Appendix "E" to
% Report 118 of AB

VELUT,

ARBOR

,1 University of Toronto ToronNTO ONTARIO M5S 1A1

= OFFICE OF THE VICE-PROVOST, SPACE AND FACILITIES PLANNING

TO: Planning and Budget Committee

SPONSOR: Ron Venter, Vice-Provost, Space and Facilities Planning
CONTACT INFO: 416-978-5515; ron.venter@utoronto.ca

DATE: March 12", 2003 for March 26", 2003

AGENDA ITEM: #6

ITEM IDENTIFICATION:

Project Planning Report [September 25", 2001] for the Department of Economics Building Expansion
and Renovation plus the Appendix [March 2003] to this Project Planning Report.

JURISDICTIONAL INFORMATION:

Under the Policy on Capital Planning and Capital Projects, the Planning & Budget Committee reviews the
Project Planning Report prepared for a capital project and recommends to the Academic Board approval in
principle of the project.

PREVIOUS ACTION TAKEN:

In October 2001 the Planning and Budget Committee approved the Project Planning Report for the
Economics Building Expansion and Renovation. This approval required that external funds would be
raised for this project and that the project would not proceed until such time as all necessary funds had
been secured. The P & B Committee also approved a contribution of $980,000 from the University
Infrastructure Investment Fund [UILF] to construct a 75 seat classroom within the Economics Building
that would only be available once all other funds had been secured.

BACKGROUND:

"Over the years, The Department of Economics has made great strides in achieving its present status as
the premier economics department in Canada. Due to the continued support of the university
administration and the extraordinary efforts of our dedicated faculty, in the past few years the Department
has been able to compete with the top universities in North America for the very best graduates. This is
clearly evident by our recent success in winning the Polanyi prize in each of the last four years. As was
spelled out in our "Raising Our Sights" plan, the Department is not content to remain the best economics
department in Canada.

While the most recent ranking placed the Department within the top 10 publicly funded economics
departments in the world, we have set higher goals - to rank within the top 5 publicly funded economics
departments (equivalent to the University of California at Berkeley, University of Michigan, University of
Wisconsin and UCLA). To reach this goal, it is necessary to address a chronic problem within the
department - lack of space. Since the inception of the department in the early 1980's, every Chair's report
and every external review has commented on the dire need for additional space. It is clear that the present
space constraints and poor quality of much of the available space at 150 St. George Street have
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contributed to a number of key faculty moving to other parts of the university that offer improved space.
At the same time, the lack of space for our undergraduate students, most of whom are in the Commerce
Program, has resulted in less interaction among this group of students and fewer opportunities for
interchange with our faculty than would be optimal for this academically first-rate undergraduate
program. The implications have been unfortunate and have led to a lack of identification of these students
with the Department of Economics and fewer of the most qualified graduates choosing the University of
Toronto for their graduate education. These students are among the very best within the Faculty of Arts
& Science and we owe them more than we have delivered in the past if, in the future, we are going to
continue to attract such high quality students to the Commerce Program."

The Faculty of Arts & Science, supported by the Department of Economics, has recommended that this
project proceed in a two phased approach as outlined in the Appendix to the Project Planning Report.
What is proposed is to proceed with the design of the complete project, Phase 1 and Phase 2, and appoint
the consultants with the instruction that the project could, depending on the funding available, be
constructed in two phases. To proceed in this direction will require that the Faculty of Arts & Science
provide the funding in the amount of $6 million or greater to complete Phase 1. The funds for Phase 2
will require fund raising of some $8.3 million and these funds will need to be in place, committed plus the
required cash flows, in advance of the commencement of the construction for Phase 1. If all funds, for
Phase 1 and Phase 2, are secured by the completion of the design stage then the entire project will
proceed, possibly in stages for reasons other than the matter of funding. If the full Phase 2 funding is not
secured at the completion of the design stage then only Phase 1 will proceed and the Phase 2 will be
delayed.

HIGHLIGHTS:

The Department of Economics is presently located at 150 St. George Street with faculty also located at
the Institute for Policy Analysis, in the Bissell Building, 140 St. George Street. External reviews of the
Department through the years, have identified a lack of space for graduate students. The addition of the
Master of Financial Economics program and the expansion of the Undergraduate Commerce program
have resulted in additional demands which cannot be met within the present facilities.

The Department of Economics, including the Institute of Policy Analysis, presently occupies a total of
1747 nasm. The Project Planning Report recommends an increase of 584 nasm, for a total allocation of
2331 nasm, which corresponds with the Council of Ontario Universities space standards. The space
program which is proposed, also includes the construction of a 75-seat, tiered lecture hall (143 nasm),
which would be centrally controlled by the Office of Space Management.

The proposed project will involve the demolition of two previous additions to 150 St. George Street and
an addition and renovation of the original Victorian house. Space currently occupied by the Institute of
Policy Analysis will be released for other University use.

The proposed area of construction falls within the 150 St. George Street property, which will require
municipal zoning approvals to proceed. The new structure must be mindful of residential scale and detail.
Several envelope options have been considered during the planning stage to increase the useable area for
the Department of Economics on this site, including the recommended option to maintain the original
house and to be sensitive to heritage considerations. The proposed building program can be built within
the current zoning height limits with the same program also in the basement.

On the landscape improvements early concepts have been explored that could serve to essentially
maintain the integrity of the Innis Green, whilst recognizing the need to direct pedestrian flows from the
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new buildings onto St George Street. It would be desirable to incorporate the Innis courtyard within
overall landscape improvements for the area, while still recognizing the need for Innis College to
maintain its designated exterior space.

Under the new Policy on Capital Planning and Capital Projects, the Project Committee will continue
through the implementation phase. The Working Executive of the Project Committee will comprise the
lead User, a Planner and Implementer all of whom have been intimately associated with the project
definition since its inception; the Working Project Executive for the Economics Building Expansion and
Renovation comprises:

User: M. Berkowitz:
Planner: G. Milgrom, and
Implementer: J. Binks

This Working Executive will expand to include the Project Manager, once appointed. The role of the
Working Executive is to ensure the successful completion of the project and to ensure that the user needs
and concepts introduced into the Project Planning Report are addressed throughout the process of
consultant selection, design and implementation which are carried out under the direction of the Assistant
Vice-President, Operations & Services.

The Principal of Innis College will also be invited to participate in the Project Committee to ensure the
compatibility of Innis College facilities and planned landscape improvements with the proposed plans for
the Department of Economics.

The total project cost, including new construction of 1880 nasm (3380 gsm), and renovation of 450 nasm
(815 gsm), are expected to cost $14,300,000 when tendered in May 2004.

Of this total, $980,000 has been identified as the cost of a new 75-seat, tiered electronic lecture room. The
estimate also allows $1,000,000 for the department to be moved into nearby rented space for a period of
two years while construction is underway. This will require 2,000 square metres of rentable space.

The maintenance, operating and utilities cost of the new facilities is expected to be $251,000 annually or
$107/nasm whereas the current costs are $147,211 (00/01), an average of $83.22/nasm. The increase in
operating costs is comparable with new, modern air-conditioned buildings on campus. There will be a
loss of 13 reserved parking spaces and a loss of $20,800 per annum to the parking ancillary as a result of
the expansion.

FINANCIAL AND/OR PLANNING IMPLICATIONS:

The space needs of the Department of Economics are such that the Faculty of Arts and Science will
contribute $6,000,000 to Phase 1 of the project. The balance of the funds to address Phase 2 are required
to be raised from external sources. In moving forward with Phase 1 it is important to design the complete
project [Phases 1 & 2], but to ensure in the process that, if necessary, Phase 1 could be completed with
those funds available from the Faculty of Arts & Science; Phase 2 being delayed for completion
downstream only when all external funds have been secured. This is the sensible approach to ensure a
better designed building; however it is important to emphasize that Phase 2 cannot proceed without the
external funds being secured. This approach would also permit the building to be designed and to be used
to attract external funding for Phase 2. It is proposed, given that all governance approvals are secured for
the consultants to be appointed, the building designed and city approvals secured, as will be necessary for
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this site. The earliest time that construction could commence is December, 2004, so that there is a
significant period to work to raise the external funding.

In moving forward in this direction the Faculty of Arts and Science will advance $100,000 in cash toward
the hiring of the consultants to trigger the project. Thereafter the Faculty of Arts and Science would enter
into the mortgage arrangement to ensure the appropriate cash flow for the project within the $6 million
contribution identified previously.

The project will be designed so that the construction could, if necessary, be split into two phases. Funding
for phase 1 in the amount of $6,000,000 will be provided by a mortgage amortized over 25 years at 8%
per annum by the Faculty of Arts and Science. The Department of Economics has established a Fund
Raising Committee and has been active in the identification of potential donors to support this project.
The fact that Phase 1 of the project will be initiated from within the Faculty of Arts and Science will as
indicated be hopefully recognized as an excellent matching opportunity by a donor.

The funds for Phase 2 of the project amounting to $8.3 million will be raised from external sources. The
full amount will have to be secured prior to any construction of Phase 2 taking place; secured in the sense
that the full funding is available at the commencement of construction. In the event that the full funding is
not in place Phase 2 will be delayed until such time that funding is fully realized. In the revised business
plan, the tiered lecture hall, will be integral to the project and paid for from the funds to be raised within
the projected $8.3 million. The lecture hall will be operated within the Office of Space Management, but
will certainly be a preferred lecture hall of choice for use by the Department of Economics.

The creation of new facilities and increased operating space give rise to increased operating and utility
costs increases in operating costs. These operating costs have been identified in the Project Planning
Report and will require revision to upgrade these costs to a future date when the new building will be
available. The Faculty of Arts and Science is in agreement, consistent with University policy, that the
increased operating and utility costs corresponding to any increase in the space assigned to Arts and
Science will be the responsibility of the Faculty.

RECOMMENDATION:
The Planning & Budget Committee recommends to the Academic Board

1. THAT the project planning report for the Department of Economics be approved in principle. The
project has two phases and the initial design will incorporate both phases in the design stage. The
two phases will only be constructed concurrently if all funding is secured; presently only the
funding for phase 1 has been defined.

2. THAT the project scope of 1880 nasm of new space and 450 nasm renovated space be approved
at an estimated total project cost of $14,300,000 (May 2004), with funding as follows:

1) Financing of a mortgage in the amount of $6,000,000 to be repaid over a 25 year
amortization period at 8% per annum by the Faculty of Arts and Science to
coincide with needs of the project. This contribution will address the first phase
of the project.

(ii) $8.3 million to be raised from external sources by the Faculty of Arts and

Science for the second phase of the project. The second phase of the project will
only proceed to construction once all funds are secured.
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PROJECT PLANNING REPORT
FOR THE DEPARTMENT OF ECONOMICS
BUILDING EXPANSION AND RENOVATION
AT 150 ST. GEORGE ST.

I EXECUTIVE SUMMARY

The Department of Economics is presently located at 150 St. George Street with
seven faculty within the department’s complement housed at the Institute for Policy
Analysis. Over the years a common theme stressed in the external reviews of the
Department has been the lack of office space for graduate students. Time after time, the
space problem has been brought up in reviews of the Department, yet it remains a
proverbial thorn which will continue to impede the Department’s progress in reaching its
goal of comparability with the best publicly funded economics departments in North
America.

With the addition of the Master of Financial Economics program and the
expansion of the undergraduate Commerce program, the increased faculty and
administrative demands can no longer be met within the present facilities. At the same
time, space for undergraduate student activities is essential for the integration of these
students within the Department, yet given the present scarcity of space within the current
departmental facilities, this is not possible. The proposed structure will provide space for
both undergraduate and graduate students to interact with each other and faculty on both
an academic and social basis.

A 75-seat tiered accessible lecture room within the proposed facility addresses the
crucial need for additional classroom space in the northwest quadrant of the St. George
campus. The classroom will also provide a hub for student activity within the building.
The room will be centrally booked by the Office of Space Management and the Faculty
of Arts and Science.

From a research perspective, the Department seeks to gain the greatest synergies
possible by coordinating the research activities undertaken by all members of the
Department within its new facilities. This involves the relocation of the Institute for
Policy Analysis to the new facility at 150 St. George Street and the provision of research
space for all economics faculty at the University of Toronto at Mississaugua within the
new structure. This is necessary for the Department to achieve its goal as a premier
economics teaching and research.

The Department of Economics presently occupies 1293 net assignable square
metres and the Institute for Policy Analysis occupies 454 nasm for a total of 1747 nasm.
The Users Committee recommends a nominal allocation of 2241 nasm. This allocation
corresponds to COU space standards.
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The proposed project will be privately funded and has an estimated cost of

$14,300,000 in May 2004 dollars, the date the project is expected to commence. A
secondary effect of this project is to release to the University for relocation all the space
currently occupied by the Institute for Policy Analysis in the Bissell Building at 140 St.
George Street. Additionally, 13 reserved parking spaces and a loss of revenue to the
parking ancillary in the amount of $20,800 p.a. will result.

II.

I11.

MEMBERSHIP

M.K. Berkowitz (Chair), Professor, Department of Economics

M. Abouhaidar, Business Officer, Department of Economics

C. Deri, Graduate Student, Department of Economics

R. deSouza, Director of Administrative Services and Planning, Faculty of Arts
and Science

D. Dewees, Professor, Department of Economics

M. Fuss, Professor and Acting Chair, Department of Economics

N. Gallini, Professor, Department of Economics

J. Binks, Project Planning and Construction, Facilities and Services

E. Sisam (Secretary), Director of Campus and Facilities Planning, Office of the
Vice Provost, Planning and Budget

G. Milgrom, Office of the Vice Provost, Planning and Budget

N. Soboleva, Asst. Professor, Department of Economics

L. Cheung, Undergraduate Student, Department of Economics

TERMS OF REFERENCE

1. Determine a space program for the Department of Economics which will
accommodate the activities currently at 150 St. George Street and other
locations where members of the Department are currently located.

2. Demonstrate that the proposed space program will take into account the
Council of Ontario Universities and the University’s own space standards.

3. Plan to realize maximum flexibility of space to permit future allocations as
program needs change.

4. Identify the capital cost of construction, any renovations, data and
communications requirements and the cost of equipment and furnishings.

5. Identify any costs associated with transition during construction and
secondary effects resulting from construction of this project.

6 Identify all proposed sources of funding.

Report by April 30, 2001.
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APPENDIX TO

PROJECT PLANNING REPORT

FOR THE DEPARTMENT OF ECONOMICS

BUILDING EXPANSION AND RENOVATION

AT 150 ST. GEORGE ST.

March, 2003
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1.0 Introduction

Time after time, the space problem has been brought up in reviews of the
Department, yet it remains a proverbial thorn which will continue to impede the
Department’s progress in reaching its goal of comparability with the best publicly funded
economics departments in North America. To address these problems, a Users
Committee was formed in January 2001 to study the space constraints within the
Department and make a recommendation for expanding and renovating the present
facilities at 150 St. George St. In September 25, 2001, The “Project Planning Report for
the Department of Economics Building Expansion and Renovation at 150 St. George
St.” was completed and has subsequently passed through university governance with
fund raising efforts earnestly underway.

The Report argued that with the addition of the Master of Financial Economics
(MFE) Program and the expansion of the undergraduate Commerce program, the
increased faculty and administrative demands could no longer be met within the present
facilities. At the same time, space for undergraduate student activities was viewed as
essential for the integration of these students within the Department, yet given the present
scarcity of space within the current departmental facilities, this was not possible. The
structure proposed in the Report would provide space for both undergraduate and
graduate students to interact with each other and faculty on both an academic and social
basis.

In addition, a 75-seat tiered accessible lecture room within the proposed facility
addressed the crucial need for additional classroom space in the northwest quadrant of the
St. George campus. The classroom would also provide a hub for student activity within
the building. The room would be centrally booked by the Office of Space Management
and the Faculty of Arts and Science.

The North Building renovation on the 150 St. George St. site will provide 453 net
assignable square metres (nasm) while the proposed new building would provide 1878
nasm for a total project of 2331 nasm. Using a gross up factor of 1.8 produces 4195
gross sq. m." This allocation corresponds to COU space standards.

2.0 What Has Changed Since the Report?

The Department remains fully committed to fund this project without financial
support from the university. At the same time, there have been a number of significant
changes since the Report was written. First, the department has undertaken an increased
commitment to the Commerce Program through both an increase in student enrolment
and a responsibility to reduce class size in economics courses through the hiring of
additional faculty with the incremental fees paid by Commerce students. In the absence

! “The Project Planning Report for the Department of Economics Building Expansion and

Renovation at 150 St. George St.”, September 25, 2001, p. 21.
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of additional space, it is unlikely that the department can fulfill this commitment.
Second, with the implementation of the guaranteed minimum funding package to Ph.D.
students, together with a new Master of Financial Economics Program, our scarce
allocation of space for graduate students has all but been dissipated.

While the long term solution to our space problem lies with the renovation and
addition proposed in the Report, in the medium-term, space issues will continue to offset
our enhancement plans for Commerce students and the innovative minimum funding
guarantees that are intended to increase both the size and quality of our graduate
program. Further, while our new MFE Program has attracted superior students, it is
important to recognize that without sufficient space resources, it is unlikely that this
quality level is sustainable.

3.0 Phase I and Phase II Construction

In order to overcome the immediate space problems facing the Department, it has
been decided that the overall project described in the Report will be built in two phases.
Phase I will encompass a three-story structure built in the parking lot (rear) of 150 St.
George Street. The facility will be sufficiently flexible so as to be fully integrated into
the overall plan once funding becomes available to complete the entire project. The new
facility will be 722.5 nasm with the remaining 1466.5 nasms allocated to Phase II
construction, for a total space allocation of 2189 nasm. Additional to these will be the
planned tiered 75-student lecture room. The cost of the classroom will be borne by the
Department. The cost of the Phase I construction will be financed from the incremental
Commerce tuition fees allocated to the Department, approximately $6 million.

Table I presents the revised Space Program with the division of the project into
Phase I and II construction. The 75-seat classroom should be located in the appropriate
phase as determined by the concept design. A total of 143 nasm must be added in either
Phase I or Phase II to accommodate the classroom. Table 2 then allocates the various
activities to the three floors of the planned facility.

Approval of implementation through phased construction will permit the
University to initiate the architect selection process. The consultant will be instructed to
determine a concept plan that can be constructed in phases or as one project should
funding be obtained. While a review of phased construction indicates that Phase I could
be completed for $6 million, a better estimate can only be determined after the concept
plan is developed. Phased construction will also eliminate some, if not all, of the staging
costs identified in the original total project cost estimate.

A thorough determination of capital costs for each phase will be undertaken with

completion of the concept plan and submitted for approval to proceed through to
implementation.
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Department of Economics/Institute for Policy Analysis
Amended Space Program — Phase I and 11

Table 1

ROOM TYPE # Nasm Nominal Phasel Phase II
Rooms Per Nasm Nasm  Nasm
ACADEMIC OFFICES
Departmental Chair's Office 1 26 26 26
Associate Chairs 2 15 30 30
IPA Director 1 15 15 15
Faculty Office/Private 50 13 650 156 494
Faculty Office/Emeriti 4 13 52 26 26
Faculty Office/Shared 9 10 90 30 60
67 863 212 651
GRADUATE STUDENT SPACE
Ph.D. Student Offices, 3 stations per office 16 13 208 91 117
MEFE Student Offices, 33 stations @ 4.5 nasm 2 74.5 149 112.5 36.5
MA Student Carrel/Computing Room, 11 stations @ 4 nasm 1 44 44 44
TA Interview Rooms 6 8 48 48
TA Interview Room Waiting Space Non assignable space
Graduate Student Lounge 1 35 35 35
484 330.5 153.5
NON ACADEMIC OFFICES
Receptionist 1 13 13 13
Business Officer 1 13 13 13
Chair's Secretary 1 13 13 13
Graduate and Undergraduate Administrators 2 13 26 26
Secretaries, 2 1 20 20 20
Secretary 1 13 13 13
Assistant to Business Officer 1 13 13 13
Photocopy Clerk 1 10 10 10
IT 2 10 20 20
Journal Office 1 13 13 13
Undergraduate Administrator for COMM 1 13 13 13
Director of MFE Program 1 13 13 13
Assistant Director of MFE Program 1 13 13 13
MEFE Secretary 1 13 13 13
Newsletter 1 13 13 13
Economics 100 Co-ordinator's Office 1 13 13 13
Alumni Office 1 10 10 10
19 242 82 160
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ROOM TYPE

RESEARCH FACILITIES

IPA/PEAP:

IPA Financial Officer

IPA Secretary

PEAP Secretary

IPA Research Economist

IPA Senior Economist

Other:

Research Office — Level 1, 2 occupants per
Research Office — Level 2, 1 occupant per

SUPPORT SPACE
Resource Centre

Large Conference Room
Small Meeting Room

Office Supplies Room
Office Machine Room
Office Storage Room
Bookable Caserooms
Computer Workshop/Storage
Staff Lounge

Kitchenette

Faculty Lounge

Mailroom — Faculty and Staff

OTHER FACILITIES
Atrium

Tiered Lecture Room, capacity 75 (Phase to be determined)

Economics Course Union Room

Progamme Nasm

Nasm adjustment for retention of the North Building ( see

discussion under ‘The Site’)

Total Nasm

Other in net to gross multiplier:
Data Closets

Server/technology support
Caretaking Spaces
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Rooms

—_— e

()]
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[

Nasm Nominal

Per

13
13
13
13
13

13
10

26
60
24
10
10
10
10
12
15

35

50
143
13

Nasm

13
13
13
13
13

65
60
190

26
60
24
10
10
10
40
12
15

35
256
50
143
13
206

2,241

90

2,331

Phase I Phase Il

Nasm

20

15

35

50

13
63

722.5

Nasm

13
13
13
13
13

65
60
190

26
60
24
10
10
10
20
12

35

221

90

1465.5
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Phase I Floor Allocation

ROOM TYPE

Floor 1
Atrium
Case rooms
Staff lounge
Eco Course Union
TA interview rooms
Alumni office
Emeriti offices
Ph.D. student offices
Receptionist
Secretaries

Total Floor 1

Floor 2

Faculty offices

Ph.D. student offices

Faculty offices/shared
Total Floor 2

Floor 3
MFE student offices
Director of MFE
Asst. Dir. MFE
MFE secretary
MA carrels/computer room
Graduate student lounge
Ph.D. student office

Total Floor 3

Total Building

Nasm
50
20
15
13
48
10
26
26
13
20

241

156
52
30

238

112.5
13
13
13
44
35
13

243.5

722.5

Table 2
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