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Executive Summary 
 

The technical report 1 for the Holiday Inn Express addition in Absecon, NJ is a 
combination of detailed summaries examining topics such as Schedule, Building Systems, 
Cost Estimates, Site Investigation, & Delivery Method. 
 
The Holiday Inn Express addition was design for three main reasons. To increase the 
amount of hotel units by 39, create a business friendly resort by adding new meeting 
room areas, and amenities like a gym, pool, and spa area. The addition will be a 3 story 
hotel nearly identical to the existing structure and a 1 story pool enclosure which will 
connect the two hotel towers. The new buildings will use all existing utilities and the hotel 
shall function as one structure. 
 
The design phase was a 3 month long process and ended in November 2008. The Project 
is to be constructed in 3 phases scheduled around peak revenue periods. The first phase 
of construction consists of excavation and constructing the substructure and starts in 
March 2009 and ends in August 2009. The second phase is a 5 month long process 
consisting of constructing the superstructure and interiors ending in December 2009. 
The third and final phase is a 6 month long process consisting of enclosing the building, 
sitework, and finishes ending in April 2010. 
 
The owner Renuka Hospitality L.L.C. has contracted one design firm and one general 
contractor for the project. The project is delivered by Design-Bid-Build with lump sum 
contracts for both the Architect and GC. Harry S. Harper Architects and DRK associates 
were selected and were also the same two firms used for the design and construction of 
the existing hotel building. 
 
The estimated total project cost is $4 million with approximately a $3 million 
construction contract, $25 thousand design contract, and the remainder to be used by 
owner for FFE’s. 
 
The site is tight due to setbacks but should not pose any threats. The main project 
concern is constructing the addition without disrupting the existing facility which is to 
remain fully operable during construction. 
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Project Schedule Summary 
 

The schedule for Holiday Inn Express addition was geared around peak revenue creating 
periods. For the Atlantic City, NJ area summer is the best time of the year for tourism and 
for hotel revenue. This is why the design had been completely finished 3 months before 
construction had started.  
 
The substructure phase was started in March of 2009 and ends towards the end of August 
2009. As you can see below there is a large amount of time allotted for the placement of 
underground plumbing. My instinct tells me that this delay is due to the continuous usage 
of the existing structure. The owner most likely did not want to bring more equipment 
and construction on site until after the summer so they don’t lose summer revenue. Also a 
small portion of the first floor existing structure must be demolished in order to construct 
the first floor connection and the hotel would have to be closed during that process.  
 
The superstructure begins in September of 2009 except the first floor structural steel 
which was installed during the substructure phase of construction. During the fall, winter, 
and early spring months the business is pretty slow and it is a great time for the 
superstructure to be constructed with little effect on revenue. By mid November 2009 all 
of the exterior curtain walls are framed and the floor trusses are installed. MEP rough-in is 
installed almost simultaneously with the superstructure and is completed in mid 
December 2009.  
 
After the superstructure is complete the roof is enclosed and after rough-in is complete 
the curtain walls and pool are to be enclosed ending in late December 2009. Site work is 
being constructed during the enclosure phase. 
 
 Floor and exterior wall finishing began in mid December 2009 and finished in early April 
2010 along with the installation of fixtures, elevators, and millwork. By mid April the 
owner has decided to use the rest of the budget to try and add as many wow factors as 
possible before the summer season and occupancy. Occupancy is permitted after April 
19, 2010 but will depend on owner decisions. 
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Building Systems Summary 
 

Demolition 
• Demolition occurs in August 2009 
• The existing unit directly across from the lobby will be demoed along with the 

lobby itself for renovations. The unit will be turned into a lobby expansion and will 
be the connection to the pool room and addition. 

• Salvaged furniture and fixtures are to be reused in the new addition. 
 
Structural Steel 

• The only structural steel used on the project are columns on the first floor. 
• Columns range from 4” x 4” x 3/16” to 5” x 5” x ¼” and W10 x 68. 
• Structural steel is installed in June 2009 and is completed in a 5 day period. 

 
Cast in Place Concrete 

• Continuous footings, Slab on grade, Concrete pool, Column footers 
• All concrete has a minimum 28 day compressive strength of 3500psi. 
• Footers used the ground as formwork, and the sizes ranged from  

3’ x 3’ x 12” to 9’-3” x 11’-7” x 12”. 
• The slab on grade is 4” thick with 6 x 6 W1.4 x W1.4 WWM. Formwork was typical 

horizontal 2x4 edge forms. The concrete was placed via direct chute. 
• All of the concrete is placed between May and August 2009. 

 
Mechanical System 

• The mechanical system is broken up into 3 main parts. 
• The entire system consists of 2 desert air systems and 3 HVAC units.  
• The hotel rooms each have Amana 9,000 BTU PTAC units with digital controls. 
• The desert air systems are used in the pool area and are designed by the 

manufacturer. 
• Unit #1 is a 120,000 BTU gas hot air with 5 ton A/C and is used in the new 

meeting room areas. Unit #1 is located in the storage room on the first floor. 
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• Unit # 2 is a 40,000 BTU gas hot air with 2 ton A/C and is used in the new 
electrical room and vending area. Unit #2 is also located in the storage room on 
the first floor. 

• Unit #3 is 100,000 BTU gas hot air with 3.5 ton A/C and is used in the gym, pool 
equipment room, pool toilet rooms, and the pool/gym vestibule. Unit #3 is 
located on the roof above the gym. 

• Mitsubishi slim-ductless m-series multi-split heat pumps are used in the stair 
towers. 

• Fire suppression consist of  expanded sprinkler systems on all floors 
 
Electrical System 

• Lighting is typically 2’ x 2’ ceiling mounted fluorescent lights in the meeting room 
area. The hallways and pool room are illuminated by ceiling recessed hi-hats. The 
hotel units are lit using decorative lamps to match existing rooms. 

• The electrical system for the addition is to be connected to the existing utilities. 
• A new 600 Amp/3phase panelboard is added to the existing switchgear unit in the 

first floor electrical room.  
• 6 new panels are installed. 3 of the panels are 225 Amp/3phase, one panels is 250 

Amp/3phase, and the last 2 panels are 300 Amp/3phase. 
 
Masonry 

• The 2 stair towers are constructed of 8” CMUs and are fire-rated. 
• Scaffolding is used for the entire height. 

 
Curtain Wall 

• The wall system is typical 2 x 6 stud walls @ 16” O/C. 
• The first floor exterior is topped with cultured stone veneer. 
• The second and third floor exteriors are topped with typical EIFS. 

 
Excavation Support 

• Little excavation is to be done since there is no basement. Excavation consist of 
digging for the pool and foundation. 

• Typical shoring and trench-boxes were used. 
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Project Cost Evaluation 
 

The Holiday Inn Express actual total project cost is $4,000,000. This is a rough but close 
estimate of the project. The contract cost for the design of the architectural and MEPS 
drawings from Harry S. Harper Architects was $25,000. The contract cost for the 
construction from DRK Associates was approximately $3,092,937 (# is rough estimate 
and has changed.) The remaining balance of $882,063 is budgeted to be used by the 
owner to purchase furniture, fixtures, and equipment. 
 
In the figure below you can see the actual estimate and two other cost estimates. The first 
estimate which was created by using the 2009 RS Means Square Footage Estimate text. In 
appendix I you can see that I used the square foot estimate of a 2-3 story Motel and 
interpolated for the Cost/SF and you can also see where the cost adjustments and 
location factor were determined from. This estimated a total project cost of $4,686,892 
which is 117% larger than the actual cost. This estimate was most likely larger because 
part of project is a pre-manufactured pool house enclosure which would have a cheaper 
Cost/SF than a 2-3 story Motel. 
 
The second estimate was created using the D4 Cost program and the probable cost 
statement can be found in appendix II. The D4 estimated a total project cost of 
$3,532,364 which is under budget at only 88% the actual cost. The main reason for this 
budget to be low is most likely due to the fact that the owner plans to spend up to 
$1,000,000 on FFE’s and the D4 only accounted for about 25% of that. 
 
Overall the best estimate to use would be the RS Means Square Foot estimate because 
although the cost was a little high the estimate was fairly close to the actual budget. Also 
the owner explained that because of these economic times and the location of the 
addition labor was surprisingly cheaper than usual and could also account for the RS 
means being over budgeted. 
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Site Plan of Existing Conditions 
 
The Holiday Inn Express addition is being constructed on the south side of the existing 
building. The addition is limited to setbacks of 35’-0” on the front and sides and 30’-0” on 
the rear from the property line as shown in the figure below. That being said the size of 
the addition was constrained to a limited area and the footprint is almost on each of the 
setback lines. 
 
The addition plans to be connected to all the existing utilities available to the existing 
building. This will allow the existing and new buildings to act as one whole hotel.  
 
Since the building will remain fully operable during construction the temporary customer 
parking will be in the front and to the right of the existing building. The rest of the 
existing and new parking spaces will be used for construction traffic, material laydown, 
storage, temporary trash facilities, equipment, and construction parking. 
 
The site is accessible by making a right off of the White Horse Pike onto Stewart Lane. 
The accessible route could cause some delay due to traffic but all the materials and the 
contractors are local so this should not be a problem. The major concern for the site 
access is that with only one entrance is directing the customer parking away from the 
construction traffic. The use of signs and fencing will be very helpful in this situation. 
 
The site is restricted to using only the area inside of the property line because 
surrounding the site on three sides are main roads and the last side is heavily forested 
area. This site could become tight and cluttered but luckily since DRK is the contractor 
for all MEPS systems they are the only ones on site and will have little coordination 
problems. 
 
Overall the main concern for the site is construction traffic not interfering with pedestrian 
traffic and having construction areas noticeably fenced off with clear signage.  
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Local Conditions 
 
The Holiday Inn Express Addition is being constructed in Absecon, NJ just outside of 
Atlantic City, NJ on a 2.18 acre property. This site currently has a 3-story existing hotel 
building and the majority of extra space is currently used for parking and landscape. The 
proposed addition will be located on the existing retention basin south of the existing 
hotel.  
 
 For the Absecon, NJ areas there are height and area restrictions. For a three story building 
the allowable height is 60’-0” and the allowable area is 25,200 SF/Floor. This building 
meets these requirements because the proposed height is 40’-0” and the total area is 
53,390 SF which is less than the allowed 75,600 SF. 
 
Absecon, NJ is very big on recycling and so is DRK Associates which is why they plan to 
achieve 50% recycling on the project. Wood, concrete, steel, and glass will be recycled 
and the rest of the debris will be separated. Teesdale Trash Removal will be responsible 
for renting out the dumpsters and for waste removal. The dumpsters will be pulled once 
or twice per week at a rate of $350/pull. 
 
Four soil samples were taking on the property and their complete detail can be seen in 
appendix III. The soil logs showed that the type of soil tends to be loamy sands for about 
45” then medium-coarse sand below that. There are no signs of large aggregates or 
boulders so the site should be easy to excavate and backfill. No drilling is necessary. The 
highest water table is approximately 120” below grade but should not pose a threat since 
there is no basement and the foundation shall not exceed 48” below grade and the pool 
shall not exceed 96” below grade. 
 
The contractor must construct inlet sediment filters specific locations to prevent 
transportation of sediment into the stormwater management system. Silt fences should 
also be constructed on downhill slopes. In addition the contractor is responsible for 
cleaning surrounding areas including public right-of-ways and neighboring properties. 
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Client Information 
 
Renuka Hospitality L.L.C. is a private owner of one Holiday Inn Express in the south 
Jersey area. Their goal is to increase occupancy capacity and to provide alternate building 
usage.  
 
Renuka Hospitality L.L.C. chose the location and size of the existing site to allow for 
expansion. The original design of the existing building was small to allow the business to 
grow. Once revenue was sufficient to expand the owner had the adjacent land to 
construct the new 3-story hotel addition and pool/gym facilities. 
 
The expansion was developed for traditional growth of a company. With only 49 existing 
room units this particular Holiday Inn Express is on the smaller end of the spectrum. At 
the current size the hotel was not generating enough revenue to higher manager staff 
positions. Since those key staff members do not currently exist, the hotel must be 
operated internally meaning that the building owner must run the facility to generate 
profit. The owner also owns a large portion of the market share and they believe that their 
location outside of Atlantic City, NJ is a prime enough to fill their expanded 39 units. 
 
The addition of a pool, spa, gym, and meeting rooms were also developed to increase 
profit. The pool itself is now a requirement of the Holiday Inn Express brand, and the 
gym and spas are other amenities that traveler’s seek when looking for hospitality. The 
meeting rooms will help bring in corporate traveler’s and be able to accommodate larger 
groups. 
 
One of the largest concerns for the owner is that the construction does not affect the 
continuous operation of existing facilities. The existing hotel will be fully functional 
during the construction phases. With the hotel being a place for rest and comfort, the 
noise created by construction processes can pose troublesome therefore construction 
must be done during appropriate operating hours. Also keeping the site clean and having 
available parking spots is needed to allow for continuous business. 
 
The schedule is also a very important concern for the owner. The end date of 
construction and occupancy is in April 2010. For this location summer is prime time for 
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tourist and generates the largest revenue period. It is urgent that the schedule does not 
extend into this time frame. 
 
As for cost the owner is less worried about this because they are using a GC and the 
contract budget must be met. Any over charges or change orders are to be paid by the 
GC. 
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Project Delivery Systems 
 
Renuka Hospitality L.L.C. decided to have the project delivered as a Design-Bid-Build 
project. Harry S. Harper Architects was selected as the primary architect and engineer for 
the Holiday Inn Express building. They were selected based on location, cost, and 
previous owner - architect relationships. Harry S. Harpers was the architect for the 
existing building design and with those blueprints it was very simple to create an almost 
identical building for the owner. This was the most reasonable solution for the owner and 
came at the cheapest cost. A lump sum contract was held between the owner and 
architect. 
 
DRK Associates was selected as the General Contractor for the project and like Harry 
Harpers they were also the GC on the existing building. They were selected based on 
previous experience with the owner and the architect. DRK is a local GC and they are 
responsible for all construction processes on site. This allows the project to be done by 
one GC firm which eliminates any coordination issues. A lump sum contract is also held 
between the owner and GC. The contract has a strict budget and any overage charges are 
funded by the GC. The contract also calls for typical builder’s risk insurance and general 
liability insurances. 
 
The owner made a good choice going with DRK Associates and Harry S. Harper 
Architects based on previous experiences. Since the existing building which is a very 
similar project was done by the same team the owner can expect similar costs and 
schedule with little concern. In addition the owner will have a complete set of drawing for 
both new and existing buildings allowing them to easily continue to expand or use this 
building to create a new branch. 
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Staffing Plan 
 
DRK Associates is a small firm in the Atlantic City, NJ area. They are a general contractor 
company and they employee a staff responsible for entire project construction. The office 
consists of one full time estimator who takes care of the bidding process. The projects are 
managed by Barry Gardella and the site supervisor is Steve Szumouski.  
 
For this specific project they have 5 carpenters and 2 laborers on site daily. One service 
manager is in charge of procuring all of the equipment and materials and makes sure that 
they arrive on site and on time. He also oversees complete project clean up. Also on site 
almost daily is their full time safety inspector. 
 
In addition there is an office manager and an administrative assistant who manage clerical 
work for the projects. The office also has two fulltime in-house carpenters who work on 
millwork and finish carpentry.  
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Appendix II 
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Appendix III 


