CARLSON'S
INTEGRATED DESIGN BUILD

WHAT IS INTEGRATED DESIGN BUILD?

Integrated Design Build is a method of providing
Architecture, Engineering and Construction Services
for a project in a way that maximizes the cooperatiol
and coordination between the Design and Build
interests while maintaining the advantages of
Independent Checks and Balances, Complete Desi¢
Documentation, Competitive Bidding and
Accountability to the Client.

Like many other terms used in the construction
industry, Design Build means different things to
different people. Ask virtually any contractor in
America if they do Design-Build and the answer is
yes. A common way to achieve this is through the General Contractoirrgtan Architect and
by selecting Mechanical and Electrical Subcontractors to providddréesign.

Carlson’s Integrated
Design Build is
different. Carlson
consists of two
commonly owned
operating companies
created for the express
purpose of providing
Integrated Design Build
Carlson Associates Carlson Design gﬁf&iﬂigg&;{f:i

Inc Construct the Professional
Services company

providing Architecture
and Engineering
services.

Carlson Design Construct is the Construction Company providing General Conteanting
Construction Management services.
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Over a period of some thirty years, Carlson has developed proprietaryse®eas procedures
that produce an integrated approach to Design-Build. Constructability dunel Btagineering are
naturally integrated into the design process; and adherence to desigisinggntally integrated
into the build process.

At Carlson the Architects and Engineers are required to seek out inpuhfeddonstruction
Professionals on Constructability and Value Engineering points. The Coiwstraobfessionals,
in turn, are required to adhere to the Design Documents and Design Intemhtddyiated
process of checks and balances provides our clients with greater &alwe often say “It's
Design-Build not Build-Design”.
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A BRIEF HISTORY OF CARLSON

Early in his career, John I. Carlson was a
superintendent on the Empire State Building
In 1947 he formed New England Erecting, th
first Carlson entity. As project assignments
progressed from steel erection to pre-
engineered buildings and then to general
construction; Carlson Construction was
formed.

In 1963, seeing a need for better coordinatio
between design and construction, the
engineering firm Aldrich Company was
acquired. Aldrich was later changed to Carls
Associates. Through the 1960s and 70s
Carlson continued to grow; expanding
nationally, then internationally and taking on
ever more complicated projects including
manufacturing and food process facilities.

In the 1980’'s Carlson began focusing on Mission Critical work- Operations €e@tdl Centers
and Data Centers. The Integrated Design Build approach proved to be $actajoin Carlson’s
ability to complete high quality projects quicker and at a lesserlwsthe traditional Design,
Bid, Build approach.

Today Carlson continues
to be the choice of many
clients to provide
Integrated Design Build
services for mission
critical and data center
projects in numerous
markets including
Financial Services,
Healthcare, Broadcast ant
Data Center Services.
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BENEFITS OF INTEGRATED DESIGN BUILD
A large part of the success of Integrated Design Build comes from thie iwayplemented by
examples of the benefits of Integrated Design Build as implementedrispiCa

Consulting Phase Generally before a client
commits to building a facility or even having it

Design designed, they need to have a reasonable
I estimate of the cost. An estimate that is
Competitive Bid Subs incomplete or too low can result in an
— inadequate budget. An estimate that is too high
due to uninformed guesses is just as bad. It can
Construction needlessly kill a project or lead to unnecessary

scope reductions. Engineer’s estimates are
notoriously inaccurate when dealing with
. . preliminary data. The Integrated Design Build
Integrated Design Build approach involves Carlson’s construction
professionals from the outset. These
professionals work with the design team to
identify the information needed for the budget
Arch. Design then, using their construction estimating skills,
E—— produce a more accurate budget than is
otherwise possible.

Mech. Vendor Design

I
In recent years, it's become popular to retain a

Elec. Vendor Design contractor at the outset of Design to provide Pre-

e Construction Services. This is really an attempt
to obtain some of the benefits realized thru

Construction Design Build. It's a step in the right direction
‘ but falls short of the advantages of Integrated

Design Build.

Vendor Design Build

Design PhaseThroughout the design process
there is continuous communication between the
Design Professionals and the Construction
Professionals as well as periodic structured
Design meetings, both with and without the client. The
[ Construction Team is expected to provide input
and question or challenge anything they want to.
The Design Team is required to openly accept
and consider the Construction input and must be
able to justify the design aspect at hand.
Construction Oftentimes, the Construction Team provides
information on logistics, site access, building
rules, and so forth; that helps the Design Team
Design Bid Build produce a design that better addresses field
conditions. At the end of the process, however,
the Design Professionals, the Architects and
Engineers, make the final design decisions.

Bid




This process engenders an infusion of Constructability into the Desigmyatins the Design
Professionals’ responsibility for a complete set of documents to bailortect with.

An inherent risk in a “one off” Design Build project led by a General Caitrésthat the

contractor, especially if cost driven, can have undue influence on the destgnaMaanges,

etc. sometimes are made that reduce the initial cost but reautadrity that costs more to

operate and maintain over time. An extreme example of this is when the IGam@ractor sole
sources to Mechanical and Electrical
Subcontractors who, in turn, produce a “Vendor
Design” for their scopes of work. If the
Subcontractor agreements are for fixed amounts,
every dollar “saved” through Vendor Design
decisions goes into the Subcontractor’s pocket.
Even without fixed price Subcontracts, the project
suffers from a lack of central coordination and
common design intent. Carlson Associate’s
design professionals produce a complete set of
project documents- drawings and specifications-
that can be competitively bid to multiple
subcontractors.

Project Buy Out Phase In Carlson’s Integrated Design Build approach, complete drawing and
specification packages are used to competitively bid all building traddsto Subcontractors.
This competitive bid process, on complete scopes of work, ensures that this gadting value.

Oftentimes progressive Design release packages, such as equiprminichiase packages,
demolition drawings or foundation packages, are needed to expedite the pifugeciose
coordination inherent in Integrated Design Build facilitates thigrd s one team with a
common goal that works together to determine the information neededdo release package
and when it is needed.

Construction Phase.n Integrated Design Build, all construction is executed in accordance with
the plans and specifications. The Construction Professionals are nadtimwodify the project
design documents. All changes must be pre-approved by the Design Team. Tlateldht®gsign
Build advantage is that the Construction team has a better understanifiegle$ign intent and

the Design team is more

responsive when field issues nee

addressing.

Not only do the Design
Professionals make the final
decisions on design points; the
Architects and Engineers send
their Field Inspection Reports anc
Punch Lists direct to the client as
well as to the Construction Team.
They are fully empowered to raise
any issue as they see fit during
construction.



Overall Benefits. A subtle yet essential
component of Integrated Design Build is th
all team members’ interests are in alignme!
A successful project is not one without
issues; issues always arise. A successful
project is one where issues are promptly
handled without undue concern about who
responsible. The Carlson attitude,
engendered by Integrated Design Build, is
“we’ll take care of it”, whatever the project
issue is. This Single Source of
Responsibility approach is a Carlson
hallmark derived from Integrated Design
Build.

A good example is obtaining a LEED

certification. This process requires

involvement from both design and

construction yet needs a responsible party

coordinate. Integrated Design Build

facilitates this by having one team

responsible regardless of whether the issue is design or construlated.re

The greater level of coordination and cooperation realized with InéeEesign Build means
the Client spends less time coordinating between the Design Team &whthactor. The Client
has more time to focus on other aspects of the project. When the Clieminfeetation, he
need only go to one entity, Carlson, to get the answer. At the same time ihesstiiiect access
to all team members and can be as involved as he feels necessary. Inexjsenence,
oftentimes a Client will forgo the use of a third party Owner’s Sitaésgmtative, feeling it is an
unnecessary expense with Integrated Design Build.

When executed correctly, Integrated Design Build offers advantagealbether contract
approaches. At Carlson, Integrated Design Build is a way of life instilledri employees and
developed over many years. The highest quality is achieved over thesskdoration, at the
greatest value. While we recognize that there are many good designrfdmeay good
contractors, our goal is to be the best of both. We feel Carlson’s exreigielrepeat client ratio
is validation we correctly execute the Integrated Design Build approacmdfe information
please go to www.carlson-dc.com.



