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Preliminary Project Cost Model

For each of the three conceptual scenarios outlined in the previous chap-

ter, "Opinions of Probable Cost" for the proposed capital improvements

were developed.  The "Opinion of Probable Cost" represents the total cost

of the capital improvements required.  The project costs are divided into

two categories to achieve a Total Project Cost for each scenario as follows.

Category 1: Total Construction Cost.  This category includes all costs asso-

ciated with the construction improvements of the scenario.  These costs

include demolition, site work, utility upgrades, and all construction items

included in Division 1-16 of the CSI Specification index for construction.

General construction costs include contractor's overhead and profit; esca-

lation to the midpoint of construction; phasing costs, which include tem-

porary measures while the phased work occurs; and lastly bonds, insur-

ance etc.  The cost model does not include the provision for Owner

imposed liquidated damages.  If the University institutes liquidated dam-

ages against the contractor for any delays to this project, additional costs

on the contractor's behalf may be incurred and result in an increase to the

overall construction cost.  

Category 2: Other Project Costs.  These costs reflect the "soft" costs asso-

ciated with the actual construction work.  These costs include furniture

fixtures and equipment; portable kitchen equipment; professional design

fees; hazardous materials abatement; Owner administrative costs; and

Owner's contingency.  

The "Opinion of Probable Cost" models were developed based on the indi-

cation that the overall building would remain in operation during the work

and the work would be phased.  The cost data included in the models was

developed from various sources of industry data; comparable cost data

from other similar types of union renovation projects located across the

United States; and from national standards including Engineering News-

Record Cost Indexes for Building and Material.  Finally individual cost fac-

tors that are unique to the University to construct the project were

included.  To be responsive to current local market conditions of Houston,

Texas, ENR regional multipliers were used to provide the appropriate

adjustment to the unit costs.

Construction market conditions in the past several years have reflected an

industry of instability with highly variable ranges in prices and inflation of

materials.  Inflation has previously been attributed to material increases

in areas that include steel, copper, concrete and other key building mate-

rials.  More recently cost increases have been attributed to labor increas-

es within the industry.  While no cost model can fully predict future infla-

tionary trends in the construction marketplace, these cost models have

taken both historical changes into account and utilize current industry

projections to the upcoming years.  Due to current economic conditions,

pricing in the Houston marketplace and the high cost of oil, the construc-

tion escalation for this project ranges from 12% to 15% per annum until

the start of construction.  

Escalation increases for the project are accounted for in two places in the

cost model. The first accounting of escalation is identified as a total cost

increase to the project from Fall 2008 to the start of the construction in

2011.  This cost model assumes construction beginning 2011 on the initial

phase.  Should that timeline not be achieved, the cost model also includes

a monthly escalation factor for the project should a delay occur.  The

impact of the delay can be calculated as the number of months construc-

tion begins after Fall 2008 multiplied by the escalation cost factor locat-

ed at the bottom of the page.

Fundraising

Fundraising is often an important step towards the realization of a univer-

sity center project.  It is not uncommon to have a gap between what can

be built with student fees and what the full vision of the building project

maybe.  At the University of Houston, both the multiuse space and cine-

ma have been identified as programmatic elements that would enhance

the UC but could only realistically be implemented from private giving.  

Oklahoma State University current has a renovation and expansion proj-

ect underway at the Student Union in Stillwater.  While the student gov-

ernment voted to increase student fees, fundraising efforts are looking to

secure another $20 million in contributions to add to the project.  The
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University of Wisconsin-Madison has begun the design process for Union South, in

addition to student fees and revenue generated by the union, the project is being

funded in part with private donations.

Financial Analysis

To understand the financial implications of implementing a transformation of the

University Center, Brailsford & Dunlavey developed an integrated financial model

to analyze the project's feasibility and to determine a required student fee to sup-

port the total project cost estimate.  While the model included is based on a $100

million project concept that emerged as the most viable from the study, several

scenarios testing a variety of institutional assumptions, market conditions and

development options were analyzed to identify the range of risks inherent in the

proposed project.  As the University refines the project parameters, the model

should be updated so that decisions can be made using the most comprehensive

information available.

The use of conservative assumptions throughout the analysis is intended to allow

the University to proceed with the knowledge that detailed implementation and

operating decisions can be made within the established financial parameters with-

out compromising the project scope or quality.  Due to unforeseeable circum-

stances beyond the project team's control, actual performance may vary signifi-

cantly from projections.  Therefore, B&D cannot ensure that the results highlight-

ed in this report will portray the actual performance of the proposed project.  

Methodology 

To determine the projected financial performance of the University Center facili-

ties, B&D relied heavily on financial records provided by UC staff, interviews with

various University personnel, market analysis information gathered during other

phases of the feasibility study, and prior experience planning similar projects.

B&D's financial analysis uses the existing operating budget and income and expense

projects as primary inputs for the model.  Holzman Moss provided the project

development budget, escalation projections, phasing plan and the estimated

build-out cost for the Bookstore space which defined the contractor and / or

Business Services contribution required to upgrade that space.    Using assumptions

for these variables, the model details projected revenues, expenses, project costs,
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and debt capacity.  Any change in assumptions within one of these com-

ponents automatically forces a corresponding adjustment elsewhere to

maintain the models internal consistency.

All revenue and expense assumptions were developed in 2008 dollars then

escalated for inflation.  All University Center improvements outlined in

the financial model are phased with the initial phase assumed to open for

operation in 2012 and the two succeeding phases to be completed in one

year each, opening in 2013 and 2014 respectively.

Any change in the opening years will result in changes to total project

costs, therefore impacting the overall feasibility of the project within the

revenue and expense assumptions herein.  The assumptions underpinning

the model are described below and the model in spreadsheet form is pro-

vided later in this chapter.

Financial Assumptions

Development Costs

The project tested through the financial modeling process is the product

of the detailed market analysis and programming effort overseen by the

UC Project Steering Committee.  B&D's survey and demand-based pro-

gramming served as baselines in determining the types and size of spaces

for both the University Center and the UC Satellite.  Costs of infrastruc-

ture improvements necessary in both facilities significantly impacted the

scale of the renovations - and completely eliminated consideration of new

construction - from the conceptual project budget developed by Holzman

Moss Architecture used in the financial analysis.  

The total project cost for renovation of 55% of the University Center

(approximately 110,000 sq. ft.), finish / mechanical systems upgrades to

the UC and minor access upgrades for the UC Satellite was estimated at

$100 Million. The total project cost includes estimate for hard and soft

costs and for escalation as well as for a three-phase implementation

schedule with construction starting in 2010.  

A major component of the program and the project budget is re-location,

expansion and/or upgrade of the UH Bookstore.  HMA estimated this ele-

ment to cost $6.4 million to build out and that amount has been included

as a "contribution to equity" from the Bookstore contract / University

Auxiliary Services in the financial model. 

The program that was used to develop the total project costs and

required student fees included the following:  

• Much larger and more visible student organization office space, includ-

ing more workstations, resource, storage, and meeting space on the

ground, rather than underground-level; 

• A variety of social lounge spaces, including large social lounges, recre-

ation / games activity areas and quiet study lounges with the possibil-

ity of late-night / 24-hour access;

• Significantly enhanced food service operations, including more appro-

priately scaled production space, more accessible serving areas and

increased seating;

• Intentionally-developed outdoor programming / seating "rooms" linked

to UC interior spaces through a more transparent building envelope;

• More meeting / function rooms, and some smaller meeting rooms that

can also serve as small group study / project rooms; 

• Re-configured administrative office and facility support spaces to

improve client service and efficiency;

• Improved retail core with enhanced visibility and more efficient config-

urations;

• Re-location of Student Publication offices to the UC from the

Communication building; and, 

• An enhanced Bookstore with an additional 12,000 square feet of sales

and storage space.
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Student Fees

The financial model assumes an additional UC student fee would be estab-

lished to fund both the capital requirements and on-going operating costs

of the renovated UC facilities. This fee increase would be added to the

existing UC fee of $35 per semester that has been collected for many

years.  The financial model uses a phased implementation of the fee, as

shown in Table 1, to increase the UC fee to a total of $171 per student

each fall and spring semester by the year the UC project is completed in

2014. This approach also assumes an additional summer session UC fee of

50% of the regular semester incremental increase would be implemented

over the same schedule. 

This phased fee implementation strategy creates an "early collection

equity fund" that along with the Bookstore "build-out contribution"

described above is utilized to reduce the amount of indebtedness from

approximately $100 million to approximately $88 million.  Based on cur-

rent UH practice, the model does not include any interest earnings from

the pre-opening fees accrued.   

Currently, nearly $1.3 million from the Student Services Fee is allocated

to the UC operating budget annually to support staff costs and program

initiatives. The funding also offsets operating costs for the 6,300 square

feet of Student Affairs office space in the UC.   The financial model

assumes this allocation will continue as it serves to offset the lack of any

inflationary adjustments to the existing $35 UC fees for many years. 

It is assumed that student fees will be calculated on a headcount basis

and apply to all students enrolled on campus.  Gradual enrollment growth

to a total semester headcount of 40,000 was included in the model using

official UH projections provided by the UC Administrative Office.  The

model also includes an annual inflationary adjustment to the new UC fee

of 1% each year, starting in the 2015-16 academic year.  Although this

approach has not been applied to the existing UC fee, it will be necessary

for the new fee to ensure that the debt coverage ratio of 1.15 is main-

tained throughout the assumed 30-year term of the bond obligation.  A

range of fee implementation strategies can be explored, once a fee tol-

erance threshold has been established by the University. 

Semester 
Implemented 

(fee paid Fall & 
Spring semesters)   

% of Total 
Fee 

Increase 

Incremental 
Increase 

Total New 
Fee  

 (per student / 
semester 

Total UC 
Fees  

(per student / 
semester 

Fall 2010 25% $34 $34 $69 
Fall 2011 50% $36 $70 $105 
Fall 2012 75% $32 $102 $137 
Fall 2013 100% $34 $136 $171 
Fall 2014 0% $0 $136 $171 

Table 1
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Revenues

In the 2007 fiscal, used as a base for projection in the financial model,

student fees accounted for 73% of the total UC budget. The remaining 27%

was generated through long-term leases, daily rentals and a percentage

of profits generated within the facility.  Although the financial model

includes projected increases in all categories of revenue, the renovation

project cost will require a substantial change in the ratio of fee revenue

to speculative revenue.  Approximately 12%-13% of the total University

Center Facilities' budget will be derived from generated income once debt

servicing begins as the project is completed.

In addition to student fees, revenue to support an enhanced University

Center will be generated from the retail and other user charges.  The user

charges include retail tenant lease income, UC self-operated retail func-

tions, meeting / event space rentals, food service commissions, recre-

ation area user charges and miscellaneous other revenues.  

B&D established a baseline revenue level by analyzing two years of actu-

al data along with budgeted projections for Fiscal Year 2008.  Survey

demand data was factored with B&D's professional experience to develop

an estimate of additional income of approximately 15% based on higher

traffic volume and increased customer capture resulting from contempo-

rary facilities that will be "right-sized" to ensure revenue per square foot

grows.  This 15% factor was applied to both lease-based as well as sales-

based income, which results in a relatively conservative overall approach.

The models accounts for the impact of the phased construction project

through the application of a "ramp up" factor to all speculative revenues

over a five-year period. This strategy calculates 80% of potential income

in 2010 due to "business disruption,” 90% in 2011, 95% in 2012 and 100%

in 2013, based on the assumption that the retail areas will be most

impacted in the earlier phases of the project but can be fully operational

during the Phase III / final year of renovations.  

Expenses

Expenses required for the ongoing operation of the University Center and

UC Satellite facilities have been summarized in the model as Personnel

and Facility Operating expenses.  Analysis of base year expenses showed

that total operating cost for the existing 284,987 square feet of space

averages to approximately $15.50 per square foot.  Staff salaries and ben-

efits account for 57% of total expenses, while non-personnel expenses,

including utilities, service contracts, cost of sales, supplies, etc., make up

the other 43%.  

Personnel expenses included all salaries and benefits for full-time, part-

time, student and work-study employees.  The assumptions were devel-

oped based on the existing staffing plan and salary / wage schedule pro-

vided by University personnel.  No additional staff positions were project-

ed to support the renovated University Center since new systems, finish-

es and configurations are anticipated to increase efficiency significantly,

but an increase of 4% annually in total personnel costs are assumed.

The total budget is sufficient to maintain the building and deliver

University Center programs at a high level.  However, some detailed

adjustments will occur during the business planning phase and beyond.  It

is important that the University treat these numbers as a budget rather

than as a projection of operating costs.

Pro Forma

B&D's financial analysis created a operating pro forma that reflects the

year-to-year operations of the proposed University Center project through

construction and opening for a ten-year period.  Based on the revenues,

expenses, and student fees described above, this financial model reflects

a self-sustaining operation without deficits.  

Also included within the pro forma are assumptions on an annual debt

payment with a 1.15 debt coverage ratio.  A facility and equipment

reserve fund will begin to accumulate as the UC fee increase is imple-

mented, providing a $100,000 annual contribution to the fund.  This

reserve fund will allow the University Center to plan for future capital
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projects and / or replacements to prevent deferred maintenance issues from reoc-

curring.  This reserve account is important but the funding schedule is conceptu-

al and could be adjusted if modifications to the model are necessary.  

Debt Capacity

The financial model assumes that the proposed total project cost will be financed

with debt to be repaid using student fee revenue and other income generated

within the facilities.  Because operating expenses are covered by student fee rev-

enues, the model balances facility size and components, required operating

expenses, and financing assumptions with projected revenues to determine the

debt capacity of the project.  Debt capacity is defined as the maximum amount

of debt that can be supported by the net operating income of the development

given the financing terms and debt coverage ratio.  The debt coverage ratio is the

minimum factor by which the annual net operating income must exceed the actu-

al debt service payment to provide a buffer for financial risk.

The financial model scenario (following page) summarizes the model's assumptions

and conclusions, highlighting the project's 1:15 debt coverage ratio, a tax-exempt

interest rate of 5.25 and a 30-year debt service term that stabilizes in the second

year of full operation, which is also year of the project's final phase.  As a result

of the phase fee increase approach, an interest-only debt service payment is nec-

essary in the project's initial year to maintain the 1:15 debt coverage ratio.

UH bonding options and the overall state of the construction market may dictate

that these assumptions be adjusted and the B&D financial modeling methodology

can generate new scenarios as the realities of the project become more concrete. 
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Basic Operating Pro Forma
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Basic Operating Pro Forma
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Income from University Center Fees and Operations (Phased by Construction Schedule) 
Notes: 1. Annual student fee increases shown based on enrollment growth projection and inflationary adjustment of 1% per year.

1. Increase in other revenues shown based on annual adjustment of 3%.
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Income from University Center Fees and Operations (Phased by Construction Schedule) 
Notes: 1. Annual student fee increases shown based on enrollment growth projection and inflationary adjustment of 1% per year.

1. Increase in other revenues shown based on annual adjustment of 3%.
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Enrollment-based Fee Projections
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Enrollment-based Fee Projections
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Other Income Assumptions
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Reserves
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Expense Assumptions
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Expense Assumptions
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Debt Service Assumptions
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Amortization Schedule
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• In response to Survey Question #38, 37.84% of the survey respon-

dents (1,127 students of the 2,978 respondents) indicated that

they bought "All" or "Most" of their Spring 2008 semester textbooks

online.

3. CBC examined the financial potential of the UH Bookstore based on

three estimates of the Bookstore's sales potential.

• Estimate #1:  Sales Per FTE Student= $445

• Estimate #2:  Sales Per FTE Student= $470

• Estimate #3:  Sales Per FTE Student= $495

It should be noted that a number of variables including management,
future bookstore contract negotiations, enrollment, competition (local
and online bookselling), industry trends, textbook trends, impact of tech-
nology on bookselling, facility, and the economy will impact the
Bookstore's actual performance. 

Implementation of Preferred Option

Bookstore

There is significant upside sales and market share potential for the

University of Houston Bookstore if it is located in a larger facility that is

part of (or connected to) a vibrant, exciting University Center.  Reasons

for the significant sales and market share potential include the following:

1. The Bookstore's Key Financial Indicators are low when compared to the

Industry Averages for Sales Per FTE Student and Textbook Sales Per FTE

Student. 

• The Bookstore's Fiscal '07 Sales Per FTE Student figure was $395

vs. the Industry Average figure of $994.  (Note:  The Industry

Average figure is difficult to compare with since many large uni-

versity bookstores sell computer hardware, which drives up the

Sales Per FTE Student figure.  The UH Bookstore does not sell com-

puter hardware.)

• The Bookstore's Fiscal '07 Textbook Sales Per FTE Student figure

was $330 vs. the Industry Average figure of $470.

2. The local competitor and online booksellers are taking a significant

share of the market.  The 2008 Student Survey administered as part of

Holzman Moss Architecture's overall study yielded the following results

pertaining to the Bookstore:

• In response to Survey Question #36, 29.76% of the survey respon-

dents (948 students of the 3,185 respondents) indicated that they

bought "None" of their Spring 2008 semester textbooks from the

Bookstore.

• In response to Survey Question #37, 20.03% of the survey respon-

dents (594 students of the 2,966 respondents) indicated that they

bought "All" or "Most" of their Spring 2008 semester textbooks from

the local competitor (Rother's/The College Store).
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YEAR ESTIMATED 
FTE  

ENROLL- 
MENT 

ESTIMATED 
SALES 

SALES INCREASE 
VS. FISCAL ‘07  

INCREASED 
COMMISSION TO 

UH 

     
2010 29,340 13,056,300 2,226,866 $244,955 
2015 32,394 14,415,330 3,585,896 $394,449 
2020 34,043 15,149,135 4,319,701 $475,167 

Estimate #1:  Sales Per FTE Student= $445

Estimate #1:
1. Actual Fiscal '07 sales figure was $10,829,434.
2. Actual Fiscal '07 Sales Per FTE Student figure was $395.
3. The increased commission to the University of Houston is

the estimated commissions that would be paid to the
University above and beyond the actual commissions paid
during Fiscal '07.  This is based on the following assump-
tions for Estimate #1:
• The Bookstore will achieve a Sales Per FTE Student

figure of $445.
• The University will reach its enrollment projections

(see #4 below).
• A conservative commission rate of 11% of sales is

applied to sales above and beyond the Fiscal '07 level.
4. Estimated enrollment figures were provided to CBC by Mr.

Keith T. Kowalka, Director of the University Center and
Associated Facilities.  (Note:  Estimated FTE enrollment
was computed by applying the actual ratio of Fall '07 FTE
enrollment to Headcount enrollment to the estimated
Headcount enrollment for 2010, 2015, and 2020.)

YEAR ESTIMATED 
FTE  

ENROLL- 
MENT 

ESTIMATED 
SALES 

SALES INCREASE 
VS. FISCAL ‘07  

INCREASED 
COMMISSION TO 

UH 

     
2010 29,340 13,789,800 2,960,366 $325,640 
2015 32,394 15,225,180 4,395,746 $483,532 
2020 34,043 16,000,210 5,170,776 $568,785 

Estimate #2:  Sales Per FTE Student= $470

Estimate #2:
1. Actual Fiscal '07 sales figure was $10,829,434.
2. Actual Fiscal '07 Sales Per FTE Student figure was $395.
3. The increased commission to the University of Houston is

the estimated commissions that would be paid to the
University above and beyond the actual commissions paid
during Fiscal '07.  This is based on the following assump-
tions for Estimate #2:
• The Bookstore will achieve a Sales Per FTE Student

figure of $470.
• The University will reach its enrollment projections

(see #4 below).
• A conservative commission rate of 11% of sales is

applied to sales above and beyond the Fiscal '07 level.
4. Estimated enrollment figures were provided to CBC by Mr.

Keith T. Kowalka, Director of the University Center and
Associated Facilities.  (Note:  Estimated FTE enrollment
was computed by applying the actual ratio of Fall '07 FTE
enrollment to Headcount enrollment to the estimated
Headcount enrollment for 2010, 2015, and 2020.)



136University of Houston
University Center Complex and UC Satellite Master Plan

Implementation of Preferred Option

The University Administration should review the oper-

ational issues that impact facility and space require-

ments identified in this Report and finalize the

Bookstore Program.  The next step of the planning

stage should then be to agree upon the space alloca-

tion by department (i.e., approximate square footage

for textbooks, clothing, supplies, etc.).  (Note:

Preliminary square footage allocations have been

included in "UH Bookstore Square Footage- Existing vs.

Proposed," Attachment 1.) 

In summary, it is CBC's opinion that a new Bookstore

facility located in the University Center, along with

the continued development of a Bookstore Program

that supports the UH campus community would result

in significant improvements to the level of customer

service and support to the University of Houston com-

munity.  The new facility would also provide a founda-

tion to increase sales and improve the Bookstore's

financial contribution to the University of Houston.

YEAR ESTIMATED 
FTE  

ENROLL- 
MENT 

ESTIMATED 
SALES 

SALES INCREASE 
VS. FISCAL ‘07  

INCREASED 
COMMISSION TO 

UH 

     
2010 29,340 14,523,300 3,693,866 $406,325 
2015 32,394 16,035,030 5,205,596 $572,616 
2020 34,043 16,851,285 6,021,851 $662,404 

Estimate #3:  Sales Per FTE Student= $495

Estimate #3:
1. Actual Fiscal '07 sales figure was $10,829,434.
2. Actual Fiscal '07 Sales Per FTE Student figure was $395.
3. The increased commission to the University of Houston is

the estimated commissions that would be paid to the
University above and beyond the actual commissions paid
during Fiscal '07.  This is based on the following assump-
tions for Estimate #3:
• The Bookstore will achieve a Sales Per FTE Student

figure of $495.
• The University will reach its enrollment projections

(see #4 below).
• A conservative commission rate of 11% of sales is

applied to sales above and beyond the Fiscal '07 level.
4. Estimated enrollment figures were provided to CBC by Mr.

Keith T. Kowalka, Director of the University Center and
Associated Facilities.  (Note:  Estimated FTE enrollment
was computed by applying the actual ratio of Fall '07 FTE
enrollment to Headcount enrollment to the estimated
Headcount enrollment for 2010, 2015, and 2020.)
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Food Service

An analysis of the ARAMARK financial statements resulted in several,

unanswered questions.  One thing that is clear is that the ARAMARK

administrative expenses for the campus are charged off entirely to the

University Center accounts, even though the low participation rate in the

residential units results in higher profit margins at Moody's and

Oberholtzer than at the retail operations.  On most campuses, the admin-

istrative costs are prorated to each of the dining venues, or the costs are

tracked separately.  This would allow the University to develop a better

understanding of the true costs associated with the campus dining pro-

gram.

The consulting team recommends that the University insist on receiving

detailed financial statements for each dining venue from ARAMARK.

Currently ARAMARK does not provide a separate profit and loss statements

for each venue that they operate on campus.  Consequently the University

is not able to distinguish which venues are profitable and worthy of "prime

real estate" and which ones are losing money and are being provided as a

"service" to the campus community.  In addition, the revenues through

June 2008 indicate that the UC Satellite sales have decreased 4%, while

sales at the University Center increased only 1%.  Total campus sales were

virtually flat and no explanation was provided to the University regarding

this poor performance.

An analysis of ARAMARK's July 2007 year to date financial statements sug-

gests that on the University of Houston's main campus, ARAMARK generat-

ed $10,373,640 in revenues but reported a $313,987 loss.  Closer exami-

nation indicates that they assessed $518,691 in Administrative Fees,

which resulted in a $204,694 profit prior to any manufacturer rebates.  It

was also noted that any commissions received from ARAMARK are used to

cover operational costs, and as a result, the University does not have a

"reserve" fund to invest in food service equipment replacement or future

dining program enhancements.  One approach to rectifying this situation

is to assess an "override" on the meal plan program.  With an "override",

ARAMARK would not receive the full amount charged to the students.

Instead, the University would receive a certain percentage off the top,

and the difference would then be allocated to cover ARAMARK's daily rate.
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Phasing and Construction Sequencing

During the exploration of the different scenarios, various phased construction

sequencing options were investigated. The building's location in the center of cam-

pus poses several challenges due to the tight site constraints and proximity to

existing structures.  There is a limited staging area available to the contractors for

use. The staging area would most likely be located in the parking area directly

east of the building, however this will need to be investigated in future studies.

The study looked at a range of approaches to implement improvements, from a

single work effort, to ones of multiple phases. To accomplish the work in one

effort where improvements would be undertaken concurrently, would require the

relocation all building tenants, functions and operations to another off-site loca-

tion on the campus.  This approach would minimize project costs and the incon-

venience of construction to the building users and occupants.  However, the limi-

tation of other facilities of similar size that are empty and available on the cam-

pus may preclude this as a viable approach.  Therefore a single phase of construc-

tion is deemed impractical unless space should become available in the future.   

The second approach, a room by room, space by space, phased strategy was dis-

cussed but not explored in detail due to high costs associated with this type of

sequencing and the high cost of temporary building systems that are required.  

The preferred approach is a zoned, wing by wing approach.  While the depth and

breath of this study did not resolve all operational and technical hurdles of a wing

by wing, zoned approach, the diagrams which follow illustrate the overall strate-

gy.  This was used to determine a construction timeline and to more accurately

anticipate construction costs associated with the work.  

Several factors were considered in the phased zoning of the building including the

revenue and operational requirements for certain spaces within the UC.  It was

determined by the committee that dining and the bookstore operations could not

be fully closed or relocated off-site and would need to remain operational during

all phases of work.  After further discussion it was concluded that limited dining

options in the University Center was possible.  A similar approach occurred on the

campus when the UC Satellite was upgraded following hurricane Allison.  During

that time, the University Center was the primary provider of food service on the

campus.  If a majority of the UC Dining services were reduced, it is anticipated
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that the UC Satellite would function as an alternative to students, faculty and

staff.  Phasing strategies for the building were developed to work within existing

conditions that included consideration of major mechanical, electrical, and

plumbing systems that are still in operation.  Since there would be additional costs

to provide temporary building systems, this phasing strategy attempts to capital-

ize on the current limits and zones of the building systems which act as a natural

delineation line between the new work described. 

The phasing strategies for all three scenarios are similar, based on the require-

ments described above.  For simplicity of this report the phasing described below

illustrates Scenario 2, however, the delineations indicating phase transitions are

applicable to all scenarios.

Phase 1 - This first phase of work is anticipated to last approximately 14-20

months and would require the interior demolition and reconfiguration of the east

portion of the building which houses the dining, loading, Houston Room and meet-

ing spaces.   These large spaces like the Houston Room, once completed will func-

tion as swing spaces for displaced activities of future phases of construction.

During this phase of work, there would be no ballroom large function in the build-

ing.  This initial phase would also include the development of a service area and

loading dock and a central building mechanical room which would service these

areas of the building. During this phase of construction all kitchen deliveries would

be minimized at the loading dock.  Once this phase is completed the kitchen and

back of house food service operations would be reopened to allow for the next

phase of construction.

Phase 2 - This phase would include the renovation of all levels in the area indi-

cated and include renovation and enclosing of the arbor, foodservice areas not

completed in phase 1, retail and administrative offices and student areas on the

upper and lower floors.  The meeting rooms and the student organization areas

located in the underground would require temporary relocation into the Houston

Room. The construction duration is anticipated at 14 months.

Phase 3 - This phase of work includes the Bookstore, the remainder of the retail

office and meeting areas not included in phase 2.  The games and recreation area

would also be included. This phase will include the addition of a new student

lounge and entry on the south west side of the building near the current Bookstore

location.  The construction duration is anticipated at 14 months.
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Proposed Project Schedule 

Once adequate funding is secured by the University the design of the proj-

ect will be able to commence following the hiring of a professional design

team.  While the sequencing of the project will ultimately dictate the

overall schedule, a preliminary timeline has been provided to estimate

the total project duration.  

Part 1 - Design Phase

Program Confirmation and Phasing Review, and

Concept Design  . . . . . . . . . . . . . . . . . . . . . . . . . . .4 months

Schematic Design  . . . . . . . . . . . . . . . . . . . . . . . . .3 months

Design Development . . . . . . . . . . . . . . . . . . . . . . . .4 months

Construction Documents  . . . . . . . . . . . . . . . . . . . . .6 months

* The schedule is based on owner review of the documents at the com-

pletion of each phase and at 60% construction documents.  The owner

review period is estimated at 14 days.  

Part 2 - Bidding

Bid, Bid Review and Award  . . . . . . . . . . . . . . . . . . .2 months

Part 3 - Construction (Phased)

Phase 1  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .14 – 20 months 

(depending if new construction and or renovation in phase 1) *

Phase 2  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .14 months *

Phase 3  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .12 months *

Phase 4  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .9 months *

* Duration assumes User's move occurs following Substantial Completion

of each phase.  The schedule does not account for the removal of haz-

ardous materials from the building.  If hazardous materials beyond

those indicated by UH Facilities Planning and Construction are present

the schedule would be adjusted accordingly.

Project Closeout & Final Building Commissioning . . . . .90 days




