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Site Conditions 
 
The existing site is a single 4.08-acre parcel of land owned by Orange County situated in 
the Planning jurisdiction and corporate limits of the Town of Hillsborough. The property 
is zoned for commercial use and has frontage on two public roadways with two driveway 
connections to Revere Road (North Carolina DOT) and one driveway connection to Old 
Cedar Grove Road (Town of Hillsborough). It contains three buildings, paved parking 
areas, gravel-surfaced parking and service areas, and connected utility services.  
 
Several site conditions and physical improvements are non-conforming relative to current 
regulatory requirements, which would be generally applicable to new construction. The 
non-conformities include inadequate or non-standard perimeter landscape buffers, solid 
waste management facilities, and site accessibility features; possibly inadequate grease 
interceptor capacity and site lighting coverage; insufficient property line setback for the 
south side of the “EMS” building; absence of public sidewalks along street frontages; 
absence of onsite stormwater management facilities; and encroachment of an internal 
paved driveway into the street right-of-way.  
 
The existing pavement on the property is in a significantly deteriorated state, although 
still functional. Most of the onsite pavement exhibits severe “alligator cracking”, but only 
a small percentage exhibits rutting or significant differential settlement. Some irregular 
areas within or adjacent to pavement areas appear to have a loose gravel surface, but 
these appear to be remnants of a severely deteriorated pavement structure.  
 
Vested Rights 
 
The existing facilities, although somewhat non-conforming, have a vested right to remain 
in place and in service until some triggering event contravenes this right. Non-
conformities generally cannot be increased or made more severe, and are usually required 
to be corrected upon significant re-development of the property. When a non-conforming 
property is renovated, the full application of current requirements may or may not be 
triggered depending on the extent of the new work. 
 
To the degree that a non-conforming condition allows property usage or benefit which 
could not be achieved with full regulatory compliance, the vested non-conformity may be 
understood as an inherent and unique component of property value, which would likely 
be irreversibly forfeited upon renovating or redeveloping the property (or upon 
substantial damage by a fire, etc.). This value should be voluntarily relinquished only 
when the benefits associated with redevelopment outweigh the loss.  
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Option 1 – Major Renovation 
                               
The larger office building on the property may be renovated in place without triggering 
full compliance of all non-conformities, as long as the building floor area is not 
increased, the landscape buffer width to the west is not reduced, and the building 
footprint is not substantially altered. Unresolved questions remain about the ability to 
retain the main parking lot in its current configuration. This lot almost fully encroaches 
into a prescribed 40’ wide perimeter buffer along the western property edge, encroaches 
into the public street right-of-way, has non-compliant accessibility to the main building 
entry, and other lesser irregularities. Similarly, the building encroaches into the 
prescribed western buffer width, but this condition is does not inherently preclude 
building renovation.  
 
The current renovation plan proposes very limited sitework to accommodate new parking 
improvements for larger vehicles, new livestock and garden areas, pedestrian paths, and 
maintenance of existing pavement areas. The relatively low impact of this work will 
likely be non-triggering for most aspects of parking lot compliance. From a regulatory 
perspective, the primary building requires about fifty parking spaces. About 62 spaces 
currently exist in the front parking area. 
 
Both public streets adjoining the property are designated as having “priority sidewalk 
recommendations” which means that sidewalk installation along these frontages will 
typically be required when there is “… construction of a new principal structure on a 
parcel, or significant renovation of an existing structure or vehicle accommodation area 
that disturbs 50% or more of the parcel area.” (ref. Hillsborough UDO 6.17.2). The 
proposed building renovation scope is probably “significant” but the disturbed area on the 
parcel will not rise to a 50% threshold, so the sidewalk requirement is currently assumed 
to be inapplicable. This assumption requires confirmation by the Town of Hillsborough. 
 
Regarding stormwater management, no structural stormwater measure will be required if 
the amount of new impervious surface area is not increased by the project. The proposed 
renovation option will not increase the onsite impervious surface area.  
 
Existing domestic water and sanitary sewer services for the building are expected to be 
able to remain in service, although the grease interceptor will likely require replacement 
with a larger device. The building may require installation of a new automatic fire 
protection sprinkler system, which would require extension of a water supply line with 
appropriate backflow prevention and other devices. 
 
Without having detailed discussions with the Town of Hillsborough, we expect that the 
most likely scope associated with the Major Renovation option will include no significant 
parking or circulation changes to the main parking lot, no installation (or payment-in-
lieu) of sidewalks along public streets, no requirement for a stormwater management 
device, addition of some landscape buffer and parking screening plantings, extension of a 
water main to serve a fire protection sprinkler system, and installation of accessibility 
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improvements including accessible routes from the parking lot to the main building entry 
and from the building entry to Revere Road.  
 
 
Option 2 – New Construction 
 
This option includes complete demolition and rebuilding of the primary building and 
parking area, essentially inverting the locations of each in order to achieve a better 
aesthetic and functional condition than could be achieved by renovation. This option 
would retain the existing eastern driveway connection to Revere Road, and the driveway 
connection to Old Cedar Grove Road. The new building and rear parking area would be 
located either the prescribed 40’ distance from the western property line, or such lesser 
distance as may be discretionally approved under an “alternate buffer” scenario. The 
eastern driveway should be allowed to remain in its current location since no buffer 
requirement is prescribed along this property line; and as a driveway, it is not subject to 
minimum building setback requirements. From a regulatory perspective, the primary 
building will require about fifty four parking spaces, which is approximately the number 
shown for this option. 
 
Sidewalk construction along both public street frontages will almost certainly be required 
with construction of a new primary building. This work should be relatively 
straightforward along Revere Road, but will require a significant amount of clearing, 
grading, and drainage work along Old Cedar Grove Road. 
 
The New Build option will have approximately the same amount of impervious surface 
area as the current condition. In order to avoid installation of a structural stormwater 
management device, no net increase in impervious area will be allowed. The sidewalk 
work will count as new impervious area, even though it will be technically off the 
property. Site design for this option must be frugal with impervious surface area in order 
to achieve the assumed stormwater exemption. 
 
This option assumes essentially new domestic water and sanitary sewer services for the 
building, while retaining the existing utility connection points to the respective mains. 
The new building will require installation of a new automatic fire protection sprinkler 
system, which will require extension of a water supply main with appropriate backflow 
prevention and other devices. Also, with such extensive site redevelopment, new solid 
waste and recycling facilities will be required for the site, as well as full compliance with 
site accessibility, landscaping, and site lighting requirements. 
 
 
Option 3 – Systems Repair 
 
This development option includes parking lot maintenance work to repair and reinforce 
the deteriorating pavement conditions onsite. This work will not be done in direct 
association with building improvements; but neither will it preclude a possible future 
“Major Renovation” project. The work is essentially a maintenance effort, so landscape 
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improvements or accessibility improvements should not be necessary from a regulatory 
point of view. 
 
The scope of work included for this option is therefore limited to pavement and subgrade 
repair in the areas that exhibit the most substantial failure, incidental curb and gutter 
repair work, bituminous surface overlay of the entire area that is currently paved, re-
striping of the paved parking areas, and surface re-conditioning of existing gravel parking 
and service areas.     
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Structural Narrative 
 
 
Option 1 – Major Renovation: 
 
Existing Building:  
 
The existing Orange County EAC building is a one-story structure consisting of a first floor slab-on-grade 
with 8 inch, exterior, load-bearing CMU walls and interior steel pipe columns.  There are 16 inch, square, 
CMU pilasters built integrally with the eastern and western exterior CMU walls spaced at approximately 
16 feet on center.  The roof structure consists of wood decking on 2x8 wood rafters at 16 inches on 
center, supported by steel trusses framed with tube and pipe sections.  The steel trusses span between 
the pilasters at the east and west exterior walls and are supported intermediately by the steel pipe 
columns.   
 
Two additions have been made to the building.  The first, at the southeast corner of the building, 
consists of a concrete slab-on-grade with exterior load-bearing CMU walls.  The roof consists of tongue 
and groove wood decking on 2x8 wood rafters at 16 inches on center, supported by wide-flange steel 
beams.  The beams span east-west between load-bearing CMU walls.  The second addition, at the front 
(southern side) of the building, appears to consist of a first floor slab-on-grade and exterior load-bearing 
CMU walls with brick veneer.  The roof structure, however, could not be determined due to a dry-wall 
ceiling.   
 
The existing building was noted to be in fair structural condition with only minor visible corrosion of the 
steel structure, and only minor cracks in the masonry walls; however, there exist multiple items of 
concern with the existing construction.  These items are as follows:  
 

• The exterior load-bearing CMU walls are likely unreinforced, as was typical of the era of 
construction.  These walls likely do not comply with current code requirements for wind and 
seismic lateral loading.  Although the building code would only require locally reinforcing the 
walls at new openings to meet current code, this is an item of safety that should be considered.    

• There were no hurricane ties between the existing roof rafters and load bearing CMU walls, 
which does not comply with current building code.  The building code would only require adding 
the hurricane ties where modifications are made, but this is an item that should be considered 
as high winds could cause damage to the roof structure.  

• It appeared that multiple window openings have been added to the east and west exterior 
walls.  Current building code only allows the stresses in members carrying lateral (wind and 
seismic) loads to increase by 10% without strengthening or analyzing the existing structure.  The 
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exterior CMU walls act as the building’s shear walls and the current openings have increased the 
stresses in these walls beyond the 10% threshold.  This will require the addition of a new lateral 
system to replace the east and west exterior shear walls.  

• Current building code allows a 5% increase in stress to any gravity load carrying member 
without strengthening or analysis of the existing structure.  Re-roofing the building or code 
required fire proofing upgrades will likely increase the stress to all gravity load carrying 
members by more than 5%.  This will require a comprehensive structural analysis and possible 
strengthening of the entire roof structure; the costs associated with this are difficult to 
determine.  

 

Renovations: 

The renovation programming requires major renovation to the buildings lateral force resisting system as 
well as major demolition and reinforcement of existing exterior CMU walls to reduce the heated square 
footage, add an open air veranda, and increase natural light into the building.  The following comprise 
the structural renovations required:  

• Infill existing CMU wall openings with new reinforced CMU where required 

• Cut in new openings in CMU walls for windows and doors.  Locally reinforce the existing CMU 
around the openings to meet current building code.  

• Re-point cracks in existing CMU mortar joints. 

• Replace CMU that is cracked through the block itself.  

• Demolish approximately 180 feet of existing exterior, load-bearing, CMU walls at the north end 
of the building.   

o Replace the walls with a system of structural steel beams and columns to support the 
roof structure.  

o Add two braced frames at the east and west sides of the building to replace the existing 
CMU shear walls that have been modified beyond the 10% threshold.  

o Add one braced frame at the north wall to replace the demolished CMU shear wall.    

• Add approximately 100 feet of new exterior CMU wall at the northern extent of the 
programming within the existing roof footprint.  

• Demolish approximately 130 feet of existing exterior, load-bearing, CMU walls at the existing 
eastern addition to create an open air veranda.   

o Replace the walls with a system of structural steel beams and columns to support the 
roof structure. 

o Add a braced frame on the east side to replace the demolished CMU shear wall.  

• If the roof loading is increased due to re-roofing or fire proofing upgrades, analyze the existing 
roof structure and reinforce existing structural members as required.   
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o A comprehensive analysis of the existing structural conditions to determine existing 
member sizes, steel grades, wood grades, and weld sizes will need to be performed.  

o Reinforcing may include, but is not limited to, reinforcing existing structural steel truss 
members, increasing existing weld sizes, and sistering existing wood rafters. 

 
Option 2 – New Construction: 
 
Foundations: 

Foundations will be designed in accordance with the recommendations in the Report of Subsurface 
Exploration and Geotechnical Engineering Services by ECS, Dated February 12, 2016.  Shallow 
foundations will be designed for a net allowable bearing pressure of 3,000 pounds per square foot, in 
accordance with this report.     

Columns will be supported on conventional spread footings, while continuous wall footings will support 
exterior foundation walls.   

o Foundation concrete will be f’c = 3000 psi, normal weight 
o Slab-on-grade concrete will be f’c = 3500 psi, normal weight 
o Top of footing elevations will typically be 1’-4” below the finished floor elevation  
o Slabs-on-grade will be 4" thick reinforced with welded wire reinforcing on 15-mil vapor 

retarder and a 4” depth of porous fill.   
 

Roof Structure: 

Roof construction will consist of steel beams and open web steel joists supporting a 1-1/2” roof deck.  
The roof structure will be supported by rectangular HSS steel columns roughly 5 to 6 inches wide.  Roof 
elevations will be varied for aesthetics, thus, low roof structures will be required to support the weight 
of veneer from the upper walls.  

Exterior Walls: 

Exterior wall construction will consist of 6” metal studs supporting a combination of masonry veneer 
and a lighter EIFS veneer.  Additionally, a pop-up roof will be clad with clear story storefront on one side.    

Lateral Load Resistance: 

Resistance to wind and seismic loads will be accomplished with structural steel braced frames.   

Design Loads: 

Design of this building will be in accordance with the 2012 North Carolina State Building Code.  
Structural design loads are anticipated to be as listed below: 
 
Building Occupancy Category = II  
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Live Loads: 
Slabs-On-Grade = 100 psf 
Roof = 20 psf  

 
Snow Loads: 

  Ground Snow Load, pg = 15 psf 
  Importance Factor, Is = 1.0 
  Exposure Factor, Ce = 1.0 
  Thermal Factor, Ct = 1.0 
    

Wind Loads: 
  Basic Wind Speed = 90 mph (3 second gust) 
  Exposure = B 
  Importance Factor, Iw = 1.0 
  Internal Pressure Coefficient = +/-0.18 
 

Seismic Loads: 
  Importance Factor, Is = 1.0 
  Site Classification = D 
  Spectral Response Accelerations: 
   Ss =  19.9%g  S1 =  7.8%g 
   Sms =  31.9%g  Sm1 = 18.7%g 
   Sds =  21.3%g  Sd1 =  12.5%g 
  Seismic Design Category = B 
  Analysis Procedure = Equivalent Lateral Force 
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Mechanical & Electrical Preliminary Study 
Orange County Environment & Agricultural Center 
 
 
FIRE SPRINKLER 
 
The existing building is not currently protected by a fire sprinkler system. 
 
If proposed facility upgrade options, renovation or new construction, include the installation of a fire 
sprinkler system, then a fire pump should be anticipated.  Fire flow data has not been provided yet, but 
based on discussions with the Owner, as well as the visibly low water pressure in the building currently, it 
seems as if the available water pressure to the site is inadequate to support a fire sprinkler system 
unassisted. 
 
A NFPA 13 fire sprinkler system would be installed in occupied spaces (new or renovated).  Piping would 
be steel.  The attic space of the current facility is large enough to require separate fire sprinkler coverage 
in addition to coverage in occupied spaces below.  The location of fire sprinkler piping (unconditioned 
attic, etc.) would dictate the application of a wet pipe or dry pipe system. 
 
 
PLUMBING 
 
Aside from various plumbing fixture replacements through the years, it appears as if the building plumbing 
system dates back to 1989 when the facility was acquired and originally renovated by the Orange County. 
 
A 2” water main appears to enter on the west side of the building, rising above grade before entering the 
facility.  This is a freezing hazard.  A backflow preventer was not found during our site visit.  The Owner 
indicated that the sanitary system exits the east side of the building.  It is presumed to be 4”. 
 
The existing building appears to have a copper water piping and cast iron sanitary piping infrastructure.  
Areas with plumbing consist of group toilets, teaching kitchen, break/work room sinks and individual 
toilets.  The Owner reports both low available water pressure, as well as poorly performing sanitary 
drainage (clogs, etc.).  Plumbing fixtures are generally dated equipment and residential grade in nature.  
Flush tank water closets are necessary due to low water pressure.  Maintenance and care of the 
plumbing fixtures is commendable and can extend the life of the system; however, the poor performance 
of the piping infrastructure, as well as the lack of commercial/institutional grade fixtures suggest that an 
overall replacement of the plumbing system is warranted. 
 
As part of a major renovation to the existing facility, the entire plumbing system should be replaced.  For 
this option, or as part of a newly constructed facility, plumbing fixtures should be code and handicap 
compliant, as well as commercial grade.  Interior water piping should be copper and fully insulated.  
Sanitary piping inside the building may be PVC as is preferred by the Owner.  If feasible, exterior water 
mains and sanitary sewer mains should be considered for replacement due to age and poor performance.  
We understand that the teaching kitchen is of a scale and use to not require a grease trap.  A water 
reclamation was considered; however, the cost does not seem to fit within the available budget. 
 
As part of a minor systems repair effort (sunk cost to extend life of facility 3-5 years), replace old and 
poorly performing plumbing fixtures.  Piping infrastructure to remain. 
 
 
HVAC 
 
Many of the existing HVAC units appear to have been replaced at some time during the last 28 years 
since the facility was acquired and renovated by Orange County; however, the ductwork infrastructure 
appears to be largely original. 
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The existing HVAC systems serving the north side of the building are primarily packaged gas-packs 
(natural gas heat, electric DX cooling) mounted on the ground next to the building with supply and return 
ductwork extended throughout the attic to ceiling air registers.  These systems are generally large enough 
to serve a sizeable floor area, which in this instance equates to poor zoning because a single thermostat 
then controls rooms with competing heat loss/gain (interior versus exterior spaces, etc.).  The south half 
of the building is served mostly by system heat pumps with ground mounted condensing units and interior 
(attic or mechanical room) air handling units.  Overall, HVAC units vary from residential grade to light 
commercial grade.  Ductwork is primarily galvanized sheet metal with some flexible duct runouts.  
Ductwork insulation is a mix between external and internal. 
 
Based on the age of the HVAC infrastructure, complaints from occupants regarding temperatures, 
evidence of supplementary heaters and fans throughout the facility, and review of HVAC zoning, there is 
a strong indication that the current HVAC system is poorly performing to the point of requiring a complete 
replacement. 
 
As part of a major renovation to the existing facility, it is recommended that new split system heat pumps 
(electric heat, electric DX cooling) be utilized throughout the facility with air handling units above ceiling 
(attic space) and condensing units ground mounted adjacent to the building.  By using the ample attic 
space to house equipment, this will reduce the need for loss of building floor area to house mechanical 
equipment.  Rooftop HVAC was considered as an alternative in order to continue using natural gas for 
heating, however the existing roof structure is not substantial enough to support this equipment.  For a 
new facility, it is recommended that packaged rooftop gas packs (natural gas heat, electric DX cooling) be 
utilized.   
 
For both a major renovation or new construction, new HVAC systems should be sized and zoned to serve 
approximately 600-1,000 SF each with areas segregated based on exterior/interior exposure and internal 
heat gain (equipment, occupancy, etc.).  Controls should not be complicated but should have some level 
of interconnectability even though the budget will not likely support a DDC system.  We understand that 
the teaching kitchen is of a scale and use to require a commercial kitchen hood. Geothermal HVAC was 
considered, however the cost add was not conducive to the available budget. 
 
As part of a minor systems repair effort (sunk cost to extend life of facility 3-5 years), replace old and 
failing HVAC units, approximately 20% of the existing systems.  Zoning and existing ductwork 
infrastructure to remain. 
 
 
ELECTRICAL 
 
The existing building main 208 volt, 3-phase, 1600 amp switchboard appears to be original to the building 
(1960 grocery store).  Duke Power is the utility provider.  Secondary power panels have been replaced 
within the last 28 years.  Although some branch circuitry to receptacles, etc. has been replaced, much 
appears to be original to the late 1980s renovation when Orange County purchased and renovated the 
building.  Interior lighting is florescent and has been maintained well.  Emergency egress lighting is 
battery powered and appears reasonably new and adequate in coverage.  Exterior lighting is leased.  Fire 
alarm protection is minimal at best. 
 
The main switchboard is very old and should be replaced as soon as feasible.  Access to this equipment 
should also be improved.  While most of the secondary power panels are functional and not too old, the 
building overall suffers from inadequate branch circuitry as evidenced by numerous instances of 
extension cords and overloaded power strips.  The maintenance and spot-repair efforts noticed are 
commendable; however, the system overall is aged in critical areas and not designed to serve a modern 
office environment.  As part of a major renovation effort, the electrical system should be completely 
replaced.   
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As part of a new electrical system installation (major renovation or new facility), a new service and 
switchboard should be sized to support the building program functions with some spare capacity.  
Secondary power and circuitry should be ample to serve all office programs.  Lighting should be LED in 
order to not only save on operating cost, but also to be in-step with prevailing technologies.  An 
addressable fire alarm system and a separate security system should be provided to protect the facility 
and its occupants.  Teledata systems are to be provided by the Owner.  Features such as a generator 
system, PV generated power and daylighting have been considered, but the budget appears insufficient 
to support inclusion of these types of systems. 
 
As part of a minor systems repair effort (sunk cost to extend life of facility 3-5 years), install a new fire 
alarm system to improve occupant safety and add power circuits to offices where most needed.  Existing 
infrastructure (switchboard, secondary panels and wiring to remain). 
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Opinion of Probable Cost - Option 1 - Major Renovation August 31, 2016

Preliminary Study

HH Project #: 15-082

$133.19 per sf $2,345,763
20,692 sf $4.00 per sf $82,768

Asbestos Abatement 1 ls $20,000.00 ls $20,000
17,612 sf $10.50 per sf $184,926
17,612 sf $15.00 per sf $264,180
15,602 sf $21.00 per sf $327,642
15,602 sf $3.00 per sf $46,806

1 ls $212,175.00 ls $212,175
15,602 sf $8.00 per sf $124,816
15,602 sf $27.00 per sf $421,254
17,612 sf $27.00 per sf $475,524
17,612 sf $6.00 per sf $105,672

1 ls $80,000.00 ls $80,000

1 ls $361,210.00 ls $361,210

$2,706,973

$176,000
$189,488
$270,697

$3,343,158

$167,158

$199.31 per sf $3,510,316

$135,349
$25,000

$344,300

$227.97 per sf $4,014,965

Exterior Envelope

Orange County EAC

Basic Scope
Environment and Agriculture Center
Selective Building Deconstruction

Electrical
Fire Protection

Subtotal Estimated Base Construction Cost

General Conditions (44 Weeks at $4,000 per week)

*Design Contingency (10% of Base Construction Cost)

Design Fee

Subtotal Estimated Construction Cost (with General Conditions and GC OH&P)

Roofing

In providing this opinion of probable cost, it must be understood that we have no control over costs or the price of labor, equipment or materials, contractors’ 
methods of determining bid prices, competitive bidding, market or negotiating conditions. Accordingly, we cannot and do not warrant that bids or negotiated 
prices vary from our opinion. We make no warranty, express, or implied, as to the accuracy of any opinion we may give as compared to bid or actual cost.

Exclusions:                                                                                                                   *Design Contingency:
- Cost increase for phased construction during renovation                                         - Unforeseen building and site conditions
- No Public Roadway Improvements                                                                             - Building systems (P,M, & E) contingency
- Rainwater Cisterns or Irrigation Equipment                                                                - Structural systems contingency
- Stormwater Treatment or Detention Device                                                               - Site work contingency
- Amenity Structures or Site Furniture                                                                         - Any additional building components not yet designed
- Drainage Improvements in Street Rights of Way (Roof Drainage Only is Included)   - Any additional programming not yet defined
- Livestock Paddock Fencing or Equipment                                                                  - Specialty materials and finishes not yet defined
- New Domestic Water Service for the Building
- New Gas or Electric Services for the Building
- Special Gardening Features or Equipment
- Security or Decorative Fencing or Gates
- Site Lighting
- Landscaping Beyond Code Requirements
- New Project ID Sign at Street Frontage

Cost Escalation Contingency (5% of Construction Cost Subtotal)

Total Estimated Project Costs

Interiors

Structure
Plumbing
Mechanical

   Fire Pump

Specialties

Site Improvements

Total Estimated Construction Cost (with Contingency)

GC's Overhead and Profit (7% of Base Construction Cost)

FFE (5% of Base Construction Cost)
Special Inspections, Materials Testing
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Opinion of Probable Cost - Option 1 - Major Renovation
Preliminary Study

HH Project #: 15-082

Reference Subtotal Estimated Base Construction Cost on Previous Page $2,706,973
-$42,274

15,602 sf ($1.00) per sf -$15,602
17,612 sf ($0.35) per sf -$6,164
15,602 sf ($0.75) per sf -$11,702
17,612 sf ($0.50) per sf -$8,806

$2,664,699

$176,000
$186,529
$266,470

$3,293,698

$164,685

$196.37 per sf $3,458,383

$133,235
$25,000

$344,300

$224.90 per sf $3,960,918

Electrical

General Conditions (44 Weeks at $4,000 per week)

*Design Contingency (10% of Base Construction Cost)

Orange County EAC

August 31, 2016

Open Office Cost Reductions Scenario

Mechanical
Fire Protection

Estimated SF Cost Reductions
Interiors

In providing this opinion of probable cost, it must be understood that we have no control over costs or the price of labor, equipment or materials, contractors’ 
methods of determining bid prices, competitive bidding, market or negotiating conditions. Accordingly, we cannot and do not warrant that bids or negotiated 
prices vary from our opinion. We make no warranty, express, or implied, as to the accuracy of any opinion we may give as compared to bid or actual cost.

Exclusions:                                                                                                                   *Design Contingency:
- Cost increase for phased construction during renovation                                         - Unforeseen building and site conditions
- No Public Roadway Improvements                                                                             - Building systems (P,M, & E) contingency
- Rainwater Cisterns or Irrigation Equipment                                                                - Structural systems contingency
- Stormwater Treatment or Detention Device                                                               - Site work contingency
- Amenity Structures or Site Furniture                                                                         - Any additional building components not yet designed
- Drainage Improvements in Street Rights of Way (Roof Drainage Only is Included)   - Any additional programming not yet defined
- Livestock Paddock Fencing or Equipment                                                                  - Specialty materials and finishes not yet defined
- New Domestic Water Service for the Building
- New Gas or Electric Services for the Building
- Special Gardening Features or Equipment
- Security or Decorative Fencing or Gates
- Site Lighting
- Landscaping Beyond Code Requirements
- New Project ID Sign at Street Frontage

Subtotal Revised Estimated Base Construction Cost

Design Fee

Subtotal Estimated Construction Cost (with General Conditions and GC OH&P)

Cost Escalation Contingency (5% of Construction Cost Subtotal)

Total Estimated Project Costs                                             
with Open Office Reductions

Total Estimated Construction Cost (with Contingency)

GC's Overhead and Profit (7% of Base Construction Cost)

FFE (5% of Base Construction Cost)
Special Inspections, Materials Testing
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Opinion of Probable Cost - Option 2 - New Construction August 31, 2016

Preliminary Study

HH Project #: 15-082

$159.91 per sf $2,403,502
20,692 sf $6.00 per sf $124,152

Asbestos Abatement 1 ls $20,000.00 ls $20,000
15,030 sf $17.00 per sf $255,510
15,030 sf $12.00 per sf $180,360
15,030 sf $21.00 per sf $315,630
15,030 sf $3.00 per sf $45,090
15,030 sf $30.00 per sf $450,900
15,030 sf $7.00 per sf $105,210
15,030 sf $26.00 per sf $390,780
15,030 sf $25.00 per sf $375,750
15,030 sf $4.00 per sf $60,120

Fire Pump 1 ls $80,000.00 ls $80,000

1 ls $636,250.00 ls $636,250

$3,039,752

$189,200
$212,783
$303,975

$3,745,710

$187,285

$261.68 per sf $3,932,995

$151,988
$25,000

$311,400

$294.17 per sf $4,421,383

Subtotal Estimated Base Construction Cost

General Conditions (44 Weeks at $4,300 per week)

*Design Contingency (10% of Base Construction Cost)

Design Fee

Subtotal Estimated Construction Cost (with General Conditions and GC OH&P)

Orange County EAC

Basic Scope
Environment and Agriculture Center

Exterior Envelope

Cost Escalation Contingency (5% of Construction Cost Subtotal)

Total Estimated Project Costs

Building Demolition

Roofing

In providing this opinion of probable cost, it must be understood that we have no control over costs or the price of labor, equipment or materials, contractors’ 
methods of determining bid prices, competitive bidding, market or negotiating conditions. Accordingly, we cannot and do not warrant that bids or negotiated 
prices vary from our opinion. We make no warranty, express, or implied, as to the accuracy of any opinion we may give as compared to bid or actual cost.

Exclusions:                                                                                                             *Design Contingency:
- IT and AV equipment                                                                                              - Unforeseen building and site conditions
- Rainwater Cisterns or Irrigation Equipment                                                            - Building systems (P,M, & E) contingency
- Stormwater Treatment or Detention Device                                                           - Structural systems contingency
- Amenity Structures or Site Furniture                                                                     - Site work contingency
- Drainage Improvements in Street Rights of Way,                                                  - Any additional building components not yet designed
     (Site Drainage Improvements are Included)                                                        - Any additional programming not yet defined
- Livestock Paddock Fencing or Equipment                                                             - Specialty materials and finishes not yet defined
- New Domestic Water Service for the Building
- New Gas or Electric Services for the Building
- Special Gardening Features or Equipment
- Security or Decorative Fencing or Gates
- Site Lighting
- Landscaping Beyond Code Requirements
- New Project ID Sign at Street Frontage
- Public Roadway Improvements

Specialties

Site Improvements

Fire Protection

Interiors

Structure
Plumbing
Mechanical
Electrical

Total Estimated Construction Cost (with Contingency)

GC's Overhead and Profit (7% of Base Construction Cost)

FFE (5% of Base Construction Cost)
Special Inspections, Materials Testing

Environment and Agriculture Center 
Orange County

23 August 31, 2016 
Preliminary Study



Opinion of Probable Cost - Option 2 - New Construction
Preliminary Study

HH Project #: 15-082

Reference Subtotal Estimated Base Construction Cost on Previous Page $3,039,752
-$39,078

15,030 sf ($1.00) per sf -$15,030
15,030 sf ($0.35) per sf -$5,261
15,030 sf ($0.75) per sf -$11,273
15,030 sf ($0.50) per sf -$7,515

$3,000,674

$189,200
$210,047
$300,067

$3,699,989

$184,999

$258.48 per sf $3,884,988

$150,034
$25,000

$311,400

$290.85 per sf $4,371,422

In providing this opinion of probable cost, it must be understood that we have no control over costs or the price of labor, equipment or materials, contractors’ 
methods of determining bid prices, competitive bidding, market or negotiating conditions. Accordingly, we cannot and do not warrant that bids or negotiated 
prices vary from our opinion. We make no warranty, express, or implied, as to the accuracy of any opinion we may give as compared to bid or actual cost.

Exclusions:                                                                                                             *Design Contingency:
- IT and AV equipment                                                                                              - Unforeseen building and site conditions
- Rainwater Cisterns or Irrigation Equipment                                                            - Building systems (P,M, & E) contingency
- Stormwater Treatment or Detention Device                                                           - Structural systems contingency
- Amenity Structures or Site Furniture                                                                     - Site work contingency
- Drainage Improvements in Street Rights of Way,                                                  - Any additional building components not yet designed
     (Site Drainage Improvements are Included)                                                        - Any additional programming not yet defined
- Livestock Paddock Fencing or Equipment                                                             - Specialty materials and finishes not yet defined
- New Domestic Water Service for the Building
- New Gas or Electric Services for the Building
- Special Gardening Features or Equipment
- Security or Decorative Fencing or Gates
- Site Lighting
- Landscaping Beyond Code Requirements
- New Project ID Sign at Street Frontage
- Public Roadway Improvements

Design Fee

Subtotal Estimated Base Construction Cost

General Conditions (44 Weeks at $4,300 per week)

*Design Contingency (10% of Base Construction Cost)

Subtotal Estimated Construction Cost (with General Conditions and GC OH&P)

Cost Escalation Contingency (5% of Construction Cost Subtotal)

Total Estimated Construction Cost (with Contingency)

Total Estimated Project Costs                                             
with Open Office Reductions

GC's Overhead and Profit (7% of Base Construction Cost)

FFE (5% of Base Construction Cost)
Special Inspections, Materials Testing

Fire Protection
Mechanical
Electrical

Interiors

Orange County EAC

August 31, 2016

Open Office Cost Reductions Scenario

Estimated SF Cost Reductions

Environment and Agriculture Center 
Orange County

24 August 31, 2016 
Preliminary Study
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Orange County
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Preliminary Study



Opinion of Probable Cost - Option 3 - Systems Repair August 31, 2016

Preliminary Study

HH Project #: 15-082

$45.40 per sf $939,410
20,692 sf $3.00 per sf $62,076

Asbestos Abatement 1 ls $20,000.00 ls $20,000
20,692 sf $9.50 per sf $196,574
20,692 sf $10.00 per sf $206,920

1 ls $40,000.00 ls $40,000
20,692 sf $3.00 per sf $62,076
20,692 sf $8.50 per sf $175,882
20,692 sf $8.50 per sf $175,882

1 ls $127,950.00 ls $127,950

$1,067,360

$104,000
$96,062

$106,736

$1,374,158

$68,708

$69.73 per sf $1,442,866

$25,000
$241,924

$82.63 per sf $1,709,790

*Design Contingency (10% of Base Coonstruction Cost)

Interiors
Structure

Mechanical
Electrical

Site Improvements

Plumbing

GC's Overhead and Profit (9% of Base Construction Cost)

Estimated Design Fee

Subtotal Estimated Construction Cost (with General Conditions and GC OH&P)

In providing this opinion of probable cost, it must be understood that we have no control over costs or the price of labor, equipment or materials, contractors’ 
methods of determining bid prices, competitive bidding, market or negotiating conditions. Accordingly, we cannot and do not warrant that bids or negotiated 
prices vary from our opinion. We make no warranty, express, or implied, as to the accuracy of any opinion we may give as compared to bid or actual cost.

Assumptions:
- Minimal Mechanical, Electrical, Plumbing Replacement (approximately 20%)
- Goal is to repair conditions for another 3-5 years. Sunk cost: work cannot be reused for future renovation or building construction
   options
- Plumbing: Replace damaged fixtures; all piping infrastructure to remain
- Mechanical: Replace failing units (approximately 20% of total), ductwork to remain
- Electrical: New fire alarm (improve safety), add power circuits to offices; existing power panels, service and lighting to remain as is
- Existing furniture will be reused

*Design Contingency:
- Unforeseen building and site conditions
- Any additional repair scope not yet defined
- Building systems (P,M, & E) contingency
- Site work contingency
- Any additional building components not yet designed

Cost Escalation Contingency (5% of Construction Cost Subtotal)

Total Estimated Project Costs

Total Estimated Construction Cost (with Contingency)

Special Inspections, Materials Testing

Roofing

Subtotal Estimated Base Construction Cost

General Conditions (26 Weeks at $4,000 per week)

Orange County EAC

Basic Scope
Environment and Agriculture Center
Selective Building Deconstruction (Ceilings, Roof)

Environment and Agriculture Center 
Orange County

26 August 31, 2016 
Preliminary Study
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