STAFF REPORT
Meeting Date:

July 15, 2020

To:

Board of Directors

From:

Michael J. Aho – District Administrator

Subject:

Removal of the Pipe Organ and Stage in the
Community Clubhouse

I.

Recommendation
Receive and file the attached cost estimation (Attachment A) for removal of
the stage in the Community Clubhouse with no further action.

II.

Background
Renovation and improvements of the Community Clubhouse is planned to
begin in Spring of 2021 using funds from Measure J.
At the June 17, 2020 Fair Oaks Recreation and Park District Board of
Director’s Meeting the Board of Directors requested that the District
Administrator Mike Aho investigate the feasibility and cost of removing the
stage and the theatre pipe organ located in the Community Clubhouse in
order to enlarge the size and capacity of the room.

III.

Problem /Situation/ Request
On June 29, 2020 WMB Architects conducted an investigation into the
potential removal of the existing stage, organ and backstage rooms to
enlarge the size and capacity of the auditorium. The costs to remove the
stage and renovate the additional area to match the finish quality of the
existing auditorium range from $675,000 to $850,000. This estimation does
not include the cost to remove the pipe organ and its infrastructure since
the cost and labor for removal of the organ would have been bore by a third
party.
Summary of findings if stage is removed:

•
•
•
•
•

The auditorium occupancy increases from 405 to 552 persons
which would require an additional 3rd exit from the building.
The increased occupancy would require additional bathroom
fixtures to be added and the current restrooms are not large
enough to accommodate additional fixtures.
The fire sprinkler system main line under the stage would
need to be re-routed and the overhead sprinkler lines would
need to be restructured.
A new HVAC system would be needed to service the additional
occupant load.
Removal and relocation of the electrical panel located under
the stage would require extensive rewiring of the entire
building due to the buildings age.

Staff is recommending to not remove the stage and organ located in the
Community Clubhouse and to file the attached cost estimation.
IV.

Financial Analysis
$3,600 for the cost estimation work that was performed by WMB.
If this project is authorized by the Board the increase to the Clubhouse
renovation budget would be between $675,000 to $850,000.

Respectfully Submitted,

Michael J. Aho
District Administrator

Attachment A:

Fair Oaks Recreation & Parks District Clubhouse
Improvements. Stage Removal Investigation/Budget
Estimate. Prepared by WMB Architects July 8, 2020

Attachment A

FAIR OAKS RECREATION & PARKS DISTRICT
CLUBHOUSE IMPROVEMENTS

STAGE REMOVAL INVESTIGATION/BUDGET ESTIMATE

Prepared by

WMB Architects
Project # 20-013
July 8, 2020

FORPD CLUBHOUSE
Stage Removal Investigation

5757 Pacific Avenue
Suite 226
Stockton CA 95207
209.944.9110

2000 L Street
Suite 125
Sacramento CA 95811
916.254.5546

At the June meeting of the Board of Directors of the Fair Oaks Recreation and Park District, the Board
requested the District Administrator investigate the potential removal of the existing stage , organ and
backstage rooms to enlarge the size and capacity of the auditorium . During our June 17 project
coordination meeting with the District, the District Administrator asked the WMB design team to
investigate the possible removal of the stage and potential cost range.
On June 29, 2020, the WMB design team conducted the requested investigation. Our findings are
summarized below along with the attached structural and electrical engineer’s investigation reports.
The cost to remove the pipe organ and its infrastructure will be by others and is not included in this
investigation cost estimate. The costs to remove the stage, and renovate the additional area to match
the finish quality of the existing auditorium range from $675,000 to $850,000. The cost estimator’s
worksheet is also attached.

FINDINGS SUMMARY FOR STAGE REMOVAL:
ARCHITECTURE | LIFE SAFETY
• The auditorium occupancy increases from 405 persons to 552 persons. The increased
occupancy will require an additional 3rd exit from the room. The existing stage exit door will
need to be restructured and a new door installed at the auditorium level. The existing exit
stairway will be demolished, and a new exit stair installed at the new door elevation.
• The increased occupancy will require additional plumbing fixtures: one (1) additional water
closet and two (2) additional lavatories. While the existing auditorium toilets are not compliant
to code for number and accessibility and are required to be redone, there may not be room in
the existing building footprint to accommodate the additional plumbing fixtures. A future
design study will need to confirm if a small addition to the toilet room area will be necessary.
• The fire sprinkler system main line under the stage will need to be re-routed and sprinkler
lines/heads removed; the overhead sprinkler lines will need to be restructured.
• As the auditorium & stage are now one room, wood flooring should be installed to match the
existing wood floor type; and the existing wood floor should be sanded, restained and
refinished so the new and existing floors visually blend as much as possible.
• Finishes for the walls and ceiling of the removed stage area should match the existing
auditorium; wood beadboard wainscot , wood wall base and trims, and wood veneer paneling.
• The fire alarm system will need to be modified and extended into the expanded auditorium
space.

STRUCTURAL
• The existing proscenium stage wall will be removed. The existing truss above was confirmed by
observation at a subsequent July 8th 2020 building investigation to have extensive modification
and needs to be replaced /reinforced. A new 36” deep glue laminated beam needs to be
installed under the existing truss, connected and extensively braced to the existing structure.
www.wmbarchitects.com

MECHANICAL
• The existing ducts supplying air to the auditorium will be extended into the stage area. The
replaced HVAC units will need to upsized to service the additional occupant load.
ELECTRICAL
• The electrical panel on the was added after the building’s construction. It has surface conduits
that go down the wall into the basement attic space, and then pop up to feed the outlets along
the walls in the auditorium. Relocating the panel would require cutting the ceiling of the
basement to re-route conduits. The panel also feeds the theatrical lighting, and the fireside
rooms. All of these would need to be rewired as well.
• The main electrical service is located on the western side of the building and all the conduits
from the service go through the stage crawl space to feed the panels in the basement, stage,
and kitchen. All these feeders would have to be removed, re-routed and replaced. This again
would cut open more of the ceiling of the basement.
• New house lighting will be installed to comply with energy code requirements and match new
lighting in the auditorium
• The theatrical lighting and control system budgeted for upgrading the stage theatrical lighting
can be removed : Budgeted range $35,000 - $125,000.
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July 7, 2020
Tim Mattheis
WMB Architects
Subject:

Fair Oaks Clubhouse – Stage & Proscenium Removal Concept
7997 California Avenue #1
Fair Oaks, CA 95628
MSEi Project #20-001

At the request of the Fair Oaks Recreation & Parks District we evaluated the removal of the stage
and proscenium at the existing clubhouse for structural impacts. This evaluation included a site
visit on 6/29/2020 to observe the existing framing conditions. It is understood that no original
structural construction documents are available for the building.
The stage and proscenium are wood framed and believed, by observation of the construction
material, were added after the original construction of the building. It was observed that the
existing roof framing over the main clubhouse consists of four timber built-up trusses that are
approximately equally spaced and span approximately 45’-6”. Only three of the four trusses were
exposed for observation, the fourth truss was enclosed into the proscenium. It is unknown if this
fourth truss was modified during the addition of the proscenium and if it has is ability to support
the existing roof load if the proscenium is removed. Since this truss was not accessible for
observation, we have made three different assumptions and recommendations for the removal
of the stage and proscenium as follows:
Condition 1: The existing truss has not been modified – In this case the stage and proscenium
may be removed with no structural impacts to the building as it is assumed that the truss
can support the same load that it was originally designed to support. It is recommended that
the truss be fully exposed prior to removal of the proscenium for observation by the
structural engineer of record of the existing conditions.
Condition 2: The existing truss has had only minimal modification – In this case it is assumed
that only one diagonal brace has been removed. This diagonal brace occurs at the ends of
the truss and connects to the wood column approximately two feet below the bottom of the
truss. If the modification of the truss is greater than just the diagonal braces at the ends of
the truss, then the truss should be replaced/reinforced with a new beam per the following
Condition 3.
Condition 3: The existing truss has had extensive modification and needs to be
replaced/reinforced – In this case a new beam can replace the existing truss or can be placed
under the existing truss. The proposed beam is a 5 ½”x36” Glu-Lam Beam. The 5 ½” wide is

1843 IRON POINT ROAD, SUITE 100 l FOLSOM, CA 95630 l 916-365-4740 FAX 916-496-8333

Fair Oaks Clubhouse – Stage Removal Concept
recommended for coordination with the existing truss width and the existing 5 ½” wide
wood columns. Bracing of the top chord of the truss will need to be added at 6’-6” on center
over the length of the beam and will be placed on each side of the beam. The brace with
need to be connected to new blocking in the roof framing that spans between the trusses.
Steel brackets/buckets will need to be added at each end of the beam for connection to the
existing wood column. Confirmed on July 8, 2020 building investigation visit that
extensive modification to the truss is present and thus Condition 3
will govern the improvement requirements.

LIMITATIONS
This letter has been generated in a manner which is consistent with the standard of care in the
industry for the area at this time. It should be noted that Meridian Structural Engineers, Inc. has
not performed structural gravity or lateral calculations on any of the existing members in any
portions of the structure noted above, and that we do not make any warranty, express or implied,
about the ability of the existing framing to resist the applied load.
If you have any questions, please don’t hesitate to call me at (916) 365-4740.
Sincerely,
Meridian Structural Engineers, Inc.
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HCS ENGINEERING, INC.
CONSULTING ELECTRICAL ENGINEERING

4512 FEATHER RIVER DRIVE, STE F
STOCKTON, CA 95219
(209) 478-8270
FAX (209) 478-2169

June 30, 2020
Tim Mattheis
WMB Architecture
Re:

Fair Oaks Community Center
Review of Stage Removal

Dear Tim:
I visited the site yesterday (June 29th, 2020) per your request
to perform an electrical inspection. Below are my notes:
1. The electrical panel on the was added after the building’s
construction. It has surface conduits that go down the
wall into the basement attic space, and then pop up to feed
the outlets along the walls in the auditorium. Relocating
the panel would require cutting the ceiling of the basement
to re-route conduits. The panel also feeds the theatrical
lighting, and the fireside rooms. All of these would need
to be rewired as well.
2. The main electrical service is located on the western side
of the building and all the conduits from the service go
through the stage crawl space to feed the panels in the
basement, stage, and kitchen. All these feeders would have
to be removed, re-routed and replaced. This again would
cut open more of the ceiling of the basement.
The anticipated costs to rewire the stage panel, the feeders,
and building repair would cost approximately $96,000-$120,000.
Please don’t hesitate to call if you have any questions.
Sincerely,
HCS Engineering, Inc.
Richard Smith, P.E.

SILVA COST CONSULTING, INC.
1521 Corporate Way, Suite 210
Sacramento, CA 95831
P: 916.444.1130
F: 916.444.1131

Fair Oaks Clubhouse Stage
Remodel
Fair Oaks, CA

DRAFT Conceptual Cost Estimate

July 8, 2020

Prepared for:
WMB Architects
2000 L Street, Unit 125
Sacramento, CA 95811

SILVA COST CONSULTING, INC.
1521 Corporate Way, Suite 210
Sacramento, CA 95831
P: 916.444.1130
F: 916.444.1131

July 8, 2020
Tim Mattheis
WMB Architects
2000 L Street, Unit 125
Sacramento, CA 95811
Reference:

Fair Oaks Clubhouse Stage Remodel

Subject:

DRAFT Conceptual Cost Estimate

Dear Tim,
Thank you for the opportunity to provide you with this Cost Estimate for the above
referenced project. The estimate is broken up into several sections as follows:
The narrative portion, which lists:
• The information used in preparing the estimate
• The estimate qualifications and assumptions
• The exclusions to the estimate
The estimate portion, which contains:
• The Project Summary (which summarizes the estimate items in the estimate)
• The Estimate Summary (which summarizes the various sections for each item)
• The Estimate Detail (which lists the line items and unit prices for the estimate)
Once again I would like to thank you for this opportunity to offer my services. Please
review the attached estimate and comment. Feel free to call me at 916-444-1130
should you have any questions, comments or concerns. Thank you.
Sincerely,
SILVA COST CONSULTING, INC.

Javier Silva
Principal

ITEMS USED IN PREPARING THE ESTIMATE
- Clubhouse Renovation As Built Drawing, showing stage area.
- Electrical Engineering Report and Cost Budget, prepared by HCS Engineering, Inc.
- FORPD Clubhouse Stage Removal Investigation Report, prepared by WMB Arch.
- Structural Report, prepared by Meridian Structural Engineers, Inc.

ESTIMATE QUALIFICATIONS
-

The project is located in Fair Oaks, CA.

-

The estimate was priced using prevailing wage rates.

-

The delivery method for this project is Design-Bid-Build.
If the delivery method changes, then this estimate is null and void.

-

Start date of construction is assumed to be in the summer of 2021.

-

Construction duration is assumed to be 6 months.

-

The project will be done in one continuous phase.

-

Work areas are to be un-occupied during construction.

-

Work to be performed during normal business hours, 8 hours per day, 40 hours
per week

-

We include a design contingency of 15%.

-

The estimate is escalated 5.81%.

-

Due to the nature of construction pricing this estimate is deemed to be accurate
for a period of 90 days. After 90 days, please contact us to see if the estimate
needs a pricing update.

ITEMS SPECIFICALLY EXCLUDED FROM THE ESTIMATE
-

Fees for architectural, structural, civil, mechanical, electrical, or other design fees.

-

Permit fees, or inspection fees.

-

Utility hook up fees.

-

Premiums for overtime work.

-

Off-site work.

-

Site improvements and site utilities.

-

Hazardous materials abatement.

-

Concrete

-

Masonry

-

Thermal & Moisture Protection

-

Specialties

-

Equipment

-

Furnishings

-

Special Construction

-

Conveying

-

Communications

-

Electronic Safety & Security

-

Items not specifically shown in estimate.

PREFACE TO THE ESTIMATE

The estimate hereunder has been compiled from drawings and specifications (if
available) believed to be an accurate portrayal of the project as drawn and indicated
by the architect and/or engineers. If said drawings and specifications are incomplete,
the project cost engineer has included those items as would usually appear in final
drawings and specifications for a complete project in a manner ordinarily prudent under
the circumstances. Specialty items unknown to the cost engineer will not normally be
included unless communicated through the architect and/or engineer.

The user is cautioned that changes in the scope of the project or the drawings and
specifications after the estimate has been submitted can cause cost changes and the
cost engineer should be notified for appropriate addenda to be issued to the estimate.
The estimate has also been adjusted for geographical location based on local material
and labor rates as well as local construction practice.
Estimates based on a competitive bid situation, involving 4 or more bidders with 4 sub
bids per trade, is considered a normalized estimate. Costs may increase or decrease
significantly depending on the actual number of bidders. Use the following percentages
as a guide:
1 bid
2-3 bids
4-5 bids
6-7 bids
7+ bids

+15% to +40%
+5% to +15%
+5% to -5%
-5% to -15%
-15% or more

ESTIMATE SUMMARY
PROJECT:

Fair Oaks Clubhouse Stage Remodel

DATE:

LEVEL:

DRAFT Conceptual

ESTIMATOR:

CLIENT:

WMB Architects

SCHEDULE:

6 Months

LOCATION:

Fair Oaks, CA

AREA (SF):

1,000

ITEM
1
Demo

DESCRIPTION

Structural

Demo stage, complete

New exit stair, ramp and rails
New exit opening
Floor structure at demo'd stage
Proscenium truss modifications, add 36" glu lab beam,
connect and extensively brace

TOTAL AMOUNT

1,000
1

sf
ea

1,000

sf

1
1

ea
ls

25.00
2,500.00

25,000
2,500

7.00

7,000

34,500.00
10,000.00

34,500
10,000

1,000

sf

40.00

40,000

45

lf

1,188.00

53,460

Wood base
Paint/patch drywall
Ceilings, hard lid, painted
Miscellaneous architectural work

1,000
140
2,100
1,000
1,000

sf
lf
sf
sf
sf

26.00
16.00
10.00
24.20
10.00

26,000
2,240
21,000
24,200
10,000

Modify fire sprinkler system at stage area

1,000

sf

25.00

25,000

11,500.00

34,500

Architecture Wood floor to match existing

MEP & FS

UNIT UNIT COST

Scope of Work ROM

Demo exterior exit stair
Hazardous materials abatement allowance, stage area
only
Exiting

QUANTITY

7/8/2020
Javier Silva

Plumbing work, 1 additional water closet, 2 additional
lavatories. Assume the additional fixtures fit within the
existing building and restroom footprints
Mechanical work, extend ducts supplying the auditorium
to the stage area
Electrical work, per report by HCS Engineering, Inc.,
dated 6/30/20
SUBTOTAL
GENERAL CONDITIONS
BONDS & INSURANCE
OVERHEAD AND PROFIT
DESIGN CONTINGENCY
ESCALATION
TOTAL CONSTRUCTION COST

3

ea

1,000

sf

50.00

50,000

1

ls

120,000.00

120,000

25.0%
2.0%
12.5%
15.0%
5.8%
TOTAL $/SF:

SILVA COST CONSULTING, INC.

485,400
121,350
12,135
77,361
104,437
46,520
847,202
847.20
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From:
To:
Subject:
Date:

noreply@civicplus.com
Jennifer Larkin
Online Form Submittal: Contact Us
Wednesday, July 15, 2020 3:53:57 PM

Contact Us
First Name

joe

Last Name

dobrowolski

Address1
Address2

Field not completed.

City

Fair Oaks

State

California

Zip

95628

Phone Number
Email Address
Your Message

I am opposed to removing the stage and the organ.
The organ though used infrequently clearly separates the Club
House from other venues.
The last renovation clearly did not consider the main users of the
Club House.
It made it harder for some of the Fair oaks clubs to have their
meal dinners there. Obviously the consultant had a plan in mind,
that was in concert with the usage to date.
I fear again the Board is moving the Club House to a usage not
consistent with community values. It clearly wants change to a
bigger money making facility. Is that what Fairoakiens want .
NO!!!
The stage should be pit to better usage, especially for younger
kids who could express themselves on stage in productions.
Remenber there is a winter time and the theater is not usable
then.

