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SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

 SECTION 1     Executive Summary 

The County of San Luis Obispo contracted with Vanir CM to provide Budget Verification services for 
the San Luis Obispo Regional Airport – New Terminal Projects.  The need for budget verification was in 
response to concerns emphasized by the County regarding the ability to construct the design provided 
by Odell Associates International within the budget.

This budget verification is provided in 4 separate components, each corresponding to one of the four 
construction projects as follows:

New Airport Terminal and associated sitework •	
New Parking Garage •	
Landside Improvement / Development •	
Airside Improvement / Development •	

 
The subcontractor level costs presented are based upon unit quantity take-offs conducted using the 
Odell Associates International 100% Schematic Design Submittal and Schematic CAD files completed 
following the schematic submittal.  These costs have been escalated to the mid-point of construction (for 
each respective project) based upon a preliminary phasing plan.  It is important to note that a standard 
annual escalation rate of 6% per year has been assumed, the San Luis Obispo region has seen recent 
escalation trends for the past couple of years as high as 15% per year.

The preliminary phasing plan is presented in Section 8 of this report with approximate construction 
dates and durations as established by both the County’s contract with URS and the Deliverable Schedule 
submitted by URS.
 
Due to the complexity of this project type, there are many added costs that have also been incorporated 
into the budget verification.  These costs include the Design Contingency and the Operational 
Requirements / Security Restrictions.  Some of the added costs accounted for in these items include:

Design Contingency •	
Development of drawings ○○
Inconsistencies found in the schematic design ○○
Location and rerouting of existing site utilities ○○

Security Containment & Access Requirements •	
Operational Accessibility (airport must remain operational during 			  •	

	 construction) 
Public Accessibility (existing terminal must remain accessible to the public 		 •	

	 with sufficient temporary parking) 

As a result of this effort, the total project cost has been valued at $113,039,421.  Based upon industry 
standards, 25% of this cost represents the “Soft Cost”.  The soft costs are those costs which are associated 
with the planning, designing, and inspection of a project, as well as owner purchased equipment and 
furnishings.  The remaining “Hard Cost includes both the total bid day construction cost and a 5% 
change order contingency.  The total bed day cost for this project is valued at $80,742,444.  The bid 
day cost by project is as follows:

Terminal (and associated sitework):                         $36,814,740 •	
Parking Garage:                                                        $18,966,269 •	
Landside Improvement/Development:                     $15,918,021 •	
Airside Improvement/Development:                        $ 9,043,413 •	

A summary of these costs, can be found within Section 2 of this report.  Section 3 – 6 of the report 
includes the backup detail for each project while Section 7 provides a side-by-side comparison of this 
budget verification and the verification provided by the URS.  Included in this comparison are the high 
and low value tabulations at the subcontractor level.  These tabulations are provided to indicated what 
the subcontractor level construction cost would be should all of the high (or low) item costs be deemed 
the most accurate valuation.  By comparing the highs and lows, the true value of costs needing to be 
reconciled between the Vanir and URS budget validations is approximately $25,000,000. 
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SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

SECTION 2     budget validation summary 

  
  
       

 
 

 


 
      
       
           
      
      
       
       
       
       

      

      
        
     
       
    
    
               
     
       
          
         
    
    
       
       
     
     
     
       
        
    







  
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  
  
       

 
 

 








  

    
        
      
     
      
      
      
       
       
        

      

           

 
        
        
           

          
        

      

        
        

     
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  
  
       

 
 

 








  

         

        

 
        

  
           

       

Notes:

                 

                       

                                 


                                       

                               
                    
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SECTION 3     terminal & ASSOCIATED SITE WORK 

       

  

    

      

        

     

     

     

       

        

       

     

     

     

     

      

      

     

     

      

        

     

         

        

        

       

          

         

         

         



              
              
        

             
          
            
            

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         

      

               

  
            
            
             
          
      


       
  
             
                 
      


       
    
                     
      


         
  
            
            
             
      


       
    
           
      


         

  
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         

      

               

  

    
                
      


         
    
           
      


         
    
              
            
      


         
      
            
            
      


           
    
            
              
            
      


         
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         

      

               

  

    
                 
      


         
    
                 
      


         
  
            
           
                
      


       
    
               
               
          
      


         
  
              
      


       
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         

      

               

  

  
            
      


       
 
            
          
          
          
         
           
      


      
  
          
                
      


       
 
           
      


      
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         

      

               

  

 
             
           
             
                
      


      
  
          
               
              
          
            
                
            
      


       
     
            
          
      


          
 
           
      


      
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         

      

               

  

        
             
      


             
        
             
      


             
          
             
      


               
   
          
         
      


        
   
               
                 
      


        
  
            
      


       
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         

      

               

  

       
              
               
             
      


            
       
                 
               
      


            
      
              
               
      


           
    
           
            
      


         
    
           
      


         
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         

      

               

  

  
             
      


       
   
               
      


        
  
         
         
      


       
  
          
      


       
   
           
               
      


        
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         

      

               

  

   
          
             
              
           
      


        
   
          
      


        
   
           
           
           
      


        
  
          
          


       
  
            
            
          
      


       
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      

               

  

 
               
      
      
      
      


      
  
          
      


       
 
                 
              
      


      
  
         


         
              

      


       
   
      
             
            
            
             
              
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         

      

               

  

              
            
              
             
             
              
  
                  
              
                 
  
                
                
                
                
                
           
             
              
  
                      
                      
                    
                    
                    
             
             
             
             
           
            
    
   
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         

      

               

  

             
               
      
               
            
      


        
    
         
             
                  
                  
               
               
      


         
 
                
                
               
               
                   
             
      


      
       
                  
            
               
               
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         

      

               

  

             
              
             
             
              
            
             
             
             
                  
      


            
   
     
  
               
      
                
               
           
      
                
                
           
      


        



Page 3-15

SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

         

      

               

  

     
              
               
                 
                  
                 
              
                
               
            
      


          
   
           
      
      


        
    
                
               
               
               
           
      


         
     
        
      


         



Page 3-16

SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

         

      

               

  

  
        
      


      
   
  
                
                
                 
                
               
               
                 
                
  
                
                
                
  
              
               
              
             
                
                
                 
                 
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         

      

               

  

                
               
                  
          
      


        
   
  
               
               
               
               
              
           
  
               
               
  
               
               
                
                
              
           
      


        
    
  
               
               
                
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         

      

               

  

               
               
              
                 
                
               
                
                
               
               
               
             
               
               
              
                
              
             
              
              
             
                  
      


         
    
    
               
               
                
               
             
   
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         

      

               

  

                
                
              
  
            
            
                    
             
              
              
              
               
               
               
               
             
            
            
            
            
            
              
              
              
                 
                 
                 
               
               
                 
                 
               
               
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         

      

               

  

                
                
                
                
                
                
                
                   
                   
             
      


         
   
               
             
              
                
                
              
                
                 
              
             
             
            
             
             
             
            
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         

      

               

  

            
            
            
             
      


        
  
 
              
             
             
              
            
             
                
                 
            
           
                    
                       
                       
                           
                        
            
            
                
             
              
 
            
             
                
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         

      

               

  

            
  
            
   
            
      


       
  
  
              
               
                
                  
      
             
             
              
               
            
                
      
             
            
             
             
             
             
            
                   
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         

      

               

  

              
            
               
               
      
             
      


       

     

      
     

     

    
       

    
   
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         

      

               

  

    
      
   
   
   
     
      
     
   
   
   
   
    
    
   
   
    
    

  

      
     

     

    
       

    
   

      
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            

      

               

 
           
            

      
 
       
      


      
 
          
               
             
          
      


      
  
                    
      


       
  
              
              
      


       
         

  
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            

      

               

  

     
             
             
             
               
      


          
   
                
      


        
   
             
          
      


        
        
    
             
              
               
               
      


         
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            

      

               

  

 
              
              
              
      


      
     
      
                 
                 
      


          
 
           
      


      
  
           
      


       
  
          
                  
               
                
      


       
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            

      

               

  

   
              
             
               
      


        
   
                
               
      


        
   
  
                  
                    
                 
               
      
                 
                 
                
    
                  
                  
      
                
                
      


        
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            

      

               

  

  
                   
            
            
      


       
   
   
               
                     
                    
                    
               
      


        

     

      
     

     

    
       

    
   
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            

      

               

  

    
      
   
   
   
     
      
     
   
   
   
   
    
    
   
   
    
    

  

      
     

     

    
       

    
   
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SECTION 4     Parking Structure 

   
 

           
        

  

               

       

               

             

          

           

       

         

  
      
 

 

   

    

             

    

    

    

  

    

    

                

       
    
      
      
      

         
     

   
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   
 

           
        

  

               

         
     

                 

    


        

          

            

        


        

             

                
       
 

        

               

Estimate Qualifications:

Adjusted estimate is based on the assumption that A/E's quantities are accurately representing the scope and design of the Parking Structure
General Contractor's mark-up, bond and insurance are prorated in the A/E's estimate. For this matrix, the 8% for all these items backed-up from A/E's estimate and added up at the mark-up levels .

Cost Model A represents the previously completed estimate as submitted within the 100% Schematic Design Submittal by Odell on 10/20/04.  The estimate has been broken down into the format that is being 

utilized for this budget verification (as provided by Leland Saylor Associates)

Cost Model B represents adjustments for scope inconsistancies and insufficient unit cost as determined by Vanir CM

Cost Model C represents costs as seen from recently completed, comparable parking garage projects, of high quality construction, within California.

Cost Model Descriptions (unit costs above are in 2004 dollars for comparison to the original schematic estimate.  These costs are then escallated to today's costs - July 2007 - and finally, escalated to a 

preliminary midpoint of construction - October 2008):
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SECTION 5     landside IMPROVEMENT / DEVELOPMENT 

     

  

  

    

      

   

   

   

     

      

     

   

   

   

   

    

    

   

   

    

      

   

       

      

      

     

        

       

       

       



                
                    


              
            
               
       
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          

      

               

 
           
      

      
 
       
      


      
 
          
             
                 
          
      


      
  
                  
                    
      


       

  
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          

      

               

  

  
            
             
      


       
    
          
          
           
      


         
     
               
      
      


          
   
                 
      


        
   
         
      


        
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          

      

               

  

   
            
           
           
               
               
               
      


        
    
              
      


         
 
              
      


      
     
         
      


          
 
              
      


      
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          

      

               

  

  
              
      


       
  
           
      


       
   
         
      


        
   
           
      


        
   
  
          
      
      


        
  
               
      


       



Page 5-6

SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

          

      

               

  

  
              
      


       

     

      
     

     

    
       

    
   



Page 5-7

SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

          

      

               

  

    
      
   
   
   
     
      
     
   
   
   
   
    
    
   
   
    
    

  

      
     

     

    
       

    
   
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 SECTION 6     airside IMPROVEMENT / DEVELOPMENT 

     

  

  

    

      

   

   

   

     

      

     

   

   

   

   

    

    

   

   

    

      

   

       

      

      

     

        

       

       

       



         
   

               
                 
    

              
            
               
       

               
              
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          

      

               

 
           
                 
              
                
      

      
 
       
      


      
 
          
             
          
      


      
  


           
          

      


       
  
           
                


       

  
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          

      

               

  

    
         
      


         
     
           
      


          
   
          
      


        
   
         
      


        
        
    
         
      


         
 
         
      


      
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          

      

               

  

     
         
      


          
 
         
      


      
  
          
                
            
            
      


       
  
           
      


       
   
         
      


        
   
           
      


        
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          

      

               

  

   
  
          
      
      


        
  
          
      


       
   
         
      


        

     

      
     

     

    
       

    
   
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          

      

               

  

    
      
   
   
   
     
      
     
   
   
   
   
    
    
   
   
    
    

  

      
     

     

    
       

    
   
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SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

SECTION 7     Estimate reconciliation 

Vanir Saylor High Low Vanir Bldg Vanir FFE Saylor Bldg Saylor FFE Vanir Saylor Vanir Saylor Vanir Saylor

Demolition $1,067,930 $176,622 $1,067,930 $176,622 $80,000 $176,622 $195,000 $792,930

Asbestos $0 $0 $0 $0 -

Grading & Paving $7,269,806 $2,626,262 $7,269,806 $2,626,262 $285,115 $208,262 $801,000 $2,366,747 $240,000 $4,617,944 $1,377,000

Site Utilities $1,855,031 $1,726,458 $1,855,031 $1,726,458 $752,841 $338,727 $734,631 $874,850 $240,000 $227,340 $413,100

General Site $3,115,063 $243,112 $3,115,063 $243,112 $943,737 $243,112 $2,171,326

Off-Site $250,000 $44,643 $250,000 $44,643 - $44,643 $250,000

Site Misc. $3,933,064 $623,214 $3,933,064 $623,214 $22,000 $123,214 $500,000 $3,911,064

Site Subtotal $17,490,894 $5,440,311 $17,490,894 $5,440,311 $2,083,693 $0 $1,134,580 $0 $0 $2,035,631 $9,768,987 $480,000 $5,638,214 $1,790,100

Foundations $2,007,842 $2,260,400 $2,260,400 $2,007,842 $777,731 $450,000 $1,230,111 $1,210,400 $600,000

Slab on grade $779,223 $972,593 $972,593 $779,223 $321,044 $299,709 $458,179 $672,884

Structure, Vert $740,382 $4,564,000 $4,564,000 $740,382 $740,382 $1,170,000 $2,314,000 $1,080,000

Structure, Horiz $8,611,807 $8,618,000 $8,618,000 $8,611,807 $2,158,891 $1,950,000 $6,452,916 $4,628,000 $2,040,000

Fireproofing $240,093 $304,659 $304,659 $240,093 $240,093 $275,571 $29,088

Shearwalls $423,998 $0 $423,998 $0 $423,998

Ext Walls $4,578,656 $3,763,000 $4,578,656 $3,763,000 $3,959,008 $2,250,000 $619,648 $1,513,000

Fenestration, Extr $0 $712,029 $712,029 $0 - $288,393 $423,636

Doors - Extr $67,500 $307,666 $307,666 $67,500 $67,500 $153,393 $154,273

Roof $1,365,077 $982,226 $1,365,077 $982,226 $1,108,816 $832,432 $256,261 $149,794

Misc Metals $572,590 $806,000 $806,000 $572,590 $572,590 $450,000 $356,000

Skylights $0 $361,607 $361,607 $0 - $361,607

Painting $244,795 $368,114 $368,114 $244,795 $244,795 $243,514 $124,600

Walls - Intr $626,942 $1,217,800 $1,217,800 $626,942 $487,302 $1,200,000 $139,640 $17,800

Doors - Intr $130,000 $242,941 $242,941 $130,000 $130,000 $171,741 $71,200

Fenestration - Intr $48,200 $60,000 $60,000 $48,200 $48,200 $60,000

Ceiling $802,928 $375,000 $802,928 $375,000 $802,928 $375,000

Floor $343,009 $422,227 $422,227 $343,009 $343,009 $422,227

Tile $148,286 $211,888 $211,888 $148,286 $148,286 $211,888

Other Spec Finishes $687,004 $1,500,000 $1,500,000 $687,004 $100,000 $1,500,000 $587,004

Interiors $58,593 $129,464 $129,464 $58,593 $58,593 $129,464

Cabinetry $129,000 $547,736 $547,736 $129,000 $129,000 $512,136 $35,600

Gen Bldg Spec $643,217 $538,293 $643,217 $538,293 $307,060 $449,293 $336,157 $89,000

Equipment $196,296 $336,955 $336,955 $196,296 $158,955 $2,200,000 $196,296 $178,000

Special Const $0 $137,216 $137,216 $0 $137,216

Conveying $686,123 $1,313,704 $1,313,704 $686,123 $548,323 $993,304 $137,800 $320,400

Plumbing $889,432 $691,085 $889,432 $691,085 $577,586 $459,685 $311,846 $231,400

HVAC $3,158,463 $2,370,800 $3,158,463 $2,370,800 $2,975,024 $2,175,000 $183,439 $195,800

Fire Protection $1,324,265 $1,107,685 $1,324,265 $1,107,685 $380,865 $450,000 $943,400 $657,685

Elect, Gen $2,528,511 $2,604,946 $2,604,946 $2,528,511 $1,152,720 $1,732,746 $1,375,791 $872,200

Elect, Spec Sys $1,249,147 $1,884,125 $1,884,125 $1,249,147 $1,060,467 $1,602,885 $188,680 $281,240

Building Subtotal $33,281,379 $39,712,160 $43,070,106 $29,923,432 $19,864,211 $0 $21,328,943 $2,200,000 $13,417,168 $14,663,217 $0 $3,720,000 $0 $0

Total Building & Site $50,772,273 $47,352,471 $60,561,000 $35,363,743 $21,947,904 $0 $22,463,523 $2,200,000 $13,417,168 $16,698,848 $9,768,987 $4,200,000 $5,638,214 $1,790,100

AirsideTerminalSummary Garage Landside
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SAN LUIS OBISPO COUNTY REGIONAL AIRPORT

New Passenger Terminal Projects

SECTION 8     Phasing Plan 

PHASE I 

Partial Landside Development & Airside Hanger Abatement/
Demolition by Others
PHASE II

Airside Demolition & Apron Development

PHASE III
 
Parking Structure, Airport Drive Bridge & Aero Drive Development

PHASE IV

Remaining Landside Development

PHASE V

Terminal Construction

PHASE VI

Surface Parking Construction & Project Closeout

I

II

III

IV

V

VI

This preliminary construction phasing plan is for program, scope and budget validation purposes only.  It is intended to identify a probable sequencing of construction events as 
they relate to the four County construction projects and additional to work that will be performed by others.  This plan proposes that the projects be conducted in six phases over 
a period of approximately 3 1/2 years, between 2007 to 2010, which are likely to occur sequentially with the overlaping of tasks between phases.  Phases may, however, move 
forward concurrently or out of sequence as conditions require.

Due to its preliminary nature, this document is subject to modifications based upon the evolution of the design documents and conditions yet to be discovered in the field.

I

II

III
IV

V

VI
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PHASE I - PARTIAL LANDSIDE DEVELOPMENT (BY OTHERS)                         

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Cal-Trans Approval / Funding at Intersection #1
2)  Aero Drive Re-Route (Part 1)
	 A)	 Off-site Utilities
	 B)	 Signaled Intersection
	 C)	 Paving
3)  Abatement of Existing Airside Structures
4)  Demolition of Existing Airside Structures 

Coordination Concerns:

Existing terminal access must be relocated to Airport Drive at various stages of this phase when 
construction activities interfere with the existing Aero Drive access.

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Demolition of Existing Paving
2)  New Apron / Taxiway Construction
3)  Stripping & Fencing for Temporary Parking @ New Airside Apron

Coordination Concerns:

Commencement of this phase is dependent upon the completion of the new Rental Car Facility.
 
All construction personnel will be required to meet security clearance requirements as construction will be 
conducted within the airport security area.

Barricade devices will be required along  Taxiway A as visual barrier between construction and ongoing airport 
operations.

Temporary fencing to be placed, at the end of this phase, to allow for landside access @ temporary long-term 
parking.  The temporary parking area must configured so as to not interfere with the construction of future 
phases (Airport Drive and Terminal construction).

PHASE II - AIRSIDE DEMOLITION / APRON DEVELOPMENT                                
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New Passenger Terminal Projects

Construction 
Staging Yard

PHASE III - PARKING GARAGE & AERO DRIVE    

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Aero Drive Completion (up to proposed traffic circle)
2)  Parking Garage Construction
3)  Airport Drive Construction
	 A)	 Intersection construction / signalization
	 B)	 Bridge Construction

	 “Open Parking Structure For Use”

Coordination Concerns:

Location of proposed surface parking lot to be fenced and utilized for contractor parking, lay-down, 
and construction staging.

Existing terminal access to be from Aerovista Place during this phase.

PHASE IV - REMAINING LANDSIDE DEVELOPMENT                          

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Traffic Circle Construction
2)  Landside Development Completion (Except for surface parking lot)

Coordination Concerns:

Existing terminal access to be from Aero Drive to the new & operational parking structure.

Construction 
Staging Yard
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New Passenger Terminal Projects

PHASE V - TERMINAL CONSTRUCTION                                                         

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Airside Development Completion
	 A)	 Airside taxiway jetblast wall landscaping and earth berm construction
	 B)	 Grading/Excavation
	 C)	 Paving & Underground Utilities w/in 5’ of structure
	 D)	 Loading Ramp foundations
	 E)	 Loading Ramp & additional equipment

2)  Terminal Construction
	 A)	 Retaining Walls
	 B)	 Pedestrian bridge to parking structure construction
	 C)	 Terminal Construction

Coordination Concerns:

PHASE VI - SURFACE PARKING / PROJECTS CLOSE-OUT                     

Duration:		  ##/##/## to ##/##/## (### days)

Major activities include but are not limited to the following:

1)  Completion of surface parking lot

Coordination Concerns:

Surface parking lot construction to be commenced upon completion of all other phases.

Construction 
Staging Yard


