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One Comprehensive
Resource

For Your Windows
and Doors.

Msions Seriesn
Vinyl

Windows & Patio Doors

For over 50 years, Weather Shield'' has been

designing and manufacturing stunning windows

and doors that perform to the highest standards

and help drive the window and patio door industry

with new approaches, new designs and new ways

of doinq business.

Whether your projects are new construction or

replacement, Weather Shield provides the most

comprehensive collection o{ wrndow and door
products available. We offer a wide variety of vinyl,

fiberglass and aluminum clad solutions to meet

your design requirements and imagination.

Each features many options to achieve aesthetic

and performance goals, and all are backed by

customer care teams and field support.

MILLWORK BELK BUILDING SUPPLY

131 Brothers Road
Southern Pines, NC 28387

910.692.2715
belkbu ildingsupply.com

OOD SHIELD'"
DVANCED WOOD

P ROTECTAN T

Features a specially-
formulated solution,
adding another layer

of protection from

wood erosion.

30-year warranty against wood
rot for clad wood products and

1O-year warranty for primed/
unprimed wood products.

ry49:,,?,;p,t*slC
Designed for comfort and

engineered for efficiency,

our system features glass

with multiple Low E coatings,

reducing energy loss in cold

months and minimizing heat

gain in warm months.

SMITH PHILLIPS
BUILDING SUPPLY

603 E. 'l7th St
Winston-Salem, NC 27 105

336.722.8"167
sm ithphillips.net

SYM M ETRY

BALANCE SYSTEM,"

Features a flat-stainless
steel coil spring and

low-friction parts that
are extremely corrosion

resistant. The design offers

u ltra-smooth, super qu iet

operation and is neatly

hidden within the subframe

of the unit.

TRICORE," FRAME
TECH N OLOGY

Combines highly

moistu re- resista nt

materials, a fusion-

welded subframe
and thick, multi-cham-

bered components to
achieve new levels of

energy-efficiency and

thermal performance.

NEW HOME
BUILDING SUPPLY C(

3005 Flagstone Dr.
Greensboro, NC 2740t

336.273.286'
newhomebu ildingsupply

Aspire Serieso
Vinyl Clad Wood

Windows & Patio Doors

@E W
AI

5678 Hwy 49 S

Harrisburg, NC 28075

704.454.7200
morrisonmillwork.com

SERVICE BUITDING SUPPLY

1600 Wolf Pack Lane
Raleigh, NC 27609

919.77 6.1 500
Facebook.com/SBSsu pp ly
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2015 Legislative Session Summary

New Design-Build Construction Method -
No Local Act Required

New Design-Build Bridging Construction Method

Design-Build "Lite"

New Construction Delivery Methods -
Public-Private Partnerships (P3)

Thank You to 0ur Advertisers

20 Detailed Look at Connect NC Bond

21 The New NC Historic Preservation Tax Credits -

The Basics

22 The Cost of Doing Nothing
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HB 943 - Connect NC Bond Act
of201 5-Passed
This legislatron would authorize thc issuancc

of 52 billion of qeneral obligation debt it .r

r-najority,of voters irr the M.lrch 2016 prirl]ary

electiorr votc in fa'",or of the nreasure The

funds r,voulcl be r-rsed as foilows:

. 5980 millron would be allocated anronq

14 projects for new construction for the

constitu€.nt rrstitLrtions of the UNC sl,stenr,

incIuclinc,1 545 nriIIion lor rep.rirs.,rnc1

renovcltions (R&R). For R&R, any itenrs pr-rr

chased rrust have a useful lilc of at le ast l0
years or extend the life of tl'e facilrty bv at

least lO ye.:rs.

. 5350 nrillion would be .r located arnong the

constituent institr-rtiolrs of tire NL Co[nrru
nitv Colleqes system. The rrethod of alloca'

tion of the S I75 nrillion is based on count),

wealtir, arrd tlre rernainder is based or.
i Courtt/,,vea th (35 percent)

ri R&R reecl based on aqe of squ.rre foot-

aqe (35 percent)

iii. Need for additional squclre foot.tq;e (30

perceni)

Conrnrunily co1 eqes are requirecl to nratclr

f uncls tor ner,v construction with local .:nd/or

r-ron state frrrrds. 
-l 
hc amount ol n'r.rtclr luncls

is 5l for er,,ery 53 if tlre carrpus is in.r tier one

.rrea, S 1 for every 52 if tht c(lnrplr\ is in a tir-r

two ,rrc.l anrl S I lor cve.rv S 1 il tht- c.rnrpus is

in a tier three area There is no required nr.rtch

for rehabilit.rtion of existing facilities and ll&R.

. 53 nrillion would be alloc.rted to loca ur-rits

of goverrrnrent for chilcirerr rryrth drsabilities

and veterans with drsabilities to provide ac-

cessible parks and public lacilrties. Matcirinc;

funds in the anroLrnt of S I in loc.:l funcis for

every 54 in state funds is recluired Gr.lrts

rlcrv not exceed 5500,000 per project.

. 5309.5 rnil ion ln,ourld be usecl for c;rants ancl

loans for Wcrte I and sewer inrprovenrent

divicied eqr-rally between the State Drinkinq;

Water Reserve and the !\'astevvater Reserve.

S 100 million nrust be used for qrants, and

the remainder rnust be ursecl for low-interest

loarrs. Priority cJOes to projects sublect to an

EPA adnrLnistr,ltive order or consent decree.

Procteds are i-.-t6;pe.d as tollows:

i. For qrant f unds fronr the Waste\,^/.rter

Reserve, the c.-rp is tltr. csser of 50

pcrcent of the [)ro1ert costs or orrr.-

third of the proceeds .rllocatecl to tlre.

W.l s te\,va te r Rr.se rve.

ii. For loan fr-rnds f rorn tlre Wastewater Re-

serve, the c.:p is the lesser of al prolect

rosts nrinus qrdnt funcis recerved for

the prolect or 515 rri lion.
. S70 r-nillion rt,ould go to readines\ crlnt(.r\

for the N.rtion.rl Guarci.

. 585 rnillion would go to a ncw Plant Scr

ences BLrilding for a partnership betiveen

DACS and NCSU

o}

. 59.4 rri lion lvourld qo for construction ol a

ner,v l,:b for DAC5.

. 5:S nrrllion wou d go to replacing the Africa

Pavilion at t[re NC Zo,t.

. 575 nrillion would qc to St.rte Parks.

. 58.5 rnrllron r,r,ould qo to the Departrnent of
Public Safety for the Sam,:rcand

Tr.rining Acadenry.

Tlre bill requires that all bond-proceeds
recipients subrrit.l quarterly report beqrn

ninq lanucrry l, 2017, to the loint Leqrs-

.rtive Oversiqht Conrnrittee on Capital

rn provefirents a nd ther appropriations

conr n-r ittees reg.r rd i rr g

. Total project costs

. Anrount funded from tlre borrds

. Ixpenclitures to d.rte

. Tlre percentaqe of prclect conrpletion

State Budget (HB 97) - Passed
Capital:
. A total of S22.8 millio,r over the bierrniunr is

ailocated for capital irrproverrents frcnr the

General Furnd.

. A total of 510.i r-nillion of rryater resources

developnrent pro1ects f or 201 5- I 6 from

c(lrry over f unds.
. A tot.rl of 539.2 rri lion over the bi-

enniLrrn is.rllocated for non-general fund

ccrrlit.ll projects

A publication ofAlA North Carolina



. All state aqencies are reqr-rired to report on

capital projects every six rlontl'rs beginning

October 1,2015 State Construction is also

required to cornplete an FCAP assessrnent

every six nronths begirrning October l,
2O I 5, and report to the appropriate qov-

ernnrent oversigl-rt cOr-nnrittees and state

budqet and leqislative fiscal research.

. The UNC system is required to use non-

general funds for adi,ance planning to

include scherratic desiqn

The llNC system is required to complete

a debt affordability stridy by February of

each year.

State aqencies are authorized to make

sr-nal capital repairs less than 5300,000

with funds available

The budget creates Joint Legislative Over-

sight Corrr-nittee on Capital lmprovements.

The ttudget does not include Capital

Planninq Refornr, urhich would have

created a Capital P anning Review

Comnrission resultinq in a great deal of

confusion for the design and construc-

tion industry and additiona bureaucratic

delays in having projects approved.

Reinstated Historic Preservation Tax Credit:
. Appl e\ to ,'r tJxudyer w',o is allowed a fed

eral tax credit until Section 47 of the Code

. Fifteen percent credit for expenses up to

5l 0 rnillion
. Ten percent credit for expenses between

S10 rnillion and S20 mi ion

. A lows borrus ucoitc of 5 pe"cer-t i'the

structure is in a trer onr or tier t\/o area of a

t-lrgeted invest nrenl site

. Limits amount of credit to S4.5 million

Tax Rates:

. Reduces corporate tax rates from 5 percent

to 4 r)PraenI

. lncreases the standard cleduction for indi-

vidua tax rates

Reduces personal income tax rates from

5 75 percent to 5.499 perceqt

Expands the sales tax base to apply to

reparr, maintenance and installation ser-

vices. This additional sales tax is redistrib-

uted to low wealth counties under a new

distribution formula and must be used for
"economic developrnent, publrc schools

or corrmunity co leqes."

Funds R&R at 5150 million - Cne third to

UNC system .tnd the rest to State Budget office

for distr;butioI, to St.tte JrlerrC'eS,

Appropriates 51 1.9 million in R&R for De-

pa rtment of Tra nsportation.
Agency Restructuring:
. Establishes Departnrent of Military and

Veterans Affairs

Renames NCDENR to Department of

Environmental Quality

. Renames NC Department of Cultural

Resources to Departnrent of Natural and

Cultural Resources to include parks, zoo and

o1 her state att',rctions

Provides 5100,000 to study school

construction capital needs for Iow

wealth counties.

Provides S11 million for construction of a col-

located middle/high school in Jones County.

Provides additional revenue availability of
5708 million over two years for transporta-
tion funding in part by ending 5216 million
annual highway fund transfer and adjust-

ments in DMV fees. Another 5450 million
is generated as a result of a floor on the
motor fuels tax.

Places a cap on the amount of state money

that can be allocated to light rail projects,

effectively killing the Durham-Orange
Light Rail Project that expected to have

federal funding approved (50 percent of
the project) in February 2016. Without the
state funding, it is very doubtful that the
federalfunding will be approved.

Does not include Tax Credit Extension

for Renewable Energy was not included in

the budget.

lncludes a study on transition to rent based

modelfor state owned facilities (March 1,

2016). This may be used as model to fund
repair and renovations.

Oversight on General Government.

HB 482 - Employee Misclassifica-
tion Reform - Failed, Eligible for
Short Session
The bill would create a division within the De-

partment of Revenue that would be respon-

sible for investigating mrsclassification abuse,

providing enforcement and levying penalties.

The misclassification of workers as inde-

pendent contr.rctors, instead of employees,

allows companies to avoid paying taxes such

as unenrployment, workers compensation

and payroll taxes, enabling them to underbid

their law-abiding competitors. Ihe two cham-

bers ultimately could not come to agreement

on the bill since the House version would

have exempted newspaper carriers from the

requirements while the Senate would not.



H8 117-NCCompetes
Act - Passed
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SB 330 - Change Orders on School
Construction Projects - Failed,

Eligible for Short Session
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HB 44 - Local Government Regula-
tory Reform - Passed
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PTNrc FALL PNOTECTION
DESI(;N t I) SAFETY SOLI.JI IONS

a l)roviriing turnkev services tirr suspentletl
nrilirltcnilncc tirll [rrotectiott ttttcl rooltt)[r tritvel
restrirint sVSterlls.

\\rc specralize in tlte tlesigrt, It-titttttfltcture,
installation and certiticatittn of fall prtttectitlu
ancll( )raqc sVStL'l))s.

Inspection anrl rccertificatiolr oi eristing firll

P*rtecti'lrr s::;:-ED 

r\ rHE ,sA f
*ls

At Peak Fall Protection we believe

ilnchor shoulcl be <lesigned, engineere{
installecl, tested and inspected by a trained
cxpcrt . . . bectruse lives depend on it.
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t.,
shaL rrear the bLrildin-q, erection, or estab-

ishn'rc.r'rl of neiv burldinqs, faci ities, and

infrastructLrre and shal not include routine
'l.l n1r,'r ir rLL' .trtd repair,

HB 255 - Building Code Regula-
tory Reform - Passed

Sr-rpportecl by tlre HomebuilcJers and primar-

ily affects rcsiclential construction The bill

raises tlre tlrreslrold for building pernrit

requirerrents, pr.rts Iimitations on code

enforcenrent officia s, requires inspectrons to

be done in a timely n'ranner.rnd to include.r l

ter-ns fai incl to nreet cocie rectruirenrents, and

provides for a study of aiternative ,:pproval

rrethods. The bill also requircs tlre BCC to

post all actions related to the code, restrict5

inspectron fees lo only, Ip spent for activrtres

of the inspection departrrent, clnd exempts

Certdin COmnrerci.rl bLrrldinq prolects eSs

than 590,000 frorr tl're requirenrent of .-t

p rofess i o n.r I a rc h i tect r-r r a I sea l. T h e I ec; i s I a t i o r-r

also creates both a residentral and non resi

dentra code conrnrittee rrvithin the Br_rildinq

Code Council.

HB 765 - Regulatory Reform Act
of201 5-Passed
. lncludes a study on the use of open and

fair competition with respect to materi-

als used in wastewater, storm water and
other projects

. Provides for a voluntary environmental
self-audit and limited immunity

. Creates an Enqineered Option l--crrl t'
for wastewcrt€r col lection, treatment

and disposal
. Requires Dep.rrtrlent of Insurance to

stucly flood elevations ar-rd bui dinc height

requirements for coastal areas

. Except as requirecl by, iederal lalnr, tht:

Department of [- nvironnrent ancl Natrlra

Resor:rces sh.rll not rer-1uire mitrqation for

n rp,'rLts to ,rrr iI'trr,r tte tl Slre,il"

HB 679 - UNC Self-Liquidating
Projects - Passed

This bi I authorizes UNC to finance and con-

struct capita improver|ent prolects utilizing

oblir-;ated resources such as fees, debt serviLe,

clonations or qifts. Projects total Sl84.5 rrillion
and include:

. ASU Replacenrent for Winkler Resident

l-lall: S32 r-nillron

. ECU Renovation of Four Residence Halls:

5a-5 mi ion

. NCCU Deferred Maintenance and nfra-

slructure: $ 10.5 rnillion
. NCSLI Engineering Oval and Campus

I nfrastructr re. 57 7 rril I ion

The trlll also authorizes NCSU to use up to

514 r-nillron for advance plannirg ofthe Plant

Science Building, and 55 nrillion may corxe

fronr qeneral funds carried forward by NCSU.

The remaining S9 rnillion must corne fron-r

non .LJeneral fund recerpts. Anticipated cost is

S 180 million

8c'i>i ilitrir't'i ) lhe lvor.fh Corolirtrt BLtil,,linq L)rrectot 1,..r

I r.;rr;,'irrits A(,(, ttrtd Davtd Crtt,,,,rirtrtl i: the Ex€cLtlit,tp tu'ir r.

l)re'sir/t'.nl tor AIA Norih Crirolinrt.

f
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New Design-Build Construction Method

by Nornra Houston

Those familiar with local government con-

struction contracting know the drill - put

out an RFQ to hire an architect or engi-

neer to design the project and then bid

the construction work. But what if a local

government wants to hire both its design

professional and its contractor at the begin-

ning of the pro.lect to work together from

conceptron to completion? How does a local

government bid that kind of contract?

he General Assembly answered this

question during the 2013 session

when it enacted egislation authorizing

three nerry contr.lctinq rnetIrocls for public

construction pro1ects: design-buiId (Dts),

design bui d bridqrnq (DBB) and public

private partnersh ps (P3).

S.L. 2013-401 1H857 (Public Contracts/Con-

structiorr N4ethods/DB/P3) accornpl ishes th is

in three primary ways:

l. Anrends G.5. 143-'128, authorizrng these

new construction delivery rnethods for

large bu ld 'tg ( orslruction p,otecls

2 Requrires government.ll units to er'rter into

these contracts under the qualiflcations-

basecl selection method of G.S. 143-64.31

(the Mini-Brooks Act).

3. Establishes specrfrc procLrrenrent reLluire-

ments for each type of contract by enact-

ing three new statutes,

I G.S. 143-128.1A lor ilt,:ir.1tr-br.:1,-l

2 G.S. '143-'128.18 for desion-build

bridqinq

3 G.S. ',43-128.1C for public-private

partnerships

The new delivery rrethods are authorized

for any state or local qovernment capital

pro1ect. This artic c discursses the hrst of these

new rnelhods - design build.

Prior to HB5/'s enactment, state l.:w autho-
rized four contracting methods for large

building construction projects: single-

prime, separate prinre (also referred to as

multi-prime), dual-bidding (bidding both
sinqle- and separate-prime simultaneously),

and construction manaqement at risk.

Desiqn-build was considered an alternative

construction method requiring either State

Building Commission approval or legislative

authorization. V/hile design-build was not

statutorily restricted for building construc-

tion projects costing $300,000 or less or
projects that did not involve a building, such

as insta linq seurer pipes or erecting a water

tank, the competitive biddinq requirements

of Article 8 of Chapter 143 made enterinq
into this type of contract or a public-private
partnership both legally and practically

unwieldy Consequently, it was not uncorn-

mon for local governments to request, and

12 !t(



the General Assembly to enact, local bills

authorizing individual local governments to
use design-build or public-private partner-

ships for specific projects. For example,

during the 2013 session, Buncombe County
(S.1. 2013-31 and -40), the town of Clinton
(S.L. 2013-1 15), and the town of Cornelius
(S.L.2013-352) were authorized to use

design-build, and Onslow County received

authorization for a public-private partner-

ship project (S.1. 2013-37). HB57 eliminates

the need for these types of local acts for

future projects.r

,.'.
The new design-build statutes define a

design-builder as "an appropriately licensed

person, corporation, or entity that, under a

single contract, offers to provide or provides

design services and general contracting ser-

vices." Architectural and engineering services

must be performed by licensed architects

and engineers, and contractor services must

be performed by a licensed general contrac-
tor. While it is possible for one individual

to hold both an engrneering license and a

general contractor license, a design-builder

typically is a corporation, firm or joint venture

that employs both licensed design profes-

sionals and licensed general contractors, or a

construction firm that subcontracts with an

architect or engineer. The new design-build

statute requires the design-builder to certify

that each licensed designer and sub-consul-

tant who is a member of the design-build

team was selected based on "demonstrated

competence and qualifications" under the
qualifications-based selection process of the
Mini-Brooks Act (G.S. 143-64.31),

To enter into a design-build contract, the unit

of government must follow specific procure-

ment procedures set out in the new G.5.

143-128.14.

Criterio for Using DB. To initiate the contract-
ing process, the unit must establish written

criteria for determining when design-build

is appropriate for a project. While the criteria

must be in writing, governing board approval

is not specifically required (although it may be

highly advisable). The statute requires the ur.rit

to adopt the criteria for each project.

The criteria must address at least the follow-
ing six factors:

l. The unit's ability to "adequately and thor-

oughly" define the project requirements

in the RFP

2. Time constraints for project delivery

3. The unit's ability to ensure that a quality

project can be delivered

4. The availability of qualified staff or outside

consultants experienced in design-build

to manage and oversee the project

5. Good faith efforts to comply with histori-

cally underutilized business participation

requirements (G.S. 143-1 28.2 and -128.4)

and to recruit and select small business

entities (the term "small business entities"

is not defined in the statute)

6. The criteria used by the unit, including
a cost-benefit analysis of using design-

build in lieu of traditional construction
bidding methods

An example of criteria adopted by the city of
Greenville under this new statute is avail-

able on the School of Government's Local

il*:
,rl(-"J

Government Purchasing and Contracting
website under "legislative updates."

Public Notice;'After adopting its criteria, the

unit must issue a public notice of a request for
qualifications (RFQ) for the project. The starute

does not specify a minimum time for or meth-

od of notice. For example, formal published

notice is not required. Since a design-builder

is selected under the qualifications-based

selection method of the Mini-Brooks Act, units

may wish to use the same notice procedures

they employ for announcing requirements for

architects and engineers. ln the alternative,

units could choose to follow the published

notice procedures for formal purchase and

construction contracts under G.5. 143-

129(b). As with other contracts subject to the

Mini-Brooks Act, the unit must make good

faith efforts to notify minority firms of the op-

portunity to submit qualifications.'r

RFQ Requirements!l The RFQ must include

information on the following eight items:

1. Project site

2. Project scope

3. Anticipated project budget
4. Project schedule

5. Qualifications selection criteria and

criteria weighting

,l
I

..,
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6 Notice of the rrr-rit's rules, ordinairces, or

qoals (presunrably re ated to the prol

ect), inc udinq goa s for MWBE and small

hLrir'ess n,rrtic pci t r'r
Other inlornr.,rtiorr provided to potentiaI

rlesign-birlders rn sLrbmitting qua ifica-

tions for the prolcct

Slaterlent rt quil nq e.rch desiqn-br-riIder

to sulrnrit, with its Rlrll .1p explanation of its

prolect teanr se ection consisting of either:

a. L r,t of lrcensed conliactors, licensed

\1,r'( , )r'tr.t(to'c ,t'ril licc,t\r'd desigr

professionals the design buiLder pro-

poscs lo rrse on the project

I

b. The clesic;n-builcer's stratcqy tor se ect-

inq ronlractors ancl subcontractors

b.lsc.l orr tlre requirenrents of Article
8 of Chapter 143 (i e., conrpetirirre

bidd ng procedures)

Notc'. Desiqn builders r-nust also cer.trfy that

e.rch lrcensecl desigrr professiona who is a

nrember of tlre desiqn-build team, inclr-rd

rlct subconsl.t tants, raras selecteci througir

the qualifications-basecl sclection nrethod

required under the Mrni-Brooks Act. Whi e

it appe.:"s th.rt this certrfication is requrred of

each desrqn-[ruilder sLrbnrilting a proposa in

response to tlre unit ot.Jovernnrcrrt's liFQ, it

is unclear lvhether the certification r-nust be

subn.rittecl lvith the proposal, as is the case

lvith the prolect tc(lnr nrer-r-rl-.ers or selection

strateqy described above Units of qovern-

rnent can c.rrify tlris uncertainty hir specrfi

cally statinq in the RFQ that the certification

be sr-rbnritted wrth the proposal.

Receiving Proposals. In order to consider

proposals, the unit nrust receirre at least three

responses lo its RFQ. lf the unit receives less

than three rcsponses, it must re-so icit (this

requirenrent rrirrors the "3-bicJ nrinimurl"

rule f'or forrral cons:rurc"tion bids '). After the

second solicitation, the unit may considcr

proposa s even if tlrree .'lre not receivecl As

r,vith ttre rnitial soliotatton, the statute does

not specify a metlrod or tinre f rarne for

resolic rtatror-r, so un ts shouicl follow the sarle
procedrrres used for the initial solrcitation

Evaluoting Proposols and Awarding the

Contract Aiter receivinq proposals, the urrrt

evalr.'ttes thern and ranks the three nrost

qualifrecl respondents based on the criterLa

included in the RFQ Tlre unrt then negol.-ltes

a corrtract .rt a "fair and reasor-r.rble price" witir

the hiqhest ranked design bLrilder. As with
other contracts subject to the Mini-Brooks

Act, the unit cannot solicit project cost

estimates or fees in the RFQ, and can only
negotiate contract price after ranking the
respondents based on qualifications. lt

neqotiations with the highest ranked respon

dent are r.rot successful, the unit may rniti.rte

neqotiations with the second-highest ranked

ancl so on, untii the ur.rit either rejects all pro-

posd s or selects a design-burilder with whom

to Lontract. During its evaluation process, the

unit rnay, if it ctrooses to do so, interview some

or all of the respondents. The desiqn-build

statutc does not require governing board

approval of the contract award, even for those

projects costinll 5500,000 or more, which, un-

der traditional construction bidding methods,

do require governing board approval

Performance and Payment Bonds. Once

the contract arryard decision is made, the

selected desiqn-builder must provide bonds

under Article 3 of Chapter 44A, which

requrires perfornrance and payment bonds

for lO0 percent of the contract arnour-rt for

eaclr contract costing more than 5S0,000 on

pro1ects costinq over 5300,000.

Substituting Key Personnel.' After contract

awarcl, the design-builder ccrn only substitute

key personnel (the contractors, subcontrac-

tors, and desiqn professionals identihed in
the clesign'builder's response to the RFQ)

aftcr obtaining written approval from the

urnit. This requirement does not apply if the

desiq;n-builder selects contractors and sub-

contrcrctors under tlre competitlve bidding

reclu irements of Article 8 of Chapter 1 43.

Since design professronais are not selected

t
?
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Lrnder Article 8, it is unclear whether this

exception applies to substituting desiqn

professionals. I ocal governments could

address this anrbiguity in the terms and

conditions of the contract with the

desiq n-burilde r.

For more informatron abourt the design

build contractinq rnethod visit the Design-

Build lnstitute of America (DBIA) at www.

d bia.orglPages/defa u lt.aspx. A discussion

of desiqn-build, design build bridging,

public-private partnerships is now included

in the curriculum for the School of Govern

ment's Contracting for Construction and

Design Services course which is primarily

offered in early on October.
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ity construction consultant services to
architects and owners. HARRISCOSI
LLC has an experienced staff consisting
of construction engineering graduates
and Mll certified estimators. We provide
CIS/A and M/E/P estimates. Our staff has

the knowledge, experience, software and
equipment to provide the owner with
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New Design-Build Bridging Construction Method

r;\*t

JI

Design-Build Bridging Compared to Design-Build

he second difference between design-

build bridging and design-bulld

involves the solicitation of fees and the

standard of award for the contract. Under the

design-bulld method, fees are not solicited

in the RFQ for design-build services, and the

contract is awarded based on the qualifica-

tions-based selection method of the Mini-

Brooks Act (G.S. 143-64.31), found at www.

ncleg.net/gascri pts/statutes/statutelooku p.

pl ?statute: 1 43-64.31 . U nder the design-bu i ld

bridging method, fees and price estimates are

solicited in the RFP for design-build services,

and the contract for these services is awarded

based on the lowest responsive, responsible

bidder standard of award.

Design-Build Bridging

il
;i

frr

by Norma Houston

appropriate construction delivery method for a

particular project.

Criteria for Using Design-Build Bridging:t fhe
unit must establish written crrteria for determin-

ing when using this method is appropriate for

a project. While the criterra must be rn writing,

governing board approval is not specifically

required. The statute requires the unit to adopt

the criteria for each project. ln other words,

the unit cannot adopt blanket crlteria. The

criteria must address the same six factors as are

required for a design-build project:

1. The units ability to"adequately and thorough-

ly"define the project requirements in the RFP

2. Time constraints for project delivery

3. The unit's ability to ensure that a quality

project can be delivered

The availability of qualified staffor outside

consultants experienced in design-build to

manage and oversee the project

Good faith efforts to comply with historically

underutilized business participation require-

ments (G.S.143-128.2 and -128.4) and to

recruit and select small business entities (the

term "small business entities" is not defined

in the statute)

The criteria used by the unit, including

a cost-benefit analysis of using design-

build in lieu of traditional construction

bidding methods

i
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Selecting the Design Criteria Design Profes-

sional: Before issuing the RFP for design-build

services, the unit selects either a staff design

professional, an architect or engineer employed

by the unit, or follows the Mini-Brooks Act to

contract with an architect or engineer. This

design professional, whether he or she is an

employee or an outside design professional,

develops the design criteria package and acts

as the unit's representative during the design-

build contracting process and through the life

of the project. The design professional is not

eligible to bid on the design-build contract or

provide input to a design-build bidder during

the procurement process.

Design Criteria Package! The design criteria

design professional develops the design criteria

for the project in consultation with the unit

and prepares a design package consisting of 35

percent of the design documentation for the

entire project.The design criteria package must

include the following nine items:

1. Programmatic needs, interior space require-

ments, lntended space utilization, and other

capacity requirements

2. Physicalcharacteristics of the site such as a

topographic survey

3. Material quality standards or

performance criteria

4. Special material requirements

The design-build bridging construction method is a two-step process that differs from design-build in two significant ways.

First, the unit contracts separately with an architect or engineer to design 35 percent of the project, refened to in the statute

as the"design criterial'rThe unit then solicits proposals from design-build frrms based on the design criteria package and con-

tracts with a design-builder to complete the design and perform construction. The design criteria package acts as "bridging"

documents between the initial project concept and the design-build phase - hence the name ofthis construction method.

These bridging documents provide enough prolect requirements in preliminary drawings and specifications to enable

design b-ild bidders to submit a responsive bid.2

(ontracting Process

To enter into a design-build bridging contract,

the unit of government must follow specific

procedures set out in the new G.S. 143-128.1B,

www.ncleg.net/gascri pts/statutes/statutelooku p.

pl?statute=l 43-128.18. While many aspects of

these procedures mirror those for design-build
(see G.S. 143-128.14), there are some notable

differences. Units of government should be

aware of these differences and take them into

account when considering whether either

design-build or design-build bridging is an

"16 N( Architerture
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New Construction Delivery Methods
Publ i c-Private Partnershi ps (P3)

What ls a PublicPrivate Partnership?

The b.rsic concL.pt of the P3 leqlslatlon 1s to provide flexible contractincl authority under which units of govern ment can part

ner with a prlvate deve oper for the construction, operation and financinq of ..r capltal project. Prlor to the legis ation's enact

ment, ocal governments had to see k a ut horization from the Generdl Assembythrough ocal acts to enter lnto pub lc private

partnerships. The new leqislation makes this deve opment ancj financlng option avai able statewide to all public entltles.

1:Lrlr it 1tt ,",,llr lrt()lt:L1 : r-lef lrl l[rlr]. 'tlri. lt',,','G.5. 143-128.1C
\.,,...,\..,.|\-lt(l.,.it,,rl.l:,,t1[li:,,'t,'.r:t]:i.,.,,1,,t,tlltlr,(t()Lrt1t.1 ,l:,t.rt-tlt .1 i

LI li .r ..: ,, .,.,, ., I r .r.,, :.,. tr. I i.,,..

a()lit,lr t llt,tl 1,' itrLlL,, ., r tr. .iiLrtr ,f ,1:,rrttl l ht,iiti tt,L,t1..-,r |.[)rl)\/t,

['ti|:!, rrt r-r, ]ir'Lt lr,)\.,irtrl, rlt,tr l |, t, 1t11 r1t1,.., iil1r,t.,1'LrL t,-,ri, reaL)r-t5lrr( Ir ,r r, L

rtlr,rl',.r1:l t'rt',,i1- r-t l,: ltrttlr!Ltltli,' .:tr(lltti',',tli'i,rr iiliL'..' l.lt-ili:l flre:' :l

i()t r',1t1.1ir.'l r.ltl ,,er\ t,lr'iltL.ril, ll'r'l-3 i: r.)l (-l()\L'llrlllr.'lll ',.rr-tlll()t .'trjll;.tt

l)x)r,,( 1 .r' i,rl i iiie', ,,,'iilrir- :r itrtitl l ltrt'..rt: pritjL'r t t'ril rt',1,,'tt,,tkt lr-t,ttt:, arr

rr1 r.,:l:1 '.1)1;,..,tt,ll rli .lrt'tt'artr(-if iltor tltt:it:,tl rrt:t rti tlt,'1trit1i'1 1. lllir

L,:11 t,rl ()l tlrr'1,:tll rtl L',r',1'.

P3 [ontracting Process

T,l)t'ttr:l I'tit,,i''i ,lrt'tl',trl,t1)l'.r.)1 ,l()'.'rr'tt1-irlrlll'Ll5tL()1lf)\'',r',r-illlll's1,lt

tttr.)lvrr.'r l.ritr''tt,,rt'1-:r:lLtUiitrG.S."l43-128.'lC,','u'r.'u'\"u'.''llL'tl.tlt'1r/r1,1:tri;)l:,,/

statltcs,,ii,tl-,['oc.r.r!.1]l-il.ttult,' I.1'l l.',r li. llteitrrraer.'J -,res.trasinriar t()

tlrO,\a rL,r.rLrirr,ill.r ilL::iirr- l)u l(l,ltai (li-\rrl'r htrrtl ltridrlr,tilLof l[[J(15 o| \,' ,t

tl-r,tl ti'r'\'iltr i-r,ritil t.rtl tlle l'rlirr Lrrr-lil[:, A,-l ( )tllr"',",rt-i', llrr: []-i !tt.rlLttell'ellt
I e(-it-ri'.r r rtl,i:- .tI r-' ritI tsi,tt rli, rJ r' L I 11l't L'r ti

AdoptWritten Findings: lr. rtr,'r litr 1l',' fr-l ( oltt,lrtilil f)roL(i\\, tlrr.tttr t r.,t

il(),.'r1 r'rr',:' l lr Lt5L rr ar'(t,,,,'r tl: ''tt,il lil! llr;L iti,l.l5.r LriliL.rl leerltlrt :lrt
l'lrjett. ','',,, lri e tlre ilJ:u:!,loel li-ri .periFcl lV recl,.rire clrt,,,errirrLl Iro;riJ

,lf)l n),,:r ,i:" t1,'>tlr.rl ,rtt,,rlllrl i-lrorll,ul.let tlreL)pren\'leetitrrisAcl

tArticle 33C of Chapter 143, ',i,'"',,,,'u'.'tli,q nr.1,/Frr,rcterlL ecisl,rtion,''\t,ilLrt(,s,'

llTl'",11./li\A''it,,r'i-lr,rDii,r_14'1,/r:r,rtii L._-j-lt-lrtnr)'r.rstaL1opttlrt,.,. hrrLln,;s

.tt,1r ()ltrtl-rttt] irrf1 r.,t tltr l-ri]ilr.,, i'.i,.lii lt tttr lt)t,t r1r)'",t tlllIen:s llre,rrts the

il()\,'r-l' r',rlrLr.rtrJ'r-rsl .iljl ro','rtlreltrrrl lil: [Jtriketl,letleriiltrbL-t lr] .rtrit

ll,-,:.ir.l'' lrl lti ltrlilLrlrLlstatlte:,, rlrere.rre lrLr 5Pp,.ifrc (ri:prir tlr,tt n-lst l-r,.r

.li1l;1lltr I[],'llrr rlr)1,'el'titrrt:lLr.rlLl gllltt l: ,ltr.l irlliilrrtl tlr,l1 lltete is,l itiiil,r
l!i-'Ll tl)r ilrr rrtojrct.

Determine Programming Needs: After .r1-r1-rrovincl tlre Lrse ol the P l

rrt'11llrir,Ilrt'Lrtri1 r'lt-]:,1 (lCIrrnllirt iis l.]ro(lr lnrnritl (t l'-rlLrirunr'''11s iot tlri'

lar r t l,:1o l-ri'l ()r-rslr.Lrl tital Lilt,. l('l tltt. Pl (Orrtr(ta1 ati.l t[tr. l()ilt] in it,l'ii't
1.rti',rrtrr rri:'\ir'l()i)r'r\ :.Ltblr,it 1l'rt'ir iltr.tlilc.ttio,'s. llr s L'ttorttr.ttir,.l fotrrts tlt,-'

l,,, ,l lI -l-t rlt-.." I;.-"i *,

Publish Notice of RFQ: Ne>rt, tl ri' u rit rru\t .rL:\ rr t :t r rurl:irr fur it'ter e:ler-t

prir,'.rteLre',,'elulltrstosr-rltr-rttl,eLr qi,.rlif c.ilir-r'rs Il'e.ralvertisen'elt

ll-tst l-re 1t-rlr Lslrell il ,- r rc1,,51 ,:1 't'r r.,1 rlr'rLrt(r ciriul.rl.iort l^vitltLn tlrt

aoLu)t\/ il in,,lt i lt Ilte tltit t., t)t Jtp[]. Tltt sl,rlUtr. alor.\ tlrtt :1tt l-ifv,:



minimum timeframe for the publication period, but units should choose
a time sufficient for interested parties to develop a proposal taking into
consideration the complexity of a P3 project while the unit is not required
to publish the programming requirements in the advertisement itsel[
it must make these requirements available to potential respondents in

whatever form the unit deems appropriate.

Receive Responses: Units may choose to receive responses to its RFe rn any

form it deems appropriate;sealed proposals and a public opening are not
required. Private developers must submit the followrng information as part

of their response to the RFQ:

1. Evidence of financial stability (The statute specifies that
information that constitutes a "trade secret" under G.S. 66-152(3),
www. n c I eg. n et/g a sc r i pt s/sta t u tes/stat u tel oo k u p. p I 7st a t u r e=66- 1 52,
remains confidential)

2. Experience with similar projects

3. An explanation of pro;ect team selection by either listing licensed

contractors, I icensed subcontractors, and licensed design professionals

whom the private developer proposes to use for the project's design
and construction or a statement outlining a strategy for open contrac-
tor and subcontractor selection based competitive bidding procedures

4. A statement of the developer's availability to undertake the public-
private project and projected time line for project completion

5. Any other information required by the unit

Evaluate Responses and Select Developer:rhe unit may award the devel-
opment contract to the private developer it determines to be best qualified,

which is the standard of award under the Mini-Brooks Act (G.s. 143-64.31,
www.ncleg.net/gascripts/statutes/statutelookup.pl?statute =143-64.31).
However, unlike a traditional Mini-Brooks Act selectron process, the unit
may negotiate with one or more of the respondents during the evaluation
process. The statute is silent on the criteria the unit must use rn evaluating
the qualifications of the respondents, so the unit is free to develop their
own criteria based on rts programming needs, project scope and any other
factors related to the project it deems appropriate.

Award DevelopmentControcf:The unit's governing board must award
the development contract at an open meetrng after a pubric hearing

and at least 30 days'published notice of the terms of the contract. The

advertisement of the terms of the contract and the public hearing must

be in a newspaper of qeneral circulation within the county in which
the unit is located. The unit must also make available a summary of the
contract terms and conditions, and indicate how to obtain a copy of the
complete cont ract.

Development Contract Terms and Conditions: The development con-
tract between the unit and the private developer specifies the parties'

interests, roles, and responsibilities for the project. At a minimum, the
contract must address:

l. The property interests of the unit and the private developer (courd

include ownership, lease arrangements, or both)
2. The development responsibilities of the unit and the private devel-

oper (could include both construction and on-golng operation and
maintenance activities)

3. The financing responsibilities of the unit and the private developer
(remember that the private developer must provide at least 50

percent of the financing for the total cost of the project)

4. The parties'good faith efforts to comply with HUB participation
requirements and to recruit and select small business entities (the

term "small busrness entities" is not defined in the statute)

The development contract also may require the developer to be re-

sponsible for some or all of the construction, purchase of materials and
equipment, compliance with HUB participation requirements, and to
use the same contractor(s) as the unrt. lt also may require the developer
to purchase materrals for the prolect at a reasonable price. lf the project
utilizes the design-build construction delivery method, the procure-
ment requirements of the new design-build statute (G.S. 143-129.1A,
www.ncleg.net/gascripts/statutes/statutelookup.plTstatute= ,]43- 

I 29.1 A)

apply Performance and payment bond requirements also apply, and
the statute sets out specrfic procedures for claims under a payment
bond made against the private developer.'

The private developer with whom the unit contracts cannot perform

any design or construction work on the prolect unless a contractor de-
faults, a qualified replacement cannot be obtained in a timery manner,
and the unit approves.

Finally, the private developer and its contractors must comply with state
HUB participation requirements, rn;hich include bidders'good faith ef-

forts to solicit historically underutilized businesses on building construc-
tion projects costing S300,000 or more (G.S. 1 43-12g.2,www.ncleg.
net/ga sc ripts/statutes/stat utelooku p. pl?statut e=143-128.2).

References
I G.S 143 I 28 lC(aXS).

2. C.S. 143- I 2B.l C(tr).

3. tj.s 143-l28.1c(j) r\ c.:pital or operaring lease involving a public school cannot
contairr provisions relatincl to stLrdent assiqrrrnent (G.S 143-l28.f C(l)).

4 G.5 143 128.1C(q)

Normo HoLlston, [sq., is a [trotessor ot' law at UNC Chapel Hill Law School and a lecturer
on public law and government at the LINC-CH Schoolof Government.
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The Connect NC Bond package authorized by the General Assembly during the final days of the 201 5

session sends a referendum to the voters on March 15,2O16, to approve 52 billion worth of mostly

building construction throughout the state. lt has been 15 years since the state asked voters to autho-

rize construction bonds. This round of bond debt has been crafted in such a way that there will be no

additional tax increases on the citizens of North Carolina and the annual debt load as a percentage of

the state budget will remain well below the General Assembly's self-imposed limit of 4 percent.

rE;=f1=J4€Ft

\ A /e have reprinted here all of the projects that are detailed in

VV in. bond package As you read through the list, you can see

that every attempt was made by legislative leaders to support all

the regions of the state with needed building rnfrastructure projects.

AIA North Carolina has signed on as a supporter to the Connect NC

Bond campaign and encourages its members and all employees in

the design and Construction Community to get out and vote for the

bond during the March 15 primary election lf you'd like to get more

information about the bond, get involved in the campaign or make

a donation to the advocacy L'ffort, go to the campaign web site at

www.voteyestoi nvest.com.

University of North Carolina

1 Appalachian State

2 East Carolina

3 Fayetteville State

4 NC Central

5 NC State

6 NCA&T

7 NC School of Science & Math

B UNC - ChaPel Hill

9 UNC - Charlotte

l0 UNC - Greensboro

11 UNC Pembroke

12 UNC - Wilmington

13 Western Carolina

20 I'l( Architerture

Winston-Salem State

Various

NC Community Colleges

16 Alamance Comm. College

17 Asheville-Buncombe Technical

Comm. College

TB Beaufort Co. Comm. College

19 Bladen Comm. College

20 Blue Ridge Comm. College

21 Brunswick Comm. Colleqe

22 Caldwell Comm. Colleqe

23 Cape Fear Comm. College

24 Carteret Comm. College

25 Catawba Valley Comm. College

26 Central Carolina Comm. College

27 Central Piedmont

Comm. College

28 Cleveland Comm. College

29 College of the Albemarle

30 Coastal Carolina

Comm. College

31 Craven Comm. College

32 Davidson County

Comm. College

33 Durham Tech. Comm. Colleqe

34 Edqecombe Comm. College

35 Fayetteville Tech.

Comm. College

36 Forsyth Tech. Comm. College

37 Gaston College

38 Guilford Tech. Comm. College

39 Halifax Comm. Colleqe

40 Haywood Comm. College

41 lsothermal Comm. College

42 James Sprunt Comm. College

43 Johnston Comm. College

44 Lenoir Comm. College

45 Martrn Comm. College

46 Mayland Comm. College

47 McDowellTech. Comm. College

48 Mitchell Comm. College

49 Montgomery Comm. College

50 Nash Comm. College
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5I Pi:r-nlico Conrrn. Colleqe

5) Piednrorrt Corrtrn. College

53 Pitt Conrnr. College

54 Ranclolph Conrm. Collcge

55 Richmond Corrnr College

56 Roanoke-( howan

Conrnr Colleqe

71 Western Piedntont

Cc.rrnrn. Colleqe

i) Wilkes Cornrn. Lollege

73 Wilson Conlr. College

Local Parks and Infrastructure

74 DENR

Dare

Vance,/Warren

Burke/McDowell

lredell

Yancey

Variours

5urrylYadkin

Canrderr

Wataurqa

Durharn/ Wake

New Harrover

Transylv.:nia

Stokes

(,ur i lford/Rockinq ha rr

Chathanr,&Vake

Colurrbus

Scotland/Hoke/

Robcson/Colu nr bus

Rockinghanr

Tyreli,AVaslrirrgton

Bu rke

Alleq h.rnyAtVilkes

Wake

105 Avery

106 Watauqa

I 0/ New Hanover

lOB Rutherford

109 Wayne

I 10 Gaston

I I I Ch.:tham

I l2 Carteret

1 13 Watauqa

ll4 Bladen

I l5 Chatlrarl

ll6 H.:lifax

I I / (rates

1 1B Stanly

I 19 Ashe

I 20 Ashe

121 Harnett

I 22 Bladen

123 Moore

124 Randolph

Public Safety

I25 DPS

57 Robeson Comnr. College 15 Departrxc.nt ol
58 Rockincllranr Conrnr. Colleqe Fnv,rorrnrental Qlrality
59 Rowan-Cabarrr-rs

Corlrr Co lege National Guard

60 S.:nrpson Conrr-n. Colleqe l6 National Cuard

61 Sanr'lhills Cornnr. Colleqe

6) South Precl'nont Agriculture

Conrnr Co lege / i NC 5tate University

63 Southe.rstern Conrnr. Colleqe 78 Aqriculture and

64 Southltrcstern Corlrn Colleqe Consurler Sen,ices

65 Stanlv Con'nr Colleqe

66 Surn,Cornnr College State parks and Attractions
6/ Tri-County Corrln Collecle 19 ( umberl.tncl

68 Vance Granvil e Conrnr. Colleq;e B0 Durh.rrr/Oranqe

59 Wake Teclr. Comm. Col[.qe 8l Washinqton/Be.rufort

70 Wcrvrre Conrnr. Colleqe B2 Onslor,v

o-)
L) J

84
c)[t) )

B6

87

oo
L)O

B9

90

_rl1

92

93

94

95

96

97

98

99

100

r0t

r02

r03

104

The ffew NC Historic Preservation Tax

Credits The Basics

After allowirrq the old st.:te historrc preservation tax credit proqram
to sunset in 2014, the North Carolina General Asser-nbly aqreed to
brinq a new tax credit progranr back for 2016 by passrnq a provisiorr

in the 2015 budget bill.The follouring outline wcts prepared by the
North carolina Departnrent of Natural and cultural resources to quickly
explain the major provisions of the newly enacted state historic preser

vation tax credit program.

lncome Producing Property - Continues to prgqyback onto :he
Federal credit

' Former regular historic credits and enhanced Mill credits combined.
. Tiered base credit - 15 percenr up to 5 tO rr,illion of eualified

Rehabilitation Expenditures (QREs), lO percent from 5 tO rnillion to
520 nrrllion, no credit.lbove S20 rnillion.

. Bonus credits 5 percent Developrnent Tier Bonus for prolects rn

Tier I or 2 ccunty. 5 percent Targeted lnvestment - nranufacturing or
agricultural-related at least 65 percent vacant for two years preceding

eligibility c ert ificar,orr

. M.rxinrun-r credit 54,500,000, b.:sed on a S20 million prolect of a

vacant r-nill n distressed coLmty.

' M.rndatory rive-yeat carry forward elirrinated. credit rnay be taken in

yecrr structLrre placed in serr",ice and carried forward for nine years.

. New creclit effective January 1,2A16, sunsets January 1,2020.

. Eligibility certification for prolects certified under the previous Mill

Frrograrr expi,e January 1 ,203.
. Fee scheclule to be determined, no greater than I percent of eREs.

Non-lncome Producing Property Homeowner credits
. Property must be National Register listed or be contributing to an NR

listed Historir Distrirt.
. Credit 15 percent of eligible rehabilitation expenses.
. Project threshold reduced to S IO,OOO of rehabilitation expenses.
. Project cap limits eligible rehabilitation expenses to SI5O,OOO - maxi-

mum credir is 522,500.

. Eligible rehabilitatron expenses must be incurred within any

24 rronth peri6l.
. Mandatory five year cctrry forward eliminated. Credit may be taken in

year structure placed in service and carried forward for nine years.

. Credits may be transferred with property so long as transfer of prop-

erty occurs before it is placed in service.

. Taxpayer is allowed to claim credits for a rehabilitation once every

five years.

. New credit effective ,Janurary 1 2016, sunsets January 1,2020.

. Fee schedule to be deterrnined, no greater than I percent of
rehabil itation expenses.
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The Cost of Doing
WhyYou Will Pay For Delaying Repairs and Renovations

icture ttris: It'-q the nricidle of thc r old

est \,vintef rn a rlecade, and the rearlv

2r.)-year-old furnace in your lrolre lras

stoppecl it,orkincr. ts LL-nlt)or'rents are,rc;ed,

ard its techrroloqy rs r-lated Rep.rir co\t\ are

feasrb e, bL-rt the tix in,,illon )r pxter tJ r,l'[ irt

tlre rep.rir teclrnician calls borrowecl tinre" A

r'rrrt, flrrr]ace rs costl,v .rnd rtot in vour l-rLrclqet;

lrov",ei,er, it yvor-r d be rrore efficient .r ld r,^rcl't

recltrire rtpairs ior sorne tilre. Yorr ,ire f.lcecl

!^,,rllr.r not so sin-ple c'leci:io[r Y(r! i.]tl.

a. Repr,l 11 tlte unit,rrrd allorv t. lo r.un.rt

rerJLrcecl eificie1r,", cu,bing i.l111 l1i 1rrei-))

ber conrp ,rints .tnd lroprrtcl it continr'tes

to l)per.rta

b "Borrow" nl()ney- f rorrt llre lrouseholrl

buclqet to tepllce it vr.ritlr ar rev!/ei tloclel,

ba'rkinq on lonrl ternr -r;trinrrs;rrtr1 ;.,g31.

of rrrirrd

a Ttr rl the Lr nit of f .lrrcl nro\,(' 1169r f.r rnill'

iItO a Irote or JpJrlr]tent rrrtil sprinq

\,Vlrat is the best clroice/ ls there rpir ,y' d

iiei rsron tt,r nrane? iVlrert r,'','oulil the nroney

1.1,, i\,i,t',1 l'.rrIe,, l,l; l-ir;,.1..,r \^r,iri.ri]., P[;,rrrri [:)i .,rr ill' lrl

corle frorl to repl.lre tire turrrace or 1),ry f6r

temporcrry lror,si ntl 1

L.rr \/().r afforc'l to rlo anvth'nq oilrttr 1l',1-r

r rr.rke enrt rclency rcpairs 1

BLrsinesst5 .rnd clovernflents are iar-ed v,,itIr

,r simil.rr dilernnr.r t-r;'€i'v year but on.r n'rurlr

(-l rJ\"/er.scale lhe cr-rrial cl iflerencc D(.1r,veel

rr f)t'iVcrlr:i horlL: .rnrl .r clovenln(.r,t brrt cl inrl

is that prub ic saietv, lre.rlth anil ,,,velf,rrr: are

.rt risk vr,her ,rrqe, lricl h usJqe slrLrcturr'5

1,1 1rg1 ursIr in .,r sicrte i-.i clrsrel:.:ir lr tlr s.rrlicle

er-rctinccrirrct prrinc;,r €s r'rrc.rpp rcd to suqclr.st

t I I a t t'l e l.lV i t I t] re p.l i rs,l I t tJ r e'-r o','.1 t r c rl'. r R& ll ),

or del'errccl nr.rinteirante, ls f.rr rncTtt t ostly

or.,'er the life rrt a br-riclLnq tlran.r p.rrrrrcrl

,rId furrderl rr.rintCrtrtn( p ;nd 1gp aLetr]ent

| ) r oe Icr r n. B-v fir n cl i r r rJ p h.r sed el1 Lr i trt nr t: n t

u[)gr.]oes arxl reltl.rccnrr-rrts at the ap;1tro1-,ri

.rle tinrt: in .r bui clilq s life, expt.nsive emer
(lerr( \/ rep.t rs cat' lle a'.,oiciecl [ookirril at Ilrrr

sl.lte qove[r-] nrcnt in North Cclrolin.i ar5 a cclsc

>tudy, c1 ualit,tti','e.rna y'sis st'on!l )/ slg.rests

tlr.:t re raDle, perpr.tual fundrnq for scheduled

rt pa r and renovaLion expenclitures shr:uId

be e;t.rblisirt d.

-lre slale is respcnsi[tle for n-]ore tharr 12,000

builcJincts, tot.rlrnE nrore than I l9 rnil ion

5quar.e teet. Ihe Hiqher Educatir.rn Bond of

l00O arlded nrore tlran 100 builclings to the

ilver rtory, a nrJ new br-rildi nqs ;re Continu tn, I

lo be ror-nplr,ted ancl brouqlrt onlrne

Ihe :trte is responsiblc for r-nc-lrv tvpes ol
lturlilircs rnc urilinq historic landmarks, hirtlt-

lvay cleStartrTrr'rt storaqe shecls arrcJ st.,rtc

of-tlre art libr.rries, laboratories .rnd offices.

Tlrere .rSSets servc ntan)/ state ,rLJerrLieS and

clep,rrtl'ents, rnc trcling the UrtversitY oi
North Caro ina 5ystem

As trrclitionJ consunrers of neerly Ir,llf the

allor.rtecl rt,p,rir,rnd renovatiorr funcl inq; eat lr

)/ear tlre UNC :r,,stern is by far the l.:roest

single entity with assets in the state bu cl

intr irrr,,entor-),, Accorclilrl to a recent rilport,
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importance of life-cycle analysis during design

and construction. Policymakers and legisla-

tors rarely make decisions based on life-cycle

data. Budgeting and funding pressures narrow

the typical decision-making horizon to only a

few years, masking the true impact of today's

decisions regarding maintenance and R&R on

tomorrow's financial responsibilities.

Design decisions made in the initial delivery

phase can have significant impacts on the

total cost of a building. Some research sug-

gests a'l :10:1 00 life-cycle-cost ratio, where

the construction cost is 
.10 

times the design

cost, and life-cycle operations, maintenance

and repair is a staggering 100 times the

design cost. When choosing an architect or

engineer and allocating design fees, this ratio

confirms the importance of quality design

decisions over fee-based decisions.

Maintenan(e vs.Iime
What happens to system-service life when

maintenance is not performed? Existing

studies confirm that service life can be

reduced by 20 percent to 50 percent, creat-

ing several effects. First, the cost of main-

tenance for a given system increases, with

dramatic increases in both maintenance and

replacement costs, once the design service

life is exceeded. Second, an entire life-cycle

replacement can be added to the life-cycle

delivery curve.

Figure 2 shows an overlay of projected

life-cycle maintenance and replacement

costs with the service life curve previously

described. A basic tenet of building design

and engineering is to select equipment for

design service life. This time is less than the

full service life and is defined as the point

where system performance reaches a mini-

mum acceptable level. Any time beyond

this point, defined as the optimal time for

replacement, both the maintenance and

replacement costs increase dramatically for a

given system.

One study concluded that the total cost of
"emergency replacement" of a failed system

is equal to the square of the cost of the

labor, damaged finishes and lost productivity

for occupants.

Another negative cost result of reduced,

delayed or deferred maintenance is an

energy cost premium. Maintenance factors,

such as dirty filters, poorly adjusted equip-

ment, faulty controls and many others create

system inefficiencies. The authors of a sepa-

rate study demonstrated that lack of main-

tenance for large HVAC systems can increase

energy costs by more than 30 percent. These

system losses increase operational costs

through energy bills, the size of which will

equal and possibly exceed the original sav-

ings from reduced maintenance.

0esign
service

lile

End ol
oerlormance n r'fti:"ffii,H Replacement vs. Time

0ptimaltime lor
replacement

failed part alone, if replaced on schedule.

For a S 100 fan that fails, for example, the

emergency replacement cost can be reli-

ably estimated at 51 0,000. This difference

arises from the idea that a failed part could

result in catastrophic damage to the entire

system, requiring complete replacement.

This replacement cost must at least include

increased collateral costs such as overtime

For many years, proponents of deferred

maintenance have argued that the total

maintenance costs for a given system will

be less because of shortened service life.

lnitially, this seems logical and may hold true

for some systems and equipment. However,

if we return to the relative life-cycle cost

plot presented earlier and adjust for more

replacements because of shorter life cycles,

the total cost of ownership increases dra-

matically. By adding an entire replacement

period to the llfe cycle of a building, the 55

million building referenced previously would

cost $70 million over the total life cycle, an

increase of nearly 40 percent. See Figure j.

The observed reality is that deferred or

ignored maintenance does not reduce life-

cycle cost. lnstead, ignored repairs can lead

to an operational work-around. For example,

a variable speed drive on a fan or pump fails,

and the building loses heating or cooling

capability. To quickly address complaints, a

maintenance technician switches to manual

bypass and operates the equipment at full

speed rather than make the necessary repair.

This work-around alleviates the immediate

temperature issue but bypasses one of the
most effective energy-saving measures avail-

able for an air-conditioning system.

Repairs of this kind create poor system per-

formance and increased operational costs.

Perhaps more importantly, not operating

equipment as it is designed increases the like-

lihood of premature failure. As noted above,

early failures resulting in emergency repairs

can have exponential cost implications.
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fundirrcl H&R ptrolecls? Ilte tp(onrtrtrltcirrd
,:nnual llairrtcn,tnr-r-. rln(l rep,tir tctst ntetls ot

,'l 1yf)ira ltLt ilrlrnq r(llqr, front I petc(ltl to 4

[]ercent of tlr., rcptl.rrentent ( ()\1 rtt the ltuilrl
inqs. Witlr 6toter.tially a 52 I Lrrllion itLrLlrJirtr,;

i nventory, Nort lt Ca rol i n.t's optL rrral a rr n ual

rrJpcrir ctn(l ritlo\i'.ttion bLtrlc;ltt w()1. 1 rl [te 5rr]L)

nrillion Iltc ltLrrlqeted furtrlinq ior tiris ye.:,rr

anrl next is S l 5(l ntillion only, 0 3 [)r]r( (,nt.

[Jrrlortun(]1c y, tlre stalt-,is taL rnq to,trlrlresr
llrr, srqnilic,lrr: [-]&[i f rrnclincl c]eficrt :nd not

pro'",idinr; 1{)r i tt rr,-.lt :nrl f ltlrrrc ncc,.ls. ll,tserl

on tIte intorrl,ttion pre:,cllt]11 itcri.t, ptrrtlt

t-rly rnairrl,rin.'ti ltLtilrlil(l\ io\l,tl lt.,ts1 1i'"r,

1iItL,s tltt, trtIsltU( ltOn t,alLr'.- 1o t)[)er,ltr] .ilt(l

nraillain ll tll\ a.lsp, tlti- tttt.tl liie cyr e ((-)st

ol tlre exislin(l inv,c'ttorr", ,tltptro.ttltt\ 5l()5
Iril iorI Il tctllr,tst, sirrtt'ltrtorly nt.tint,r ne 1

lrrr i lrl I r trl:, ao-\t a pi)toxi rlJte \,,1 0 Irer r rr I t

r r r()rr.. ttt,t r t \,^!,r, r rt,t i r tt.tir rrr j f ttr L lrlir ttl s, t I It,

,rtrlrLr.rJi.zerl ltrsl rtl rrrt1rrrrrlL:ri Irtl),1irs ovL,t lf)

VL'cl's .tl)proaalr.5 51.+ lti lrort Iltrs is tlrc cost

ol rloini1 rtollIrrti1

Altt.rlrlnt I int o n onLe nolt,tl, "Yorr t.tnlrtt
as( (lf)e tlte rer;tortsiltilrty r)t torlrtrro,u^,, i)\r

ev.trlirrrl it toclay,"

L ookine :1 tltt, \1,llrr, (lo\",atntlt(.lt Ctt Nortlr
(.ltOlitl.t ,l\ (l C,:l\r'stufi\,, 1ltr,rL.,,t1)f )C(tr\ trt lte.t
itt rilr 1ir ri1 ll&R lLrrtilinil ( J,t[ ) 1 It,tt L,tr ]nrll l)t-, r.,'",tr

L()nte A s,ttrsfactO[)/.]nSln,ct'"^",i rtot lte to,tIiI
rrl !n/,,rilrrrq for ,tltltropriattrJ ltlrlc;et futnrls.I ltc

r'lraJineeriIt(;, i1i-,:ii,yrI .lI ltl ( ortstr trrtictrI aolln.Il
ltt;' ltas,t tr,\l)()n\il)rlitl, ict lrr, 1t ltrtlir r,,rnJker:

,r r rr 1 lcrlislltor s rlt-\rrl ( )f ) I tc\v, i r I r tor,r,tt i!,(, \,ri,l\/\

l{ r llJ',{ J lr,tli tr'.rj,, l'I 1"., lr,r,,,-.

lhr.rr- Jr-: n)Jn)/ possiilL itres lor both f itrtrl
irrrl H&ll fitole( 1s ,tnrl rerlur inr; o[rlirl,ttiol:,
inc rrrlrrrr.;:

. [.tcilily us,tr;t' iL,cs

. tst,tf rlisirinr; .t catrtit,tl LonsttuLlir)n

. \ettirt(l ,tsirli, lrurir lel f or l&R ltrojerts

. Rera,,Jrils or iltct ntrt,ts 1or rlecteasinrl

enetrJy oprt,r,ttirrrl burli;t ts

. [und sharrIr; lrOrrr rt,)t],rf)!rilltritt|11
,P'.,,1[,,,,l.,tt,,t tlir.,1',i, t1, .,

. l)ir",estincl lrorl rt..tl est,tlc rtrn,ncrslti[t

\olrrl ions wi I not ( on)Lr e:sLly ,tnrl r,vill rrrctsl

ri,rl,rinly invrllvr.,t r lt,tnc;e il,tllilr,rrles,tnrl

[)r'r( ('f]tiollS .lllclLrl ( r)|\trUt tir)rt, rrse,trtrl
rn,,rirl(,nanae of trtLtltlit ly lLt rrclerl l,rrilities

riit"r,;,,,r i:it]/i'i/r/ /r'\,i/tlr'/r")1(,(/r,l t1.r)/4r,,)r/ lr)r/r,1lri,l irt

lliiltt'tlilt'r'r),1,i,)r,L'lltilf)ti)/(,\\/()/l.ll,r,\,,11/yr,rr,/lt,i,i

lilrTr'lhr't !at ttlt.ll)\i' !'i'ill\ i)it !,1/,ii)ii \ (,/tr/i,1/,,,(),-\ l()

r'/)i?( ai /lr7/)r/r' /irr/ i!t)l)i()\..'t)tt' 'tt /l /t) //tr,/.)/(/( l/( ( ! (,1

i'a\l t: r)tt't,t )' J, 1lti )\1 /t()1i tl)/,., i r ; l ltt l i,.,t, l tti rllr,r /tr Trtir't/

, //lrJ ('r1'al/l(' ll t'l)t l,r)i't't iai i l(.)i i! t( titl tt'\

DESIGN
ANAIYSIS

INVESTIGAIION

$36) 76e-e808
It)lsl N()li ltl Nt' ll\\'\'ltl(). Sl.lll'l (

\\'lNS I t-lN S,\l.l:,\\. N.t . lTlt)7
t-lllS I llt lt'I tlli,\l.r,,lll:1.1..\Ol.l I'l l.NI:'l

lnnovative

llrlr:

I.t

A publication ofAlA North [arolina 25



AIANC Needs Your lnput on New Existing Building Code

ln March 2015, the Building Code Council authorized the use of the new NC Existing Building Code.

At the same tlme, they authorized a three-year phase-in of the code as designers transitioned from
using the NC Rehab Code.

AIANC reqLrested tlrat the phcrse- n be conducted so that architects

(rn(l o\^/ners coulcl fLrlly vet ttre new Fxistinq F3uildrnq Code against thc

old NC Rehab ( odt.. Durring tlris three-ye.rr prertorl (2015 2018), AIANC

ac;reecl to collect ( omments frorn its nrerl[rers on the differences

between the two codes that could help to harrnonize the new Existinq

Builclirrr; Code rr,ritir provisiors tronr the Rchab Code We want to nrakc

srrrr. tlrat helpfLrl provisions from the Fehab Code have neitlrer beerr

overlooked nor e'xcluded fronr tlte new cocjc.

You c.r-r reviernv these cocles orrline at www.rtcdoicont/OSFM/

E n g r r r eeri nc;_a nd_Codes/Defa u lt.a s px /f i e I d I =Cod es-'-C u rrent-a rr d-
Past&user-State_Bu i di ng_Codes.

You can conrrnent two ways.

. (ro to www,.li,rnc.orglbuilclinctr-code council/existirrq builrlinq

coc]e corlnrent5 and learrc (l comment.
. Irnail your thouqhts and/or corrnrents to AIA NC Executrve Vice

Pres i d ent David C rawfor tl at cl c r.rvufot'd (rla ia n c.o rq.

Welcome to delve interiors.
Whetlrer yor,rr goal is co find the rdeal

chair or Eo cneate a nrore effrcient
rntenor space wrth 8e1,666 Wall by

AllsIeel. our consLritatrve team rs Leady

t,o ltster-r and respond to your needs wrIh
flr:r;h sclutions and quality pr-oducts.
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