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ZOOM LOGISTICS

• Community members may submit questions via the Q&A 
box. The meeting facilitator will determine if and when 
questions will be asked based on available time.

• Attendees are asked to be respectful in their 
communication within the Q&A and chat boxes.
 Attendees will be given a warning and then may be 

kicked out of the meeting for inappropriate or 
aggressive comments

• A recording of this meeting will be made available to the 
public at www.CityofSantaCruz.com/downtownlibrary

http://www.cityofsantacruz.com/downtownlibrary
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1. Introductions

2. Presentation

3. Subcommittee Questions

4. Closing

AGENDA 4:30-6:00p



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

TEAM INTRODUCTIONS

C I T Y  C O U N C I L  L I B R A R Y  S U B C O M M I T T E E  M E M B E R S

Justin Cummings
Mayor

Donna Meyers
Vice Mayor 

Sandy Brown
Council Member



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

TEAM INTRODUCTIONS

C I T Y  O F  S A N TA  C R U Z

Bonnie Lipscomb,
Director of Economic 
Development Department

Amanda Rotella,
Principal Management 
Analyst

Mark Dettle,
Director of Public Works 
Department



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

TEAM INTRODUCTIONS

S A N TA  C R U Z  P U B L I C  L I B R A R I E S

Susan Nemitz,
Director of Santa Cruz Public 
Libraries

Jessica Goodman,
Regional Manager of Santa 
Cruz Public Libraries

Eric Howard,
Assistant Director of Santa 
Cruz Public Libraries



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

TEAM INTRODUCTIONS

David Schnee, Principal-in-Charge Daniel LaRossa, Associate

G R O U P  4  A r c h i t e c t u r e ,  R e s e a r c h  a n d  P l a n n i n g

Van Meter Williams Pollack LLP
Housing Component Advising

Watry Design
Parking Component Advising

Mack5
Cost Consultants

Base Design
Structural Engineering

Blue Forest Engineering
Mechanical Engineering & Plumbing

Atium Engineering
Electrical and Low-Voltage Systems

Lydia Kontozoglou, Job Captain Bryant Lui, Designer

BKF Engineers
Civil Engineering
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c. Design Options

d. Preliminary Evaluation

3. Subcommittee Questions

4. Closing

AGENDA 4:30-6:00p



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

PROJECT BACKGROUND

1. Santa Cruz Public Libraries Facilities Master Plan 2014-2023

2. Measure S

3. Downtown Library Advisory Committee Recommendations

4. Renovation Study – 2019 Study

5. Mixed Use Study – 2020 Study
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THE LIBRARY TODAY 

Santa Cruz Downtown Library

• Built in 1968

• 44,000 SF

• 2-Story Building

• Owner: City of Santa Cruz
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2013 FACILITIES MASTER PLAN RECOMMENDATIONS

ATTAIN
Recommended 
budget for structural 
remodel or 
replacement of the 
Downtown Library is 
$24.9 to $35.6M
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MEASURE S

• On February 11, 2016, the SCPL Financing Authority unanimously voted to
place a $67 million bond measure (later designated Measure S) on the June
7, 2016 ballot to address the most urgent needs. With 70% approval, voters
agreed to fund Measure S.

• Measure S funds are allocated to the government jurisdiction ($27M for
Downtown Library), the City of Capitola, the City of Scotts Valley and Santa
Cruz County) for the improvements of library buildings in the communities
they serve. Since the bond measure was approved, new construction of the
Capitola and Felton branches is already designed, as well as analysis started
for the renovations for the La Selva, Branciforte, Garfield Park, Boulder Creek
and Live Oak branches.
Updates
• Felton Branch opened in February 2020

• Capitola to open in Summer 2020

• Aptos Branch Design Build Team Selection



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

Downtown Library Advisory Committee DLAC
DLAC Members
1. Teresa Thomae
2. Linda Craighead
3. Nikolara Dunbar-Jansons
4. Martin Gomez
5. Martha Dexter
6. Rena Dubin
7. Elise Granata
8. Tera Martin
9. Steve Blair
10.Yolanda Henry

Options Explored
• Renovation of Existing Library
• New Mixed-Use Construction
• Full Renovation of Existing 

Library
• New Construction on Existing 

Library Lot

Spring 2018

SPACE EXISTING 
SQ. FEET

PROPOSED 
SQ. FEET

Public Areas 1,600 1,084

Adult Services 16,000 16,456

Youth Services 4,000 7,354

Meeting Spaces 1,200 3,827

Staff Areas 6,000 3,145

Support Areas 2,000 885

TOTAL 44,000 46,788

SUMMARY OF FINAL 
RECOMMENDATIONS

Consultants
Noll&Tam, architect 
Penelope Hummel, Library Consultant
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TODAY
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LIBRARY IMPROVEMENT OPTIONS

Options on Existing Site

A. New on Existing Site – 2019 study

B. Renovate Existing – 2019 study

Mixed Use Options on Cedar Street

C. Library with Housing and Parking Above - 2020 study

D. Library with only Housing Above, Parking Adjacent –
2020 study 
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PROJECT GUIDELINES

1. “Apples-to-Apples” Comparison

2. No Bias Towards any Option

3. “Fair Share” Cost Sharing in Mixed-use Options
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PROJECT GUIDELINES

Constant Budget, Constant Quality, Solve for Library Area

• $27,017,000 Total Project Budget 

• Base Level Quality / Features

• Add Alternate Options, Site Development, Parking are all extra
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Option A – NEW on EXISTING SITE
DATA From 2019 Study

 $27M Project Cost

 19,000 GSF 

 New 2-story Library

“Apples-to-Apples” Comparison
 New freestanding Library on 

Church Street or Cedar Street 
for the purposes of this study 
are considered equivalent

A
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DATA From 2019 Study

 $27.0 M Project Cost

 $20.2M Construction Baseline 
(Excluding Alternates)

 30,360 GSF 2-story Renovation 

after Demolition of perimeter 

structure

Option B – RENOVATE EXISTING (partial demolition)

B
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CEDAR STREET MIXED USE OPTIONS

Mixed Use Options on Cedar Street
• Consider two alternative arrangements of ground floor 

uses, housing, and parking.
• Study scope is focused on the library.

C. Library with Housing and Parking Above - 2020 study

D. Library with only Housing Above, Parking Adjacent –
2020 study 
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SANTA CRUZ MIXED-USE BUILDINGS
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MIXED USE PRECEDENTS with LIBRARIES

Madisonville, OH Library Mixed-use with Housing

Downtown Columbia, MD Mixed-use Library, Housing and 
Garage

El Cerrito, CA, Library, and Housing Study, 
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CEDAR STREET SITE

TOADAL 
FITNESS
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MIXED USE SITE - ZONING

 50’/75’ Baseline Height Limit

 SB330 Allows Housing Add’l Height

 Articulated Massing

 Sensitivity to shadows on Cathcart
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C

PARKING
Park on 
Ramp

HOUSING

COMMERCIAL

LIBRARY

GROUND FLOOR TYPICAL UPPER LEVELS

Ground Floor - Maximum 
of ~ 46,500 GSF

Notes:
 As Shown 
 ~35,490 GSF Library and 
 ~11,010 GSF Housing 

and Commercial 

PARKING
Speed Ramp

OPTION C – LIBRARY with HOUSING and PARKING ABOVE

Cathcart Street

Lincoln Street
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CHILDREN

OPTION C – LIBRARY with HOUSING and PARKING ABOVE

ADULT

TEEN

STAFF

CMR

C
STAFF
AREAS

YOUTH 
SERVICES

SUPPORT
AREAS

ADULT 
SERVICES

GROSS
SQ FT.

MEETING
AREAS
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CHILDRE
N

OPTION C – LIBRARY with HOUSING and PARKING ABOVE

ADULT

TEEN

STAFF

CMR

C
STAFF
AREAS

YOUTH 
SERVICES

SUPPORT
AREAS

ADULT 
SERVICES

GROSS
SQ FT.

MEETING
AREAS
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UPPER LEVEL PLAN C
DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY.
PROJECT DESIGN TO BE DEVELOPED IN FUTURE PHASES WITH
COMMUNITY INPUT

OPTION C – LIBRARY with HOUSING and PARKING ABOVE
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DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY.
PROJECT DESIGN TO BE DEVELOPED IN FUTURE PHASES
WITH COMMUNITY INPUT

OPTION C – LIBRARY with HOUSING and PARKING ABOVE
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OPTION C – LIBRARY with HOUSING and PARKING ABOVE
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OPTION C – LIBRARY with HOUSING and PARKING ABOVE
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DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY.
PROJECT DESIGN TO BE DEVELOPED IN FUTURE PHASES WITH
COMMUNITY INPUT

OPTION C – LIBRARY with HOUSING and PARKING ABOVE



SANTA CRUZ DOWNTOWN LIBRARY MIXED USE COST ASSESSMENT DRAFT, FOR DISCUSSION ONLY     05.07.2020       

D

HOUSING

LIBRARY

GROUND FLOOR TYPICAL UPPER LEVEL

Ground Floor - Maximum 
Space Possible for 
Library ~37,000 GSF

Notes:
 As Shown 34,740 GSF    

Single story library

HOUSING

PARKING
Park on Ramp

PARKING
Park on Ramp

Housing 
Terrace

LIBRARY 
SKYLIGHT

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT

Cathcart Street

Lincoln Street
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D
CHILDREN

ADULT

TEEN
STAFF

CMR

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT

STAFF
AREAS

YOUTH 
SERVICES

SUPPORT
AREAS

ADULT 
SERVICES

GROSS
SQ FT.

MEETING
AREAS
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D
CHILDREN

ADULT

TEEN
STAFF

CMR

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT

STAFF
AREAS

YOUTH 
SERVICES

SUPPORT
AREAS

ADULT 
SERVICES

GROSS
SQ FT.

MEETING
AREAS
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UPPER LEVEL PLAN C
DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY. PROJECT
DESIGN TO BE DEVELOPED IN FUTURE PHASES WITH COMMUNITY INPUT

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT
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DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY.
PROJECT DESIGN TO BE DEVELOPED IN FUTURE PHASES
WITH COMMUNITY INPUT

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT
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DRAFT RENDERING FOR VISUALIZATION PURPOSES ONLY.
PROJECT DESIGN TO BE DEVELOPED IN FUTURE PHASES WITH
COMMUNITY INPUT

OPTION D – LIBRARY w/ only HOUSING ABOVE, PARKING 
ADJACENT
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COST METHODOLOGY - FAIR SHARE COST SHARING

MIXED USE 
OPTIONS
Library cost 
model carries 
all library 
costs and fair 
share of 
appropriate 
building 
systems

Category Library Fair Share
Foundations Slab on grade

Foundations – proportionate by area
Superstructure Columns, proportionate by building area
Enclosure Ground floor perimeter

50% of common walls
Roofing & Waterproofing 100% Courtyard/skylight

Parking level extra waterproofing
Interior Construction 100% including acoustical separations
Stairs / Elevators None
Interior Finishes 100%
MEP/FP Share of building service
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COST METHODOLOGY

• Apples-to-Apples comparison

• Same level of finish as Option B-
Renovation of Existing Library

• Add Alternates – options to improve 
quality and size of Library

• Only Library Estimated – No cost 
modeling for housing or parking

EXISTING SITE CEDAR STREET MIXED USE

A New Library B Renovate Existing 
Library

C Library w/ Housing 
and Parking Above

D Library w/only
Housing Above Parking 

Adjacent
Library Cost per Square 
Foot Not in Study $576.97/SF $577.08/SF $589.82/SF
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MIXED USE HOUSING AIR RIGHTS FEE

Mixed Use Development  -
• Affordable Housing land and/or air rights fee to City
• Inclusion of market rate housing may increase affordability or fee 

applicable to the library
• Typically $50K-$100K/unit

Affordable Housing Potential
~20-25 units/floor
~3-5 housing floors
~60-120 unit potential

Air rights fee in the $3M - $6M range
Future Council decision about how much of air rights fee to be applied to 
the library.

Each $1M air rights  = additional ~1,700 square feet more library
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OPTIONS COMPAREDPOTENTIAL LIBRARY SIZE

• For a constant budget of $27M each option generates a different size library
• Mixed Use Options air rights fee will increase size of Library

Existing is 44,000 GSF
DLAC Program proposed 46,788 GSF

EXISTING SITE CEDAR STREET MIXED USE

A New Library B Renovate Existing 
Library

C Library w/ Housing 
and Parking Above

D Library w/only
Housing Above and 

Parking Adjacent
Library  Base Area from 
$27M 19,000 GSF 30,360 GSF 30,300 GSF 29,660 GSF

With $3M Air Rights 
Fee Applied N/A N/A 5,190 GSF 5,080 GSF

Total 19,000 GSF 30,360 GSF 35,490 GSF 34,740 GSF

Maximum Floor Area 
Available for Library 19,000 GSF 30,360 GSF 44,000 GSF 37,000 GSF
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OPTIONS COMPAREDCONSTRUCTION IMPACT

• Existing Library would have to be closed during renovation.
• Existing library can remain open during construction while a new library 

adjacent to existing or on Cedar street is constructed.

EXISTING SITE CEDAR STREET MIXED USE

A New Library B Renovate Existing 
Library

C Library w/ Housing 
and Parking Above

D Library w/only
Housing Above. 

Parking Adjacent

Construction Impact OPEN CLOSED or temporary OPEN OPEN
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OPTIONS COMPAREDEVALUATION CRITERIA

EXISTING SITE CEDAR STREET MIXED USE

A New Library B Renovate Existing 
Library

C Library w/ Housing 
and Parking Above

D Library w/only
Housing Above, 

Parking Adjacent

Potential Library Size 19,000 GSF 30,360 GSF 44,000 GSF 37,000 GSF

Accessibility Two story Two Story One Story One Story

Operational Cost 
Impacts Two story, less efficient Two Story, less efficient One Story, more 

efficient
One Story, more 

efficient
Flexibility Multi-modal Multi-modal Multi-modal
Sustainability Cal Green Cal Green + LEED? Cal Green + LEED?
Reuse of Existing REUSED ? ?
Solar Potential not possible possible Possible
Other
Other
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FOR MORE INFORMATION

For additional questions please contact 
Amanda Rotella at ARotella@cityofsantacruz.com

Or visit:
https://cityofsantacruz.com/downtownlibrary

mailto:ARotella@cityofsantacruz.com
https://cityofsantacruz.com/downtownlibrary
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NEXT STEPS
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