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Rewire the contractual framework. There is a need to move away from the hostile 

contracting environment that characterizes many construction projects to a system 

focused on collaboration and problem solving. To achieve this, tendering processes 

can be based on best value and past performance rather than cost alone, and public 

processes streamlined. Establishing a “single source of truth” on projects for monitoring 

progress early, potentially supported by collaborative technology, helps to minimize 

misalignments and enable joint corrective action. The data already exist to fundamentally 

improve the accuracy of cost and schedule estimates. Where players continue to 

use traditional contracts, they should introduce incentives that significantly improve 

performance and alignment not at a trade or package level, but at the project-outcome 

level. To move toward best practices, appropriate alternative contracting models such 

as integrated project delivery (IPD) help build long-term collaborative relationships. 

Relational contracts will need to become more prevalent than transactional contracts. 

Sufficient investments in up-front planning incorporating all parties’ input have been 

shown to raise productivity substantially. 
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Domains of Project Delivery 

Operating 

 Management 

Mandated 

Requirements 

• Price is emphasized  

• Qualifications are 

marginalized (Best Value) 

• Critical Path or Push 

Scheduling for reporting 

• Fixed Cost based on Low Bid 

• Organization Structure is 

hierarchical 

• Blame is assigned to 

party based on contract 

requirements 

• Project Alliance is built 

on Common Purpose 

• Partnered Approach to 

issue identification and 

resolution 

• Terms of Cost, Scope and 

schedule is Co-Created prior 

to finalizing  

• Qualifications are  emphasized 

Co-Created  

Requirements 

• Last Planner Scheduling to promote 

collaboration & improvement 

• Target Value Budgeting to promote 

innovation and creativity 

Commercial Terms:  You 

will get the behavior you 

contract for – what is the 

contractual relationship? 

Organization Behavior:  The 

project individual team members 

behavior will depend on the 

leadership style -  How is the 

participant control structure 

organized? 

Operating Management:  Behavior 

will reflect the way the project is 

managed – how is the project 

management plan created? 
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Risk that need to be Aligned  
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Design Build Done Right 
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The Project Team The Project 

Contractual Relationship 

Lines of Communication 

Collaborate 

Progressive Design Build  
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• LBE Participation Goals 

• DBE Participations Goals 

• Local Hire Goals 

• New Hire Goals 

• Create Jobs 

Business Participation 

Outcomes 
• Exceed Revenue  

• Reduce O & M Cost  

• Local Economy Improvement 

• Increased Competition 

• Minimize Impact on CPE 

Economic 

Outcomes 

• Social Inclusion  

• Environmental Stewardship 

• Economical Responsibility 

• Maximize Performance 

• Optimize Operations 

Sustainability 

Outcomes 

• Target Budget Performance 

• Target Schedule Performance 

• Activation/Startup Goals 

• Have Fun 

• Partnering Goals 

Project Management 

Outcomes 

• Safety Incidents 

• Operational Impacts 

• Profitable Outcome for All 

• Non-Conformance Work 

• Disputes/Claims 

Construction 

Outcomes 

• Passenger Experience  

• Project Recognition/Awards 

• End User Satisfaction 

• Creative Solutions 

• Innovative Solutions  

Design 

Outcomes 

Project Outcomes 
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Time 

Programming 

Phase 

Schematic 

Design 

Phase 

Design 

Development 

Phase 

Construction 

Documentation 

Phase 

Procurement 

of Trades 

Construction 

Phase 

Closeout 

Phase 

Operations 

and 

Maintenance 

Phase 

Progressive 

Design Build 

**Cost of 

Changes 

**Ability to 

    Control Cost 

Design 

Excellence 

(**Modified MacLeamy Curve) 

                    because of 

 Design Freedom 
         because of 

 Design Restriction 
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 Shortlist Based on Written Technical & Qualifications Submission Only 

 Oral Interview occur after Short List 

 Qualifications evaluation scored based on: 
 Written Technical & Qualifications 

 Team Qualifications 

 Key Personnel Experience 

 Previous Similar Project Experience 

 Design Management Approach (Engagement of Stakeholders, Design 

Excellence) 

 Project Management Approach (Collaboration, Last Planner, Target Budget 

Design) 

 Oral Interviews (Scenario based interview) 

 Cost evaluation scored based on: 
 Programming Services (Lump Sum) 

 Design Builder Management Cost (Lump Sum) 

 Bond Fee (Lump Sum) 

 Overhead and Profit Fee (Percentage of Trade Packages Bid) 

Selection of Design Builder 
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EXAMPLE COST CALCULATION 

Assume 200 Points Awarded for Cost 

 Estimated by Owner for Calculation & Evaluation Purposes. These cost are progressed when there is alignment. 

Estimated Trade Package Value (Lump Sum)         $300,000,000           $300,000,000 

Budget for Design Services (Lump Sum)           $10,000,000             $10,000,000 

 Calculated Overhead & Profit based on fee included at award but progressed with the trade buyout process. 

Overhead & Profit Calculated (Lump Sum)          $15,000,000             $21,000,000 

                             Total Evaluation Cost (Lump Sum)        $343,800,000           $352,825,000 

                                                         Percent Difference                                         2.63% Higher 

                                Percent of Points to be Awarded                     100%                     97.37% 

                           Point Awarded base on Evaluation                        200                      194.75 

                        5%                            7% 

Programming Service (Lump Sum) 

 Provided in Proposal by Design Builder at part of the Original Award                     D/B  Team 1              D/B Team 2 

           $1,000,000               $1,500,000 

         $12,000,000             $15,000,000 

           $5,800,000               $5,325,000 

Design Builder Management Services (Lump Sum) 

Overhead & Profit Fee (Percentage of Trade Packages) 

Bond Fee (Lump Sum) 

Cost at Award 
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Phases of a PDB Contract 
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Phases of a PDB Contract 
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AWARD OF CONTRACT 

Components of the GMP 

Progressive Award of Design Services 

Progressive Award of Construction Services 

                

Programming Fee 

Builder Management Fee 

Bond Cost 

Design Service Fee 

Pre GMP Modifications 

Trade Package Base 

Trade Package Allowances 

Trade Package Reserves 

Trade Package O/H & Profit 

The GMP is an open book process and transparent to the Owner 

Guaranteed Maximum Price  



San Francisco International Airport 

Key Trades 
 Electrical 

 HVAC 

 Plumbing 

 Fire Protection 

 Exterior Curtain Wall 

Site Work 
 Temporary Facilities  

 Site Equipment 

 Underground Utilities 

 Civil 

 Demolition 

Foundation 
 Piles  

 Excavation 

 Formwork 

 Reinforcement 

 Concrete 

Superstructure 
 Structural Steel 

 Metal Deck 

 Formwork 

 Reinforcement 

 Concrete 

Building Systems 
 Fire Alarm 

 Active Network  

 Passive Network 

 Security 

 Energy Management 

Equipment (E/P) 
 Light Fixtures 

 Electrical Equipment 

 HVAC Equipment 

 Window Washing Equipment 
 Trash Compactors 

Conveyances 
 Elevators 

 Escalators 

 Moving Walks 

 Dumb Waiters 

Specialty Trades 
 Drywall 

 Ornamental Steel 

 Casework 

 Plaster 

 Glazing 

 Doors & Hardware 

 Fire Proofing 

 Terrazzo 

 Flooring 

 Ceilings 

 

 Insulation 

 Tile 

 Painting 

 Signage 

 Skylights 

 Sheetmetal 

 Caulking & Sealants 

 Expansion/Seismic 

Joints 

 Roofing 

Design Builder 

Buys out Trade 

Packages 

Trade Package Sets 
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Design Builder Buys out Trade Packages 

Self Performed Work Subcontracted Work 

Build Only 

 Competitive Bid 

 Based on Design 

Documents 

Design Build 

 Negotiated Price 

 Based on Design 

Documents 

 Negotiated Price 

 Selection based on 

Qualifications 

Design Build 

 Negotiated Price 

 Based on Design 

Documents 

 Competitive Bid 

 Based on Performance 

Criteria 

Buyout of Trades 
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Putting it all Together  
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Thank You 

Geoffrey W. Neumayr, SE 

Email: Geoff.Neumayr@flysfo.com 


