Memorandum

CLARKNEXSEN
301 College Street, Suite 300

Asheville, NC 28801

Date: 8-16-2016
Purpose: Proposal review
Subject:

Dear Mr. Mitchell,

0'Cain Proposal review.

Project:

Comm #:
To:

Hendersonville High School

5199.A
John Mitchell

We have performed a comparison of the proposed solution from Mr. O'Cain. From our perspective this
proposal closely resembles Option 2 presented to the School Board and the County Commissioners. While
there is some validity to the proposal, a number of items are overlooked, incorrectly calculated, or absent to
operate Hendersonville High School in a manner that meets or exceeds the Department of Public
Instructions recommended guidelines.

Itemized below are our notes from the review of the proposal. The review consisted of two parts. First, a
review of the proposed phasing and program. Secondly, as an appendix to this commentary, we have
performed a mathematical evaluation to determine, as best as possible, an apples to apples comparison of
the budgets. In fairness, we have had to make some judgement calls due to the lack of data provided and
the depth of the investigation presented by Mr. O'Cain.

Review of the 0’Cain Proposal:

Section 1: Schedule

Cafeé

construction

New Gym & Vocational | 6-17 thru 8-18 14 months of 28,000sf
construction

Demo Old Gym and Voc | 6-18 thru 8-18 Concurrent with wrap up
of New Gym and Voc.

New Classrooms and 8-18 thru 8-19 12 months of 72,500 sf

(need a minimum of
132,000 sf to match
existing, the existing
cafeteria and band room
is within this footprint
there would be a need
for temporary facilities)
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Renovate Stillwell 6-19 thru 8-20 14 months of 65,000 sf renovated
construction 2 space during renovation
concurrent total 12 there is a need of
month 31,500 sf of temporary

space

Total duration June 2017-August of 38 months of 165,500

2020 construction
A.  We found the duration of construction to be realistic, if the program requirements were accurate.

Due to the inaccuracy and lack of understanding of the program the schedule is immaterial. For
example, if the program accurately reflected the requirements, the duration of construction would
have been extended due to the increase in building area.

Section 2: Program and Phasing Analysis

A

There is approximately 31,500 sf of space missing once phase 2 and phase 4 are completed (The
existing buildings are approximately 132,000 sf, phase 2 and phase 4 build only 72,500 sf). How is
the deficit going to be addressed during the renovation of Stillwell? Meaning there is not enough
space to house the existing student population/programs within the new facilities during the
renovation of Stillwell. Temporary accommodations would have to be made either by reducing the
student population or with the use of modulars. This is not accommodated in the proposal.

Phase 4 appears to be built on the existing band and cafeteria space. Where are those students
housed during the construction of these buildings? Band and the Cafeteria space require a specific
environment not easily accommodated with temporary facilities. Subsequent to the document
(Exhibit A) publication, Mr. O'cain presented an option to include the cafeteria as part of earlier
phases. However, there has been no indication of the accommodations for the Band facilities,

We cannot determine how the capacity would be increased. The current approved program, housing
80071000 students is approximately 161,500 sf. If there was anincrease in student capacity then
the core program components would have to increase as well, thus enlarging the square footage of
the building(s). For example, the sketch (Exhibit A) indicates a student population of 1250 students,
in order to house that many students, the core (as programmed for 1000 students) would have to
increase by over 20%. This cost is not included in the O'Cain proposal and attempting to
accommodate 1250 students within a core designed for 1000 would lead to overcrowding and poor
student accommodations, similar to existing conditions.

The “Key elements” indicate that the auditorium size would be increased. The existing auditorium
size is approximately 850 students. Without sizeable costs, we do not see a probable way to
increase the size of the auditorium within the existing footprint.

Currently the Hendersonville Middle School has a capacity of 600 students. The proposal has more
than double the capacity. It is unclear, if there would be a proposal to turn HHS into a magnet
school. If not, where would the student body originate? The current population growth projected by
the School system indicates a level to slight decline over the next 10 years.
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The “Key Elements” indicate a double gymnasium. In order to accommodate a "double gym" and
support space, the program size would have to be 39,200 sf. The "double gym” stated in the O’Cain
proposal at 15,000 sf, would only accommodate a gym for 1000 and ¥: of the necessary locker

rooms. The current program for the approved Option #3, contains a main and auxiliary gym, along
with all the necessary support spaces.

A project that involves 5 phases of construction has a greater risk factor than a project that would
involve 2 phases of construction. The risk factor is influenced by the longer construction duration,
possible escalations that are difficult to predict (refer to Exhibit E for escalation chart from DPI
projects) the school's population intertwined with construction activities. Mr. O'Cain’s proposal does
not account for this due to a lack of contingency included in the budget numbers.

The proposed program does not correspond to the DPI baseline program or the approved current
building program that is being proposed and reflects a lack of understanding of the importance of
accommodating 21% Century learning environments.

The proposed layout of the facilities, with numerous buildings, present many challenges towards
maintaining a safe school environment due to the number of entrances and possible access points,
Critical to school safety is establishing clear boundaries and the ability to deter possible breaches.

Section 3: Budget Review

A

Comparisons of the budgets are very challenging. Only looking at square footage costs cannot
formulate a true picture of what is required to successfully complete a project. The data provided
indicates a significant a delta between high and low prices. Our recent experiences in WNC indicate
the construction costs would be on the highest end of the spectrum. It is not uncommon for the
eastern portion of the State to see lower costs associated with projects due to several factors, they
include the following:

1. Many of the buildings are built on sites that are relatively flat in comparison to the site for the
HHS.

2. Many of the facilities are built utilizing load bearing masonry in a single story fashion. We are
challenged with weather extremes that make that type of construction difficult.

3. We are in Climate Zone 4A many of them are in Climate Zone 3A. Our zone requires additional
insulating properties for the building envelope.

4. The subbase for WNC is relatively small and larger subcontractor packages require additional
expense to bring them to the job site.

5. The cost of some materials, notably concrete, is considerably higher in WNC due to lack of
competition.

The range in the cost of classrooms and renovation costs is concerning. While work can be
performed and certain aspects of the project accomplished at those values, the product at the
completion will most certainly be a reflection of the dollars spent.
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C. In performing an apples to apples comparison of the budgets, we reflected on Option 2 presented
earlier to the Board and compared that to the information presented by O'Cain. The range of costs
presented are from $173/sf -$289/sf. Several key factors to consider include the following:

1. The option presented by Mr. O'Cain does not include the necessary modular units, Based on
program needs, modulars over 32,500 sf would be required to support the current student body.
If those costs are added to the construction values, there would be an increase of approximately
$1,000,000. As we have pointed out on several occasions, the cost to install the modulars is
largely based on the availability of the units on the open market.

2. Life Cycle cost should always be considered along with sustainability. Mechanical systems, in
particular, fall into a category where cheaper upfront costs do not necessarily translate into a
better investment.

3. Exterior envelope is another area where upfront cost in comparison to annual maintenance
expense should be considered. Selection of cheaper first cost materials, such as synthetic
stucco, will result in added maintenance and repair responsibilities.

D. There appears to be no escalation carried in any of the numbers presented. Stillwell costs presented
at $200/sf in today's dollars would not purchase the same level of renovation of $200/sf 4 years
from now or even 3 years from now. This would lead to a reduction in quality or the quantity of the
renovation.

E. The budget presented does not include costs of surveying, geotechnical services, pre-con for CMR,
air monitoring during demolition, special inspections.

F. The budget does not include the cost of permitting. The cost of the permits for $42,000,000 would
be $294,294.

G. As indicated in Section 2-G, there is not contingency included in the calculations.

Attachments:

Exhibit A- O'Cain Sketch

Exhibit B, C- Brassfield and Metcon price review
Exhibit D- Cost comparison

Exhibit E- Escalation Chart from DPI projects
Exhibit F- Option 2 presented to Commission
Exhibit G- O'Cain Sketch overlay on site
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