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1. EXECUTIVE SUMMARY 

In 2015, the San Elijo Joint Powers Authority (SEJPA) contracted with Roesling Nakamura Terada Architects (RNT) 
to provide conceptual and preliminary design services to evaluate the need for new and/or remodeled buildings at the 
San Elijo Water Reclamation Facility located at 2695 Manchester Avenue, Cardiff by the Sea, CA.  

Based on previous engineering evaluations, the Operations and Administration buildings were identified as requiring 
substantial improvements or replacement. RNT began its investigative process by reviewing existing facility 
engineering reports, construction drawings, and site conditions. RNT conducted site visits to confirm building 
deficiencies identified in the 2015 Facility Plan and review recommended improvements.  
 
RNT conducted several design meetings with SEJPA staff to develop project goals and objectives, discuss and 
document site constraints, prepare programming elements for the buildings, and identify opportunities for creating 
efficiencies and cost savings. Through this planning process, the following project goals and objectives were 
identified: 
 

 Meet current building code and ADA access requirements. 

 Create clear delineation between public and restricted areas. 

 Improve site security and access control. 

 Utilize design and construction standards required for “Essential Service Buildings”.* 

 Improve operational efficiency and minimize project cost. 

 Develop adaptable facilities to meet future needs including potable reuse. 

 Seek opportunities to integrate with community (bike path, nature center parking, public education). 
 
The project team developed multiple building alternatives that addressed the goals and objectives of the project to 
varying degrees. After consideration and review, three building options remained that best met the project goals and 
objectives. In order to select the preferred alternative, a final evaluation of the remaining options was conducted 
using the following selection criteria: Cost to Construct, Risk Reduction, Adaptability to Meet Future Needs, and 
Compatibility with Community and North Coast Corridor projects. See Appendix E for staff report, September 12, 
2016 for additional details on this evaluation process. 

The outcome of the final evaluation included the following recommendations: 

 
 Demolish existing Administration and Operations structures. 

 Combine administration and operation functions into one building, (estimated size of 11,600 sf to 13,400 sf). 

 Construct new Administration & Operation building as two-story structure, minimizing building footprint and 
space requirements. 

 Improve access and security by siting the new Administration & Operation building near the facility entrance.  

 Construct new pre-engineered metal shop building with an estimated size of 1,500 sf to 1,800 sf. 

 Create barriers to unauthorized entry to restricted areas. 

 Improve operational efficiency by co-locating staff in one building. 

 Increase connectivity with the public and nature center (overflow parking and educational opportunities). 

 Integrate with proposed North Coast Corridor bike path and transportation improvements.  

 Estimated cost: $7.4M for a 12,000 sf building (plus or minus 15%). 

 
*In 1986, the California Legislature determined that buildings providing essential services should be capable of providing those services to 
the public after a disaster. Their intent in this regard was defined in legislation known as the Essential Services Buildings Seismic Safety 
Act of 1986 and includes requirements that such buildings shall be "designed and constructed to minimize fire hazards and to resist the 
forces of earthquakes, gravity and winds." 
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The preferred building program alternative is illustrated in Exhibit A – Conceptual Site Program. The preliminary 
budget estimate of $7.4M includes design, permitting, and construction and is further detailed in Section 7.0. The 
preliminary design building site plan is illustrated in Exhibit B and the anticipated project timeline and next steps are 
shown below in Exhibit C. 
 
 

 
 
 
 
 

Exhibit A – Conceptual Site Program 
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Exhibit B - Preliminary Design - Administration & Operation Building 
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2. INTRODUCTION 

The San Elijo Joint Powers Authority (SEJPA) owns and operates the San Elijo Water Reclamation Facility (SEWRF) 
in Cardiff-by-the-Sea, California which provides wastewater treatment and disposal services to the Cities of Encinitas, 
Solana Beach, Del Mar, and portions of Rancho Santa Fe. SEJPA also owns and operates a recycled water utility 
that includes 19 miles of distribution pipelines, three storage reservoirs, and that serves four water purveyors (San 
Dieguito Water District, Santa Fe Irrigation District, City of Del Mar, and Olivenhain Municipal Water District).  

Support buildings at the SEWRF include an Operations Building (originally constructed in 1965) and an 
Administration Building, which is a temporary portable trailer, placed onsite in 2000. These buildings provide working 
space for the 22 employees who perform administration, engineering, analytical laboratory analyses, operations, and 
maintenance and capital projects required to safely and efficiently treat and recycle wastewater for beneficial reuse.  

The Operations Building is 51 years old and has evolved from numerous piecemeal additions over the years. The 
building is outdated and inefficient with numerous Structural, Fire/Life safety and Accessibility deficiencies. Similar 
issues were noted with the modular trailer that was added for Administration staff in 2000.  

Additionally, the location of the existing Operation and Administration buildings could be considered a safety and 
security liability to the SEJPA. This is due to the current facility configuration that requires the public, vendors, and 
contractors to enter the operating portions of the treatment facility in order to check in at the administration building. 
Industry standards for water and wastewater facilities are to restrict public access from the operational areas of the 
facility. Implementing such standards would require the new Administration and Operations building to be located at 
the entrance of the water reclamation facility. Locating the building at the front of the campus would greatly improve 
site access control and security. This would reduce risk and liability to the SEJPA, while improving the agency’s 
visibility and accessibility to the public. Furthermore, placing the Operations and Administration building at the front 
could allow for public parking for the adjacent Nature Center and the proposed regional bike path, providing an added 
benefit to the community. 

Exhibit C – Project Timeline 
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3.0 PROGRAMMING  

Working with the SEJPA staff through a series of meetings and workshops, comprehensive programming was 
performed for the facility.  Programming looked at holistically at site and facility operations to optimize working 
efficiency within departments, as well as throughout the overall site.  

3.1 PROGRAMMING - SITE 

A key component to the Building Improvement Program (BIP) was establishing staff and facility needs; identifying 
building code, permitting requirements, and site constraints; and creating opportunities for improving security, safety, 
and community interface.  Key issues included: 

 Site Security: Provide a secure perimeter to the treatment facility with controlled access. 

 Employee Safety and Security: Provide a secure and safe working environment. 

 Public Safety: Provide a safe and accessible public facility. 

 Efficiencies: Develop site plan to create optimal work spaces and efficiencies. 

 Flexibility: Develop adaptable building improvements to meet future needs and opportunities. 

 Community Interface:  

 Evaluate opportunities for public parking at the front of the campus for community use. 

 Educational opportunities and uses.  

From the BIP analysis of multiple options and operational scenarios, a preferred scheme with the Administration 
Building at the front of the campus emerged (Exhibit A – Conceptual Site Program). 

 

3.2 PROGRAMMING - BUILDING 

A detailed inventory of administration and operational spatial needs was developed as part of the BIP. The 
evaluations included projections for future program elements to build in long term flexibility. The inventory categories 
are as follows: 

 Administration:  Includes administrative staff offices and auxiliary spaces including Board facilities, 
reception, conference, staff work areas, storage, and appurtenances. 

 Operations: Includes staff office space, control room, and auxiliary program areas including locker rooms, 
training, technical work areas, and appurtenances. 

 Laboratory: Includes laboratory, office area, and auxiliary spaces. 

 Support: Includes technology support, custodial, storage, and equipment rooms. 

 

Room Designation 
Proposed Square 

Footage 

Administration 

Reception 120 

Waiting/Lobby 350 

General Manager 250 

Director of Finance/Administration 200 
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Administrative Assistant 120 

Accounting Technician 120 

Flex/Future Office 120 

Conference Room 250 

Plan Room 180 

Workroom/Files 300 

Break Room 370 

Board Room 1100 

Board Conference Room 180 

Storage Room 150 

Men’s Restroom 200 

Women’s Restroom 200 

Showers 160 

Subtotal 4370 

 

Room Designation 
Proposed Square 

Footage 

Operations 

Director of Operations 200 

Associate Engineer 150 

Water Reclamation Specialist 150 

Chief Plant Operator 150 

Lead Operator 1 80 

Lead Operator 2 80 

Lead Operator 3  80 

Operator 1 60 

Operator 2 60 

Operator 3 60 

Operator 4 60 

Intern 60 
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Control Room 250 

Mechanical Systems Supervisor 150 

Lead Mechanic 80 

Mechanic 1 60 

Mechanic 2 60 

Intern 60 

Tech Library  120 

Men’s Restroom 150 

Women’s Restroom 150 

Men’s Lockers 350 

Women’s Lockers 150 

Subtotal 2770 

 

 

Room Designation 
Proposed Square 

Footage 

Laboratory 

Senior Lab Analyst 150 

Lab Analyst 1 80 

Lab Analyst 2 80 

Source Control Specialist 120 

Laboratory  1500 

Microbiology Room 150 

Chemical Storage 150 

Subtotal 2230 
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Room Designation 
Proposed Square 

Footage 

Support 

SCADA Manager 180 

Systems Integrator 120 

SCADA Closet 80 

IT/Data  80 

Mechanical 80 

Electrical 80 

Custodial  80 

Subtotal 700 

 

 

Overall Program Summary 

Administration 4370 

Operations 2770 

Laboratory 2230 

Support 700 

Subtotal 10070 

Circulation Net/Gross (19%) 1920 

Total 11,990 

 (12,000) 
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3.3  ADJACENCIES 

Working with the SEJPA staff through a series of programming meetings, location of staff and staff adjacencies have 
been identified. In general, the first floor of the building will include public spaces for reception and lobby, the Board 
Room, and restrooms. Access restricted areas on the first floor will include work areas for the operators and 
mechanics, operations control room, and locker and restroom facilities. The second floor will contain the 
administrative and technical staff, the laboratory, and the break room. Adjacency diagrams for the floors are shown 
below in Exhibit D.   

 

 

 

  

Exhibit D – Adjacency Diagrams 
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3.4  ADAPTABILITY 

SEJPA recognizes that the water treatment and reclamation industry is in a dramatic period of change. Local water 
supply and reliability is a key focus for many local water purveyors and for the State, in general. These changes, 
coupled with advancements in water treatment technology and science, are pushing the boundaries for water 
purification and potable reuse. Implementing these programs will likely require the need for added staff and/or 
program spaces. The building footprint allows for a two-story addition of approximately 3,000 to 4,000 square feet of 
area at the northwest portion of the building. See Building Floor Plan Drawings AS-1.0 and AS-2.0. 

4.0 SITE REQUIREMENTS 

The BIP identified the front of the campus as the ideal location for the Administration & Operations building. 
Preliminary design for the site establishes the building location, roadways and parking, and general locations for 
hardscape and landscaping. In addition to the programming goals, site design considerations include: 

 Building orientation that optimizes public accessibility and site security. 

 Building layout that minimizes space requirements. 

 Located with minimal conflict with existing utilities. 

 Entrance Enhancement: Caltrans is planning to install a Roundabout on Manchester Avenue at the SEJPA 
and Nature Center entrance. The site design takes into account the future alignment of this improvement for 
integration of the new driveway approach.  

 Open Culvert Conversion to Underground Box Culvert: To maximize site area at the front of the campus, the 
open trapezoidal box culvert along the west side of the property is proposed be enclosed in an underground 
box culvert.  

 Bridge Access from 2nd Floor to Site: Taking advantage of the grade change at the front of the facility, a 
bridge from the 2nd floor of the Administration & Operations building to the plant area is proposed. 

4.1 EXISTING UTILITIES 

Existing utilities at the front of the campus have been mapped and are shown on Drawing C-0.1. 

With the exception of a 10” sewer force main, the proposed building area is free of active utilities. The one known 
active sewer force main utility is scheduled for relocation as part of the SEJPA Land Outfall Replacement project, 
which will occur ahead of the building project. 

4.2  PRELIMINARY SITE PLAN 

The proposed Overall Site Plan is shown on Drawing AS-1.0. The proposed Preliminary Site Plan, including the 
conceptual grading, for the front are of the campus is shown on Drawing AS-2.0.  

4.3 PRELIMINARY UTILITY PLAN 

The proposed Preliminary Utility Plan depicts the routing of water, sewer, gas, storm drain, electrical and 
communications is shown on Drawing C-1.0.  
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4.4  STORM WATER MANAGEMENT 

As a publicly owned treatment plant, SEJPA has a National Pollutant Discharge Elimination System (NPDES) permit 
for Industrial General Permit compliance issued by the California State Water Resources Board, NPDES Permit No. 
CAS000001. A site plan of the facilities associated with this permit is shown in Appendix A. This permit will require 
modification to address the building improvements at the front of the campus and the inclusion of storm water 
attenuation and treatment systems associated with this project.  

SEJPA will comply with local jurisdiction development requirements enforced by the City of Encinitas to reduce storm 
water pollution. The City requires land owners to implement a variety of Best Management Practices (BMP’s) to 
capture and/or treat runoff prior to leaving the property. SEJPA may consider the use of bioswales, attenuation 
ponds, and other BMP’s including flow diversion to the treatment plant as part of a comprehensive storm water 
management strategy. 

4.5  LANDSCAPE DESIGN 

Site landscaping will preserve the mature trees and build the landscaping palette around their presence. Plantings 
will focus on drought tolerant landscaping, including succulents and smaller palm varieties to complement the 
existing established larger palm trees. Groundcovers will include areas of decomposed granite with compositional 
plantings and ornamental boulders. Bioswales may be incorporated with grasses, plantings and drainage matrix that 
is suited for on-site water infiltration and retention. 

Drought tolerant plantings, where approachable from site walkways will include name signage placards, as 
interpretive elements to teach the community about plant varieties suitable for Southern California’s semi-arid 
climate. 

5.0 BUILDING REQUIREMENTS 

New building facilities will be designed to public institutional quality standards, with an expected life span of at least 
50 years. Building design shall focus on providing a safe and productive working environment, with modern 
workplace designs. 

All applicable Codes and regulations by the authorities having jurisdiction shall be applied to the building design. This 
includes the City of Encinitas Proposition A building height limitations of 30-feet above existing grade.  

The building design, while not requiring a LEED certification, will incorporate sustainable features to the greatest 
extent practical. This includes recycled content for building materials, regionally sourced materials, cool roofing, low-
VOC adhesives and paints, enhanced building envelope insulation, high performance glazing, low-flow plumbing 
fixtures, on-demand hot water heating, high-efficiency HVAC equipment, LED lighting, and automatic daylight 
harvesting controls. Non-combustible building components will be used to the greatest extent practical. Roof-top PV 
panels and electric vehicle charging stations will also be considered as optional project elements.  
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5.1 BUILDING DATA & CODE ANALYSIS 

Area: Approximately 12,000 square feet 

Number of Stories: 2 

Occupancy Type: B/A  (Business/Assembly) 

Construction Type VB (Structural elements, exterior walls and interior walls are of any materials permitted by 
the Code, Non-rated) 

Fire Sprinklers: Yes 

5.2 CONCEPTUAL BUILDING FLOOR PLANS 

The building will occupy an approximately 25,000 square foot building pad area at the front of the facility. See 
Drawing A1.0 for the Preliminary First Floor Plan and A2.0 for the Preliminary Second Floor Plan. 

5.3 CONCEPTUAL BUILDING MASSING 

Building massing will be composed of a two-story volume to maximize the available site area. Form will be articulated 
to respond to internal program. Roof lines will be low-slope, predominately screened behind low parapet walls in 
order to comply with the 30-foot Proposition A height limit. At this preliminary stage, building finishes and fenestration 
have not been articulated. The massing shown is intended to give a general idea of the size and form of the building. 
The final definition of the building finishes, fenestration, and roof lines will be developed in the subsequent design 
phases. See Drawing A-3.0 for Conceptual Building Massing. 

5.4 ARCHITECTURAL REQUIREMENTS 

Architectural requirements for the various building components are as follows: 

Floors at Grade: Reinforced concrete slab on grade at first floor. (Note: See geotechnical report for additional 
requirements. First floor slab may be required to be a structural mat slab or post-tensioned due to soils conditions). 
Slab design shall incorporate vapor reduction strategies, including a low water/cement mix design (less than 0.45), a 
capillary break (pea gravel) underlayment below a heavy-duty multi-layer 15 mil vapor barrier (I.E. Stegowrap). 

Elevated Floors: Composite deck consisting of reinforced lightweight concrete fill placed on spannable metal decking. 
Concrete mix design shall incorporate vapor reduction strategies, including water reducing admixtures. 

Exterior Walls: Perimeter walls may include a combination of the following: 

 Concrete masonry units. 

 Cast-in-place concrete. 

 Metal siding over non-bearing metal studs. 

 Exterior plaster over non-bearing metal studs.  

Exterior walls shall include enhanced envelope insulation. This includes: 

 Concrete masonry and concrete: R-10 rigid insulation at metal stud furred interior side of walls. 
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 Metal Siding & Exterior Plaster: R-19 batt insulation at metal stud gravity, with thermal break R-5 rigid 
insulation over exterior weather barrier and wall sheathing. 

Roofs: Roof coverings may be a combination of the following: 

 Low Slope (1/2:12 to 1:12): Modified bitumen roofing (MBR) with “cool roof” coating. Minimum slope in the 
drainage direction shall be ½:12, with drainage crickets installed to provide a minimum slope at cricket 
valleys of at least 1/4:12. MBR roof areas shall terminate at parapets which extend at least 12 inches above 
the roof deck. 

 Medium to High Slope (greater than 1:12): Standing seam metal roofing with “cool roof” fluoropolymer 
finish.  

Windows & Glazing: Dark-bronze anodized aluminum storefront system with energy efficient tinted solar-ban 
insulated dual glazing. Glazing will be tempered throughout.     

Interiors: 

Partitions: Light gage metal stud framing (20 gage min.) with gypsum wallboard each side, insulated for sound 
isolation. 

Acoustics:  

 Interior partitions between offices and other acoustically-sensitive areas shall have an STC rating of at 
least 50. 

 Ductwork terminations at registers shall be acoustically lined. Ductwork at Board Room will be 
oversized to reduce air velocity and noise. 

 Board Room will have acoustical treatment at walls and ceilings to mitigate reverberation time. 

For information regarding interior finishes, see Appendix B - Interior Room Matrices. 

5.5 STRUCTURAL REQUIREMENTS 

Structural requirements for the various building components are as follows: 

Foundations: A geotechnical report for the site area has been prepared by Stoney-Miller Consultants, Inc. and is 
included in this report. See Appendix C. The Geotechnical Report has identified the existing soils at the building 
area are potentially liquefiable and have a high water table. Ground improvements will be required in conjunction with 
the foundation design. Foundation recommendations will be developed in the subsequent design phase. Preliminary 
indications are that the building will utilize a mat slab foundation. 

Walls: Walls and vertical supporting elements include: 

 Concrete masonry unit walls. 

 Cast-In-Place concrete walls. 

 Structural steel frames with non-bearing metal stud framing. 

Elevated Floor Structure: Floors will consist of composite deck comprised of metal decking with reinforced 
lightweight concrete fill, supported by steel bar joist trusses at 4 feet on-center. 

Roof Structure: Roof structure will consist of metal decking supported by steel bar joist trusses at 8 feet on-center. 

Seismic Design: Lateral resisting elements will consist of concrete masonry and/or concrete shear walls, metal stud 
shear panel walls, structural steel braced-frames in combination with horizontal composite deck floor diaphragm and 
metal deck roof diaphragm. 
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5.6 MECHANICAL REQUIREMENTS 

HVAC system shall be designed to meet or exceed the following: 

 Title 24 energy regulations. 

 Latest adopted edition of the California Mechanical Code.  

 ASHRAE recommendations for this type of facility. 

 

Exterior Design Conditions  

California Climate Zone 7 

Location: Encinitas, California 

Latitude 33.02 

Elevation 25 ft 

 

Design Conditions based on ASHRAE Climate Data for the SEJPA region, with 0.4% data for summer and 99.6% 
data for winter. 

Summer Design Temperature Winter Design Temperature 

Dry Bulb 84 degrees F Dry Bulb 45 degrees F 

Wet Bulb 68 degrees F   

Daily Range    

 

Interior Space Temperature 

Space Temp (F) RH (%) 

Administration Areas, Private Offices, and Open Office Areas 72+/- 2 35-65% (not controlled) 

Board Room 72+/- 2 35-65% (not controlled) 

Computer & Network Equipment Rooms 72+/- 2 No requirements 

 

HVAC: After reviewing the various HVAC systems available for this building type, SEJPA has decided on using a 
Variable Refrigerant Flow (VRF) system. The decision is based on weighing several factors, including: 

 Comfort: Controllability of multiple zones. 

 Energy efficiency.  
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 Reduced building height by reducing ductwork and eliminating rooftop equipment. 

The Locker Room areas for the facility will require special design consideration to provide temperature control while 
sufficient air changes to minimize odor and moisture issues. Heat exchange units should be considered in the 
exhaust/intake air set up.    

The Laboratory space will also require special design considerations to accommodate the separate exhaust system 
for the fume hood. 

Acoustically sensitive areas, including the Board Room will require special considerations including acoustically lined 
ductwork and acoustically lined diffusers. 

Controls: Digital, web-based energy management system, capable of remotely adjusting set points.  

Plumbing: 

Fixture requirements include: 

 Institutional grade fixtures throughout. 

 Low-flow faucets and flush valves throughout. 

 Porcelain fixtures for water closets, urinals and sinks at restrooms. 

 Flush valves at all water closets and urinals. 

 Stainless steel sinks at Break Room and Kitchenettes. 

 Epoxy sinks integral to countertops at Laboratory. 

 Self-closing faucets at restroom sinks. 

Water System: 

 All domestic water piping shall be Type L copper with lead-free solder.  

 All hot water piping shall be insulated.  

 Hot water shall be provided by a commercial grade hot water heater, feeding a looped system with a 
recirculating pump. 

Sewer System: 

 All below grade piping shall be schedule 40 PVC with solvent-welded joints. 

 All above grade piping shall be no hub cast iron (for sound isolation). 

5.7 ELECTRICAL REQUIREMENTS 

The electrical service to support the new Administration and Operations building will be coupled electrical 
infrastructure upgrade for the facility. Currently, the SEJPA campus has a 1600 Amp, 480 Volt main service, “MS-2” 
which feeds various substations throughout the facility. The nearest substation to the Administration and Operations 
building is “MCC-L”, which is an 800 Amp, 480 Volt panel. These components of the facility’s electrical backbone will 
be replaced as part of an Electrical Infrastructure project. The new facilities will remain in the same location, but will 
be upgraded to current Code and technology standards. See Drawing ES-1.0 for Electrical Site Plan. 

The Administration and Operations building will be fed from the upgraded MCC-L panel. It is anticipated that a 600 
Amp/480 volt service will be provided to the Administration and Operations building. This service will meet current 
needs as well as have room for future expansion. This panel will provide power as follows: 

 Direct connection for elevator and the HVAC equipment.  

 Sub-feed to a 480/277 volt panel for lighting. 
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 Sub-feed to transformer to stepped down 120/208-3ph power panel (225-400Amp). 

 Sub-feed from 120/208-3ph power panel to smaller panels (100-125A).   

Actual anticipated loads and panel sizes will be determined as the project moves forward in more detailed design 
phases.  

The Administration and Operations building will be connected to the emergency generator that provides backup 
power the SEJPA facility. 

Equipment: 

To take advantage of power efficiency, equipment such HVAC and the elevator will be 480 volt to the greatest extent 
possible. 

Lighting: 

 Similar to the equipment, lighting fixtures will be 277 volt to the greater power efficiency.  

 Lighting will conform to the CEC Building Energy Efficiency Standards, Title 24 (California Green Building 
Standards Code). 

 Interior light fixture will be LED type, with integral driver and provisions for dimming.   

 Interior LED lighting will be 4000K, with 85 CRI. 

 Lighting controls will include daylight sensing automatic dimming controls.  

 Exterior lighting will be LED fixtures with 100% cut-off lighting distribution. 

 Exterior lighting will provide a minimum one (1) footcandle of illumination at sidewalks, pathways and 
parking areas during hours of darkness. A site photometric plan will be generated to verify minimum 
footcandles are met over the entire site.   

Receptacles: 

 Convenience outlets will be NEMA 5-20R, nylon face for 120 volt outlets. GFCI outlets will be provided at 
kitchens, locker rooms, restrooms and custodial spaces.  

 A maximum of four outlets will be connected to a 20 amp circuit. 

 Dedicated outlets will be provided at refrigerators, microwaves, coffee machines, vending machines, 
garbage disposals, copy machines, and similar appliances.    

5.8 COMMUNICATIONS & LOW-VOLTAGE 

Data: This system will include the following:  

 Main Distribution Frame, with T-1 fiber connectivity to the service provider, in air-conditioned space. 

 Structured Cat 6a cabling throughout, with network connectivity to all spaces. 

 Wireless access points at group spaces such as the Board Room, Break Room and the Lobby.  

 Cat 6A will provide hard-wired connectivity throughout the building. 

Phone: The phone system will be voice over IP run through the data system. 

Audiovisual: The SEJPA Board room will include a modern audiovisual system. Functionality and the associated 
components will be determined at a subsequent design phase. Components and functionality will include: 

 Motorized, drop down screens at front and back of room. 

 Dual, motorized dropdown projectors, with synchronized projection to screens at front and back of the 
room.   

 Speakers for surround sound throughout Board Room. 
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 Audio-visual system with remote control for all screen, projection, and functions. 

 Built-in microphones at Board dais and lectern. 

Conference rooms and the Break Room/Training Room will have projection capacity using short throw projectors 
onto integral interactive projection screens. 

SCADA: SEJPA is planning for a facility-wide SCADA upgrade project. Head-end and monitoring will be accessed 
from the Administration & Operations building. Head-end equipment will be located in a secure office space 
adjoining the facility’s SCADA Manager’s office. Monitoring of the Plant equipment will occur within the Control 
Room.   

Security: Access to the private portions of the building will be controlled via a Card-key security system. Additionally, 
the facility will include intrusion monitoring via door contacts and motion sensors, with remote monitoring from an 
outside security vendor. 

Fire Alarm: The facility will have a fully-automatic fire alarm system, with smoke and heat detectors, audio-visual 
devices, and monitoring for the fire sprinkler system. The system will include battery back-up and comply with the 
latest adopted edition of NFPA 101, Life Safety Code. 

6.0 PERMITTING REQUIREMENTS (CITY OF ENCINITAS) 

The SEJPA facility is located within the City of Encinitas jurisdiction, and local approval will go through their Planning 
and Building department. The Agency attended a Staff Advisory Committee (SAC) meeting with the City. The notes 
from that meeting are attached in Appendix D. Although the scope has been adjusted slightly from that which was 
documented in the meeting, the process will require a Coastal Development Permit, and will be followed by 
submittals and approvals for a Site Development Permit (Grading & Utilities) and a Building Permit.   

6.1 COASTAL DEVELOPMENT PERMIT 

The Coastal Development Permit (CDP) through the City of Encinitas Planning Department is required in order to 
submit a building project to the Development Services for a Building Permit. The application will require the following 
schematic plans: 

 Site Plan/Preliminary Grading Plan. 

 Floor Plans. 

 Roof Plans. 

 Elevations, including Colored Elevations of all elevations. 

 Landscape Plans.  

 Slope analysis. 

 Lighting Plan. 

 Color photos of entire site, structures and adjoining properties. 

The following technical studies will also be required: 

 Drainage Study. 

 Priority Development Project Stormwater Quality Management Plan. 

It is anticipated that this process will take between 4 to 6 months. 



 
San Elijo Joint Powers Authority 20 Building Improvement Program 
  Preliminary Design Report 
  Roesling Nakamura Terada Architects, Inc. 

6.2 SITE DEVELOPMENT PERMIT 

Upon approval of the CDP, a Site Development Permit will need to be obtained from the City of Encinitas for grading 
and site utility work. This will include: 

 Grading & Drainage Plan. 

 Paving Plan. 

 Horizontal Control Plan. 

 Utility Site Plan. 
 
It is estimated that this process will take between 3 to 4 months. 

6.3 BUILDING PERMIT 

Upon approval of the CDP and in conjunction with the Site Development, Construction Plans for a Building Permit 
issuance will need to be obtained from the City of Encinitas. This will include all plans, elevations, sections and 
detailing to verify Code compliance and provide adequate instructions for constructing the building and site.   
 
It is estimated that this process will take between 3 to 4 months. 
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7.0 PROJECT BUDGET SUMMARY 

 

Conceptual Project Budget      

    Area Unit Unit Cost Total 

  
Construct 2-Story Admin Bldg   12,000 SF $350 4,200,000 

  Demolish Operations Building & Admin Trailer 8,000 SF $10 80,000 

  Construct Pre-engineered Shop Bldg (+ Toilet Rm.  
& Office) 1,600 SF $150 240,000 

  Minor Sitework at Shop Building 1 LS $50,000 50,000 

  Sitework at Front Entry 1 LS $500,000 500,000 

      5,070,000 

  Contingency (20%)       1,014,000 

  Total    6,084,000 

        

Soft Costs - Design      

  A/E Design (7%)    425,880 

  Discretionary Permitting/Environmental    75,000 

  Plan Review & Building Permit    100,000 

  CM - Predesign (Constructability + Cost Est) (2.5%)       152,100 

      752,980 

        

Soft Costs - Construction      

  A/E Construction Administration (2%)    121,680 

  CM (4%)    243,360 

  Testing & Inspection (3%)       182,520 

      590,760 

            

Grand Total       7,427,740 
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Room: Board Room Area: 1100

Item Type Description

Adjacencies: Lobby, Restrooms, 

Storage, AV closet Floor Finish Carpet

Dimensions: 34.75'x34.5' Base Finish Topset

Occ. Type: Assembly Wall Finish gyp. bd., acoustical panel

Occ. Load: 35 Ceiling Finish Acoustical clouds, gyp. bd.

Acoustics: Yes, Sound baffling Ceiling Height 10'-0" Minimum 

Casework

Dias seating area, solid surface counter w/ plastic 

lam cabinet body

Other

Window 

Requirements Yes

Raised dais 6"-8"

Window 

Treatment Motorized blinds

HVAC VRF,  individual zone, acoustcial considerations

Plumbing none

Power

Typical convenience outlets, power to each dias 

station, power to motorized projectors, screens and 

blinds

Lighting Recessed, Dimmable LED

Data Data to projector, dias stations, podium 

Comm

AV

Motorized retractable ceiling projector, motorized 

projection screen (consider at front & back of 

room), sound system & speakers

FF&E 30 audience chairs, podium, dias chairs, artwork

Space Characteristics

Appendix B ­ Room Matrices



Room: Board Chamber Area: 1100

Item Type Description

Adjacencies: Board Room, Storage, 

AV closet Floor Finish Carpet

Dimensions: 14'x9.75' Base Finish Topset

Occ. Type: B Wall Finish gyp. bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC Yes

Plumbing none

Power Typical convenience outlets

Lighting Recessed LED

Data Data outlet on one wall

Comm

AV

FF&E 8 seat table and chairs. White board. 

Space Characteristics



Room: AV RM & Stor. Area: 1100

Item Type Description

Adjacencies: Board Room, Board 

Chamber Floor Finish Carpet

Dimensions: 10.75'x9.5' Base Finish Topset

Occ. Type: B Wall Finish gyp. Bd.

Occ. Load: Ceiling Finish  gyp. bd.

Acoustics: No Ceiling Height 9'-0"

Casework

Other

Window 

Requirements none

Window 

Treatment

HVAC VRF Individual Zone

Plumbing none

Power Dedicated outlet(s) for AV eqmt.

Lighting Recessed LED

Data Network connection

Comm

AV AV Head-end equipment

FF&E

Space Characteristics



Room: Lobby Area:

Item Type Description

Adjacencies: Workroom files, Mech, 

Board Room, RR, Elev. Floor Finish Epoxy Terrazzo

Dimensions: ≈ 12.5'x34' Base Finish Epoxy Terrazzo

Occ. Type: Assembly Wall Finish Gyp. Bd., Acoustical treatment

Occ. Load: 15 Ceiling Finish Gyp. Bd., Acoustical treatment

Acoustics: Yes Ceiling Height Varies, partial 2-story volume

Casework

Reception counter, solid surface w/ plastic lam. 

Cabinets

Other

Window 

Requirements Yes

Window 

Treatment Fritted or Translucent Glazing

HVAC VRF Individual Zone

Plumbing drinking fountain

Power Typical convenience outlets

Lighting Recessed LED,and/or pendant LED, indirect LED

Data Wi Fi

Comm

AV NA

FF&E Lobby seating

Space Characteristics



Room: Men 1 Area:

Item Type Description

Adjacencies:

Elev. Equip. Rm, Lobby, 

Board Room, Cust. Floor Finish Epoxy Terrazzo

Dimensions: ≈ 15'-6"x 9'-0" Base Finish Epoxy Terrazzo

Occ. Type: B Wall Finish Moisture resistant gyp. bd. & Tile

Occ. Load: Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Yes Ceiling Height 9'-0"

Casework Solid surface sink counter

Other

Window 

Requirements No

Window 

Treatment

HVAC Exhaust Fan

Plumbing Toilet, urinal, in-counter sinks

Power Typical convenience outlets

Lighting Recessed and/or pendant mounted, indirect

Data Wi Fi

Comm

AV NA

FF&E

Toilet Partitions, Mirror full length of counter, 

Electric Hand Drier, Soap, Paper Towel & Toilet Seat 

Cover Dispensers

Space Characteristics



Room: Women 1 Area:

Item Type Description

Adjacencies:

Elev. Equip. Rm, Lobby, 

Board Room, Cust. Floor Finish Epoxy Terrazzo

Dimensions: ≈ 15'-6"x 9'-0" Base Finish Epoxy Terrazzo

Occ. Type: B Wall Finish Moisture resistant gyp. bd. & Tile

Occ. Load: Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Yes Ceiling Height 9'-0"

Casework Solid surface sink counter

Other

Window 

Requirements No

Window 

Treatment

HVAC Exhaust Fan

Plumbing Toilets, in-counter sinks

Power Typical convenience outlets

Lighting Recessed and/or pendant mounted, indirect

Data Wi Fi

Comm

AV NA

FF&E

Toilet Partitions, Mirror full length of counter, 

Electric Hand Drier, Soap, Paper Towel & Toilet Seat 

Cover Dispensers

Space Characteristics



Room: Custodial Rm 1 Area:

Item Type Description

Adjacencies: Restrooms, Mech Rm. 

Board Rm, Lobby Floor Finish Sealed Concrete

Dimensions: 6'x8' Base Finish Sealed Concrete

Occ. Type: B Wall Finish Moisture resistant Gyp. Bd., FRP

Occ. Load: Ceiling Finish Moisture resistant Gyp. Bd.

Acoustics: no Ceiling Height 9'

Casework None

Other

Window 

Requirements no

Window 

Treatment

HVAC Exhaust Fan

Plumbing Floor Sink

Power Typical convenience outlets

Lighting Recessed LED

Data NA

Comm

AV NA

FF&E Storage Shelving, Mop Rack

Space Characteristics



Room: Mechanical Rm Area:

Item Type Description

Adjacencies:

Chem. Storage, Locker 

Rooms Floor Finish Sealed Concrete

Dimensions: 5'x8.3' Base Finish Sealed Concrete 

Occ. Type: S1 Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Gyp. Bd.

Acoustics: Yes Ceiling Height 9'-0"

Casework

Other

Window 

Requirements No

Window 

Treatment

HVAC Combustion air ventilation

Plumbing Hot Water Heater, floor sink

Power Typical convenience outlets

Lighting Surface-mounted LED

Data

Comm

AV NA

FF&E

Space Characteristics



Room: Electrical Area:

Item Type Description

Adjacencies:

 Mech. Rm. Workroom 

files Floor Finish Sealed Concrete

Dimensions: 6.6'x8' Base Finish Sealed Concrete

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Gyp. Bd.

Acoustics: no Ceiling Height 9'-0"

Casework

Other

Window 

Requirements No

Window 

Treatment

HVAC Exhaust Fan

Plumbing Sump with sewer connection

Power

Lighting Surface-mounted LED

Data

Comm Phone connection

AV NA

FF&E

Space Characteristics



Room: Communication Area:

Item Type Description

Adjacencies: Restrooms, Cust. 

Mech. Rm. Board Rm, 

Lobby Floor Finish Sealed Concrete

Dimensions: 6.6'x9.8' Base Finish Sealed Concrete 

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Gyp. Bd.

Acoustics: Ceiling Height 9'-0"

Casework

Other

Window 

Requirements No

Window 

Treatment

HVAC VRF Individual Zone

Plumbing No

Power

Dedicated outlets for server equipment, Fire Alarm 

& EMS panels,   Typical convenience outlets

Lighting Surface-mounted LED

Data Server rack & cabinet

Comm

Fire Alarm Control Panel, Energy Management 

System 

AV NA

FF&E UPS

Space Characteristics



Room: Electrical Area:

Item Type Description

Adjacencies:

 Mech. Rm. Workroom 

files Floor Finish Sealed Concrete

Dimensions: 6.6'x9.8' Base Finish Sealed Concrete

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Gyp. Bd.

Acoustics: no Ceiling Height 9'-0"

Casework

Other

Window 

Requirements No

Window 

Treatment

HVAC Individual

Plumbing

Power Electrical Panels

Lighting Recessed and/or pendant mounted, indirect

Data

Comm

AV NA

FF&E

Space Characteristics



Room: Workroom Files Area:

Item Type Description

Adjacencies: Locker Rm, Elec, 

Comm, Reception, 

Lobby, RR Floor Finish Carpet

Dimensions: 17'x13.5' Base Finish Topset Vinyl

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Gyp. Bd. / Suspended  acoustical panel ceiling

Acoustics: Ceiling Height 9'-0"

Casework Counters and cabinets

Other

Window 

Requirements no

Window 

Treatment

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on two walls

Comm

AV NA

FF&E Table, Chairs,  Cabinets, Shelving

Space Characteristics



Room: M- Locker Room Area:

Item Type Description

Adjacencies: Elec, Workroom files, 

Lobby, W-Locker Rm, 

Elev. Floor Finish Epoxy Terrazzo

Dimensions: 19.75'x35.5' Base Finish Epoxy Terrazzo

Occ. Type: B Wall Finish Moisture resistant gyp. bd./Terrazzo

Occ. Load: 50 Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Yes Ceiling Height 9'-0"

Casework Solid surface counter

Other

Window 

Requirements No

Window 

Treatment

HVAC Exhaust, plus VRF Individual Zone

Plumbing Toilets, Sinks, Showers, Urinals

Power Typical convenience outlets

Lighting Recessed LED

Data no

Comm

AV NA

FF&E Lockers, Benches, Toilet Partitions

Space Characteristics



Room: M- Locker Room Area:

Item Type Description

Adjacencies:

M-Locker Rm, Control 

Room, Supervisor, 

Bullpens, Mech. Rm. Floor Finish Epoxy Terrazzo

Dimensions: 10'x24'-4" Base Finish Epoxy Terrazzo

Occ. Type: B Wall Finish Moisture resistant gyp. bd./Teraazzo

Occ. Load: 25 Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Yes Ceiling Height 9'-0"

Casework Solid surface counter

Other

Window 

Requirements No

Window 

Treatment

HVAC Exhaust, plus VRF Individual Zone

Plumbing Toilets, Sinks, Showers

Power Typical convenience outlets

Lighting Recessed LED

Data Wi Fi

Comm

AV NA

FF&E Lockers, Benches, Toilet Partitions

Space Characteristics



Room: Control Room Area:

Item Type Description

Adjacencies: W-Locker Room, 

Bullpens Floor Finish Carpet

Dimensions: 17'-7"x20'-9" Base Finish Concrete

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework

Other

Window 

Requirements Yes

Window 

Treatment Shades 

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Multiple outlets on all walls

Comm

AV NA

FF&E

Computers, Desks, Chairs, Tables, Printers, Flat 

Screen Monitors, Cabinets

Space Characteristics



Room: Bullpen Area:

Item Type Description

Adjacencies: Control Room, 

Supervisors,  Tech 

Library Floor Finish Carpet

Dimensions: 46'-6"x18'-3" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework

Solid surface work counters w/ plastic laminate 

cabinets

Other

Window 

Requirements Yes

Window 

Treatment Horizontal blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Multiple data drops for workstations, Wi Fi

Comm

AV NA

FF&E

Desk counters, Chairs, Computers, White Board, 

Flat screen monitor

Space Characteristics



Room: Supervisor 1 Area:

Item Type Description

Adjacencies:
Bullpens, Control 

Room,   Tech Library Floor Finish Carpet

Dimensions: 13'x11-2' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework none

Other

Window 

Requirements Yes

Window 

Treatment Horizontal blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED

Data Outlets on 2 opposing walls

Comm

AV NA

FF&E Desk , Chairs, Computers, Filing Cabinet/Credenza

Space Characteristics



Room: Supervisor 2 Area:

Item Type Description

Adjacencies:
Bullpens, Control 

Room,   Tech Library Floor Finish Carpet

Dimensions: 13'x11-2' Base Finish Topset

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Ceiling Height 9'-0"

Casework none

Other

Window 

Requirements Yes

Window 

Treatment Horizontal blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED

Data 2 drops on opposing walls

Comm

AV NA

FF&E Desk , Chairs, Computers, Filing Cabinet/Credenza

Space Characteristics



Room: Tech Library-Plan Area:

Item Type Description

Adjacencies:

Supervisors, Bullpen Floor Finish Carpet

Dimensions: 12'x11'-2" Base Finish Concrete 

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Ceiling Height 9'-0"

Casework Plastic laminate book shelves

Other

Window 

Requirements none

Window 

Treatment

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data 2 drops on opposing walls

Comm

AV NA

FF&E Book Shelves, Table, Printer

Space Characteristics



Room: Chemical Storage Area:

Item Type Description

Adjacencies: Tech Library, Water 

Reclaim, Lab Analyst Floor Finish Sealed Concrete

Dimensions: 13'-11"x 6'-11" Base Finish Sealed Concrete

Occ. Type: H Wall Finish Painted concrete masonry 

Occ. Load: Ceiling Finish Exterior Plaster

Acoustics: Yes Ceiling Height 10'-0"

Casework none

Other

Window 

Requirements none

Window 

Treatment

HVAC None

Plumbing none

Power Exterior Outlets w/ Housing

Lighting Surface-mounted LED

Data none

Comm

AV NA

FF&E

Space Characteristics



Room: Microbiology Area:

Item Type Description

Adjacencies: Lab, Senior Lab 

Analyst, Water 

Specialist, Source 

Control Floor Finish Polished Conc.

Dimensions: 10'x12' Base Finish Vinyl

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework Counter

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing Sink

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data 2 drops on opposing walls

Comm

AV NA

FF&E Cabinets, Chairs, Tables, Chemical Lab Equip

Space Characteristics



Room: Lab Area:

Item Type Description

Adjacencies:

Microbiology, Senior 

Lab Analyst Floor Finish Vinyl

Dimensions: 8'x10'-6" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework Counter

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Multiple outlets on all walls

Comm

AV NA

FF&E Counters, Computer, Chair, Desk

Space Characteristics



Room: Senior Lab Analyst Area:

Item Type Description

Adjacencies:

Lab Analyst, Lab, 

Microbiology,  Water 

Specialist Floor Finish Carpet

Dimensions: 12'x10' Base Finish Top Set

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework none

Other

Window 

Requirements none

Window 

Treatment

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data 2 drops on opposing walls

Comm

AV NA

FF&E Desk, Computer, Chair, Filing Cabinet

Space Characteristics



Room: Source Control Area:

Item Type Description

Adjacencies:

Tech Library, Water 

Specialist, Micobiology Floor Finish Carpet

Dimensions: 12'x10' Base Finish Top Set

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework none

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data 2 drops on opposing walls

Comm

AV NA

FF&E Desk, Computer, Chair, Filing Cabinet

Space Characteristics



Room: Reclaimed Water Spec.Area:

Item Type Description

Adjacencies:

Senior Lab Analyst,  

Chemical Stor, Tech 

Library Floor Finish Carpet

Dimensions: 12'x10' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended Acoustical Panel Ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework none

Other

Window 

Requirements Interior

Window 

Treatment Blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED

Data 2 Drops on opposing walls

Comm

AV NA

FF&E Desk, Computer, Chair, Filing Cabinet

Space Characteristics



Room: Tech Library-Main Area:

Item Type Description

Adjacencies:

Supervisors, Bullpen Floor Finish Carpet

Dimensions: 12'-5"x27'-11" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework Book Shelves, Counters

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED

Data 2 Drops 

Comm

AV NA

FF&E Book Shelves, Table, Printer, chairs

Space Characteristics



Room: Break Room Area:

Item Type Description

Adjacencies:

Tech Library, RR Floor Finish Polished Concrete

Dimensions: 21'x32'-4" Base Finish Topset 

Occ. Type: B Wall Finish Gyp. Bd., Acoustical Panel

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'-0"

Casework

Solid surface countertop w/ plastic laminate 

cabinets

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing 2 compartment sink, water for ref. icemaker

Power Typical convenience outlets, GFI at sink

Lighting Recessed lay-in LED or LED pendants

Data Outlets on 2 walls

Comm

AV NA

FF&E

Lunch Tables, Chairs, Small Couch, TV, Microwave, 

Vending Machine, Toaster Oven, Coffee Maker, 

Refrigerator

Space Characteristics



Room: Men 2nd flr. Area:

Item Type Description

Adjacencies:

WorkRoom Files, 

BrreakRoom, Womens 

Bathroom, Elev. Floor Finish Epoxy Terrazzo

Dimensions: 15'-3x9'-6" Base Finish Epoxy Terrazzo

Occ. Type: Wall Finish Moisture resistant gyp. bd./tile

Occ. Load: Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Ceiling Height 9'

Casework Solid surface sink counter

Other

Window 

Requirements None

Window 

Treatment NA

HVAC Exhaust Fan

Plumbing Toilets, in-counter sinks, urinal

Power Convenience Outlet at sink, GFI

Lighting Recessed LED

Data Wi Fi

Comm

AV NA

FF&E

Electric Hand Drier, Soap, Paper Towel & Toilet Seat 

Cover Dispensers

Space Characteristics



Room: Women 2nd flr. Area:

Item Type Description

Adjacencies:

WorkRoom Files, 

BrreakRoom, Mens 

Bathroom, Elev. Floor Finish Epoxy Terrazzo

Dimensions: 15'-2x11' Base Finish Epoxy Terrazzo

Occ. Type: Wall Finish Moisture resistant gyp. bd./tile

Occ. Load: Ceiling Finish Moisture resistant gyp. bd.

Acoustics: Ceiling Height 9'

Casework Solid surface sink counter

Other

Window 

Requirements None

Window 

Treatment NA

HVAC Exhaust Fan

Plumbing Toilets, in-counter sinks

Power Convenience Outlet at sink, GFI

Lighting Recessed LED

Data Wi Fi

Comm

AV NA

FF&E

Electric Hand Drier, Soap, Paper Towel & Toilet Seat 

Cover Dispensers

Space Characteristics



Room: Custodial 2 Area:

Item Type Description

Adjacencies: RR, Elevator, Tech. 

Library, Admin. Asst. Floor Finish Sealed Concrete

Dimensions: 9'-6"x7' Base Finish Sealed Concrete

Occ. Type: B Wall Finish Gyp. Bd., FRP

Occ. Load: Ceiling Finish Gyp. Bd.

Acoustics: Yes Ceiling Height 9'

Casework None

Other

Window 

Requirements no

Window 

Treatment

HVAC Exhaust Fan

Plumbing Floor Sink

Power Typical convenience outlets

Lighting Recessed LED

Data NA

Comm

AV NA

FF&E Storage Shelving, Mop Rack

Space Characteristics



Room: Admin Assist. Area:

Item Type Description

Adjacencies:

RR, Workfiles, Interns Floor Finish Carpet

Dimensions: 10'-10"x17' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Ceiling Height 10'

Casework Solid surface countertop w/ plastic laminate abinets

Other

Window 

Requirements no

Window 

Treatment

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV NA

FF&E Chair, Computer, Filing Cabinet, Counter

Space Characteristics



Room: Workroom Files 3 Area:

Item Type Description

Adjacencies: RR, Admin. Assist. 

Interns Floor Finish Carpet

Dimensions: 12'x10'-4" Base Finish Topset

Occ. Type: Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing none

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 3 walls

Comm

AV NA

FF&E Tables, Counter, Chairs,  Shelving

Space Characteristics



Room: Interns Area:

Item Type Description

Adjacencies:

Admin Assist. Workrm 

Files, Scada MGR. Floor Finish Carpet

Dimensions: 13'x12'-6" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E Desk, Chair, Floor Cabinet, Computer

Space Characteristics



Room: Scada Manager Area:

Item Type Description

Adjacencies:

Interns, Conf. Rm, 

Assoc. Eng., Acct. Tech. Floor Finish Carpet

Dimensions: 13'-9"x12' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on every wall

Comm

AV N/A

FF&E Desk, Chair, Floor Cabinet, Computer

Space Characteristics



Room: Conference Rm Area:

Item Type Description

Adjacencies:

Admin. Assist., Interns, 

Scada Mgr, Assoc. Eng, 

Acct Tech. Floor Finish Carpet

Dimensions: 14'-8"x17' Base Finish Concrete

Occ. Type: B Wall Finish Gyp. Bd./Acoustical Panel

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 3 walls

Comm

AV Yes

FF&E

Conference Table, Chair, Floor Cabinet, Projector or 

Screen, Dryerase board

Space Characteristics



Room: Copy Area:

Item Type Description

Adjacencies:
Dir. Of Ops., Dir. Of 

Finance, Acct. Tech. Floor Finish Carpet

Dimensions: 12'x5'-8" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Ceiling Height 9'

Casework

Solid surface countertop with plastic laminate 

cabinets

Other

Window 

Requirements None

Window 

Treatment

HVAC VRF Individual Zone

Plumbing None

Power

Typical convenience outlets, dedicated outlet for 

copier

Lighting Recessed lay-in LED 

Data two out

Comm

AV N/A

FF&E Printers

Space Characteristics



Room: Associate Eng. Area:

Item Type Description

Adjacencies:

 Scada MGR, Acct. 

Tech. Flex Office Floor Finish Carpet

Dimensions: 14'-8"'x10' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E Desk, Chair, Floor Cabinet, Computer

Space Characteristics



Room: Flex Room Area:

Item Type Description

Adjacencies:

Floor Finish Carpet

Dimensions: 10'X11' Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E Desk, Chair

Space Characteristics



Room: Dir. Of Finance Area:

Item Type Description

Adjacencies:

Copy, Dir. Of Ops Floor Finish Carpet

Dimensions: 13'-6"X12'-6" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E

Desk, Chair, Floor Cabinet, Credenza, Computer, 

Small Table

Space Characteristics



Room: General Manager Area:

Item Type Description

Adjacencies:

Dir. Of Operations, Flex 

Office Floor Finish Carpet

Dimensions: 17'X12'-6" Base Finish topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: Yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E

Desk, Chair, Floor Cabinet, Credenza, Computer, 

Small Table

Space Characteristics



Room: Dir. Of Operations Area:

Item Type Description

Adjacencies:

Gen. Manager, Dir. Of 

Finance Floor Finish Carpet

Dimensions: 13'-6"X12'-6" Base Finish Topset

Occ. Type: B Wall Finish Gyp. Bd.

Occ. Load: Ceiling Finish Suspended acoustical panel ceiling

Acoustics: yes Ceiling Height 9'

Casework None

Other

Window 

Requirements Yes

Window 

Treatment Horizontal Blinds

HVAC VRF Individual Zone

Plumbing None

Power Typical convenience outlets

Lighting Recessed lay-in LED 

Data Outlets on 2 opposing walls

Comm

AV N/A

FF&E

Desk, Chair, Floor Cabinet, Credenza, Computer, 

Small Table

Space Characteristics



Appendix C
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AGENDA ITEM NO. 15 
 

SAN ELIJO JOINT POWERS AUTHORITY 

MEMORANDUM 

 

September 12, 2016 

 
TO:  Board of Directors 

San Elijo Joint Powers Authority 
 
FROM:  General Manager 
 
SUBJECT: BUILDING IMPROVEMENT PROGRAM  
 
 
RECOMMENDATION 

 

It is recommended that the Board of Directors: 
 

1. Approve building alternative selection;   
 

2. Authorize General Manager to request Proposals for Building Final Design; and 
 

3. Discuss and take action as appropriate. 
 
 
BACKGROUND 

 
In 2015, the San Elijo Joint Powers Authority (SEJPA) completed a detailed assessment of the 
equipment, buildings, and capital assets at the San Elijo Water Reclamation Facility. These 
findings were documented in the 2015 Facility Plan, which provided recommendations for 
capital projects over the next 10 years. 
 
The Facility Plan identified significant deficiencies with the Administration and Operations 
buildings, which included seismic, fire suppression, ADA access, and other code issues. In 
addition, both buildings are nearing the end of useful life and lack necessary workspace for the 
current workforce.  
 
The SEJPA initiated a Building Improvement Program to develop options to replace or 
modernize the existing buildings. Staff retained the services of RNT Architects to develop a 
Building Needs Assessment to evaluate existing facilities against current standards, identify site 
constraints, and assess workspace requirements.  
 
Working with RNT Architects, Staff prepared a Building Alternatives Analysis to identify and 
examine potential building alternatives that would meet SEJPA building needs. As a result of 
the initial evaluation it was determined that the optimal building location is at the site entrance, 
which improves access control, site security, and delineates public and restricted areas. Staff 
presented the draft Building Improvement Program report at the September and December 
2015 Board meetings. The Board provided the following comments: 
 

 

Appendix E - 
SEJPA Staff Report Dated September 12, 2016
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• Develop a project that is financially responsible 
• Focus on immediate needs with consideration for future demands 
• Minimize building size and cost where feasible to provide the best value 
• Provide adaptability to future conditions 
• Evaluate consolidation opportunities with the Encina Wastewater Authority (EWA) 

 
Board comments were incorporated into the revised report and building options were revisited 
to ensure the appropriate size and scale of the project.  After evaluating multiple building 
options, three were identified that most cost effectively address building needs.  The three 
building options included: 
  

Option Description 

Alternative 1: Construct new combined Administration and Operations building; demolish 
existing Operations building and build Pre-engineered Maintenance Shop. 

  

Alternative 2: Construct new Administration building; renovate existing Operations 
building. 

  
Alternative 3: Consolidate administrative and laboratory functions with EWA, construct 

new Operations building.  

Note: All options include the elimination of existing administration trailer. 

 
Alternative 3, which consolidated administrative and laboratory functions with EWA, was 
considered at a special meeting with SEJPA and EWA on July 12, 2016 and did not receive 
approval to proceed. Therefore, Staff proceeded with the evaluation of Alternatives 1 and 2. 
 
 
DISCUSSION 
 

In order to determine the preferred alternative, Staff evaluated each option using the following 
criteria: 
 

 Cost to construct (permits, design, and construction) 

 Risk reduction  

 Adaptability to meet future needs 

 Compatibility with community and North Coast Corridor projects 
 
Evaluation of Cost to Construct 
At the current level of detail, the cost difference between the Alternative 1 and 2 is 
approximately $100,000, on an estimated construction cost of $7.4 million. The cost estimates 
are considered American Association of Cost Estimators (AACE) Class 4 estimates for 
conceptual design with an accuracy range of -30% to +50%. Based on this level of accuracy, 
the cost estimates of Alternative 1 and 2 are considered roughly equivalent. Therefore, it is 
Staff’s conclusion that Cost to Construct is not a differentiator between the alternatives.  
 
Evaluation of Risk Reduction 
While both alternatives meet immediate needs, eliminate current deficiencies, and provide 
adaptability at a similar size and cost, the evaluation for Risk Reduction favors Alternative 1. 
The reasons are as follows: 
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 New facility construction; no remodel or refurbishing of existing buildings 
o Lower construction risk associated with new construction as compared to 

building remodeling 
o Reduced design and construction restraints 

 Less disruption to staff and risk of operational upset during construction 
o Allows existing building to be used while new building is constructed 
o Reduces the need of temporary facilities 
o Eliminates the need of a temporary laboratory and control room  

 Co-location of staff within a single building; improves security and increased functional 
efficiency  

 
Adaptability to Meet Future Needs 
Alternative 1 appears to provide the highest adaptability to meet future needs as it incorporates 
construction methods that will minimize bearing walls and allow for greater flexibility for future 
tenant improvements. Furthermore, Alternative 1 eliminates the existing operations building, 
which will improve workspace and driveway access near the preliminary treatment portion of 
the facility, providing more flexibility for future treatment. 
 
Compatibility with Community and North Coast Corridor Projects 
Both alternatives are compatible with the proposed regional bike path, Manchester roundabout, 
and overflow parking needs of the San Elijo Nature Center. The alternatives are also rated 
equal in providing an open entrance while addressing the need to create delineation between 
public and restricted access areas. Alternative 1 ranks slightly higher for facilitating public 
tours, as the operation control room and laboratory are located within a single building at the 
front of the facility. Alternative 2 provides the administration and engineering at the front of the 
facility and the operations and laboratory at the rear of the facility. 
 
Conclusion 
Staff’s recommendation is to proceed with Alternative 1; construction of a single building 
located near the SEWRF site entrance that co-locates Administration, Operations, and 
Laboratory functions. The estimated size of the proposed building is 11,500 sf. In addition, the 
existing Operations Building will be demolished and replaced with a 1,600 sf pre-engineered 
shop building. The proposed alternative: 
 

- Addresses seismic, fire, and ADA compliance issues 
- Improves site security by siting administration building near facility entrance 
- Reduces health and safety risks associated with overhead power lines 
- Creates barriers to restrict unauthorized entries into the facility 
- Increases operational efficiency with all staff located within one building 
- Provides for public overflow parking for the lagoon nature center 
- Creates improved public access 
- Provides flexibility and adaptability for future processes and staffing needs 
- Estimated cost: $7.4 Million  

 
Staff is seeking Board concurrence on the Building alternative selection. Upon approval of the 
preferred alternative, Staff will direct RNT Architects to complete the preliminary design. Staff 
has completed the California Environmental Quality Act (CEQA) documentation for the project, 
which was broad enough to include both proposed alternatives. However, the Major Use Permit 
issued by the City of Encinitas and the Coastal Development Permit will require a selected 
building alternative and fully developed project design. 
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Staff anticipates developing and advertising a Request for Proposal (RFP) for the final design of 
the building within the next 60 days. The final design will include architectural renderings and 
contract documents including the drawings and specifications necessary to bid and construct 
the project. The selection of the architecture firm will be based on qualifications, experience 
designing similar facilities, project understanding, and value based approach. The highest rated 
proposal will then be presented to the SEJPA Board for approval consideration. Generally, the 
cost of final design is approximately 7% of the estimated construction cost, which for this project 
would be on the order of $430,000. 
 

 

Figure 1. Conceptual plan of the new Operations and Administration building located at the 
entrance to the San Elijo Water Reclamation Facility (Alternative 1). 

 
 

FINANCIAL IMPACT 
 
Based on current conceptual budgets, the estimated construction cost of Building Alternative 1 
is $7.4 Million (which includes design fees). The SEJPA has collected $565,000 of capital 
funding for project permitting and design. The agency has committed $81,488 to date for 
architectural and environmental professional services. The remaining project costs are 
proposed to be financed either through a State Revolving Fund (SRF) loan or tax-free municipal 
bonds. Current sewer rates of the SEJPA member agencies account for this planned future cost 
and therefore this project will not impact future sewer rate increases. 
 
It is recommended that the Board of Directors: 

 
1. Approve building alternative Selection;  

 
2. Authorize General Manager to request Proposals for Building Final Design; and 
 
3. Discuss and take action as appropriate. 
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Respectfully submitted, 
 
 
        
Michael T. Thornton, P.E. 
General Manager 




