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Brad Noyes - Vice President, B&D
Architecture and real estate background
Taken over $1billion in projects from initial concept to 
ribbon-cutting

Ann Drummie – Senior Project Manager, B&D
Engineering and architecture background
Managed the selection and implementation of 
preconstruction services for numerous projects over the 
last seven years

Introductions
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Project Timeline
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Time versus Opportunity
Opportunities decrease with time for changing program, schedule, and LEED points.
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Time versus Cost
Cost of a change increases with time.
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Time versus Cost and Opportunity
Greatest potential is in SD and DD to implement change with lowest cost impact.
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Traditional Insertion Point A: at Bidding
Chance to receive fairly rigid schedule and price proposals.

A
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Traditional Insertion Point B: at DD budget check
Chance to identify if the design is over budget and/or what value engineering 

opportunities could be considered before finalizing design details.

B
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Traditional Insertion Point C: at due diligence
Chance to have additional information on construction cost to add to an estimate of 

project cost, to assess feasibility of proceeding with a land transaction, loan, etc.

C
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Traditional Insertion Points
None are in the zone with greatest potential impact.

C B A
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Recommended Insertion Point D: Schematic Design

D - structural system planning
- mechanical system planning
- budget checking
- value engineering
- LEED planning



Preconstruction Services…Leveraging a Builder During Design

When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Recommended Insertion Point E: Design Development

E - design meetings
- approval and neighbor 
meetings
- budget checking
- value engineering
- schedule planning
- LEED planning
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When and Why

Planning Design ConstructionBid
Due Program SD DD CD

Preconstruction Services

E

Preconstruction 
Services

- design meetings
- approval and 

neighbor meetings
- systems analyses
-budget checking

- value engineering
- schedule planning

- LEED planning

C B AD

Incorporating a Builder during design.
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When and Why

Possible preconstruction services deliverables
Structural and mechanical systems options analyses
Cost estimate at end of SD and/or DD
Value engineering meeting and follow-up cost analyses 
at end of SD and/or DD
Gantt chart construction schedule at end of SD and/or 
DD
# of approvals and neighbor meetings
# of design meetings
# of LEED planning sessions (approx. every 3 months)
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General overview of LEED
Leadership in Energy and Environmental Design Green 
Building Rating SystemTM

U.S. Green Building Council 
Initial focus: new construction; gone through various 
versions; now on version 2.2
Developing programs for existing buildings, commercial 
interiors, schools, retail, healthcare, homes, and 
neighborhood development

Role of Builder in LEED
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Example for this presentation
New construction
Version 2.2
Points:

26 to 32: Certified
33 to 38: Silver
39 to 51: Gold
52 to 69: Platinum

Role of Builder in LEED
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Role of Builder in LEED

69 possible points, plus 7 required items:
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Role of Builder in LEED

Builder input: 60-70% of points and 100% of reqs

Forms of input:
- potential vendors and products
- previously analyzed systems
- pricing implications of design 
choices
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Role of Builder in LEED

Builder commitment: 30% of points and 1 req

Forms of commitment:
- appropriate submittal and shop 
drawing paperwork
- construction waste and site 
management practices
- affidavits
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Outline
Review of construction contract
Timetable
Components of an RFP
Components of an agreement

Precon Services Agreement
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Review of construction contract
Cost of Work

Material and labor, and internal contingency

General Conditions
Direct expenses   ex. trailers, port-o-potties, cell phones, 
vehicles, salaries

Overhead and Profit aka Fee
% of Cost of Work (and sometimes general conditions too)

Precon Services Agreement
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Precon Services Agreement

Planning Design ConstructionBid
Due Program SD DD CD

Timeline for Components of a Construction Contract

• Cost 
of Work

• GCs
• Fee

While the Cost of Work is usually at Bid, the GCs and Fee can be earlier.



Preconstruction Services…Leveraging a Builder During Design

Precon Services Agreement

Planning Design ConstructionBid
Due Program SD DD CD

Timeline for Builder Proposals

GMP:
• Cost 

of Work
• LEED 
commit

RFP:
• Precon 
services
• GCs
• Fee

An RFP in Schematic Design can include precon, fee, and general conditions.

- include proof of 
a minimum of 3 
bids per 
subcontract 
package

- manage RFP 
for a minimum 
of 3 responses 
to identify 
market rates
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Precon Services Agreement

Components of an RFP

Introduction

Project 
Description

Project 
Description

Scope of Work

Form of 
Proposal

Schedule of 
Selection

Submission 
Details

(ex. pdf to email 
address)
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Components of an RFP
Project Description:

SF of new vs. renovation, and types of spaces
construction budget range (inclusive of gc’s and fee)
location
architect (if known)
Owner’s Rep
expected date for completion

Precon Services Agreement
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Components of an RFP
Scope of Work:

Identify expected number of cost estimates, Gantt charts, 
value engineering sessions, design meetings, LEED planning 
sessions, approvals and neighbor meetings, etc.

Precon Services Agreement
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Components of an RFP
Proposal Format:

Qualifications and experience with preconstruction services, 
including involvement in LEED projects
Approach to preconstruction services
Proposed fee for precon, how it is calculated, and how it 
would be billed
Itemized proposed items and costs for general conditions
Proposed overhead and profit (fee) as % of Cost of Work

Precon Services Agreement
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Components of an RFP
Notes about precon fees:

shouldn’t be zero, so that you have a valid release 
mechanism
may be almost zero as a marketing cost but your team may 
not be available for extra meetings or be fully engaged
may be billed at direct time and materials.  If you ask for 
lots of meetings and analyses, this may add up

Precon Services Agreement
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Components of an RFP
Notes about selecting/negotiating:

Apples-to-apples: 
reconcile general conditions lists
reconcile general conditions totals with durations

Consider approach and experience
Consider ‘fit’ of people proposed with your own team

Precon Services Agreement
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Precon Services Agreement

• Opening, identifying parties

• Scope of Work, identifying deliverables

• GCs and Fee expected with GMP

• Points of Contact

• Compensation for Precon Services

• Release, if parties can’t agree on GMP
• Owner’s right to terminate at any time
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Components of an Agreement
Coordinate with:

Legal counsel – agreement language
Procurement manager – application within policies for public 
notices and selection procedures

Precon Services Agreement
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Learning Objectives

Identify in a project schedule when to involve 
preconstruction services.
Acknowledge the role of the builder in achieving LEED 
goals.
Prepare a scope and contract terms for 
preconstruction services.
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Summary

When and Why of Precon Services
Schematic Design offers the greatest opportunities for 
management of quality & program, use of budget, and 
coordination of schedule.

Role of Builder in LEED
Assist with choices and commit to specific points

Precon Service Agreement
Can be a basic letter, with a release clause.
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Discussion
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