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2 San Juan Island Library District OCMI, Inc.

NARRATIVE

2

• This  program study a l lows for  property  acquis i t ion,  campaigning , 
funding ,  est imates  and schedules ,  as  required to  complete the 
construct ion and warranty  per iods  for  the three propert ies  studied,  and 
is  intended to  provide the l ibrary  board of  d irectors  and the San Juan 
Is land community  with  the best  informat ion avai lable  at  the t ime.

• This  study a l lows for  current  property  assessment  va lues,  or  sa les  pr ices 
where avai lable.

•  This  program study rev iews informat ion known to date for  the propert ies 
and program; in  the absence of  adequate informat ion,  OCMI has  a l lowed 
for  pract ices ,  costs  and betterment  as  developed by industry  standards.

•  The A&E des ign schedule  and serv ices  have been reconci led with both 
Al l ied8 Architects  and the Washington State fee schedule  for  A&E fees.

•  OCMI,  Inc .  has  a l lowed for  the square footages  of  the new l ibrar ies  to  be 
the same as  shown in  Al l ied8’s  feas ib i l i ty  study.

•  Soi l  condit ions  have been a l lowed for,  with  imports  and exports  to  be 
completed on the is land. 

•  Ut i l i t ies ,  inc luding:  water,  sewer,  e lectr ic  and f i re  l ines,  have been 
a l lowed at  costs  typica l  to  make ready for  bui ld ing serv ices .

•  Storm water  has  been s imi lar ly  a l lowed for,  though the range of 
potent ia l  des ign opt ions  for  th is  scope of  work creates  potent ia l  for  cost 
deviat ions.

•  E lectr ica l :  where necessary  we have a l lowed for  new or  upgraded 
serv ices  for  the s i te .  OCMI has  a lso  a l lowed for  s i te  l ight ing with  l ight 
poles  and distr ibut ion for  the s i te ,  park ing lots ,  dr ives ,  parks  and walks .

•  Where necessary,  a l lowances  have been made to  account  for  off-s i te 
improvements ,  inc luding:  s idewalks ,  curbs  and gutters ,  cross  walk 
s ignage and str ip ing ,  and damage remediat ion.

 
•  Park ing areas  have been assumed to be comprised of  an asphalt ic 

concrete layer  over  a  compacted base layer.
 
•  Demol i t ion costs  have been ca lculated assuming that  a l l  d isposal ,  except 

for  hazardous mater ia ls ,  wi l l  occur  on the is land.  OCMI has  a l lowed 
for  hazardous mater ia ls  remediat ion and abatement  d isposal  off  of  the 
is land.

•  OCMI has  a l lowed for  an a l ternate est imate and schedule  for  the 
complete c lear ing and demol i t ion of  the Spr ing Street  property.  Though 
there may be tree mit igat ion issues  for  th is  a l lowance,  OCMI feels  the 
s igni f icant  sav ings  in  cost  and t ime would out-weigh th is  i ssue.  A lso th is 
c lear ing wi l l  a l low for  more creat ive,  and less  restr ict ive,  des igns.

•  OCMI has  a l lowed for  Washington State  taxes  in  the des ign port ion of 
the preconstruct ion process .
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MALCOM / ARGYLE
PROPERTY NO. 1

PROPERTY No. 1 ― 200 MALCOM STREET

76,370 SF Site
22,000 SF New Library
27,840 SF Parking Lots  and Drives

7,400 SF Library  Entry  Ways
19,131 SF Landscaping and Irr igat ion

ESTIMATE

$15,436,953 /  $701 SF Bui lding and S ite  Construct ion

$597,540 Property  Assessment

$1,026,268 Design Fees

$400,000 Management Fees

$17,460,761 /  $793.67 SF TOTAL PROGRAM ESTIMATE

SCHEDULE

• 14 months  -  Construct ion Schedule
• 5  years  -  Progress  Schedule

Current condition of proposed site
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MALCOM / ARGYLE
PROPERTY NO. 1

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street

• Contractor  access  to  th is  s i te  i s  only  feas ib le  f rom the east ,  creat ing addit ional  complexity  in 
staging ,  which wi l l  add t ime to  the project  schedule.

•  OCMI has  a l lowed for  the property  assessment  va lue in  our  study as  there has  yet  to  be a  sa le 
pr ice  establ ished for  th is  property. 

OBSERVATIONS

• The property  i s  unimproved and convenient ly  located in  Fr iday Harbor,  which improves 
eff ic iency and,  corre lat ive ly,  cost  and schedule.

•  This  property  s i ts  below grade,  which impacts  costs  and schedule.  OCMI has  a l lowed for  import 
of  f i l l  mater ia l  to  br ing the proposed s i te  up to  grade.

•  The property  has  an ex ist ing  PUD easement  that  cuts  the property  down the middle  f rom north 
to  south,  which wi l l  great ly  restr ict  des ign poss ib i l i t ies  and impact  costs .

 » Future PUD work to repair,  maintain,  upgrade or  add to exist ing ut i l i ty  may potentia l ly 
d isrupt  proposed l ibrary  operat ions

• The histor ica l  des ignat ion of  th is  property  wi l l  great ly  impact  improvement costs  by 
necess i tat ing des ign choices  that  might  not  have otherwise been made. 

 » New l ibrary  would be required to be designed according to superseded design standards 
and,  among other  i tems,  would require:

 ◦ 6:12 roof  or ientat ion,  creat ing both addit ional  tota l  square footage of  roof ing and a 
ta l ler  bui ld ing structure

 ◦ Shiplap s id ing
 ◦ Glaz ing opt ions  and tota l  facade makeup restr icted by des ign standards
 ◦ Increases  costs 
 ◦ Lengthens schedule

• This  property  wi l l  require  improvements  to  Malcom and Argyle  roadways inc luding walkways, 
s idewalks ,  curb and gutter,  cross ings,  and improvements  to  ex ist ing  vehic le  pavement.

Proposed design schematic of 200 Malcom Street
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MALCOM / ARGYLE
COST ESTIMATE

TOTAL SITE COST $15,436,953 $202.13

Prepared by:  OCMI Sheet 3  of  9

TOTAL SITE AREA: 76,370 SF
New San Juan Island Library

SITE#2 - 200 MALCOM STREET
Friday Harbor, WA

OVER-ALL PROGRAM STUDY - THREE PROPERTIES OCMI JOB #: 19108.000 | 22 August 2019

ELEMENT TOTAL COST $/SF AREA

B20 EXTERIOR ENCLOSURE $7,700,000 $100.82
F20 SELECTIVE BUILDING DEMOLITION $9,850 $0.13
G10 SITE PREPARATION $417,939 $5.47
G20 SITE IMPROVEMENTS $871,210 $11.41
G30 SITE MECHANICAL UTILITIES $210,000 $2.75
G40 SITE ELECTRICAL UTILITIES $217,740 $2.85
G90 OTHER SITE CONSTRUCTION

NET DIRECT SITE COST $9,426,739 $123.44
GENERAL REQUIREMENTS 2.00% $188,535 $2.47

SUBTOTAL $9,615,274 $125.90
GENERAL CONDITIONS @ $55K PER MNTH LS $770,000 $10.08

SUBTOTAL $10,385,274 $135.99
DESIGN CONTINGENCY 2.00% $188,535 $2.47

SUBTOTAL $10,573,809 $138.46
CONSTRUCTION CONTINGENCY 5.00% $528,690 $6.92

SUBTOTAL $11,102,499 $145.38
INSURANCE & BOND 1.50% $166,537 $2.18

SUBTOTAL $11,269,036 $147.56
BUILDING PERMIT 1.50% $166,537 $2.18

SUBTOTAL $11,435,574 $149.74
CONTRACTOR'S GC OH&P 5.00% $571,779 $7.49

SUBTOTAL $12,007,353 $157.23
WASHINGTON STATE TAX 10.00% $1,200,735 $15.72

SUBTOTAL $13,208,088 $172.95
ESCALATION TO MIDPOINT OF CONSTRUCTION 16.88% $2,228,865 $29.19

DETAILED SITE SUMMARY

Prepared by:  OCMI Sheet 2  of  9
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MALCOM / ARGYLE
SCHEDULE

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-1 - Malcom/Argyle StudySan Juan Island Library #2-1 - Malcom/Argyle Study 1382 02-Jan-20 17-Apr-25

Property Study Malcom & ArgyleProperty Study Malcom & Argyle 1382 02-Jan-20 17-Apr-25

Program StudyProgram Study 1382 02-Jan-20 17-Apr-25

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20*

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

SJI-S2-1040 Negotiate Land Acquisition 100 21-Jan-21 09-Jun-21

SJI-S2-1050 A&E Services Procurement 100 10-Jun-21 27-Oct-21

SJI-S2-1060 Conceptual Design 40 25-Nov-21 19-Jan-22

SJI-S2-1070 Schematic Design 40 20-Jan-22 15-Mar-22

SJI-S2-1080 Design Development 60 16-Mar-22 07-Jun-22

SJI-S2-1090 Construction Documents 40 08-Jun-22 02-Aug-22

SJI-S2-1100 Permit Documents 60 03-Aug-22 25-Oct-22

SJI-S2-1110 GC Services Procurement 80 26-Oct-22 14-Feb-23

SJI-S2-1120 Construction Phase 302 15-Feb-23 11-Apr-24

SJI-S2-1130 Warranty Period 260 12-Apr-24 10-Apr-25

SJI-S2-1140 Project Complete 5 11-Apr-25 17-Apr-25

D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N
2020 2021 2022 2023 2024 2025 2026

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-1 - Malcom/Argyle Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-1 - Malcom & Argyle Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-1 - Malcom/Argyle StudySan Juan Island Library #2-1 - Malcom/Argyle Study 1382 02-Jan-20 17-Apr-25

Property Study Malcom & ArgyleProperty Study Malcom & Argyle 1382 02-Jan-20 17-Apr-25

Program StudyProgram Study 1382 02-Jan-20 17-Apr-25

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20*

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

SJI-S2-1040 Negotiate Land Acquisition 100 21-Jan-21 09-Jun-21

SJI-S2-1050 A&E Services Procurement 100 10-Jun-21 27-Oct-21

SJI-S2-1060 Conceptual Design 40 25-Nov-21 19-Jan-22

SJI-S2-1070 Schematic Design 40 20-Jan-22 15-Mar-22

SJI-S2-1080 Design Development 60 16-Mar-22 07-Jun-22

SJI-S2-1090 Construction Documents 40 08-Jun-22 02-Aug-22

SJI-S2-1100 Permit Documents 60 03-Aug-22 25-Oct-22

SJI-S2-1110 GC Services Procurement 80 26-Oct-22 14-Feb-23

SJI-S2-1120 Construction Phase 302 15-Feb-23 11-Apr-24

SJI-S2-1130 Warranty Period 260 12-Apr-24 10-Apr-25

SJI-S2-1140 Project Complete 5 11-Apr-25 17-Apr-25

D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N
2020 2021 2022 2023 2024 2025 2026

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-1 - Malcom/Argyle Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-1 - Malcom & Argyle Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone
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MALCOM / ARGYLE
PROPERTY NO. 1

Additional rendering design of 200 Malcom Street



9

SPRING STREET
Property No. 2
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SPRING STREET
PROPERTY NO. 2

PROPERTY No. 2 ― 600 SPRING STREET

109,771 SF Site
22,000 SF New Library

• 8,000 SF  -  New Addit ion L ibrary
• 14,000 SF  -  Exist ing Frame and Foundat ions

1,500 SF Remodel  Community  Room /  House
1,500 SF Remodel  N.W. Bui ld ing

40,000 SF Parking Lots  and Drives
38,700 SF Landscaping,  Park and Irr igat ion

ESTIMATE

$15,593,834 /  $708.81 SF Bui lding and S ite  Construct ion

$2,993,820 For  Sale  Pr ice

$1,036,698 Design Fees

$400,000 Management Fees

$20,024,352 /  $910.20 SF TOTAL PROGRAM ESTIMATE

SCHEDULE

• 16 months  -  Construct ion Schedule
• 5  years  -  Progress  Schedule

Photographs of existing conditions of 600 Spring Street 
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SPRING STREET
PROPERTY NO. 2
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• This  program al lows for  8 ,000 SF  of  new addit ion to  the ex ist ing  14,000 SF  structure and 
remodel ing of  the ex ist ing  1,500 SF  community  house and 1,500 SF  northwest  bui ld ing.

•  The 14,000 SF  of  ex ist ing  structure a l lows for  se lect ive deconstruct ion,  leaving the ex ist ing 
framing and foundat ion.

•  OCMI has  a l lowed for  abatement  of  the ex ist ing  bui ld ings  on th is  property  due to  the era  of 
their  or ig inal  construct ion.

OBSERVATIONS

• OCMI has  a l lowed for  a  balanced s i te;  meaning no addit ional  import  of  so i ls  wi l l  be required 
except  for  those for  the new 8,000 SF  bui ld ing pad.

•  The se lect ive removal  of  ex ist ing  fac i l i t ies  on th is  s i te  wi l l  impact  cost ,  product ion and schedule 
as  contractors  wi l l  contend with working around these areas.

 » Minor Areas  for  Select ive Demolishment inc lude:
 ◦ 2 structures  consist ing  of  1 ,500 SF 
 ◦ Mult ip le  trees
 ◦ Exist ing  14,000 SF  main bui ld ing

 » Areas of  Major  Select ive Demolit ion inc lude:
 ◦ The 14,000 SF  main bui ld ing ,  which wi l l  require  the fo l lowing remediat ion of  work pr ior 

to  the commencement of  construct ion: 
 ▪ Under  p inning
 ▪ Fort i f icat ions  to  structural  as  the ex ist ing  framework supports  a  f lat  roof  of  10 feet 

in  height
 ▪ Expansion jo int
 ▪ Bui ld-outs
 ▪ Other  upgrades

• Addit ional ly,  the current  or ientat ion of  the bui ld ing ,  which would not  be affected by the 
se lect ive demol i t ion,  would have a  large impact  on the avai labi l i ty  of  d i fferent  des ign opt ions, 
both from a bui ld ing and a  s i te  standpoint .

Proposed design schematic of 600 Spring Street
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SPRING STREET
COST ESTIMATE

TOTAL SITE COST $15,593,834 $142.06

Prepared by:  OCMI Sheet 4  of  11

New San Juan Island Library
SITE#1 - 600 SPRING STREET

Friday Harbor, WA

OVER-ALL PROGRAM STUDY - THREE PROPERTIES OCMI JOB #: 19108.000 | 22 August 2019

ELEMENT TOTAL COST $/SF AREA

B20 EXTERIOR ENCLOSURE $7,250,000 $66.05
F20 SELECTIVE BUILDING DEMOLITION $669,300 $6.10
G10 SITE PREPARATION $371,941 $3.39
G20 SITE IMPROVEMENTS $578,112 $5.27
G30 SITE MECHANICAL UTILITIES $210,000 $1.91
G40 SITE ELECTRICAL UTILITIES $344,942 $3.14
G90 OTHER SITE CONSTRUCTION

NET DIRECT SITE COST $9,424,295 $85.85
GENERAL REQUIREMENTS 2.00% $188,486 $1.72

SUBTOTAL $9,612,781 $87.57
GENERAL CONDITIONS @ $55K PER MNTH LS $880,000 $8.02

SUBTOTAL $10,492,781 $95.59
DESIGN CONTINGENCY 2.00% $188,486 $1.72

SUBTOTAL $10,681,267 $97.30
CONSTRUCTION CONTINGENCY 5.00% $534,063 $4.87

SUBTOTAL $11,215,330 $102.17
INSURANCE & BOND 1.50% $168,230 $1.53

SUBTOTAL $11,383,560 $103.70
BUILDING PERMIT 1.50% $168,230 $1.53

SUBTOTAL $11,551,790 $105.24
CONTRACTOR'S GC OH&P 5.00% $577,590 $5.26

SUBTOTAL $12,129,380 $110.50
WASHINGTON STATE TAX 10.00% $1,212,938 $11.05

SUBTOTAL $13,342,318 $121.55
ESCALATION TO MIDPOINT OF CONSTRUCTION 16.88% $2,251,516 $20.51

DETAILED SITE SUMMARY

Prepared by:  OCMI Sheet 3  of  11
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SPRING STREET
SCHEDULE

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-2 - Spring Street StudySan Juan Island Library #2-2 - Spring Street Study 1425 02-Jan-20 17-Jun-25

Property Study - Spring StreetProperty Study - Spring Street 1425 02-Jan-20 17-Jun-25

Program StudyProgram Study 1425 02-Jan-20 17-Jun-25

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

SJI-S2-1040 Negotiate Land Acquisition 100 21-Jan-21 09-Jun-21

SJI-S2-1050 A&E Services Procurement 100 10-Jun-21 27-Oct-21

SJI-S2-1060 Conceptual Design 40 25-Nov-21 19-Jan-22

SJI-S2-1070 Schematic Design 40 20-Jan-22 15-Mar-22

SJI-S2-1080 Design Development 60 16-Mar-22 07-Jun-22

SJI-S2-1090 Construction Documents 40 08-Jun-22 02-Aug-22

SJI-S2-1100 Permit Documents 60 03-Aug-22 25-Oct-22

SJI-S2-1110 GC Services Procurement 80 26-Oct-22 14-Feb-23

SJI-S2-1120 Construction Phase 345 15-Feb-23 11-Jun-24

SJI-S2-1130 Warranty Period 260 12-Jun-24 10-Jun-25

SJI-S2-1140 Project Complete 5 11-Jun-25 17-Jun-25

D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N
2020 2021 2022 2023 2024 2025 2026

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-2 - Spring Street Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-2 - Spring Street Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-2 - Spring Street StudySan Juan Island Library #2-2 - Spring Street Study 1425 02-Jan-20 17-Jun-25

Property Study - Spring StreetProperty Study - Spring Street 1425 02-Jan-20 17-Jun-25

Program StudyProgram Study 1425 02-Jan-20 17-Jun-25

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

SJI-S2-1040 Negotiate Land Acquisition 100 21-Jan-21 09-Jun-21

SJI-S2-1050 A&E Services Procurement 100 10-Jun-21 27-Oct-21

SJI-S2-1060 Conceptual Design 40 25-Nov-21 19-Jan-22

SJI-S2-1070 Schematic Design 40 20-Jan-22 15-Mar-22

SJI-S2-1080 Design Development 60 16-Mar-22 07-Jun-22

SJI-S2-1090 Construction Documents 40 08-Jun-22 02-Aug-22

SJI-S2-1100 Permit Documents 60 03-Aug-22 25-Oct-22

SJI-S2-1110 GC Services Procurement 80 26-Oct-22 14-Feb-23

SJI-S2-1120 Construction Phase 345 15-Feb-23 11-Jun-24

SJI-S2-1130 Warranty Period 260 12-Jun-24 10-Jun-25

SJI-S2-1140 Project Complete 5 11-Jun-25 17-Jun-25

D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N D J FM A M J J A S O N
2020 2021 2022 2023 2024 2025 2026

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-2 - Spring Street Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-2 - Spring Street Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone
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SPRING STREET
PROPERTY NO. 2

ALTERNATE

PROPERTY No. 2 ― 600 SPRING STREET

109,771 SF Site
22,000 SF New Library
41,000 SF Parking Lots  and Drives  (100 Spaces)
47,000 SF Landscaping,  Park and Irr igat ion

ESTIMATE

$13,760,782 /  $625.49 SF Bui lding and S ite  Construct ion

$2,993,820 For  Sale  Pr ice

$914,834 Design Fees

$400,000 Management Fees

$18,069,436 /  $821.34 SF TOTAL PROGRAM ESTIMATE

SCHEDULE

• 14 months  -  Construct ion Schedule
• 5  years  -  Progress  Schedule

Photograph of existing conditions of 600 Spring Street 

|  ALTERNATE
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SPRING STREET
PROPERTY NO. 2

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street

OBSERVATIONS

• This  a l ternate program al lows for  the Spr ing Street  property  to  have a  fu l l 
deconstruct ion and c lear ing of  a l l  ex ist ing  improvements  and is  intended 
to  provide the l ibrary  and the community  an a l ternate scenar io  for  the 
property.

 » Some of  the value provided in  this  a lternate program are; 
 ◦ Opening the des ign creat iv i ty
 ◦ Improving access  and product ion
 ◦ Provid ing va lue for  costs  and schedule
 ◦ Salvage opportunit ies  for  trees,  sta in less  steel ,  and s i te  bui ld ings.
 ◦ Accelerates  schedules
 ◦ Remodel ing and upgrading ex ist ing  structures
 ◦ Greater  access  around the property.

BENEFITS

• Unrestr icted des ign and creat ive development 
•  Unrestr icted s i te  p lan opt ions
• Unrestr icted s i te  creates  greater  eff ic iencies  in  construct ion process
• Saves  se lect ive demol i t ion costs

COSTS

• Addit ional  construct ion scope required
• Addit ional  demol i t ion/refuse removal  required

Notes 
• Alternate des ign presents  an opportunity  to  real ize  potent ia l  cost  offsets 

for  the project
 » Potentia l  cost  savings:  $500,000 to $1.5  mi l l ion
 » Open access  to  s i te  projected to result  in  total  construct ion schedule 

reduct ion of  2  months.

• Alternate des ign would a l low for  potent ia l  des ign opt ions  that  may ass ist  in 
the funding process ,  e .g .  energy eff ic ient  des ign

Additional rendering design of 600 Spring Street

ALTERNATE  |



16 San Juan Island Library District OCMI, Inc.

SPRING STREET
ALTERNATE COST ESTIMATE

TOTAL SITE COST $13,760,780 $125.36

Prepared by:  OCMI Sheet 4  of  10

New San Juan Island Library
ADD ALT SITE#1 - 600 SPRING STREET

Friday Harbor, WA

OVER-ALL PROGRAM STUDY - THREE PROPERTIES OCMI JOB #: 19108.000 | 22 August 2019

ELEMENT TOTAL COST $/SF AREA

B20 EXTERIOR ENCLOSURE $6,270,000 $57.12
F20 SELECTIVE BUILDING DEMOLITION $601,920 $5.48
G10 SITE PREPARATION $273,548 $2.49
G20 SITE IMPROVEMENTS $622,364 $5.67
G30 SITE MECHANICAL UTILITIES $210,000 $1.91
G40 SITE ELECTRICAL UTILITIES $344,942 $3.14
G90 OTHER SITE CONSTRUCTION

NET DIRECT SITE COST $8,322,774 $75.82
GENERAL REQUIREMENTS 2.00% $166,455 $1.52

SUBTOTAL $8,489,229 $77.34
GENERAL CONDITIONS @ $55K PER MNTH LS $770,000 $7.01

SUBTOTAL $9,259,229 $84.35
DESIGN CONTINGENCY 2.00% $166,455 $1.52

SUBTOTAL $9,425,685 $85.87
CONSTRUCTION CONTINGENCY 5.00% $471,284 $4.29

SUBTOTAL $9,896,969 $90.16
INSURANCE & BOND 1.50% $148,455 $1.35

SUBTOTAL $10,045,424 $91.51
BUILDING PERMIT 1.50% $148,455 $1.35

SUBTOTAL $10,193,878 $92.86
CONTRACTOR'S GC OH&P 5.00% $509,694 $4.64

SUBTOTAL $10,703,572 $97.51
WASHINGTON STATE TAX 10.00% $1,070,357 $9.75

SUBTOTAL $11,773,929 $107.26
ESCALATION TO MIDPOINT OF CONSTRUCTION 16.88% $1,986,851 $18.10

DETAILED SITE SUMMARY

Prepared by:  OCMI Sheet 3  of  10

ADD ALT
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GUARD STREET
Property No. 3

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street
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GUARD STREET
PROPERTY NO. 3

PROPERTY No. 3 ― 1000 GUARD STREET

105,851 SF Site
19,000 SF New Library
49,500 SF Parking Lots  and Drives

9,250 SF Library  Entry  Ways and Walks
28,100 SF Landscaping,  Park and Irr igat ion

ESTIMATE

$18,476,714 /  $839.85 SF Bui lding and S ite  Construct ion

$668,820 Property  Assessment

$1,228,355 Design Fees

$400,000 Management Fees

$20,773,889 /  $1,093.36 SF TOTAL PROGRAM ESTIMATE

SCHEDULE

• 17 months  -  Construct ion Schedule
• 7  years  -  Progress  Schedule

Photographs of existing conditions at 1000 Guard Street
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GUARD STREET
PROPERTY NO. 3

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street

• Guard Street  i s  current ly  the locat ion of  the San Juan County 
Maintenance yard.  The County  has  tentat ively  set  the re locat ion of 
these fac i l i t ies  to  occur  in  2023,  at  which point  the locat ion would 
become avai lable  for  redevelopment.

•  OCMI has  a l lowed for  the 1000 Guard Street  Property  2019 assessment 
va lue in  our  program study as  San Juan County  has  yet  to  establ ish  a 
sa le  pr ice.

•  Current  parcel  d imensions  wi l l  effect  the project  poss ib i l i t ies ,  both 
from a des ign and construct ion perspect ive.  Concerns  inc lude:

 » Design and placement opt ions for  new l ibrary
 » Dual  lane parking access  would be provided v ia  one 24 foot  access 

area
 » Spatia l  a l locat ions wi l l  present  s ignif icant  staging and access 

chal lenges for  contractor,  which wi l l  decrease product iv ity  and 
increase project  t ime. 

• This  s i te  wi l l  require  both abatement  of  the structures  and 
remediat ion of  the soi ls .

 » Hazmat c lean up,  remediat ion and replacement thereof,  dr ives 
the est imate.

 ◦ OCMI has  a l lowed for  a  2  foot  depth contaminat ion of 
so i ls  to  be removed and exported off  i s land for  d isposal  of 
contaminat ion.  This  2  foot  depth is  for  the rear  40% of  the s i te .

 » Elevat ion changes from front  to  rear  of  s i te  effect :
 ◦ Imported f i l l  f rom the front  to  rear  of  the s i te .  OCMI has 

a l lowed for  a  2  foot  on average import  of  f i l l  d i r t  for  the 
balancing of  the s i te .

 ◦ Water  dra inage.  Current  s i te  or ientat ion does  not  a l low for 
suff ic ient  dra inage and would require  mit igat ion ut i l i z ing 
stormwater  retent ion/direct ion and a  detent ion pond. Architects rendering of proposed development
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GUARD STREET
COST ESTIMATE

TOTAL SITE COST $18,476,714 $174.60

Prepared by:  OCMI Sheet 4  of  10

New San Juan Island Library
SITE#3 - 1000 GUARD STREET

Friday Harbor, WA

OVER-ALL PROGRAM STUDY - THREE PROPERTIES OCMI JOB #: 19108.000 | 22 August 2019

ELEMENT TOTAL COST $/SF AREA

B20 EXTERIOR ENCLOSURE $6,650,000 $62.84
F20 SELECTIVE BUILDING DEMOLITION $2,365,225 $22.35
G10 SITE PREPARATION $514,329 $4.86
G20 SITE IMPROVEMENTS $1,171,884 $11.07
G30 SITE MECHANICAL UTILITIES $210,000 $1.98
G40 SITE ELECTRICAL UTILITIES $358,702 $3.39
G90 OTHER SITE CONSTRUCTION

NET DIRECT SITE COST $11,270,140 $106.50
GENERAL REQUIREMENTS 2.00% $225,403 $2.13

SUBTOTAL $11,495,543 $108.63
GENERAL CONDITIONS @ $55K PER MNTH LS $935,000 $8.84

SUBTOTAL $12,430,543 $117.47
DESIGN CONTINGENCY 2.00% $225,403 $2.13

SUBTOTAL $12,655,946 $119.60
CONSTRUCTION CONTINGENCY 5.00% $632,797 $5.98

SUBTOTAL $13,288,743 $125.58
INSURANCE & BOND 1.50% $199,331 $1.88

SUBTOTAL $13,488,074 $127.46
BUILDING PERMIT 1.50% $199,331 $1.88

SUBTOTAL $13,687,405 $129.34
CONTRACTOR'S GC OH&P 5.00% $684,370 $6.47

SUBTOTAL $14,371,775 $135.81
WASHINGTON STATE TAX 10.00% $1,437,178 $13.58

SUBTOTAL $15,808,953 $149.39
ESCALATION TO MIDPOINT OF CONSTRUCTION 16.88% $2,667,761 $25.21

DETAILED SITE SUMMARY

Prepared by:  OCMI Sheet 3  of  10
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GUARD STREET
SCHEDULE

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-3 - Guard Street StudySan Juan Island Library #2-3 - Guard Street Study 1805 02-Jan-20 01-Dec-26

Property Study - Guard StreetProperty Study - Guard Street 1805 02-Jan-20 01-Dec-26

Program StudyProgram Study 1805 02-Jan-20 01-Dec-26

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

A1000 Place Marker - To Be Determined by San Juan County 307 30-Mar-21 31-May-22

SJI-S2-1040 Negotiate Land Acquisition 100 01-Jun-22* 18-Oct-22

SJI-S2-1050 A&E Services Procurement 100 19-Oct-22 07-Mar-23

SJI-S2-1060 Conceptual Design 40 05-Apr-23 30-May-23

SJI-S2-1070 Schematic Design 40 31-May-23 25-Jul-23

SJI-S2-1080 Design Development 60 26-Jul-23 17-Oct-23

SJI-S2-1090 Construction Documents 40 18-Oct-23 12-Dec-23

SJI-S2-1100 Permit Documents 60 13-Dec-23 05-Mar-24

SJI-S2-1110 GC Services Procurement 80 06-Mar-24 25-Jun-24

SJI-S2-1120 Construction Phase 370 26-Jun-24 25-Nov-25

SJI-S2-1130 Warranty Period 260 26-Nov-25 24-Nov-26

SJI-S2-1140 Project Complete 5 25-Nov-26 01-Dec-26

D J F A J J A S N D J F A J J A S N D J F A J J A S O D J F A J J A S O D J F A M J J A S N D J FM A M J J A S N D J FM A M J J A S N D J FM A M J J A S
2020 2021 2022 2023 2024 2025 2026 2027

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Place Marker - To Be Determined by San Juan County

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-3 - Guard Street Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-3 - Guard Street Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone

Activity ID Activity Name Orig.
Dur.

Start Finish

San Juan Island Library #2-3 - Guard Street StudySan Juan Island Library #2-3 - Guard Street Study 1805 02-Jan-20 01-Dec-26

Property Study - Guard StreetProperty Study - Guard Street 1805 02-Jan-20 01-Dec-26

Program StudyProgram Study 1805 02-Jan-20 01-Dec-26

SJI-S2-1000 Begin Compaign 0 02-Jan-20

SJI-S2-1010 Administrative (County Submittal) 153 02-Jan-20 03-Aug-20

SJI-S2-1020 Super Majority Vote NOV 2020 0 03-Nov-20

SJI-S2-1030 Begin Funding 80 08-Dec-20 29-Mar-21

A1000 Place Marker - To Be Determined by San Juan County 307 30-Mar-21 31-May-22

SJI-S2-1040 Negotiate Land Acquisition 100 01-Jun-22* 18-Oct-22

SJI-S2-1050 A&E Services Procurement 100 19-Oct-22 07-Mar-23

SJI-S2-1060 Conceptual Design 40 05-Apr-23 30-May-23

SJI-S2-1070 Schematic Design 40 31-May-23 25-Jul-23

SJI-S2-1080 Design Development 60 26-Jul-23 17-Oct-23

SJI-S2-1090 Construction Documents 40 18-Oct-23 12-Dec-23

SJI-S2-1100 Permit Documents 60 13-Dec-23 05-Mar-24

SJI-S2-1110 GC Services Procurement 80 06-Mar-24 25-Jun-24

SJI-S2-1120 Construction Phase 370 26-Jun-24 25-Nov-25

SJI-S2-1130 Warranty Period 260 26-Nov-25 24-Nov-26

SJI-S2-1140 Project Complete 5 25-Nov-26 01-Dec-26

D J F A J J A S N D J F A J J A S N D J F A J J A S O D J F A J J A S O D J F A M J J A S N D J FM A M J J A S N D J FM A M J J A S N D J FM A M J J A S
2020 2021 2022 2023 2024 2025 2026 2027

Begin Compaign

Administrative (County Submittal)

Super Majority Vote NOV 2020

Begin Funding

Place Marker - To Be Determined by San Juan County

Negotiate Land Acquisition

A&E Services Procurement

Conceptual Design

Schematic Design

Design Development

Construction Documents

Permit Documents

GC Services Procurement

Construction Phase

Warranty Period

Project Complete

San Juan Island Library #2-3 - Guard Street Study Page 1 of 1 Data Date: 02-Jan-20

San Juan Island Library
Study #2-3 - Guard Street Program Study

Project Schedule - 26 August 2019

Actual Work
Remaining Work
Critical Remaining Work
Milestone
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GUARD STREET
PROPERTY NO. 3

Additional rendering design of 1000 Guard Street
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SUMMARY
200 Malcom Street, 600 Spring Street, & 1000 Guard Street

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street
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SUMMARY

PROPERTIES
200 MALCOM STREET 600 SPRING STREET ALTERNATE (SPRING) 1000 GUARD STREET

ESTIMATE

Bui lding and S ite  Construct ion $15,436,953 /  $701 SF $15,593,834 /  $708.81 SF $13,760,782 /  $625.49 SF $18,476,714 /  $839.85 SF

Property  Assessment $597,540 $2,993,820 (For Sale Price) $2,993,820 (For Sale Price) $668,820

Design Fees $1,026,268 $1,036,698 $914,834 $1,228,355

Management Fees $400,000 $400,000 $400,000 $400,000

TOTAL PROGRAM ESTIMATE $17,460,761 /  $793.67 SF $20,024,352 /  $910.20 SF $18,069,436 /  $821.34 SF $20,773,889 /  $1,093.36 SF

SCHEDULE

Construct ion Schedule 14 months 16 months 14 months 17 months

Progress  Schedule 5 years 5 years 5 years 7 years

Proposed improvements for 
individual programs
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CONCLUSION

Selected Property Program Study                 200 Malcom Street, 600 Spring Street, & 1000 Guard Street

200 MALCOM STREET

• 200 Malcom Street  i s  a  1 .7  acre, 
unimproved property  with  a  h istor ic 
property  with  PUD easement  restr ict ing 
des igns  and l imit ing  access .  The 
property ’s  ex ist ing  e levat ion wi l l  require 
imports  of  f i l l  mater ia l  to  mit igate.

•  The histor ica l  nature of  the fac i l i ty 
and the PUD easements  wi l l  great ly 
impact  costs ,  schedules  and dr ive  des ign 
choices  that  might  not  otherwise have 
been made.

•  The e levat ion s i ts  below exist ing  grades 
require  water  mit igat ion and/or  soi l 
importat ion to  remediate.

•  Access  to  th is  s i te  i s  only  feas ib le  f rom 
the east ,  adding to  the complexity, 
staging ,  costs  and schedule.

•  The purchase pr ice  has  not  been set  by 
the County,  which necess i tated the use 
of  an assessed property  cost  in  l ieu of  a 
sa le  pr ices  for  th is  study.

•  The program est imate for  200 Malcom 
Street  i s  $17.5  mi l l ion. 

•  200 Malcom Street  provides  a  good 
opt ion,  however  i ts  PUD and e levat ion 
issues  make i t  the second leading 
candidate for  the new l ibrary. 

1000 GUARD STREET

• 1000 Guard Street  i s  a  property  of 
over  two plus  acres  and is  current ly 
the San Juan County  maintenance 
yard tentat ively  scheduled to  come 
on the market  in  2023.  I t  has  ex ist ing 
structures  that  wi l l  require  removal . 
There are  hazardous mater ia ls 
present  that  wi l l  require  remediat ion 
and abatement,  and the s i te  has 
e levat ion changes from front  to 
rear  that  wi l l  require  balancing with 
imported f i l l .

•  Access  to  the s i te  and to  a  new 
l ibrary  would egress  down a  24-foot 
dr iveway to  the rear  of  the property.

 
•  The current  d imensions  of  the 

property  present  staging and 
access  chal lenges  for  contractors 
and del ivery  personnel  which wi l l 
decrease product iv i ty  and increase 
project  t ime.

• The program est imate for  1000 Guard 
Street  i s  $20.8  mi l l ion.

•  1000 Guard Street  may not  be a 
strong candidate for  the new San 
Juan Is land L ibrary. 

600 SPRING STREET

• 600 Spr ing Street  i s  a  property  of  over  two plus  acres  with 
an ex ist ing  28,000 SF  bui ld ing and several  smal ler  out ly ing 
bui ld ings.  The ex ist ing  28,000 SF  bui ld ing had i ts  or ig ins 
in  the 1960’s  with  addit ions,  remodels  and upgrades 
occurr ing in  the 1980’s  to  i ts  current  28,000 SF  footpr int . 
These dates  make the presence of  hazardous mater ia ls  in 
the ex ist ing  bui ld ings  more probable  than not .

 
•  The current  architect  study ca l ls  for  demol i t ion of 

mult ip le  s i te  bui ld ings  the se lect ive deconstruct ion of  the 
main bui ld ing.  This  would leave 14,000 SF  of  the ex ist ing 
frame and foundat ion as  a  base for  new construct ion, 
a long with the remodel  of  the two remaining s i te 
bui ld ings.

•  The purchase pr ice  of  Spr ing Street  i s  near ly  $2.9  mi l l ion 
and the construct ion est imate is  $15.6  mi l l ion,   with 
addit ional  costs  a l lowed for  in  th is  study program.  The 
overal l  est imate to  se lect  th is  property  for  the new l ibrary 
program fa l ls  in  the $20 mi l l ion range. 

•  Spr ing Street  i s  for  sa le  by  i ts  pr ivate owners  whi le  the 
other  two s i tes  (200 Malcom Street  and 1000 Guard 
Street)  are  owned by the County  and have yet  to  have 
purchase pr ices  appl ied as  of  th is  study.

•  600 Spr ing Street ’s  pr ime locat ion and unrestr icted 
easements  make i t  the strongest  candidate for  the new 
l ibrary  program. 

ALTERNATE
• The Spr ing Street  a lternate program for  the new l ibrary 

is  $18 mi l l ion in  total  program est imate and al lows for 
the most  potentia l  of  a l l  the programs.
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