PALOMAR MEDICAL CENTER - RETROFIT ESTIMATES

Questar Engineering Inc. 9/30/02

Mcleod Tower $26,622,050
Upgrade to SPC 2 $5,687,500
Building Upgrades, 8 floors $14,800,000
Contingency $6,134,550

McLeod East $12,026,249
Upgrade to SPC 2 $2,874,711
Templrelcated MEP $4,413,750
MEP Upgrades $1,962,500
Contingency $2,775,288

Adams Wing $10,023,000
Upgrade to SPC 2 $135,000
Building Upgrades $7,575,000
Contingency $2,313,000

Central Plant Upgrades $3,485,500

Exclusions
Design
Furnishings
Demolition
Non-fixed equipment
Permits

Governmental fees

Inspection costs

Art work

Landscaping

Donor recognition

Heliport

Utility fees

Loss of revenue

Moving costs

Phasing

Staging

Storage fees

Temporary structures

Services during construction

Upgrade to non-structural building system
Note: "The building deficiencies in the Mcleod Tower are too numerous for this report"

Subtotal $52,156,799
Escalation, 2002 to 2004 8% $4,172,544
Escalation, 2004 to 2006 20% $11,265,869

Total $67,595,212
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Mrs. Marcia Jackson

Palomar Pormerado Health System
15255 Innovation Dr. Suite 204
San Diego, CA 82128-3410

Dear Marcia,

The following constructability report was based on the conceptual seismic upgrades
suggested in the Dame & Moore & Chekene Phase 1A Report dated October 25,
1999. With additional information obtained from the URS/Dames & Moore SB1953
Seismic Evaluation Report dated December 2000 and the report from Hamittor HMC
dated August 30,2000, Questar makes no opinion as 1o the accuracy of these reporis
or their suggested seismic upgrades. Due o a new code implementation since 1989,
the suggested selsmic upgrades would have 10 be updated at some time. '

Questar looked ot the suggested upgrades with a real world construction approach.
Each area to be upgraded was physically inspected by Questar and photo
documented. This included the adjacent areas affected by the upgrade, as well as any
ahove ceiling areas that were accessible. While compiling the estimated construction
costs, Questar included the relocafion or replacement of these systems in order to
accomplish the work. '

The estimates also included remodeling costs 10 today's codes to replace the spaces
that were demolished dus to the upgrade. A separate cost is shown in order to
upgrade any systems that are in need of replacement or currently failing.

Sincerely,
(Q"‘éfQUQﬁcj.\, (o T O“\/7

Jim Salomon

Principal ﬂjﬂj{ I~e /h% "/ . ﬂﬁq"")é , Pe ’{"}?'c.dgmﬂ/ ) 5 @ffg,c_ g/\ﬂ,,

g00°d  888-L §860-G25~82¢ Y] 'S30831yody U] |yeueysuy-og  UBgigl g0-21-11



25:07 €0, 2117 L WY .., 5960 529 €3€:N01LY0T

it

Introduction
& Approach

£ge-4 y00'd 8891 §660~g28~£2¢8 Y7 'S328}1yaly LB|[yrueysUy-laly  wegzigl §0-2i=11



£8:0T €00 ST711 AHLJIL pes| MYBU Yo SozENULLOUU |

W(((G

Q!_J'.-—_.'—-'/"T‘m

PALOMAR MEDICAL CENTER
- SB1953 / NEW TOWER
CONSTRUCTION COST EVALUATION

1.0 INTRODUCTION

Of the six acute care buildings on the Palomar Medical Center campus three are evaluated as
SPC 1. The McLeod Tower, the MclLeod Tower East Extension and the Adams Wing. Each of
these buildings were evaluated for upgrade 10 SPC 2 based on the conceptual seismic upgrades -
in the October 25, 1999 report by Dames & Moore/Rutherford & Chekene. 'Please note that any
comparison to new construction must take into consideration that an SPC 2 building may not be
used beyond 2030. A new building would be usable beyond 2030.

2.0 APPROACH

Each area of upgrade was inspected and evaluated for constructability then photo documented.
Ancillary areas affected were factored inta the construction cost esimates. Building systems that
would have to be relocated, retrofitted or replaced were also factored into the cost estimates. We
also looked at building systems not affected by the required seismic upgrade. Thisis due to ihe
fact that these building systems integrally support the non-conforming buildings. To provide the
cost to only upgrade the non-conforming building would not accurately depict the overall cost of
the upgrade. ‘
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3.0 CONCEPTUAL COST ESTIMATES

There are no construction documents in which to base a completely accurate construction cost
estimate at this ime. All cost estimates are based on conceptual seismic upgrades and
preliminary drawings. The seismic upgrades were originally proposed in 1999, which was
designed to outdated codes. Questar utilized several factors in determining accurate real world
cost estimates to the extent possible; Today's updated code requirements, historical data from
past or recent healthcare construction projects of similar scope, quotations from trade pariners and
1o a lesser extent ACE construction cost guide and Means Construction Data. Anytime there was
aquestionastoa possible ramification to an adjacent building system due to construction, it would
be included into the cost estimate.

/)

The construction cost estimates are for hard construction costs only. There are no estimates .ol
included for the following; Architectural and Engineering fees, furnishings; demoﬁtion\ny on-fixed
equipment, permits, governmental fees, inspection costs, art work, landscaping, donor recognition,
heliport, utility fees, loss of revenue, moving cost, phasing, staging, storage fees and temporary

structuras and services during construction.
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4.0 OVERALL CONSTRUCTABILITY OF BUILDINGS
4.1 McLeod Tower - 1867 — SPC ~1

Upgrade of this building to SPC 2 calls for the construction of new foundation / footings approx.
800 10 1000 sq. ft. at the north end of the building, the construction of three new 12 inch concrete
shear walls to the fourth floor, two new 12 inch concrete shear walls from the fourth floor to the
roof, jacketing of up to 16 concrete columns or walls, detachment of bottorn connections of the
rigidly connected precast curtain wall panels and reconnection to accommodate movement and
reconstruction of building separations between McLeod and the adjacent buildings. The
foundation work will affect fire sprinkler mains on the north east side of the building. The concrete
panel removal and shear wall installation will impact adjacent patient rooms at the north end of the
building, work areas, nurse stations, med gas systemns, HVAC, plumbing and electrical,
Approximate area of inside building remodel is 17,500 sq. ft, Cost of SB19563 retrofit and
adjacency area remodel is approx;mately $5,687,500.

The seismic upgrade of the McLeod Tower does not address the serviceability of the rest of the
building systems until the year 2030. In order to appreciate the full impact of the construction
cost, the overall upgrade of the building systern was considered. The building deficiencies in the
Mcl.eod Tower are too numerous for this report. The following are the most important and
costly to upgrade; the waste plumbing is a shared cast iron stack system servicing every two
rooms, which is approximately 34 years old. Of all the waste systems inspected, all were
almost completely deteriorated. After discussing this issue with hospital maintenance personnel,
it is our opinion that all waste systems will need to be replaced. The electrical systemis at
capagity and has no separation of services between emergency and standard power,
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4.0 OVERALL CONSTRUCTABILITY OF BUILDINGS (Cont.)

4.1 MclLeod Tower — 1967 — SPC -1

The electrical system would have to be completely redone in order to separate the

emergency power and upgrade capactty. The entire building would have to be

retrofitted to include a new fire sprinkler system. The heating system is a single pipe system on |
the 3™ and 4™ floor and 1/2 kw electric re-heat zones on the remaining, which are not adequate to
provide a varying control of temperature. ADA upgrades would need to be made o bring the
tower into compliance. Asbestos abaternent has begun in various parts of the building,
approximately 60% of the building remains to be abated. We estimate to upgrade all the
building systems and remodel to new codes is approximately $1,850,000 per floor, times eight
floors (nineth floor already remodeled). Total building system upgrade is approximately:
$14,800,000. -' '

McLeod Tower Construction Cost Grand Total:

SPC 2 SIESMIC UPGRADE COST: $ 5,678,500
BUILDING UPGRADE COST: $14.800,000

GRAND TOTAL COST: $20,478,500

gag-d 600°'d 893-L 4980-529~€2¢ ¥ '819811Y2lY US| [ysusysuy-lold  uegzigl - €0-2i-l)



LSi01 €0 ¢b/TT HUIL X Yabl 4ot BOTiNULLOW |

-

N

W (s

NN ST TR

4.0 OVERALL CONSTRUCTABILITY OF BUILDINGS (Cont.)

4.2 McLeod East Extension 1967 — SPC -1

There were four schemes proposed in the Dames & Moore / Rutherford & Chekene report to
upgrade the Mcleod East Extension. The first two included the removal of the penthouse which
houses a doctor's dining room and doctor's library. The other two schemes included upgrades
that would retain the penthouse. The last two schemes require additional seismic upgrade work
in order to correct for the deficiencies caused or aggravated by the penthouse. There are
numerous problems with the performance of construction related to seismic upgrades in this
building. The most problematic is the upgrades or additions of foundation and footing work.
This work takes place in the basement of the McLeod East Extension. The basement of this
building houses at least 50% of the central plant that services the campus. The foundation retrofit
schemes call for new footings, columns, shear walls, new concrete walls, doweling and epoxy
work. Most of this wark would impact critical mechanical, electrical, plumbing and other building
systems. Questar believes while this work is possible, itis highly unlikely. This due to the fact
that these systems would have to be first relocated in order to make room for the construction o
take place. Not only will this be costly, but also will require interruption of services provided by
these critical systems. The actual cost of construction ta perform only the seismic upgrade
(without the- moving of these systerns) would be lest costly then the relocation of the MEP
systems themselves. The estimated cost to perfdrm the upgrades (schemes 1 & 2 and
adjacericy area remodel) without relocating and restoring critical MEP systems is approximately:
$2,874,711. The estimated cost to relocate MEP systems, provide temporary services and
restore upgraded systems is approximately: $4,413,750.
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4.0 OVERALL CONSTRUCTABILITY OF BUILDINGS (Cont.)
42  McLeod East Extension 1967 — SPC ~1
Similar to the MclLeod Towei:tr‘xe McLeod East Exterision shares the same lack of serviceability
issues. While this wing does not house patient care areas, it will still need mechanical, electrical
“and plumbing upgrades. Total building system upgrade is approximately: $1,962,500.

MclLeod East Extension Construction Cost Gx;and Total:

SPC 2 SIESMIC UPGRADE COST: $ 7,288,461

BUILDING UPGRADE COST: $ 1.962.500
GRAND TOTAL COST: - $ 9,250,961
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OVERALL CONSTRUCTABILITY OF BUILDINGS. (Cont.)

4.3 Adams Wing — 1957 - SPC ~1

Upgrade of this building to SPC 2 calls for the removal of a discontinuous rigid 10" concrete
wall and replace it with a nonrigid wall on the second floor. The seismic upgrade of this
building is minor compared to the other buildings. However, due 1o the age and
construction of this building, it is not a candidate for upgrade. Most building systems must
be replaced. The electrical system is under capacity and has old breaker technology.
Replacement parts are not readily available for this system. The HVAC system is 100%
outside air and has control problems. Some floors have under code supply air readings.
The building exhaust system is vertically zoned with six fans and is not controlled properly.
The heating systern is an old single pipe system, with litle control. The dietary department
is contained in this building and also needs complete replacement. Many code issuss
need to be upgraded as well as equipment replaced. The HVAC system in dietary is
under capacity and does not supply enough cool air and does not have any retum air. The

* equipment in dietary is 15 to 25 years old and would need replacement. Cost of SB1953

retrofit and adjacency remodel is approximately: $135,000.

A major factor in not being able to upgrade this building is due to the height of the ceiling
decks. From deck to deck there is only ten feet. In order to upgrade the MEP systems it
would require at least twelve fect separation from deck to deck. This will allow room for
new MEP systems without having to create shafts or other non-compliant retrofitting
measures. In addition to all the deficient systems a portion of the utility bridge runs through
this building, further complicating upgrade. Total building systemn upgrade cost is
approximately: $7,575,000. |

SPC 2 SIESMIC UPGRADE COST: $ 135,000
BUILDING UPGRADE COST: $ 7.575.000
GRAND TOTAL COST: $ 7,710,000

7
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5.0 SUMMARY OF OVERALL EXISTING BUILDING UPGRADE COST:

5.1 Total of Three Buildings Estimated _Ci)st Of Up‘grade and Retrofit

McLeod Tower: : $20,478,500
MclLeod East Extension: $ 9,250,961
Adams Wing: $ 7,710,000

GRAND TOTAL BUILDING COST: $ 37,439,461

5.2 Total of Three Buildings Estimated Cost Of Upgrade and Retrofit With New
- Code, Central Plant Upgrades and Gontingency

McLeod Tower: /5% $26,622,050

MclLeod East Extension: 2o $ 12,026,249 ‘ 1 D@f’fr

Adams Wing: 2o $ 10,023,000 - ,);uﬂz ¢

Ceniral Plant Upgrades: . § 3,485,500 Yo /,ﬁ 492,60 o
[ AG,000

GRAND TOTAL BUILDING COST: $ 52,156,799 MJ 609,000

000 = 250 [ T

[an—

~ 215

: PRV A B N A T U - A B -
ggg~d lEU/€lﬂ'd 88g~1 GE60~78~2£28 ¥ ‘81283 14alY US| |y4USySUY-U0.d wegz: gl £0-21-11



AL RVE SRV ANV 2 Wil A . . vy AV UG UL LV

New Tower
Evaluations

gge~4  180/710°d  899~L §880~628-£28 Y71 ‘81081143 Ue||yslsysuy-oiy  uegzig)  £0-2l-l)



6.0

L bh O Uk B ZINJ..J. N el N e WA I L VYW T

N
Allec

OQQLLFQ—tj 2007
NEW CONSTRUCTION COST ESTIMATES '

6.1 New Tower Without Partner (343 beds)— 2005

New Tower Gross Square Footage: 308,386
Renovation of Vacated Space: 5,744
Expansion of Existing Space: 12,413
TOTAL BGSF: 327,543
TOTAL BUILDING COST: : $103,176,045

8.2 New Tower With Partner (441 beds) -~ 2005

New Tower Gross Square Footage: 397,782

" Renovation of Vacated Space: 7,385
Expansion of Existing Space: . 15,959,
TOTAL BGSF: 421,126
TOTAL BUILDING COST: $132,654,680
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6.0 NEW CONSTRUCTION COST ESTIMATES (Cont.)

The existing physical plant is under capacity and most equipment needs replacement.
There are two 500-horse boilers and two 300-ton absorption chillers that are vintage
1968, The newer equipment (vintage 1988) consists of two 750-ton chillers and a Trane
centrifugal which all use non~compliant R-11. The two 650 kw turbo charged, natural gas
co-generation units can be reused and relocated. The bulk O2 is only approximately
110 feet off the Adams Building and would have to be relocated,

6.3 New Central Plant Without Partrier— 2005

Approximate Cost Of New R
Central Plant With Relocated Equipment: . §16,438,973
8.4 New Central Plant With Pariner- 2005

Approximate Cost Of New -
Central Plant With Relocated Equipment: $21,135,822

. 10
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6.0 NEW CONSTRUCTION COST ESTIMATES (Cont.)

6.5 New 350 Space Parking Structure Without Partner —2004

Approximate Cost Of New Parking Structure: $4,725,000

6.6 New 445 Space Parking Structure With Partner — 2004

Approximate Cost Of New Parking Structure: 6,007,500

: 11
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SUMMARY OF NEW BUILDING ESTIMATED CONSTRUCTION COST:

7.1 Total Estimate Of New Building Cost W/O Partnier

New 343 Bed Tower: $103,176,045
New Central Plant: $ 16,438,973
New 350 Space Parking: $ 4,725,000

GRAND TOTAL BUILDING COST: $124,340,018

7.2 Total Estimate Of New Building Cost W/.Pariner

New 441 Bed Tower: $132,654,690

~ New Central Plant: $ 21,135,822
New 445 Space Parking: ~$ 6,007,500

GRAND TOTAL BUILDING COST: $159,798,012
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7.0 SUMMARY OF NEW BUILDING ESTIMATED CONSTRUCTION COST (Cont.):

23 Gonstruction Cost Summary To Compare Retrofit With New Construction

Without Pariner

SB1953 Retrofit Cost

New Tower W/O Partner

Building Gost Building Cost

McLeod Tower - $26,622,050 New Tower $103,176,045
McLead East | $ 12,026,249 Central Plant $ 16,438,973
Adams Wing $ 10,023,000 Parking Structure $ 4,7#5,000
Plant Upgrades $ 3,485,500

TOTAL $52,156,799 TOTAL $124,340,018
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7.0 SUMMARY OF NEW BUILDING ESTIMATED CONSTRUCTION COST (Cont.):

7.4 Construction Cost Summary To Compare Retrofit With New Construction With

Partner

SB1953 Retrofit Cost New Tower W/ Partnér
Building Cost Building ' Cost
McLeod Tower $26,622,050 New Tower $132,654,690
McLeod East $ 12,026,249 Central Plant $ 21,135,822
Adams Wing | $ 10,023,000 Parking Structure $ 6,007,500
Plant Upgrades $ -.3,485,500
TOTAL $52,156,799 TOTAL - $159,798,012
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503 32™ Stpet, Suite 120 Newport Beach, CA 92663
. PHONE: ($49) 725-5440 FAX: (849 72535470 -

. PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Center / SB1953 ConstructabilityEvaluation

Proect #: 2208

Photo
Phob Building | ocation/Floor Area Description
#1 ' .
Mcleod .| NontyOutside Upperhalf of tower
#2 : .
Mcleod North/ Quiside Middle hatf of tower
#3
Md_eod North/ Qutside Lower half of tower
#4 :
Md.eod Norh/Qutsde Footng / Calumns
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- PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Center / SB1953 Constructability Evaluation

Project #: 2208

Building Locaﬁ_on/Fioor Area Descripfion

#5 )

Mcleod Nortv Qutside Fire Mains @ lowerbase

#6 : .

Mdleod Insiie/ 2™ Floor Norh Psychiakic Unt Day Room
#7 .

Mcleod Inside/ 3™ Floor Norh up perinside of wall

#8 : ) -

McLeod Inside/ 3™ Floor Narh W estup perinside of wall
#9 .

Mclead Inside/ 3™ Floor North WestAngb WorkRoom
#10 .

Mcleod Insde 3™ Floor Norh staiwell boking down
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PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Cener / 8B1953 Consﬁ'uctabilityEvaluaﬁqﬁ

Projct #:2208

Phob Building Location/Floor Areg Desgiption

#11 _ .
MdLeod Instle 4™ Floor Norh East Pediaic Cae Room#41¢
#12 4

Mcleod Insde 4% Floor North EastPed. Care Rm. #414 Fror

dooway -

#13 '

Mcleod . Insde 4% Floor Norh Room #417 fom dooway

#14
Adams Outside 2™ Foor Existing shear wall
#1185
Adams Outside Lozading Below existng shearwal
Dock
#16
]hz/ld_eod Outside Roof Perthouse/ Drs. Dinning/ L &ty
ast .
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- PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Center / SB1953 ConstructabilityEvaluation
Project #: 2208

Photo Building Location/Eloor Area Des crioﬁon

#17

MclLeod Outside Roof Perthouse boking West
East : '

#18

Md_eod Outside East 1* Floor New C olumnLocaton
East

#19

Md_eod Qutside East 1%t Floor New C olumn Locaiion
East

#20

Mcleod Ouiside Notth East 1% Floor ShotCrete Area
East :

#21

Moeod | Outside Noth East 1% Floor ShotC rete Area
East




PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Center / SB1953 Consﬁ‘uctabilityEvaluaﬁon

Project #: 2208

Phob

Building

Area Descaipfion

g8g-4 180/920°d  89S-L

#22
Mcleod
East

#23
Mcl.eod
East

#24
Mcleod
East

#25
Mdleod
East

#26
Mcleod
East

9660-829-£2¢

Location/Floor

Inside 2™ Floor

Inside 2™ Floor

insde Penthouse

[nside Penthouse

Inside Penthouse

New shear wall location S .E. side

New shear wall location Shipping
and Receiving

Libary

~ Drs.Dinning South

Drs. Dinning W est
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i PROJECT PHOTO DOCUMENTATION SHEET

Progect: Palomar Medical Center / SB1953 ConstmctabilityEvaluaﬁdn

Project #: 2208
4

Building Location/Floor Area Desgiption

#27 '
Adams Inside 2™ Floor W allupgrade area

#28 . .
Adams Inside 2™ Floor Wallup grade area

#29

gd%eodr Outside 1** Floor Norh W estup grade area
as ‘

#30

gd.teod QOutside 1% Floor North W estup grade ara
- Eas

#31

l‘\EAd_teod | Outside 1%t Floor Westupgrade area
. \ :
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- PROJECT PHOTO DOCUMENTATION SHEET

Project: Palomar Medical Center / SB1953 Constructability Evaluation

Project #: 2208

Phob . Building Location/Floor Area Description

#32 :
l\éld.eod Outside 1°* Floor Norh West footng transformers
ast : ‘

#33
Md_eod Quiside 1% Floor - North W estfire ines
East

#34 o |
!\E/ld.eod Inside 2" Floor Steile Supply shearwall area
ast .

#35 . '
léﬂd.eod Inside 2™ Floor Stefle Supply shearwal area
ast ,

#30
Mcleod inside 2™ Floor Decontamination up grade area
East ,
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