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EXECUTIVE SUMMARY 

The Apartment Building is a high-end apartment 

building located on the East Coast. It consist of ten 

stories above grade, amounting to 151,158 SF. 

The building also has a two story, 62,250 SF 

underground parking garage. Ten of the units are 

designated affordable housing for 40 years which 

allows the maximum zoning height restriction to 

increase from 77 feet to 99 feet. The ground floor 

houses amenities such as a lounge, business 

center, and fitness room. An additional club room 

is located on the fifth floor. Accessible terraces are 

located on the fifth and eighth floor and include gas grills, gas fire pits, and water/gas features. The 

average rental price for the apartment units is roughly $2,100 per month.  

This report includes a background on the project, owner, project team, project delivery method, existing 

conditions, building systems, schedule, and cost.  This project will be LEED certified based on LEED 2009 

for new construction. 

  

Figure 1: Rendering  

(Source JMAV) 
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THE CLIENT 

The client for The Apartment Building is BMPI. BMPI is a partnership between three main investors of 

which one is the owner of the general contractor of this project, John Moriarty & Associates (JMA). The 

other two partners are a developer out of Boston and a local developer. The goal of BMPI is to promote 

the growth of an up and coming metro accessible area. According to an economic impact study, conducted 

by Delta Associates, The Apartment Building will increase the value of nearby single family houses by 2.9% 

per year. The main priority of the client is to create this building will cost in mind, while keeping the 

schedule in mind in order for a quick return on investment. 

PROJECT TEAM 

John Moriarty & Associates Virginia (JMAV) office staffed this project in a traditional structure. A regional 

director oversees all JMAV projects. Under the regional director is the field operations manager and senior 

project manager. The field operations manager oversees the field operations on multiple projects. On this 

project the field staff is comprised of a head superintendent, three assistant superintendent and a field 

intern who are all onsite daily. The senior project manager oversees the project management staff of 

multiple projects. On this project the project management staff is comprised of a project manager and an 

assistant project manager who are onsite daily. 

PROJECT DELIVERY METHOD 

The delivery method on this project is a CM at Risk. The advantages of this delivery method is that only 

one party is responsible for construction and it allows the contractor to be involved early on in the design 

phase. Since this is a private project and one of the owners is also the owner of JMAV, the contract is a 

sole source negotiated contract. The contract type between the owner and the general contractor is a 

negotiated GMP, which includes open book accounting. This project also included two design-build 

subcontractors. Power Design Inc. and Mechanical Design Group, the electrical and mechanical/ plumbing 

respectively. The these two design build subcontractors hold contracts with the general contractor but 

have key communication paths with the architect, Rust Orling Architecture. See slide 3 of Appendix 1 for 

the complete project organizational chart. 

EXISTING CONDITIONS 
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This building is being built on what used to be an old middle school which closed in 1979. Since the closing 

of the middle school, multiple office buildings and residential buildings have been built nearby. Currently, 

the site is surrounded by two four story office buildings, townhomes and an eight story condominium. 

Above grade, the existing buildings appear to be a modest distance away from The Apartment Building. 

However, many of the existing buildings have underground parking levels that extend further than their 

above grade footprints. This makes the construction site much more congested than it appears. Since 

there are already existing buildings nearby. Utility lines are in close proximity to the new building, refer to 

Appendix 2. The majority of the utility lines run up Main Street. Some utilities, such as sanitary, storm, 

and water lines branch off Main Street and wrap around the west side of the construction site and down 

2nd Street and tie into other existing buildings. Traffic in the area is not extremely heavy since it is 

primarily a residential area with office buildings. Due to requests by neighboring buildings, construction 

parking will not be available onsite and street parking is prohibited. All construction personnel must park 

in a designated off-site parking lot then be bussed to the job site.  
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BUILDING SYSTEMS SUMMARY 

STRUCTURAL SYSTEM 

The structural design criteria for this building is based off the 2009 International Building Code and the 

2009 Virginia Construction Code. The design loads are listed in Table 1.  

Table 1: Residential, Multi Family Design Loads 

Area Load 

Private rooms and corridors 40 PSF 

Public rooms and corridors 100 PSF 

Stairs and exit ways 100 PSF 

Yards and terraces, pedestrian 100 PSF 

Garages,  passenger vehicles 40 PSF, 3000LB Concentrated 

Vehicular driveways, loading 250 PSF, 3000LB Concentrated 

Fire truck loading 350 PSF, 3000LB Concentrated 

Roof 30 PSF 

The structural system supporting these loads is primarily cast-in-place concrete. The foundation is 

comprised a 36-40” mat slab an foundation walls. Beginning on the second floor and up through the roof, 

post-tensioning is used in the slabs which allow for a thinner slab thickness, eight inches on average. The 

post-tension tendons are low-relaxation strands that are comprised of seven wires and have a minimum 

ultimate strength of 270 KSI.  

SUPPORT OF EXCAVATION 

The surrounding existing buildings contain underground parking levels that extend past the above ground 

footprint. This congestion makes excavation for The Apartment Building very tight. Since the adjacent 

underground levels are so close to the building site, excavation had to be supported within the footprint 

of the new building. This was done so using a raker system with soldier beams and lagging. 
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BUILDING ENCLOSURE 

The Apartment Building uses a multitude of different materials for the façade. The primary materials are 

brick, architectural concrete masonry units (ACMU), and metal cladding. Each elevation of the building 

utilizes these three primary façade materials. Although the materials are the same for each elevation, 

various colors, patterns, and mortar types create different visual appearances throughout the façade of 

the building.  

From the ground level to the third floor, the façade is primarily comprised of Type 1 ACMU and Type 2 

brick. Type 1 brick is used from the third floor through eighth floor. From the eighth floor up a combination 

of metal cladding, Type 2 brick, and Type 1 brick are used. In addition to the three main façade materials, 

cast stone is used in horizontal bands that encompass the building as well as window sills. Additional 

features of the building enclosure include aluminum windows, metal railings, prefinished aluminum trellis 

and projected metal sunscreens (5th, 8th and 10th floor). The majority of the façade is supported by 

anchoring to 3-5/8” metal studs that are supported by the post-tensioned concrete structure. A typical 

exterior wall assembly, from outside to inside, is made up of the façade material, air space, rigid insulation, 

air barrier, gypsum sheathing, metal studs with batt insulations, then interior gypsum board. The 

thicknesses of each component vary based on the façade material being supported and the intended fire 

rating. Punch windows are used throughout the exterior of the building. In addition, four story curved 

segmented aluminum window assemblies are located at each of the main entrances. Both glazing systems 

are prefinished aluminum. 

MECHANICAL SYSTEM 

The primary mechanical room is located in a central location on the ground floor, see slide 7 of Appendix 

2 for the exact location. Two primary types of mechanical systems are used to service the various spaces 

within the building. Two roof top units, 5580 and 6150 CFM, serve the main corridors of the building. The 

individual apartment units, and common areas are conditioned by split system heat pumps. The sizes of 

these split system heat pumps range from 300 CFM to 3000 CFM. In addition electric unit heaters are used 

in stair cases, the trash room, pump room and storage rooms.   
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ELECTRICAL SYSTEM 

The electrical connection point is located in the northeast corner of the building. The main transformer 

vault and electrical room are located at the G2 level, see slide 7 of Appendix 1. The Apartment Building 

runs on 208/120V which is typical for residential buildings. Four 1000A switchgears supply the 16 to 20 

load centers located on each floor.  

SCHEDULE  

The Apartment Building received the notice to proceed on February 11th, 2013 and will reach substantial 

completion on February 13, 2015, resulting in a duration of roughly 24 months. The post-tensioned 

concrete structure was completed in June, 2014, roughly 16 months after notice to proceed. Turnover of 

this building will be done in phases, allowing early revenue for the owner. The first phase of turnover is 

planned for December 10th, 2014 and includes the garage through the 2nd floor. From this point on the 

schedule dictates a turnover rate of a floor per week. A summary schedule of construction (design phases 

excluded) can be found in Appendix 4. 

COST EVALUATION 

The total contract value of the negotiated GMP contract is $32,752,717, or $216.75 per SF.  A square foot 

estimate was performed using RSMeans. The closest category in RSMeans that The Apartment Building 

fell in was an 8-24 story apartment building with face brick with concrete block backup and reinforced 

concrete frame. The final estimated cost came to $27,598,000 which comes to $182.64 per SF. This 

estimate is just about 15% lower than the actual cost which is an acceptable for a square foot estimate. A 

summary of the square foot estimate can be found in Appendix 3.  

There are many factors that explain the lower estimated cost. The square foot estimate does not include 

an outdoor swimming pool and post-tensioned concrete. Also due to the nature of the estimate, only a 

single below grade level can be able, so the second garage level is excluded from the estimate. The finishes 

in the apartments units are also much higher quality, thus more expensive, than what was specified in the 

square foot estimate. The electrical estimate was roughly half the actual cost. The building actually uses 

twice as many switch gears than the estimate specifies as well as a more complex distribution system 
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APPENDIX 1: PRESENTATION SLIDES (9/15/14) 

SLIDE 1: INTRODUCTION 
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SLIDE 2: CLIENT INFORMATION 
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SLIDE 3: PROJECT DELIVERY 
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SLIDE 4: PROJECT TEAM 
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SLIDE 5: EXISTING CONDITIONS 
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SLIDE 6: BUILDING SYSTEMS 
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SLIDE 7: BUILDING SYSTEMS CONTINUED 
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SLIDE 8: SCHEDULE SUMMARY 
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SLIDE 9: PROJECT COST 

 

  



Demirci | 2014 

 

15 | P a g e  
 

APPENDIX 2: ENLARGED SITE LOGISTICS PLAN 
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APPENDIX 3: SUMMARY ESTIMATE 
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ID Task Name Duration Start
0 Summary Schedule 1058 days Tue 2/1/11
1 Conceptual Design and Estimate 370 days Tue 2/1/11
2 Design Development Design and Estimate 162 days Sun 7/1/12
3 NTP 0 days Mon 2/11/13

4 Site Prep 123 days Mon 2/11/13

10 Install Permanent Power 348 days Wed 3/27/13

8 Install Temp Power 26 days Mon 4/29/13

9 Temp Power On 0 days Mon 6/3/13

11 Permanent Power On 0 days Thu 7/25/13

5 Excavation 107 days Thu 8/1/13

12 Insall Footing and Tower Crane 1 day Wed 10/30/13

13 Place Mat Slab 26 days Tue 11/26/13

14 Foundation Walls, Pits etc 22 days Tue 12/17/13

15 Form Supported Slabs Through Ground Floor 57 days Tue 12/24/13

16 Reinforce Supported Slabs Through Ground Floor 54 days Fri 12/27/13

17 Place Supported Slabs Through Ground Floor 54 days Tue 12/31/13

18 Form Supported Slabs Above Ground Floor 59 days Tue 3/18/14

19 Reinforce Supported Slabs Above Ground Floor 60 days Thu 3/20/14

20 Place Supported Slabs Above Ground Floor 59 days Mon 3/24/14

23 Install Brick 95 days Thu 3/27/14

25 Rough-In Mech/Elec/ TD 127 days Thu 4/3/14

22 Frame/ Sheath/ Tyvek 77 days Tue 4/22/14

26 Finishes 156 days Fri 5/30/14

24 Install Windows 65 days Wed 6/4/14

21 Structure Top out 0 days Thu 6/12/14

7 Courtyard Improvements 64 days Mon 7/28/14

28 Final Inspections 144 days Mon 8/4/14

6 Site Improvements 61 days Thu 8/7/14

27 Punchlist/ Owner Walks 92 days Fri 9/12/14

29 Turnover Garage - Second Floor 0 days Wed 12/10/14

30 Turnover 3rd Floor 0 days Wed 12/17/14

31 Turnover 4th Floor 0 days Wed 12/24/14

32 Turnover 5th Floor 0 days Wed 12/31/14

33 Turnover 6th Floor 0 days Wed 1/7/15

34 Turnover 7th Floor 0 days Wed 1/14/15

35 Turnover 8th Floor 0 days Wed 1/21/15

36 Turnover 9th Floor 0 days Wed 1/28/15

37 Turnover 10th Floor 0 days Wed 2/4/15
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Conceptual Design and Estimate

Design Development Design and Estimate
NTP

Site Prep
Install Permanent Power

Install Temp Power
Temp Power On

Permanent Power On
Excavation

Insall Footing and Tower Crane
Place Mat Slab

Foundation Walls, Pits etc
Form Supported Slabs Through Ground Floor
Reinforce Supported Slabs Through Ground F

Place Supported Slabs Through Ground Floor
Form Supported Slabs Above Ground
Reinforce Supported Slabs Above Gr

Place Supported Slabs Above Groun
Install Brick

Rough-In Mech/Elec/ TD
Frame/ Sheath/ Tyvek

Finishes
Install Windows

Structure Top out
Courtyard Improvemen

Final Inspec
Site Improvements

Punchlist/ Own
Turnover Garage - 
Turnover 3rd Floo
Turnover 4th Floo
Turnover 5th Flo
Turnover 6th Flo
Turnover 7th Fl
Turnover 8th F
Turnover 9th 
Turnover 10t

Jan '11 Apr '11 Jul '11 Oct '11 Jan '12 Apr '12 Jul '12 Oct '12 Jan '13 Apr '13 Jul '13 Oct '13 Jan '14 Apr '14 Jul '14 Oct '14 Jan '15 Apr '15 J

Task

Split

Milestone

Summary

Project Summary

Inactive Task

Inactive Milestone

Inactive Summary

Manual Task

Duration-only

Manual Summary Rollup

Manual Summary

Start-only

Finish-only

External Tasks

External Milestone

Deadline

Progress

Manual Progress

Page 1
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APPENDIX 5: PRESENTATION COMMENTS AND RESPONSE 

 

Comment Response/Action 

Validate design-build subcontractor contract. 
Cannot be with the GC and Architect. 

Validated and updated the org chart such that 
the design-build subs are contracted only with 
the GC 

Include design phase in summary schedule Design phase added to summary schedule 

 

 

 

  




