
 

 
Agenda 

Village of Glen Ellyn 
Special Workshop Meeting 

Monday, November 13, 2017 
6:00 PM  

Glen Ellyn Civic Center, Room 301 

 

 

Village of Glen Ellyn 

Village Board Workshop Procedures Statement 
 

Visitors are most welcome to attend all meetings of the Village Board and can find copies of the Agenda on their 
chairs or online at www.glenellyn.org prior to the meeting. Any individual with a disability requiring a reasonable 
accommodation in order to participate in a meeting should contact the Village of Glen Ellyn ADA Coordinator, 
630-469-5000, at least five (5) business days in advance of the next scheduled meeting. All matters on the Agenda 
may be discussed, amended, and acted upon. 
 

A. Call to Order 

B. Pledge of Allegiance 

C. Roll Call 

D. Audience Participation 

1. Open: 

Members of the public are welcome to speak to any item not specifically listed on 
tonight’s agenda for up to three minutes.  For those items which are on tonight’s 
agenda, the public will have the opportunity to comment at the time the item is 
discussed.  In either case, please complete the Audience Participation form and turn 
it in to the Village Clerk.  It is requested that, if possible, one spokesman for a group 
be appointed to present the views of the entire group.  Speakers who are recognized 
are requested to step to a microphone and state their name, address and the group 
they are representing prior to addressing the Village Board. 

E. Potential Civic Center Renovations (Village Manager Franz) (Discussion Only) 

1. Discussion on Potential Civic Center Renovations and Potential Partnership with the 
College of DuPage and School District 41/Park District. 

 College of DuPage Proposal (6:00 to 6:15) 

 School District 41 Proposal (6:15 to 6:45) 

 Board Discussion and Direction (6:45 to 7:00) 

F. Other Items 

G. Adjournment 
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Discussion on Potential Civic Center Renovations and Potential 
Partnership with the College of  DuPage and School District 41/Park 

District. 

Background 
Over the last year, the Village and College of DuPage (COD) have been exploring potential 
opportunities to utilize space in the Civic Center for two COD functions: COD’s Center for 
Entrepreneurship and their emerging partnership with Choose DuPage/Rev 3 incubator group.  (It 
should be noted that Choose DuPage is the Economic Development arm of DuPage County.)  
COD has been interested in expanding business outreach programs and researching ways to create 
an innovation center concept and is interested in locating both in the Civic Center, including their 
Center for Entrepreneurship (current P&D Department as well as a part of the 3rd floor of the Civic 
Center) and the Innovation DuPage Center (back of the Police Department and garage).  Some 
years ago, the Village had identified as a Strategic Goal, to partner and develop a COD presence in 
the central business district (CBD).  Partnering with COD, the County, Choose DuPage, Rev 3 and 
localizing this in the CBD, near the train station and steps away from Main Street, would appear to 
provide a great advantage to our downtown businesses, our business partners, and the overall 
community. 
 
In July, the Village Board approved an MOU with the College of DuPage to allow the Village’s 

architect (Dewberry) to design and cost out potential improvements to the Civic Center. These 

improvements would allow COD and Choose DuPage/Rev 3 to co-locate and create Innovation 

DuPage (ID) which has been recently launched as an innovation center for the county. As you recall, 

COD is paying for the costs to design and cost out potential tenant improvements and they would 

be responsible for all costs associated with these improvements.   

At the meeting in July, the Village Board expressed some concerns about the future of the Civic 

Center, the framework for a partnership with COD/Choose DuPage and requested a more 

comprehensive master plan for the Civic Center.  We hired Dewberry to finalize design plans for 

relocating and improving Village operations as well to design tenant improvements for ID in the 

Civic Center and determine costs for the following: 

1. Village Costs to renovate the building for Village operations for front of Police; expanded 
Finance, and 2nd floor improvements in the former finance space 

2. Tenant Improvements for ID for back of Police and current P&D Space 
3. Shared Spaces 
4. Parking Lot Analysis (Completed over next few weeks-December Workshop) 

 
Over the last few months, we have been utilizing a Work Group consisting of President McGinley, 
Trustee Pryde, Village staff, Dewberry, COD representatives and Rev 3.  This group has been 
helpful in sharing ideas and concerns, working towards maximizing the space in this building and 
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working towards making long term improvements that will help sustain the Civic Center for the 
future.  
 
Project Update 

This master plan was discussed with the Village Board at the October Village Board Workshop.  The 
consensus of the Board was to continue to pursue the COD partnership.  However, the Village 
Board did spend some time vetting the SD41/Park District informal proposal as well as the COD 
concept.  At the workshop, the majority of the Board was in favor of the COD option given that 
SD41 space needs are future-based (founded on the potential increase in students from a new 
proposed subdivision that may not happen), and that other options may be available now or in three 
years when the space needs would be known.  Citing Economic Development benefits, a willingness 
and commitment of COD to spend up to $1.5M in the Civic Center next year, and pay an annual 
fee, the Village Board directed staff to proceed with drafting a license agreement and business terms 
for this potential partnership.   
 
School District 41 Proposal: Since the Workshop, the School District and Park District have been 
further exploring options.  Last week, staff conducting a tour of the Civic Center and the McKee 
House with Park District and School District staff and discussed other locations that may solve the 
problem without jeopardizing the COD partnership.  This week, we received a formal proposal 
from SD 41, (Attached) that reiterates the desire to partner with the Park District to address their 
space needs.  The proposal states: 

1. Relocate EC/Preschool to North wing of SARC at School District expense. 
2. The Park District would relocate to Civic Center under long-term lease at School District 

expense 
3. The Park District would not charge the School District rent or operating costs, so long as 

village does not charge Park District. 
4. The Park District would be responsible for operating/building costs for all of SARC and the 

Village would be responsible for same at Civic Center. 
5. IGA would need to be negotiated between three parties 
6. Asking Village to put the COD proposal on HOLD until end of January 2018 to work out 

all details. 
 
Other alternatives were not included in this proposal.  In addition, the proposal did not include any 
indication as to what space the Park District would need as we believe they would like to hire an 
architect to do some concept designs.  Lastly, the proposal does not include any cost estimates.  We 
believe the Park District and School District will be at the Workshop on 11/23 to answer any 
questions.   
 
Innovation DuPage (ID) Update 
COD is committed to moving forward and has shared with us the following economic impact of 
College of DuPage since its establishment 50 years ago.   

· With over one million students educated and trained, College of DuPage has been positively 
impacting workforce and economic development.   

· College of DuPage increased its economic development efforts in 1979 with the creation of 
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the Business and Professional Institute (now Business Solutions) and the Center for 
Workforce Development (now Center for Entrepreneurship) in 1984.   

· The Center for Entrepreneurship (Small Business Development Center, International Trade 
Center and Procurement Technical Assistance Center) supported regional business in 
securing $192.0 million in contracts, $4.7 million in exports and $9.5 million in capital and 
loans in FY15 and FY16. 

 
Borrowing from the success of 1871 in Chicago (a Chicago based business incubator and 
accelerator), College of DuPage and its partners are uniquely positioned in the well-resourced, 
international business corridor that is greater DuPage County.  While private investors invest capital 
in startup and continuing small businesses through the innovation center, all public and private 
sector partners will provide expert mentors with real world business experience.  College of DuPage 
will work with other educational institutions to provide programming that will advance regional 
entrepreneurial capabilities.  Choose DuPage and Rev3 will connect the innovation center to the 
larger County while supporting a business incubation pathway through hundreds of annual events.  
COD/Rev 3 staff are projecting 4,000 visits a year to the ID and will be further reviewing these 
numbers over the next week.  This activity generator will certainly drive some new and future 
business to the CBD as well as provide small business support for the lcoal business community in a 
convenient, downtown location.  COD is extremely interested in Glen Ellyn’s Civic Center location 
for the following reasons: 

· More visibility for their new and enhanced Business Development concepts 
· Raise the profile of Rev 3 and Choose DuPage (County) 
· Downtown location, in the center of the county, near a train station provides them a 

competitive advantage over other incubators/accelerators 
· More favorable lease terms for the Center for Entrepreneurship (Saving tax $) 
· Close proximity to COD campus and additional resources 

 
Since the workshop, Choose DuPage and COD voted unanimously to approve the concept and 
proceed ahead with the Civic Center location, if approved by all parties.  COD has already 
developed a preliminary budget and funding plan and is actively seeking capital investors.  It appears 
that the Innovation DuPage (ID) is going to happen, it is simply a matter of where and when.  
However, COD has expressed concerns about getting a firm commitment from the Village and 
requested that we provide them with a final answer by November 20.   
 
Civic Center Renovation/COD Partnership 
Therefore, attached is a proposed license agreement and a MOU for construction cost sharing for 
Village Board consideration.  If approved, both COD and the Village are recommending a 
Contractor at Risk construction model and are prepared to jointly bid this project, once final design 
plans are finalized.  Therefore, staff is recommending that we hire Dewberry to provide design and 
construction oversight services for this project, provided COD approves the license agreement and 
MOU at a future meeting.  .    
 
Cost Estimates 
Through value engineering and scope modifications, the Village has reduced the cost estimates for 
our portion of the building, plus have an opportunity to make some significant improvements to 
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other areas of the building at COD’s expense.  We are committing to sharing some additional costs 
with COD in the common areas as well as share architectural costs 50/50.  Given our plans to be in 
the building long term, making a more comprehensive investment throughout the building is 
beneficial.  Even if ID relocates, the improvements to their areas are permanent improvements 
which could be repurposed.  Here is an estimated breakdown of total costs for the joint investment:  
 

Area Cost Estimates 

Village including 50% of Shared Space  $     1,286,439  

COD including 50% of Shared Space  $     1,729,247  

Total Project Cost  $     3,015,686  

 
Lastly, the Work Group has also developed a tentative phased approach to ensure these potential 
plans would have minimal impact in our day to day operations as well as complete larger areas of the 
building together to realize some economies of scale on construction mobilization.  The phased 
approach is as follows: 

· Phase I - Entire 1st Floor (Cashier to relocate to Clayton) 
· Phase II - 2nd Floor and 3rd Floor (Admin to relocate to Clayton) 

 
Funding Plan 

Staff has been slowly building reserves in the Facilities Reserve Fund in preparation for some 

renovation of the Civic Center, particularly given the fact that the Village did not include any of 

these costs in the debt that was issued for the Police Station.  Staff believes that the Facilities 

Reserve Fund can absorb the majority of the expenses through these funds; however we would need 

to repurpose the entire CY16 surplus ($548K) and an increase to the General Fund contribution to 

the Facilities Fund of $50K over the next few years in order to complete this work in a timely 

fashion.  Both these mattes have been vetted by the Village Board at the last Budget Workshop.  

Since COD/Innovation DuPage wants to move quickly, the Village may save time and money by 

mobilizing once.  Attached is the five year Facilities Reserve Fund including the CY16 Surplus, 

which would provide close to 100% of expected renovation costs (Attachment).  

Civic Community Space 

Another concern that has been raised is a potential loss of shared “community” space.  As part of 

the Master Plan, staff evaluated community space currently and with the proposed plan.  Below is a 

brief summary: 

Civic Center Community Space Analysis 

Square Foot Assessment 

     

 As of 
1/1/17 

Proposed Difference Notes 

1st Floor 1167 247 -920  

2nd Floor 5897 5897 0 No change in community space 
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3rd Floor 2610 3011 401 Village Attorney Office=Public Space 

Total 9674 9155 -519 Net loss of sq./footage 

Police 

Station 
0 1200 1200 New Community Room 

Overall 

Total 
  681 Net new sq. footage Village Wide 

*Additional Village Space has been added over last 10 years (Historical Society and Village Links) 

 

License Agreement/MOU 

The proposed License Agreement is attached. It includes the following basis business terms: 

· COD would utilize 8,200 sq/ft, plus another1,200 sq/ft of shared space in the Civic Center 
· 10 year Agreement, with a reopener after five years to confirm fixed fee costs;  
· Either party can terminate agreement with 1-year notice; Village agrees to reimburse 50% of 

COD investment if we terminate prior to 15 years  
· Fixed Rate: $30K per year, plus additional $25K per year for building/maintenance costs  
· COD does have the ability to sublease to 501c3, Innovation DuPage 

 

The MOU is attached.  This provides a framework to manage construction contract and 

reimbursement of expenses.  Components of the agreement include: 

· Construction Cost Sharing per square foot of renovation, sharing common areas 50/50 
· Design Costs Sharing by square footage 
· Reimbursement process, within 30 days of invoicing 

 

Dewberry Proposal 

In order to proceed ahead, the Village would need to hire an architect to take the conceptual 

drawings to final design as well as hire a firm to oversee construction.  Dewberry has done a solid 

job for the Village as part of the Police Station project as well as up to this point designing and 

estimating various aspects of the Civic Center.  Given their history, they would be able to provide 

the most efficient and effective service to the Village for this next phase.  Their proposal is below, 

and they have provided a credit of over $30K at a reasonable 8.72% rate. Staff is prepared to 

recommend that we enter into a contract with Dewberry at a not to exceed rate of $262,508 

which includes all additional services which may not be needed.  Of these costs, COD 

would be paying slightly more than 50% of these costs.     

Fee Arrangement:  The A/E Basic Services fee is based on the IL CDB CFN Fee Rate (for 

remodeling projects) Group 2R which provides a range from 6.97% to 10.47%.  Due to the 

complexity of this old 1939 building renovation and some of the unknowns, our fee is in the mid-
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range of this chart at 8.72%. 

Ø Base Service Fees: ($200,000) 

· $2,670,686 construction budget @ 8.72% = $232,883 
· We will credit back the SD effort already completed at 14% = $32,604 
· Overall A/E basic service fees for this contract of DD thru CA phases = $200,000 

divided by SF percentage of spaces: 
o Village area fees at (43%) = $86,000 
o Shared Amenity area fees at (9%) = $18,000 
o COD area fees at (48%) = $96,000 

· Additional Services Fees: (Total $62,508) 

· Technology Consultant Fees: ($26,460) 
o Village areas = $9428 
o Shared areas = $3270 
o COD areas = $13,762 

· Furniture selection Fees (based on 10% of furniture budget): ($19,748) 

o Village areas = $9313 (assumes $93,132 budget) 
o Shared areas = $0 
o COD areas = $10,435 (assumes $104,351 budget) 

· Signage / Wayfinding graphics consulting fees: ($10,000 total) 

o Village areas at 43% = $4300 
o Shared areas at 9% = $900 
o COD areas at 48%  = $4800 

  

· On site observations during CA phase fees: ($6300 total) 
o Assumes 1 visit/wk x 14 week construction period = 14 visits 
o 3hrs / visit @ $450/ visit 

  

Proposal Comparison 

No major work has taken place in the Civic Center for years and whether we partner with COD or 
School District/Park District, the Civic Center needs a significant investment to maximize efficiency 
and productivity.  With the master plan for the Civic Center completed, staff has budgeted $1.3M 
over two years to complete various renovations to maximize the use of Civic Center space and make 
room for the Innovation DuPage. Through a License Agreement and MOU, Glen Ellyn and COD 
would be able to create a framework to share space and enter into contracts for architectural and 
construction services.  The School District proposal needs more vetting and if the Village Board is 
interested, then more time is appropriate to better understand how to proceed.   
 
COD Proposal 
Beginning in 2016, the Village and COD normalized our relationship and set forth on a path to 
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collaborate and partner in a number of ways.  Sharing space in the Civic Center was one opportunity 
that was discussed.  The previous Village Board directed staff to pursue this prospect fully.  The 
potential benefits of partnering with COD and bringing the Innovation DuPage into the Civic 
Center are immense including: 
Pros:  

· Innovation DuPage would generate activity in the CBD, with business lunches, dinners, and 
other activities.  More people downtown = more vitality; and a COD presence in the CBD 
has been a goal of the Village Board, off and on, for decades. 

· COD is willing to spend $1.5M/$2M to renovate the Civic Center; this investment would be 
permanent even if the partnership does not work out.  Their investment would also 
repurpose fairly unusable space, such as old jail cells, and turn it into space that could be 
repurposed should they leave.  

· This project appears to have the support of County, Choose DuPage, COD, Chamber, and 
Downtown Alliance.  

· This project also provides small business development to Glen Ellyn businesses, as well as 
county-wide businesses, at a convenient location 

· This concept will provide a branding opportunity for Glen Ellyn as an innovative hub.  
· The Village already partners with the library, Chamber and Alliance to offer unique training 

opportunities to our existing businesses.  Having the Center for Entrepreneurship and 
SBDC in the Civic Center provides more opportunities to strengthen Glen Ellyn’s diverse 
business base. 

· The Center for Entrepreneurship and SBDC as well as Rev 3 are projected to generate 
approximately 4,000 visitors at their offices based on current numbers.  These entrepreneurs 
are potential new customers for CBD businesses. 

· ID could establish Glen Ellyn’s CBD as a small business center and grow the downtown 
office market. 

· This partnership strengthens the relationship between the Village and COD, one of our 
greatest community assets, can only help the community.  

· If the Village Board supports the COD concept, the entire DuPage County would be paying 
for the $1.5M/$2M investment.  If the Village Board supports the School District concept, a 
portion of the community would be paying the entire investment.   

 
Cons: 

· Locked into a 15 year agreement; although could pay to terminate prior to 15 years 
· Ties up some community room space 
· Cost to renovate Civic Center, although most agree that an investment is necessary at this 

time 
 
School District Proposal 

The Village has expressed a willingness to assist the School District with their current or future 

space needs.  To that end, other locations such as the Civic Center gym, McKee House, or other 

possibilities exist that need to be explored.  At this time, there does not appear to be enough 

evidence of a space need now, nor a fully exploration of other alternatives, nor an understanding of 

how committed both the Park District and School District are to a partnership.  Given the 

2973 : Civic Center Renovations E.1

Packet Pg. 8



Agenda Item (ID # 2973)  Meeting of November 13, 2017 

Updated: 11/9/2017 2:59 PM by Lindsey Kaminsky  Page 8 

timeframe for acting upon the COD proposal, staff would not recommend putting these plans on 

hold due to the great risk of losing the chance.  With such limited information at this time, it is 

difficult to develop a pros and cons.  More specifically, staff continues to have questions/concerns: 

· Unsure if the space needs are current or future 
· Not sure of costs to Village or other taxing bodies 
· What other alternatives exist (McKee House/Civic Center Gym) 
· Limited public debate on this concept by School District  
· Limited public debate on this concept by Park District 
· Not willing to pay annual license fee, similar to COD, impacting Village Budget 
· Three party IGA may be difficult to finalize 
· Three different elected Boards would have to approve; whereby COD and Choose DuPage 

Boards have already approved concept 
 

Staff Recommendation 
The Village Board made a commitment to give COD an answer by November, we need to stay true 
to that, and not risk future partnership opportunities with COD who also happens to be one of the 
most important assets in the community. At the same time, the village stands ready to assist the 
school district meet its space needs if, and when those needs present themselves, which is not 
necessarily now.  We have other opportunities that we have shared and will continue to collaborate 
on including the McKee house, the civic center gym, and other Village property.  
 
COD seems ideally positioned geographically, has the strong founding partners and 20 plus years of 
actual economic development experience through their Center for Entrepreneurship.  The Civic 
Center is an ideal location and provides high visibility, with ideal train access in a vibrant downtown 
setting.  The Civic Center is also in the middle of the county and near the COD campus.  Partnering 
with COD to invest significant dollars in the Civic Center that needs improvements will be 
beneficial whether Innovation DuPage becomes a long term tenant or not.  But most importantly, 
an Innovation Center in downtown Glen Ellyn could be a significant economic driver, allowing our 
businesses easy access to these services, creating a regional approach to business creation, providing 
some marketing and branding for Glen Ellyn, and creating a strong partnership for the future.  In 
short, turning our back on the Innovation DuPage concept at the 11th hour because of a potential 
need of another taxing district is short sighted.   

 
Lastly, there is a potential for a Win/Win/Win/Win:   
 

· Village: Village Departments would benefit from new and improved office space without 

sacrificing community space.  Significant portion of the renovation is paid from 3
rd

 party. 
· COD:  COD/Choose DuPage would benefit from a highly visible new location, in 

CBD, with Metra access in close proximity to COD campus. Significant portion of 
renovation could be paid through private capital investment.   

· School District/Park District: Continue to collaborate on other locations including the 
McKee House or Civic Center Gym 

· Taxpayers: Taxpayers would benefit by a portion of the renovations being paid for by 
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COD/private investors.   

 
Ø Village/COD/County/Glen Ellyn business community benefits from this partnership, and 

the School District/Park District and Village get to continue to collaborate on other 
alternatives. 

 
Village Board Action   
If  the Village Board agrees to proceed with the COD partnership, staff  recommends that the 
Village take the follow actions: 

· Approve the License Agreement with COD for 535 Duane Street 
· Approve the MOU with COD for construction and design services 
· Approve a contract with Dewberry for design and construction oversight services in a not to 

exceed amount of  $262,508 including potential additional services needed.  Of these costs, 
COD would reimburse for their costs associated with the renovation costs contingent upon 
final Village Attorney Review.  

 
 
 
ATTACHMENTS: 

 License Agreement (PDF) 

 MOU between Village and COD (PDF) 

 Dewberry Agreement (PDF) 

 School District 41 Proposal (PDF) 

 Civic Center Tenant Improvements (PDF) 

 5 Year Forecast (PDF) 
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