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County of Inyo 
Board of Supervisors 

Board of Supervisors Room 
County Administrative Center 

224 North Edwards 
Independence, California 

All members of the public are encouraged to participate in the discussion of any items on the Agenda.  Anyone wishing to speak, please obtain a card from the Board Clerk and 
indicate each item you would like to discuss.  Return the completed card to the Board Clerk before the Board considers the item (s) upon which you wish to speak. You will be 
allowed to speak about each item before the Board takes action on it.  
 
Any member of the public may also make comments during the scheduled “Public Comment” period on this agenda concerning any subject related to the Board of Supervisors or 
County Government.  No card needs to be submitted in order to speak during the “Public Comment” period. 

Public Notices: (1)  In Compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting please contact the Clerk of the Board at 
(760) 878-0373.  (28 CFR 35.102-35.104 ADA Title II). Notification 48 hours prior to the meeting will enable the County to make reasonable arrangements to ensure accessibility 
to this meeting. Should you because of a disability require appropriate alternative formatting of this agenda, please notify the Clerk of the Board 72 hours prior to the meeting to 
enable the County to make the agenda available in a reasonable alternative format. (Government Code Section 54954.2).  (2) If a writing, that is a public record relating to an 
agenda item for an open session of a regular meeting of the Board of Supervisors, is distributed less than 72 hours prior to the meeting, the writing shall be available for public 
inspection at the Office of the Clerk of the Board of Supervisors, 224 N. Edwards, Independence, California and is available per Government Code § 54957.5(b)(1).               

Note: Historically the Board does break for lunch; the timing of a lunch break is made at the discretion of the Chairperson and at the Board’s convenience. 

 
June 12, 2018                  

  
8:30 a.m. 1.   PUBLIC COMMENT 

 
CLOSED SESSION 
  

2. 
 
 
 

3. 
 
 
 
 

4. 
 
 
 
 

5. 
 
 
 
 
 
 
 

6. 
 
 
 

 

CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION [Pursuant to paragraph (1) of 
subdivision (d) of Government Code §54956.9] – County of Inyo v. Los Angeles Department of Water and 
Power, Inyo County Superior Court Case No. SICVCV 18-61899 (Well 385). 
 
CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION [Pursuant to paragraph (1) of 
subdivision (d) of Government Code §54956.9] – County of Inyo v. Los Angeles Department of Water and 
Power, Inyo County Superior Court Case Nos. SICVCV 18-62064, SICVC 18-62065, and SICVC18-62067; 
Kern County Superior Court Case Nos. TBD [eminent domain litigation]. 
 
CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION [Pursuant to paragraph (1) of 
subdivision (d) of Government Code §54956.9] – City of Los Angeles acting by and through its Department 
of Water and Power v. County of Inyo, Inyo County Superior Court Case No.  SICVCV 18-62052; Kern County 
Superior Court Case Nos. TBD [CEQA]. 
 
CONFERENCE WITH LABOR NEGOTIATORS [Pursuant to Government Code §54957.6] – Employee 
organizations: Deputy Sheriff’s Association (DSA); Elected Officials Assistant Association (EOAA); Inyo 
County Correctional Officers Association (ICCOA); Inyo County Employees Association (ICEA); Inyo County 
Probation Peace Officers Association (ICPPOA); IHSS Workers; Law Enforcement Administrators’ Association 
(LEAA). Unrepresented employees: all. Agency designated representatives: County Administrative Officer 
Kevin Carunchio, Assistant County Administrator Ken Walker, Deputy Personnel Director Sue Dishion, 
County Counsel Marshall Rudolph, and Assistant County Counsel John Vallejo. 
 
CONFERENCE WITH REAL PROPERTY NEGOTIATORS [Pursuant to Government Code §54956.8] – 
Property: APN 010-490-12, Bishop, California. Agency Negotiators: Kevin Carunchio, County Administrator, 
and Marshall Rudolph, County Counsel. Negotiating parties: Inyo County and Inyo County Development LLC. 
Under negotiations: price and terms of payment. 

OPEN SESSION  (With the exception of timed items, all open-session items may be considered at any time and in any order 

during the meeting in the Board’s discretion.) 
  
10:00 a.m. PLEDGE OF ALLEGIANCE 

 
 7. REPORT ON CLOSED SESSION  

 
 8. PUBLIC COMMENT  
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 9. COUNTY DEPARTMENT REPORTS (Reports limited to two minutes)  
 

 10. PROCLAMATION – Health & Human Services – Request Board: A) approve a proclamation 
titled, “Proclamation of the Board of Supervisors, County of Inyo, State of California, Honoring 
Pete Levy as the Inyo County 2018 EMS Provider of the Year;” and B) present the 
proclamation to Mr. Levy.  
 

 11. INTRODUCTIONS – The following new employees will be introduced to the Board: Jorge 
Alvarado, HHS Specialist III, Mark Kalin, Addiction Counselor III, and Karen Rathburn, 
Program Chief - Child & Family Team, Health and Human Services; and Jason Greene, 
Rehabilitation Specialist, Probation. 
 

 CONSENT AGENDA (Approval recommended by the County Administrator) 
  
  

 
12. 

 
 
 
 
 

13. 
 
 
 
 

14. 
 
 
 

15. 
 
 
 
 

COUNTY ADMINISTRATOR 
 
Information Services – Pursuant to the Technology Refresh Initiative, request Board approve 
and award the contract for the County’s Storage Solution Project to Sable Computer, Inc. (KIS) in 
an amount not to exceed $29,602.35 for the purchase of a dual-node StorageCraft OneBlox 
Storage Solution with 64 Terabytes (TB) of usable storage and data replication capabilities, and 
authorize the Chairperson to sign. 
 
Information Services – Pursuant to the Technology Refresh Initiative, request Board authorize 
the purchase of 80 Dell desktop computers with associated peripherals from Strictly Technology, 
Inc. for $71,716 and 55 HP laptop computers with associated peripherals from CDW-G for 
$63,360, for a combined total of $136,076. 
 
Motor Pool – Request Board approve the necessary repair of a Motor Pool vehicle and 
authorize the issuance of a purchasing order in the amount of $3,503.35 payable to Inyo-Mono 
Body Shop of Bishop, CA. 
 
Recycling & Waste Management – Request Board: A) declare Pahrump Valley Disposal of 
Pahrump, Nev. a sole-source provider of waste-hauling services for the communities of Tecopa, 
Shoshone, Charleston View, Furnace Creek, and Death Valley Junction; B) approve a contract 
between  the County of Inyo and Pahrump Valley Disposal of Pahrump, Nev. for waste hauling 
services from the communities of Tecopa, Shoshone, Charleston View, Furnace Creek, and 
Death Valley Junction to a Pahrump, Nev. waste disposal facility, in an amount not to exceed 
$577,247.00 for the period of July 1, 2018 through June 30, 2021 contingent upon the Board’s 
adoption of future County budgets; and C) authorize the Chairperson to sign contingent upon all 
appropriate signatures being obtained. 

 
  

 
16. 

 
 
 
 
 
 

17. 
 
 
 
 
 

18. 
 
 
 
 
 
 

HEALTH AND HUMAN SERVICES 
 
Aging & Social Services – Request Board approve Amendment No. 4 to the contract with Life 
Remedies and Celebrations, extending InHome Supportive Services (IHSS) Employer of 
Record services, with an additional annual amount of $80,000 and total not-to-exceed contract 
amount of $763,941 and an extension of the term of the contract from an ending date from 
June 30, 2018 to June 30, 2019, contingent upon the adoption of future budgets, and authorize 
the Chairperson to sign.  
 
Behavioral Health – Request Board approve the contract between County of Inyo and Anne 
Sippi Treatment Group for residential placement for an adult conserved under the Laterman 
Petris Short (LPS) Act in an amount not to exceed $35,000 for the period of July 1, 2018 to 
June 30, 2019, contingent upon the Board's adoption of the Fiscal Year 2018-2019 Budget, 
and authorize the Chairperson to sign. 
 
Behavioral Health – Request Board approve the contract between the County of Inyo and 
Crestwood Behavioral Health, Inc. for residential placement for adults in a locked facility or an 
enhanced board and care in the amount not to exceed $22,000 for the period of July 1, 2018 to 
June 30, 2019, contingent upon the Board's adoption of the Fiscal Year 2018-2019 Budget, 
and authorize the Chairperson to sign. 
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19. 
 
 
 
 
 

20. 

Behavioral Health – Request Board approve the contract between the County of Inyo and 
Kings View Corporation for tele-psychiatry services in a total amount not to exceed $120,000 
for the period of July 1, 2018 to June 30, 2019, contingent upon the Board's adoption of the 
Fiscal Year 2018-2019 Budget, and authorize the HHS Director to sign the contract and HIPPA 
Business Association Agreement. 
 
Eastern Sierra Area Agency on Aging – Request Board approve contract No. AP-1819-16 
with the California Department of Aging (CDA) for regional services to seniors, provided 
through the Eastern Sierra Area Agency on Aging (ESAAA), in the amount of $768,012 for the 
period of July 1, 2018 through June 30, 2019, contingent upon the Board's adoption of the 
Fiscal Year 2018-2019 Budget, and authorize the HHS Director to sign the Standard 
Agreement (STD 213), Information Integrity and Security Statement Certification, California 
Civil Rights Laws Certification, and the Contractor/Vendor Statement of Confidentiality (CDA 
1024). 
 

DEPARTMENTAL  (To be considered at the Board’s convenience) 
 

21. 
 
PRESENTATION – Earl Wilson of the Inyo County Dark Sky Group will be giving a presentation on the 
impacts of and benefits to mitigating local light pollution.  
 

22. AUDITOR-CONTROLLER – Request Board receive a presentation on the County Financial Statement for the 
Fiscal Year ending June 30, 2018. 
 

23. CLERK-RECORDER-REGISTRAR OF VOTERS/ 
PROBATION AND HEALTH AND HUMAN SERVICES – Request Board authorize the Chairperson to sign 
letters authorizing the Clerk-Recorder-Registrar of Voters and Probation/Health and Human Services to 
submit applications to the 2018 CSAC Challenge Awards for the Online Fictitious Business Name Registration 
and Juvenile Service Redesign initiatives, respectively. 
 

24. WATER DEPARTMENT – Request Board adopt the Fiscal Year 2018-2019 Lower Owens River Project 
Annual Work Plan, contingent upon adoption of same by the Los Angeles Department of Water and Power. 
 

25. PUBLIC WORKS – Request Board direct staff to develop a Better Utilizing Investments to Leverage 
Development (BUILD) Transportation Discretionary grant application on behalf of the Eastern Sierra Transit 
Authority to construct new ESTA headquarters at the Bishop Airport.  
 

26. 
 
 
 
 
 
 
 

27. 
 
 
 
 

28. 

HEALTH AND HUMAN SERVICES – Behavioral Health – Request Board find that, consistent with the 
adopted Authorized Position Review Policy: A) the availability of funding for one (1) Office Clerk III exists in 
non-General Fund budgets, as certified by the HHS Director and concurred with by the County Administrator 
and the Auditor-Controller; B) where internal candidates meet the qualifications for the position, the vacancy 
could be filled by an internal candidate, but an open recruitment would be more appropriate to ensure more 
qualified candidates apply; and C) approve the hiring of one (1) full-time Office Clerk III, Range 52 ($2,938-
$3,570). 
 
HEALTH AND HUMAN SERVICES – Behavioral Health – Request Board ratify and approve the contract 
between the County of Inyo and Disability Response for training in Crisis Intervention Team (CIT) in an 
amount not to exceed $15,000 for the period of June 1, 2018 through June 30, 2018 and authorize the 
Chairperson to sign. 
 
HEALTH AND HUMAN SERVICES – Fiscal – Request Board: A) approve payment of invoices for excess 
Tobacco Control funds in an amount not to exceed $28,866 to the California Department of Public Health; and  
B) amend the Fiscal Year 2017-2018 Tobacco Budget (640315) by increasing appropriations in Prior Year 
Refund (Object Code 5499) by $28,866 (4/5ths vote required). 
 
 

29. 
 
 
 
 
 
 
 

COUNTY ADMINISTRATOR – Personnel/HEALTH AND HUMAN SERVICES – Behavioral Health – 
Request Board ratify and approve the Agreement between the County of Inyo and Jackson Physician Search 
for the recruitment of a Psychiatrist in an amount not to exceed $40,000 for a 12-month period from June 12, 
2018 to June 12, 2019  ($3,750 for Fiscal Year 2017-2018 and the remaining for Fiscal Year 2018-2019), 
contingent upon the Board's adoption of the Fiscal Year 2018-2019 Budget, and authorize the County 
Administrator to sign. 
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30. 
 
 
 

31. 
 
 
 

32. 
 
 

COUNTY ADMINISTRATOR – Information Services – Request Board approve and award the contract for 
the County’s Website Redesign Project to Boots Road, LLC in an amount not to exceed $52,800 and 
authorize the Chairperson to sign. 
 
COUNTY ADMINISTRATOR – Personnel – Request Board approve the personal services contract with 
Jamie Westervelt as the Deputy Information Services Director, at $6,729 per month effective June 14, 2018, 
and authorize the Chairperson to sign, contingent upon all appropriate signatures being obtained. 
 
CLERK OF THE BOARD – Request Board approve the minutes of the special Board of Supervisors meeting 
of May 30, 2018. 
 

TIMED ITEMS (Items will not be considered before scheduled time but may be considered any time after the 
scheduled time) 

 
11 a.m. 

 
 
 
 
 
 
 
 

1 p.m. 
 

 
33. 

 
 
 
 
 
 
 
 

34. 

 
PLANNING – Request Board: A) conduct a public hearing on an ordinance titled, “An 
Ordinance of the Board of Supervisors of the County of Inyo, State of California Adding Section 
18.06.381 and Subsection 18.44.030.K to the Inyo County Code Regarding Mini-Storage 
Facilities in the Central Business Zone,” allowing for mini-storage facilities as a Conditional Use 
in the Central Business District, and certify that the provisions of the California Environmental 
Quality Act have been met; and B) introduce and waive reading of the above-referenced 
ordinance approving Zone Text Amendment 2018-1/Inyo County – Mini-Storage as a 
Conditional Use in the Central Business District, and adopt said ordinance. 
 
COUNTY ADMINISTRATOR/PUBLIC WORKS DIRECTOR/COUNTY COUNSEL – Request 
Board receive update regarding the Consolidated County Office Building Project proposed to be 
built in Bishop, and provide direction to staff. 
 

 
Note: The agenda items listed below may be considered by the Board at any time during the meeting in the 
Board’s discretion, including before scheduled timed items. 
 
CORRESPONDENCE – ACTION 
 

35. 
 
City of Bishop – Request Board consolidate the November 6, 2018 General Municipal Election with the 
Statewide General Election to be held November 6, 2018, pursuant to Elections Code Section 10403. 
 

COMMENT  (Portion of the Agenda when the Board takes comment from the public and County staff) 
 

36. PUBLIC COMMENT  
 

CORRESPONDENCE – INFORMATIONAL 
 

37. 
 
Inyo County Sheriff – Sheriff’s Department and Jail overtime reports for April 2018. 
 

  
BOARD MEMBER AND STAFF REPORTS 

  
  
  

 































































































































































































































































































































































































































































Inyo County  
Board of Supervisors     

 

“Why Light Pollution Is a Much Bigger Deal Than 

 Not Being Able to See Stars at Night” 

Night Lighting Presentation 
June 12, 2018 

Presented by: 
Earl Wilson 



OVERVIEW 

• What is light pollution?  
• Light pollution is any adverse effect of artificial light at night, including sky glow, impaired visibility 

from glare, light trespass, wasted energy, and more.  

• Does it really matter?  
• YES! Light pollution wastes energy and money, disrupts global wildlife and ecological balance, has 

 been linked to negative consequences in human health, and negatively affects astronomers and  

other scientists. 

• What can WE do? 
• There is a WIN-WIN SOLUTION to light pollution! By changing outdoor lighting practices, we can 

 prevent light pollution while putting more light where it’s needed and using less electricity.  

 



Negative Effects of Light Pollution 

In the United States $10s of billions annually in electricity  
costs are wasted shining light upward at night. This does not  
include the cost of producing energy to generate electricity. 

Most of the energy required to power all of the wasted light comes 
from burning fossil fuels, contributing to other types of pollution. 

Studies point to dramatic health consequences from the disruption  
of human day/night cycles. Unnatural night light affects hormone 
production reducing the strength of immune systems. 

COSTS: 

ENERGY: 

HEALTH:  



Negative Effects of Light Pollution 
Impaired vision by "glare“ of overly bright light sources, reduces      
sensitivity to details in color and depth perception, especially 
when driving. Brighter lights cause shadows to appear darker. 

Artificial light at night has been shown to disrupt the mating,    
migration, and hunting behaviors of many different species,  
and consequently impacts the whole ecological community.  

Views of stars, planets in dark night skies is rapidly being lost. 
Generations of children are growing up having never seen the  
Milky Way. Sky glow resulting from artificial lighting dramatically 
hinders the science and enjoyment of astronomy. 

SAFETY:  

ENVIRONMENT:  

NIGHT SKY:  



COST 
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American Geophysical Union – Presentation Synopsis 

2010 
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Circadian Rhythms 

 

Environmental Impacts 

 
LEDs – Blue light 



Health 

 

Circadian Rhythms 

 

Environmental Impacts 

 
LEDs – Blue light 



The Human Circadian Rhythm 



The Nobel Prize in Physiology or Medicine 2017 
Jeffrey C. Hall, Michael Rosbash, Michael W. Young 

Keeping time on our human physiology 
 

The biological clock is involved in many aspects of our complex physiology. We now 

know that all multicellular organisms, including humans, utilize a similar 
mechanism to control circadian rhythms.  



Health 

 

Circadian Rhythms 

 

Environmental Impacts 

 
LEDs – Blue light 



Nighttime Pollinators  –  62% visit reduction with LED streetlights 



Bats are Nocturnal Predators - Some are Pollinators 



Health 

 

Circadian Rhythms 

 

Environmental Impacts 

 
LEDs – Blue light 



 

Blue LEDs: A Health Hazard?  



Oh NO:  Science ! 



 
 

Outdoor 
LED 

Lights 
Compared 

 
 
 
 

 Lone 
Pine 



Blue  
Light  

is 
between 

450-495 nm 



__ 
__ 



 Davis Will Spend $350,000 To Replace LED Lights  
      After Neighbor Complaints 
  
DAVIS (CBS13) — After the city installed 650 new LED lights in May designed to save money, several neighbors 
complained about them, so Davis city leaders will spend $350,000 to replace the lights. 
 
Inez Sanchirico says the bright blue light from the street is more like a spotlight that shines into her Davis home.  
“It goes right into our bedroom right into our backyard,” she said. “We’re thrilled they’re switching the bulbs.”  
 
CBS13 asked Mitch Sears from public works why the city is spending so much to replace the lights it just put up.  
 

He says the replacements are LED bulbs with a warmer look and they use 30 percent less energy. It’s an 
upfront cost he says will save Davis money in the end. 
 



Examples of Light Pollution  
 

Sky glow 

 
Impaired Visibility from Glare 

 
Light Trespass 

 

Energy Waste 
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Examples of Light Pollution  
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Examples of Light Pollution  
 

Sky glow 
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Examples of Light Pollution  
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Lets Discuss The Local Economy 

Is the Night Sky a valuable part of the Inyo County Economy? 

Do people come to Inyo County because of the Dark Skies? 

Is Inyo County losing visitors to other areas that have darker skies? 

Is it time to improve the night lighting environment in Inyo County? 

 

The Answer to all of the above is: YES 



Local Economy 
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The Solution 
“COMMON SENSE LIGHTING” 

Safe, environmentally responsible outdoor illumination practices, including a 
focused look at energy conservation. 

 

We can reclaim vast amounts of energy currently being wasted inadvertently 
into the night sky by poorly designed and installed outdoor lighting.  

 

We can do this by requiring light fixtures that are fully shielded, aimed to direct 
light downward where it is needed, as well as using the smallest number of 
lights and the lowest wattage bulbs necessary to effectively light any area. 
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THANK YOU 

























































































































































































































































































































FROM: 

AGENDA REQUEST FORM 
BOARD OF SUPERVISORS 

COUNTY OF INYO 

D Consent D Departmental □Correspondence Action D Public Hearing 

X Scheduled Time for 1 p.m. D Closed Session D Informational 

County Administrator I Public Works Director / County Counsel 

FOR THE BOARD MEETING OF: June 12, 2018 

SUBJECT: Update regarding Consolidated County Office Building in Bishop, California 

DEPARTMENTAL RECOMMENDATION: 

For Clerk's Use Only: 
AGENDA NUMBER 

Request your Board receive update regarding the Consolidated County Office Building Project proposed to be 
built in Bishop, and provide direction to staff. 

SUMMARY DISCUSSION: 

Today's presentation will publicly update your Board of Supervisors and the community regarding the status of 
the Consolidated County Office Building Project, focusing on current project costs and a corresponding 
updated analysis of potential savings for the County and its taxpayers. This information is embodied in the 
attached draft presentation (Attachment A) that will be made today by the County's economic consultant, Allan 
D. Kotin, Principal with Allan D. Kotin & Associates.

Today's presentation is intended to provide updated information for your Board and the public, provide an 
opportunity to receive additional public input following the project hiatus, and, for your Board to provide 
general direction to staff regarding next steps. No decision to approve the project is being requested. Project 
approval will be sought when your Board considers a Build-To-Suit Lease Agreement for the Consolidated 
Office Building Project. If the lease is approved, your Board's decision will become binding and the project 
will be approved. However, the lease cannot be brought before your Board for consideration until final project 
design is substantially completed and incorporated into the lease document. This is expected to occur later this 
summer. 

The last public meetings regarding the project were held in 2013, highlighted by a presentation to the Board of 
Supervisors on July 16, 2013, and the same presentation being made at community meeting held on July 22nd

in Independence; July 31st in Lone Pine; August 1 in Big Pine; and, August 3
rd in Bishop. A copy of that

presentation, which provides significant historical background, is included as Attachment B. 

Following these meetings and additional space planning work between County staff and the developer's 
architects, on November 12, 2013, the Board of Supervisors approved: 

(a) Non-binding Concept Plans for an Inyo County Consolidated Office Building Project in Bishop,
California;

(b) An updated non-binding Term Sheet for a Build-To-Suit Lease Agreement between Inyo County
and Inyo County Development LLC; and,

( c) Authorizing staff to proceed to work with Inyo County Development LLC to develop a Build-To
Suit Lease Option Agreement for the Consolidated Office Building Project to be considered by the
Board at a future date.
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ATTACHMENT A 
 



SUMMARY OF TRANSACTION
and

ANALYSIS OF POTENTIAL SAVINGS

For Presentation to 
INYO COUNTY BOARD OF SUPERVISORS

June 2018
by

Allan D. Kotin, Principal
ALLAN D. KOTIN & ASSOCIATES, County Economic Consultant



2

Table of Contents
PRESENTATION IS TWO PARTS---

• PROPOSED CONSOLIDATED OFFICE BUILDING

• ANALYSIS OF POTENTIAL SAVINGS TO COUNTY

PART ONE – PROPOSED CONSOLIDATED OFFICE BUILDING
1. What has Changed Since this Transaction was Last Presented
2. Cost Changes for Inyo County Build-to-Suit 

PART TWO – THE POTENTIAL SAVINGS TO INYO COUNTY
1. Rent Savings
2. Occupancy Cost Comparison of Status Quo to Consolidated Office with 

$2M Up-front Total Payment
3. Occupancy Cost Comparison of Status Quo to Consolidated Office with 

$7.8M Up-front Total Payment
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WHAT HAS CHANGED SINCE THIS 
TRANSACTION WAS LAST PRESENTED (1 of 2)

• Cost in November 2013 was $11.35 million; current estimate, 
completed in May 2018, is $13.75 million.

• New costs include full installation of tenant improvements by the 
developer as opposed to an allowance in the earlier version which 
lowers the risk to the County.

• There is some additional re-classification and elimination of certain 
costs: an “apples to apples” comparison shows current costs just 
over $14.0 million, an increase of $2.66 million. This represents 
23.4% overall increase or annual rate of 5% over the 4-1/2 
years.

• This increase is above the ENR index of change over the 2013-2017 
period; ADK&A considers the current cost is reasonable in 
light of recent changes created by lumber tariffs, the generally high 
rate of construction activity, and the huge increase in demand for 
constructions services created by recent major natural disasters.
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WHAT HAS CHANGED SINCE THIS 
TRANSACTION WAS LAST PRESENTED (2 of 2)

• During the same period, the financing costs rose substantially 
as well due to an increase in the interest rate from 4.29% to 
4.96%.

• The current rate assumes taxable financing and, at twenty years 
and only $11 million or less, represents a type of financing that 
will be necessarily more costly than traditional public 
borrowing, even unrated land-secured debt.

• Note that during the period between the two estimates, Wayne 
Lamb, the lead individual for the developer, has moved from the 
CRESA firm to Saville-Studley, another very large broker, but he 
has kept intact the same SPE (special purpose entity) and still has 
the same contractor and architectural team that created the 
project.
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Additional Cost Comparison by Year, 
Annual - $2M Payment*

*These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.

Annual Occupancy Costs for Status Quo and Consolidated Office - $2M Payment
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Additional Cost Comparison by Year, 
Cumulative - $2M Payment*

*These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.

Cumulative Occupancy Costs for Status Quo and Consolidated Office - $2M Payment
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Additional Cost Comparison by Year, 
Annual - $2M Payment**

**These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.
These calculations also exclude the 3 periodic payments to the developer of $250,000 each that are not part of debt
service. 

Annual Occupancy Costs for Status Quo and Consolidated Office - $2M Payment
Normalized to Exclude 3 Developer Payments of $250,000 Each
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Additional Cost Comparison by Year, 
Cumulative - $2M Payment**

Cumulative Occupancy Costs for Status Quo and Consolidated Office - $2M Payment
Normalized to Exclude 3 Developer Payments of $250,000 Each

**These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.
These calculations also exclude the 3 periodic payments to the developer of $250,000 each that are not part of debt
service. 



Additional Cost Comparison by Year, 
Annual - $7.8M Payment*

9
*These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.

Annual Occupancy Costs for Status Quo and Consolidated Office - $7.8M Payment



Additional Cost Comparison by Year, 
Cumulative - $7.8M Payment*

10
*These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.

Cumulative Occupancy Costs for Status Quo and Consolidated Office - $7.8M Payment
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Additional Cost Comparison by Year, 
Annual - $7.8M Payment**

**These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.
These calculations also exclude the 3 periodic payments to the developer of $250,000 each that are not part of debt
service. 

Annual Occupancy Costs for Status Quo and Consolidated Office - $7.8M Payment
Normalized to Exclude 3 Developer Payments of $250,000 Each
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Additional Cost Comparison by Year, 
Cumulative - $7.8M Payment**

Cumulative Occupancy Costs for Status Quo and Consolidated Office - $7.8M Payment
Normalized to Exclude 3 Developer Payments of $250,000 Each

**These calculations exclude the initial payment, which we understand will come from sources other than the General Fund.
These calculations also exclude the 3 periodic payments to the developer of $250,000 each that are not part of debt
service. 
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Assumptions and Rent Savings

General Assumptions

Discount Rate: 1.5%

Premises

Rentable/Usable Square Feet † 42,000 40,079

General Terms

Commencement Date 1/1/2020 1/1/2020
Expiration Date 12/31/2039 12/31/2066

General Terms

Parking Ratio per 1,000 SF 6.60 per SF 4.00 per RSF
Unreserved Parking Spaces 277 159

Rent Structure per Month

Initial Base Rent Rate - $2M Payment $77,277 $1.84/RSF/mo $28,514.24 $0.71/RSF/mo
Initial Base Rent Rate - $7.8M Payment $39,127 $0.93/RSF/mo $28,514.24 $0.71/RSF/mo
Rental Rate Increases $0.00 per Year 4.08% per Year

Additional Costs Resulting From Occupying Multiple Facilities

Taxes $0.00 estimated $0.00 estimated
Tax Increase 2.00% per Year 2.00% per Year
Excess  Uti l i ty Costs  for Older Construction $0.00 estimated $2,024/mo. estimated
Additional Personnel for 5 Locations †† $0.00 estimated $15,000 /mo estimated
Month Efficiency Begins 01/01/20 01/01/20

†† It is assumed that the cost of four (4) full-time employee positions will  be saved through attrition and reassignment as a 
result of combining functions into a single facil ity.

SCENARIOS 1 2
Build to Suit Status Quo

† The total Status Quo square footage indicated includes 388 sf of storage space recently added at 162 E. Line Street. The 
financial analysis does not reflect the small marginal cost for this space.
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Occupancy Cost Comparison of Status Quo 
to Consolidated Office $2M Total Payment

|----------------- STATUS QUO ----------------| |------------ CONSOLIDATED (a) ----------| |------------- OCCUPANCY COST SAVINGS ------------|

Base Rent

Maint., 
Utility, Tax, 
Insurance

Relocation 
& TI Costs

Total 
Monthly 

Occup. Costs

Base Rent + 
Add'l 

Payments

Maint., 
Utility,  

Insurance
Relocation 

Costs

Total 
Monthly 
Occup. 
Costs

Base Rent + 
Add'l 

Payments

Maint., 
Utility, Tax, 
Insurance

Relocation 
& TI Costs

Total Occup. 
Cost Savings 
/(Increase)

Cumul. Total 
Occup Cost 
Svgs/(Incrs)

Add'l Con-
solidation 

Savings  (b)

Cumul. Add'l 
Consolid. 
Svgs  (b)

Total 
Savings with 

Consol.

Cumul. Svgs 
with 

Consol.

2020 $352,616 $182,286 $0 $534,902 $927,321 $121,077 $110,460 $1,158,858 -$574,705 $61,208 -$110,460 -$623,957 -$623,957 $324,377 $324,377 -$299,580 -$299,580
2021 $363,195 $186,805 $0 $550,000 $927,321 $124,104 $0 $1,051,425 -$564,127 $62,701 $0 -$501,426 -$1,125,383 $334,108 $658,484 -$167,318 -$466,898
2022 $374,090 $191,436 $0 $565,527 $927,321 $127,207 $0 $1,054,528 -$553,231 $64,229 $0 -$489,001 -$1,614,384 $344,131 $1,002,615 -$144,870 -$611,768
2023 $385,313 $196,183 $0 $581,496 $927,321 $130,387 $0 $1,057,708 -$542,008 $65,796 $0 -$476,212 -$2,090,596 $354,455 $1,357,070 -$121,757 -$733,526
2024 $396,873 $201,047 $0 $597,920 $927,321 $133,647 $0 $1,060,968 -$530,449 $67,400 $0 -$463,048 -$2,553,644 $365,089 $1,722,159 -$97,960 -$831,485
2025 $408,779 $206,032 $0 $614,811 $1,177,321 $136,988 $0 $1,314,309 -$768,542 $69,044 $0 -$699,498 -$3,253,142 $376,041 $2,098,200 -$323,457 -$1,154,942
2026 $421,042 $211,141 $0 $632,183 $927,321 $140,413 $0 $1,067,734 -$506,279 $70,729 $0 -$435,550 -$3,688,693 $387,323 $2,485,523 -$48,228 -$1,203,170
2027 $433,673 $216,377 $0 $650,050 $927,321 $143,923 $0 $1,071,244 -$493,648 $72,454 $0 -$421,194 -$4,109,886 $398,942 $2,884,465 -$22,251 -$1,225,421
2028 $472,624 $221,743 $315,919 $1,010,287 $927,321 $147,521 $0 $1,074,842 -$454,697 $74,222 $315,919 -$64,555 -$4,174,442 $410,910 $3,295,375 $346,355 -$879,066
2029 $501,767 $219,730 $491,998 $1,213,496 $927,321 $151,209 $0 $1,078,530 -$425,554 $68,521 $491,998 $134,965 -$4,039,476 $423,238 $3,718,613 $558,203 -$320,863
2030 $458,145 $221,413 $0 $679,558 $1,177,321 $154,989 $0 $1,332,310 -$719,176 $66,424 $0 -$652,752 -$4,692,228 $435,935 $4,154,548 -$216,817 -$537,680
2031 $471,889 $226,948 $0 $698,838 $927,321 $158,864 $0 $1,086,185 -$455,432 $68,085 $0 -$387,347 -$5,079,576 $449,013 $4,603,561 $61,666 -$476,015
2032 $486,046 $232,622 $0 $718,668 $927,321 $162,836 $0 $1,090,157 -$441,275 $69,787 $0 -$371,489 -$5,451,064 $462,483 $5,066,044 $90,995 -$385,020
2033 $500,627 $238,438 $0 $739,065 $927,321 $166,906 $0 $1,094,228 -$426,694 $71,531 $0 -$355,162 -$5,806,227 $476,358 $5,542,402 $121,195 -$263,825
2034 $515,646 $244,399 $0 $760,045 $927,321 $171,079 $0 $1,098,400 -$411,675 $73,320 $0 -$338,355 -$6,144,582 $490,649 $6,033,051 $152,293 -$111,531
2035 $531,116 $250,509 $0 $781,624 $1,177,321 $175,356 $0 $1,352,677 -$646,206 $75,153 $0 -$571,053 -$6,715,635 $505,368 $6,538,419 -$65,685 -$177,216
2036 $547,049 $256,771 $0 $803,820 $927,321 $179,740 $0 $1,107,061 -$380,272 $77,031 $0 -$303,241 -$7,018,876 $520,529 $7,058,948 $217,288 $40,072
2037 $563,461 $263,191 $0 $826,651 $927,321 $184,233 $0 $1,111,555 -$363,861 $78,957 $0 -$284,903 -$7,303,779 $536,145 $7,595,093 $251,241 $291,314
2038 $611,638 $269,770 $424,569 $1,305,978 $927,321 $188,839 $0 $1,116,160 -$315,683 $80,931 $424,569 $189,817 -$7,113,962 $552,229 $8,147,322 $742,047 $1,033,360
2039 $666,182 $276,515 $661,205 $1,603,901 $927,321 $193,560 $0 $1,120,881 -$261,139 $82,954 $661,205 $483,020 -$6,630,943 $568,796 $8,716,119 $1,051,816 $2,085,176
2040 $615,709 $283,427 $0 $899,136 $0 $198,399 $0 $198,399 $615,709 $85,028 $0 $700,737 -$5,930,206 $585,860 $9,301,979 $1,286,597 $3,371,773
2041 $634,180 $290,513 $0 $924,693 $0 $203,359 $0 $203,359 $634,180 $87,154 $0 $721,334 -$5,208,872 $603,436 $9,905,414 $1,324,770 $4,696,542

2069 $1,616,998 $580,008 $472,276 $2,669,282 $0 $406,006 $0 $406,006 $1,616,998 $174,002 $472,276 $2,263,277 $29,832,566 $1,380,618 $36,588,655 $3,643,894 $66,421,221

20-Yr 
Totals $9,462,000 $4,513,000 $1,894,000 $15,869,000 $19,296,000 $3,093,000 $110,000 $22,500,000 -$9,835,000 $1,420,000 $1,783,000 -$6,631,000 $8,716,000 $8,716,119
50-Yr 
Totals $39,310,000 $16,957,000 $4,776,000 $61,043,000 $19,296,000 $11,803,000 $110,000 $31,210,000 $20,014,000 $5,153,000 $4,665,000 $29,833,000 $36,589,000 $36,588,655
50-Yr 

Presnt 
Value $39,400,000 $24,300,000 $15,000,000

(a) Consolidated Cash Flow projections do not include the initial front-end payment. They reflect only debt service and periodic additional payments to the developer. 
(b) Additional Consolidation savings is anticipated to be generated from reduced personnal needs over time due to operating from a single building, with reductions realized through attrition.

|-- SAVINGS FROM CONSOLIDATION --|
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Occupancy Cost Comparison of Status Quo 
to Consolidated Office $7.8M Total Payment

|----------------- STATUS QUO ----------------| |------------ CONSOLIDATED (a) ----------| |------------- OCCUPANCY COST SAVINGS ------------|

Base Rent

Maint., 
Utility, Tax, 
Insurance

Relocation 
& TI Costs

Total 
Monthly 

Occup. Costs

Base Rent + 
Add'l 

Payments

Maint., 
Utility,  

Insurance
Relocation 

Costs

 
Monthly 
Occup. 
Costs

Base Rent + 
Add'l 

Payments

Maint., 
Utility, Tax, 
Insurance

Relocation 
& TI Costs

Total Occup. 
Cost Savings 
/(Increase)

Cumul. Total 
Occup Cost 
Svgs/(Incrs)

Add'l Con-
solidation 

Savings  (b)

Cumul. Add'l 
Consolid. 
Svgs  (b)

Total 
Savings with 

Consol.

Cumul. Svgs 
with 

Consol.

2020 $352,616 $182,286 $0 $534,902 $469,529 $121,077 $110,460 $701,066 -$116,912 $61,208 -$110,460 -$166,164 -$166,164 $324,377 $324,377 $158,212 $158,212
2021 $363,195 $186,805 $0 $550,000 $469,529 $124,104 $0 $593,633 -$106,334 $62,701 $0 -$43,633 -$209,797 $334,108 $658,484 $290,475 $448,687
2022 $374,090 $191,436 $0 $565,527 $469,529 $127,207 $0 $596,735 -$95,438 $64,229 $0 -$31,209 -$241,006 $344,131 $1,002,615 $312,922 $761,609
2023 $385,313 $196,183 $0 $581,496 $469,529 $130,387 $0 $599,916 -$84,215 $65,796 $0 -$18,420 -$259,425 $354,455 $1,357,070 $336,035 $1,097,645
2024 $396,873 $201,047 $0 $597,920 $469,529 $133,647 $0 $603,175 -$72,656 $67,400 $0 -$5,256 -$264,681 $365,089 $1,722,159 $359,833 $1,457,478
2025 $408,779 $206,032 $0 $614,811 $719,529 $136,988 $0 $856,516 -$310,750 $69,044 $0 -$241,705 -$506,386 $376,041 $2,098,200 $134,336 $1,591,814
2026 $421,042 $211,141 $0 $632,183 $469,529 $140,413 $0 $609,941 -$48,486 $70,729 $0 $22,242 -$484,144 $387,323 $2,485,523 $409,565 $2,001,379
2027 $433,673 $216,377 $0 $650,050 $469,529 $143,923 $0 $613,451 -$35,855 $72,454 $0 $36,599 -$447,545 $398,942 $2,884,465 $435,541 $2,436,920
2028 $472,624 $221,743 $315,919 $1,010,287 $469,529 $147,521 $0 $617,049 $3,096 $74,222 $315,919 $393,237 -$54,308 $410,910 $3,295,375 $804,148 $3,241,068
2029 $501,767 $219,730 $491,998 $1,213,496 $469,529 $151,209 $0 $620,738 $32,239 $68,521 $491,998 $592,758 $538,450 $423,238 $3,718,613 $1,015,996 $4,257,064
2030 $458,145 $221,413 $0 $679,558 $719,529 $154,989 $0 $874,518 -$261,384 $66,424 $0 -$194,960 $343,491 $435,935 $4,154,548 $240,975 $4,498,039
2031 $471,889 $226,948 $0 $698,838 $469,529 $158,864 $0 $628,392 $2,361 $68,085 $0 $70,445 $413,936 $449,013 $4,603,561 $519,458 $5,017,497
2032 $486,046 $232,622 $0 $718,668 $469,529 $162,836 $0 $632,364 $16,517 $69,787 $0 $86,304 $500,240 $462,483 $5,066,044 $548,787 $5,566,285
2033 $500,627 $238,438 $0 $739,065 $469,529 $166,906 $0 $636,435 $31,099 $71,531 $0 $102,630 $602,870 $476,358 $5,542,402 $578,988 $6,145,273
2034 $515,646 $244,399 $0 $760,045 $469,529 $171,079 $0 $640,608 $46,118 $73,320 $0 $119,437 $722,307 $490,649 $6,033,051 $610,086 $6,755,358
2035 $531,116 $250,509 $0 $781,624 $719,529 $175,356 $0 $894,885 -$188,413 $75,153 $0 -$113,260 $609,047 $505,368 $6,538,419 $392,108 $7,147,466
2036 $547,049 $256,771 $0 $803,820 $469,529 $179,740 $0 $649,268 $77,521 $77,031 $0 $154,552 $763,599 $520,529 $7,058,948 $675,081 $7,822,547
2037 $563,461 $263,191 $0 $826,651 $469,529 $184,233 $0 $653,762 $93,932 $78,957 $0 $172,889 $936,488 $536,145 $7,595,093 $709,034 $8,531,581
2038 $611,638 $269,770 $424,569 $1,305,978 $469,529 $188,839 $0 $658,368 $142,109 $80,931 $424,569 $647,610 $1,584,098 $552,229 $8,147,322 $1,199,839 $9,731,420
2039 $666,182 $276,515 $661,205 $1,603,901 $469,529 $193,560 $0 $663,089 $196,653 $82,954 $661,205 $940,812 $2,524,910 $568,796 $8,716,119 $1,509,608 $11,241,029
2040 $615,709 $283,427 $0 $899,136 $0 $198,399 $0 $198,399 $615,709 $85,028 $0 $700,737 $3,225,647 $585,860 $9,301,979 $1,286,597 $12,527,626
2041 $634,180 $290,513 $0 $924,693 $0 $203,359 $0 $203,359 $634,180 $87,154 $0 $721,334 $3,946,981 $603,436 $9,905,414 $1,324,770 $13,852,395

2069 $1,616,998 $580,008 $472,276 $2,669,282 $0 $406,006 $0 $406,006 $1,616,998 $174,002 $472,276 $2,263,277 $38,988,419 $1,380,618 $36,588,655 $3,643,894 $75,577,074

20-Yr 
Totals $9,462,000 $4,513,000 $1,894,000 $15,869,000 $10,141,000 $3,093,000 $110,000 $13,344,000 -$679,000 $1,420,000 $1,783,000 $2,525,000 $8,716,000 $8,716,119
50-Yr 
Totals $39,310,000 $16,957,000 $4,776,000 $61,043,000 $10,141,000 $11,803,000 $110,000 $22,054,000 $29,170,000 $5,153,000 $4,665,000 $38,988,000 $36,589,000 $36,588,655
50-Yr 

Presnt 
Value $39,400,000 $16,500,000 $22,900,000

(a) Consolidated Cash Flow projections do not include the initial front-end payment. They reflect only debt service and periodic additional payments to the developer. 
(b) Additional Consolidation savings is anticipated to be generated from reduced personnal needs over time due to operating from a single building, with reductions realized through attrition.

|-- SAVINGS FROM CONSOLIDATION --|
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QUESTIONS? OR COMMENTS?



 

 

 

 

 

 

 

 

ATTACHMENT B 
 



Consolidated 
County Office Building 

Presented to Inyo County Board of Supervisors 
Tuesday, July 16, 2013 

1 



Today’s Presentation 

** Partial Update For Design Review Purposes. Does Not 
Represent A New, Independent Financial Analysis ** 
 

I. Provide Historical Context / Chronology 
 

II. Review Term Sheet Approved 2012 
 

III. Present Draft Space Plan 
 

IV. Seek Input Prior to Community Meetings 
 Independence: Monday evening, July 22, 2013 
 Lone Pine: Wednesday evening, July 31, 2013 
 Big Pine: Thursday evening, August 1, 2013 
 Bishop: Saturday morning August 3, 2013 
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I. Historical Context 
Not a new idea, Leased Space Crisis, Short & Long-Term Plans, RFP  
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Historical Context 1 

Not a new idea: 
1998 - 2005 

 

 Public Works develops 
plans for a northern 
campus on County’s 5.69 
acre parcel, including: 
 

 55,695 square feet 
◦ Included 8,619 sf Animal 

Shelter & warehouse space 
◦ 47,076 sf office space 

 

  61,112 square feet 
◦ Included 17,000 sf for 

Superior Court 
◦ 44,112 sf of County Office 

Space 
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Historical Context 2 

2005 RFP 
 

 61,112 square feet 
 

 Estimated Cost: at 
least $14,727,992 
 

 Responses to RFP 
only identified 
traditional debt 
financing 
◦ Issue Bonds, COPs 
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Historical Context 3 

2007 – 2008 
 

 County leasing 
43,586 square feet 
of office space in 
Bishop 
 

 Annual Lease Cost: 
$463,920 
 

 Rents range from 
$0.47/sf to $1.50/sf  
 
 
 

Office Location Sq. Ft Base Rent $/Sq. Ft. 

          

Child Support Cottonwood 3,369 $4,885 $1.4500  

          

Juvenile & Adult Probation Cottonwood 3,510 $5,090 $1.4501  

          

Admin., Parks, S.W., Risk Mgt., H.R., BoS Cottonwood 1,294 $1,800 $1.3910  

          

Water, County Counsel, Yucca Mtn. 163 May 5,659 $5,170 $0.9136  

          

INET XXXXX 1,444 $1,629 $1.1281  

          

Sheriff, D.A., Courts Clark Wing 7,664 $2,669 $0.4890  

          

HHS 162 Grove 9,800 $5,400 $0.5510  

          

IMAAA 568 West Line  2,000 $1,283 $0.6415  

          

HHS - One Stop 912 No. Main 4,686 $6,366 $1.3586  

          

HHS Bishop Plaza 4,160 $4,368 $1.5000  

          

Monthly Totals   43,586 $38,660 $1.0873  

          

Annual Expenditure = $463,924.68       
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Historical Context 4 

Leased Space Crisis: 
2007 - 2008 

 

 Leases expiring on total of 
8,173 sf at Cottonwood Plaza 
◦ Offered lease increasing rent 

from $1.39/sf - $1.45/sf to over 
$1.65/sf 

 

 Bishop Plaza (HHS) 
◦ Can’t install network cable 
◦ Lease expiring 
◦ $0.35/sf increase suggested by 

property manager 
 

 
 

 
 

 
 

 
 

 2008 IMACA terminates its 
lease at Old Kmart 
◦ Ends sub-lease for Career 

Development Center 

 
 Water Dept. & INET leases 

expiring December 2007 
 

 Can’t rely on private 
rental market to meet 
needs 
 

 Need for Short Term & 
Long Term strategies 
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Historical Context 5 

Short Term Plan 
 

 Relocated 5,066 sf to 
Independence 
◦ Water Department & 

Yucca Mountain Office 
 

 Moved 6 offices to new 
locations in Bishop 
 

 Reduced office space by 
773 sf 
 

 Estimated savings 
$120,695/year in rent 
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Historical Context 6 

Short Term Plan 
 

 Only three-months to 
relocate departments 
◦ In-house = $41,126 

 

 Tenant Improvements 
◦ 2.5 Years 
◦ $184,674 plus I.S./cabling  
◦ Had to complete in-house 

 

 Not all leases/savings 
materialized (e.g., INET did 
not move) 
 

 Not ideal; did best with 
available time & space 
 

Long Term Plan 
 

 Suggested short-term moves 
be viewed against a 3-year 
horizon 
 

 Develop Request For 
Proposals (RFP) for 
better, longer-term office 
space solutions 
◦ At Board: November 2007 
◦ At Board: April 2008 
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Where to start? 

 Who? (builder) 
Determine by RFP 

◦ Determine by bid 
 

 What? (size of building) 

◦ Could pay to design up 
front 

Design through RFP 
process  

 

 How much? (cost) 

◦ Depends on size/ 
design 

 Issuing RFP (instead 
of first designing and 
then bidding project) 
saved County money 
upfront on design 
costs 
◦ Did not spend money 

on design prior to 
debating merits of 
project based on size & 
cost 

 

 Chicken or Egg? 

10 



Chronology 1 

Before issuing RFP: 
 

 Tenant improvements for new leases cost more 
and took longer than planned (e.g., 2.5 years) 

 

 Contacted owners of Old Kmart 
◦ Building and property available for around 
$7,000,000 

◦ Appraised at $3.3 Million in 2009 
 

 Contacted then-owner of Cottonwood Plaza 
◦ Selling building and property 
◦ No interest in RFP 
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Chronology 2 

 Draft RFP presented to Board of Supervisors 
January 12, 2010, for input and direction 
 

 Key tenets: 
 

◦ Save money on rent & related expenses over long-term 
 

◦ Improve services & save money with efficiencies 
 

◦ Provide office space cost stability & budget certainty 
 

◦ Only for offices already in Bishop 
 Not relocating offices or staff from Independence 

 

◦ Encourage creative proposals 
 Build on County parcel, private or DWP land 
 Remodel existing buildings 
 Lease-to-Own, etc. 
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Chronology 3 

 Issued RFP January, 2010 
 

 Sent to over 351 
developers, etc. 
◦ Including Cottonwood Plaza 

and Old Kmart owners 
 

 Received 2 responses by 
March 22, 2010, deadline 
1. Develop County parcel 

under long-term lease to 
own arrangement 

2. Develop Wye Road Parcel 
with long-term lease 

 

 April 20, 2010: Board 
direction to negotiate  
both proposals 
◦ 16-months 
◦ Sought more detail 

regarding deal points 
◦ Negotiated structure more 

favorable to County 
 

 September 6, 2011: 
Proposed Exclusive 
Negotiation Agreement  
(ENA) with Joseph 
Enterprises for Wye Rd. 
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II. Term Sheet 
Developer, Economic Benefits, Exclusive Negotiation Agreement, Term Sheet  
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Developer: Who is County doing 
business with? 
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Developer: Who is County doing 
business with? 

Added economic benefits: 
 

 Purchasing as much building materials and supplies as is 
practically and reasonably possible within Inyo County 
 

 Utilizing the greatest number of qualified trades and sub-
trades possible for the project from within the local 
community 
 

 Maximizing the point of sale opportunities within Inyo 
County for the project 
 

 Using land less-conducive to retail opportunities 
 

 Making additional land available for new development 
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Exclusive Negotiation Agreement 

 Prohibits County & Joseph Enterprises 
from negotiating with other parties 
◦ Originally secured with $10,000 deposit from 
Joseph Enterprises 
 

 Creates framework and process for 
ongoing negotiations and consideration of 
project 

Phase 1A: Term Sheet (non-binding) 
Phase 1B: Design Review (non-binding) 

◦ Phase 2:Preparation of Final Documents 
 Binding if approved 

17 

We 

are 

here 



ENA Framework 

Where we started 
 

 Who? 
Determined by RFP.  
 

 What? (size of building) 

◦ Being determined by design 
process 
 

 How much? 
◦ Initial Cost: Term Sheet 
◦ Final Cost: Design 

 
 

 
Cost of space planning borne 
exclusively by developer 

 
 
 

 

Where we are 
 

 Term Sheet based on 
‘ballpark’ 42,000 sf building 
 

 Draft Design coming in at 
45,368 sf 
◦ This would change Term Sheet 

price 
◦ But, similar to ‘98-‘05 needs 

 

 Chicken or Egg? 
◦ Can’t finalize cost until Board 

approves design 
◦ If want cost certainty, then 

can’t change design   
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Term Sheet 1 

Presented to Board of Supervisors 
March 13, 2012 

 

 4.94 acre Wye Road parcel will be split 
◦ Consolidated County Office Building with parking 

constructed on 3.31 acres 
 

 County will own 3.31 acres 
 

 Joseph Enterprises owns remaining 1.63 acres 
(corner of Hwy 6 & Wye Rd) for future development 
◦ County has right of first refusal 

 

 County transfers its 5.69 acre parcel on Jay Street to 
Joseph Enterprises 
◦ Future ‘gateway’ development 
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Term Sheet 2 

 42,000 square foot building 
◦ Size a ‘placeholder’ for Term Sheet pending Design 

Review process 

◦ Allows consolidation of 6 leased offices and one County-
owned building 
 

 Joseph Enterprises agrees to construct building 
at sole expense; cost of developing at least $10 
Million including land 
◦ Includes $45/sf Tenant Improvement costs 

◦ 23-months to construct once deal finalized 
 

 County agrees to lease building for 20-years 
@ fixed price, then buys Building for $1 
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Term Sheet 3 

20-year lease: 
 

 $2 Million upon commencement of lease 
 

 Rent: $600,000 (for 20-years) 
 

 Additional rent payments of $250,000 paid in 
Year 5, Year 10, and Year 15 
 

 Year 20: County buys building for $1 
 

 ‘Triple-Net’ 
◦ County pays utilities, maintenance, & taxes 
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Term Sheet 4 

 Based on 2012 Term Sheet, total cost of 
42,000 square foot Consolidated Building 
over 20-years = $14,750,001 
◦ $1.463/sf for 20-years 
◦ Exclusive of land values 

 

 Cost analysis very favorable 
◦ Very conservative assumptions 

 

 Non-binding Term Sheet approved by 
Board of Supervisors March 13, 2012 
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Forecasting rent: Is 2.5%/year 
increase reasonable assumption? 

 In 2008, reported that County lease costs in 
Bishop had increased approximately 15% 
during previous 3-years 
◦ About 5% per year 

 

 2012 Analysis assumed 0% and 2.5% annual 
increases 
◦ 20-year CPI = 2.75% per year 

 

 Current Bishop leases include annual rent 
increases from 2% to 5% per year 
◦ Weighted average = 4.11% per year 
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Actual Costs: Now & Future  

  LOCATION       

  

230 W. LINE ST, 
BIHSOP:                   

BELLE VOUS 

912 - 918 N. MAIN 
ST, BISHOP:  ONE 

STOP 

163 MAY ST, 
BISHOP:                     

ADMIN BLDG 

301 W. LINE ST, 
BISHOP:                      

CLARKE WING 

568 A W. LINE ST, 
BISHOP:                                   
IMAAA 

162 GROVE ST, 
BISHOP:                               

HHS 

207 W. SOUTH 
ST, BISHOP:                                          

COMM. 
SVCES 

TOTAL COST PER 
YEAR 

AVERAGE PER 
SQUARE 

FOOT COST 

ANNUAL 
PERCENT 
CHANGE 

(WEIGHTED) 
SQUARE FOOTAGE 
LEASES 3,700 9,140 5,659 3,844 2,000 9,800   34,143     

SQUARE FOOTAGE 
OWNED             5,548       
CURRENT ANNUAL 
LEASE 36,000 120,000 66,816 45,602 16,800 71,820 0 357,038  $        0.87  4.11% 

COST PER SQ. FT.  $             0.81   $                1.09   $             0.98   $             0.99   $             0.70   $             0.61   $            -          
ANNUAL % 
INCREASE 2.00% 5.00% 3.00% 4.50% 2.00% 5.00%         

  

COST PER YEAR COST PER YEAR COST PER YEAR COST PER YEAR COST PER YEAR COST PER YEAR 
COST PER 

YEAR 
TOTAL COST PER 

YEAR 

WEIGHTED 
PER SQUARE 
FOOT COST 

ANNUAL 
PERCENT 
CHANGE 

 YEAR 2   $         36,720   $          126,000   $         68,820   $         47,654   $         17,136   $         75,411   $              -   $        371,742   $        0.91  4.12% 

 YEAR 3   $         37,454   $          132,300   $         70,885   $         49,799   $         17,479   $         79,182   $              -   $        387,098   $        0.94  4.13% 

 YEAR 4   $         38,203   $          138,915   $         73,012   $         52,039   $         17,828   $         83,141   $              -   $        403,139   $        0.98  4.14% 

 YEAR 5   $         38,968   $          145,861   $         75,202   $         54,381   $         18,185   $         87,298   $              -   $        419,894   $        1.02  4.16% 

 YEAR 6   $         39,747   $          153,154   $         77,458   $         56,828   $         18,549   $         91,663   $              -   $        437,398   $        1.07  4.17% 

 YEAR 7   $         40,542   $          160,811   $         79,782   $         59,386   $         18,920   $         96,246   $              -   $        455,686   $        1.11  4.18% 

 YEAR 8   $         41,353   $          168,852   $         82,175   $         62,058   $         19,298   $       101,058   $              -   $        474,794   $        1.16  4.19% 

 YEAR 9   $         42,180   $          177,295   $         84,641   $         64,851   $         19,684   $       106,111   $              -   $        494,760   $        1.21  4.21% 

 YEAR 10   $         43,023   $          186,159   $         87,180   $         67,769   $         20,078   $       111,416   $              -   $        515,625   $        1.26  4.22% 

 YEAR 11   $         43,884   $          195,467   $         89,795   $         70,819   $         20,479   $       116,987   $              -   $        537,431   $        1.31  4.23% 

 YEAR 12   $         44,761   $          205,241   $         92,489   $         74,005   $         20,889   $       122,837   $              -   $        560,222   $        1.37  4.24% 

 YEAR 13   $         45,657   $          215,503   $         95,264   $         77,336   $         21,306   $       128,978   $              -   $        584,044   $        1.43  4.25% 

 YEAR 14   $         46,570   $          226,278   $         98,122   $         80,816   $         21,733   $       135,427   $              -   $        608,945   $        1.49  4.26% 

 YEAR 15   $         47,501   $          237,592   $       101,065   $         84,452   $         22,167   $       142,199   $              -   $        634,977   $        1.55  4.27% 

 YEAR 16   $         48,451   $          249,471   $       104,097   $         88,253   $         22,611   $       149,309   $              -   $        662,192   $        1.62  4.29% 

 YEAR 17   $         49,420   $          261,945   $       107,220   $         92,224   $         23,063   $       156,774   $              -   $        690,646   $        1.69  4.30% 

 YEAR 18   $         50,409   $          275,042   $       110,437   $         96,374   $         23,524   $       164,613   $              -   $        720,399   $        1.76  4.31% 

 YEAR 19   $         51,417   $          288,794   $       113,750   $       100,711   $         23,995   $       172,843   $              -   $        751,510   $        1.83  4.32% 

 YEAR 20   $         52,445   $          303,234   $       117,162   $       105,243   $         24,474   $       181,486   $              -   $        784,045   $        1.91  4.33% 

Estimated Total 
Cost Per Location  $       838,705   $       3,847,914   $    1,728,555   $    1,384,998   $       391,396   $    2,302,977   $              -   $   10,494,545      



2011-12 Grand Jury Final Report 

 Finding 1: “The County is in dire need of 
consolidated office space as witnessed by 
members of the Grand Jury . . . “ 
 

 Recommendation: “The Grand Jury voted 
unanimously to support to the 
consolidation proposal. The needs to co-
locate, to share like resources, have 
flexibility, continuity and communication 
between departments.”   
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III. Design Review 
Process, Drafts, Options, Updated Costs, Cost Analysis, Funding 
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Design Review 1 

In 2012, architectural firm Ware 
Malcomb worked with County 
departments to prepare design 
documents 
 

 Prior to on-site visits: 
◦ Helped departments learn about office space trends 
◦ Departments completed office space needs surveys 

 

 Toured County offices, and met with  departments 
individually 
 

 Prepared Draft Building Program 
 

 Departments reviewed draft Building Program, and 
suggested modifications  
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Design Review 2 

 Refined Building Program increased size of 
building from 42,000 sf to 45,368 sf 
◦ Comparable to 44,112 sf to 47,076 sf in 1998 to 2005 

in-house designs 
 

 Differences (at a glance): 
◦ No Water Department 
◦ More meeting space 

 4,607 sf more than currently exists 
 5,672 sf more than earlier designs 

◦ Adds Board offices 
 

 May be reviewed like County Budget: 
‘Department Requested’ versus ‘Recommended’ 
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Design Review 3 
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Design Review 4  
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Building Costs @45,368 sq ft 

Scaled-up Term Sheet  
 

 $2 Million upon commencement of lease 
 

 Rent: $600,000 (for less than 24-years) 
 

 Additional rent payments of $250,000 paid in 
Year 5, Year 10, and Year 15 
 

 Year 24: County buys building for $1 
 

 ‘Triple-Net’ 
◦ County pays utilities, maintenance, & taxes 

 
*Assumes no change in finance rates.  
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Ways to reduce size to 42,000 sf 
But, problem of under-sizing less-forgiving 
when you own building 

 Move some or all 
Administrative Services to 
Independence (2,700 – 
3,300 sf) 
◦ Would need to secure space 

in Independence 
◦ Still need meeting space in 

Bishop 
◦ Includes Board offices 

 

 Reduce County Counsel 
presence to one office 
(300 sf) 
◦ Linked to Admin Services 

 

 Keep HHS Clinic at South 
Street location (1,300 sf) 

 

 Keep other offices at 
South Street 
 

 Reduce size/# meeting 
rooms 
 

 Reduce other office 
sizes/numbers 
◦ Public Guardian (200 sf) 
◦ Sheriff Sub-Station (500 sf) 
◦ D.A. (340 sf) 

 

 Totals about 5,900 sf 
 

 Other? 
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Current Assumptions (Actuals) 
For Cost Analysis 

 Total Bishop Office Space = 39,691 sf 
◦ Does not include INET 
 

 Leased Bishop Office Space = 34,143 sf 
 

 Current average rent cost = $0.87/sf/mo 
 

 Current rent increase = 4.11% per year 
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How to Best Compare Costs? 

Only currently Leased-space (used 34,143 sf) to            
New Building (42,000 sf); or 

Most conservative approach  
◦ Did not include South St (5,458 sf) 
◦ Did not include INET (2,550 sf) 

 

2. Actual Bishop Space (39,691 sf) to New Building; or 
◦ Included South St (5,458 sf) 
◦ But, does not include INET (2,550 sf) 

 

3. Presume proposed Building meets actual needs; or 
◦ Leasing 42,000 sf to building 42,000sf 
◦ Apples to Apples 

 
 
 Analyze with NO increases in lease costs (most conservative) 
 Analyze with 4.11% increase in lease costs 
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When does Building pay for itself? 

Building Size 
(compared to 42,000 sf) 

No Rent Increase 
4.11% Annual 
Rent Increase 

34,143 SF 
(Current Leased Space) 

42 Years 24.5 Years 

39,691 SF 
(Current Total Bishop 

Space) 
35.5 Years 22 Years 

42,000 SF 
(Size of Proposed New 

Building) 
33.5 Years 24.5 Years 

35 

• Average Lease Cost = $0.87/SF (subject to annual increases) 
• 42,000 SF Building will cost $14,750,001 over 20 years = $1.463/SF - Fixed 



When does Building pay for itself?  

Building Size 
(compared to 45,368 sf) 

No Rent Increase 
4.11% Annual 
Rent Increase 

34,143 SF 
(Current Leased Space) 

48.5 Years 27.5 Years 

39,691 SF 
(Current Total Bishop 

Space) 
42 Years 24.5 Years 

45,368 SF 
(Size of Proposed New 

Building) 
36 Years 22.5 Years 

36 

• Average Lease Cost = $0.87/SF (subject to annual increases) 
• 45,368 SF Building will cost $17,150,000 over 24 years = $1.3125/SF - Fixed 



More ways this saves money 

In addition to savings on rent: 
 

 Will save 23%, or $27,056 per year, in energy costs (assuming no 
rate increases) 
◦ $541,120 over 20-years 
◦ $825,208 over 30.5 years; and, 
◦ $1,352,800 over 50-years 

 

 Property tax savings 
 

 Personnel costs 
◦ E.g., if, after 4-years, able to eliminate four (4) positions, at $45,000/yr 

salary & benefits, = $180,000+ per year savings 

 
 Other occupancy costs (e.g., insurance, deferred maintenance, 

etc.) 
◦ In last 25-years, $425,000 spent on deferred maintenance at Bishop offices, 

including those being leased 

 
 

 

 

37 



Cumulative Savings 1 – 42,000 sf 
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WHEN DOES THE NEW BUILDING COST LESS THAN RENTING? 

 



Cumulative Savings 2 – 45,368 sf 
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41 

WHEN DOES THE NEW BUILDING COST LESS THAN RENTING? 

 



How a longer term might look 
42 

Proposed 
Building Size 

Annual 
Payment with 
25 Year Term 

Annual 
Payment with 
30 Year Term 

42,000 sf $526,660 $463,240 

45,368 sf $584,930 $533,260 

Includes $2 million initial payment and $250,000 payments in Years 5, 10, 15 per Term Sheet  



Funding 

Allocated Square Feet Pro-
rated by Possible Funding 

Sources 
 

 About 26.3% General Fund 
departments (except HHS) 
 

 About 43.1% HHS 
 

 About 24.8% Public Safety 
offices 
 

 About 5.8% sf Non General Fund 
 

Funding by Source 
 

 Initial $2 Million 
◦ General Fund 

 $1,504,000 - Other 

◦ Criminal Justice  Facilities Trust 
 About $496,000 

◦ Other 
 $1,504,000 – General Fund 

 
 

 Annual Rent (*Based on $600K/yr) 

◦ Non-General Fund departments 
and HHS pay their share 
 About $293,400 / year 

◦ General Fund 
 About $157,800 / year 

◦ Criminal Justice Facilities Trust / 
Other 
 $148,800 
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IV. Input & Next Steps 
Caveats, Choices, Community Meetings, Next Steps 
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Caveats 

 Financing rates at 40-year low! 
 

 Term Sheet over a year old 
 

 Markets & interest rates starting to move 
◦ Cost of developer’s financing could go up 

 

 Construction costs at all time low 
◦ Costs could go up 

 

 Rents at all time low 
 

 Window is closing 
◦ Costs will go up abruptly 
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Choices 

Today 
1. Input regarding 

presentation for 
Community Meetings? 
 

2. Community meeting 
dates? 
 

3. Input regarding 
preliminary space plan? 
 

4. Other Preferences? 
◦ Apparent consequence of 

going with 45,368 sf 
extends lease 3 - 4 years 

◦ Extending term 30 to 35 
years reduces annual rent 

After Community 
Meetings 
1. Additional Board input 

on space plan 
 Architect finalizes space 

plan based on Board 
direction 

2. Board consideration of 
non-binding Design 
Review 
 Term Sheet updated based 

on final square feet 
 If approved, proceed to 

develop Final Documents 
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Next Steps 

 Community Meetings 
 

◦ Independence: 
◦ Monday evening, July 22, 

2013 
 

◦ Lone Pine: 
◦ Wednesday evening, July 

31, 2013 
 

◦ Big Pine: 
◦ Thursday evening, August 

1, 2013 
 

◦ Bishop: 
◦ Saturday morning August 3, 

2013 
 

1. Board of Supervisors 
direction regarding 
design modifications 

 

2. Board of Supervisors 
considers non-binding 
approval of final design 

 

3. Update Term Sheet 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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Design Review 
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 Consent  Departmental Correspondence Action  Public Hearing 

X Scheduled Time for 10:30 a.m.  Closed Session  Informational  
 

 
FROM:   County Administrator – Public Works 
 
FOR THE BOARD MEETING OF: November 12, 2013 
 
SUBJECT: Consideration of Non-Binding Concept Plans and Updated Non-Binding Term Sheet for 

Consolidated County Office Building in Bishop, California, and authorization to proceed with 
preparation of Build-To-Suit Lease Option Agreement 

 
 
DEPARTMENTAL RECOMMENDATION:  
 
Request your Board consider: 

a) Approving non-binding Concept Plans (Attachment A) for an Inyo County Consolidated Office 
Building Project in Bishop, California; 

b) Approving an updated non-binding Term Sheet (Attachment B) for Build-To-Suit Lease Option 
Agreement between Inyo County and Inyo County Development LLC; and,  

c) Authorizing staff to proceed to work with Inyo County Development LLC to develop a Build-To-Suit 
Lease Option Agreement for the Consolidated Office Building Project to be considered by your Board at 
a future date.   

 
 
SUMMARY DISCUSSION:   
 
Overview 
 
In January 2010, the Board of Supervisors reviewed a Request For Proposals for Consolidated County Office 
Space in the Bishop area. The RFP process yielded two proposals and, in April 2010, the County entered into 
negotiations with both proponents. These negotiations resulted in the Board of Supervisors approving an 
Exclusive Negotiation Agreement for Construction and Leasing of Inyo County Consolidated Office Building 
between the County of Inyo and Joseph Enterprises on September 6, 2011. 
 
Exclusive Negotiation Agreement 
 
The Exclusive Negotiation Agreement requires Inyo County to negotiate only with Joseph Enterprises (and its 
partner Inyo County Development LLC) for the development of its consolidated office space project as long as 
the Agreement remains in effect. Similarly, Joseph Enterprises is prohibited from negotiating with any party, 
other than Inyo County, for the use of its Wye Road parcel. The Agreement specifies the phasing and timing of 
deliverables the negotiations are expected to produce, specifically:  
 

1. Non-Binding Term Sheet Agreement (Phase 1A). The County and Joseph Enterprises, with Inyo 
County Development LLC, will negotiate key terms of the anticipated Option, Lease and Land 
Transaction documents that will be summarized in a non-binding, proposed Term Sheet. The non-
binding Term Sheet will be subject to final approval by the Board of Supervisors acting in public, in 
open session. 

 

      AGENDA REQUEST FORM 
                 BOARD OF SUPERVISORS 
                        COUNTY OF INYO 

For Clerk’s Use Only: 
AGENDA NUMBER 
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2. Non-Binding Design Review (Phase 1B). Joseph Enterprises through its partnership with Inyo County 
Development LLC will develop a space plan at its sole expense, but in consultation with the County. 
This space plan is anticipated to identify the specific departments and staff positions that will be located 
in the consolidated offices, and their associated space needs. The space plan will be used to update 
architectural planning and produce a more detailed conceptual design. The resulting Concept Plans will 
be submitted to the Board of Supervisors for non-binding approval in open session, in its capacity as 
prospective tenants only. 

 
3. Preparation of Final Documents (Phase 2). If your Board approves the non-binding Term Sheet and 

Concept Plans required above, the County and Joseph Enterprises/Inyo County Development LLC will 
draft any transaction documents resulting from the approved Term Sheet and Concept Plans.  

 
Phase 1 A & B were allocated 60-days for completion, with an option to extend the Phase 1 Expiration Date by 
another 45-days if the County Administrator determined that the negotiations are proceeding in a reasonable 
manner. However, delays in completing the Term Sheet negotiations and subsequent Design Review process 
have resulted in amending the Exclusive Negotiation Agreement nine times, and the current deadline for 
approving the non-binding Term Sheet and Concept Plans specified in Phase 1 A&B is November 30, 2013.  
 
The Exclusive Negotiation Agreement requires that both the Term Sheet and Concept Plans must be approved 
by the Board of Supervisors acting in open session, and your Board’s approval of either the Term Sheet and/or 
Concept Plans is non-binding on the County. If the Term Sheet or Concept Plans are not approved by your 
Board, in your Board’s sole determination, in the specified timeframe, the Exclusive Negotiation Agreement 
will automatically terminate. If your Board approves the Concept Plans and Updated Term Sheet today, Phase 
1 A & B of the Exclusive Negotiation Agreement will be complete, and the County and Joseph 
Enterprises/Inyo County Development LLC will proceed to develop the Final Document described as Phase 2 
of the Exclusive Negotiation Agreement.  Phase 2 needs to be completed within 60-days from the date of 
approval of the Concept Plans, and may be extended by the CAO for up to 45 additional days. The Final 
Documents will be approved by your Board in public, in open session, and only upon your Board’s approval of 
these documents will the County be bound to the project. 
 
Term Sheet 
 
The Board of Supervisors approved a non-binding Term Sheet March 13, 2012. The Term Sheet provided that 
the consolidated offices will be built on 3.31 acres (144,300 square feet) of a 4.94 acre (215,000 square foot) 
parcel owned by Joseph Enterprises at the corner of Wye Road and Highway 6 in Bishop. The building will be 
designed and built to County standards, and will be sufficient to allow the County to consolidate County 
services currently provided in six (6) leased buildings and one (1) County-owned building (207 W. South 
Street) located throughout the greater Bishop area. 
 
Other key provisions of the March 13, 2102 Term Sheet included: 
 

A. For the purposes of the Term Sheet, the size of the building is planned to be 42,000 square feet. (The 
actual size of the building may change as a result of the more comprehensive Design Review process 
that is the next step identified in the Exclusive Negotiation Agreement.)  
 

B. The County will own the land (on which the building and associated parking areas are located) upon 
transfer of a 5.69 acre parcel of land the County owns near Highway 395 and Jay Street, immediately 
south of the City of Bishop, to the Developer. 
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C. The County will agree to lease the building from the Developer for a period of 20-years, after which the 

County can purchase the building for $1. 
 

D. The County will pay the Developer rent consisting of: 
 

a. A one-time payment of $2 Million at the commencement of the lease; 
b. Annual rent of $600,000 per year, paid at $50,000 per month at the beginning of each month, 

for a period of 20-years (240 months); and, 
c. Additional rent payments of $250,000 paid in Year 5 (61st month), Year 10 (121st month), and 

Year 15 (181st month).  
 

E. The rent will be “triple net” with the County being responsible for all operating expenses and taxes or 
assessment if applicable. 
 

F. The cost of developing the building will be at least $10 Million inclusive of land, indirect costs, 
contractor’s fees, and Developer charges, and include a $0.45 per square foot tenant improvement 
allowance. These costs will be borne exclusively by the Developer. 
 

G. The County will have the right of first refusal to rent, and design input with respect to, any development 
on the remaining 1.63 acres (71,000 square feet) of Joseph Enterprises’ Wye Road parcel. 
 

H. The development of the building will be accomplished by the County and Developer executing a 
binding construction and lease agreement, and a binding property exchange agreement. Once the lease 
is executed, the Developer will have 23 months to complete the building.   

 
Under the March 13, 2012 Term Sheet, the County’s total cost to lease the building for 20 years would be 
$14,800,000 plus the transfer of the County’s 5.69 acre Jay Street parcel. The County will acquire a 3.31 acre 
parcel and, at the conclusion of the 20-year lease agreement, the County can purchase the building for $1. 
 
Design Review 
 
Following non-binding approval of the Term Sheet, County departments with existing offices in the Bishop 
area met with the Developer’s architect to create more detailed space plans, at the Developer’s sole expense, 
that constitute the Concept Plans being considered for non-binding approval by your Board today. 
 
After multiple meetings between department representatives and the Developer’s architect, staff presented “test 
fits” of the space plans to your Board, along with a detailed overview of the project’s history and updated cost-
savings analysis, on July 16, 2013. The same presentation was made at subsequent Community Meetings held 
in Independence, Lone Pine, and Bishop to solicit additional public input about the project. 
 
The test fits and associated cost-savings analysis presented during these meeting was predicated on 
constructing a 45,368 square foot building, instead of the 42,000 square foot building on which the March 13, 
2102 Term Sheet was based. Your Board was advised the Term Sheet would need to be updated to reflect the 
actual size of the final building. Your Board was also advised that the “window” for completing the 
Consolidated Office Building project for costs approximating those in the 2012 Term Sheet was rapidly 
closing, and the project costs would most likely be affected by increases in construction and financing costs 
since the original Term Sheet was negotiated.  
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After these public meetings, based on input from your Board, the public, and County departments, the 
Developer’s architect and Public Works and Administration staff met with department representatives to 
further revise the test fits in an effort to reduce the size of the building. This resulted in your Board being 
presented with two design options at its October 1, 2013, meeting: Test Fit 3 at 45,368 square feet; and, Test 
Fit 3A at 43,656 square feet. Your Board directed that staff work with the developer to revise the test fit and 
bring back Concept Plans, for non-binding approval, for a Consolidated Building between 41,000 square feet 
and 43,000 square feet.    
 
Concept Plans 
 
As directed by your Board on October 1st, Public Works and County Administration staff has worked with the 
Developer’s architect and departmental staff to reduce the size of the building. This, coupled with some 
unilateral decisions made by the Project Team, has resulted in the test fit, and non-binding Concept Plans 
(Attachment A) being presented for your Board’s approval today. As presented, the size of the building will be 
1,944 square feet. 
 
The reduced building size is the result of providing only minimum space for County Counsel and 
Administration functions in the new building; anticipating that more of these services will be based in 
Independence. In addition, the test fit being presented today differs from those presented on October 1st as 
follows: 
 

• Eliminated five departmental conference rooms; 
• Reduced circulation and open areas; 
• Where practical, converted offices throughout building to workstations; 
• Co-located law library with legal conference area; 
• Eliminated dedicated Board of Supervisors’ offices; 
• Combined drug testing and public health clinic bathrooms; 
• Converted public health clinic lobby into office space; 
• Replaced five HHS administrative offices with an open-floor plan; 
• Converted four legal offices into either interview rooms or workstations; and, 
• Increased communal conference areas and moved their location to provide hallway access. 

 
The changes serve to reduce square footage and limit Tenant Improvement cost increases by eliminating hard 
walls and fixtures. However, even though the test fit being recommended to your Board reduces the size of the 
Building to 41,944 square feet, the Developer has estimated that the tenant improvement costs associated with 
the current design are $55 per square foot. The March 13, 2102 Term Sheet only provided a tenant 
improvement allowance of $50 per square foot.  
 
 
Updated Term Sheet 
 
Although the Concept Plans being presented today are for a 41,944 square foot building, and the March 13, 
2012 Term Sheet was predicated on a 42,000 square foot building, it has been necessary to update the Term 
Sheet to reflect increased costs. 
 
During the public meetings held this summer and fall, your Board was apprised that certain factors – such as 
increased construction costs and higher interest rates affecting the Developer’s ability to finance the project – 
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could affect building costs. To some extent, these cost factors have materialized and significantly increased the 
cost of the building. They include: 
 

• Development costs (before financing) have increased from $10,616,000 (March 2012) to $10,958,000 
(October 2013), or $342,000. These costs would have been higher, except that the Developer claims to 
have absorbed $375,000 of additional costs not reflected in the $10,958,000 figure; and, 

• Interest rates affecting the Developer’s cost of financing the building have increased from an all-in rate 
of approximately 3.39% to an all-in rate of approximately 4.29%, and increase of 90-basis points, 
adding $1,496,000 to the total cost of the building. 

 
With no other changes to the transaction terms agreed to in March 2012, and based on the current size 
of the building, these higher costs result in increasing the base annual rent payment from $600,000 a 
year to $674,808 a year, for 20-years, plus an additional estimated $210,000 in Tenant Improvement 
costs. If these Tenant Improvement costs are amortized over 20 years as part of the lease payment, the 
annual payment is approximately $690,264.  
 
During negotiations to update the Term Sheet, a discrepancy was identified in the original 2012 Term Sheet 
with respect to the disposition of the County’s Jay Street parcel and Joseph Enterprises’ Wye Road parcel. The 
March 13, 2102 Term Sheet anticipates that the County’s Jay Street parcel will be exchanged for 3.31 acres of 
Joseph Enterprises’ Wye Road parcel in Section 1 and Section 6 of the Term Sheet, and this has been 
consistently conveyed to your Board and the public during various public discussions. However, Exhibit C 
(Initial Cost Estimate) to the March 13, 2102 Term Sheet shows the Wye Road parcel being valued at $604,000 
and included as part of the original $10,616,000 development costs. As a result, the cost of the Wye Road 
property is factored into the financing and development costs on which the County’s lease will be based. 
 
This discrepancy was shared with the Developer during negotiations to update the Term Sheet, and County 
representatives suggested that (a) the cost of the Wye Road parcel ($604,000) be removed from the 
development costs; (b) the value of the County land ($750,000) be credited against development costs; or, (c) 
that the County’s land be removed from the transaction (which would permit the County to sell the property, or 
develop it). In light of this discrepancy, and as a result of the negotiations to update the Term Sheet, the 
Developer has agreed to remove the County’s Jay Street parcel from the transaction. The County will now 
retain ownership of the Jay Street parcel, which it could choose to sell or develop it for other purposes.  
 
Analysis 
 
Keeping in mind the 2011-2012 Grand Jury Report, any cost analysis of the savings associated with the 
proposed consolidated office building could note that the comparison really goes beyond dollars and cents; it 
must also account for the fact that office space that is, in many cases, arguably “unacceptable” is being 
compared to suitable office space represented by the new building. 
 
Despite the increased cost of the building, the analysis that will be presented during today’s meeting will 
demonstrate the building still presents the County an opportunity to save significant money in rent, utilities, 
personnel and miscellaneous costs over the life of the building.  
 
 Furthermore, based on preliminary estimates obtained by staff and extensive inquiries by Allan D. Kotin & 
Associates, the County cannot borrow money less expensively than the developer is able to finance the project. 
In other words, there is unlikely to exist another opportunity to construct a consolidated office building for the 
same, or less amount of money at any time in the future. 
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Next Steps        
 
Should your Board approve the Concept Plans and Updated Term Sheet as presented, the next steps will be for 
the County and the Developer to begin drafting option, lease and land transaction documents. The lease option 
agreement will include provisions requiring detailed construction plans and specifications to be presented and 
agreed to prior to the option becoming effective. Under the terms of the Exclusive Negotiation Agreement, 
these documents will be brought back before your Board, in public session, for consideration and binding-
approval, within 105-days unless the Exclusive Negotiation Agreement is amended to extend these timelines. 
 
      
ALTERNATIVES:  
 
The removal of the County’s Jay Street parcel from the terms of the agreement, are reflected in the Updated 
Term Sheet being presented for your Board’s consideration (Attachment B). The changes from the March 13, 
2102 Term Sheet to the Updated Term Sheet are shown in redline in Attachment C. Alternatives your Board 
could consider include: 
 

1. During the negotiations to update the Term Sheet, the Developer has also agreed to alternative terms to 
provide an option for reducing the annual rent payments. However, this option requires the County’s 
Jay Street Parcel to remain as a part of the deal, without consideration of value. In addition to 
absorbing $375,000 of additional costs which are not reflected in the $10,958,000 development costs 
cited above, the Developer would agree to: 

• Waive the third of the three $250,000 payments currently scheduled to be made at five-year 
intervals; and, 

• To pay for, with no increase in delivered costs to the County, estimated additional tenant 
improvement costs of $210,000 (or, $55 per square foot). This will drop the annual rent 
payment from the estimated $691,264 per year to $674,500 per year. 

 
2. Your Board could choose to not approve the Concept Plans or Term Sheet. This will terminate the 

Exclusive Negotiation Agreement with Joseph Enterprise and end work to refine the Consolidated 
Building project.  

 
3. Your Board could request changes to the Concept Plans and/or Term Sheet which, if agreed to by the 

Developer, would need to be brought back before your Board for non-binding approval prior to 
proceeding with the Final Document preparation process. This would result in further delays which 
could make the project more costly. 

 
4. Your Board could provide other direction to staff. 

 
      
OTHER AGENCY INVOLVEMENT:  
 
Primary assistance in this process has been, and will be provided by the County’s real estate consultant, Allan 
D. Kotin & Associates, working with the Inyo County Public Works Department, the Inyo County Office of 
the County Counsel, Joseph Enterprises, and Cresa Partners as well as Ware Malcomb design and architectural 
partners and KPRS general contracting and construction partners.  
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FINANCING: 
 
A cost analysis for the will be presented during today’s presentation. There is no cost or binding obligation to 
the County associated with approving the Concept Plans or Updated Term Sheet, other than committing 
additional staff time and consulting expense to undertake the Final Document preparation process.  
      
 
 
APPROVALS 
 
COUNTY COUNSEL:  AGREEMENTS, CONTRACTS AND ORDINANCES AND CLOSED SESSION AND RELATED ITEMS (Must be 

reviewed and approved by county counsel prior to submission to the board clerk.) 
 
                                                                                        Approved: _______________Date_________ 
 

AUDITOR/CONTROLLER:  ACCOUNTING/FINANCE AND RELATED ITEMS (Must be reviewed and approved by the auditor-controller prior to 
submission to the board clerk.) 
 
                                                                                       Approved:_______________Date__________ 
 

PERSONNEL DIRECTOR:  PERSONNEL AND RELATED ITEMS (Must be reviewed and approved by the director of personnel services prior to 
submission to the board clerk.) 
 
                                                                                         Approved:______________Date__________ 

 
  
 
 
 DEPARTMENT HEAD SIGNATURE: 
(Not to be signed until all approvals are received)_______________________________________________________________Date:______________ 
(The Original plus 20 copies of this document are required) 



(NOVEMBER 12, 2013) 

ATTACHMENT A 

 







(NOVEMBER 12, 2013) 

ATTACHMENT B 
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INYO COUNTY CONSOLIDATED OFFICE BUILDING  
TERM SHEET 

 
TERMS FOR BUILD-TO-SUIT LEASE BETWEEN THE COUNTY OF INYO (“COUNTY”) AND  

INYO COUNTY DEVELOPMENT LLC (A new entity with members JOSEPH ENTERPRISES JIM 
LESLIE, WAYNE LAMB, AND JEFF SHEPARD) (“DEVELOPER”) 

 
Version of:  11/06/2013 

 
 

PROVISION 
 

TERMS 
 

 
1. PURPOSE 

 
 
 
 
 
 
 
 

2. DEVELOPMENT 
PROGRAM 
 
 
 
 

3. DEVELOPMENT 
COST  

 
 
 
 
 

4. LEASE TERM AND 
OPTION TO 
PURCHASE 

 
 
 
 

 
County and Developer desire to enter into a transaction for the 
development of an Inyo County Consolidated Office Building to house 
various County operations now based in multiple locations in Bishop, 
California (the “Consolidated Building”) on property now owned by the 
Developer, which building will be leased by the County with an option to 
purchase the building and land on the property now owned by Developer 
(“Josephs’  Road Parcel”).  The boundaries and size of the property to be 
conveyed are more particularly described in Exhibit A1   

A first-class Type V construction office building, tentatively scheduled 
to contain approximately 42,000 square feet of gross rentable area built 
to County standards with a stipulated tenant improvement allowance, 
specified parking, landscaping, etc. as more particularly described in 
Exhibit B – Project Description  
 
The total development cost of the building, including land, indirect costs,   
and a stipulated tenant improvement allowance of $50 per square foot 
will be at least $10,958,000 including allowances for contractor’s fees 
and Developer charges of no more than 4% of managed costs, as more 
particularly described in Exhibit C– Initial Estimated Cost 
 
 
The Lease will commence with the first day of the month following 
acceptance of the completed building by the County and terminate 
precisely twenty years later at which time the County can purchase the 
building and land for $1 
 
 
 
 

                                                 
1 This exhibit is in two parts; [a] The site plan showing the proposed County parcel boundary (Josephs’ Road Parcel) and [b] the 
Assessor’s map for Jay Street (County Jay Street Parcel). 
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PROVISION 

 
TERMS 

 
5. RENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
6. GENERAL 

DESCRIPTION OF 
DOCUMENTATION 
 
 

 
7. CONDITIONS TO 

EXECUTION OF 
THE LEASE 

 
 
 
 

Rent will be comprised of three components: 
 
(1) Prepaid rent – a single payment of $2 million at commencement of 
rent;  
 
(2) Monthly rent - thereafter regular rent of $674,808 per year will be 
paid in even monthly installments of $56,234 at the beginning of each 
month for 240 months: and  
 
(3) Scheduled Additional Rent – At the beginning of 61st, 121st,  and 
181st  months of the Lease the County will make an additional fixed 
payment of $250,000. 
 
In the event the County elects to incur additional tenant improvement 
costs and so specifies in a timely manner, Developer agrees to provide 
such improvements and to increase the monthly rent in an amount equal 
to $7.53 per $100 of additional cost per year, payable monthly.  
 
Note that it is currently contemplated that the County will request as 
much as $5.00 per square foot of additional tenant improvements which 
could raise the cost by as much as $210,000.  In this event total annual 
rent would rise to $690,264 or $57,552 per month. 
 
Rent will be triple net with all expenses of operations including any taxes 
or assessment to the extent applicable paid by the County.2 Developer 
will have continuing responsibility only for structural maintenance 
 
 
To accomplish the development of the Consolidated Office Building, the 
parties will prepare and execute a comprehensive construction and lease 
agreement providing for the construction of a fully described building 
and its subsequent lease (with option to purchase) to the County (The 
Lease) 
 
The Lease will be executed when all terms are approved by the Board of 
Supervisors and the Developer and its execution will serve as 
authorization to the Developer to seek all required entitlements and 
approvals. 
 
 
 

                                                 
2 The County intends to seek exemption from property taxes for the building on the grounds that it is used exclusively for 
governmental purposes by an exempt entity. 
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PROVISION 

 
TERMS 

 
8. CONDITIONS TO 

COMMENCEMENT 
OF RENT 

 
 
 
 
 
9. SCHEDULE FOR 

COMPLETION AND 
DELIVERY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
10.  RELEASE OF 

LIABILITY IN THE 
EVENT OF FAILURE 
TO COMMENCE  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rent under the Lease will commence when 1) a certificate of occupancy 
(permanent or temporary) has been issued for the Premises; 2) all 
building systems are in good working order to support the operation of 
the Premises; and 3) the Tenant Improvements are complete excepting 
industry standard punch-list items which Developer shall use all 
reasonable commercial effort to correct within 30 days of 
Commencement.  
 
Subject only to force majeure as described below, Developer will deliver 
completed building no later than 23 months after execution of the Lease 
(the Required Completion Date). Construction is to be scheduled in a 
manner acceptable to CAO and set forth in the Lease.  
 
In the event that Developer fails to complete and deliver the building by 
the Required Completion Date as provided above, then in addition to any 
other right or remedy which County may have in connection therewith 
the County shall be compensated for additional rental costs as follows:  
If at the expiration of 23 months plus any lease extension (as extended 
for tolling during the presence of a force majeure condition) the building 
is not complete and available for occupancy, Developer may keep the 
Lease in effect for up to nine additional months by paying the County 
each month one half the cost of occupying their current space.  If after 
the nine additional months the building is not complete, County shall 
have the right but not the obligation to cancel the Lease. 
 
If, for any reason other than the presence of a force majeure condition, 
the Developer fails to commence construction within nine months of the 
execution of the Lease, the County may cancel the transaction and secure 
a refund of any rental deposits under the Lease and neither party will 
have any other claim on the other.  The nine month period may be 
extended to eighteen months to account for force majeure tolling, but in 
no event may it be extended beyond 18 months. 
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PROVISION 

 
TERMS 

 
11.  LIMITATIONS ON 

ITEMS BEYOND 
DEVELOPER 
CONTROL IN  
FORCE MAJEURE 

 
 
 
 
 
 
 
 
 
12.  COUNTY CONTROL 

OF FUTURE 
DEVELOPMENT 
 
 
 

 
 
 
 
 
13. SUMMARY OF 

TERMS NON-
BINDING 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

The provisions of the two preceding scheduling items shall be subject to 
delay for force majeure which includes strikes, insurrections, fire, 
earthquake, catastrophic weather conditions, and delays beyond 
Developer’s control.  In order for the Developer to successfully allege 
‘entitlement’ delay as “beyond Developer control” Developer must 
provide complete and continuous information on actual and 
contemplated contacts with the City of Bishop and to identify in advance 
approvals the delay of which Developer represents would constitute 
delay for reasons outside its control. 
   
For this purpose force majeure does not apply to any changes in financial 
conditions which may impair the Developer’s ability to acquire the 
financing he seeks. 
 
County shall be granted the right of first refusal on the sale of any part of 
the remaining portion of the Wye Road & Highway 6 property.  In 
addition the County shall have design input for future development on 
the remaining portion of the Wye Road & Highway 6 property (“Joseph 
Property”) to be specified in Design Guidelines to be incorporated in the 
Lease.  Any future development shall be compatible in terms of design 
and materials to the County building.  Furthermore, the County shall 
have first right of offer to lease any additional space developed on the 
Joseph Property. 
 
 
This Summary of Terms does not constitute a legally binding 
commitment by County or Developer with respect to the matters 
described herein. This Summary of Terms is only an expression of the 
general terms on which County is willing to consider either the property 
transfers or office construction and lease discussed herein and may not 
contain all material terms to the transaction. A legally binding 
commitment with respect to the transactions contemplated herein shall be 
created only after definitive agreements has been negotiated by the 
parties, approved by the County Counsel, and fully executed and 
delivered by the parties. 
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PROVISION 

 
TERMS 

 
 
EXHIBITS 
 
 
EXHIBIT A 
 
 
 
 
 
EXHIBIT B 
 
 
 
 
 
EXHIBIT C 
 

 
 
 
 
PROPERTY TO BE USED FOR THE CONSOLIDATED OFFICE 
BUILDING DEVELOPMENT PROGRAM:  Josephs’ Road Parcel 
      
 
 
 
PROJECT DESCRIPTION 

(a) Abbreviated Version 
(b) Detailed Version 
(c) Concept Plan 

 
 
ESTIMATED COST 
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EXHIBIT A 
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EXHIBIT B(a) 

 



 

PROJECT DATA FOR 
INYO COUNTY REGIONAL OFFICE HEADQUARTERS 

Bishop, California 
January 16, 2012 

 
PROJECT:   1 Office Building totaling 42,000 square feet 
Location:   Southeast corner of Main Street and Wye Road, Bishop, CA 
  
Construction Type  V-Non rated – with Fire Sprinklers Type B Occupancy        
 
Number of Stories  Two 
 
Use    Office 
 
Use Zone   Commercial 
 
Construction:   Concrete Tilt-Up Construction      
Description 2

nd
 Floor:  Wood truss floor framing with ¾” tongue and groove plywood subfloor with 1 ½” 

2000psi gypcrete concrete.   
 
Building Clear Height:  Office: 14’-0” floor to floor, 14’-0” to roof 
 
Roof System Description: Standard Hybrid Panelized Roof System using Open Web Steel Girders and Open 

Web Steel Joists with Plywood OSB Roof Decking with Class A - 4 ply built-up roof 
system.  Accent roof mansard to be wood framed gable roof system utilizing 
prefabricated trusses with plywood sheathing with standing seam metal roof.  

 
Exterior Glazing System:  All extruded aluminum sections shall be 2" x 4" front glazed system manufactured 

by Arcadia or equal. Aluminum finish to be clear anodized aluminum.  Glass is to be 
1” thick dual pane glass, color to be determined.  The glass selected for the exterior 
glazing system of the building envelope shall be selected for its properties to meet 
the requirements of the current codes. 

 
Interior Walls:   All interior walls shall be constructed utilizing 2x4 standard grade structural lumber 

with 5/8” Type X gypsum board sheets, taped and finished to a level 4 finish.   
 
Elevator:   Elevator to be 2500 lb capacity traveling at 100 feet per minute hydraulic elevator 

with standard cab finishes, standard elevator doors and standard call buttons. 
   
Fire Sprinkler System:  Light hazard 
 
Plumbing:   Standard commercial grade fixtures, faucets and valves.  All sanitary sewer waste, 

cold water and hot water system will be plumbed for future tenant improvements 
capacities. 

 
Heating Ventilation  
Air Conditioning:   Roof mounted package units will be utilized.  The units will meet the demands 

necessary to maintain a temperature of 72 degrees average in office areas with 
exterior ambient temperature of 100 degrees in the summer 20 degrees in the 
winter. 

 
Electrical:   277/480 volt, 2000 amperes 3 phase, 4 wire with a main disconnect pull section 
 
Site Utilities:    All sewer, water, landscape irrigation, storm drain, electrical, telephone, cable 

services from utility company point of service will be provided as required.  
 
Estimated Site Area:  144,300 square feet 
Estimated Site Coverage: 14.55 % (21,000/144,300) or 29.10% (42,000/144,300) 
Parking Provided:   278 parking stalls OR 6:6/1000 Medical / Office 
Drive Aisle Widths:  Autos: 26' minimum 
 

 



(NOVEMBER 12, 2013) 

EXHIBIT B(b) 

 



 

Outline Specification 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 OUTLINE SPECIFICATIONS 

 
 HIGH COUNTRY LUMBER 

INYO COUNTY REGIONAL OFFICE HEADQUARTERS 
 Bishop, California 
  
 
 

By: KPRS Construction Services, Inc. 
 
 
 
 

January 3, 2012 
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 PROJECT DATA 
 
 
PROJECT:    1 Office Building totaling approximately 42,000 square feet 

(Building Core elements and shell construction only) 
 
LOCATION:    Southeast corner of Main Street and Wye Road, Bishop, CA 
  
 
Construction Type  V-Non rated – with Fire Sprinklers Type B Occupancy        
 
Number of Stories  Two 
 
Use      Office 
 
Use Zone    Commercial 
 
Office Buildings 
Building     42,000 square feet gross       
Description 2

nd
 Floor: Wood truss floor framing with ¾” tongue and groove plywood subfloor with 1 

½” 2000psi gypcrete concrete.   
 
Roof System Description: Wood framed gable roof system utilizing prefabricated trusses with plywood 

sheathing with standing seam metal roofing. 
 
Estimated Site Area: 106,600 square feet 
 
Estimated Site Coverage: 19.70 % (21,000/106,600) or 39.40% (42,000/106,600) 
 
Parking Provided:   185 parking stalls 
        
Building Clear Height: Office: 14’-0” floor to floor, 14’-0” to roof 
 
Drive Aisle Widths:  Autos: 26' minimum 
 
Fire Sprinkler System: Office: Light Hazard 
 
HVAC:      1 ton per 325sf – Package Units 
 
Electrical:    277/480 volt, 2000 amp. 3 phase, 4 wire with a main disconnect pull section 
       Elevators: 60A 
       HVAC:   600A 
 Lighting: 400A 
 Power: 225A 
 Misc. 200A 
 Site: 200A 
 Or as required by Electrical Engineer’s design and calculations.   
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DESCRIPTION:      The project consists of one build-to-suit office (shell and core only) 

building. All site improvements, utilities, etc. shall be part of this package.   
 
SCOPE:        All building and site improvements shall be complete in every respect as 

defined by, but not limited to, the content of the schematic drawings and 
outline specifications. 

 
CODES:              The building shall be Type V, non-rated, B occupancy.  All construction  

           shall conform to local and state codes and regulations in effect at the time 
of first plan check submittal.  An independent testing laboratory shall 
inspect all placement of concrete, reinforcing steel in concrete and all weld 
plates and field welding. 

 
 
DIVISION 1 SHELL BUILDING GENERAL REQUIREMENTS 
 

        All work shall be in conformance with all applicable codes and regulations.  
Contractor shall be responsible for coordination of all work to be performed 
and for conformance to the contract documents. 

 
 
DIVISION 2 SITEWORK 
 
Earthwork      Soils Engineer to verify all site work specifications prior to the 

commencement of any rough grading.  Provide all grading and reshaping of 
existing site as required to achieve conformance with new finish grade 
elevations. 

 
Reference to Preliminary Soils Report dated ______ should be included in 
this specification section. (No Soils Report Available at this time) 

 
Surveying     A qualified certified surveyor will be utilized for all site staking and 

surveying. 
 
Site Utilities     All sewer, water, landscape irrigation, storm drain, electrical, telephone, 

cable services from utility company point of service will be provided as 
required.  We will provide the required fire water system with required fire 
hydrants in accordance to the local fire department.  All utilities will be 
installed up to the public street property line.  

 
Erosion Control    A complete SWPPP and erosion control system: which includes temporary 

sediment basins, straw bales around each catch basins, temporary silt 
fences, and a minimum 6” section of drain rock over 95% compacted grade 
at site entrances, will be provided.  
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Irrigation        All landscaped areas to be fully irrigated and operated by a central 

automatic controller.   Provide planter drainage per minimum design 
guideline standards. 

 
Landscaping    All plant material and soil amendments will be installed per minimum local 

guideline standards and soils report.  All landscape and irrigation shall 
comply with local codes and jurisdiction. 

 
 
Walkway Finishes       All walkways and sidewalks shall be constructed of natural color concrete, 

4" nominal thickness over 90% compacted grade, with construction joints at 
6’-0” o.c., with medium broom finish at all sidewalks, and at building entries. 
 Main building entry will have enhanced concrete paving with either 
exposed or sandblasted concrete finish. Refer to Soils Report for subgrade 
requirements and modifications. 

 
Asphalt Concrete Paving  Asphalt concrete paving over crushed miscellaneous base will be 

provided for parking lot and drive aisles. Refer to Soils Report for 
subgrade requirements and modifications. 

 
Curbs       All curbs, gutters and flow lines shall be constructed of 2,500psi or better 

concrete in accordance to local private works standards. Refer to Soils 
Report for subgrade requirements and modifications. 

 
Trash Enclosures   One (1) trash enclosure for (4) trash bins will be provided for the building. 

(Bins provided by others.).  The trash enclosure apron shall be constructed 
of 5” thick reinforced concrete.  The corners of the aprons will be beveled to 
avoid cracking of the corners.  The apron is to be extended a minimum of 
10’-0” from the front of enclosure.  Enclosure walls to be 6’-0” high concrete 
tilt-up construction or concrete masonry block with steel gates and 
hardware with trellis and other architectural features per City Standards.  
Refer to Soils Report for subgrade requirements and modifications.   

 
Striping     All parking spaces shall be painted for auto parking. Handicapped parking 

spaces, and traffic directional paving symbols and signage will be installed 
in accordance to local codes.   

 
 
 
DIVISION 3 CONCRETE 
 
Foundations    The foundations system will incorporate a continuous exterior footings and 

interior pad footings of reinforced concrete below grade for columns and 
concrete panels with a minimum 2,500 PSI concrete or as required by soils 
and structural requirements.  Verify design with structural engineer and 
geotechnical report.  

 
 



 

Outline Pricing Specification 
 

5 

   

 
Floor     Slab-on-grade minimum 5" thick concrete slab with #3 rebar at 18" on 

center using a minimum 4,000 PSI concrete.  2” clean sand and 10 mil. 
visqueen will be provided under the complete slab area.  All required 
control and construction joints will be provided. Refer to Soils Report for 
subgrade requirements and modifications.   

 
 
Exterior Walls    8 1/2" minimum thick, sacked and patched for paint, reinforced concrete tilt-

up panels with 3/4" deep recesses and reveals. All brace bolt and lift point 
holes in the concrete panels will be filled with dry-pack grout.  The building 
will have continuous concrete parapet. 

 
 
DIVISION 4 MASONRY  -  NOT APPLICABLE 
 
 
DIVISION 5 METALS 
 
Columns      Tube steel columns, with required base plates and anchor bolts. 
 
Miscellaneous Metals   Concrete panels embeds, steel guards, 3 feet high concrete filled metal 

pipe bollards, steel roof access ladder will be provided under this section of 
work.  

 
Roof Trusses     All major roof framing to consist of members as determined by the 

Structural Engineer.  Size and length as required.  A possible hybrid 
Vulcraft or equal  structural system may be utilized.  The trusses shall be 
bid and designed to satisfy Fire Water Mainline loads. 

 
 
 

DIVISION 6 WOOD AND PLASTICS 
2

nd
 Floor System   The second floor structure will be designed using wood frame system with 

wood trusses, ¾” tongue and groove plywood subfloor with 1 ½” 2,000psi 
gypcrete concrete. 

 
 
Roof System    The roof system shall be constructed of prefabricated roof trusses to form a 

simple gable roof system sheathed with structural plywood. 
 

 
 
DIVISION 7 MOISTURE AND THERMAL PROTECTION 
 
Membrane Roofing   The roofing is constructed on standing seam metal roof at a 9 to 12 roof 

pitch. 
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Roof Drainage    Interior roof drains will be utilized at street frontages.  Roof edge perimeter 

gutters and downspouts to daylight at face of curb.  The roof slope shall be 
designed at 9 to 12 pitch. 

 
 
Sealants     Utilize silicone base sealant at all glazing conditions.  Exterior concrete 

panel joints are to receive polyurethane sealant with 1" polyurethane 
backer rod.  Sealants used in walking surfaces shall be polyurethane type.   
 

Sheet Metal    All sheet metal work for the building, complete including reglets, and 
counter flashing for roofing will be provided.  Materials to be galvanized 
sheet metal, 24 gauge minimum thickness.  

 
Roof Hatch    Provide roof hatch (minimum 2'-6" x 3'-0").  Locate access ladder in 2

nd
 

floor stair, verify exact location with architectural plans.  
 

Insulation     The building envelope which includes the roof horizontal area and exterior 
vertical wall will be insulated to meet the current requirements of Title 24. 
 
All core stairwell shaft walls, elevator shaft walls and toilet room walls will 
be insulated for sound attenuation using batt insulation. 
 

 
 
 
DIVISION 8 DOORS AND WINDOWS 
 
Entry Doors    At lobby entries a double 3'-0" x 7’-0” narrow stile aluminum and glass 

system.  Aluminum finish to match storefront aluminum system. 
 
 
Steel Doors    Where required for exterior utility rooms and/or egress man doors a 3’-0” x 

7’-0” x 1 ¾” 16-gauge hollow metal steel doors, with 16-gauge steel frames 
will be provided. Prime and paint as required.  (see Division 9, painting). 

 
 
Hardware     Lock and latch sets shall be Schlage Series D or Yale with lever handle 

design and removable core with cylindrical locks “key to like”.  Exterior 
mandoor to have single-throw mortised hardware.  All exterior doors shall 
be equipped with closures.  All hardware shall meet 1997 state UBC codes 
and ADA requirements for accessibility.  
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Aluminum     All extruded aluminum sections shall be 2" x 4" front glazed system 

manufactured by Arcadia or equal. Aluminum finish to be clear anodized 
aluminum or equal.  

 
 
Glass & Glazing   Glass to be 1” thick dual pane glass, color per drawings, tempered where 

required.  Spandrel with black backing where indicated.  
The glass selected for the exterior glazing system of the building envelope 
shall be selected for its properties to meet the requirements of the current 
Title 24. 

 
 
Weather Stripping   All exterior man doors and exterior windows to have continuous weather 

stripping.   
 
 
 
DIVISION 9 FINISHES  
 
Metal Framing     Steel studs shall be 16, 20 and 25 gauge as indicated on drawings or 

required. Drywall furring channels shall be 25 gauge "hat" sections.  
Backing plates shall be 10 gauge steel of proper size to accommodate 
fastenings.  

 
Gypsum & Drywall  All stairwells electrical rooms, elevator shafts, mechanical shafts and 

electrical rooms will have fullheight gypsum board walls to be constructed 
as required per the local building codes.  The perimeter walls and interior 
columns will not be furred during the shell portion of the project.  Gypsum 
board thickness is to be minimum 5/8” thick at vertical and 5/8”" thick at 
horizontal surfaces.  Type X gypsum board will be utilized. 

 
Exterior Soffits  Exterior soffits to be constructed out of concrete.  
 
Painting     Portions of exterior concrete walls are to be painted and sandblasted.  All 

exposed steel surfaces, hollow metal doors and frames to receive paint: 
Minimum of (2) coats at exterior finishes.  Interior walls will not be painted.   
 

 
DIVISION 10 SPECIALTIES  
 
Signage     Provide all site and building signage necessary for proper identification of   

     accessible parking areas, fire lanes, building egress, restroom facilities and 
building address and identification. The address numbers to be minimum 
24” high, solid plastic, to be glued to building walls, color by architect.   
Signage must also include signage for he visually impaired. 

 
Miscellaneous    Provide one Knox Box as required by the local fire marshall. 
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DIVISIONS 11, 12 AND 13 and 14  -  NOT APPLICABLE 
 
Elevator     One 2500lb 100fps hydraulic passenger elevator with standard cab size 

with standard center opening and standard cab finish. 
 
 
 
DIVISION 15 MECHANICAL 
 
Plumbing     Domestic water will be provided for all restrooms with available supply for 

future connections.  Four valves will be provided for future tie-ins.  The 
building will have a sanitary sewer line for the restrooms with clean outs 
inside of the buildings running the full length of the front building for future 
connections. 

     
 
Fire Protection System   On-site hydrants and underground fire water system will be provided as 

required by local jurisdictions.   
 
Design criteria for the overhead fire sprinkler system shall be light hazard 
for all office areas, lobbies, stairwells and restrooms. 

    Unless indicated otherwise all buildings will be fully fire sprinklered.  The 
wet-pipe system will be completely designed in accordance with the 
following criteria and approved by governing authorities, NFPA and 
standard insurance underwriter.  Sprinkler heads located in suspended 
ceilings shall be recessed pendant type with chrome plated finish with 
matching escutcheon.  

 

    Exposed area type shall be standard upright type with brass finish. It is 
assumed that adequate water pressure is available at site without 
requiring increased piping sizes or booster pumps. 

 
HVAC     Roof mounted package units will be provided with self curb, mounting skirt, 

and drop plenum is included.  The units will meet the demands necessary 
to maintain a temperature of 72 degrees in office areas with exterior 
ambient temperature of 100 degrees in the summer 20 degrees in the 
winter.  All air distribution and ventilation and VAV boxes will be provided at 
time of Tenant Improvements. 
 
The HVAC system shall be controlled using standard electronic 
thermostats for each zone located at key positions within the building for 
maximum efficiency. 
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DIVISION 16 ELECTRICAL 
 
General    The main service to the building will be 277/480 volt, 3 phase 4 wire, 2000 

amp.  Electrical power will be provided by Electric Utility Company and will 
be made available at the property line. 
 

Building Power   Electrical work shall include a complete service and distribution system of 
metering facilities, conduit, conductors, main switch board, sub-panels, 
branch circuits for AC Units, stairwell fixtures, restroom fixtures, lobby 
fixtures, and exterior lighting fixtures.  A second floor 277/480v 225A 
electrical subpanel will be provided at one location directly above the first 
floor electrical room for future use. 

 
Installation    All electrical work will be in accordance with applicable codes.  All 

necessary outlets, conduit, wiring, trenching, and concrete encasing shall 
be provided as required. 

 
Exterior Lighting Provide high pressure sodium (or as required by city) wall mounted fixtures 

as required throughout surface parking areas and entries as needed to 
provide an average of one foot candle illumination.  Recessed down lights 
at entry soffits. 

 
Telephone/CATV 
Fiberoptics    Provide 2-4” conduits from Telephone Utility Company point of connection 

to the first floor electrical room.  A conduit will be provided to the second 
floor directly above the first floor electrical room.  1-2” conduit will be 
provided for Cable TV, 1 -2” conduit for fiberoptics. 
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BUILDING INTERIOR  
 
Slab     The slab is to be broom cleaned, free of any tire marks or oil products. 
 
Exit Lights     Electrical powered exit signs, with battery back-up, at all exterior man doors 

will be provided. 
 
Lobby & Core     In Interior Package, not part of Shell. 
 
Stairwells     A primary stairwell will be constructed of wood with carpet treads and 

risers, steel handrail and wood cap, painted gypboard walls and ceilings.  
Two secondary stairwells will be constructed of wood for emergency exit 
will be provided with painted gypboard walls and ceilings. 

 
Restrooms    In Interior Package, not part of Shell. 
 
Interior Corridors   Interior rated and/or non-rated corridors will not be provided during in Shell. 
 
Interior Doors    All interior doors shall be 3’-0” x 7’-0” wood door with aluminum frames, 

using commercial grade finish hardware. 
 
Paint Interior     Provide a minimum of two coats of paint, which includes a white base 

primer coat and a finish coat (Full height). 
 
 

BUILDING INTERIOR PACKAGE – OFFICE – 
 
Suspended Acoustical Ceiling 
Interior Walls     
Insulation      
Fire Sprinkler Heads    
Fire Extinguisher Cabinets  
Lighting      
Electrical      
Doors/frames     
Mini blinds      
Floor Coverings     
Toilet Partitions     
Toilet Accessories    
Toilet Room Walls    
Color Selections   Architect and Owner to select all equipment, product and finish colors.   
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EXHIBIT B(c) 
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EXHIBIT C 

 



NOVEMBER 2013

EXHIBIT C
ESTIMATED TOTAL COST OF DEVELOPMENT

PROPOSED INYO COUNTY CONSOLIDATED OFFICE BUILDING

Cost Per Pct. Of
Total Cost SF (Bldg) Total

Building Shell $4,201,260 $100.03 38.3%

Tenant Improvement Allowance Note 1 $2,100,000 $50.00 19.2%

Architecture &  Engineering $260,000 $6.19 2.4%

Permits $175,000 $4.17 1.6%

Sitework $1,716,558 $40.87 15.7%

Land $604,000 $14.38 5.5%

Soft Costs $1,015,000 $24.17 9.3%
Financing
Interim Interest
Legal, Title, Closing, Appraisal, Consulting
Cresa-Project Management/Project Setup
Cresa Commission

G&A Expenses, Insurance, Taxes and Contingency $465,000 $11.07 4.2%

Developer Fee $421,475 $10.04 3.8%

TOTAL DEVELOPMENT COST Note 2 $10,958,293 $260.91 100.0%

(1)  This is the baseline tenant improvement allowance to which the County may add $5 per 
  square foot or approximately $210,000 to fulfill all the demising wall elements in the most
  recent floor plan

(2)  This is the stipulated minimum cost in the revised term sheet
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INYO COUNTY CONSOLIDATED OFFICE BUILDING  
TERM SHEET 

 
TERMS FOR BUILD-TO-SUIT LEASE AND PROPERTY EXCHANGE AGREEMENTS 

BETWEEN THE COUNTY OF INYO (“COUNTY”) AND  
INYO COUNTY DEVELOPMENT LLC (A new entity with members JOSEPH ENTERPRISES JIM 

LESLIE, WAYNE LAMB, AND JEFF SHEPARD) (“DEVELOPER”) 
 

Version of:  3/07/201211/06/2013 
 

 
PROVISION 

 
TERMS 

 
 

1. PURPOSE 
 
 
 
 
 
 
 
 
 
 
 
 

2. DEVELOPMENT 
PROGRAM 
 
 
 
 

3. DEVELOPMENT 
COST  

 
 
 
 
 

 
County and Developer desire to enter into a series of 
transactionstransaction for  the development of an Inyo County 
Consolidated Office Building to house various County operations now 
based in multiple locations in Bishop, California (the “Consolidated 
Building”) on property now owned by the Developer, which building 
will be leased by the County with an option to purchase the building, and 
as part of the transaction will provide  for the exchange by Developer of 
certain County property immediately south of the City of Bishop on US 
395 (“County Jay Street Parcel”) for the property parcel underlying the 
Consolidated Building, and land on the property now owned by 
Developer (“Josephs’  Road Parcel”).  The boundaries and size of the 
propertiesproperty to be conveyed are more particularly described in 
Exhibit A1   

A  first-class Type V construction office building, tentatively scheduled 
to contain approximately 42,000 square feet of gross rentable area built 
to County standards with a stipulated tenant improvement allowance, 
specified parking, landscaping, etc. as more particularly described in 
Exhibit B – Preliminary Project Description2  
 
The total development cost of the building, including land, indirect costs,   
and a stipulated tenant improvement allowance of $50 per square foot 
will be at least $10 million,958,000 including allowances for contractor’s 
fees and Developer charges of no more than 4% of managed costs, as 
more particularly described in Exhibit C– Initial Estimated Cost3  
 

                                                
1 This exhibit is in two parts; [a] The site plan showing the proposed County parcel boundary (Josephs’ Road Parcel) and [b] the 
Assessor’s map for Jay Street (County Jay Street Parcel). 
2 This exhibit should be considered only as illustrative as it will be replaced once the revised needs analysis and space program is 
completed and approved by the Inyo County Board of Supervisors  
3 See note 2 above 
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PROVISION 

 
TERMS 

 
 

4. LEASE TERM AND 
OPTION TO 
PURCHASE 

 
 
 
 
5. RENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
The Lease will commence with the first day of the month following 
acceptance of the completed building by the County and terminate 
precisely twenty years later at which time the County can purchase the 
building and land for $14 
 
 
 
 
Rent will be comprised of three components:5  
 
(1) Prepaid rent – a single payment of $2 million at commencement of 
rent;  
 
(2) Monthly rent - thereafter regular rent of $600,000674,808 per year 
will be paid in even monthly installments of $50,00056,234 at the 
beginning of each month for 240 months: and  
 
(3) Scheduled Additional Rent – At the beginning of 61st,  121st,  and 
181st  months of the Lease the County will make an additional fixed 
payment of $250,000. 
 
In the event the County elects to incur additional tenant improvement 
costs and so specifies in a timely manner, Developer agrees to provide 
such improvements and to increase the monthly rent in an amount equal 
to $7.53 per $100 of additional cost per year, payable monthly.  
 
Note that it is currently contemplated that the County will request as 
much as $5.00 per square foot of additional tenant improvements which 
could raise the cost by as much as $210,000.  In this event total annual 
rent would rise to $690,264 or $57,552 per month. 
 
Rent will be triple net with all expenses of operations including any taxes 
or assessment to the extent applicable paid by the County.6  Developer 
will have continuing responsibility only for structural maintenance 

                                                
4 Note that the option price and also the rent schedule set forth in item 5 below are both based on assumptions about design, size 
and cost as outlined in the current Exhibits B and C and pending completion of the needs analysis, space plan, and possibly 
revised building plan, all of which are to be approved by the Inyo County Board of Supervisors, these and other numbers should 
be considered as preliminary and illustrative. 
5 See note 4 above with respect to the possible change in these numbers 
6 The County intends to seek exemption from property taxes for the building on the grounds that it is used exclusively for 
governmental purposes by an exempt entity. 
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PROVISION 

 
TERMS 

 
6. GENERAL 

DESCRIPTION OF 
DOCUMENTATION 
 
 

 
 
 
 
 
 
 
 
 
 
 

7. CONDITIONS TO 
EXECUTION OF 
THE LEASE 

 
 
 
 
8. CONDITIONS TO 

PROPERTY 
TRANSFER AND 
COMMENCEMENT 
OF RENT 

 
 
 
 
 
9. SCHEDULE FOR 

COMPLETION AND 
DELIVERY 

 
 
 
 
 
 
 

 
 
To accomplish the development of the Consolidated Office Building, the 
parties will prepare and execute two documents: 
1. Aa comprehensive construction and lease agreement providing 
for the construction of a fully described building and its subsequent lease 
(with option to purchase) to the County (The Lease) 

2. A property  exchange agreement, which will provide that upon 
completion and delivery of the completed building the land 
underlying the County building will be conveyed to the County 
(and leased to Developer for a period coterminous with the 
building lease at $1 per year) in exchange for the County Jay 
Street Parcel which will be conveyed to the Developer (The 
Property Exchange Agreement) 

 
 
 
 
The Lease will be executed when all terms are approved by the Board of 
Supervisors and the Developer and its execution will serve as 
authorization to the Developer to seek all required entitlements and 
approvals. 
 
 
 
Rent under the Lease will commence and the exchange described in the 
Property Exchange Agreement will occur upon Substantial Completion. 
Substantial Completion shall be evidenced when 1) a certificate of 
occupancy (permanent or temporary) has been issued for the Premises; 2) 
all building systems are in good working order to support the operation 
of the Premises; and 3) the Tenant Improvements are complete excepting 
industry standard punch-list items which Developer shall use all 
reasonable commercial effort to correct within 30 days of 
Commencement.  
 
Subject only to force majeure as described below, Developer will deliver 
completed building no later than 23 months after execution of the Lease 
(the Required Completion Date). Construction is to be scheduled in a 
manner acceptable to CAO and set forth in the Lease.  
 
In the event that Developer fails to complete and deliver the building by 
the Required Completion Date as provided above, then in addition to any 
other right or remedy which County may have in connection therewith 
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PROVISION 

 
TERMS 

 
 
 
 
 
 
 
 
10.  RELEASE OF 

LIABILITY IN THE 
EVENT OF FAILURE 
TO COMMENCE  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
11.  LIMITATIONS ON 

ITEMS BEYOND 
DEVELOPER 
CONTROL IN  
FORCE MAJEURE 

 
 
 
 
 
 
 
 
 
12.  COUNTY CONTROL 

OF FUTURE 
DEVELOPMENT 
 

the County shall be compensated for additional rental costs as follows:  
If at the expiration of 23 months plus any lease extension (as extended 
for tolling during the presence of a force majeure condition) the building 
is not complete and available for occupancy, Developer may keep the 
Lease in effect for up to nine additional months by paying the County 
each month one half the cost of occupying their current space.  If after 
the nine additional months the building is not complete, County shall 
have the right but not the obligation to cancel the Lease. 
 
If, for any reason other than the presence of a force majeure condition, 
the Developer fails to commence construction within nine months of the 
execution of the Lease, the County may cancel the transaction and secure 
a refund of any rental deposits under the Lease and neither party will 
have any other claim on the other.  The nine month period may be 
extended to eighteen months to account for force majeure tolling, but in 
no event may it be extended beyond 18 months. 
 
 
 
 
 
 
 
 
 
 
 
The provisions of the two preceding scheduling items shall be subject to 
delay for force majeure which includes strikes, insurrections, fire, 
earthquake, catastrophic weather conditions, and delays beyond 
Developer’s control.  In order for the Developer to successfully allege 
‘entitlement’ delay as “beyond Developer control” Developer must 
provide complete and continuous information on actual and 
contemplated contacts with the City of Bishop and to identify in advance 
approvals the delay of which Developer represents would constitute 
delay for reasons outside its control. 
   
For this purpose force majeure does not apply to any changes in financial 
conditions which may impair the Developer’s ability to acquire the 
financing he seeks. 
 
County shall be granted the right of first refusal on the sale of any part of 
the remaining portion of the Wye Road & Highway 6 property.  In 
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PROVISION 

 
TERMS 

 
 
 

 
 
 
 
 
13. SUMMARY OF 

TERMS NON-
BINDING 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
EXHIBITS 
 
 
 
 
 
 
EXHIBIT A 
 
 
 
 
 
EXHIBIT B 
 
 
 

addition the County shall have design input for future development on 
the remaining portion of the Wye Road & Highway 6 property (“Joseph 
Property”) to be specified in Design Guidelines to be incorporated in the 
Lease.  Any future development shall be compatible in terms of design 
and materials to the County building.  Furthermore, the County shall 
have first right of offer to lease any additional space developed on the 
Joseph Property. 
 
 
This Summary of Terms does not constitute a legally binding 
commitment by County or Developer with respect to the matters 
described herein. This Summary of Terms is only an expression of the 
general terms on which County is willing to consider either the property 
transfers or office construction and lease discussed herein and may not 
contain all material terms to the transaction. A legally binding 
commitment with respect to the transactions contemplated herein shall be 
created only after definitive agreements has been negotiated by the 
parties, approved by the County Counsel, and fully executed and 
delivered by the parties. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PROPERTIESPROPERTY TO BE EXCHANGED AS PART OF INYO 
COUNTYUSED FOR THE CONSOLIDATED OFFICE BUILDING 
DEVELOPMENT PROGRAM 
      (a):  Josephs’ Road Parcel 
      (b)  County Jay Street Parcel 
 
 
PRELIMINARY  
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PROVISION 

 
TERMS 

 
 
 
EXHIBIT C 
 

PROJECT DESCRIPTION 
 
 
 
 
 
INITIAL ESTIMATED COST 
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EXHIBIT A(a) 
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EXHIBIT A(b) 

 



void
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EXHIBIT B 

 



EXHIBIT B 
 

PRELIMINARY PROJECT DESCRIPTION* 
               Inyo County Consolidated Office Building 

 
PROJECT: 1 Office Building totaling 42,000 square feet 
Location: Southeast corner of Main Street and Wye Road, Bishop, CA 

Construction Type V-Non rated – with Fire Sprinklers Type B Occupancy 

Number of Stories Two 

Use Office 
 

Use Zone Commercial 
 

Construction: Concrete Tilt-Up Construction 
Description 2nd Floor: Wood truss floor framing with ¾” tongue and groove plywood subfloor with 1 ½” 

2000psi gypcrete concrete. 
 

Building Clear Height: Office: 14’-0” floor to floor, 14’-0” to roof 
 

Roof System Description:            Standard Hybrid Panelized Roof System using Open Web Steel Girders and Open 
Web Steel Joists with Plywood OSB Roof Decking with Class A - 4 ply built-up roof 
system.   Accent roof mansard to be wood framed gable roof system utilizing 
prefabricated trusses with plywood sheathing with standing seam metal roof. 

 
Exterior Glazing System:             All extruded aluminum sections shall be 2" x 4" front glazed system manufactured 

by Arcadia or equal. Aluminum finish to be clear anodized aluminum. Glass is to be 
1” thick dual pane glass, color to be determined. The glass selected for the exterior 
glazing system of the building envelope shall be selected for its properties to meet 
the requirements of the current codes. 

 
Interior Walls:                              All interior walls shall be constructed utilizing 2x4 standard grade structural lumber 

with 5/8” Type X gypsum board sheets, taped and finished to a level 4 finish. 
 
Elevator:                                    Elevator to be 2500 lb capacity traveling at 100 feet per minute hydraulic elevator 

with standard cab finishes, standard elevator doors and standard call buttons. 
 

Fire Sprinkler System: Light hazard 
 

Plumbing:                                    Standard commercial grade fixtures, faucets and valves.  All sanitary sewer waste, 
cold water and hot water system will be plumbed for future tenant improvements 
capacities. 

 
Heating Ventilation 
Air Conditioning:                          Roof mounted package units will be utilized.  The units will meet the demands 

necessary to maintain a temperature of 72 degrees average in office areas with 
exterior ambient temperature of 100 degrees in the summer 20 degrees in the 
winter. 

 
Electrical: 277/480 volt, 2000 amperes 3 phase, 4 wire with a main disconnect pull section 

 
Site Utilities:                                All  sewer,  water,  landscape irrigation, storm  drain,  electrical, telephone, cable 

services from utility company point of service will be provided as required. 
 

Estimated Site Area: 144,300 square feet 
Estimated Site Coverage: 14.55 % (21,000/144,300) or 29.10% (42,000/144,300) 
Parking Provided:  278 parking stalls OR 6:6/1000 Medical / Office 
Drive Aisle Widths: Autos: 26' minimum 
 

* Cresa Partners – January 2012 
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EXHIBIT C
INITIAL ESTIMATED COST (See Note 1)

PROPOSED INYO COUNTY CONSOLIDATED OFFICE BUILDING

Total Cost Per Sq . Ft. Comments
42,000 Building Area

Building Shell $3,886,200 $92.53

Tenant Improvement Allowance $1,890,000 $45.00 original allowance offered

Additional Tenant Improvement Allowance $210,000 $5.00 See note 2

Architecture &  Engineering $271,200 $6.46

Permits $291,000 $6.93

Sitework $1,699,000 $40.45 $9.85 per square foot of site

Land $604,000 $14.38 $4.18 per sq.ft.of land

Soft Costs $944,250 $22.48 11.45% of hard costs
Financing $120,000

$211,500
$137,750

$385,500
$90,000

G&A Expenses, Insurance, Taxes $412,500 $9.82 5% of hard costs
And Contingency

Developer Fee $408,300 $9.72 4% of project costs
$10,616,450

Note 1 - These costs estimates prepared by CRESA Partners are to be considered as illustrative and hypothetical since
the ENA provides that in  Phase 1b, the proposer prepare both an updated space analysis and a final concept design

Note 2 - This additional allowance is intended to permit a somewhat more generous treatment of tenant fixtures and   
improvement costs within an earlier submitted budget of $10.6 million that included higher site improvement costs

Cresa-Commission

Interim Interest
Legal, Title, Closing, Appraisal & 
Consulting
Cresa-Project Mgmt/Project 
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