
JUDGE DOYLE SQUARE
MADISON, WISCONSIN

Response to Request for Proposal 
May 1, 2015



Ju
dg

e 
D

oy
le

 S
qu

ar
e,

 M
ad

is
on

, W
is

co
ns

in



www.vermiliondevelopment.com 
401 N. Franklin Street, Suite 4 South  •  Chicago, Illinois 60654

 

May 1, 2015 

City of Madison Department of Planning & Community & Economic Development 
Office of the Director 
Room LL100, Madison Municipal Building 
25 Martin Luther King Jr. Boulevard 
Madison, WI 53703-3346 

To Whom It May Concern: 

Vermilion Development is pleased to submit this response to the Judge Doyle Square request 
for proposals. In the attached document, Vermilion details the members of its team, their 
collective qualifications and experience, our preliminary design, our financing plan, and our 
references. 

We look forward to discussing this proposal with you in greater detail. Should have any 
questions, please do not hesitate to contact me at (312) 239-3534. 

Thank you. 

Sincerely, 

�  
Dave Cocagne 
President/CEO
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Proposal Invalid Without Signature

SIGNATURE OF PROPOSER: DATE:

NAME AND TITLE OF PROPOSER: COMPANY NAME:

TELEPHONE: ADDRESS:

E-mail Address:

Person to Be Contacted If There Are Questions about Your Proposal
(if different from above)

NAME: TITLE:

TELEPHONE: E-mail Address:

David Cocagne, President/CEO

5/1/15

Vermilion Enterprises, LLC d/b/a Vermilion Development

312-239-3534 401 N. Franklin, Ste. 4S

Chicago, IL 60654

Same as above

dave@vermiliondevelopment.com

IGGGGGGGGGGGGGGGGGNATNANANANANANANANNNANNANANANANNNAANANNAAANNAAAAAAAA URE OF PROPOSER:

AME AND TITLE OF PROPOSER
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Organization Name

Project Name

Address (include ZIP)

Contact Person Phone No:

E-mail: FAX:

Contract Period

Services Provided

Organization Name

Project Name

Address (include ZIP)

Contact Person Phone No:

E-mail: FAX:

Contract Period

Services Provided

Organization Name

Project Name

Address (include ZIP)

Contact Person Phone No:

E-mail: FAX:

Contract Period

Services Provided
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Chapter 1 – Development Venture and Team

EXECUTIVE SUMMARY

Vermilion Development is pleased to submit this response to the City of Madison’s Judge Doyle 
Square request for proposals (“RFP”). Vermilion has assembled a team of professionals with deep 
experience in developing transformative, mixed-use projects; expertise in structuring public private 
partnerships; an understanding of community engagement; sensitivity to surrounding architectural 
context, especially historic structures; and a commitment to sustainability. Marcus Hotels, Eppstein 
Uhen Architects, Tri-North Builders, Siegel-Gallagher, and Vermilion comprise the heart of the team, 
6�	#� �����
��������7� ����	�
�	���7� �����7� ���� ������������������������������� �
����	8� "#�� 	���9��
:
������	��������������������������	���������	#�����������8

!��������9������������	�������	��
������	#��'�	�9��������	���������<
�����������:
���8��	������������
=>=?�����@�����		�K������#�	������-���%�>>7�����������������	�������	��	�����������	��������-
	�����		������������	#�������	�����	�@������"������8�"#�	�#�	���6������	�����	���������+���%��������-
ment with the convention center, broadening the meetings and events that it can attract. The plan 
����	�����	�����������%���7���������������+�����������	���	���������	#�����������8�����	#��������?
���
projects, Vermilion has enjoyed success at populating space with a high quality mixture of retail uses, 
and it will employ a similar merchandising strategy for Judge Doyle Square. The plan also adds retail 
	����	������Q�������	���	�8��������	����	��	#��#�	������-���%�>>7�!��������9��������	�����������	��	��
	#����	��6�	#��������	�������������	�6�������-���%�XYZ8�"#����
����6��������������=[\]���	���	��	��	#��
project.

!��������9��������#���������������	����%���7�����6����	#��'�	��	���������X>=���������������������	�
���%���������� 	��������	������� 	#��^��������	����	����%��������8� �_
���#���������������6�� 	#��
���%����$	���	��	������	�����������
�����Z=Y����%�������������������+
	�	#�������	#�����	#�����������-
ment. It also provides a bicycle center for those who prefer a less costly, more environmentally friendly 
means of transit. From an economic development perspective, preliminary estimates indicate that the 
development will generate approximately $3 million of annual property taxes.

�������	�
�	���� 	#������&��	7�!������������� �	�� 	�������������		��� 	��+��	�����	����� ���6��%������
utilization and labor harmony. Vermilion and Tri-North Builders have consistently met or exceeded 
	#����@-�\Q-�������7�����	#���#������	�+���#������������	��	����	������	#������&��	8�*
�	#��7�6������
committed to ensuring labor harmony, and we intend to utilize union labor for the project.

"��+�����	#�����&��	�	�������	�7�!���������#������
��������������	�������������+	������:
�	����������8�
"#��#�	��7���	���7��������	���7������������������	�7�6#��#�	�	������������	����{X|]���������������&��	�
���	7�6����+����������6�	#�]Y}���+	�����|Y}��:
�	�8�������������������������&��	�����������	��	#�	�
	#����
����������������������+��7����������������������	����	��������+	�����	�����
�������������
���8�
���%����6����+����������6�	#�	#�����%����$	���	�9�����#�+������������
	
���"�*�������	�8������	��	��7�
!��������9�� ��������������
	���~����
+���� �������������
������� ���� 	#�����&��	9�����%��������+�������
components. 

In sum, Vermilion has assembled a team with demonstrated success in executing transformative, 
�����?
��� ���&��	�8� _
�� ����������	� ������	� �
������ 	#�� '�	�9�� ����� ��+�	����� ���� <
���� ������
�:
���7�����6��#������������������������������	#�	����+����	#������+�	�����	��+���
������8�Q�����%�
���6����	��	#�������	
��	��	��6��%�6�	#�	#��'�	�����@����������	#�����	���	������&��	8
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Chapter 1 – Development Venture and Team

VERMILION DEVELOPMENT
Vermilion Development is one of the Midwest’s pre-eminent specialists in 
community-oriented mixed-use projects and public-private partnerships. 
Vermilion has successfully elevated the economies of a growing number of 
communities with projects that blend creativity, thoughtful planning and design.  
@
���'_�"
'"���
!��'_'
^����|X=?=|�?|Z|[

EPPSTEIN UHEN ARCHITECTS
����	����$#���(��$
�)�������
�	�?����	������#�	��	
��������	#�	����������
6��%����������	��	#��
�#�
	�	#����
�	��8�"#������#���������������������6��
	#��
�#��
�����
�����	��������	�������	#��%������
�	��������Q��%�����7�

Education, Healthcare, Living, and Science + Technology.
@
���'_�"
'"���"�!���_���
$�����Y>?[[=?Z|ZY

S I E G E L - G A L L A G H E R
Building Appreciation

TRI-NORTH BUILDERS
Tri-North Builders was founded in Madison, Wisconsin, in 1981 as a General 
'��	���	��������+��	#������������6�	#��������������	#���
	
����������	�
�	���8�*���
over thirty years, Tri-North has continuously expanded its services to include 
pre-construction, general construction, construction management, design-build, 

independent cost estimating, and LEED® consulting services. 
@
���'_�"
'"��"_@�"�
������Y>?=]X?>]X]

MARCUS HOTELS & RESORTS
Marcus Hotels is a compelling force in the hospitality industry with expertise in 
management, development, and historical renovations including a wide variety 
of properties ranging from city center meeting hotels to upscale resorts. Our 
team collectively brings experience in developing and operating luxury hotels 
���������	�����6����������������+����������	?������#�	���8�_
����~�����+����

��	�������������������	������������������������
��#�����7�	��#������7�����
���%�	���7���	�6���������#	?��~���	��������������������		��	���������������
management involvement at every hotel we operate.
@
���'_�"
'"����!���^
��
^�����[X[?�YZ?X=YY

SIEGEL-GALLAGHER
������X��Z7�����������	#��
�#�
	�	#��$��	����	�	���#���������	����������
Siegel-Gallagher’s commitment to meet their real estate needs. With an 
emphasis on creative problem solving and building long-term relationships,  
Siegel-Gallagher expertly guides its clients on the journey to reach their 

ultimate real estate goals.
@
���'_�"
'"���
!���-�������[X[?=]Y?[X=Z

Our Development Team
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Chapter 1 – Development Venture and Team
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grounds and history.

!�����������	��������7���'��\+\��!�������������������	����	#��
proposer. It will form one or more special purpose entities to 

����	�%��	#�����&��	8�������'����������	#���
	#���~��������	����
����!�����������	��������������	�������	��8�

"#��%������+�������!��������9��	��������!�������������������	7�
Eppstein Uhen Architects, Tri-North Builders, Marcus Hotels 
�������	�7�����������?^�����#��8�-��%���
����������	�������
���#��������������������	#��������	#�	������68�

The team is augmented by several other professional service 
����7�6#��#�����
���

- William Blair & Company, Financial Advisory
- HFF, Financial Advisory
?�!���+��#���
������	��7���	�\'����������������
?�@��#�����-
�����
�������7��
����\��	������
	
?��������%��������7�����������������
- Halvorson and Partners, Structural Engineering
- Oneida Total Integrated Enterprises, Structural Engineering
- JDR Engineering, Inc., MEPFP Engineering

Chapter 1 – Development Venture and Team
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Chapter 1 – Development Venture and Team

Development Team

Vermilion Development

Vermilion Development is one of the Midwest’s pre-eminent 
specialists in community-oriented mixed-use projects and 
public-private partnerships. It has successfully transformed 
��������	
	����
	���


�	���
	���
�	������
�	�������
����
��-
������
 ����	
	����
 	������	��
 ��������
 ��
 �����	��
 ���

public-private partnership has enabled it to succeed in 
����
���
����
�	����
�
���	���������

����
������
��
	�
����
����
!�����
"�����
���
��
���

���-
���
�	�������
�������	�

����
�������
	�
"�	����
�	���

the recession ($140 million). That project has received 
numerous industry awards, has been featured in an Urban 
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attention from the Wall Street Journal and the New York 
Times. Vermilion has also accumulated a portfolio of 3,000 
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to accomplish their real estate objectives, despite unprecedented 
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Vermilion’s entrepreneurial philosophy and temerity have 
enabled it to succeed where others have failed.
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Chapter 1 – Development Venture and Team

Eppstein Uhen Architects
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focused staff expertise in the key industries of Workplace, 
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Since our 1907 inception, we have actively worked to retain 
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Development Team
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Chapter 1 – Development Venture and Team

Development Team

Tri-North Builders

Tri-North Builders was founded in Madison, Wisconsin, in 
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vision for the future of construction. For over thirty years, 
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Because our expertise encompasses every facet of the 
construction process from conception to completion, each 
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innovative, multidisciplinary approach that far surpasses 
���
�����	
	�	��
��
�
����	�	���

���������	��
��������


A��
 ��
 ���
 �����
 �����
 	�
 �����	���
�
 ���	��
 ���
 �����

���������	���
 A��
 ����
 	�
 �����
 ���
 ����
 2��*
����-
able and practiced in the industry. Many of our project 
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who actively promote sustainable construction methods 
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our own LEED®
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also provide owners with a valuable analysis of life cycle cost 
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methods, materials, and systems. 
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Chapter 1 – Development Venture and Team

Marcus Hotels & Resorts

Marcus Hotels and Resorts (MH&R) will become a Development 
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projects  proposed for  Block 88. With a considerable presence 
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Resorts as a partner on the hospitality elements we pro-
pose. MH&R is a wholly owned subsidiary of the Marcus 
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(traded on the NYSE, symbol MCS) based in Milwaukee, 
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Development Team

Siegel-Gallagher
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- Vermilion Development (Master Developer) 
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- Eppstein Uhen Architects (Lead Architect) 
  Steve Holzhauer, Principal

- Tri-North Builders (General Contractor) 
  Tom Thayer, President & CEO
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����	�����������	��(��	������������\_����	��) 
  Kevin Gallagher, Senior Corporate Director, Project Development
 
- Siegel-Gallagher (Property Manager) 
��������-�#�%�7���������	

(��������	
�)�	����
���������%���
Vermilion Development
[YX��8�*���%�����	���	7��
�	��[���
	#
'#�����7�����Y�Z[
|X=?Z=Z?>>Y>
%����8���%�����������������������	8���

$��%��
�*�	
��

Dave Cocagne
Vermilion Development
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Development Team - Vermilion Development

Dave Cocagne, CFA
President and CEO
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Development Team - Vermilion Development

Darrin Jolas
Director of Leasing and Development
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Steve Holzhauer, AIA, LEED AP, BD+C
Client Executive : Principal

Steve is an enthusiastic and creative leader, informed by pas-
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Featured Projects:

Ovation – Madison, WI
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Development Team - Eppstein Uhen Architects
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Featured Projects:

Boston Lofts – Milwaukee, WI
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Development Team - Eppstein Uhen Architects

J. Christopher Gallagher, RA, LEED AP 
Senior Design Architect : Design Principal
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Ovation – Madison, WI
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and a residential complex.

25



Chapter 1 – Development Venture and Team

Tom Thayer
President and CEO

Tom Thayer is one of three founders of Tri-North Builders. His 
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sonally monitors the activities of projects and provides whatever 
resources he deems necessary for the project to run smoothly. 
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Project Experience (Abbreviated List):
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- City Center West - Madison, WI
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- Galaxie - Madison, WI
- Grand Geneva Resort & Spa - Lake Geneva, WI
- Greenway Station - Middleton, WI
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- Hilton Milwaukee City Center - Milwaukee, WI
- Holiday Inn City Center - Milwaukee, WI
- Lussier Community Education Center - Madison, WI 
- Milwaukee Theatre Renovation - Milwaukee, WI
- Sheraton Hotel - Madison, WI
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- Treysta on the Water - Monona, WI 
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Development Team - Tri-North Builders
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Development Team - Tri-North Builders

����������%7�����® AP
Project Executive

Darren works on all sides of a project from pre-construction 
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in our commercial construction division. He focuses much 
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and that their expectations have been meet.

Project Experience (Abbreviated List):
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- City Center West - Madison, WI
- Family Centers - Madison, WI
- Grand Geneva Resort & Spa - Lake Geneva, WI
- Hilton Milwaukee City Center - Milwaukee, WI
- InterContinental Milwaukee - Milwaukee, WI
- Marriott Courtyard - Madison, WI
- Michael Best & Friedrich - Madison, WI
- Sheraton Hotel - Madison, WI
- Stafford Rosenbaum - Madison, WI
- The Galaxie - Madison, WI
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- Treysta on the Water - Monona, WI
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- UW Health - Madison, WI
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Chapter 1 – Development Venture and Team

Bill Pennoyer, LEED® AP
Senior Project Manager

Bill offers more than thirty two years of experience in Con-
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- Galaxie - Madison, WI
- Guarantee Bank - Various Locations
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�
L���	�����
P
���
�
���	����
L%

Development Team - Tri-North Builders
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Development Team - Marcus Hotels & Resorts

Kevin Gallagher 
Senior Corporate Director, 
Project Development 
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Development Team - Marcus Hotels & Resorts

Gregory S. Marcus 
President and CEO
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The Marcus Corporation, a Milwaukee-based company that 
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and Resorts. The company’s common stock is listed on the 
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Greg Marcus currently serves as:
- Director of the Greater Milwaukee Foundation
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- Director of the Milwaukee Development Corporation
- Director of the United Way of Greater Milwaukee
- Director of the Greater Milwaukee Committee
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- Honorary Board member of Betty Brinn Children’s Museum 
- Trustee of The Wisconsin Conservatory of Music
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Law in 1989. 
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Development Team - Marcus Hotels & Resorts

Bill Reynolds 
Sr. Managing Director, MCS Capital, LLC
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Group and Meristar Hospitality Corporation, a NYSE-traded 
REIT. Bill Reynolds serves on the Hotel Development Coun-
cil of the Urban Land Institute (ULI).
 
Select Project Development and Acquisitions Experience:
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- Inn at Morro Bay, Morro Bay, California
- Wyndham Milwaukee (now Intercontinental), Milwaukee, Wisconsin
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- Marriott at Vanderbilt, Nashville, Tennessee
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Development Team - Marcus Hotels & Resorts

Joseph S. Khairallah 
'#����_����	����_����7�@���
����	����
& Resorts

������
<�
���	��

��
	�
��	��
������	��
������
��
������
!�-
tels & Resorts, the hospitality division of The Marcus Corpo-
ration. He is responsible for the company’s hotel and resort 
operations and oversees the company’s  operations Vice 
P���	������
��
��
���
���2��	���
���������	��
���/���
���-
��������
%'�
���
�����������
������

���
 /�	���
 ���
�������
 	�
zqC�
 ��

�*	��
�
�	��	���	����

�q�����
 ������
 *	��
 !����
 !���
��
 *����
 ��
 ��	���
 �����-
�	��
 �����	����
 �����	��
 ����	��
	��
 ���	������
 ������

six continents and 44 countries. He most recently served 
as vice president of rooms, spa and security for the Hyatt 
5���	���
[�����
%�
��	�
��
��
��
���������
�F�
����
��
����-
��*
CQQ
�������	��
���
�q
��	��	��
�����
���
�
����
�

���

��
�
	�
����	��
���
��*

�����
5����
���	
��
L�	
��
������

	�
L�	
���
!�*�		�


K��	��
�	�
������
*	��
!�����
��
������

as vice president of rooms for the company’s international 
�����
*����
��
*��
�������	�
�
���
CCQ
����
�
������
���

�
����
!�
�
��
������
��
������

�������
��
���
!����
~�-
�����
 	�
�������

*����
��
������*
�
��
�	��	

	��
��

��

�������	��
���
�������	��
��
���
���������
!�
�
�����
���

��������
��������
����

����	���
	�
�	�
�����
*	��
!�����


���
 ��	���
 �	���
�
 	�
 ���	��
 ������	���

 ����������
 ����

������
 ���
������
 	������
 �������	
	���
 ���
 ����
�
 	�
 ��

������	���

��������
�����	�����

<	���
���	�	��
��
������

Hotels, he has spearheaded a number of successful cus-
������	�����	��
	�	�	��	���
	��
��	��
��


���
��
���������-
�	��
HP<
����	��
���
�
�	�	��

��*������
�
������
��

��

P����~������

32



Chapter 1 – Development Venture and Team

Development Team - Marcus Hotels & Resorts

Peggy Williams-Smith 
Vice President, Food and Beverage
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Development Team - Siegel-Gallagher

John Matheson 
'#����_����	����_����

���
��������
���
����
	�
�������	�

��������
����������

�	���
CEF�
���	��	��
*	��
���
��
���

������
��


����
�����`
��������
	�
���
7�<�

L	��
��
�	�
<	���
}
5����	����
8
����

<	���
P�������
[����;�
��������
���2����
���
�������

����
��
 ���
 
������
���
����
�������	��
���
����
��

�
 	�

������

 ������
 	��
��	��
 '�����
 +
��	���
 L	�����	��
 %

	��	��

���
%��	���
������
/�	�	��
<	���
�[�

�����
����������
"��-
pany as a partner. 

Mr. Matheson improved policies and procedures and created 
�
�
������
��
���*
���
�������

������	��
���

�����
������
���

��
����	���
�
������
�������	���
K��	��
���
������
������	�

��*�����
*	��
����
������	��
��������	���
<	���
�[�

�����

���
���*�
����
�

���

�	
*��2��
�����
����������
�������

��
�
�����
�
���	���

�������
	�
���
������
*	��
������
	�
�	
*��2���

"�	�����
���
���	����



Mr. Matheson has specialized in property turnarounds, renovations, 
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Reggie Belanger
Senior Vice President - Residential
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an active member of the Urban Land Institute, and is a mem-
ber of the company’s executive committee.
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Development Team - Siegel-Gallagher
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to execute successfully on this project.
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Chapter 2 – Experience of the Team to Successfully Undertake the Project

COLLABORATION VERMILION DEVELOPMENT HAS ASSEMBLED A TEAM WITH EXTENSIVE 
EXPERIENCE IN CATALYTIC, MIXED-USE PROJECTS; AN INTIMATE UNDERSTANDING OF 
THE MADISON MARKET; DEEP KNOWLEDGE OF PUBLIC-PRIVATE PARTNERSHIPS, THEIR 
FINANCING STRUCTURES, AND THE ATTENDANT COMMUNITY ENGAGEMENT PROCESS; 
SENSITIVITY TO SURROUNDING ARCHITECTURAL CONTEXT, PARTICULARLY HISTORIC 
STRUCTURES; AND A COMMITMENT TO SUSTAINABILITY.

The lead developer, Vermilion Development, specializes in mixed-use, public-private partnerships. 
From projects of small scale to large, multi-phased ones, Vermilion has developed projects throughout the 
Midwest that have anchored important commercial sites and catalyzed investment in the surrounding 
����8��	�#�����	������������	����6�	#���������������7�����
�����	�����������	���������7���6����%�	��
	��������	�7���	��������~����7����������������������7������	#������������	��������������#�����8�!���������

����	��%� 	#�� ������	�����������7������?
������&��	� ��� 	#��'#������ �����������
����� 	#�� �����	�
�����������6�	
��7�6����������������������	#��$�+�����������	�	
	�7� 	#����6����%�"����7�����
the Wall Street Journal. Each Vermilion project is designed to be sensitive to its surrounding context, 
��	���������#�	��	
�����7�+
	�	��	#������
��	���	�������8�"��	#�	����7�!������������6������%��6�������	��
ability to engage the surrounding community. Further, it has shown its commitment to environmental 
�
�	����+���	�7������������	#��@��6��	9�����	���������^�������&��	8��	�#��������������	��	�����	����
exceeded its MBE/WBE goals. 

Lead architect Eppstein Uhen�����������Q��������9�����	������������#�	��	�8�����	����#������������
numerous signature, mixed-use projects throughout Madison. Eppstein designs its buildings to respond 
to and complement the surrounding context. Extending on this principle, Eppstein is often involved in 
adaptive re-use of historic structures, preserving a site’s architectural legacy. It is deeply familiar with 
and committed to the community engagement process, and it has designed several projects that 
have anchored neighborhoods.
     
Madison-based Tri-North Builders completes the development/design/construction team. 
Tri-North has constructed several of the Madison area’s most complex commercial mixed-use projects. 
Through this experience, it has gained a deep understanding of the construction challenges 
associated with mixed-use projects. It has also constructed several developments involving public-private 
partnerships, giving it exposure to the unique attributes of these. In particular, it has consistently met 
or exceeded the MBE/WBE goals associated with such projects. It is also conversant with the public 
+���������������	#�	�6����+����:
���������	#�����%������������	����	#�����&��	8�*������7��	�#���������	��	���
���
+�	��	���������	���	�	���
�	����+���	�7���#������������^���������	��@�������#���:
��	���8

The team’s hospitality developer and operator, Marcus Hotels, is the manager of the only hotel 
connected to Monona Terrace. As such, Marcus Hotels has an intimate and unique understanding 
of the hospitality business associated with Madison’s convention center. This understanding will be 
critical to dovetailing the Judge Doyle Square hotel seamlessly with Monona Terrace’s lodging needs. 
@��6�
%��?+�����@���
�������	�������#�	�������	#���	�	�����Q��������7���������	�����������#	���	��	#��
�	�	�9��#����	���	�����%�	8�*
�	#��7��	������	���#�	����
�����������&���#�	���+������??����	��7�@�����		7�
Westin, and InterContinental – providing it a comparative perspective on which hotel concept will best 
�
�	�	#������������������	��������	#��@����������%�	8�*������7�@���
��#���6��%�����	���������6�	#�
both Eppstein Uhen and Tri-North Builders.

Siegel-Gallagher 6���������	��	#���������	���7���	���7������������������	�����	#�����&��	��
����	#����
������	���8������������������	#���	�	�9��������	��������	�6���?������	���������	�����������	�����8�
�	�������	����������	#������7���	���7��������	����(+�	#����������
�������������	)7������������������
asset types. Siegel has consistently won industry awards for the quality of its property management. 
�	�����	#����������	����6�������
���	#�����&��	���������	�����������	�������������8

In sum, the Vermilion team #����������
�����	�����������
+���������	�����	����#���7�%��6������
��� 	#�� ���������%�	7������������6�	#����#�
��7������	���	�� 	�� 	#���
���
����������
��	�7� ���������
strength, and other attributes that position it to execute successfully on a project of this scale and 
importance. Experience of each team member is further described in the pages that follow.
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Harper Court, Chicago, Illinois

Harper Court is a public-private partnership among the City of Chicago, 
the University of Chicago, and Vermilion located in the Hyde Park 
neighborhood. To create the South Side’s newest destination, 
Harper Court blends 225,000 square feet of commercial space, a select 
service hotel, and future phases that will incorporate 550,000 square 
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retail with an emphasis on dining and entertainment. As the largest 
private-sector investment of its kind on the South Side, it serves a 
number of surrounding communities.

Completed in 2013, the project has garnered accolades nationally, 
including feature articles in the Wall Street Journal, New York Times, 
and the Chicago Tribune. It was also featured in an Urban Land 
Institute case study, and it won the Chicago Food Depository 
Development of the Year award in 2013.

It generated 1,098 union construction jobs, and it created approximately 
280 permanent jobs. The University of Chicago also relocated 600 
University employees into the project. The project achieved a LEED for 
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The project’s public contributions included Tax Increment Financing 
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by the developer and the Canyon Johnson Urban Fund. An additional 
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pad improvements. Citi Community Capital and Private Bank provided 
senior debt totaling $65 million.

Chapter 2 – Experience
B.1. Demonstrate your capability, experience in planning, designing and constructing mixed-use 
urban scale projects similar to the proposed Judge Doyle Square. Include information for each 
land use element of the proposed project.
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Experience

University Hall, Indianapolis, Indiana
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a build-to-suit project incorporating academic and administrative 
space for the Indiana University administration, the Lilly Family School 
of Philanthropy and the School of Social Work. The University Hall 
���/���
 *	


 �����
 �
 ����

 ��
 �zq�&qq
 ���������
 ��
 %7P7%��
 ����� 
campus located on the west side of Indianapolis.
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most urban part of the campus. In support of that goal, the site 
development characteristics create a more urban presence along 
University Avenue. From a site planning perspective, the building 
respects the setbacks and other design parameters articulated by 
the IUPUI master plan. An overhead walkway will connect into the 
adjacent IUPUI ES/Education and Social Work Building.
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by RATIO Architects, Inc., complements the materials utilized on 
many other buildings on the IUPUI Campus, using a combination of 
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panel, and glass. The project is projected to achieve LEED for New 
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Experience

901 W. University, Urbana, Illinois
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use building at the northeast entrance to the University of Illinois in 
2009. Developed in partnership with the University of Illinois to create 
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greets visitors as they enter the university district through the Lincoln 
Avenue and University Avenue corridors. This mixed-use building 
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The University of Illinois Foundation sold these parcels to Lincoln 
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in April of 2008 after a failed Request for Proposal (RFP) process. 
The University of Illinois Foundation selected Vermilion Development 
as the developer for the project because of Vermilion’s vision for a 
building that would serve as a connection to both the community and 
the University.

The University of Illinois is an anchor tenant in the development, 
a tangible sign of its dedication to the gateway concept. The 
University of Illinois also provided 65 off-site parking spaces for the 
University employees located in the project, enabling increased 
density for the site, which is a distinct departure from other private sector 
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The project’s sources included approximately $800,000 of equity 
capital and senior debt totaling $5.58 million.
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Experience

Sycamore Plaza, Terre Haute, Indiana

Completed in 2011, Sycamore Plaza links the Wabash Avenue 
corridor to the Indiana State University campus, and serves as a 
distinctive destination for campus and community alike.

The Indiana State University Foundation (ISUF) sold these parcels 
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February of 2010. The ISUF selected Vermilion Development 
as the developer for the project because of Vermilion’s vision to 
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Booksellers previously located in the student center. The vision 
was to create a destination that connected campus and downtown, 
serving both the community and the University. As part of its 
commitment, the ISUF is an anchor tenant in the development. 
Recognizing the project’s importance, it also invested endowment 
funds into the project. Indiana State also provided off-site parking 
spaces for the project, enabling increased density for the site.
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linking the ISU campus to the Terre Haute community, serving as a 
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The project’s public contributions included $500,000 in Tax Increment 
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Credits. Equity contributions included $1.29 million of endowment 
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Experience

Residential Housing Experience

Vermilion has strategically enhanced its capabilities with regard to 
residential development in order to expand the student housing portfolio 
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 ���������

with the recent addition of Kerry Dickson to its executive team. Kerry’s 
prior experience on the following list of projects developed while with 
another Chicago-based developer will be applied to Judge Doyle 
Square:

One Evanston, Evanston, Illinois
Re-branding of a 99-unit stalled condominium development in 
downtown Evanston

340 on the Park, Chicago, Illinois
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Park Tower, Chicago, Illinois
CCg���	�
������	�	��
�����
 ���
P��2
!����
��
Fqq
H����
�	��	���

Avenue, Chicago

Fort Sheridan, Highland Park, Illinois
Conversion of the closed Army base in Highland Park, Illinois, into 
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designated in the Fort Sheridan Historic District listed on the National 
Register of Historic Places 

189 E. Lake Shore Drive, Chicago, Illinois
"������	��
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utilizing the Tax Assessment Freeze Program administered by the Illinois 
Historic Preservation Agency
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Experience

Ovation 309, Madison, Wisconsin

EUA designed this remarkable mixed-use high-rise building in 
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parking stalls, 255 market-rate apartments, and ample commercial space. 

Working closely with the city, the neighborhood and a team of 
experts from Hovde Properties and J.H. Findorff, the new building is 
expected to be a major catalyst to the downtown business and arts 
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Fire Station No. 1, the station is a double company with a ladder, 
engine and ambulance, also housing the Lake Rescue team.
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Experience

Varsity Quarters, Madison, Wisconsin

The OPUS Group set out to develop a new mixed-use building 
near University of Wisconsin’s Camp Randall Stadium. EUA was 
brought on to assist the client with establishing an appropriate site 
that was the right price, location, and size for the development. The 
design team coordinated and guided the project through zoning, site 
feasibility, preliminary design concepts, and city approvals. EUA’s 
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Plan, complying with the recently re-written zoning code, and 
addressing the recommendations of neighborhood representatives, 
City Planning, and Alders.

One challenge the design team faced was the irregular shape of 
the site. The design needed to optimize the rent-able space of the 
complex and be aesthetically fresh with plenty of amenities to attract 
tenants. The developers wanted the design to stand out from the 
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center, study rooms, and a clubroom.

54



Chapter 2 – Experience of the Team to Successfully Undertake the Project

Va
rs

ity
 Q

ua
rt

er
s,

 M
ad

is
on

, W
is

co
ns

in

55



Chapter 2 – Experience of the Team to Successfully Undertake the Project

Experience

Rosemont Hotel, Rosemont, Illinois

This luxury four star hotel is a mixed-use development, currently 
in the design phase located on a 6-acre site near Chicago O’Hare 
International Airport. The main components are an 11-story Hampton 
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A swimming pool and many other amenities are provided in each 
hotel. In addition, two restaurants designed around an outdoor 
dining court and a six-story parking structure are planned. One of the 
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EUA to help coordinate and design a project in a convenient hot-spot 
between Chicago O’Hare International Airport and Downtown Chicago.
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Experience

City Center West, Madison, Wisconsin
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retail complex in three phases. The project included two eight-story 
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of the development, with a distinctive retail building and the largest 
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ideals of new urbanism, where the space between the buildings 
is as important as the buildings themselves. Offering prestige and 
many amenities, the needs of residential neighbors, pedestrians, and 
tenants were incorporated in placing this development within the 
�����
����	�
��
���	����


58



Chapter 2 – Experience of the Team to Successfully Undertake the Project

C
ity

 C
en

te
r 

W
es

t, 
M

ad
is

on
, W

is
co

ns
in

59



Chapter 2 – Experience of the Team to Successfully Undertake the Project

Experience
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commercial space. This project is receiving more than $5 million in 
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collaboration while the City cleaned up the previous site. 
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utilize a unique truss system and columns built from locally sourced 
trees by the innovative Whole Trees, LLC. This interior build was also 
awarded to Tri-North. 
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Experience

Washington Plaza, Madison, Wisconsin
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young professionals interested in living downtown. Unit options 
include one bedroom lofts and two bedroom, two bath units. All units 
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Award-Winning Property Management
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through effective oversight of client assets and their daily  
operations. We have been recognized numerous times by 
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with commercial properties. We provide a sophisticated  
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in-depth knowledge of local market trends and needs, we consider 
all aspects of building operations, including both revenue and 
expenses to increase your bottom line.
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real estate professionals, whose combined experience in serving 
elite clientele spans the real estate industry. We determine if a building 
is positioned correctly, offer suggestions for capital improvements 
and service enhancements to maintain tenant satisfaction, implement 
strategic marketing plans to increase occupancy rates, and control 
operating costs to ensure maximum return. By procuring detailed 
market data supported by an extensive resource base, we develop 
a tenant mix synergy to create and maintain long-term viability for 
both owners and tenants.
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Management Services Include: 

S I E G E L - G A L L A G H E R
Building Appreciation

- Service Standard Procedures
- ADA Compliance Programs
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- Group Purchasing Programs For 
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- Proforma Analysis
- Tax Assessment Appeal
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- Energy Audits

Chapter 2 – Experience
B.2. Demonstrate your capability in managing the completed mixed–use urban
scale projects similar to the proposed Judge Doyle Square.
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Please see the response to Chapter 2, Section B1.

Vermilion Development
In connection with the sale of a real estate asset in Chicago, Illinois, a minority investor named David Cocagne 
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The case was settled, and the 
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wrongdoing.

Eppstein Uhen
EUA strives to resolve project issues based on cooperative working relationships. Below is a list of legal 
action related to design during the past ten (10) years.

2014
Indian Community School (ICS)
Claim involving a collection claim by EUA and a counter claim by ICS. A judgment was awarded to EUA 
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in Arbitration in late 2013.

2011
Gorman Co.
Building settling issue with inadequate allowance for movement provided under window sills. Project 
started in 2000 with claim made in 2005. The claim was settled without any litigation with EUA paying 
for repairs.

Other Team Members
The balance of the team members have no contract failures, contract breaches, tax delinquencies, litigation, 
or other matters to disclose.
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involvement in this project. 

Chapter 2 – Experience
B.3. Demonstrate your team’s experience with public/private partnerships.
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CHAPTER 3 – PRELIMINARY 
PROJECT CONCEPT
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Chapter 3 – Preliminary Project Concept
C.1. �� ��
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Design Statement

A city is an organic and living thing, and neighborhoods comprise its DNA.  The neighborhood we propose to develop 

adjacent to the Madison Municipal Building will engender new vitality, bridging the Capitol Square and Monona Terrace. 

Our concept plan will enhance the vibrancy of the neighborhood with a synergistic mix of uses including retail, hotel, 
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thoughtful street scape design — landscaping, pedestrian-scaled architecture and permeable facades with multiple 
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The design is intentionally sustainable and modern. As a living component in this important neighborhood, the new 
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context but introducing a distinctly modern aesthetic.
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Context Site Plan

Q�	#�������������#�	������	�
���	������������������	�����������+�	#��������������%�����	���	7�	#��������������	����

-���%��>>�����XYZ�6����	�������������%�����	���	���	����6��%�+��7���+���	���������8�����%6�������������	������
��������

������7������������7��	���	��
����#���������+�%�����%��6��������	�������	���7���&���+���	�����	����+�	6����������	���	�����

��%��@�����8

70



Chapter 3 – Preliminary Project Concept(s)

Site Plan
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bicycle facility.  Wilson Street is residential in nature with the hotel entrance and apartment lobby.  The hotel front 
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Building Massing and Architectural Expression

Chapter 3 – Preliminary Project Concept
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Building Materials
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high quality. 
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Shadow Study
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^�����-
�����������	����

The entire Vermilion team holds sustainable design and construction as a core value, and is targeting Leadership in Energy 
��������������	����������(����)����	����	�����	�	#���������������	#��
�#�	#��$8�8�̂ �����-
�������'�
���������	#������������	8���
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���������������������?
������	�������	��
proper waste management, our team recognizes that sustainability is not a trend, but rather a fundamental change in 
development.

The companies comprising our team have been leaders in the incorporation of this new way of doing business into our 
���&��	���������������+��	#�������6�������	�������&��	��6��#����������	�����#���������������	����	���8��"#����������������
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?[[(\�$��
�	���*��
�����$��%��
�
Harper Court (LEED-CI) | Chicago, IL

?[[(\�]����*��
�����$��%��
�^
Harper Court  (LEED-ND and LEED-CS) | Chicago, IL
"��?���	#�-
�������'������	������:
��	����¡�*�	�#+
��7�Q�
���������-
�������==Y�¡�������7�Q�
^�����"��#�������"������������	��������'��	���¡������7�Q�
����	��������������¡�@��6�
%��7�Q�
��%��@�����������	������#����¡���%��@����7�Q�
@����6��^��
��Q���������:
��	����¡�@��6�
%��7�Q�
���	#6��	����@
	
���!���-
����_����¡�@��6�
%��7�Q�
"#��-��6�������%�������%�¡�@��6�
%��7�Q�
UW-La Crosse Eagle Hall | La Crosse, WI
UW-Madison Aldo Leopold Residence Hall | Madison, WI
$Q?@��6�
%������+�����#��������
+��������	#�¡�@��6�
%��7�Q�
Whitewater Innovation Center | Whitewater, WI
Wisconsin Energy Conservation Corporation | Madison, WI
*�	�#+
����
+������+�����¡�*�	�#+
��7�Q�
^���������
	#�@�������-����#���+�����¡�@������7�Q�

?[[(\�7������*��
�����$��%��
�^
'�	���������������	#�����%�¡�@��6�
%��7�Q�
Dane County Regional Airport Exit Plaza | Madison, WI

��������#�+�	��¡�@��6�
%��7�Q�
"������^
��������:
��	����¡��	����������	7�Q�
'-���_����¡�@��6�
%��7�Q�
'���6�	���'���%�¡�!����
����	���6��������	����
������'��	���¡�-����	7�Q�
Meriter-Unity Point Clinic | Monona, WI
$�+�������
�����^���	���@�������¡�@������7�Q�
UW Health Clinic | Stoughton, WI

?[[(\�*��
�����$��%��
�^
�$
�_�����	���	6��%�===�¡�@������7�Q�
<�#�����-��%�¡�-���%����7�Q�
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'��������-��%�¡�*��	�Q��	#7�"¢
��#�9��¡�!����
����	���6��������	����
Meriter-Unity Point Clinic | Deforest, WI
���	#^��
�<<��¡�@������7�Q�
Victoria’s Secret | Various Nationwide Locations
"��?���	#�-
�������"�����_����¡�*��	�Q��	#7�"¢
$��-��%�¡����#�����7�"�
UW Health Clinic | Deforest, WI
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�����������������'#��%���	

LEED 2009 for New Construction and Major Renovations Judge Doyle Square Mixed Use Building

 Project Checklist

22 2 2 Possible Points:  26
Y ? N Y ? N

Y Prereq 1 2 Credit 4 1 to 2
1 Credit 1 1 2 Credit 5 1 to 2
5 Credit 2 5 1 Credit 6 Rapidly Renewable Materials 1

1 Credit 3 Brownfield Redevelopment 1 1 Credit 7 1
6 Credit 4.1 6
1 Credit 4.2 1 9 6 Possible Points:  15
3 Credit 4.3 Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles 3
2 Credit 4.4 2 Y Prereq 1 

1 Credit 5.1 Site Development—Protect or Restore Habitat 1 Y Prereq 2 

1 Credit 5.2 Site Development—Maximize Open Space 1 1 Credit 1 1
1 Credit 6.1 Stormwater Design—Quantity Control 1 1 Credit 2 1
1 Credit 6.2 Stormwater Design—Quality Control 1 1 Credit 3.1 1

1 Credit 7.1 Heat Island Effect—Non-roof 1 1 Credit 3.2 1
1 Credit 7.2 1 1 Credit 4.1 1
1 Credit 8 Light Pollution Reduction 1 1 Credit 4.2 1

1 Credit 4.3 1
6 2 2 Possible Points:  10 1 Credit 4.4 1

1 Credit 5 1
Y Prereq 1 1 Credit 6.1 Controllability of Systems—Lighting 1
4 Credit 1 Water Efficient Landscaping 2 to 4 1 Credit 6.2 1

2 Credit 2 Innovative Wastewater Technologies 2 1 Credit 7.1 1
2 2 Credit 3 2 to 4 1 Credit 7.2 Thermal Comfort—Verification 1

1 Credit 8.1 1
7 17 11 Possible Points:  35 1 Credit 8.2 1

Y Prereq 1 3 3 Possible Points:  6
Y Prereq 2 

Y Prereq 3 1 Credit 1.1 1
6 6 7 Credit 1 1 to 19 1 Credit 1.2 1
1 2 4 Credit 2 1 to 7 1 Credit 1.3 1

2 Credit 3 2 1 Credit 1.4 1
2 Credit 4 2 1 Credit 1.5 1
3 Credit 5 3 1 Credit 2 1
2 Credit 6 2

4 Possible Points: 4
8 2 4 Possible Points:  14

1 Credit 1.1 1
Y Prereq 1 1 Credit 1.2 1

3 Credit 1.1 1 to 3 1 Credit 1.3 1
1 Credit 1.2 Building Reuse—Maintain 50% of Interior Non-Structural Elements 1 1 Credit 1.4 1

2 Credit 2 1 to 2
2 Credit 3 1 to 2 59 32 19 Possible Points: 110

Certified 40 to 49 points     Silver 50 to 59 points     Gold 60 to 79 points     Platinum 80 to 110 

Construction IAQ Management Plan—During Construction

Outdoor Air Delivery Monitoring

Indoor Environmental Quality

Minimum Indoor Air Quality Performance
Environmental Tobacco Smoke (ETS) Control

Increased Ventilation

Regional Priority Credits

Innovation and Design Process

Green Power

Water Use Reduction

Minimum Energy Performance
Fundamental Refrigerant Management

Daylight and Views—Views

LEED Accredited Professional

Daylight and Views—Daylight

Low-Emitting Materials—Adhesives and Sealants
Low-Emitting Materials—Paints and Coatings

Optimize Energy Performance

Energy and Atmosphere

Water Use Reduction—20% Reduction

Low-Emitting Materials—Composite Wood and Agrifiber Products
Low-Emitting Materials—Flooring Systems

Indoor Chemical and Pollutant Source Control

Thermal Comfort—Design
Controllability of Systems—Thermal Comfort

Sustainable Sites

Alternative Transportation—Public Transportation Access

Site Selection
Development Density and Community Connectivity

Construction Activity Pollution Prevention

Construction IAQ Management Plan—Before Occupancy

Materials and Resources, Continued

Water Efficiency

Building Reuse—Maintain Existing Walls, Floors, and Roof

Alternative Transportation—Parking Capacity

Heat Island Effect—Roof

Recycled Content
Regional Materials

Certified Wood

Alternative Transportation—Bicycle Storage and Changing Rooms

Materials Reuse

Storage and Collection of Recyclables

Materials and Resources

Fundamental Commissioning of Building Energy Systems

Total
Construction Waste Management

Enhanced Commissioning
On-Site Renewable Energy

Enhanced Refrigerant Management

Regional Priority: Development Density and Community Conn.
Regional Priority: Alt. Tran.-Bicycle Storage and Changing Rms.
Regional Priority: Parking Capacity
Regional Priority: Stormwater Design - Quantity Control

Measurement and Verification

Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
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Chapter 3 – Preliminary Project Concept
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Lower Level
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Wilson Street Level

Wilson Street is activated with the inclusion of the hotel front door and residential apartment lobby as well as retail 

����������+�	#��������8��"#��	6�?�	����#�	�����++���������	����	������������%����	#������������Q�������	���	�����
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be hidden from view without extensive excavation.
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Doty Street Level
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friendly uses such as restaurants and services not currently available.  The retail will cater to neighborhood residents, 
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Hotel Meeting Room Level 
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Upper Levels
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square feet would be included subject to pre-leasing a substantial portion of the space.
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Site Section

"#�������������+�	#�+
��������#���+����	���	���	��+���%���6��	#�������8�������������7�+�	#�+���%������
����	���+��%��

����������%�����	���	��	���	#���	#����
�	#������	#�K�����	��������	#��
�+���������6�	#����	���	�6����6#�����
������	#���
���

+
�������#���#	�+��%������	#���	���	8��
+���?���������%����������������������	���	����6�+���������������	�����%�������

with the adjacent use.  All facades of the buildings will include quality materials appropriate for a site in this location. 

"#������������	�������������	��+��+���6�	#�������
��#���#	����XY|=8>����	��+������������������
	���������	#���	�	��

Capitol View Preservation Act.  

87



Chapter 3 – Preliminary Project Concept(s)

^�������_
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(�`�7�z{�|��}�][{[&�?�*z{(�K�z{7
"����	�������������������	����	���

(�`�7�z{�|��}�[~�7K�{]�*z{(�K�z{7�
A. Demolition:  Existing structures and foundations will be demolished and removed from both sites.  Recyclable materials 
will be recycled.    
B. Remediation:  Materials in the building and on the site will be tested via industry acceptable measures, and if hazardous 
materials are encountered they will be remediated in a regulatory compliant manner.

(�`�7�z{�|+�}�*z{*&[K[�
A. Cast-in-Place Concrete:  
*�
���	�����������
������+��������������	�����6�	#�������	�����������������8
���%����^�����������������	���������	���������������������	�����
���7�6����7�����K�������+�8�����	�	���������������	��
beams. Mild steel reinforced concrete stairs.
Hotel: Concrete columns, post tensioned concrete slabs
Residential: Concrete columns, post tensioned concrete slabs
Retail: Concrete columns, post tensioned concrete slabs
_�����*��������+��6����#�������#	6���#	�������	��	������������	������%�

DIVISION 04 - MASONRY 
�	��������-���%���	�����������������	������6����+��[������������������������#�����	������
���#��	#�����	����	
���
����	�
�����8
  
(�`�7�z{�|0�}�)[K�?7�
_������"#���
����	�
�	
������	#�������+
�������6����+���	����6����K��������
������+����7������	����+���&���	�8��*������6����
+�����#	6���#	�������	�������	������%8�������6����+����	������%����+���&���	���������	�������8
�	��������	#��#�	��7��������	���7����������+
�������6����+��������	���������	��������6�	#��	������������8��"#�����%����^�������
will have steel stair railings. 

(�`�7�z{�|9�}��zz(��$?�7K�*7���{(�*z)$z7�K[7 
Q����-���%��������'
�+������-
��������6����#����6����+���%���������
�+�����	�	#������� ����������	���������#�������
equipment.

��#�	��	
����'���6��%���"#����6����+�����#�	��	
��������6��%��	�	#����	�����++���������	�
���	������8
���?���
���	
����'���6��%��"#��#�	��������������	����+
��������6����
	���~�����?���
���	
��������6��%�����%�	�#��������
bathrooms. 
�	����'�
�	���	������"#��#�	��������������	����+
��������6����
	���~���	������
�	���	��������%�	�#��������+�	#�����8�

(�`�7�z{�|��}�K�[&)�?��{(�)z�7K�&[�$&zK[*K�z{�
Metal Composite Material Wall Panels will be installed as a rain screen, anchored to gypsum sheathed metal stud support 
�����8��
������ 6���� +�� �
���� ��#����� �	#�����?���������?�����?@������� ������� (���@)� ���+����� ����� �����������
��	��
���
��	���8��^�����������6����+��������������	#��#�+�	�+�����
�	���������������	#��������	����������	#��+
�������8
�������+����������	��	����6����+�����	����������	�
�	
�����	����������	�8
Exterior stud walls will receive thermal insulation.      

DIVISION 08 - OPENINGS 
��	��7�����7�������	����6����#����#����6���	�������������������������6����������6�	#����	�������%���	�8��
�������	����6����#����6�����������6�	#������������6����������6�	#����������������%���	�8
���%�����	�
�	
����6����#����#����6���	�������������������6�	#����	�������%���	�8�

�
���
����������
�	����6���7��	�������	7�����6����6������	��������������	����6����#������
���
���������	#��������+��%���
�����+���6����6��6�	#����
��	��������8��_����#������
���
���������	#��������+��%���������
�	����6����6����6��6�	#�
���
��	��������8����	����6����#������
���
���������	#��������+��%���������	�������	�6����6��6�	#����
��	��������8�
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	�������������	����

(�`�7�z{�|��}�'�{�7�[7�
���	�	�����6����+������+����������	����	
���������8�������������	�	�����6����+������	�
�	����
���#���#	�	�����%�	�����
���
sound transfer.  Cavities will be insulated to reduce sound transfer.  Toilet room ceilings will be gyp board.  There will be 
���������+��������	�����	#����++�������8
"����	������K���������6�	�6�����6����#������������	�������	�����8

��
�	�����'����������_����7�����������������7���������������6�������������������	��������\X�������8�����
Hotel common areas, ballrooms, conference rooms, guest rooms and corridors will receive broadloom carpet and vinyl 
straight base.
�������	����
��	��6�������������!"�6�������%�K���������� �����������������%�	�#���7�����+��������������	� ���+�������8��
Base will be wood in all areas 
^���+�����6����7���������7������	��6����+������	��8��
 
(�`�7�z{��|�}�7$[*��?K�[7�
���������	����	����������6����+������������������#�������������+
�������8����	��������������6�����������6�	#�'�	�����
��	����
XY�=XX|8X����"����	�'�����	���	�����	���������	��������#������
�	������	�	�����6����+�����	��������������
+����	����	������8��
Wire mesh partitions and gates will be installed in storage rooms that require partitions.
High impact wall covering will be installed in storage rooms. 
�����������7�������	�6�������������7����������������7�	����	�	���
������������7���������	�������%��������������6����+��
installed in all public toilet rooms.  Baby changing tables will be provided at public toilet rooms near the main entrance
Mail Boxes will be provided in the residential building.

(�`�7�z{����}�[���$)[{K�

����%���������6����+������������	����������������%�8�
��	�#����:
�����	�6����+�����	����	#�����	�
���	�	����	�+
���?�
	8�

(�`�7�z{����}�'�&{�7��{]7�

8�����~��	�����
����+������6����+�����	�������	���������������������	����6����6�8����	���������6���������������������8��
-8���	������K������	�������������6����+�����	�������	��������	�+
���8�

(�`�7�z{��#�}�*z{`[��{]�[���$)[{K�
Passenger and service elevators will be traction type. 
 
(�`�7�z{����}�'�&[�7�$$&[77�z{

���+
��������6����+���
���������%�����8��"#�����%������������6����#�������������%�������	���7������	#���������6����#����6�	�
�����%�������	���8���	���������6����+�������������������8

(�`�7�z{����}�$?�)<�{]�
Buildings will have commercial grade plumbing systems.  
Sanitary sewers will connect to the City system
�	����6�	���:
��	�	������:
���	��6����+�����	�������+����������#�������	��	#����	�����	��8��^�����������6����+��������������
the habitable courtyard roof and other select areas of the buildings.    

(�`�7�z{��+�}��[�K�{]��`[{K�?�K�{]���{(���&}*z{(�K�z{�{]�,�`�*/�
The hotel lobbies, banquets rooms, and common areas will be served by a central ducted heating and cooling system.
"#�������������	����������6����+���������+�������	����!
!�#��	�������������������	��8
The residential units will be served by individual heating and cooling units in each unit. 

(�`�7�z{��9�}�[?[*K&�*�?�
(�`�7�z{����}�*z))�{�*�K�z{7
(�`�7�z{����}�[?[*K&z{�*�7�'[K���{(�7[*�&�K�

���+
��������6����#�������������������������	���������	���������������������	����#	���8

(�`�7�z{�+��}�[�&K��z&��
���
�	����	�������+��%���	��	�������	����6����+��
�����
�����������	�����������	���7���
���	����7�����+���6����������%���8��
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(�`�7�z{�+��}�[~K[&�z&��)$&z`[)[{K7 
Vehicular and pedestrian paving will be concrete.
�	���	�	���������	����6����+�������������&
��	����6�	#�	#��'�	�����@�������*����	��������	���	
Street scapes and rooftop plazas will be landscaped.

(�`�7�z{�++�}��K�?�K�[7�
A. Manholes and Structures will be provided as needed
B. Site Water Utility Distribution Piping will be connected to the City system and metered per building
C. Site Sanitary Utility Sewerage Piping will be connected to the City system 
D. Site Storm Utility Drainage Piping will be detained and treated before discharging to the City system
�8� ��	����	
���?^������	��+
	����6����������	�	��	#��@^������	��
*8� ����	������$�������
����
�	������@��#�����6����������	�	��	#��@^������	��
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"#�����������#�	����#�
���+���K�������6�	#���@�����		�+����8�"6����	���������	�6�	#���	#��@�����		�����������+������	#�	�

would readily apply in this location – Renaissance and Marriott. Other options could be considered such as Westin or 

���		7�+
	�������	#�����������	#��@������"�������������	�������	�������	#��	����������%�	�@���������������	�7��������

the powerful Marriott system to the already powerful Hilton system is the most compelling and productive choice. Hilton 

and Marriott, in addition to having global distribution reach and the largest guest loyalty programs, also provide the best 

������	�������	������
���������������%�	�����������	��������	�	��������	#��$8�8�-�	6����	#������������������@�����		�

�����+�����K���7�6��+�������	#��������������+��������	#�����������	���#����8�"#����������	������������������������

are wider-ranging and more informed by elements such as local culture and art which appeal to the contemporary 

	��������6#�����%��
��:
�������������8�"#
�7�6��	#��%�	#�	�	#�������������������	��������6������	#�����	��
	#��	�������

memorable local character and dynamic while still accessing the overall distribution of the Marriott system and levels of 

�������8�Q��+�������	#���6������%��	#��+��	����	��+
	����	��	#��
�+��������������K��������<
�����������:
���8�"#��#�	���

6����#������6�����������	���	�������������	�7������	#�������#��#�������������������	#�����	��������@�����		�����������	��

guests the same rewards as a Marriott.

A limited service hotel could also be considered. Should this option be chosen, we envision an adjacent meeting center 

������	�8�����	�����������#�	����	������������9	�����
���	#�����������
�	����+���%?�
	����	����������	#�	�����������	��

bolster Monona Terrace, a need we discuss next.
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��	����������������������	�����������(����8����������	\
competition to Monona Terrace) 

_
������������
���X>7YYY��:
�������	�������	���������8�Q��+��������	#����:
��	�	���6������	����������������������	����

and conference  needs  and complement (more than compete with) Monona Terrace. This amount of meeting space 

6������������	��	#����?��	����������������	������+���%?�
	����	��������������@������"������7���������
���6�����������

�������8��"#�����	����������6���������6�	#��'�	��	���������������������%�	�����	����:
������	#�����+����������+���%�

and function space of both the existing Hilton Monona Terrace and the new hotel.

Adding these additional guest rooms in proximity to the Convention Center will enhance Madison’s ability to capture 

�������������������
��������8�"#�����+���	���������6����	������������7�	#���+���	�����	#�����	�������������	�����������

the premier Marriott distribution system, and the convenience of the recommended interior access to the Convention 

'��	���6�������	��������#�����	#��'�����	����'��	������	
�������������������		���	���������������	�8������������������	��

������7�	#��������	������������6������
����	�	#���	�����6��%�����������������������������������	����������	#���

�������������	���8�"#������������������������+��	#���	�����6��%�����������	#�	�	#�����	����������		��������
����	���

enjoy.  Leisure demand is also expected to increase given the central location of the new hotel and the additional  rooms 

adjacent to the Convention Center. Monona Terrace has been an attractive venue for area weddings, galas, fundraisers 

and other related social events over the years, and new hotel rooms will enhance its desirability for these occasions.

If more than one hotel, coordination of sales and operation

Not applicable.

Pedestrian connections (if any) to Monona Terrace

�������7����%�6��%�������	�����������Q�������	���	�	��	#�����	�������@������"�������6�
���+����������8�"#����

�����
�	��������������	�����	�����������#�	#�������	#�����	����	?����	�����������6�
��������	��+������������

cooperatively. In addition to solving the obvious concerns about inclement weather, the connection would also aid 

convention attendees and other guests of the new hotel to safely cross the major thoroughfare at all times of the day.
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D.2. Provide a preliminary estimate of the expected range of total project cost (hard and soft 
���
�/�� K�� 
��� �>
�	
� ���������� 
��� ���������	
� ��	
���� ������� ����� �������� 
��� �	�	��	� 
approach(es) it wishes to use and the preliminary roles it expects the public and private partners 
to have in developing Judge Doyle Square.

!��������� ����������	� #��� 
����	�%��� �������7� �����?
��� ���&��	�� ��� 	#�� ���	� ����
�	� �������� 
����������	�8��	������	���	�7�	���%�������7������	��������������+��%����#�������+�����	�	������
	����������
constrained credit markets. Financial references are provided in Chapter 5. Further, Vermilion has developed 
�
����
�����&��	�� ���+�������
+���� �
+������ �
�#���� 	��� ��������	� ���������������6����%�	�� 	���
�����	��6�	#������	�� ���	��� ����	��8� �	� ��� ������������ ��� 	#�� 	������	������ �	�
�	
����� 	#�	� �		����� �
�# 
layered capital stacks. 

!���������#����		��#�����		�������������	�����
�����	#�	�#����������������	����	�������������	#������&��	8

"#����	���	�����
����\
�����������#���������	����	#�����&��	�����#�6��+���68

'#��	���[���*���������'���+���	�������&��	�*����������������	���
D.1.�$������������	���
��
�
������������	
���	
��������
����	�	������
�����

��	����������

�
to undertake the development. A lender’s preliminary commitment letter will be considered a 
����	�
��
��	����
������������	
���	
���_���	�	�����������

�

JUDGE�DOYLE�SQUARE�REDEVELOPMENT
SOURCES�AND�USES�OF�FUNDS

BLOCK�88 BLOCK�105 TOTAL
SOURCES�OF�FUNDS

Debt 59,342,205�� 36,073,826�� 95,416,032��������
Equity 25,432,374�� 15,460,211�� 40,892,585��������
TIF 11,749,403�� 19,473,262�� 31,222,666��������
Parking�Utility�Cash 8,748,145����� 13,251,855�� 22,000,000��������

105,272,128 84,259,155�� 189,531,282������

USES�OF�FUNDS
Hard�Costs F�����������������

Land�Acquisition 1,000,000����� 1,000,000����� 2,000,000�����������
Demolition/Site�Preparation F����������������� 600,000�������� 600,000��������������
Hard�Costs�and�FF&E 91,571,637�� 70,807,265�� 162,378,902������
A/E�Fees 3,647,117����� 3,124,355����� 6,771,472�����������
Soft�Costs 5,057,512����� 5,540,152����� 10,597,664��������
Developer�fee 3,995,861����� 3,187,383����� 7,183,244�����������

Total�Soft�Costs 12,700,491�� 11,851,890�� 24,552,380��������

Total�Project�Costs 105,272,128 84,259,155�� 189,531,282������
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!������������������	��+���������������	�6�	#�	#��#�	��������������	������%�������-���%�>>8��'���	�
�	����
���-���%�>>������	���	���	��+��X>����	#��6�	#����������������%�����������	��	#�����%����$	���	��������	��	#��
��	����+
�������+�����������	��8����������	#����	��������������	��������	�
�	���7�X>=����	#���
+����
���%�����������6����+�����������7�����	#������������X�]��������6����+��������+���	#�������	#����	��8�

'����������6�	#� 	#�������������� 	#�����	�X>=����%����������7�����	�
�	�������-���%�XYZ���
������������
6�	#� 	#������
�������������	������� 	#��^��������	����	����%��������8� �'���	�
�	�������-���%�XYZ�
�����	���	����	�=X����	#��6�	#�������������=�]����%����������� 	�� 	#���
+����$	���	����������	#����	�� 
����	�
�	���������������	8��"#������������|]�����%�����������6�
���+��	
����������	��	#�����%����
$	���	�����	#������	���	���������������������+
�����������������	��8

$	���~����	#����#��������#��
���6�	#���������	���������������	#�����%����������7�	#�����%����$	���	������	�����
�����Z=Y����%����������������	��
��������	�������	#�������	#���������	��	����������	#�	������	#������������	8�

����������	����	#������������������������	�
�������
������
+�	��	�������?�������������	���	�7�����
����	�
�	�������	#������	�������	#����	����
���+��������	������	����#������	���	#��������	�������	#�����%����
�	�
�	
��8�"#������������#����������	����	��	���
������������	�����8�

D.3. Provide a development phasing plan including a plan to maintain the public parking supply 
during construction. Identify any constraints that the phasing of the Judge Doyle Square devel-
����	
���
�������	�
�����	�	��	����������

�����	�	��	�����	�

*���������������	#����	���7�����7�#�	��������������	������������	�����	#�����&��	7�!�����������	�����	���
���������	#���6�	#����������	����]Y}���+	�����|Y}��:
�	�8�

����	#����:
������	�����	#���*�7�!���������#������
����	#�	�"�*�����������������	��	#�����%������������	�
���	#�����&��	8�!���������#������
����	#�	�	#�����%����$	���	��
����{==�������������	�����#��
���
��	���
���
	#�����%����������	�
�	
�������	#�	�	#��+�����������
���������"�*��
���8

ID Task�Name

1 ��	^_�``
2 Block�88�Construction
3 Delivery�Lower�Level�1/Level�2�(182�Spaces)
4 Delivery�of�remainder�of�Parking�(197�Spaces)
5 Delivery�of�Hotel/Retail
6 ��	^_�$�a
7 Block�105�Construction
8 Demolition�of�Government�East�Parking�Ramp
9 Delivery�Lower�Level�1/Upper�Level�1.5�(297�Spaces)

10 Delivery�of�remainder�of�Parking�(379�Spaces)
11 Delivery�of�Retail/Apartments/Bike�Share

bcd�
$�cd$

ecd�

bcd�
ecd�

ecd�
ecd�

Qtr�4 Qtr�1 Qtr�2 Qtr�3 Qtr�4 Qtr�1 Qtr�2 Qtr�3 Qtr�4 Qtr�1 Qtr�2 Qtr�3

JUDGE�DOYLE�SQUARE
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D.4. Market information and data that demonstrate the appropriateness of the assumptions 
�����!�
��	�
����	�	��������	��	�������
�	��������������
��	�������!�

-���
��� ����	���	� +
�������� ���� #�	���� ���� +
��	� ��� �� ����
��	���� +����� (�8�87� 6�	#�
	� ���������� 
�����	���	�)7�
�����	�������	#�����%�	�����	#��������	�����������	��������	��
�����������	��	8���	��������	#��
#�	��9������	��������������	
�������'#��	���|7������"�����%�	���	�������6�8
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MILWAUKEE

MADISON

CHICAGO

Building Name Building Address Building SF Avail. SF Lease Rate Lease Type

10 E Doty 10 E Doty St., Madison, WI 53703 180,116 13,753 $25.00 - $31.00 psf MG

One East Main 1 E. Main St., Madison, WI 53703 171,852 6,012 $26.00 - $29.00 psf Gross

22 E Mifflin 22 E. Mifflin St., Madison, WI 53703 80,000 25,076 $23.50 - $29.50 psf MG

44 E Mifflin 44 E. Mifflin St., Madison, WI 53703 83,947 17,156 $28.00 - $33.00 psf MG

10 W Mifflin 10 W. Mifflin St., Madison, WI 53703 50,000 15,223 $25.50 - $27.50 psf MG

US Bank Plaza 1 S. Pinckney St., Madison, WI 53703 264,317 9,949 $25.00 - $34.00 psf Gross

Network222 222 W. Washington Ave., Madison, WI 53703 190,000 17,498 $24.00 - $28.00 psf MG

Historical Vacancy & Net Absorption - Quarter 1 - 2015

Madison office market had a great 1st quarter, with 125,539 SF of positive absorption.  Vacancy dropped from 14.02% to 13.28%

Class A and Class B markets had 57,183 SF and 70,448 SF of positive absorption respectively.

The majority of Q1 absorption, 103,813 SF, came from the suburban markets.  Downtown absorbed 21,726 SF.

Building Inventory - Quarter 1 - 2015
Class-A Downtown

# of Bldgs Inventory (SF) Total Avail-
able (SF)

Total Vacant 
(SF)

Total Vacancy 
Rate (%)

Direct Vacant 
(SF)

Direct Vacan-
cy Rate (%)  

Available 
Sublease (SF)

Qtrly Net 
Absorption 

(SF)

14 1,610,140 139,359 126,918 7.9% 126,918 7.9% 3,980 (5,305)

Total Vacancy & FSG Lease Rate - (Full) - 2014/Quarter 1 - 2015
Total Vacancy Rate % Asking Direct Lease Rate (FSG)

Class 2014 Q1 2014 Q2 2014 Q3 2014 Q4 2015 Q1 2014 Q1 2014 Q2 2014 Q3 2014 Q4 2015 Q1

A 8.9% 7.2% 7.8% 7.7% 7.9% $21.80 $23.57 $23.92 $20.51 $25.55

Asking Lease Rate - 2015 - Q1

Class Lease Rate 
Low

Lease Rate 
High

 FSG Wtd 
Rate

A $10.00 $25.25 $15.48

Asking Lease Rate - 2015 - Q1
Submarket 100K+ 50-100K 25-50K 10-25K 5-10K

Downtown 1 1 5 7 4

Vacancy Rate & Quarterly Net Absorption - 2015 - Q1
All Submarkets

Vacancy Rate 13.30%

Net Absoprtion 125,539

Vacancy & Absorption Rate (All Subs vs. Downtown) - Quarter 1 - 2015
Class-A Vacancy Rate   Class-A Absorption Rate

All Submarkets 8.6% All Submarkets 57,183

Downtown 7.9% Downtown (5,305)

Vermilion Development Madison Office Market Summary
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Vermilion proposes to purchase Block 88 for a price of $1,000,000, and Block 105 for a price of 
$1,000,000. Vermilion would close on the purchase of Block 88 upon commencement of construction. 
Vermilion would acquire Block 105 once (a) replacement parking is completed and usable on Block 
FF
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memorialized in a redevelopment agreement with the City of Madison. Salient terms of the purchase 
are expected to include

 - Conveyance by general warranty deed
 - Delivery of an environmentally “clean” site
 - No encroachments or other encumbrances that would interfere with the site’s 
   future development (beyond demolition of the existing improvements)
 - Entitlements for the project approved
 - Basic title insurance to be provided by seller

Upon selection as the developer, Vermilion will enter into a license agreement with the City to 
perform customary due diligence on the site (i.e., surveying, an environmental site assessment, and 
geotechnical borings).

From an ownership perspective, the hotel will be owned by a special purpose entity formed by 
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Block 105 will be owned by one more special purpose entities formed by Vermilion Development and 
its equity investors.

In terms of parking, Vermilion proposes to manage its design and construction. Doing so will ensure 
proper design and phasing coordination with the broader development. Vermilion will comply with all 
public bidding requirements. From an ownership perspective, the Parking Utility can own the parking 
structures (with Vermilion retaining access rights for the privately-developed uses), or alternatively, 
Vermilion can initially own the parking structure and enter into a long-term lease arrangement with 
the Parking Utility. At the conclusion of the lease, the public parking would revert to the Parking 
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Development Agency.

D.5. A description of the terms of real estate acquisitions, phasing of such acquisitions, 
purchase price and planned ownership structure.
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Our goal is to make a genuine and effective effort to utilize minority and women owned businesses on 
the Judge Doyle Square Project. We recognize the importance of minority business participation and 
have developed a holistic approach from pre-construction and design to operation and maintenance 
of the buildings. As such, we already have W/MBE professional services included in our design and 
planning team. We have set a target of 5% ����	�	���	��
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our previous experience in the local market. Our team has a proven track record of not just meeting, 
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objectives and strategies to achieve those objectives.

Goals

• Communicate the experience and capacity building opportunities that will be available as 
part of the Project.

• 5��	��
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participation on the project.
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performing work in accordance with project requirements and contract documents.

• Develop and implement workforce goals, tracking, and reporting to meet project 
workforce objectives.

• Create new and stronger businesses, strategic alliances and overall program development 
results that strengthen the local construction industry.

• Create new and stronger businesses, strategic alliances, and overall program development 
results that demonstrate a fruitful and sustainable community in Madison. 

Objectives
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businesses and workers in the construction of the project.
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engagement programs on the project.
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successful and meaningful engagement with the Project. 

Strategies

'��
P��/���
�������
*	


��
�������
*	��
���
�����


�������	�	
	��
���
���
���	�	�����	��
��
��	�
�
��

including the following:
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apprenticeship and union representatives for participating trades, project stakeholders, 
and the community.
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for immediate contract opportunities as well as those needing additional assistance 
to reach that level of preparation for future contract opportunities.

D.6. A workforce utilization plan and targeted business goals for the construction and
operations periods.
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faith effort to meet the minority engagement objectives.

6. Assisting in evaluating the responsiveness of bids to the engagement objectives.
7. Monitoring the project throughout its duration to measure and report the effectiveness of the 

implementation of the minority engagement efforts.
8. Providing contract, payment, and workforce utilization data on a routine basis to track project 

��������
���
������
���
�
	����	����	��
��
�������
��
���	��	��
���
��������
���������

Outreach

As part of the initial outreach efforts and implementation process for the workforce utilization plan, 
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during project performance.
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resources.
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Wherever feasible, we will divide project requirements into small tasks or portions in order to encourage 
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• With a continuous effort being made to capitalize on relationships found within the various 
construction trade associations, the project manager will encourage minority businesses to seek 
mentoring relationships. As an example, on the Urban League project, one of the successful 
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procedures. 
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• All contractors, including minority and women owned businesses will be kept informed of 
changes to drawings, related scope of work, and progress of current work. We will make a 
diligent effort to respond to all queries regarding scope changes, pricing, etc. in a timely 
manner, employing strategies to reduce barriers to teaming relationships when minority 
contractors have limited records of accomplishment in the construction industry. We will be 
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for collaborating on projects. We will be available to discuss all issues and concerns associated with 
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• All bid packages will be made available online on iSqFt.com.
• We will notify all potential contractors about the project by sending bid invitations via e-mail or 

fax to all entities with whom we have worked in the past as well as all entities on the State’s SBE, 
MBE, WBE, EBE, and VBE lists. 

• Prior to the bid release, we will call contractors on the State lists to inquire if the entity will be 
submitting a bid for the project. All responses are documented and any necessary assistance is 
provided.
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competitive pricing and growth potential as a result of their participation on the project. Bids will 
be awarded as a result of a competitive process, with the ultimate responsibility of award to the 
bidder that represents the best value.

• In determining the best value, we will give weight to a bidder’s commitment and approach to 
engaging minority businesses on the project, including both the level of participation and effort 
to promote mentor protégé relationships.
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• Quality, within budget, and on time job performance
• '	��
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• Effective management and reporting of problems
• Availability of an adequately skilled labor to perform the work
• Open, continuous, and respectful communication 
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• We will continuously focus on alleviating barriers to inclusion and helping to develop the skills of 

minority businesses. We will encourage development of the capacity and capability of minority 
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• Effective communication skills
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• Understanding industry terminology including knowledge of fundamental physics and 

mathematics supporting the work 
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to perform.

• Working diligently to achieve success on the project, we hope that practices utilized in working 
with diverse contractors will help ensure future access to opportunities in the area for minority 
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• Resource directory for all contractors currently working on the project, including the name of 
the contractor, services provided, capability of participation, capacity, contact person, and 
telephone/fax numbers.
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include documentation concerning the individuals participating on this project (minority 
and non) showing workforce demographics, hours worked, overall hours worked toward 
apprenticeship or promotion targets, new jobs created, new relationships established in the 
industry, support provided to those needing assistance and the outcomes of that support 
provided by the assisting organization.

• Documentation of the bidding process.
• Matriculation of workers from one level to another will be celebrated as part of the jobsite 

and project outreach, training, and counseling activities, further creating a culture of 
diversity on this project that will ultimately serve as a model for other projects with similar 
workforce diversity commitments and expectations.
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letters of interest or commitment from potential lenders/partners.

JUDGE�DOYLE�SQUARE�REDEVELOPMENT
SOURCES�AND�USES�OF�FUNDS

��	^_�``
Hotel Retail Parking Total Office Residential

��f���������fg��
Debt 58,502,628����� 839,577������ 59,342,205��� 18,222,225��� 16,169,002�
Equity 25,072,555����� 359,819������ 25,432,374��� 7,809,525����� 6,929,572���
TIF 11,749,403� 11,749,403���
Parking�Utility�Cash 8,748,145��� 8,748,145�����

Total�Block�88�Sources�of�Funds 83,575,183����� 1,199,397��� 20,497,549� 105,272,128� 26,031,750��� 23,098,574�

f��������fg��
Land�Acquisition 579,457����������� 12,569��������� 407,974������ 1,000,000����� 203,512�������� 237,107������
Demolition/Site�Preparation F�����������������
Hard�Costs�and�FF&E 72,933,688����� 918,481������ 17,719,469� 91,571,637��� 21,629,188��� 19,479,613�
A/E�Fees 2,770,753������� 33,551��������� 842,813������ 3,647,117����� 815,354�������� 918,286������
Soft�Costs 4,110,435������� 189,528������ 757,549������ 5,057,512����� 2,395,753����� 1,588,372���
Developer�fee 3,180,849������� 45,267��������� 769,745������ 3,995,861����� 987,942�������� 875,197������

Total�Block�88�Uses�of�Funds 83,575,183����� 1,199,396��� 20,497,549� 105,272,128� 26,031,750��� 23,098,574�

��	^_�$�a
Office Residential Retail Bike�Share Parking Total

��f���������fg��
Debt 18,222,225����� 16,169,002� 1,682,599��� F����������������� F����������������� 36,073,826�
Equity 7,809,525������� 6,929,572��� 721,114������ F����������������� F����������������� 15,460,211�
TIF F������������������ F��������������� F��������������� 335,063��������� 19,138,200��� 19,473,262�
Parking�Utility�Cash F������������������ F��������������� F��������������� 165,860��������� 13,085,994��� 13,251,855�

Total�Block�105�Sources�of�Funds 26,031,750����� 23,098,574� 2,403,713��� 500,923��������� 32,224,194��� 84,259,155�

f��������fg��
Land�Acquisition 203,512����������� 237,107������ 22,304��������� 6,722������������� 530,355�������� 1,000,000���
Demolition/Site�Preparation F������������������ F��������������� F��������������� F����������������� 600,000�������� 600,000������
Hard�Costs�and�FF&E 21,629,188����� 19,479,613� 1,875,319��� 433,932��������� 27,389,213��� 70,807,265�
A/E�Fees 815,354����������� 918,286������ 68,510��������� 20,647����������� 1,301,557����� 3,124,355���
Soft�Costs 2,395,753������� 1,588,372��� 346,701������ 20,690����������� 1,188,636����� 5,540,152���
Developer�fee 987,942����������� 875,197������ 90,879��������� 18,932����������� 1,214,433����� 3,187,383���

Total�Block�105�Uses�of�Funds 26,031,750����� 23,098,574� 2,403,713��� 500,923��������� 32,224,194��� 84,259,155�
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JUDGE�DOYLE�SQUARE�REDEVELOPMENT
TIF�Analysis

��	^_�``
Hotel Retail Parking Total

Land�Cost 579,457����������� 12,569��������� 1,000,000�����
Construction�Cost�(incl.�contingency) 58,915,688����� 715,361������ 77,350,517���
Value 59,495,145����� 727,930������ 78,350,517���
Millage�Rate 0.0242������������� 0.0242��������� 0.0242�����������
Annual�Property�Taxes 1,439,783������� 17,616��������� 1,896,083�����
Discount�Factor 50% 50% 50%
Property�Taxes�available�for�TIF�Support 719,891����������� 8,808����������� 948,041���������

��	^_�$�a
Office Residential Retail Bike�Share Parking Total

Land�Cost 203,512����������� 237,107������ 22,304��������� 462,923������
Construction�Cost�(incl.�contingency) 17,346,738����� 19,304,613� 1,460,559��� 38,111,910�
Value 17,550,250����� 19,541,720� 1,482,864��� 38,574,834�
Millage�Rate 0.0242������������� 0.0242��������� 0.0242��������� 0.0242���������
Annual�Property�Taxes 424,716����������� 472,910������ 35,885��������� 933,511������
Discount�Factor 50% 50% 50% 50%
Property�Taxes�available�for�TIF�Support 212,358����������� 236,455������ 17,943��������� 466,755������
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April 29, 2015 

Dave Cocagne  
President and CEO 
Vermilion Development  
401 North Franklin St. 
Chicago, IL 60654 

RE:  Judge Doyle Square RFP – Construction Financing Opinion 

Dear Mr. Cocagne: 

This letter provides HFF’s opinion regarding potential construction financing of the Judge Doyle 
Square development (the “Project) for Vermilion Development (“Vermilion”).  

HFF is a leading provider of commercial real estate and capital market services in the U.S.  With 
22 offices nationwide, HFF executed over $32 billion of financing transactions in 2014.  Over 
100 of these transactions with a total volume of $6.4 billion were construction financings.  The 
firm has superior relationships with capital sources and a deep understanding of market 
conditions.  As such, HFF is well qualified to provide financial guidance for potential 
development projects.   

The Judge Doyle Project is a mixed-use development that includes a 282-key hotel, 
93 residential apartments, a 94,610 square foot office building, 15,447 square feet of retail space.  
The total project cost is approximately $136.8 million (excluding parking).  Given HFF’s 
knowledge and constant presence in the construction finance market, it is our belief that projects 
of this nature could obtain financing of up to 70% of the total cost. 

Financing terms for a mixed use project of this scale would approximate: 

Interest Rate: Interest would accrue at LIBOR + a spread of between 250 and 300 bps 

Loan Term: Initial term of three (3) or four (4) years with one (1) or two (2) one-year 
extension options 

Amortization: Three (3) or four (4) years interest only, followed by twenty-five (25) 
year amortization 

Fees:  50-100 bps 

Recourse: Completion and repayment guarantees would be expected, with potential for 
the repayment guarantee to reduce as stabilization metrics are met (e.g. a 1.25x DSCR) 

181 W. Madison � Suite 3900 � Chicago, IL 60606 
Tel 312-528-3650 � Fax 312-528-3651 � www.hfflp.com 

April 29, 2015 

Dave Cocagne  
President and CEO 
Vermilion Development  
401 North Franklin St. 
Chicago, IL 60654 

RE:  Judge Doyle Square RFP – Construction Financing Opinion 

Dear Mr. Cocagne: 

This letter provides HFF’s opinion regarding potential construction financing of the Judge Doyle 
Square development (the “Project) for Vermilion Development (“Vermilion”).  

HFF is a leading provider of commercial real estate and capital market services in the U.S.  With 
22 offices nationwide, HFF executed over $32 billion of financing transactions in 2014.  Over 
100 of these transactions with a total volume of $6.4 billion were construction financings.  The 
firm has superior relationships with capital sources and a deep understanding of market 
conditions.  As such, HFF is well qualified to provide financial guidance for potential 
development projects.   

The Judge Doyle Project is a mixed-use development that includes a 282-key hotel, 
93 residential apartments, a 94,610 square foot office building, 15,447 square feet of retail space.  
The total project cost is approximately $136.8 million (excluding parking).  Given HFF’s 
knowledge and constant presence in the construction finance market, it is our belief that projects 
of this nature could obtain financing of up to 70% of the total cost. 

Financing terms for a mixed use project of this scale would approximate: 

Interest Rate: Interest would accrue at LIBOR + a spread of between 250 and 300 bps 

Loan Term: Initial term of three (3) or four (4) years with one (1) or two (2) one-year 
extension options 

Amortization: Three (3) or four (4) years interest only, followed by twenty-five (25) 
year amortization 

Fees:  50-100 bps 

Recourse: Completion and repayment guarantees would be expected, with potential for 
the repayment guarantee to reduce as stabilization metrics are met (e.g. a 1.25x DSCR) 

181 W. Madison � Suite 3900 � Chicago, IL 60606 
Tel 312-528-3650 � Fax 312-528-3651 � www.hfflp.com 
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April 29, 2015 
Page 2

Guarantor Covenants: Net worth and liquidity requirements as a percentage of the total 
project costs 

Performance Covenants: Prospective lenders will expect stabilized debt yields of 
approximately 12% for the hotel component, 10% for the residential component and 9% 
for the office component

HFF’s opinion of the Project’s financing is based on the budget and stabilized income 
projections provided by Vermilion.  The opinion is contingent on market conditions at the time 
of financing, adequate recourse and guarantors on the loan, substantial pre-leasing on the office 
building, and a demonstrated market need for the apartment and hotel components.  

Sincerely,

Christopher S. Carroll 
Managing Director 

181 W. Madison � Suite 3900 � Chicago, IL 60606 
Tel 312-528-3650 � Fax 312-528-3651 � www.hfflp.com 
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Project: Harper Court Redevelopment, Hyde Park, IL
Contact: Kim Goluska
Chicago Consulting Studios (Consultant to City of Chicago)
(312) 357-1557
ccs@ccstudioinc.com
 
Project: IUPUI School of Social Work and Philanthropy, Indianapolis, IN
Contact: John Lewis
Indiana University (Tenant)
(317) 274-7755
jmlewis5@indiana.edu
 
Project: University of Illinois Gateway Project
Contact: Bill Adams
University of Illinois
(217) 333-3070
wdadams@uillinois.edu
 
Eppstein Uhen Architects

Project: Ovation
Contact: Mike Slavish, President
Hovde Properties, LLC
(608) 255-5175
mslavish@hovdeproperties.com

Project: Nolen Shore
Contact: Lance McGrath, President
McGrath Property Group
(608) 616-0705
ltmcgrathllc@gmail.com

Project: Boston Lofts
Contact: Jerry Franke, President
Wispark Corporation
(414) 274-4600
jfranke@wispark.com

Financial References
 
Lender: Citi Community Capital
Contact: Doug Leezer
(502) 715-4535
douglas.r.leezer@citi.com
 
Lender: Busey Bank
Contact: Rod Kirby
(217) 365-4201
Rod.Kirby@busey.com

Tri-North Builders

Project: The Marcus Corporation
Contact: Kevin Gallagher  
Numerous hotels within Marcus 
Hotels & Resorts
(414) 905-1257
kevingallagher@marcushotels.com

Project: Urban League of Greater Madison
Contact: Edward Lee
(608) 729-1200
elee@ulgm.org

Project: City Center West 
Contact: Terrence R. Wall
T. Wall Properties 
(608) 575-1018

twall@twallenterprises.com

Marcus Hotels and Resorts

Project: Marriott International
Contact: Noah Silverman
Sr. Vice President Full Service Hotel 
Development
(301) 380-5253
Noah.Silverman@marriott.com

Contact: Rob Palleschi 
Global Head Full Service Brands
(703) 883-5311
Rob.palleschi@hilton.com

Contact: Roy Cowan
!������������	��	�@�����	�-��%�
(405) 767-7135
���8��6���������	8���

Contact: Darren Noak
President of Commercial Construction
Tri-North Builders
(608) 204-7206

dnoak@tri-north.com
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vermiliondevelopment.com

401 N. Franklin Street, Suite 4 South  •  Chicago, Illinois  60654

p: 312 488 1918   f: 312 488 1919


