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3600 West Main 

Suite 200 

Norman, Oklahoma 

73072 

405.360.1400 p 

405.364.8287 f 

tmparch.com 

6 July 2018 

Mr. Steve Lewis 
City Manager 

City of Norman 

201 West Gray Street 

Norman, OK 73070 

Re: Proposal of Architectural Services 

City of Norman Municipal Complex Renovation 

Norman, Oklahoma 

Mr. Lewis : 

We appreciate this opportunity to submit to the City of Norman (City) our 
Proposal of Architectural Services relating to the Renovation of the Municipal 
Complex. We propose the following Scope, Outline of Services, Fee 
Structure and Schedule for this work: 

PROJECT UNDERSTANDING 

History 

Since the initial Phased Master Plan Study was prepared in January 2008 
followed by the 2015 UPDATED Space Utilization Study, several municipal 
facility advancements have taken place including the acquisition and 
utilization of the Smalley Center on Lindsey Street for the Police Department, 
an interim expansion of the Municipal Court (2009), a partial renovation of 
Building A interiors (2012), and a conceptual design for a Senior Center 
considered in the current Library building (2015). Additionally, other interior, 
mechanical and roof improvements have been completed in the current 
library (Building B) and Building C. 
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Proposed Scope 

With the new Central Library nearing completion by mid-2019, programming should begin for 
the initial phase including the formation of a new Development Center (Planning, Engineering, 
Public Works, GIS, Utilities and Permitting) and possibly Parks & Recreation to be relocated to 
Building B (Library Shell) from Buildings A and C.  

Subsequent phases at this time are currently planned as follows: 

• Relocation of the Municipal Court & Finance Division to Building A

• Expansion of Police Division into the vacated Court space

• Interior modifications to Building C including expansion of Information Technology &
Human Resources

• Interior modifications to 201 West Gray including Security, Administration and Records

• Site development including potential parking and detention modifications as required

Article 1 BASE ARCHITECTURAL SERVICE 

Schematic Design 

The following outline of services shall generally be applied to all Phases of the Municipal 
Complex Renovation. Some phases may run concurrent while other Phases would occur 
sequentially as buildings are vacated. 

1.01 Review with City the 2015 Space Utilization Study to verify current space needs, 
expectations, adjacencies, anticipated growth, budget, schedule and priorities for each 
building, division and phase.  

1.02 Develop revised Program of design requirements and needs for City review. 

1.03 Compile existing site and building information applicable to the design including as-built 
conditions, site conditions, building systems and any known deficiencies. 

1.04 Conduct preliminary code review based on current adopted codes by City. 

1.05 Prepare schematic drawings and "SketchUp" 3D images of design concepts as required 
to convey the proposed space planning and design intent. 

1.06 Prepare Cost estimate of Schematic Design 

1.07 Review Schematic Design Documents with City 

1.08 Revise drawings to reflect comments from City following review. 
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Design Development 

1.09 Prepare Design Development Documents including Site Plan, Floor Plan, Reflected 
Ceiling Plan, Interior Elevations, Building Sections and preliminary Building System 
Design. 

1.10 Prepare preliminary interior finishes and light fixtures for review by City. 

1.11 Prepare Design Development budget for review by City. 

1.12 Review Design Development Documents with City and incorporate any changes as 
required. 

Construction Documents 

1.13 Prepare Construction Documents for permitting, bidding, and construction including but 
not limited to Site Plan with Details, Structural Details, Floor Plans, Elevations, Interior 
and Millwork Elevations, Building Sections, Interior Design Finishes and Specifications. 

1.14 Coordinate and provide Structural, Mechanical, Electrical, Plumbing, and Civil 
Engineering design as required to construct the project(s). 

1.15 Review Construction Documents with Owner and incorporate any changes as required. 

1.16 Prepare 80% CD Cost Estimate for review by City. 

1.17 Submit plans to City of Norman for permitting and incorporate any comments as 
required for approval and issuance of building permit. 

Bidding and Negotiations 

1.18 Assist the City in issuance of plans for bidding and participation in Pre-Bid meeting. 

1.19 Respond to Requests for Information (RFIs) and Issue Addenda as required during 
bidding. 

1.20 Review bids and assist City in preparation of Construction Contract. 

Construction Observation 

1.21 Respond to RFIs from General Contractor and render decisions relating to matters of 
compliance or interpretation of the documents in conjunction with the City. 

1.22 Review of Shop Drawings and Submittals 
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1.23 Review the construction at intervals required for life safety and code compliance 
estimated at four (4) site visits per month and two (2) job site meetings per month. 

1.24 Preparation and distribution of written field reports and photo-documentation of each 
site visit. 

1.25 Conduct final Punch List inspection with City and Contractor. Prepare written Punch List 
and distribute. Conduct final inspection to verify satisfactory completion of the work. 

1.26 Review Contractor Change Order Requests (CORs) and issue Change Orders and 
Work Directives during construction as required. 

1.27 Issue Certificate of Substantial Completion 

1.28 Conduct 11 month post-completion inspection of the work prior to Contractor’s 12 month 
warranty expiration. 

Article 2 OWNER RESPONSIBILITIES: 

2.01 Provide programming requirements and information relating to current and projected 
municipal departmental needs including areas, staffing projections, uses, adjacencies 
and current operations. 

2.02 Provide operational assessment and records of MEP systems for each building 

2.03 Allow access to buildings with adequate notice 

2.04 Site Survey of property as required 

2.05 Geotechnical Engineering as required 

2.06 Audio/Video/IT Design 

2.07 Security Design 

2.08 Storm Shelter Design 

2.09 Building Permit fees 

2.10 Special Inspection fees required by Code. 

2.11 Review documents as needed to convey changes and instructions to the Architect. 

2.12 Review and provide written approval at all key stages of the project and estimated costs 
of construction. 

2.13 Items 2.04 - 2.08 can be provided by the Architect as an additional service if requested. 
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Article 3 ADDITIONAL SERVICES: 

3.01 Changes or Value Engineering in the project at the Owner's request after previous 
phases have been approved by the Owner when such changes require additional work 
by the Architect or their Consultants. 

3.02 Enhanced photo-realistic renderings of the project as requested by Owner other than 
Basic Services “SketchUp” renderings prepared during the design phase. 

3.03 Signage design 

3.04 Additional construction observation required beyond the contracted completion due to 
no fault of the Architect. Architect shall invoice the Owner who should recover any 
additional costs from the Contractor. 

3.05 Landscape and Irrigation Design 

3.06 Coordination with Court / Public Safety consultant 

3.07 Furniture, Fixtures & Equipment (FF&E) selection and procurement 

3.08 As-Built verification of existing buildings 

Article 4 ARCHITECTURAL FEES 

4.01 Architectural Fee for Basic Services shall be Seven Point Five Percent (7.5%) of the 
final cost of construction for each phase 

4.02 Fees for Additional Services shall be billed hourly at the rates listed in Attachment “A”. 

4.03 Should the scope or design change after previous approvals have been granted, fees 
shall be adjusted for any additional work required by the Architect or its consultants. 

Article 5 ARCHITECTURAL FEE PAYMENT 

5.01 Fees for Basic Services shall be billed monthly based on the percentage of completion 
and shall be due and payable within thirty days of date of invoice. 

5.02 Fees for Additional Services shall be billed hourly at the rates listed in Attachment “A” in 
addition to fees noted in Article 5.01 or at a negotiated lump sum fee. 

5.03 Should the Project be canceled prior to completion, only the fees for services performed 
and reimbursable expenses accrued up to the time of Architect's receipt of written notice 
to cease work shall be due and payable. 

5.04 Reimbursable Expenses and expenses pertaining to Additional Services shall be 
submitted in addition to the invoices for Basic Services. 
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Article 6 REIMBURSABLE EXPENSES 

Reimbursable expenses shall be billed at one point one (1.1) times our cost in addition to the 
progress fee billings and include but are not necessarily limited to the following: 

6.01 Cost of reproduction (prints, CAD plots and photocopies) as required to perform 
services. Cost of bid documents will be paid by contractors. 

6.02 Mileage at current IRS rates. 

6.03 Expenses of overtime work (1.5 times base hourly rate) if required and authorized in 
advance by the Owner. 

Article 7 PROJECT SCHEDULE 

We propose the following outline schedule: 

7.01 We are prepared to commence immediately with the Programming and services related 
to Building B (Library Shell & Development Center). 

7.02 We anticipate a 20-24 week schedule for preparation of construction documents on the 
initial phase (Building B). 

7.03 Services shall include preparation of program, design and construction documents 
separately for each phase as required to construct each Phase. 

7.04 Services for Buildings B, A and D shall occur sequentially as each building is vacated. 

7.05 Services for 201 West Gray, Building C and General Site Work may run concurrently as 
they do not require vacation of a space or building. 

7.06 We recommend the City retain a Construction Manager at Risk for the entire 
Municipal Complex Renovation in order to enhance: 

• Continuity between the phases

• Communication with the City

• Coordination and cost-control of sub-contractors

• Oversight of budget

• Overall control of the site
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If you have any questions please advise.  If this Proposal meets with your approval please 
execute and return one copy our records and we will enter into a Standard Form of 
Agreement for Architectural Services between Owner and Architect, AIA B-101. Also, 
within this document specific scope details will be further defined for each Phase. 

We appreciate this opportunity to be of continued service to the City of Norman and look 
forward to assisting you with the Renovation of the Municipal Complex 

Respectfully, 

Richard S. McKinney, Jr., AIA 
President 

Encl:  TMP Hourly Billing Rates 

Approved: 

___________________________________________________________________________ 
City of Norman    Title 

________________________ 
Date 
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 Attachment A 

THE MCKINNEY PARTNERSHIP ARCHITECTS 

HOURLY BILLING RATES 

July 2018 

Principal $ 175.00 

Senior Architect $ 120.00 – 150.00 

Project Architects $ 90.00 – 110.00 

Project Managers $ 80.00 – 100.00 

Project Staff $ 60.00 – 80.00 

Project Support Staff $ 40.00 – 60.00 

Administrative Staff $ 50.00 – 75.00 

Clerical $ 30.00 – 50.00 

Hourly rates may be adjusted without notice based upon 

annual employee reviews and salary adjustments. 
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12 January  2008

Municipal Complex
Master Plan Study

City of Norman

EXHIBIT B
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3600 West Main 

Suite 200 
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405.360.1400 p 
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12 January 2008,  

Mr. Steve Lewis 
City Manager 
City of Norman 
201 West Gray 
Norman, Oklahoma 73069 

Re: Norman Municipal Complex 
Phased  Master Plan Study 

Dear Mr. Lewis: 

Per your request, I have prepared the following study for the above 
referenced project for the City of Norman. This phased master plan, or some 
combination of the various options, could be initiated by the proposed 
relocation of the Norman Public Library that is estimated to be completed by 
the fourth quarter of 2011. 

The municipal complex presently totals 71,597 SF of municipal office space 
within Buildings 201, 201-A, 201-B and 201-C.  In addition, the existing library 
(Building D) contains 50,912 SF including the main offices for the Pioneer 
Multi-County Library System.  Please refer to the attached Existing Aerial 
Plan for a graphic presentation of the various departments and current layout 
within the Norman Municipal Complex. Also, please refer to the Space 
Utilization Study that outlines the existing, proposed, and planned space 
needs for the various options considered. 

The existing municipal buildings are currently fully occupied with many 
departments severely overcrowded including the Municipal Court and Public 
Works.  In a 2002 Municipal Court Space Needs Assessment Study prepared 
by our firm, it was determined that the functional needs of the court utilizing 
recommended space and security standards totaled 14,910 SF.  The present 
court facility located within Building B is housed in only 3,706 SF.  The 
efficiency, operation, confidentiality and, most importantly, security functions 
of the court are severely impacted and compromised.   

Similarly, the density of staff and lack of space within the Public Works 
Division adversely affects the productivity and efficiency of that department.   
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In addition, several departments within the municipal complex have been remotely located due 
to growth or initial building design (Utilities, Parks & Recreation, and Building Maintenance). 
These services could be more integral to the municipal process if included with a proposed 
Development & Neighborhood Center. 

Other uses considered for the backfill of the library building include the Senior Center with a 
proposed area need of 12,000 SF and a central Community Education office encompassing 
1,200 SF. 

Information for this study was assembled from existing GIS maps and plans, actual site 
studies, input from various City staff members, and consultation with Mike Tower, AIA. 

The following options itemize in detail the phased construction proposed for the reallocation of 
space within buildings A, B, C, & D. In a third plan exhibit I have listed the other considerations 
that will need to be addressed if the bond issue does not pass. 

OPTION A 

Option A positions the Municipal Court in the vacated library building (Building D) and reflects 
an expansion of Building A to accommodate the increased space needs of Public Works and 
other municipal functions. Existing meeting space within Building D shall be maintained and 
potentially expanded for City and community use. 

The following schedule of development describes the scope and earliest possible completion 
dates of each phase of Option A. 

Option A - Phase I - April 2010 
Construct a 7,000 SF addition connecting Buildings A and C. Expansion for numerous
departments would be possible within the connecting structure. In addition, a central 
reception point could be established to better assist and direct visitors. 
Construct interiors for this proposed Development & Neighborhood Center.

Option A, Phase II,  -  August  2011 
Complete new library at a location TBD
Vacate public library building (D)

Option A, Phase III, Building D - December 2012 
Demolish 40,000 SF of interior space.
Replace Roof , Add interior roof drains
Replace HVAC
Upgrade Electrical Service
Upgrade Toilets and Plumbing
Upgrade Exterior Entries
Refurbish Meeting Space
Relocate Municipal Court
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Construct Sally Port at SE corner for safe prisoner transfer
Relocate Senior Center
Relocate Building Maintenance
Provide Parks & Recreation Storage Space
Relocate Community Education
Refurbish Truck Dock for use by Building Maintenance and Parks
Construct Common Areas
“Shell out” Undeveloped Space (Possible temporary storage)

Option A, Phase IV, Building B – March 2013 
Remodel vacated court space for expanded Police functions

Benefits of OPTION A 
Permanently relocates Municipal Court within existing City owned facilities at earliest
possible date 
Building A & C functions remain in place and space constructed for expansion.

Drawbacks of OPTION A 
Increases prisoner transfer distance and exposure.
Places municipal court users in same facility as Senior Center patrons.
Necessitates expansion of Building A in order to unify and accommodate all development
services.
Existing library column spacing (25’ on center) does not allow for the minimum
recommended width of courtrooms (35’ clear span).

OPTION B 

Option B relocates the Municipal Court to Building A following the relocation of all departments 
presently located within Building A to Building D. Also included in the backfill of Building D are 
Utilities and Building Maintenance to form one unified Development & Neighborhood Center. 
Existing meeting space within Building D shall be maintained and potentially expanded for City 
and community use. 

The following schedule of development describes the scope and completion date of each 
phase of Option B. 

Option B, Phase I -  Completion August 2011 
Complete new library at a remote location TBD
Vacate public library building (D)

Option B, Phase II, Building D – December 2012 
Demolish 40,000 SF of interior space.
Replace Roof , Add internal roof drains
Replace HVAC
Upgrade Electrical Service
Upgrade Toilets and Plumbing
Upgrade Exterior Entries
Refurbish Meeting Space
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Relocate Departments from Building A
Relocate Utilities
Relocate Senior Center
Relocate Building Maintenance
Relocate Community Education
Refurbish Truck Dock
Construct Common Areas
“Shell out” Undeveloped Space

Option B, Phase III – December 2013 
Relocate Municipal Court to Building A
Construct new Sally Port at north side of Building A for prisoner transfer.

Option B, Phase IV – April 2014 
• Remodel vacated court space for expanded Police functions

Benefits of OPTION B 
Creates a unified Development & Neighborhood Center within existing building space.
Allows for the court to be freestanding in the building nearest the police station.
Minimizes prisoner transfer distance and best isolates contact with public and traffic.
Negates the need to expand Building A.
Totally separates Municipal Court from Senior Center.

Drawbacks of OPTION B 
Extends permanent court completion date by approximately 12 months.

ADDITIONAL COMMENTS 

Building Maintenance, Parks & Recreation storage and the Senior Center can utilize the
existing southwest truck dock of Building D for delivery and storage of materials.

In order for the Municipal Court to be classified as a “Court of Record”, minimum standards
have been included in the proposed court square footage to allow for permanent record
filing of its’ proceedings.

With the acquisition of the Smalley Center on Lindsay Street, certain functions of the Police
Department may be relocated which could temporarily open up Police space for the
Municipal Court needs until the new court space is constructed.  Also, temporary court
space may be considered in portable buildings that could be located in the parking lot north
of the court.

A new roof with tapered roof insulation and internal roof drains are required for Building D
similar to the work that has already been performed on buildings A & B and as planned for
Building C in 2008.

New mechanical system, electrical service upgrade, and plumbing service upgrade are
required. The mechanical system for Building A has already been upgraded and is
scheduled for Building C this year.
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522 parking spaces (ratio of 1:234 GSF) are evenly distributed throughout the complex.  If
additional parking is required, sub-grade storm detention could be installed immediately
east of Building A beneath new surface parking. This would create an additional 49 spaces
in close proximity to the court location shown in Option B.

Administration, HR, Finance, or Parks & Recreation may expand into the Building C space
vacated by Utilities.

Up to 8159 SF in Building D may be left undeveloped to allow for future storage or
expansion in Option A (1259 SF in Option B).

A municipal and community video production studio could be considered in Building D in
the future.

Exterior improvements to the entries of Building A, C, and D are proposed to make all the
municipal buildings more aesthetically cohesive, more compatible with Building 201, and to
clearly identify the entry points to all facilities.

Cost estimates do not include design fees or furniture, fixtures & equipment (FF&E) for the
reallocated or new space.

Other Considerations 

If the bond issue does not pass, the following describes the outstanding issues that need to be 
addressed including upgrades to the existing library, expansion space for city staff, and the 
construction of the Municipal Court Facility. 

Construction of City Library Upgrades 
• Replace Roof , Add internal roof drains
• Replace HVAC
• Upgrade Electrical Service
• Upgrade Toilets and Plumbing
• Upgrade Exterior Entries
• Refurbish Meeting Space

Construction of new Municipal Court 
• Purchase site for new Municipal Court – Site TBD
• Construct new Municipal Court

Construction of expansion space for Municipal Offices 
Construct 7,000 SF addition connecting Buildings A and C. Expansion for numerous
departments would be possible within the connecting structure In addition, a central 
reception point could be established to better assist and direct visitors. 

• Construct interiors for Development & Neighborhood Center in this addition
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CONCLUSION 

While Option A allows for the relocation of the Municipal Court at an earlier date, Option B 
better utilizes the space that is available in all the buildings and no additional building shell 
space is required to accommodate the reallocation of space. Furthermore, Option B isolates 
the municipal court from all other building functions while keeping it closest to the Police 
building.  

Preliminary cost estimates for all options and other consideration based on square foot costs 
are as follows: 

Option A $10,874,971.00 
Option B $11,145,771.00 
Other Considerations $10,653,940.00 

An annual inflation rate of 9% has been factored into the cost estimates for each phase. Cost 
estimates do not include design fees or furniture, fixtures & equipment (FF&E). Following 
discussion by City Council, a revised phased master plan can be developed along with a more 
detailed preliminary cost estimate of the option selected.  

In an effort to expedite each phase, the intent would be for all design, permitting and bidding to 
be complete with construction prepared to commence immediately upon the completion of 
each preceding phase. 

We appreciate this opportunity to be of continued assistance to the City of Norman and await 
further direction as how to proceed. Please advise if we can offer additional information or 
answer any questions. 

Respectfully 

Richard S. McKinney, Jr. AIA 

Enclosures 

K-1819-99



Location Building / Area Designation Existing SF Proposed SF OPTION A OPTION B

201 West Gray

1 City Manager / City Clerk 3,324 3,324 3,324 3,324
2 Legal 2,233 2,427 2,427 2,427
3 Public Works 194 0 0 0
4 Meeting Rooms 5,054 5,054 5,054 5,054
5 Common Areas 5,247 5,247 5,247 5,247
6 Building Services 2,012 2,012 2,012 2,012

Total Square Footage 18,064 18,064 18,064

201 - A West Gray

1 Public Works 3,101 6,200 6,200 0
2 GIS 992 1,200 1,200 0
3 Code Compliance / Revitalization 1,897 2,200 2,200 0
4 Building Permits 2,027 2,600 2,600 0
5 Current Planning &  Administration 771 1,000 1,000 0
6 Meeting Rooms 1,113 1,800 1,800 0
7 Common Areas 3,533 3,533 3,533 0
8 Building Services 1,154 1,154 1,154 0
9 Municipal Court 0 0 0 14,138
10 Sally Port 0 0 0 450
11 Undeveloped Space 0 2,000 0

Total Square Footage 14,588 19,687 14,588

CITY OF NORMAN

MUNICIPAL COMPLEX PHASED MASTER PLAN

12 January  2008
Space Utilization Study



201 - B West Gray Existing Proposed Option A Option B

1 Municipal Court 3,706 14,588 0 0
2 Police (first floor only) 15,343 19,049 19,049 19,049
3 Common Areas / Building Services 1,404 1,404 1,404 1,404

Total Square Footage 20,453 20,453 20,453

201 - C West Gray

1 Finance 5,636 6,000 6,000 6,000
2 Parks & Recreation 2,525 2,900 2,900 2,900
3 Human Resources 2,417 2,700 2,700 2,700
4 Utilities 1,813 2,100 2,100 0
5 Meeting Rooms 1,241 1,900 1,830 1,830
6 Common Areas 3,986 3,986 3,986 3,986
7 Building Services 874 874 874 874
8 Expansion Space 0 0 2,100

Total Square Footage 18,492 20,390 20,390

201 - D West Gray

1 Library Offices 5,636 0 0
2 Library Meeting Space 7,093 7,093 7,093
3 Library Open Area 36,823 0 0
4 Enclosed Truck Dock 1,360 1,360 1,360
5 Senior Center 12,000 12,000
6 Parks & Recreation 300 300
7 Building Maintenance 1,300 1,300
8 Community Education 1,200 1,200
9 Municipal Court 14,450 0
10 Sally Port 450 0
11 Development & Neighborhood Center 0 21,800
12 Common Areas 3,600 3,600
13 Building Services 1,000 1,000
14 Undeveloped Space 8,159 1,259

Total Square Footage 50,912 50,912 50,912



Existing Proposed Option A Option B

1 Offices 500
2 Storage 800
3 Vehicles Off Site

Total Square Footage 1,300

Senior Center         Currently Remote

1 Entry Foyer 150
2 Office / Copy / Files 252 340
3 Kitchen 108 200
4 Break Area 45 150
5 Small Activity Area 819 1,000
6 Medium Activity Area 1,275 1,800
7 Large Activity Area 0 2,400
8 Multi-Purpose Room 553 800
9 Art Room 977 1,400
10 Art Storage 224 500
11 Art Storage 208 500
12 Art Storage 72 0
13 Kiln Room 120 200
14 Meeting Room 475 500
15 General Storage 600

Sub-Total 5,128 10,540

Toilets 360
MEP Bldg Core
Circulation / Common Areas 1,100

Sub-Total 1,460

Total Square Footage 12,000

       Building Maintenance   Currently Remote



Existing Proposed Option A Option B

1 Offices (2) 300
2 Storage (2) 400
3 Study Rooms 300

Sub-Total 1,000

Toilets Bldg Core
MEP Bldg Core
Circulation 200
Sub-Total 200

Total Square Footage 1,200

Community Education        









OPTION A

PHASE SCOPE SQ FT COST / SF
INFLATION 

FACTOR ESTIMATED COST
(9% per YR)

PHASE I - BUILDING A Development & Neighborhood Center
Start: April 2010 Construct Building A Shell 7,000 $140.00 1.20 $1,176,000.00
Finish: August 2011 Construct Building A Interiors 7,000 $70.00 1.20 $588,000.00

PHASE I SUBTOTAL $1,764,000.00

PHASE II - VACATE BUILDING D
 August 2011 No work $0.00

PHASE II SUBTOTAL $0.00

PHASE III - BUILDING D
Start:  August 2011 Demolish Library Interior 40,000 $4.00 1.33 $212,800.00
Finish: December 2012 Replace Roof / Add Drains 50,912 $12.00 1.33 $812,555.52

Replace HVAC 50,912 $30.00 1.33 $2,031,388.80
Upgrade Electrical 50,912 $3.00 1.33 $203,138.88
Upgrade Toilets / Plumbing 1,000 $150.00 1.33 $199,500.00
Update Exterior Entries Allow 1.33 $350,000.00
Refurbish Meeting Space 7,093 $35.00 1.33 $330,179.15
Court Space / Sally Port 14,900 $140.00 1.33 $2,774,380.00
Senior Center 12,000 $70.00 1.33 $1,117,200.00
Parks and Recreation 300 $65.00 1.33 $25,935.00
Building Maintenance 1,300 $60.00 1.33 $103,740.00
Community Education 1,200 $70.00 1.33 $111,720.00
Truck Dock 1,360 $10.00 1.33 $18,088.00
Common Areas / Building Services 4,600 $90.00 1.33 $550,620.00
Undeveloped Space 8,159 $10.00 1.33 $108,514.70

PHASE III SUBTOTAL 50,912 $8,949,760.05

PHASE IV - BUILDING B
Start: December 2012 Remodel vacant Court Space 3,706 $30.00 1.45 $161,211.00
Finish: March 2013

PHASE IV SUBTOTAL $161,211.00

$10,874,971.05OPTION A  -  PRELIMINARY ESTIMATE TOTAL

CITY OF NORMAN

MUNICIPAL COMPLEX PHASED MASTER PLAN

 12 January  2008
Preliminary Cost Estimate



OPTION B

PHASE SCOPE SQ FT UNIT COST
INFLATION 

FACTOR ESTIMATED COST

PHASE I - VACATE BUILDING D
August 2011 No Work $0.00

PHASE I SUBTOTAL $0.00

PHASE II - BUILDING D
Start:  August 2011 Demolish Library Interior 40,000 $4.00 1.33 $212,800.00
Finish: December 2012 Replace Roof / Add Drains 50,912 $12.00 1.33 $812,555.52

Replace HVAC 50,912 $30.00 1.33 $2,031,388.80
Upgrade Electrical 50,912 $3.00 1.33 $203,138.88
Upgrade Toilets / Plumbing 1,000 $150.00 1.33 $199,500.00
Update Exterior Entries Allow 1.33 $250,000.00
Refurbish Meeting Spaces 7,093 $35.00 1.33 $330,179.15
Neighborhood & Development Center 21,800 $70.00 1.33 $2,029,580.00
Senior Center 12,000 $70.00 1.33 $1,117,200.00
Parks and Recreation 300 $65.00 1.33 $25,935.00
Building Maintenance 1,300 $60.00 1.33 $103,740.00
Community Education 1,200 $70.00 1.33 $111,720.00
Truck Dock 1,360 $10.00 1.33 $18,088.00
Common Areas 4,600 $90.00 1.33 $550,620.00
Undeveloped Space 1,259 $10.00 1.33 $16,744.70

PHASE II SUBTOTAL 50,912 $8,013,190.05

PHASE III - BUILDING A
Start: December 2012 Court Space / Sally Port 14,588 $140.00 1.45 $2,961,364.00
Finish: December 2013

PHASE III SUBTOTAL $2,961,364.00

PHASE IV - BUILDING B
Start: December 2013 Remodel vacant Court space 3,706 $30.00 1.54 $171,217.20
Finish: April  2014

PHASE IV SUBTOTAL $171,217.20

$11,145,771.25OPTION B  -  PRELIMINARY ESTIMATE TOTAL



OTHER CONSIDERATIONS

PHASE SCOPE SQ FT UNIT COST
INFLATION 

FACTOR ESTIMATED COST

CONSTRUCT LIBRARY UPGRADES Similar to Buildings A, B, &C
Start: January 2010 Replace Roof / Add Drains 50,912 $12.00 1.18 $720,913.92
Finish: January 2011 Replace HVAC 50,912 $30.00 1.18 $1,802,284.80

Upgrade Electrical 50,912 $3.00 1.18 $180,228.48
Upgrade Toilets / Plumbing 1,000 $150.00 1.18 $177,000.00

SUBTOTAL $2,880,427.20

NEW MUNICIPAL COURT Site TBD
Start: January 2010 Land Purchase (Estimate Price) 98,010 $10.00 1.18 $1,156,518.00
Finish: August 2011 Construct Municipal Court 14,910 $275.00 1.18 $4,838,295.00

SUBTOTAL $5,994,813.00

EXPANSION OF MUNICIPAL OFFICES Buildings A & C
Start: April 2010 Construct Building Shell 7,000 $140.00 1.21 $1,185,800.00
Finish: August 2011 Construct Building Interiors 7,000 $70.00 1.21 $592,900.00

SUBTOTAL $1,778,700.00

$10,653,940.20OTHER CONSIDERATIONS  -  PRELIMINARY ESTIMATE TOTAL
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 15 September 2015 

 

 

City Manager 

City of Norman 

201 West Gray 

Norman, Oklahoma 73069 

  

Re: Norman Municipal Complex 

 UPDATED Space Utilization Study 

  

Dear Mr. Lewis: 

 
Per your request, I have prepared the attached UPDATED Space Utilization 
Study for the City of Norman Municipal Complex.  The Projects included align 
with those approved in the 2008 Bond Issue along with several Optional 
Projects for consideration. The intent of this Space Utilization Study was to: 
 

 Determine the current and long-term space and staffing needs for 
each Department  

 Determine the optimal reconfiguration of space within the 
Municipal Complex  

 Refine the estimated costs for the proposed work in relation to the 
approved 2008 Bond funding 

 
The Municipal Complex presently totals 128,094 SF of office and library space 
within Buildings 201, A, B, C and D.  Please refer to the attached Current 
Municipal Complex Aerial Plan for a graphic view of the various buildings, 
areas and current layout within the Norman Municipal Complex.  Also refer to 
the attached Space Utilization Study that itemizes the existing and proposed 
space needs for the various departments and options being considered. 
 
All existing municipal space is currently fully occupied with many departments 
severely overcrowded including the Public Works and Planning.  In 2008 a 
temporary modular building was attached to the Municipal Court to provide 
essential space.  Also, in 2012, a partial renovation on Building A was carried 
out to temporarily improve the space needs and overcrowding of the Public 
Works and Planning Departments.  Additional documentation from meetings 
with Departmental Directors is included to further define the needs and space 
requirements for the overall Complex. 

     EXHIBIT C



Mr. Steve Lewis 
Norman Municipal Complex 
UPDATED Space Utilization Study 
15 September 2015 
Page 2 of 3 

PROPOSED PHASED MASTER PLAN 

After the Library is vacated, all departments presently located within Building A plus Utilities shall 
be relocated to Building D.  Also considered within Building D is a new Senior Citizen’s Center. 
The Municipal Court and Finance will be moved to Building A followed by the expansion of the 
Police Department into the vacated Court space.  Please refer to the attached Existing and 
Proposed diagrams of each building for a graphic representation of the Master Plan.  

CONSTRUCTION COST ESTIMATE 

The Bond Issue of 2008 approved approximately $11,200,000 for the projects described in the 
Master Plan.  Please refer to the attached Preliminary Cost Estimate totaling $10,790,654 for the 
authorized Bond Projects plus an additional $824,000 for Optional Projects including additional 
parking and modifications to the Administration Department in Building 201.  While the Cost 
Estimate is a simplified summary, a detailed breakout of costs is prepared and available. Since 
the build-out of the Phased Master Plan would commence late 2018 following the completion of 
the proposed new Library, annual inflation costs have also been factored into the estimate. 

ADDITIONAL COMMENTS 

 Parks & Recreation, if relocated per the Option Plan to Building D, can utilize half of the
existing southwest truck dock for delivery and storage of recreational materials.

 A 20,600 SF Senior Center is considered for Building D under the approved Bond funding.
The Norman Forward initiative also allows for alternate sites to be considered prior to
selection of a final location.  The Option Cost Estimate reflects the Senior Center

 The Municipal Court has no imminent plans to be classified as a “Court of Record”, but
growth space is allowed into the proposed Finance space if required.  Finance would then
be relocated to the growth space within Building D.

 A new roof has been installed on Building D which completes the reroof of the entire
Municipal Complex.

 Mechanical systems have been upgraded in all the buildings.  A plumbing upgrade is
required with new toilet facilities in Building D.

 450 existing parking spaces (a ratio of 1 space per 284 GSF) are evenly distributed
throughout the complex but this does not meet the demands of the Complex.  Please refer
to the enclosed Municipal Complex Parking Master Plan that presents options for an
additional 240 parking spaces in and around the Municipal Complex.  This would greatly
relieve the parking issues that occur with each Municipal Court session.
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Memo 

To: City of Norman Space Utilization Study 

From: Rick McKinney 

CC: Project File 

Date: 30 June, July 1 

Re: Space Assessment Meetings with Departments 

Jud Foster and I met with the Directors of all the Departments located within 
the Municipal Complex June 30 and July 1 

The intent in these initial meetings was to: 

 Review the current space utilization and Layout of each department. 
 Discuss what may not be functional within the current Department 
 Discuss immediate and long term needs for department and staffing. 
 Discuss proximity needs with other departments and the Public  
 Review any exterior needs that may affect the department or building 

The following scope of needs was discussed: 
Note: Areas with an asterisk (*) DO NOT include circulation. 

LEGAL DEPARTMENT – 201 W GRAY 
  City Attorney – Jeff Bryant 
  Current Department Area 3,045 sf 
  Projected Department Area 3,045 sf 

 Current space is satisfactory.
 To remain in 201 W Gray for proximity to City Manager and Mayor
 One vacant office and another utilized by the Retail Marketing

Coordinator
 Noted that the linear meeting space west of Legal could be subdivided

into offices as it is currently not effective as a meeting space. These
offices would be accessible thru a new corridor of the main building
lobby.



 
 
Space Assessment Meetings with Departments 
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 CITY OFFICES – 201 W GRAY 
  City Manager – Steve Lewis 
  Mayor – Cindy Rosenthal  
  City Clerk – Brenda Hall 
  Current Department Area  3,488 sf  
  Projected Expansion   4,855 sf  (Office Build-out) 
 

 Space is fully occupied with no room for expansion  
 Privacy / Security is a concern 
 Need Customer Counter for license renewal with a seasonal demand every year.     

Possible walk up window in building lobby to eliminate traffic during renewal periods. 
 City Manager and Mayor are “exposed” at front of building – security concerns 
 Possibly reconfigure reception area so offices are not fully exposed to lobby distractions 
 Rolling Storage is full and a scan / file program is in place  
 Need fireproof record storage for meeting minutes (Use portion of existing storage) 
 Upstairs "L" shaped Storage area is filling up 
 Mech / Elec / It / Roof Systems are satisfactory 
 Council Chambers – No requests 
 Study Session Room is too small and often overcrowded-expand or reduce table size? 
 Multi-Purpose Room is too linear for effective use... Convert to more usable office space 

 
POLICE DEPARTMENT – BUILDING B  
  Chief Keith Humphrey 
  Current Area   19,400 sf  (16,106 sf + 3,294 sf basement)  
  Projected Expansion   23,174 sf  (19,880 sf + 3,294 sf basement)  
 

 Inadequate office space now in building. No room for growth with current layout 
 Originally designed for 100 employees, presently a staff of 237 plus 13 incoming. 175 

now work outside of Police headquarters 
 EOC to be relocated from basement by 2018 
 Detailed space study needed for entire Police building. Need to reconfigure space for 

efficiency. 
 Basement is not ADA compliant, proposed as back up facility for tech equipment or 

storage 
 CID, Property / Evidence, Crime Lab, Investigations have moved to NIC on Lindsey 

Street 
 Additional expansion space is available at Lindsey Street 
 CID in Police Building was converted to Patrol Briefing Room-functions better now. 

Requested south entry / exit to vehicle parking lot. 
 Need space for large meeting room and offices 
 Crime Lab space was converted to Crime Analyst space 
 Consider adding entry to south side of building into Briefing Room. 
 Need to expand locker room space for female officers 
 Need community space for public functions-no space to interact with public 
 Not interested in keeping modular building extension...could be moved away. 
 Administration area needs to be reworked 
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Site Comments 
 Suggest modifying parking lot east and south of Building B. Desire to close off L-shaped 

parking to south and east. Close off west entry, add 2-way gate at east entry, add exit-
only gate at north entry drive, close of second entry drive to east 

 Possibly enclose east courtyard for additional space. Note: existing subgrade tank may 
be present? 

 Parking is an issue and limited (staff and patrol cars). 
 Will regain parking after removal of modular court buildings (5 spaces) 
 Question: Can parking leased by the Post Office in the southern half of lot south of 

Building B be recaptured? 
 
MUNICIPAL COURT – BUILDING B 
  Court Clerk – Rhonda Guerrero 
  Current Area   6,174 sf 
  Projected Relocation Area 8,885 sf (Building A) 
 

 No current movement or requirement for transition to a Court of Record (COR), but 
Norman population is large enough to qualify. Court of Record status would require 
additional staff, facilities, judge and cost. Allows for some appeals. Also provides a 
higher level of customer service and care. Space could be allocated if future transition 
occurs for a COR 

 Current area is sufficient, but need an office for City Attorney and Community Service 
Coordinator (currently located in the modular building). 

 Need three (3) holding cells for prisoner transfer 
 Need separate Juvenile Court Room of same size and capacity with support offices. 
 Video arraignment with County Jail is working very well. 
 Security improvement required as metal detection process is not secure, in & out traffic 

is not able to be monitored 
 4 Court sessions per week now, 124 dockets per year 
 Court room seats 75 now which is appropriate size for both court rooms 
 Parking is very crowded on court dates 
 ADA compliance and ease of accessibility is critical 

 
 
UTILITIES – BUILDING C 
  Director – Ken Komiske 
  Current Area   1,259 sf * 
  Projected Relocation Area Part of Development Center 
 

 Part of the proposed Development Services Center near Public Works & Planning 
 Need additional offices  for expansion, engineer 
 Relocate near Public Works  
 Current space is full with small offices 
 Request meeting room  
 Need additional space for file storage 
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HUMAN RELATIONS – BUILDING C 
  Director – Gayla Hicks 
  Current Area   3,889 sf * 
  Projected Area   5,487 sf *  
 

 Currently have one open office 
 Will need office space for Recruiter and Risk Manager  
 Confidentiality is an issue, Request glass partitions  
 Testing room is also used for Applications and Meetings 
 Training is done on-line and in-house 
 Police should have their own separate Training / Computer Room @ NIC 
 Computer Lab is used frequently by entire campus 
 Need larger Training Room space-large groups 
 NE office has loud “hum” from electrical panel 
 High demand for parking 
 Remodel Toilet Rooms for ADA compliance 
 Require additional accessible storage space 

 
FINANCE – BUILDING C 
  Director – Anthony Francisco 
  Current Area   3,912 sf * 
  Projected Area   5,403 sf  (Relocate to Building A) 

 
 Current space is full and Department is down six positions 
 Potential to add office for City Auditor position (@ Finance or City Offices -201) 
 Need two (2) offices for Capital Budget positions  
 Need privacy walls for Customer Service Reps 
 Need better security , have had issues with public that would be better served in 

private 
 Storage and meeting space is at a premium 
 Need conference room 
 Request updated building restrooms 

 
INFORMATION TECHCHNOLOGIES – BUILDING C 
  Director – Tim Powers; Network Manager - Kari Madden  
  Current Area   2,581 sf * 
  Projected Area   3,803 sf * 
 

 Plan to add one person (work station) in Data Center 
 IT to remain in Building C  - would be cost prohibitive to relocate Data Center 
 Need to keep Work Group together in one location, not split to EOC 
 Concerned about security–should not be accessible by general public 
 Need meeting space for Group (12-13 people) 
 Need better separation / privacy between work stations 
 Request a Holding Area 
 Need small meeting space for vendors 
 CRAC units are cooling well (2) but Data Center needs improved air flow / hot return 
 Request a better central building break room and additional storage 
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PARKS & RECREATION – BUILDING C 
  Director – Jud Foster 
  Current Area   2,224 sf * 
  Projected Area   2,788 sf * (Option: 4,591 sf near Truck Dock, Building D) 
 

 Current space is sufficient 
 Presently have one extra office – will accommodate Forester position if added 
 Need additional accessible storage for sports & event equipment  
 Need additional file storage area 
 P&R requires a lot of public access and location closer to entry would help 
 Possibly relocate adjacent to Library dock for equipment storage and distribution. 

Also allows P&R to manage / monitor Senior Resource Center.  
 
 
PUBLIC WORKS – BUILDING A 
  Director – Shawn O’Leary 
  Current Area   3,496 sf * 
  Projected Relocation Area Part of Development Center 
 

 Part of the proposed Development Services Center near Planning & Utilities 
 Current space is maxed out – no room for staff expansion 
 Plan reviewer to be added soon. 
 Storm Water Project will require 4-5 additional staff 
 Building A renovation is Functioning well – customer service area much improved 
 Need more storage area for plans / files / rolling files 
 Plan storage 
 Parking is an issue 

 
PLANNING – BUILDING A 
  Director – Susan Connors 
  Current Area   5,176 sf * 
  Projected Relocation Area Part of Development Center 
 

 Part of the proposed Development Services Center near Public Works & Utilities  
 Plan Reviewer has recently been hired  
 Need additional space for new Building Inspectors and Code Officers (TBD) 
 No vacant space for staff expansion 

 
SENIOR CITIZEN’SCENTER  
   Director: Sandi Lasseter 
   Current Area     8,000 sf (Remote)  

Projected Relocation Area 20,600 sf (Library location or at different site) 
 
DEVELOPMENT CENTER 
   Director: Shawn O’Leary, Susan Connors 
   Current Area   14,288 sf  

Projected Relocation Area    21,000 sf  (Building D) 
. 









































                              EXHIBIT D 

 

 

THE MCKINNEY PARTNERSHIP ARCHITECTS 

HOURLY BILLING RATES 

July 2018 

 

 

Principal  $ 175.00 

Senior Architect  $ 120.00 – 150.00 

Project Architects  $ 90.00 – 110.00 

Project Managers  $ 80.00 – 100.00 

Project Staff  $ 60.00 – 80.00 

Project Support Staff  $ 40.00 – 60.00 

Administrative Staff  $ 50.00 – 75.00 

Clerical  $ 30.00 – 50.00 

  

 

Hourly rates may be adjusted without notice based upon 

annual employee reviews and salary adjustments. 
 




