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     STAFF REPORT 
 
To:  Finance Committee Members  Date: August 23, 2016 
 
Prepared By:  Dustin Clemens 
 
From:  Cathy D. Ball, PE, Assistant City Manager 
 
Via:  Barbara Whitehorn, Chief Financial Officer  
 
Subject: TIGER VI Suite of Projects Construction Manager at Risk (CMAR) 
 
Summary Statement: An update regarding the use of a Construction Manager at Risk (CMAR) 
method of delivery for the TIGER VI Suite of projects. 
 
Review:  In April of 2014, City Council authorized staff to submit a grant application to the 
Federal Highway Administration (FHWA) for TIGER VI Transportation funds to construct a 
network of multimodal transportation improvements in the riverfront and East of the Riverway. In 
September of 2014, the FHWA announced the City of Asheville as a recipient of TIGER VI 
funds in the amount of $14,600,000. Following that announcement, staff completed all 
necessary pre-construction requirements and entered into a grant agreement with the FHWA in 
July of 2016.  
 
The TIGER VI Suite of Projects includes the River Arts District Transportation Improvement 
Project (RADTIP) and Five Points Roundabout, Clingman Forest Greenway, Town Branch 
Greenway, French Broad River West Greenway, and Livingston Street Complete Street Project. 
In order for staff to continue to meet the requirements set forth in the grant agreement, spending 
for the construction of these projects is scheduled to begin in March of 2017. Due to the size 
and number of projects, staff has decided to move forward with a Construction Manager at Risk 
(CMAR) method to ensure that the projects’ budgets and timelines are set and monitored 
accurately and that all Federal grant requirements are met. 
 
As opposed to using the traditional design-bid-build delivery method for each of the five 
segments of the TIGER grant separately, the CMAR delivery method will ensure that the City of 
Asheville has a sound understanding of the total construction cost and schedule for the entire 
suite of projects before they are bid.  The CMAR contract will include two phases; the pre-
construction and the construction phases.  During the pre-construction phase, the CMAR 
reviews the designs, provides constructability insight, cost estimates, scheduling support and 
value engineering suggestions if necessary.  The preconstruction phase is a stand-alone 
contract and will be provided for a lump-sum fee.  At the end of the preconstruction phase, the 
CMAR will provide a Guaranteed Maximum Price (GMP) proposal to manage and construct the 
projects.  After the GMP is negotiated and agreed to, an amendment to the preconstruction 
services contract is made and the CMAR is authorized to begin the construction phase. During 
the construction phase the CMAR will act as the General Contractor and manage all of the sub-
contractors, construction schedules, and oversee the construction process in coordination with 
City and FHWA grant requirements.  Although the CMAR acts as the General Contractor, they 
are generally not permitted to self-perform any of the construction work. 
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Pros:  

• FHWA has reviewed and supports the CMAR delivery method for the TIGER VI suite of 
projects. 

• CMAR selection is based on qualifications as opposed to the lowest qualified 
bidder.  Much less risk for poor construction management and excessive change orders. 

• Ability to have accurate contractor-based cost estimates before bidding. 
• CMAR could propose accurate VE suggestions if early estimates show that the 

construction costs exceed the current budget. 
• Multiple projects within the RADTIP project would be managed by one 

CMAR.  Likelihood of quicker groundbreaking on several of the projects – and earlier 
completion time. 

• Potential cost reductions in grouping certain trade packages.  For example: CMAR could 
bundle asphalt paving subcontract between multiple RADTIP projects to get a lower 
overall unit cost. 

• Contractor Controlled Insurance Program (CCIP) can provide more consistent insurance 
coverage for subcontractors.  Typically there is also an overall cost savings. 

• Ability to increase DBE participation through several options:  Disadvantaged business 
would be covered by CCIP insurance – helpful for some businesses that can’t get 
affordable insurance coverage.  CMAR could break up certain trade packages to allow 
for smaller businesses to compete.  CMARs can provide training for at-risk youth / 
under-employed / disadvantaged.  CMAR could pay small businesses more often than 
monthly to assist with cash-flow.  All of this can be considered during the qualifications 
based selection. 

• Less City of Asheville staff time.  CMAR would manage the bidding and award of the 
multiple projects. 

• Better/more consistent FHWA grant reporting – all draft reports would come from one 
source (CMAR) rather than multiple contractors and project managers.  Final reports 
would still come from the City. 

• CMAR will coordinate the overall construction schedule of multiple projects – as 
opposed to several different contractors coordinating independent schedules.  Includes 
better consistent community outreach and coordination. 

 
Cons: 

• Potential cost premium for the management services. 
• If VE suggestions are necessary, there could be additional design costs and 

coordination with the various design consultants. 
• Appearance that the City is awarding one construction contract for multiple multi-million 

dollar projects.  Education needed to inform the public that CMAR will be bidding out the 
construction to multiple subcontractors, and not self-performing the work. 

• CCIP costs are typically paid at the beginning of a project, so there are more upfront 
costs to the owner. 

• Increasing disadvantaged business typically comes with a cost premium – however, it’s 
usually worth the investment to help these businesses compete. 

• CMAR is typically brought into the project earlier in the design phase to provide 
constructability, scheduling and cost estimate support.  The ability of the CMAR to 
impact the design is much less at this point. 

• CMAR will have preconstruction costs.  With design-bid-build there are no 
preconstruction costs. 
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Financial Impact: Using a CMAR method will include pre-construction costs and an agreed upon 
Guaranteed Maximum Price (GMP) for construction. The GMP includes a management fee and 
a construction contingency that the City and CMAR jointly manage to deal with unforeseen 
conditions and ‘gaps’ in the construction drawings.  If there are contingency funds available at 
the end of the project, are planned to be split between the City and CMAR (60/40 in favor of the 
City), which incentivizes the CMAR to manage the contingency and only use it if necessary. 
Although the CMAR method has additional upfront costs, the GMP provides a known 
construction cost for the City, therefore putting the risk for construction cost overruns on the 
CMAR, rather than the City of Asheville. 
 
Anticipated Schedule:   
 
CMAR Request for Qualifications advertised: 8/12/16 
Qualification submittals due to the City:  09/23/16 
Interviews of CMAR candidates:   10/11/16 
Preconstruction Services phase begins:  11/07/16 
GMP proposal issued:    01/20/17 
Construction contract to Council for approval 02/14/17 
Construction start no later than:   03/20/17 
Substantial Completion:    08/01/20 
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