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INTRODUCTION

Meet the Presenters
Brad Noyes - Vice President

Brailsford & Dunlavey – Project Consultant
Independent school practice leader
8 current independent school assignments

Ace Ellis – Business Manager
St. Christopher’s School – 910 day students
Financial & facilities oversight
Capital projects oversight
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INTRODUCTION

Three Phases to Manage
Programming
Design
Construction

Owner (School) Concerns
Form & Function
Budget
Schedule 

Wrap Up
Lessons Learned…the Hard Way
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PROCESS OVERVIEW

Project Team

Project Manager

Facility Planner

Consultants

Architecture & Engineering Team

Subcontrators

Construction Team

School
(Owner)

Board of Trustees, 
Faculty & 

Administration

City/Government 
& Neighbors
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PROCESS OVERVIEW
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PROCESS OVERVIEW

Time
DesignProgramming Construction

The process of
seeking and 
refining the 

requirements 
to be met by 

the final 
building design.

Deliverable

Architectural Requirements
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PROGRAMMING

Deliverables
Space Requirements
Comprehensive Budget

Hard Costs
Soft Costs

Project Schedule
Financing Plan

Fundraising
Bonds
Additional Income

Consensus
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PROGRAMMING

Selecting the Working Group
Role of Group

Ask Questions
Represent Users
Stay Involved

Size of Group
Broad Representation
Significant Time Commitment
Establish Milestones & Expectations
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PROGRAMMING

Required Research
Comparable Schools
National Trends
Focus Groups – Students/Parents/Staff
Schedule Analysis
Fundraising Parameters
Financial Analysis
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PROGRAMMING
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PROGRAMMING
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OWNER CONCERNS - PROGRAMMING

Form & Function
Outside Firm? – No Vested Interest in the Outcome
Master Campus Plan Coordination
Establish Clear Link to Strategic Plan/Mission 
Faculty/User Input – Quantify Needs
Due Diligence – Competitive & Cost Data
Board/Trustee Endorsement

Budget
Comprehensive, Benchmark Based (Including Inflation Factor)
Identification of Financing Sources

Schedule
Take your Time
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PROGRAMMING

Q&A #1
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PROCESS OVERVIEW

Time
DesignProgramming Construction

The process of solving 
the requirements 
established by the 

program document 
under the parameters 
of budget, schedule & 

quality.

Deliverable

Construction Documents
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DESIGN

Selecting a Design Team
Open and Fair Process
Selection Schedule
Develop Clear RFP/RFQ
Site Tour & Interviews
Key Factors

Experience
Approach
Cost
Chemistry
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DESIGN

Managing the A/E Team
Negotiating Contracts
Contract Factors

Cost
Schedule
Program

Meeting Schedule
Phases of Design
Review of Drawings & Specifications
Cost Estimates
“Owner” Contracts
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DESIGN

Neighbor Relations & Zoning
Meet with Governing Bodies & Interested Parties
Open Space & Impervious Surface
Variance vs. Zoning Compliance
Divide and Conquer
Schedule

Early
Design Update
Before Construction

Identify Point Person
Contract Key Consultants
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OWNER CONCERNS - DESIGN

Budget
Architect Buy-In to Preliminary Cost Estimates - Contractual
Discipline, Avoid Scope Creep  (Many Decisions)
Multiple Cost Estimates (Independent)
General Contractor Participation
Finalize Financing Plan

Schedule
Construction Phasing & Timing Considerations

Form & Function
Property/Plant Committee Involvement
Space Users Check-Off at Schematic Design
Third Party Participation in Zoning & Neighborhood Meetings 
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DESIGN

Q&A #2
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PROCESS OVERVIEW

Time
DesignProgramming Construction

The process of
implementing the 

requirements 
established by the 

drawings and 
specifications.

Deliverable

Finished Building/Facility
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CONSTRUCTION

Selecting a Builder
Delivery Method – Control vs. Cost

General Contractor
Design Build
Construction Manager

Selection Process – Qualifications vs. Competitive Bid
Staging Plan

Traffic
Limits of Construction
Neighbor Relations

Schedule
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CONSTRUCTION

Negotiating Contracts
Staff Roles

Project Manager
Site Superintendent
Support Staff

Use of AIA Contract Documents
Legal Review
Overhead & Profit
Damages
Savings
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CONSTRUCTION

Owner Contracts
Management Approaches

Internal/External
Lead Times
Moving In

Furniture, Fixtures, Equipment (FF&E)
Audio Visual
Technology
Security
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CONSTRUCTION



BRAILSFORD & DUNLAVEY

Facility Planning • Project Management 

St. Christopher’s School
Richmond, VA

CONSTRUCTION
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OWNER CONCERNS -CONSTRUCTION

Schedule
Active Owner Involvement – Single Point of Contact
Watchdog/Troubleshooter on Team
Architect Construction Administrator Responsiveness
Regular Meetings

Budget
Real Time Tracking System – Set Expectations Early
Align the G/C’s Interests with the School’s

Form & Function
Third Party Role on Construction Team, Especially if the G/C is a 

Friend of the School  
Minimal User Involvement – Use of Progress Reports
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CONSTRUCTION
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CONSTRUCTION

Q&A #3
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PROJECT PHASE
CONSTITUENTS PRIMARY CONCERN PROGRAMMING DESIGN CONSTRUCTION

Internal
Board/Committees Program Fit & Aesthetics
Administration Function & Cost
Faculty Function 
Maintenance Staff Maintainability

Friends
Alumni Image/Aesthetics
Fundraisers/Donors Salability & Image

Professionals
Planners Program Fit & Referrals
Project Manager Cost & Schedule
Architects/Engineers "Cool" Buildings & Referrals
General Contractor Fees $'s & Next Project

Other
Attorneys Fee Based Service
City/Government Code & Neighbors
Neighbors Property Values & Convenience

PROJECT PARTICIPATION
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TRICKS OF THE TRADE

Up Front Research – No Vested Interest in the Outcome
Broad Involvement & Build Consensus
Consistent Leadership/Management
Hire Experienced Partners – You WILL Get What You Pay For
Comprehensive and Conservative Budgeting
Documentation – Memorialize Decisions
Hire the Best Civil Engineer Around
Have the G/C Perform a Cost Estimate During Design
Remember the Big Picture - Enjoy the Process
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PROJECT COST OVERVIEW

Cost of 
Changes

Time

DesignProgramming Construction
Overall 
Scope / 
Budget

+

$’s
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SCHEDULE OVERVIEW
PROGRAMMING DESIGN CONSTRUCTION

Program Definition
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Sq. Ft. & Adjacencies Req.
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Competitive Research
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Preliminary Budget & Financing Plan
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Trustee Approval of Scope
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Delivery Method Decisions
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Architect Selection
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
General Contractor Selection Pre-Con. Svcs. AIA Doc
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Survey & Geotechnical Data
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Facility Design & Site Plan DD | SD        | Final
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Phasing & Scheduling 
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Cost Estimates
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Neighborhood Communications
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Zoning, POD & Permitting
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Delivery Method Negotiations
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Trustee Approval of Scope
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Bidding
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Testing Engineer Selection
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Construction
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
FF&E, Technology, A/V 
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
Move In
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
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