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School Construction 
Vision to Warranty

Using the CMAR (Construction Manager at Risk) Method
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Introduction
● Every school construction project has a 

lifecycle

● Starts with a vision → ends with a 

warranty

● Goal: Deliver safe, functional, and 

future-ready learning spaces

● It all starts with effective Master Planning
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Master Plan Phase
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Vision

● Driven by student needs, replacement schedule, aging 

facilities or systems

● Involves board, superintendent, and community input

● Defines the WHY behind the project

Master Plan
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Master Plan

● Education
● BS Civil Engineering - University of Arkansas - 1971

● MS Water Resources Planning - Colorado State - 1975

● Doctor of Engineering - SMU - 2004

●  Experience
● Arkansas Professional Engineer - #4081

● Corps of Engineers - 34 years

● Arkansas Facilities Division, Director - 8 years

● Facilities Consultant - 8+ years (Springdale, Fort Smith, Bryant, Benton, Jacksonville-North Pulaski, 12 other districts)

Dr. Charles Stein
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Master Plan - Planned Projects
• Northside High School Outdoor Plaza

• Northside High School - Turf Replacement

• Northside High School - B Street Improvements

• Southside High School - HVAC Replacement

• Southside High School - Turf Replacement

• PEAK Innovation Center - Drainage Replacement

• Darby Middle School - Student Dining/Kitchen Addition
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Master Plan - Planned Projects
• District Wide - Building Automation

• District Wide - Playground Addition

• District Wide - Marquee Replacement

• Bonneville Elementary - School within a School

• Fairview Elementary - Sewer Replacement

• Morrison Elementary - Parking Addition

• Spradling Elementary - Roof Replacement
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Master Plan

● District facilities report

● System Replacement Cycle 2

● Annual Report 

• Warm, Safe, Dry 3

• Space Needs

● Master Plan Resolution 6

Master Plan
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Unused/Underutilized Facility Waiver Letter 5

● We can seek a waiver from the Division by sending a request for waiver 

● By law the Division has to notify all Charter and give them 30 days to 

object to the Division waiver.

● If no charter responds in 30 days to the public notice of the waiver, then 

the Division will notify the district that they can sell or lease the building 

to a non-charter entity. 

Master Plan
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Master Plan

Key Milestones 

• Board Approval

• Master Plan Resolution

• Submission to the State

• Start the Qualification Phase

18
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Qualification Phase
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● District issues Request for 

Qualifications 1

● Evaluation Committee 

recommends Construction 

Manager at Risk (CMAR) 

Qualification 
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Qualification 
CMAR Facility Stakeholder Plan max 

points

Beshears Clark Nabholz

Company leadership, and presence in local community 20 0 0 0

Strength of proposed team 20 0 0 0

Relevant project experience and experience with FSPS 20 0 0 0

Ability to foster market competition 15 0 0 0

Schedule management 15 0 0 0

Approach to compensation 5 0 0 0

Claims and litigation 5 0 0 0

total points 100 0 0 0
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Qualification 
Key Milestones 

• Evaluate Qualifications

• Grading Rubric

• Shortlist and Conduct Interviews (if applicable)

• Negotiate Contract with Top-Ranked Firm

• Execute the Contract Phase
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Contract Phase  
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American Institute of Architects (AIA)

● Standard AIA contracts protect 

the district

● Define roles, responsibilities, 

risk

● CMAR contract includes fees, 

services, and Guaranteed 

Maximum Price (GMP)  

Contract 
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American Institute of Architects:
Guaranteed Maximum Price (GMP)

● AIA 133 A is the The GMP Amendment 2 

• Locks in cost, schedule, and scope once design is ready

● Includes allowances, contingencies, risk coverage

● Provides financial certainty to the district

● When contract negotiations are complete and executed we 

move to the construction phase
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Construction Phase
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Construction Administration
● Pay Applications

● Owner, Architect, CMAR meetings (OAC)

• Safety and Site Logistics

• Schedule

• Financials

● Observation Reports 

Construction  
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Closeout Phase 
● Substantial Completion

� Punch list prepared & addressed

� Building is safe for students & staff occupancy

� Legal transfer of facility to the district

● Warranty Phase 5

� Typically 1-year warranty

� Contractors fix issues at no extra cost

Construction  
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“Successful projects begin with vision 
and end with student success”

Safe, modern facilities = stronger learning outcomes
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Questions? 
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Long Range Facility 
Committee 
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Committee Commitment 

○ District Facility 
Overview

○ Guiding Principles
○ Tours & Capital 

Assessments
○ Capacity Studies
○ Financial 

Breakdown
○ Review Facility 

Downsizing

●



FOUNDATIONAL THOUGHTS
Renew and Revitalize the District 
Campuses 

3

5-10 YEARS
Strategize a way to continue  

increase our suitability, 
increasing our districts 

opportunity of obtaining state 
funding

2

0-5 YEARS 
We want to look at ways we can 
improve our campuses with 
minimal cost and gain suitability 

1

THE LONG RANGE FACILITY PLAN



● Develop plans to close:

○ Belle Point Building and relocate services to 

Orr Elementary

■ Rezone Orr Elementary students to 

neighboring schools

○ Parker Building and relocate services 

○ Rogers Building and relocate services 

○ Peabody Building and relocate services 

● Prioritize classrooms to meet state standards 

● Study the feasibility to build a regulation track for 

Northside High School

● Continue to analyze opportunities to right-size 

other elementary schools if appropriate 

● Assess the middle school cafeterias  

● Continue to review other opportunities to 

right-size other elementary schools if 

appropriate

● Study the cost and feasibility of renovating 

or building a performing arts facility at each 

high school.

● Assess the need for expansion/renovation of 

athletic facilities at middle schools 

Summary of Recommendations 

0-5 Years 5-10 Years 
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Questions? 
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Playgrounds 
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Playgrounds
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Questions? 
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Purchasing 
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Purchasing
Overview 

Mr. Craig Tecmire 
-

Supervisor of 
Purchasing



FSPS Policy 7.5 
Purchases & 
Procurement

1. (4) Pages long - Hangs on FSPS website
2. Establishes parameters for District
3. Commodity -vs- Professional Service

 

Key Takeaways from 7.5
1. Definition of a Commodity:  All supplies, goods, material, 

equipment, computers, software, machinery, facilities, personal 
property, and services, other than personal & professional services, 
purchased on behalf of the District.

2. Definition of Professional Services:  Legal, financial advisory, 
architectural, engineering, construction management, and land 
surveying professional consultant services. 

https://www.fortsmithschools.org/fs/resource-manager/view/ed5de9a9-cd83-4fb9-a926-063b4dbd86b1
https://www.fortsmithschools.org/fs/resource-manager/view/ed5de9a9-cd83-4fb9-a926-063b4dbd86b1
https://www.fortsmithschools.org/fs/resource-manager/view/ed5de9a9-cd83-4fb9-a926-063b4dbd86b1




Other ways 
Purchasing 
supportsOther duties!

1. Process all PO’s for the District ~ 15,000
2. Order, Process, & Tag all Fixed Assets
3. Copier/Printer Repair & Servicing
4. Oversight of District cell phone program
5. Shipping & Receiving - Packages
6. Shred - District wide
7. Textbook Disposal - District wide
8. Walmart/Sam’s/Harps centralized charge cards
9. Coordinate setting up new vendors - eFinance

10. FSPS Post Office & Delivery Service - mail & packages
11. Warehousing & warehouse support!



Purchasing Team



Questions


