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1.
Project:
South Campus Union and Memorial Union Theater Wing 
Renovation


Institution:
UW-Madison


Estimated Cost:
Union South
$
77,600,000
PRSB



$
2,000,000
Gifts


Parking
$
8,100,000
PRSB - Parking



$
87,700,000
Subtotal


Memorial Union
$
40,500,000
PRSB



$
11,500,000
Gifts



$
52,000,000
Subtotal



$
139,700,000
Total
2.
Project Scope and Description:  This project is the first and most comprehensive of an anticipated series of projects that improve and update Wisconsin Union facilities by constructing a replacement facility for Union South, and renovating the theater wing of Memorial Union.

New Union South:

This project constructs a 170,000 ASF/274,200 GSF replacement for the existing Union South.  The new facility will accommodate technology-equipped meeting facilities, improved recreational facilities, a 300 seat auditorium, lounge space, expanded food service, expanded retail offerings, and 120 guest rooms.  The space is allocated as follows:



ASF



Food Service
10,000



Student Union
70,000



Theater/Large Event
20,000



Academic/Multi-Use
20,000


Guest Rooms 
50,000


Total
170,000


This building will be designed and constructed utilizing sustainable design practices with the goal of becoming a LEED-certified project.

The existing Union South will be demolished along with HiRay Hall located at 1308 West Dayton Street, and the Randall Towers building, which is currently owned by the Wisconsin Alumni Research Foundation.  The new union will have an expanded footprint and will be built on the site that encompasses all of these properties and a vacated portion of West Johnson Street.  UW-Madison is conducting a traffic study and plans to seek city approval to vacate the necessary portion of West Johnson Street.

The project also constructs a 270-stall parking ramp under the building, and new service access and a loading dock, which may require reconfiguration of existing access routes.  An exterior open space is developed to accommodate programming activities.  The building design will accommodate a pedestrian overpass that will be constructed as part of the Wisconsin Institutes for Discovery project, and will coordinate with future development on this block that has been identified as part of the campus master plan.  The exterior design will also provide space for and coordinate with a future inter-modal transportation hub that will include a bus stop, commuter rail stop, and bike station.

The project relocates major utilities including campus steam, chilled water, power, signal, and city water in order to accommodate the construction.  A portion of the steam, signal, power, and storm sewer that presently lie beneath Orchard Street may need to be relocated to accommodate access to the below-grade parking ramp.

For the duration of the project, a limited number of essential functions including SOAR, Campus Photo ID Operations, the Cash Office, meetings, and storage will be relocated or scheduled at other campus spaces.  Food service will be provided by existing deli operations in several buildings in the vicinity of the south campus.  Non-essential functions will be temporarily discontinued.

The long range plan for the Wisconsin Union calls for renovation of the theater, central and commons (east) wings of the Memorial Union, and will focus on architectural restoration and infrastructure upgrades.  Therefore, in order to provide a comprehensive and coordinated approach to all work being undertaken for the operations of the Union in both locations, the design for the new Union includes conceptual design of future Phases II and III – renovations of the central and the commons (east) wings.

Memorial Union Theater Wing Renovation:  This project restores and renovates the theater wing, located on the west side of the Memorial Union.  A majority of the work addresses the building infrastructure in the theater wing, including replacement of the deteriorated roof, window, and curtain wall; cleaning and repair of exterior stone, terra cotta and glass block; tuckpointing; replacement of external architectural lighting systems; and repair of damaged exterior soffits and fascia.  Building plumbing, mechanical, and electrical systems are repaired, upgraded, or replaced.  Hazardous materials are abated, life safety and security systems are upgraded, and improvements are made to meet current ADA requirements.

The project includes restoration and renovation of the Union Theater and the Play Circle Theater.  Seating, sound, and lighting systems are replaced and “back of house” spaces are reconfigured and expanded.  The box office, craft shop, and studios A, B, and C are also reconfigured to meet current needs.

New construction includes the addition of space between the central wing and the theater wing, similar to a project that occurred in the 1960s, when an infill project was constructed between the central wing and the commons (east) wing.  This infill project provides new public restrooms, elevators and stairs, and needed access between the box office and the Union Theater that is now lacking.

Other project components include construction of an accessible entrance on Langdon Street, re-grading of the existing bike circle, and relocation of bike parking.  Improved and expanded program and activity space are constructed for the Wisconsin Hoofers.  New student lounge and event space, along with an expanded upper level terrace, are constructed above the expanded Hoofer area.


Because Memorial Union is a contributing building to the Bascom Hill Historic District, all work will be done in accordance with historic guidelines and requirements.


The Hoofers’ program and the campus-wide arts box office currently located at the Memorial Union will be relocated during the renovation.  Other union functions in the theater wing will be moved to the new Union South or will be temporarily discontinued for the duration of the project.  Student Print will be permanently relocated to University Square.

3.
Background:  Recognizing the need to take a comprehensive look at the aging Wisconsin Union facilities, in 2001 the Wisconsin Union hired a consulting team to conduct a master plan study of both Union South and Memorial Union.  This master plan considered the condition of existing facilities as well as student and other user impressions and expectations.  This master plan identified a number of major functional deficiencies with Union South that, combined with an aging infrastructure, suggested the need for a replacement facility.  The Union Council retained the campus master plan consultant to undertake conceptual planning and preliminary programming for a Union South replacement project.  The Wisconsin Union Master Plan also identified infrastructure, functionality, and space deficiencies in Memorial Union that needed to be addressed.  In October 2006, the student body voted to increase their segregated fees in support of constructing a new Union South and renovating the Memorial Union theater wing.

Union South:

Built in 1972, the 66,800 ASF/113,000 GSF Union South sits on the corner of Randall and Johnson Streets in the heart of the engineering and technology area of the UW-Madison campus, and adjacent to the site of the Wisconsin Institutes for Discovery.  The brick and concrete structure consists of a basement and three levels, and is roughly half the size of its better known companion, Memorial Union.  The building has had a series of minor remodeling projects over its life, including a small food service addition that was constructed in the late 1980’s.


Union South accommodates approximately 7,500 users per day, roughly half the daily traffic of Memorial Union, and offers a variety of programming for students, faculty, and staff.  Students have access to bowling and other recreational activities in a lower level Games Room.  Lounge spaces for informal socializing are provided on all levels.  Group meetings, ranging in size from two to 400 participants, can be scheduled in Union South’s eighteen conference rooms.  Three separate restaurants serve 2,300 customers each day, and fourteen guest rooms are available for campus visitors.  

Union South is the base of operations for the new student orientation, advising, and registration program (SOAR), and is also home to the GUTS tutorial service, Youngblood Blood Donation Center, and a student government-managed student organization space.  The campus Photo ID office is housed at Union South, and the Division of Information Technology (DoIT) operates a computer lab for students in the building.

Memorial Union:  The 120,800 ASF/216,000 GSF Memorial Union was completed in 1928 and is an architectural icon on the Madison campus, second only to Bascom Hall.  As the center of student life at the UW-Madison, the union is home to theaters, food service operations, large gathering spaces, art galleries, guest rooms, and student activity and organization spaces.  The Memorial Union was the first UW-Madison building to incorporate the concept of segregated fees to support non-academic services desired by students.  In the 1920’s, more than 50% of the students on the Madison campus donated $50 each, today’s equivalent of $500, to build the original union building.

The Union Theater wing, which constitutes approximately one-third of the total building size, was opened in 1939.  The 1,300 seat theater has long been a center for the arts, not only for the UW-Madison campus, but for the Madison community and the state of Wisconsin.  The theater is an integral part of the Memorial Union, drawing the arts into the daily life of the campus, and reflecting a vibrant kaleidoscope of arts, politics, public discussions, and ceremonial occasions.  In addition to the Union Theater, the theater wing accommodates all back-of-house services to support the theater and the Play Circle, which is a small cinema and theater venue.  The wing also includes spaces for meetings, student organizations, Student Print and artwork storage, and the Wisconsin Hoofers shops and training space.

Since construction of the theater wing, although ongoing minor maintenance has occurred, major modifications have been relatively few.  A project in the late 1980s replaced the theater lobby window and doors and provided cosmetic upgrades to the lobby space.
4.
Analysis of Need:
New South Union:  Union South was intended to be a welcoming and comfortable center for campus life, serving users on the south side of campus, and relieving pressure on use of Memorial Union.  However, limitations of the present facility prevent Union South from effectively meeting these goals.  The building design is both inflexible and confusing, causing confusion for users of the building’s services and amenities and inhibiting ready solutions to wayfinding.  Interior finishes and basic design features are very dated, but difficult to change.  A variety of piecemeal projects have been undertaken to improve the facility’s physical appeal, but the basic design inhibits a comprehensive solution.
Union South’s building systems are inefficient and at the end of their usable lives. Lighting, audio-visual and mechanical control systems are not flexible enough to meet the facility’s multi-purpose use requirements.  Fire and life safety systems fall well short of current standards, and the building is not fully ADA-compliant.  Accessibility, especially to restrooms, is marginal and the irregularly-configured and multi-leveled floor plans make the building confusing and difficult to navigate.  Over thirty years of heavy use have taken a toll on finishes.
The Wisconsin Union is the primary provider of meeting space for student organizations and campus departments.  Services such as registration, audio-visual support, and catering, in conjunction with meetings and conferences hosted in both union buildings provide a significant income stream.  However, Union South’s current meeting facilities no longer meet campus expectations.  The number and size of rooms, along with the technology available, no longer meet the needs of academic conferences, football season festivities, graduation functions and an increasing demand for catered events. 

The building’s ability to host conferences is limited by its 250 seat maximum capacity for banquet seating, and its lack of suitable space for exhibits.  Large conferences are forced to reserve more costly off-campus venues.  Limited, large spaces are often overcrowded.  Basic expectations of adequate lighting systems, acoustic separation, access to daylight, and wireless connectivity, cannot be met.  To remain viable both in terms of overall service mission and the long-term business plan, the Wisconsin Union must expand both its capacity to host academic conferences and to meet the growing demands of student organizations, departments and faculty, for access to meeting space for their programs and events.

SOAR is often the first and most significant experience of new UW-Madison students and their parents, with an annual attendance of approximately 15,000.  SOAR’s requirements for space at Union South require all of the assignable rooms and most of the public gathering spaces for the duration of its schedule.  A design that would adequately provide space for the SOAR program and its administrative staff in a single location would significantly enhance the participants’ experience and provide substantial cost-savings.
Although leisure and recreational activities have always been an important component of student unions, Union South no longer serves these functions well.  In addition to being difficult to find, Union South’s recreation space has outdated equipment.  Bowling equipment is original, and eight lanes are not adequate to meet the demand.  An increase to twelve lanes will facilitate instruction, league, and tournament activities as well as increase revenues.  
While new student activity space is being constructed in University Square, it is intended to serve about only 100 of the over 600 registered student organizations on campus.  There remains a significant unmet need for student meeting spaces.  The Wisconsin Union provides support for a vast variety of these student organizations; however, these club and organizations are currently accommodated in overcrowded spaces that are poorly suited for the activities.
Food service is an essential revenue generator for the Wisconsin Union.  However, existing food venues in Union South do not provide the quality, variety and value expected by customers, and are scattered inefficiently around the building, leading to customer confusion and inefficient operations.  Once again, the existing building configuration of Union South prevents a ready solution to improved food service and limits the flexible design that is necessary to respond to changing consumer preferences, both of which challenge the financial viability of food service operations.  In addition, food and entertainment often go hand in hand.  Food often is a complement to programs and activities, with dining spaces serving as venues for programs such as dance, film, and music.  Successful entertainment programs can serve as an appealing alternative to Madison’s night scene.  However, present food service facilities lack suitable ambiance to draw people there for the informal gathering and mingling that is so much a part of campus life, and existing dining rooms are too small, poorly configured, and poorly equipped to adequately support film, dance, and music programs.

The Wisconsin Union already successfully partners with a variety of campus departments. However, limited space and inadequate facilities prevent further development of these activities at Union South.  A new South Campus Union could accommodate a significantly expanded DoIT (Division of Information Technology) computer lab and provide new space for DoIT’s retail store.  Additional space could include room for potential retail activities such as a branch of the University Book Store, a copy service, and expanded Photo ID services.
The development of the Wisconsin Institutes for Discovery as well as improvements to the Engineering campus and the growth of biological science buildings along Henry Mall make this site an ideal location for a consolidated block of guestrooms.  Fourteen guest rooms are currently located in Union South and another six in the Memorial Union; however, that number is not adequate to support campus initiatives or to provide the minimum number necessary for a cost-effective operation.  Therefore, the business plan of the union identifies 120 guest rooms as an optimum number.  Upon completion of the new guest rooms, the six guest rooms in Memorial Union will be eliminated.  The university is currently investigating options for operating these rooms, including contracting with a private-sector hospitality company.
The 270-stall parking ramp will replace staff parking lost due to construction of the new union and the initial phase of the Wisconsin Institutes for Discovery (WID) project.  The overall goal of the university is to maintain current levels of staff parking in this area, including stalls that will be lost to future phases of WID.  Visitor parking in this ramp will serve the guestrooms and WID.
The Campus Master Plan suggests that Union South’s capacity to meet the growing needs of the southwest campus have lagged behind the site’s full potential.  The location of the Wisconsin Institutes for Discovery adjacent to the site further justifies the need for significant improvements and increases in capacity for Union South.  The difficulty of expanding the existing building; the functional and infrastructure obsolescence of the existing building; the poor basic design, configuration, and appearance; and the significant costs that would be associated with attempting to rectify these problems have led to a decision that further investment in Union South is not justified.  Replacement is the best long term solution.

Theater Wing Renovation:  The Wisconsin Union Theater has played a critical role in the arts community of the university and the greater Madison area for nearly seventy years.  Long known for its excellent acoustics and sight lines, the theater is very heavily used by a diverse mix of audiences, filling a strong need on the campus for a performance venue of this type.  In recent years, however, there have been significant changes in the number and quality of theater venues in Madison such as the completion of the Overture Center for the Arts.  As a result, audience expectations have increased.  These changes create challenges for the Union Theater, which has not been updated, that must be met if it is going to continue to play a vital role on campus and in the Madison arts community in the future.

Entry to the theater wing is not intuitive, being located on the rear of the building, and there is no sense of arrival or welcome.  Additionally, the wing is not ADA compliant, posing difficulties for users.  For example, the box office area is not wheelchair accessible.  The box office entrance was never intended to be a primary entrance for Memorial Union, but as campus traffic patterns have changed, more than a third of Memorials Union’s thousands of daily visitors now use this entrance.  As a result, this small corridor is often congested, interfering with box office operations.  The entire wing suffers from inefficient circulation patterns, lack of effective connectivity, and the lack of a publicly accessible elevator.
With no substantial renovation of this wing since it was initially constructed, the theater wing’s entire plumbing, mechanical, and electrical infrastructure is long past its usable life and in need of replacement.  The basic building systems are antiquated and not flexible enough to meet the facility’s multi-purpose use requirements.  Fire, life safety, and security systems fall short of current standards.

The theater’s production equipment is also original.  Both the Union Theater and the Play Circle require new film projection equipment as well as new sound and lighting systems to support their place as a prime venue for film festivals.  The stage surface also needs to be replaced.  Other spaces in the theater wing are not particularly well-suited for existing functions, but provide opportunities to add critically needed meeting, administrative, activity, support and storage spaces for the Wisconsin Union.

The shop/repair space currently available to the Hoofers is poorly ventilated and inadequate in terms of storage and locker/changing space.  Expansion of this space will expand Hoofers’ lakefront presence and provide them with additional storage space for their materials and equipment, better ventilated repair space, and much needed meeting space.  In turn, expansion of the Hoofers' space provides an enlarged upper outdoor terrace with better connectivity to the existing terrace.  The lakefront lounge will provide a student-oriented large event space and will support theater activities when needed.

Given the iconic status of the Memorial Union and its suitability for long-term use, continued investment in this facility is wise.  Recent projects have improved dining, lounge, and meeting space.  This project addresses the highest priority needs and, with future projects, will provide for many years of continued use of this building.


Although the projects for a new South Union and the Memorial Union Theater Wing will be implemented independently, both projects must be sequenced in such a way as to minimize temporary relocation and/or disruption of necessary services.  Due to this linkage between projects, both projects are included as part of this request.
5.
Alternatives:  The following alternatives were considered before deciding that the 
present project was the best long term solution.
a.
Do nothing:  This alternative is not viable because the cost of delaying the refurbishment of Memorial Union will only increase over time, and deferred maintenance has already reached a critical juncture.  Union South currently does not meet the needs of the campus, especially those expressed by students in the recently compiled results from the electronic survey of the entire student body.  Planned development surrounding the site will only increase demands for space and activities at the Union South facility, which the present building will not be able to accommodate.
b. Remodel existing Union South instead of replacing it:  This option was studied as part of the master planning exercise for the Wisconsin Union.  That plan indicated that the cost for significant renovation of the structure, when escalated for inflation, approached that of new construction, yet could not address many of the design deficiencies inherent in that facility.
c. Restore Memorial Union Theater Wing only:  This alternative is not viable because while Memorial Union would benefit greatly from renovation, the campus would be left with a dysfunctional Union South which does not meet the current or future needs of the south campus. 

6.
Schedule:
	
	South Campus Union
	Memorial Union Theater Wing

	
	
	

	A/E Selection
	May 2007
	March 2008

	Completion of Program Verification/Concept 
	August 2007
	July 2008

	Completion of 35% Design Report 
	March 2008
	February 2009

	BOR/SBC Authority to Construct
	April 2008
	March 2009

	Bid Demolition
	July 2008
	October 2009

	Start Abatement/Demolition 
	September 2008
	December 2009*

	Bid Construction
	January 2009
	March 2010

	Start Construction
	February 2009
	April 2010*

	Construction/Substantial Completion
	December 2010
	March 2012

	Occupancy
	January 2011
	April 2012

	
	
	

	* It is anticipated that demolition and construction of the union theater portion of the theater wing would not begin until after completion of the new south union in January 2011.


7. 
Project Delivery:  The combination of a complex but aggressive schedule, the difficulties of demolition and construction of a large project on a constricted site, and the difficulties of renovation work in a historic structure, will require an unusual amount of coordination and project control.  Construction-manager-at-risk is a delivery method that would offer a single point of responsibility and better coordination than the traditional state project delivery method.  Consequently, a waiver of §16.855 under §13.48(19) will be sought to allow for construction-manager-at-risk project delivery.
8.
Estimated Costs:
a.
Project Budget Summary:
	
	South Campus Union
	Memorial Union Theater Wing

	Budget Item
	%
	Cost
	%
	Cost

	Construction 
	
	$65,940,000
	
	$39,236,000

	Demolition and Abatement
	
	952,000
	
	179,000

	A/E Design Fees
	7.0%
	4,682,000
	7.0%
	2,759,000

	Other Fees
	
	1,638,000
	
	1,088,000

	DSF Management Fees
	4.0%
	2,863,000
	4.0%
	1,711,000

	Project Contingency
	7.0%
	4,682,000
	8.5%
	3,350,000

	Moveable & Special Equipment
	
	6,724,000
	
	3,547,000

	Percent for Art 
	0.25%
	       219,000
	0.25%
	        130,000

	Estimated Total Project Cost
	
	$87,700,000
	
	$52,000,000


b.
Impact on Operating Budget:  The new South Campus Union will be over twice the size of Union South, but will be a more efficient building to operate.  This building will result in an estimated $1,176,700 annual increase in utility, maintenance, and custodial costs as follows:

	
	Est. Cost
	FTE

	Utilities
	$161,300
	

	Custodial
	572,100
	7.5

	Maintenance
	     443,300
	  3.5

	Totals
	$1,176,700
	11.0


The plan for the new South Campus Union has been developed in such a way that the needs of students can be met without requiring an increase in fees for operations of the facility.  Food service, retail operations, and guest room operations should generate a significant amount of income that will subsidize other parts of the facility that do not earn revenue.  Thus it is anticipated that future segregated fee increases for operations will only be increased for inflation. 
The Memorial Union portion of the project is not anticipated to result in any increase in operating costs but should actually decrease operating costs as more reliable, efficient, and lower maintenance systems and equipment replace obsolete components.  In addition updates and enhancements to revenue-generating spaces will improve marketability of those spaces.
c.
Fee Impact:  A student referendum passed in October 2006 approved an increase of student segregated fees by approximately $48 per semester for 2 years and then $96 per semester for 28 years.  Debt for the renovation work will be retired after 20 years while debt for the new construction will be retired over a 30-year period.  Parking fees for the new parking structure are anticipated to be comparable to those for other recently completed campus parking structures.

9.
Previous Action:  None.
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