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THE UNIVERSITY OF WISCONSIN SYSTEM

Request for

State Building Commission Action

February 2008

1.
Institution:  The University of Wisconsin System

2.
Request:  Authority to waive Wis. Stats s.16.855 under the provisions of s.13.48 (19) to allow alternative forms of project delivery as follows:

	Institution
	Project Name
	Project Number
	Proposed Delivery Method
	Total Project Budget
	GFSB
	PR/Gift

	MSN
	Biochemistry Building 
	05F1K
	Single-Prime
	$117.0M
	$58.5M
	$58.5M

	MSN
	South Campus Union 
	07E4J
	CM-At-Risk
	$87.7M
	
	$87.7M

	STO
	Jarvis Science Wing Renovation & Addition
	05I2Q
	Single-Prime
	$43.2M
	$43.2M
	


3.
Description and Scope of Project:  The projects' scopes, descriptions, and specific justifications for the waivers are as follows:
.
a.
UW-Madison Biochemistry Building - The biochemistry buildings were constructed over the course of almost 100 years during five different phases in 1912, 1937, 1956, 1985, and 1998.  This project will remove a small portion of the 1912 and 1937 buildings, all of the 1956 building, and a very small portion of the 1985 building.  It will construct a research tower at the southwest end of Henry Mall, and renovate or reconstruct three National Landmark designated historic buildings on Henry Mall: the Agricultural Journalism Building constructed in 1906, the original Biochemistry Building constructed in 1912 and the first biochemistry addition constructed in 1937.  It will demolish the second biochemistry addition constructed in 1956.  The project will infill the area with a new 84,200 ASF/159,000 GSF research tower.  The new research tower will be six stories plus a mechanical penthouse above grade.  It will have two stories below grade, housing animal research laboratories and a mechanical sub-basement.  It will house a 120-seat auditorium, conference rooms, and a lobby reception space on the first floor with research laboratories on the five floors above.


Single-Prime Bidding is requested for this project because of unusually complicated coordination and scheduling issues that are best addressed by a single source of responsibility.  The proposed building is located within an historic district and will require careful historic restoration on existing buildings.  The project also requires the preservation of a historic elm tree.  The site for this project is very tight, and will require a high level of coordination and schedule control to assure that operations of adjacent buildings are not disrupted.  In addition, connection to and interface of this project with existing buildings will require a high level of contractor coordination and schedule control to assure that existing research functions are not disrupted. 


The partial demolition work that will occur on this tight site, combined with the need to avoid damage to the existing historic structures, is best coordinated and accomplished through a single source of responsibility.  The complex plumbing, mechanical, electrical, and telecommunications infrastructure in this building will require an unusually high level of coordination to avoid conflicts and to assure correct integration and operation of these complex systems.  A single contractor coordinating all of this work will have a higher likelihood of success than multiple contractors who are only responsible for their trade.
b.
UW-Madison South Campus Union - This project will demolish the existing 66,800 ASF/113,000 GSF of Union South, which was constructed in 1969 and now has significant maintenance problems in addition to being too small and poorly configured for current and projected requirements.  In its place, and on additional land adjacent to the site, a new 170,000 ASF/274,200 GSF building will be constructed.  The new building will accommodate food service, recreational activities, retail services, meeting and conference spaces, and 60 guest/hotel rooms.  In addition, the project will include a 270 stall parking ramp under the building.  This project will incorporate sustainable design features with the goal of obtaining LEED™ certification.


A Construction Manager-At-Risk (CMAR) delivery method is requested for this project for reasons of complexity, coordination, and scheduling.

This project has an unusual level of complexity, and will require a higher-than-normal degree of coordination.  The building will include student union space, hotel space, and a parking structure, all of which need to be constructed on a very constrained urban site with little or no staging area.  Prior to construction, the demolition of three buildings will need to occur prior to construction.  In addition, construction of this project will need to be coordinated with city improvements to streets, construction of utility trunk lines, and construction of the Wisconsin Institutes for Discovery project which is directly across the street.  This will all require a higher degree of contractor coordination and much earlier contractor involvement than would be obtainable through a standard delivery method.  Early contractor involvement will also provide constructability review and will identify and resolve cost issues that may not otherwise be known until after the project is designed and bid.  Finally, a single source of contractor responsibility will be more effective at managing the construction period documentation that will be required for LEED™ certification.

This project has an unusually tight schedule which can be mitigated by the CMAR process in two ways.  First, with an expedited schedule, this project can be completed approximately one year sooner than would be the case with normal delivery methods, potentially saving approximately $4,000,000 in construction costs given current escalation rates, and maximizing the value of what can be built within the available budget.


By completing this project by March 2011, the College of Engineering will be able to host the prestigious National Science Olympiad in May of that year in this new building.  For auxiliaries, such the Wisconsin Union, which depend on generating revenue for their funding, missing a completion schedule can result both in a loss of general revenue and an inability to meet obligations to important customers like the National Science Olympiad.  The reliance on temporary solutions when deadlines are not met often results in additional and unanticipated costs as well as customer dissatisfaction.  Meeting schedule deadlines is one of the greatest challenges with multiple-prime contracting due to the fact that each contractor is only responsible for their portion of work.  It is difficult to assign responsibility for schedule delays when there are multiple contractors.  The use of liquidated damages for failure to meet a schedule is not as effectively enforced on multiple prime contracts. 


A construction manager is able to compress the construction schedule by phasing and sequencing work in such a way that portions of the project, such as demolition and foundations, can be under construction while other portions of the work, such as exterior envelope, are being bid, and still other work, such as interior partitions and finishes, are being designed.  A standard delivery method of design, bid, and build is not able to achieve these efficiencies.  In addition, a single source of schedule responsibility and contractual control, such as provided by a Construction Manager, is far more likely to be able to effectively manage schedules.  If the owner so chooses, it is also possible to use liquidated damages as a schedule incentive. 

c.
UW-Stout Jarvis Hall Science Wing Renovation and Addition - This project completely renovates approximately 66,400 GSF of existing space, demolishes 11,400 GSF of poor quality space, and constructs an addition of approximately 90,900 GSF to house the sciences and the Department of Mathematics, Statistics and Computer Science.  In addition to remodeling to meet the current programmatic needs of the sciences, the renovation work replaces plumbing, mechanical, and electrical systems; upgrades life safety features; provides accessibility improvements; abates hazardous materials; and repairs the exterior envelope.  The project includes the construction of state-of-the-art classrooms that replace poor quality classrooms.  Sustainable design features also will be incorporated in the building.

Single-prime bidding is being requested for this project due to complicated phasing that involves first constructing the addition, then relocating labs to that addition and renovating the existing space.  These phases have to be completed in time intervals that coordinate with academic semesters in order to assure continuity of instructional programs.  In addition to the phasing complications it will be necessary for the contractor to protect and keep in operation steam and chilled water utility lines that are in a portion of the building that will be demolished, since these utilities serve the Jarvis Hall Technology Wing, Micheels Hall, and Applied Arts.  A single contractor will be better able to provide the needed coordination, meet schedules, and assure that operations will not be disrupted than would multiple contractors.

4.
Justification of the Request:  Specific justification of the requested delivery method for each project is included in the project scope and description areas above.  Although multiple-prime bidding is a delivery method that works well for many projects, it involves multiple sources of coordination, scheduling, and quality control.  For projects with complicated phasing or with unusual coordination requirements, multiple-prime contracting poses challenges.  If there are problems with coordination, or an inadequate construction quality, multiple sources of responsibility will complicate the assignment of responsibility and the resolution of problems.  Although in multiple-prime contracting a general contractor is assigned responsibility for coordination, the general contractor lacks any contractual leverage over other contractors.  Single-prime contracting greatly simplifies scheduling, coordination, and quality control by the assignment of a single source of responsibility.  Problem resolution is simplified and the ability to mange the schedules of all trades results in faster construction.

Meeting schedules can be problematic with multiple-prime contracting because each contractor is responsible only for their portion of work.  For projects that depend on sources of revenue for funding, such as residence halls, a failure to complete a project on schedule can result both in a loss of revenue and the inability to meet contractual obligations to students.  Meeting those obligations through other temporary means often results in additional unanticipated costs and customer dissatisfaction.  In order to provide a contractor incentive to meet a schedule, construction contracts can be written to incorporate liquidated damages.  Liquidated damages, which are actual costs to the owner for failure to meet a completion schedule, can be assessed to the contractor when a schedule is not met, and is an effective disincentive to missing a schedule.  However, when there are multiple contractors involved, it becomes nearly impossible to determine responsibility for delays, rendering liquidated damages an ineffective means of assuring that a schedule is met.

Traditional design/bid/build delivery methods do not involve contractors until the project has been fully designed.  Therefore, a contractor's expertise in determining costs, assessing constructability, and setting optimal construction schedules is not available to designers when it would be most useful – during design when changes could easily be made, rather than after bidding, when changes are difficult to make.  Early involvement of a contractor also results in realistic costing and scheduling, since the contractor must commit to a cost and schedule - the “at-risk” component - earlier than would be the case with traditional design/bid/build.  Finally, construction management-at-risk provides the opportunity for the architects, engineers, and other design consultants to establish a successful working relationship, each serving as a check and balance to the other.
Competition in single-prime bidding occurs because it is in the bidder’s best interest to receive multiple sub-bids for the various trades, similar to what is now done with sub-trades and suppliers, in order to provide the lowest cost bid.  Concerns with bid shopping or other unethical practices can be addressed by appropriate bidding procedures.
Construction management-at-risk typically involves selection of a contractor based on a proposal and follow-up interviews, similar to the competitive qualification-based-selection system used for the hiring of design consultants.  Contractor evaluation usually includes contractor and staff expertise, methods, fees, and schedules.  Cost competition results from the fact that it is in the contractor’s best interest to provide a competitive proposal for initial construction manager selection, and then to deliver a project that does not exceed the guaranteed maximum price that was provided to the owner.  Therefore, competitive bidding of the various trades and suppliers is the best way for the construction manager to assure that construction costs are kept within the budget.
5.
Previous Action: 
	March 21, 2001
	Recommended enumeration of the Biochemistry – Phase II project as part of the 2001-03 Capital Budget.  



	March 18, 2005
	Recommended enumeration of the UW-Stout Jarvis Science Wing; and as part of the 2005-07 Capital Budget.  The project was subsequently enumerated in the 2005-07 budget.



	October 19, 2005
	Authorized release of Building Trust Funds – Planning for the UW-Stout Jarvis Hall Science Wing project.



	January 17, 2007
	Granted authority to (a) reduce the project scope and budget of the Sterling Hall Renovation project from $39,500,000 ($17,500,000  2005-07 General Fund Supported Borrowing, $20,000,000 2007-09 General Fund Supported Borrowing, and $2,000,000 Gift Funds) to $16,500,000  ($16,500,000 General Fund Supported Borrowing; (b) reallocate $15,000,000 General Fund Supported Borrowing to the Biochemistry II project and increase the gift funding for the Biochemistry II project by $10,000,000; and (c) reallocate $6,000,000 General Fund Supported Borrowing to the West Campus Utility Improvements project.


	March 19, 2007
	Recommended enumeration of the UW-Madison South Campus Union, and project as part of the 2007-09 Capital Budget.  The project was subsequently enumerated in the 2007-09 budget.



	November 15, 2007
	Approved the design report; authorized an increase in the project budget of $6,950,000 ($950,000 General Fund Supported Borrowing – BioStar and $6,000,000 Gift Funds); and authorized construction of the Biochemistry II project; at an estimated total cost of $116,950,000 ($43,450,000 General Fund Supported Borrowing – BioStar, $15,000,000 General Fund Supported Borrowing, and $58,500,000 Gift Funds).

	
	

	December 19, 2007
	Approved the design report; authorized an increase in the project budget of $8,075,000 Existing General Fund Supported Borrowing; and authorized construction of the Jarvis Hall Science Wing Renovation and Addition project at an estimated total project cost of $43,171,000 ($35,096,000 General Fund Supported Borrowing and $8,075,000 existing General Fund Supported Borrowing).
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