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1 INTRODUCTION
1.1 Existing Conditions Summary
Elementary School Summary
22,354

Gross Area (SF)

19,596

Original 1984 SF

2,758

2009 Addition SF

$5,348,567

Replacement Value

$4,012,563

Condition Budget

75.02%

Total FCI

$731,700

Suitability Budget

88.7%

Total CFI
Junior/Senior High School Summary

51,022

Gross Area (SF)

8,474

Original 1922 SF

9,752

1940 Addition SF

17,671

1962 Addition SF

15,125

1998 Addition SF

$19,767,855

Replacement Value

$14,212,555

Condition Budget

71.90%

Total FCI

$5,565,300

Suitability Budget

100%

Total CFI

Source: CDE School Assessment Report dated January 18, 2012
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1.2 Introduction to the Previous Master Plans and BEST Projects
In December 2009 and October 2010, Otis School District (with assistance from the CDE in 2010) commissioned a Facilities
Master Plan to assist the District toward procuring a Grant from the BEST program to improve their facilities. The BEST
Grant application submitted to CDE, both in 2010 and 2011, as a result of the Master Plans were not successful. Several
factors influenced the CDE decision including the size, in square feet per student, which exceeded CDE parameters and the
additional project scope to improve the athletic facilities and administration/maintenance buildings.
The age and condition of Otis’ educational facilities are the primary reason that the School Board and Community decided in
2011 to pursue a Facilities Master Plan and consideration of a 2012 BEST grant application. Both facilities have significant
deficiencies that require investment greater than Otis is able to provide with local tax resources.

1.3 New Assessment Data
District Square Footage and Enrollment
The District currently has 73,376 square feet of educational facilities. The gross area at the Elementary School is 22,354 sq.
ft. The JR/SR High School is 51,022 gross sq. ft.
The 2011 Facilities Master Plan included historical enrollment data and future projects from Strategic Resources West (SRW)
that was originally prepared in the Fall of 2009. In 2011, SRW was asked to confirm that the 2009 projections remain valid
based upon then current 2010 enrollment data. For the purposes of this Supplement, the proposed program and the
proposed solution, the October 1, 2010 enrollment data for Pre-Kindergarten through 12th grade is used, as sourced from
CDE. Student enrollment over the past thirty years has been stable, with an average of approximately 202 students over the
last five years. Enrollment in Fall 2010 was 209 students in Pre-K through 12th Grade. See graph below for Otis’ historical
enrollment.

Page 3

School Year 2011/12 Program – Elementary School
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School Year 2011/12 Program – Elementary School (cont’d)

Page 5

School Year 2011/12 Program –JR/SR High School (cont’d)
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School Year 2011/12 Program – JR/SR High School (cont’d)
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School Year 2011/12 Program JR/SR High School (cont’d)
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School Year 2011/12 Utilization & Capacity
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School Year 2011/12 Utilization & Capacity (cont’d)
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School Year 2011/12 Utilization & Capacity (cont’d)
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School Year 2011/12 Utilization & Capacity (cont’d)
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School Year 2011/2012 Utilization Matrix
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School Year 2011/2012 Utilization Matrix (cont’d)
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Utility Information
The 2010 Master Plan included an assessment narrative of the existing site conditions. It described on site drainage, utilities
(water, sanitary sewer, electrical and gas). For the purpose of this Supplement, Crestone Consultants verified the previous
assessment and validated that the existing conditions are current today. Two supplement documents, a “Utility Infrastructure”
drawings and “Access, Parking, and Signage” drawing can be found in the Appendix.

Page 15

2 2012 MASTER PLAN and BEST PROJECT
2.1 Summary of the 2012 Master Plan Process
With the assistance of the new planning team (Wold Architects and Engineers and A & P Construction) the District put
together a new master plan that would provide updated facilities for the District and be targeted towards criteria that would
bring them into better alignment with the goals of the BEST program.
The previous plans were identified as over ambitious in terms of budget and square footage. The new planning team provided
parameters that helped guide the new plan:


The building should not exceed 335 square feet per student. (Approx. 70,000 sq. ft.)



Plan for flexible multi-use spaces.



Re-use the District’s recent investments in additions but only if it makes financial sense.

With the lack of support at the BEST Board for previous master plans, the District sought to start with a blank slate. A core
committee of stakeholders was called. The committee was comprised of interested citizens and District staff and
administration. Attendance at the meetings was open to all interested parties. There was good community participation
throughout the process.
In addition to the core committee meetings, there were two (2) community meetings held between December 1, 2011 and
completion of the Master plan at the end of February 2012. The community meetings were well attended with good
participation. The group overwhelmingly supported the school District’s efforts to update facilities and ensure that Otis
schools remain up to date and competitive into the future.
The citizens of Otis School District are heavily invested in the success of the schools. The school buildings provide the
largest “public” spaces for gathering and activities. In Otis, a tradition of providing community meals at athletic and other
school-wide events gives local families the opportunity to gather and interact with each other. The community recognizes that
the school buildings are an important part of their environment. There is a strong desire to maintain the facilities. This
community support was exemplified in both the successful 1997 bond election and the 2009 DOLA Grant that funded the
construction of the District’s Early Childhood addition.
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The 2012 Master Plan process included:
Planning Criteria
 Development of Criteria to guide the planning process, establish goals and evaluate options
Options
 Development of multiple options for consideration
Participation and Community Feedback
 Participation by a Steering Committee, representing School Board, students, teachers,
administrators, alumni, parents and community members

Image from January 19, 2012 Community Meeting
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Planning Criteria
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Options
The committee considered all options for addressing their facilities issues. Summary of options considered:


Continue to maintain facilities on an as needed basis. The group was concerned that the grant is their only chance to
truly address the required maintenance. The building needs simply outweigh the financial capacity of the District.



Repair the existing facilities. The configuration of the existing facilities has served the District up to this point. While
not providing some of the advantages of a more modern flexible design, it could be serviceable to house school
functions. The cost of updating the facilities is estimated at $24 million dollars. When considered against the
estimated cost for a new facility, remodeling costs more and does not provide the opportunity to create a modern
facility with flexibility that will support the changing learning environment into the future.



A new facility on a new site. The group considered constructing a new building near Otis. This option would
minimize disruption of school functions while the building was built. Given the fact that the District does not own
sufficient land to do so, and the strong commitment to keeping the schools connected to town, this option was
eliminated. The cost of purchasing land was also thought to make the grant application less competitive.



Preserve the best of the existing facility, and build a new school. The District’s recent investment in the early
childhood facility is the newest part of the buildings. It serves its function well and was done in partnership with the
County. The group has developed a schematic for demolishing all of the Jr/Sr High and Elementary school and
preserving the early childhood addition. The new facility would house pre K through 12th grade and be constructed at
the north side of the site.
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Option #2 – Building Concept
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Option #2 – Site Concept
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Option #3 – Site Concept
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2.2 Summary of 2012 BEST Project Solution
After careful consideration of their impacts of each option, and input from the community in a series of community meetings,
the core group determined that the most viable option is to preserve the existing Early Childhood addition and build a new
school on the existing site. This option was discussed with the community openly, and has their support. The school board
endorsed this solution at their February 21st, 2012 meeting.
Space Program Development
With the decision to consolidate the PK-12 program in one facility. The administration worked with the master plan team to
develop a space program that reflects the needs of education in the District, while also taking advantage of the efficiencies of
a consolidated facility. Throughout the discussions, flexibility and realistic square footage and budget targets were
paramount. The proposed facility will result in a building that will fall house 209 students, Otis’ October 1, 2010 enrollment.
Highlights of the new program include:


New multi-function Gym with stage



Cafeteria / Multi-purpose room



Separation of Parent and Bus traffic



Junior / High school classrooms with access to multi-grade shared functions



Elementary classrooms with access to multi-grade shared functions



Organization of core shared functions centrally within the building



Consolidated media center



Consolidated administration area



Consolidated special education area



Consolidated computer, art, and music areas
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Consolidated PK-12 Program
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Consolidated PK-12 Program (cont’d)
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Consolidated PK-12 Program (cont’d)
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Consolidated PK-12 Program (cont’d)
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Schematic Building Diagram
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Schematic Site Diagram
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Cost Estimating and Scoping
With the help of Wold Architects and Engineers and A & P Construction the District has reviewed the specifications and
logistics of implementing the proposed solution. The proposed budget includes all known scope items as well as allowances
for construction logistics and temporary classroom space to house the elementary students during construction. The
proposed budget and scope adhere to the Master Plan goals of 335 square feet per student.
Master Plan Team Members
Tom Stone, Adolfson & Peterson Construction
Role: Construction Master Planing. Ph. 303.363.7101
Dan Lamphere, Adolfson & Peterson Construction
Role: Facility Assessment and Budget. Ph. 303.363.7101
Job Gutierrez, Wold Architects and Engineers
Role: Educational Master Planning. Ph. 303.928.8800
Aimee LaLone, Wold Architects and Engineers
Role: Facility Assessment and School Planning. Ph. 303.928.8800
Joe Erjavec, Crestone Consultants
Role: Civil Engineering. Ph. 303.997.6113
Pete Jefferson, ME Group
Role: Mechanical and Electrical Engineering. Ph. 303.382.1920
Tom Downs, BKBM Engineers
Role: Structural Engineering. Ph. 763.843.0420

2.3 Conclusion: Reduction of Overall Square Footage and Consolidation of Buildings.
With the support of the community, the District and the Master Plan Core Group, the proposed solution is to replace both the
Elementary and the Jr/Sr High School Buildings with one new consolidated facility. Careful consideration of all available
options was included.
The existing facilities assessments were an important starting point for the discussion. The state assessment has indicated
that the Jr/Sr High School has major needs to be addressed. The aging mechanical and electrical systems comprise a
significant amount of the approximately $14 million in replacement costs. In addition much of the facility has original
finishes and fittings. The District has managed to extend the life of its current facility to this day, but understands that a major
investment will be needed soon in order to correct facility age and maintenance problems for future generations.
The elementary building, while significantly newer, also is coming due for upgrades of many of its systems and finishes.
Roofing, interior finishes, plumbing, HVAC, Fire Protection, Electrical, Equipment, Furnishings, and Site Improvements all
have a Systems Condition Index of over 97%. The replacement cost for the improvements was valued at 75% of replacement.
The structure and exterior enclosure are still serviceable however the group concluded that the advantages and efficiencies
gained by building replacement and consolidation were worth it. Features such as the elementary gymnasium create
significant hurdles to effective re-use. The gymnasium is too small to act as a functional gym, yet too large to efficiently rePage 30

purpose into a new cafeteria space. The proposal includes demolition of the elementary school to allow more effective design
of a state of the art PK-12 facility to serve the District.
The group considered options to demolish the 2009 early childhood addition and instead save the 18,000 square foot 1998
addition to the Jr/Sr High School. Because the two newest additions are at extreme opposite ends of the facilities, it would
not be practical to save both. The Early Childhood addition was built with grants procured by the community. An agreement
with the County requires the early childhood facility remain. The group concluded that the most viable option was to maintain
the existing early childhood space and divest of the 1998 addition. Maintaining the 2009 addition is an important part of the
solution. A modest budget to correct some system deficiencies is being proposed.
In considering the amendment to the master plan, the Wold and A&P planning team helped the community understand the
needs and solutions with the use of various standards. The previous plans had included significant increases in facility size
and amenities. The team was able to help the community understand that the BEST grants are a competitive process.
Remaining reasonable in the request would improve the Districts chances of succeeding in the grant request. One important
lens that was used was a benchmark of 335 square feet per student. This is a measure derived by Wold Architects and
Engineers from a survey of rural Colorado school districts. This target would provide a affordable and equitable facility for the
District.
A detailed space program was developed that reflects the educational needs of the District. This program was developed
directly from the Colorado Department of Education construction guidelines. This analysis revealed that a significant
reduction in square footage could be found in a re-designed new facility could actually be slightly smaller than the existing
facilities, and operate far more efficiently.
In developing options, the planning team utilized its database of school construction costs developed through extensive
experience in Colorado school construction. A & P Construction prepared detailed estimates of the projects providing solid
information on budget planning for the master plan and grant efforts.
The final proposed solution for the PK-12 facility calls for divestment of the Jr/Sr High School building in its entirety. The
elementary building will be demolished except for the 2009 early childhood addition. The proposed facility will build a new
elementary wing adjacent to the Early Childhood building. This wing will house grades K through 6. The core of the facility
will house many functions that can be shared between all grade levels. Things such as a consolidated media center,
administration, special education area, and cafeteria will all function for K-12 and the community needs. The balance of the
facility will consist of a Jr/Sr high school wing for grades 7 through 12 and a rebuilt VoAg area to support this successful
Otis program.
Site development will include dedicated areas for bus loading and unloading, parent drop off, and parking. The existing play
fields will be impacted minimally. By re-utilizing the existing site, minimal costs will be incurred for creating play fields and
athletic complexes. In order to provide the safest vehicle circulation, the proposal anticipates re-locating the elementary
playground next to the pre-k playground.
The proposed solution has taken into account the needs of the District, best practices in design for rural Colorado schools,
and the interests of the BEST program in creating a master plan amendment. This request represents a thoughtful,
economical proposal to help this District which has aging facilities and no means to provide adequate funding to solve their
facility deficiencies without assistance.
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2.4 Building Systems
The building will be a steel frame structure with brick veneer and concrete block or steel stud wall system, and steel joist roof
structure. The foundation will utilize spread footings, concrete foundation walls and concrete slabs on grade. The tall
Gymnasium walls will be insulated precast concrete with a light sandblast finish or a concrete block structure with brick
veneer finish. Interior construction will consist of drywall partitions and selective use of masonry for added durability.
Envelope thermal resistance will meet or exceed CDE guidelines. Roof systems will be white EPDM or TPO to reduce air
conditioning loads and the heat island effect. The music space, hallways, and teaching spaces will be designed with wall
assemblies and finishes, matching durability needs and mechanical design that will provide the required acoustical
separation and noise reduction. Mechanical and electrical systems will be designed to meet the high performance goals
required for LEED Gold Certification. Mechanical systems that will be considered and modeled include geo-exchange,
indirect evaporative cooling, displacement ventilation, thermal ice storage, solar assisted domestic water heating, and
instantaneous water heating and efficient condensing boilers.

2.5 High Performance Design
In accordance with Colorado Statute and the requirements of the BEST Grant Program, the building will be designed to meet
LEED Gold Certification standards as established in the USGBC LEED for Schools Reference Guide. Using the LEED Rating
Project Checklists, the project will need to achieve a minimum of 60 points in the categories of Substantial Sites, Water
efficiency, Energy and Atmosphere, Materials and resources, Indoor Environmental Quality, Innovation, and Design Process,
and Regional Priorities. The many benefits of high performance design are recognized by the School District, and are
therefore a requirement irrespective of the requirements of the BEST Grant Program. One key aspect of the site and floor plan
design is the orientation and access to natural light, a very important component of sustainable design. Where windows are
more limited, the use of the tubular skylights will be considered to supplement the light levels. With the use of lighting
controls that measure and adjust electrical lighting, energy use can be substantially reduced. Indirect lighting shall augment
the day lighting character of the instructional spaces.

2.6 Health and Safety
COTED strategies of natural surveillance, natural access control and natural territorial reinforcement are incorporated into
proposed site solution. The placement of concrete planters and benches restrict access to the main entrance from vehicles.
Pedestrian circulation is defined from vehicular circulation. Site lighting shall reinforce the straight forward routes from the
parking area to the main school entrance. The bus and parent drop off lanes are separated, but are located in front of the
building to give the staff maximum visibility during loading and unloading. Playfields are located on the other side of the
building, separating cars from play activities.
The access to the roof shall be from hatches accessible only from the inside of the building. Parapet heights and building
fenestration on the new school shall eliminate the ongoing vandalism and safety issues due to multiple accessibility points to
the roof at the present middle school. The utility enclosures shall be located in the service area of the building not next to the
front door.
The concept plan diagrams illustrate a straightforward solution that is easy to monitor, easy for the students to understand,
creating a sense of orientation and safety, both features of a successful learning environment. Natural lighting thru view
windows, clerestories and /or tubular sky lighting devices shall be incorporated into all instructional spaces. Placing the
students in a new facility will improve the security, air quality, health and safety issues affecting the present elementary and
JR/SR High school facilities.
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2.7 Project Management Plan
Project management will take place in two phases. The initial phase will be completed by current school district
representatives. This phase will cover grant proposal development, grant award, and the closing of grant funding and will be
at the school district’s expense.
Following grant funding the District will move to a second phase to acquire an Owner’s Representative. This person or firm
will function as the School District’s Owner’s Representative/Construction Manager and will be primarily responsible for
advocating the District’s best interests by monitoring the project scope and budget during design and managing the
Owner/Contractor Agreement, processing contractor payment applications certified by the Architect, observing the schedule
during construction and participate in project close-out. The Owner’s Representative will be retained for a year beyond
building occupancy. The cost for an Owner’s Representative is included in the Grant Application.

2.8 Maintenance Plan
The Otis School staff and community are proud of their facilities. Maintenance and upkeep of its facility is something the
School takes very seriously, which is evident in the fact that many of the Jr/Sr. High School buildings’ systems still function
today, though they are aged beyond their expected life.
Regarding a capital renewal budget, the school understands that a healthy (industry standard) fund will consider
approximately 2% of the asset value per year. In this case, 2% represents an amount in excess of $300,000 per year.
Due to the strain on school budgets and the unpredictability of the future, Otis School District feels a responsible
commitment would be approximately $60,000 per year toward a capital renewal fund for maintenance of the new facility.

2.9 Project Cost/Funding
The total project budget is $19,605,701 including $16,675,072 for construction and $2,930,629 for soft costs which covers
furniture and equipment, fees, contingencies, etc. The BEST FY12-13 Minimum Match Percentage for Otis School District is
49%. It is the goal of the District to apply for a BEST grant to fund this project with the District providing up to $2,806,495 in
matching funds. The District’s matching funds represent their maximum bonding capacity equal to 20% of the assessed
valuation less current outstanding debt. See Appendix for RBC Capital Markets’ Bonding Capacity Memorandum dated
February 23, 2012.

2.10 Time Schedule
In accordance with the BEST Grant program, following notification of approval of the grant in August 2012, the District will
undertake a bond election in November of 2012. Funding is anticipated to be in place by January of 2013 at which point the
design and subsequently the construction process will begin. The project will be substantially complete by winter 2014/15,
and the new PK-12 school would open in time for the second semester. See Appendix for proposed Project Schedule.
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