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INTRODUCTION

Tn 1996, the Cabrillo Unified School District’s voters approved a 535 million bond which
‘ncluded avthorization 1o buid a new middle school, vpgrade classrooms and school
facilities, and acquire new classrooms. Since that time the District has taken many steps
and encountered many hurdles in jts search for a site for the middle schoel. In June 20053,
the Dismict’s Governing Board directed the Superintendent to convene a committee of
experienced professionals to assess four potentizl eptions under consideration for the
middle school. The Superintendent then created the Site Professional Advice Compuitiee.

This report is the cubmination of the Commiuee’s work, The report is crganized into
sections which provide:

' a brief history of the District’s process for Jocating a middle school site;
. arthorization for the Commttes’s work:

. an outling of the Comrnittes’s process and methodology;

v a summary of the Committee’s findings:

. am evaluation of cach potential project and analysis of relevant issues;

. an analysis of cther 1ssues related 1o the potenual projects; and

. appendices with supporting information.

The Ceommitice hopes that this Teport will assist the Superintendent and the Governing
Board in determuning the District’s course of action.
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HISTORY OF PROCESS

Site Selection Process

In 1996, the District’s volers generously approved a $35 million general obiigation bond,
part of which was to fund the constraction of a new middle school. Later that year, the
District convened a middle school site selection committes. The site selection committee
included District administrators, certificated and classified employees, community
members and business owners, and city and county officials. The committes held a series
of public meetings and considered fourteen polential sites. Ultimately, the commities
presented five sites to the District Governing Board for final review and selection.

In 1997, the District’s Governing Board carefully considered each of these sites,
including rebuilding Cunha Middle School, and determined that 2 site within a proposed
development called Wavecrest Village would be optimal for a new middle school. The
Goverming Board selected the Wavecrest site based on & number of considerations,
including: cost savings; safer traffic and access; ability to accommeodate comnmumity-
based organizations and athletic fields; site topography, size, and shape; and centrsl
location.

Site Approval Process

Under California and federal law, obtaining approval for development of a schoo] site
requires a number of steps, including but not limited to successful environmental studies,
approval of building plans, and final spproval from the California Department of
Education (CDE). Akhough =choc) districis may exempt themselves from some
development requiremnents, such as local zoning provisions, school districts are subject to
the Calformia Coastal Act. Accordingly, bevause all of the Dismict’s terdtory is in the
coastal zone, the District must meet additional requirements for school site development
including approval of a Coastal Developroent Permit (CDP).

Site nvestigations and Approvels. In anticipation o7 constructing a school in the
Wavecrest project area, the District comnpleted environmental assessments of the potentia}
site. The Distniet obtained the following required approvals for the Wavecrest site:

« CDE prelimmary site approval;
+ Department of Toxic Substances Conwol approval; and
= Division of the State Architect approval of plans.

Couastal Commission Appegl. In Aupust 1999, afier approval of the Environmental
Impact Report (EIR) for the new middle school and the balance of the Wavecrest Village
project, the Wavecrest developers entered into a Development Agreement with the City
of Half Moon Bay concerning the Wavecrest Village project. An application for the

required CDP was submitted to the City which has Coastal Act jurisdiction over the
propeosed sie.
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An appeal to the California Coasta) Commission {CCC) of the CDP for the Wavecrest
Village project that includes the new school has delayed development of the new middle
school, The appeal of the CDP for the Wavecrest Village project involved issues
between the City and the Waveerest Village developers. In November 1999, the CCC
determined it had jurisdiction over the appeal on the issue of whether the Wavecrest
Village project is comsistent with the City’s Local Coastal Program Laad Use Plan.
Because the application to place a school within the coastal zonc is part of the larger
Waveerest Village project epplication, approval of the school is subject to a
determmination on the appeal. :

The CCC conducted hearings on the appeal in October 2000, June 2001, and December
2001. In staff reporis prepared for those hearings, CCC staff expressed concemns about
wetlands delineation, raptor habitat, pavking, and other issues, The Wavecrest developers
responded by proposing molifications to the Wavecrest Village project, mcluding
relocation of the middle schoaol {0 the northeast portion of the project area, ehmination
and then reestablishment of the commercial cormponcent of the projeet, reduction of the
munber of residential units, and dedication of large tracts for open spate. The City
initially claimed that the developers”™ proposed medifications 1o the project viclated the
Development Agrecment.  In 2002 and 2003, the City adopted findings that the
developers were not in comphiance with the tenmns of the Development Agreement. This
resuited in litipation between the developers and the City.

In 200<, several positive steps for potential deveopment of the new middle school
occurred, including a settlement of the htigation between the developers and the City, a
new wetlands delineation from CCC staff that showed no wetlands on the proposed
school site, and a srenegotiation of the school site convevance agrecmert benveen the
developers and the District,

Alzo in 2004 the DHsinet and the developers crncountsred some new hurdles for final
resolution of the appeal befure the CCC, mchuding U 8. Fish and Wildlife Service
findings of possible habitat on the Wavecrest Village site for the Califomia red-legged
frog and the San Francisco garter enake. These issues have delayed scheduled CCC
hearings on the appeal of the CDP and are still being investigated.
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COMMITTEE CHARTER

The charter of this Committee s to provide an unbiased professional analysis of site acquisition
options as defined in the general goals adopted by the District’s Governing Board on May 13,
2605. The objective of this charter is for the Commities 10 conduct a thorough analysis and
present a summary of its recommendations to the Board for public discussion and action by the
Board. '

This charter provides the following direction to the Commuitiee for action:
1. Pnonties

¢+ (Costs — The Committes will assess fhe capital acguisition, HLfr:istl"L‘ll:l‘lJ.TE
construction, and anticipated total costs for each of the sites analyzed.

s Timeliness — The impact of tme on cost, anticipated permiting requirements,
construction schedule, and projected completion will be mcluded in the summary
TEpuTL.

s Comnunity Impac: — The Committee witl assess the effects of raffic, economic
impacts, access 1ssues, and general community needs ard perception of each site.

+ Revepue/Income — Each site option will be analyzed with respect to the potential

for future revenue and mcome options which will be assigned & weighted value
for comparison.

2. Composition of the Committee

+ Expernience — Each member of the Comimittes wil] be a recognized professional
with experience in his or her respective poesilion.

» No Conflict of Interest — There will be no real or perceived personal benefit of
interest in any of the selected sites for analysis by any of the members serving on
this Committes.

+ Positions — The positions to be filled are representatives from the Qffice of Public
School Constroction, an Attorney, an Architect, a Construction Management
Company, an Environmental Consulant, and a Site Acquisition Specialist.

3. Schzdule

The schedule for completion of the Committee’s tasks is ninety (90) days from
the inception of the Committee unless extended by action of the Board by
recommendation by the Superintendent. The Superimendent will bring before the
Board an estimate of the anticipated cosis of the Committes within thirty (30)
days of incepiion. Progress of the Commitiee will be monitored by the Facilities

representatives of the Board (Dwight Wilson and Charles Gardner) and reported
back to the Board in open session,
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Motion to create and esteblish a wmiddle school Site Professional Advice
Comsmittee to perform an analysis for site acquisitions of four (4) potential
properlies for development and comstruction of the new middle school as
authorized and funded by Meusurc K in 1398, The Committee will be compnised
of positicns representing professionals in the following fields:

» Office of Public School Construction
Allorney/Legal

Architecture

Constructios Management
Enyviremmental Consullani

Site Acquig tion

* % % @

This Commitree will be directly accountable 1o the Superintendsnt of the Distnct
and will be considered an independent administrative commitiee. The goals of
this Commitiee in gereral will be 10 assess the wiability of the four (4} selected
siles known as Wavecrest Joint Develepment, Wavecrest Alone, Cunba, and
Podesta, respectively.  The assessment will be condueted regarding cost,
timeliness, impact 1o the comununity, inceme opportunities, and legal implications
regarding each site.
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MEMBER

Joln Bayiess
Marilyn J. C]ev:;iand
John Diffenderfer
Thang Do

Chad J. Graff

Bill Van Gundy
William J. Kadi
Meredith Kupfernman
B.J. Mackle
Maureen Owens Hill
Karl 1. Schultz

Judith B. Wallace

COMMITTEE MEMBERS

AREA OF EXPERTISE

Educational Program

Legal

Archilecture

Architecture

L=zgal

Finance & Stale Funding

 Legal

Site Acquisition

Educational Program

Ervironmerntal

Construction Management

Cuanstruction Management
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PROFESSIONAL

AFFILIATION

Cabrillo Unified School
Tristrict

Miller Brown & Dannis
AEDIS Architecture &
Planning

AEDIS Architectur=s &
Planning

Miller Brown & Dannis
Wan Gundy and Associates
Jones Hall

AMG Consultants
Cabrille Unified School
Distrier

Crwens Hill Consulting
Vanir Construction .

Management

Yanir Construction
Management



COMMITTEE METHODOLOGY

On Juze 30, 2005, the Distrizt’s Governing Beard directed Supenintendent John Bayless
to chtain information and sdvice from experienced professionals for evaluating four
potential options for the Distict’s planned develepment of a new middle school campus.

Purstent 1o the Board's direction, Dr. Bayless formed the Site Professional Advice
Commrittee composed of professionals with experlise and experience in the following
areas:  architecturs, construction management, educational programs, environmental
compliance, finance and state funding, law, and site acquisition.

The Compmitee met on Tuly 20, 2005, to discuss the Committee’s goals, review existing
infonmation, visit the relevant sies, Jdentify key issues for investigation, allocaic areas of
resporsibility, and establish a course of action. Comnutlee members then worked
indcpendently and in collatoration with one anoher 1o gather, analyze, and produce
necded information. The Committee met again on August §, August 30, September 135,
and September 27, 2003, to review information, discuss the status of the Committee’s
work, and identify issues [or further investigator and development.  On August 30,
2005, the Committes held a public heesnng where Committee members received
comments and written information from commumity members on issues concerning the
District’s development of a new middle school. '

The Committee produced a written repert for the Superintendent descriting its findings
comeerning the four potentizl options for 2 new middle school. The Supenntendent is
scheduled to report to the Beard at a public meeling on October 6, 2005, with Commitiee
members n attendance.
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MAJOR FINDINGS

Rased on the Committee’s analysis of timing for site acquisition and mitigation,
including environmental compliance and required approvals, and for design and
construction, the Commitiee formulated schedules for completion of each potential
project. The Committee estimated costs of each project’s major components and applied
an escalation factor to accooni for inflation and to predict actual project costs at time of
" completion. The Committee determined that the Distnict has utilized its elipibility for
state bond funds with the exception of some eligibility for joint use or facilities for a
special needs population. : '

Waveerest Joint Development

The Commitiee estimates thet development of a new middle school campus on the
Wavecrsst site ip cooperation with Wavecrest Viliage, LLC, wonld be completed in
Augnsi 2014 with an overall project cost of approximately §56.2 millon. Similar to the
potential project at Podesta and an independent project al Wavecrest, obtairang necessary
approvals and achieving environmmental compliance in order to build a new middle school
on this vacant site would extend the hmehne for project completion.  An approximate
five-year delay in the District’s ability to begin construction resulis in approximately
$17.1 million of escalation in project costs. For this potential project, the District must
also bear costs for site acguisiion, glthough such costs would be substantially lower than
for Wavecrest Alone or Podesia becanse of an existing conveyance agreement with
Waveersst Village, LLC. Cost-sharing with Wavecrest Village, LLC, under the
agreement also reduces the Distnet's costs for environmental approvals and off-site
canstriction m cempansen to an independent project at Wavecrest,

Wavecrest Alone

The Committce estimates that independent development of 2 new middle school campus
on the Wavecrest site would be completed m June 2014 with an overall project cost of
approximately $361.6 miilion. Similar to the potential projects at Podesta and with
Wavecrest Village, LLC, obtaining necessary approvals and achieving environmental
compliznce 1n order to build a new middle schoo] on this vacant site would extend the
umeline for project complefion. An approximate five-vear delay in the Dismict’s ability
to begin construction results in approxinately $18.5 million of escalation in project costs.
When compared lo a joil project with Wavecrest Village, LLC, proceeding
independently, without the benefits in the District’s agreement with Wavecrest Village,
LLC, weunld increase the Dislnet’s costs for site acquisition, environmental approvals,
and off-site construction, '
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PFodesta

The Compmittee estimates that development of a now middie school campus on the
Podesta site would be completed in June 2014 with an overall project cosi of
approximately $61.8 millian. Similar to the potential projects at Wavecrest, obtaining
necessary approvals and achigving environmental compliance in order to build a new
middle school on this vacant site weuld extend the timeline for project completion. An
approximate five-year delay in the Distnct’s ability 1o begin consiruction resulis in
approximately $17.8 million o7 escalation in project costs. For this potentizl project, the
District would bear the highest cost for site scquisition and bear increased off-site
constroction costs to address rraffic impacts.  The District would also bzar increased
costs for site mitigation to address environmental issues related to past agricultural use of
the site.

Cunha

The Commitice estimates that devzlopment of a pew middle school campus on the Cunha
site wouid be completed in August 2009 with an overall project cost of spproximately
£32.3 million. In comparisor to the other potentia, projects, the District would avoid
substantial costs for Jand acquisition because it already owns the site. Because of the
site’s cxisting use as a middle school and the District’s intent not to increase its overall
capacity substantally, the District’s timeline for receiving required project approvals and
beoinning construction would be significanthy reduced. Although the Distriet would bear
short term cscalation in project costs of approximately 54.2 mullion, partially due to
rebuilding efforts in the southem United States, the Distriet’s ability to begin and
complete construetion sooner than the other prejects significantly reduces the jmpact of
escalation on overall project costs. For tlis potential project, the combination of
modermization and new constiictien 1o complete the new campus would increase design
costs but reduce overal] construelion costs. Phasing of the project to avoid rclocation of
students during construction would also reduee overall project casts,
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TIMELINE COMPARISON TABLE
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COST COMPARISON TABLE
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COST METHODOLOGY

A project cost estynale was prepared for each of the proposed project sites. The
estimates incinde the following key componenis:

SITE ACOUISITION COSTS — Costs associated with Jand acquisition, California

Environmental Quality Act (CEQA) compliance, other environmental approvals, and
mitigation costs. Property cannet be purchased until the CEQA process 1s complete and
it 1s detegmmined that the project 15 viable at the proposed property.

]

Site Acguisition Costs —Estimated cost of land purchase, including appraisal and legal
fees. Land purchase estimate for Podesta is based on an escajated cost per acre
projection and was not established from negotiations. If eminent domain is necessary
far either the Podesta or Wavecrest properties, additional costs will be incurred,

Sire Mifipation Costs — Estimated cosis of potential emviromrnenial mitigation
measures. Actnal costs may be significantly higher or lower znd would be diclated
by the CEQA process and approval by the California Coastal Commission apd other
regulatory agencies. The Podesta site amount has been increased to allow for minor
clzan-up due to potential agricoltural toxims that may be present at the site. Ne DTSC
investigation has been performed at the Podesta site. Cost may increase if there is an
issue with toxins and remediation is warranted.

CEQA Compliance Costs — Costs associated with compliance with CEQA include
crivironmental consultants, raffic studies, biclogical studies, view shed unalysis, and
legal fees. Both Wavecrest and Podesta propexties would likely require full studies
ard environmental impact reports (EIRs). Cunha qualifies far a categorical
CXEmMpllo.

SOFT COSTS - Cosis associated with design and administration of the project. Many

of the soft cost items are required to comply with Jaws governing California publie schoo!
constucton. '

0

Tepographical Survey — Engineering associated with documenting existing site
configuration, features, and topography, Some survey work has already been
performed on the Wavecrest property.

Geotechnical Investigatipns — Engineering associaled with documentation and
recornimendations conceming existing soil and subsurface conditions,

DTSC Review — Investigations necessary ta comply with the Culifornia Department
of Toxic Substances Cortrol. DTSC investigation has already been performed on the
Wavecrest site.

HAZMAT Survey — Investigations necessary 1o properly dociment potential
hazardous matenals and comply with the California Environmental Protection
Agency (EPA} and ‘Asbestos Hazard Emergency Response Act requirements.

Design Fees — Architectural and engineering fees to design the proposed projecl.
Design fee estimates are lower at Wavecrest and Podesta because same design work
has already been periormed and may be reused.
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D34 Review Fees — Fees for the required free, structural, and acezss compliance
review by the Division o7 the State Architect {DSA).

CDE Review Fees — Fees for the required design review by the Califorma
Department of Education to venfy compliance with state public school requirements.
DTSC Review Fees — Fees for the required review of the property by DTSC to vernify
that the site is zuitable for consuuetion of a pubie school facility.

SWPEPP Desipn Fees — Fees zssociated with preparation of & Storm Water Pollution
Provention Plan as required by the California EPA and California Waler Resource
Control Board.

Permits and Fees — Cost of permits and fees to outside junsdicuons related to the
project,

Uifity Fees = Design and comnection fees for off-site utilities such as power,
ielephone, waler, gas, storm watcr, and sewcr,

Hiuzardous Materials Abarement Design and Monitoring — Design and monitoring
of any remediation of hazardous matenals that may be necessary.

Technology Consultanr — Consulant w estabhish technology program for new
school.

OPSC Censultans — Exploration of pessible funding for joint-use or other state
PTOETATE,

Legal Services — Legal services budget for comtragt imiuavon, potential c¢laims
resolution, and litigation.

Moving/Storage — Costs associated with move-cut of existing classrooms and move-
1o new of renovated spaces.

Oither Consultants — Allowance for additional expents for issues resolution, testing,
technical reviews, etc.

Contingency for Addiional Consuliant Services - Allowance for additional
consultant costs related to polential unforcsecor condilions, scope addnions, or other
1ssues,

Design Support — Allovaance for docurnent reproduction and advertising for bids.
faspector of Record — Full-ime DSA mspector thet monitors code and contract
compliance,

Soils Testing — Geotechnical enginecning services 1 perfonm soals testing necessary
to venfy that earthwork was performed in compliance with code and gectechnical
recommmendatons,

Testing and Inspection — Matenal testing and 1spection as required by DSA,

Project  Mavagement -  Construction  management  services  for  contract
administratton dunnyg construclion. :

CONSTRUCTION - Comnceplual construction cost estimates were prepared for each of

the site cptions. Ceoncepmial construction estimaies were based on current dollars per
sguare fool cosl of eimilar facihines 1aal are carrently oeing construcied in the Bay Arce.
Imitzal concepiual consiruction cost csumzlcs woere propared by AEDIS Architecture and
Planring, verihed by Venir Consiruction Management. and reconciled with the Drstrict (o
ensure that the Disinel’s program intem was interpreted correct]y.
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o . Off-site Construction — Traffie mitization, streel improvements, and utility SETVICES
up to the property line.

o Sevice Site Construction - All site constructioa up to 5 feet from the building hine.

a  New Construction — Conceptual estimated cost of proposed new constriction on the
sitz. This amount inciudes a 10 percent change order contingency.

a  Moadernization of Existing Buildings — Conceptval estimated cost of proposed
renovation on the site. This amount includes a !5 percent change order contingency.

ESCALATION — The estimated increase in project cost as a result of inflation.
Escalation has been calculated from the date of the conceptual estimates of cupremt
construction costs and applies inflation factors through the midpeint of constroction. The
Commitice applied an escalation rate of 7 percent to the Cunha project based on the
proiection that it would be constructed in the next few years and an escalation rate of 5
percent to the other projects based on the projection that they would be constructed
severdl years in the future.
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