs could possibly be reduced by approximately $800,000 if second 
story remained; outstanding debt of approximately $275,000 not factored as a cost because is an outstanding obligation regardless of the timing of the 
payment.  

** Assumes no value in land at time of sale.

***"CORE" 2015-2019 lease costs are adjusted to reflect the terms included in the proposed lease agreement with Towne Realty Inc. for lease space located 
at 633 West Wisconsin Ave (Milwaukee, WI), Suites 900, 1000, and 1100;  Beginning in April 2020, lease terms assume a 3% increase over the 2019 monthly 
lease.  "Housing" assumes 2015 -2019 lease rate beginning in April 2015 with a 3% annual inflationary increase beginning in 2016.   "DOT" assumes  an 
annual not to exceed amount of $51,000 (prorated) for 2015.  "City Campus Vacated Savings" 2015 savings assumes that the County pays all operating 
expenses through April 2015 in City Campus and assumes a 3% annual inflationary increase for City Campus in 2016.  "CORE", "HOUSING", and "DOT" 
tenants assume April 1, 2015 move-in dates to the leased facilities.

**** This analysis assumes the cost avoidance related to having to investing at least $18.45 million ($26.0 million in total when bond interest is included 
over a 20-year term) in City Campus for a long term viable and efficient office facility.  Please refer to Page 31 of the January 13, 2014 CBRE report.  Interest 
Rate was adjusted to reflect more recent trend in interest rates (3.52% in CBRE adjusted to 2.56% in Table 2 of this report) and the term of financing was 
changed to reflect the County's bond policy (20 year term CBRE adjusted to 15 year term in Table 2 of this report).  Total Bond amount is amortized over 15 
years and paid with Tax Levy via the Debt Service Fund.  

Combined Operating (Cost) Savings & Capital Cost Avoidance

Total Annual Ops/Cap (Cost) / Savings / Cost Avoidance
Cumulative Annual Ops/Cap (Cost) / Savings / Cost Avoidance

Total Annual (Cost) / Savings (TABLE 1A + TABLE 1B):
Cumulative (Cost) / Savings (TABLE 1A + TABLE 1B)

Total Annual (Cost) / Savings
Cumulative (Cost) / Savings

SUBTOTAL: Vacated Savings:

TOTAL:  Lease + Vacated City Campus = Net (Cost)/Savings: 

TABLE 1A Summary:
TABLE 1B Summary:

TOTAL: Estimated Cost to Vacate - Reasonable Case:

• 2014 "Estimated Costs  to 
Vacate" shown above.  

• 2015 Lease Payment sub-tota l  
rounded-up to $600,000 to 

provide a  smal l  contingency.SUBTOTAL: Lease Payments:

TABLE 1B (OPERATING):  City Campus Relocation to Leased Space & Vacated Savings 

TABLE 1A (OPERATING): Estimated Cost to Vacate - Reasonable Case
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City Campus Estimated Cost Savings  

 Source:  Department of Administrative Services 

• Operating savings breakeven in 2019 

• Capital savings breakeven in 2018 

 

Operating (Costs) Savings Type/Source of Funding 2023 2024 2025 2026 2027 2028 2029 2030
Core - Professional Design Fees Cash/2014 Budget 0 0 0 0 0 0 0 0
Core - Consulting Cash/2014 Budget 0 0 0 0 0 0 0 0
Core - Leaseholds Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Core - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Core - Relocation Costs Cash/2014 Budget 0 0 0 0 0 0 0 0
Core - Contingency Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Housing - Professional Design Fees Cash/2014 Budget 0 0 0 0 0 0 0 0
Housing - Consulting Cash/2014 Budget 0 0 0 0 0 0 0 0
Housing - Leaseholds Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Housing - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Housing - Relocation Costs Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
Housing - Contingency Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
DOT - Professional Design Fees Cash/2014 Budget 0 0 0 0 0 0 0 0
DOT - Consulting Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
DOT - Leaseholds Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
DOT - Furniture, Fixtures & Equipment Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
DOT - Relocation Costs Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0
DOT - Contingency Cash/2014 Budget/DSR 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0
 

Lease Costs for Relocated City Campus Tenants*** Type/Source of Funding 2023 2024 2025 2026 2027 2028 2029 2030
Core - Rent & Utilities 2015+ Operating Budget (671,519) (691,664) (712,414) (733,786) (755,800) (778,474) (801,828) (825,883)
Housing - Rent & Utilities 2015+ Operating Budget (140,490) (144,255) (148,132) (152,126) (156,240) (160,477) (164,842) (169,337)
DOT - Rent & Utilities 2015+ Operating Budget 0 0 0 0 0 0 0 0

(812,009) (835,919) (860,546) (885,913) (912,040) (938,951) (966,670) (995,220)
 

City Campus Vacated Savings (Costs)/Savings*** Cash/Operating 1,272,920 1,311,108 1,350,441 1,390,954 1,432,683 1,475,663 1,519,933 1,565,531
1,272,920 1,311,108 1,350,441 1,390,954 1,432,683 1,475,663 1,519,933 1,565,531

 
City Campus Vacated Savings  

City Campus Vacated Savings  
 2015+ Operating Budget; 
Cash/Operating 460,912 475,189 489,895 505,042 520,643 536,712 553,263 570,311

460,912 475,189 489,895 505,042 520,643 536,712 553,263 570,311
  

2023 2024 2025 2026 2027 2028 2029 2030
0 0 0 0 0 0 0 0

460,912 475,189 489,895 505,042 520,643 536,712 553,263 570,311

460,912 475,189 489,895 505,042 520,643 536,712 553,263 570,311
1,896,910 2,372,099 2,861,993 3,367,035 3,887,678 4,424,390 4,977,653 5,547,965

Capital (Costs) Savings Type/Source of Funding 2023 2024 2025 2026 2027 2028 2029 2030
Demolition Costs* Cash  0 0 0 0 0 0 0 0
Land/Building Sale** Cash 0 0 0 0 0 0 0 0
Capital Project Cost Avoidance**** Bond 1,573,194 1,539,552 1,503,516 1,465,842 1,426,530 1,385,958 1,344,252 1,231,412

1,573,194 1,539,552 1,503,516 1,465,842 1,426,530 1,385,958 1,344,252 1,231,412
9,537,542 11,077,094 12,580,610 14,046,452 15,472,982 16,858,940 18,203,192 19,434,604

2023 2024 2025 2026 2027 2028 2029 2030

2,034,106 2,014,741 1,993,411 1,970,884 1,947,173 1,922,670 1,897,515 1,801,723
11,434,452 13,449,193 15,442,603 17,413,487 19,360,660 21,283,330 23,180,845 24,982,569Cumulative Annual Ops/Cap (Cost) / Savings / Cost Avoidance

Total Annual (Cost) / Savings
Cumulative (Cost) / Savings

TABLE 3 (OPERATING + CAPITAL)
Combined Operating (Cost) Savings & Capital Cost Avoidance

Total Annual Ops/Cap (Cost) / Savings / Cost Avoidance

TABLE 1A Summary:
TABLE 1B Summary:

Total Annual (Cost) / Savings (TABLE 1A + TABLE 1B):
Cumulative (Cost) / Savings (TABLE 1A + TABLE 1B)

TABLE 2 (CAPITAL-Rehab Existing City Campus Facility)

SUBTOTAL: Lease Payments:

SUBTOTAL: Vacated Savings:

TOTAL:  Lease + Vacated City Campus = Net (Cost)/Savings: 

TABLE 1C (OPERATING): EST (COSTS)/SAVINGS for  TABLE 1A + TABLE 1B

City Campus Estimated (Cost)/ Savings to Vacate and Relocate:  2023 - 2030
TABLE 1A (OPERATING): Estimated Cost to Vacate - Reasonable Case

TOTAL: Estimated Cost to Vacate - Reasonable Case:

TABLE 1B (OPERATING):  City Campus Relocation to Leased Space & Vacated Savings 
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City Campus Department Relocation Options (*) 

 Four leased options short-listed 

* Excludes Housing and Transportation 

 

 

Landlord Bostco LLC RAIT Reuss Federal 
Plaza Towne Reality, Inc. Towne Reality, Inc. 

Proposed Floors 
 3, 4, 5 6 9, 10, 11 8, 9, 10, + 2 floors 

TBD 

Rentable Area 
(incl. common) 24,051 SF 36,331 SF 31,800 SF 35,983 SF 

Common Area Factor 
 15% 15% None 14% 

Starting Base Rent 

$17.22 Modified Gross 
For 6 Months 

$25.36 Modified Gross 
Thereafter 

$16.86 Modified Gross $14.50 Modified Gross $18.75 Modified 
Gross 

Operating Expenses 
 $7.10 $6.05 No Pass Through No Pass Through 

Base Rent Increases 
 2% 2.5% 3% 3% 

Total Rent Obligation 
 $3,245,416 $3,461,355 $2,726,323 $3,897,247 

Present Value @ 8% 
 $2,896,056 $3,064,198 $2,414,204 $3,488,114 

Average Cost /Annum 
 $26.99/SF $18.15/SF $16.33/SF $21.66/SF 

Net Effective Rate/ Annum 
(1) $26.84/SF $18.00/SF $16.20/SF $21.61/SF 

Tenant Improvements 
Estimate $67.34 $42.15 $19.84 $33.02 

Concessions 
 

First 6 months – 
discount 3 months – abated 3 months – abated None 

Parking Available – Attached 
Structure 

Available – Attached 
Structure 

Available – Attached 
Structure & 12 spaces 
included @ discount 

Available – Surface 

Amenities Common Conference 
Room – Storage 

Common Conference 
Room – Storage 

Common Conference 
Room – Storage Storage 

 

(1) Net Effective Rate is the Present Value amortized over the term at 4.5% 

Selected 
Location 
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APPENDIX A 

Property Overview 
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Milwaukee County Downtown Area Campus 

Marcia Coggs Human Services Center 

PROPERTY DESCRIPTIONS AND INSPECTIONS SUMMARIES 

Property Summaries 
The CBRE Team made key recommendations and performed a physical property inspection of key properties as 
part of the Comprehensive Facilities Plan completed in February 2013.    The following descriptions are taken from 
that report.  

Marcia P. Coggs Human Services Center (ID: 5600)  
1220 West Vliet Street 

  Milwaukee County currently occupies one floor of 
Marcia Coggs and the State of Wisconsin occupies 
two additional floors. 

 The State has expressed interest in extending their 
lease and possibly occupying the entire building.  

 Marcia Coggs sale value is dependent in part on the 
State of Wisconsin.  A longer term lease signed by the 
State and/or County could increase its value in a sale 
to a third party buyer.  

 If sufficient space can be found for the Marcia  Coggs 
- County occupants in an alternate location, approach 
the State to explore their interest in a possible 
purchase or negotiate a longer term lease with the 
State and then sell to a third party buyer. 

 If alternative space can be identified, Milwaukee 
County may be able to raise sufficient proceeds to 
off-set existing debt and fund improvements in a new 
location. 

 

 

 
Marcia P. Coggs Human Services Center (ID: 5600)  
1220 West Vliet Street 

 Background Data 

• Square Feet:  222,482 

• Year Built:  1920 

 Overall Building Condition 

• The building is in generally good condition as many 
improvements have been made to the property 

• State of Wisconsin occupies two of three floors  
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City Campus 

 Functionality/ Utilization 

• Poor access for elderly users of services 

• Parking is in short supply 

 Operational Issues 

• Very large and open floor plates accommodate open workstation layouts 

 Major Capital Requirements 

• Many of the HVAC system components are at the end of their useful life 

 Safety 

• Loading dock requires protective guardrails   

• Open water service well in basement should have cover 

• Neighborhood security is an issue  

 Highest & Best Use 

• Continued use as an office center 

 Summary 

• If sufficient space can be found in the immediate Courthouse complex, approach the State to explore 
their interest in a possible purchase or negotiate a longer term lease with the State and then sell to a 
third party buyer. 

• Marcia Coggs sale value is dependent in part on the State of Wisconsin.  A longer term lease signed by 
the State and/or County could increase its value in a sale to a third party buyer.  

• If additional space is needed to house staff from City Campus and other consolidation locations, increase 
capacity at the Marcia Coggs building using up-to-date workplace concepts and space standards, 
remodeling the basement or by renegotiating space needs with the State. 

City Campus - 2711 West Wells Street  
 Total Building Size: 158,014 square feet – 9 story 

and 5 story structures 

 Total Site Area:  0.58 acres (25,200 SF) 
approximate building coverage 

 Built: 5 story – 1950s – early 1960s;  9 story – 
1964 and 1973 

 Only using the 9 story space, 5 story building only 
used for storage and would require substantial 
capital input to remodel to current standards 

 Two county owned lots are immediately west of 
the site across 28th Street (2805 W. Wells St. and 
763 N. 28th St.) and are 1.69 AC and 0.74 AC 
respectively.  They are used for parking.  

5 story building 9 story building 

Retail and Theater 
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City Campus Office Complex – 9 Story 

City Campus Neighborhood Area   Total operating costs are high, exceeding 

$8.42/sf, approximately 60% higher than a 
BOMA/IFMA comparative facility.   

 Current tenants that occupy the building could 
be moved to other consolidation locations.  

 Significant upgrades, renovations and life 
safety costs are scheduled, if property is 
retained for continued use 

 

 

 
 
City Campus Office Complex – 9 Story (ID: 5605)  
2711 West Wells Street 
 Background Data 

• Square Feet:  129,989 

• Year Built:  1986 

 Overall Building Condition 

• Overall building conditions are fair 

 Functionality/ Utilization 

• The former hospital layout does not function well for 
office use 

 Operational Issues 

• Very high cost to operate the building 

 Major Capital Requirements 

• Extensive infrastructure upgrades are going to be required 

 Safety 

• Sixth floor, which is used for storage, is not safe 

• Major deficiencies in fire protection system 

• Building lacks selected fire rated doors, dampers and penetration seals 

 Highest & Best Use 

• Alternative redevelopment of the site tailored to the City of Milwaukee - Near West plan 

 Summary 

• Demolish and sell 
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City Campus Office Complex – 5 Story 

City Campus 27th Street Store Front 

City Campus Office Complex – 5 Story (ID: 5605) 
2711 West Wells Street 
 Background Data 

• Square Feet:  28,025 

• Year Built:  1986 

 Overall Building Condition 

• Overall building conditions are fair 

 Functionality/ Utilization 

• The former hospital layout does not function well for office use 

 Operational Issues 

• Very high cost to operate the building 

 Major Capital Requirements 

• Extensive infrastructure upgrades required 

 Safety 

• Asbestos in the building 

• Major deficiencies in fire protection system 

• Building lacks selected fire rated doors, dampers and penetration seals 

 Highest & Best Use 

• Alternative redevelopment of the site should be tailored to the City of Milwaukee - Near West plan 

 Summary 

• Demolish and sell 

 
City Campus 27th Street Store Front (ID: N/A)  
North 27th Street at West Wells Street 
 Background Data 

• Square Feet:  19,366 

• Year Built: Not available 

 Overall Building Condition 

• Operational with several existing leased storefronts  

 Functionality/ Utilization 

• Serves the need of neighborhood retail 

 Operational Issues 

• County should not be in the retail landlord business  
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City Campus Theater 

 Major Capital Requirements 

• Significant deferred maintenance  

 Safety 

• Major deficiencies in fire protection system 

• Building lacks selected fire rated doors, dampers and penetration seals 

 Highest & Best Use 

• Neighborhood retail 

 Summary 

• The City of Milwaukee is interested in commercial anchors such as retail, services, entertainment and 
restaurant anchors along arterial  streets in the Near West planning district 

• Discussions should be held with the city or interested 3rd parties about the sale or transfer of the 
property 

City Campus Theater (ID: N/A)  
North 27th Street at West Wells Street 
 Background Data 

• Square Feet:  9,116 

• Year Built: Not available  

 Overall Building Condition 

• Closed theater with good fundamental structure, 
however, extensive repairs required for re-use 

• Would need extensive improvements 

 Functionality/ Utilization 

• Could be operated again as a theater 

 Operational Issues 

• Not currently in operation 

 Major Capital Requirements 

• Major renovation required 

 Safety 

• Peeling paint in toilet rooms should be tested for lead 

• Poor air quality due to condition of building 

• Major deficiencies in fire protection system 

• Building lacks selected fire rated doors, dampers and penetration seals 
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 Highest & Best Use 

• An operating theater 

 Summary 

• The City of Milwaukee is interested in commercial anchors such as retail, services, entertainment and 
restaurant anchors along arterial  streets in the Near West planning district 

• Discussions should be held with the city or interested 3rd parties about the sale or transfer of the 
property        
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APPENDIX B 

Leased Space Alternatives for City Campus 
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APPENDIX C 

Quorum Architects  
Consolidated Facilities Planning for City Campus 

GSA/FSS Contract No. GS-23F-0027T 
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