
PARK CITY MUNICIPAL CORPORATION 
Owner Representative & Project 

Management Services for the 
Arts & Culture Mixed-Use Development



 
 

22 East 100 South, 4th Floor - Salt Lake City, UT 84111 
tel (801) 869-8722 - fax (801) 869-8725 - web www.gtsdevelop.com 

December 3, 2019 
  
Park City Municipal Corporation 
Attn: Nate Rockwood 
Capital Budget and Project Manager 
P.O Box 1480 
Park City, Utah 84060 
 
Re: Owner Representation and Project Management Services for the Arts and Culture Mixed-
Use Development 
 
Dear Selection Committee Members: 
 
The Partnership of Park City Municipal Corporation, the Sundance Institute, the Kimball Art 
Center and Community Stakeholders joining to create a new Arts and Culture District will 
capture an incredible opportunity to create a legacy of creativity, placemaking and cultural 
development for our community. GTS Development Services, both as a company and as active 
and engaged members of the community, applaud this great vision and we are well-qualified to 
lead the development process. 
 
Our team is uniquely qualified to provide the skilled leadership and management to successfully 
deliver achieve key development milestones and understand the needs and desires of the 
Sundance Institute, The Kimball Arts Center, the PCMC City Council, the Mayor’s office and 
PCMC staff, as well as key stakeholders and community Members. 
 
Our team has direct knowledge, technical capability, and experience working with arts 
organizations, local governments and community residents to implement an Arts and Culture 
District development and operational vision.  
 
GTS and our assembled team worked together to create the new Eccles Theater and Main and 
Regent District in Salt Lake City. The team began work over nine years ago with a similar Arts 
anchored mixed-use plan that successfully engaged multiple Public Agency Owners and 
operators, stakeholders including adjacent property owners, arts groups, and Private developers 
to achieve a successful Arts and Culture mixed-use project. 
 

⦁GTS Development Services is a leader in strategic development planning and project 
management for Arts anchored mixed-use development and creative placemaking. 
⦁Construction Control Corporation was founded in 1984 to provide project/construction   
management and consulting services to the intermountain west’s construction 
community.  

 
 
 



 
 

22 East 100 South, 4th Floor - Salt Lake City, UT 84111 
tel (801) 869-8722 - fax (801) 869-8725 - web www.gtsdevelop.com 

 
We will provide skilled owner representation and project management services incorporating 
best practices in leading the project delivery and operational start-up of the arts and culture 
district. We will lead the project through the land use entitlement process, facilitate and 
negotiate development and operational agreements between PCMC, SDI, and KAC as the 
anchor owner occupants. We will also review and comment on plans as they are developed to 
make sure the design achieves the Arts and Cultural District goals. We will provide ongoing 
presentations to the City Council, Planning Commission and at Public Open Houses to inform 
the community of the progress and development of the project. We will provide oversight of the 
design development, construction documents, bidding and construction administration, start up, 
and provide post occupancy evaluation of the project. 
 
Our team thoroughly understands the process which is ahead of you. With the experience and 
dedication of our team we will help you create a successful legacy project for the future of Park 
City.  
 
I, Stephen Swisher, will be the Principal-in-Charge of the project team and I will be the primary 
contact and authorized representative for the GTS Team. I certify that all information provided in 
this proposal is true and accurate. 
 
Sincerely, 
 

  
 
Stephen L. Swisher, AIA LEED AP 
22 East 100 South 4th Floor 
Salt Lake City, Utah 
sswisher@GTSDevelop.com 
Fax: 801-869-8725 
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Executive Summary

The Park City Arts and Culture District Mixed-Use Development will become a new nexus of creativity and cultural interaction that 
will create a new community living-room in Park City. It will be the home of incredible cultural assets including the Sundance Institute, 
the Kimball Arts Center, local non-profi ts and artists, workforce housing and will have on-site capacities for arts activation and cultural 
events. The interplay of multiple art-forms including fi lm, visual arts, music, food, and cultural engagement will be a collaborative stage 
to spark new cultural and artistic ideas and endeavors. This will be a special place for the citizens of Park City to meet, gather, and 
participate in these activities.

The GTS Development Services (GTS) team is uniquely qualifi ed to provide the successful planning, project management, negotiate 
development and operating agreements, lead the land use and entitlement approval process,and to provide construction administra-
tion and other development services for this signifi cant, complex, and highly visible, mixed-use, creative placemaking project. GTS 
recently completed a similarly complex, multi-partner, high visibility mixed-use culturally focused development, in downtown Salt Lake 
City, the Main and Regent District and the George S and Delores Dore Eccles Theater. Similar to the Park City project there were mul-
tiple ownership partners, operating agreements, presenters and tenants, adjacent business owners, local arts organizations, food and 
beverage providers, and of course citizens and end-users. The project also included multiple design fi rms including two internationally 
recognized architectural  fi rms that were designing contiguous and interlocking facilities and separate construction companies working 
simultaneously on a very tight densely-designed site.

The GTS “Utah Performing Arts Center Strategic Development Vision Plan” became the policy document that led to the successful 
completion of this Arts and Culture anchored mixed-use district development. The project included a Pelli Clark Pelli Architects de-
signed performing arts center with a 2500 seat theater, community gathering spaces including a 9000 square foot winter-garden, lobby 
and performance space with a movable exterior glass wall to create an indoor-outdoor space during favorable weather, an exterior 
plaza with infrastructure for special event and day- to-day activation connected to a festival street lined with restaurants, black box 
theater space, meeting spaces, offi ces and parking. The project included a redeveloped pedestrian-oriented festival street aligning 
the back of the theater and connecting major city destinations, the City Creek Mall and Gallivan Center to create a true 18 hour a day 
cultural district destination downtown. The private portion of the development included a 450,000 square foot offi ce tower designed by 
SOM Architects that cantilevers 40 feet over the theater at the fi fth-fl oor level. 

We achieved consensus from the multiple project owners, Salt Lake City and Salt Lake County Councils, Mayors, and Staff, the Salt 
Lake Redevelopment Agency (our client), the Key stakeholders and partners and operators including The Salt Lake Center for the 
Arts, The Downtown Alliance, multiple arts organizations, presenters and adjacent property owners and private development partners 
including  City Creek Reserve LLC (the Church of Jesus Christ Latter day Saints) and a very engaged citizenry. 

GTS operated with an open collaborative and positive “problem-solving” approach to the process that engaged project participants in 
a productive manner and valued and addressed stakeholder issues and concerns.  Understanding the multiple project partners’ goals 
and operating models are key to producing and operating a successful mixed-use development. 

George S. and Dolores Dore Eccles Theater

“GTS Development and Steve Swisher 
deserve recognition for managing the or-
ganizational effort including operational 
studies, programming, design , construc-
tion and fund raising to bring the theater 

to a reality” 

- John Ballard, President 
MagicSpace Entertainment
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A.1 Similar Experience
We successfully completed Development Agreements with the Tower Developers, City Creek Reserve, LLC which included air-rights 
and common area operating and maintenance agreements, an Ownership Agreement between Salt lake City, the RDA and the 
Salt Lake County creating a joint ownership entity to direct the operation of the Theater and its ancillary spaces and an operating 
agreement with the Salt Lake County Center for the Arts as well as sub-agreements with Magicspace and Broadway across America 
as presenters as well as Food and Beverage Agreements for Concessions and Bistro Operations. GTS assisted in obtaining liquor 
licenses for different spaces in the facility and with facilitating tenant improvements for the Theater-owned commercial spaces on 
Regent Street. GTS also worked with our fund-raising consultant and raised over 37.5 million dollars in private donations for the 126 
million dollar project. 

Justin Belliveau was our “inside partner” in this process as the Chief Operating Offi ce of the Salt Lake City RDA. Justin is now a 
Principal with GTS and will lead the effort on Development and Operational Agreements phase of the work and participate in many 
other aspects of the project as well.  Kris Larson and Construction Control Corporation provided scheduling and estimating consulting 
to the GTS Team on the Eccles Project and will join our team on the Park City Arts and Culture Mixed use development.

Operational start up,  project commissioning and user training are critical aspects of the project that GTS handled for the new theater 
with over a million dollars a week at risk in costs for canceling Broadway shows. GTS successfully managed the schedule to assure 
time for operator training, testing, occupancy inspections and startup. Similar to the Park City Arts and Culture Mixed-use develop-
ment, GTS led the successful phased project delivery which included an excavation, core and shell and fi t-out package to expedite 
the project schedule.

One of the more critical start up items that requires focused management is the Furniture Fixtures and Equipment purchasing and 
delivery. GTS handled this process for the new theater and was able to save over $500,000 on the FF&E budget by using state, county 
and city negotiated purchase contracts for all of the furniture on the project. GTS was also able to negotiate new contracts for items 
that were not already on the States purchasing system while also having some custom furniture made using State Prison training 
program.   

Successful placemaking is accomplished through community and stakeholder participation in generating thoughtful pedestrian-ori-
ented design and through activation by providing on-going interesting and attractive programming. This project will accomplish these 
goals. The combinations of uses on the site will generate activation both during the day and after hours, including the weekends, to 
create a true 18-hour-a-day destination.  The new Eccles Theater has hosted over 375,000 attendees per year in its fi rst two years of 
operation, has generated a $2.6 million dollars year in net operating income and has changed the heart of downtown Salt Lake City 
and created an attractive place to live, work and play.  

GTS provides team leadership to incorporate the highest standards of planning and design into our projects. As a result, we create 
outcomes that deliver the highest possible return on public investment, measuring our success by the transformative changes our 
clients’ projects create and the lasting impact it has on their community. Our approach to the work will be open and collaborative with 
both the Park City Municipal Corporation, Kimball Arts Center, Sundance Institute and the other project stakeholders. 
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M A I N  &  R E G E N T  D I S T R I C T
Salt Lake City, Utah
The Main & Regent District Development is a mixed-use, public/private, redevelopment project in the center 
of downtown Salt Lake City. The project included the masterplan, coordination and concurrent development 
and construction of a privately developed 25-story, 450,000 sf Offi ce tower and the programming, operating 
plan, design and construction of a 186,000 sf, 2500 seat Performing Arts Center. The work included master 
planning and coordinating the development of the adjacent Regent Street as a destination pedestrian orient-
ed festival street and retail environment.

The district leverages the activity at the theater to create an 18-hour mixed-use environment that is distinct 
from the rest of downtown. The place-making project improved the connection between the City Creek Mall 
and Gallivan Plaza. Interior and exterior mid-block walkways created a district around and through the 
building connecting Main Street and Regent Street. The theater lobby was designed as a winter garden and 
is connected to the tower lobby. It is used for access to the tower and as an all-day public space. The truck 
load-in area was designed to double as an urban park and festival space. 

In addition to managing complex urban design challenges, a thorough retail opportunities analysis was 
completed to establish the type and size of retail opportunities for Regent Street and the entire block. A 
major challenge of this study was to establish a retail strategy that complemented, not competed, with City 
Creek Mall and other Main Street retailers.

GTS served as the catalyst and project leader with community stakeholders, the SLC-RDA and City, the 
design team and contractor as partners through a Collaborative Process to usher this transformative project 
to completion. GTS’s broad and extensive program management experience enables us to identify potential 
problems and opportunities throughout the development process leading to a successful conclusion of the 
project.  As program manager and owners representative, GTS believes frequent (weekly) communication 
and interaction with the owner and the development team is essential to the quality and productivity of the 
project. 

The Program and initial Budget for the project were determined in the pre-design phase, as GTS was 
engaged to develop a Pre-development Strategic Analysis. In addition to managing the development of the 
theater, GTS was also responsible for recruiting a private developer to build the offi ce tower on the adjacent 
property. The additional property tax revenue from the Tower supported the bonds for the theater. Fund 
raising effort and strategic communications for the project were part of GTS scope of services. Thirty-eight 
and a half million dollars of private funding was successfully raised for the project prior to completion.

The Schedule for this project was complex as it involved simultaneous construction of the theater, adjacent
overhanging offi ce tower, re-construction of Regent Street and the mid-block walkway all on a tight 
downtown site. Due to the intricate connectivity of these facilities and spaces, it was critical to complete 
construction of these four separate projects at the same time- in time for the Theater Grand Opening and 
tenant move-in of the Offi ce Tower.

OWNER
Salt Lake City RDA

CONSTRUCTION COST
Theater 126M
Tower $145M
Regent Street $11M

PROJECT TEAM:
GTS Development Services
Construction Control Corporation

SERVICES PROVIDED
Public Private Developer
Owners Representative
Program Management
Site Analysis
Stakeholder Engagement
Strategic Communications
Design Review
Construction Review
Scheduling
Cost Estimating 
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GEORGE S. AND DELORES DORE ECCLES THEATER 
Salt Lake City, Utah
The George S. and Delores Dore Eccles Theater Development is a 186,000-sf. mixed-use public-private 
development project in the center of downtown Salt Lake City. The new state-of-the-art performing arts center 
includes a 2,500-seat performance hall; a 150 seat “black box” theater; multiple venues for private and 
community events; and a stunning fi ve-story Grand Lobby with retractable glass walls that invite the public to 
enjoy the space year-round. The project included the master plan, coordination and concurrent development and 
construction of a privately developed 25-story, 450,000 sf offi ce tower and the programming, operating plan, 
design and construction of the Performing Arts Center, as well as the master plan for the redevelopment of the 
adjacent Regent street as a pedestrian-oriented destination adjacent to the theater and tower. 

The theater has proven to be a valuable economic driver for downtown. GTS served as the catalyst and project 
leader with community stakeholders, the SLC-RDA and City, Salt Lake County, the design team and contractor 
as partners through a Collaborative Process to usher this transformative project to completion. GTS’s broad 
and extensive program management experience enables us to identify potential problems and opportunities 
throughout the development process leading to a successful conclusion of the project. As the Owners Repre-
sentative, GTS believes frequent (weekly) communication and interaction with the owner and the development 
team is essential to the quality and productivity of the project.

The Program and initial Budget for the project were determined in the pre-design phase, as GTS was engaged 
to develop a Pre-development Strategic Analysis. GTS led a very successful fundraising campaign that raised 
over $38M in private donations, which enabled the client to expand the initial program and budget leading to 
a fi rst-class facility. The Schedule for this project was complex as it involved demolishing existing structures and 
simultaneous construction of the theater and adjacent overhanging offi ce tower, all on a tight downtown site.

Completing construction and getting the facility operationally “Show Ready” for the Grand Opening and the 
fi rst touring Broadway show was critical. In order to streamline the design and construction schedule, GTS in-
structed the design team to split the CDs into three separate bid packages: Demolition, Core & Shell, & Interior 
fi t out, which allowed us to achieve “show ready” with time to spare. 

OWNER
Salt Lake City RDA
Salt Lake County

OWNER
Salt Lake City RDA
Salt Lake County

CONSTRUCTION COST
$126M, 186,000 sf

PROJECT TEAM
GTS Development Services
Construction Control Corporation

SERVICES PROVIDED
Public Private Developer
Owners Representative
Program Management
Site Analysis
Public Engagement
Stakeholder Engagement
Fundraising
Design Review
Construction Review
Cost Estimating
Permitting
Construction Administration
FFE Procurement
AE/CM Procurement
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Hale Centre
Sandy, Utah
The Hale Centre is a 130,000 SF theater that includes a theater in the round, proscenium theater, rehearsal spaces, dressing rooms, wardrobe, production spac-
es, gantry crane and stage equipment. This was an extremely complex building that also included Food Service and Hospitality areas. CCC provided construction 
management services on behalf of Sandy City. 

Building Area:  120,000 SF
Bid Date: September 2018
Contractor:  Layton Construction

JQ Lawson Capitol Theater
Salt Lake City, Utah
Program Requirements:  Renovate a 100 year old theater to modernize audience and back of house spaces, construct a new lobby and build a new addition 
for Ballet West. CCC put together a budget for the project, which as been in various states of design and planning for over 15 years with several different sites, 
architects and contractors.  Through extensive value engineering and a detailed estimate CCC, Salt Lake County and Ballet West were able to bring project to 
fruition. 

Bid Date: January 2013/ December 2018
Project Cost:  $39.5M
Contractor: Okland
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A.2 Roles Responsibilities and Related Experience
Our Team will be comprised of professionals from GTS Development Services and Construction Control Corporation. GTS and 
CCC have worked successfully together in the recent past on the Eccles Theater project and the Main and Regent District. GTS will 
serve as the program manager/project lead.   In the event that we need additional project expertise, our project team has ongoing  
relationships that have specifi c skills lending to Arts programming, project management and on-going activation. 

GTS Development (GTS) is a multi-disciplinary strategic consulting fi rm that manages large scale projects and programs for public 
and private clients. GTS provides a collaborative strategic development , planning and programming  approach assisting local munic-
ipalities, redevelopment agencies, schools and universities, investors and owners PLAN, DEVELOP AND ACTIVATE transformative 
projects that enhance the community. 

Each client and project is distinctive in its operating environment. Analyzing existing conditions, recognizing constraints, 
understanding problems and creating opportunities are what our talented team does best. GTS has specialized expertise in 
planning, public/private development, program management and project management for both public and private institutions.

Our Team will be led by Principal Stephen Swisher, he provides the leadership, vision and design insight needed to create 
effective project teams and develop consensus among stakeholders, owners, operators, architects, consultants and con-
tractors.  Stephen has the ability to understand complex projects with multi-faceted client and stakeholder interests.  He 
successfully leads client teams and consultants in a collaborative and inclusive process that results in integrated design 
solutions that provide a creative placemaking and activation. As leader of the Consultant team, his broad design and de-
velopment expertise combined with a desire to create activated and integrated urban environments has been essential in 
creating successful project outcomes.  

With Stephen’s leadership, the GTS project team will  be composed of key team members  that have extensive experience within 
their fi eld. This experience will allow our team to deliver a quality project on time and that achieves the goals set by PCMC. 

Construction Control Company 
Construction Control Corporation (CCC) was founded in 1984 to provide project/construction management and consulting services 
to the Intermountain West’s construction community. 

Construction Control Corporation has served as project/construction managers on over one hundred projects since its inception. 
These projects include construction at the Salt Palace, Utah’s largest public building, and the world renowned Salt Lake City Main 
Library. Construction Control Corporation has provided cost consulting and estimating services on over 3,500 construction projects 
since 1984. These projects range up to $200 million in construction costs, and cover a wide variety of building types.

Additionally, Construction Control Corporation has provided budget and cost consulting on projects with values up to $250 million. 
Construction Control Corporation employs certifi ed value engineers and have a long history of delivering projects within budget. 
Construction Control Corporation has a dedicated staff of six full-time employees that includes three full-time cost estimators.
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Construction Control Corporation has been providing owner’s representative and project management services for more than thirty 
years.  CCC’s signifi cant  experience with the local design community, and the local contracting community will provide leadership 
and direction throughout the project.  

GTS and CCC have assembled a team that will successfully deliver the Park City Arts & Culture Mixed Use Development project.    
We understand the scope of the project to provide owner’s representative services for Park City Municipal Corporation for mixed use 
development project and our TEAM is ready to work with PCMC to achieve the project goals. 

Park City Arts District 
Organizational Chart

Park City Municipal Corporation
Nate Rockwood

Director of Redevelopment 
& Capital Management

Entitlements 
Construction Admin

Tricia Pilny, GTS

Project Manager
Tricia Pilny-GTS

Kimball Arts Center Sundance Institute

Development & Operational 
Agreements

Justin Belliveau, GTS

Construction Admin
CCC

Kris Larson

FFE Procurement/
Tenant Coordination

Lisa Dove-Swisher, GTS

Kirk Powelson
CCC

Chief Estimator

David Whittney
CCC

Project Manager

GTSDevelopment Services
Program Manager

Stephen Swisher, AIA

Post Occupancy
 Energy Consulltant

Post Occupancy
Energy Consultant

TBD
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A.3 Knowledge of the Work

The GTS team will provide skilled owner representation and project management services incorporating best practices in leading 
the project delivery and operational start-up of the arts and culture district. We will lead the project through the land use entitlement 
process, facilitate and negotiate development and operational agreements between PCMC, SDI, and KAC as the anchor owner 
occupants. We will also review and comment on plans as they are developed to make sure the design achieves the Arts and 
Cultural District goals. We will provide ongoing presentations to the City Council, Planning Commission and at Public Open Houses 
to inform the community of the development of the project. We will provide oversight of the design development, construction docu-
ments, bidding and construction administration, start up, and provide post occupancy evaluation of the project.

Our TEAM’s extensive experience will allow us to: 

•Coordinate all project matters at the delegation of the PCMC project lead and manager.
•Maintain and organized fi ling system for all project documents and records.
•Schedule, attend, conduct and record minutes as needed
•Assist in making presentations about the project to the governing bodies and public.
•Provide monthly reports containing: 
 -Status of the project
 -Comparison for the project established budget to the actual cost to date   
 -Summary of changes to design and anticipated cost
 -Status of outstanding issues requiring action or approvals
 -Reporting concerns on project feasibility and progress
•Reviewing and ensuring the timely processing of invoices
•Facilitating discussion and providing recommendations on how to improve the projects energy effi ciency, cost effi ciency and 
schedule
•Assist in the construction bidding and/or construction management services
•Coordinate necessary building permits or other needed construction approvals
•Assist in site logistic plans in preparation of and during construction
•Assist in procurements and agreements with potential leases of PCMC spaces within the project
•Assist in review of any change orders
•Assist in the design and construction coordination of any off-site improvements related to the project
•Notify PCMC of any project scope, schedule, budget or contractual compliance of design consults and contractor in a timely 
 manner
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•Advise on any recommended special inspections or third-party verifi cations that would help to ensure project success
•Maintain complete construction records and provide to PCMC per contract obligations while making clear recommendations of          
how to rectify any non-compliance issues.
•Assist PCMC in developing occupancy plan for any PCMC spaces

Each phase of work is an estimated total of hours with the understanding that the general partners PCMC, SDI and KAC are in 
agreement with the current direction of the project and will be active participants in completing the work. 

A. 4 Understanding of the Work, Project Schedule
GTS and Construction Control Corporation have assembled a team that will successfully deliver the Park City Arts & Culture Mixed 
Use Development.  We understand the scope of the project to provide owner’s representative services for Park City Municipal Cor-
poration for mixed use development project that currently is anticipated to include:

•170,000 SF of Structured Parking
•80,000 SF of fl exible artist support space, commercial, food & beverage, affordable housing, and other uses as they develop.
•Development will be delivered as a net zero energy development
•5.25 Acre site development
•Provide assistance with Development and Operational Agreements with the Sundance Institute and Park City Municipal Corporation.
•Provide assistance with Development and Operational Agreements with Kimball Arts Center and Park City Municipal Corporation.
•Coordinate site development and construction activities with Sundance Institute and Kimball Arts Center

A  preliminary schedule is located on the next page based on the information provided thus far.  We recognize there are seasonal 
implications to the project that will impact this schedule.  We welcome the opportunity to adjust the schedule as we gain additional 
detail and  a greater understanding of the project. 
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A.5 Team Members

The GTS/CCC team is ready to lend our expertise to the PCMC, Sundance Institute and the Kimball Arts Center.  Our team has 
worked effi ciently and successfully together in the recent past on the Main and Regent District and the Eccles Theater in downtown 
Salt Lake City. We have provided key team member resumes for your review in the following pages. 
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EDUCATION
Bachelor of Fine Arts in 

Architecture
University of New Mexico

REGISTRATION
Nevada #1591

California #CO17938
Utah #5299872-0301

NCARB #41466

PROFESSIONAL 
AFFILIATIONS 

Past President-Council of Educational 
Facility Planners International 

Past President-Las Vegas Chapter 
Council of Educational Facility Plan-

ners International 

Northwest Association of 
Schools and Colleges

Board of Directors

University of Utah 
Board of Advisors,

Fine Arts Department

National Ability Center-
Fundraising Committee

AIA Committee for Livable Communities

AWARDS AND
 HONORS

IEDC Silver Award “Best Public Private  
Development of 2017”

CEFPI James D. McConnel Award 
CCSD Northwest Career & 

Technical Academy

LV Chamber of Commerce 
Community Achievement Award

NAIOP Spotlight Award
Henderson  Police

Substation

Stephen Swisher, AIA LEED AP brings over 35 years’ experience in Architecture, Planning and Urban 
Design to GTS Development, LLC. He has led the development and design of signifi cant award-win-
ning public and private projects including educational, civic, commercial, retail, offi ce, residential and 
mixed- use project types. Formerly the principal of Swisher & Hall Architecture in Las Vegas, Nevada an 
award winning regional architectural fi rm; he provides the leadership, vision and design insight needed 
to create effective project teams and develop consensus among stakeholders, owners, operators, 
architects, consultants and contractors. 

Stephen has the ability to understand complex projects with multi-faceted client and stakeholder 
interests. He successfully leads multi-partner development teams and consultants in collaborative and 
inclusive process that results in integrated design solutions that yield a high return on investment. As 
leader of the development team, his broad project and development expertise combined with a desire 
to create activated and integrated urban environments has been essential in creating successful project 
outcomes.  Steve will serve as the project lead for the PCMC Arts and Culture Mixed-use District. 

REPRESENTATIVE PROJECT EXPERIENCE
Utah Performing Arts Center, Developer/Owners Rep/Program Manager
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, 186,000sf

Main & Regent District- Theater-Developer/Owners Rep/Program Manager
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, Regent Street $11M, Tower $145M
*IEDC Silver Award- “Best Public Private Development Project of 2017”

Northwest Career & Technical Center- Design Principal
Clark County School District
Las Vegas, NV 
$75M, 227,000sf 
*James D. McConnel Award Winner

City of Las Vegas Downtown Redevelopment Master Plan
61 Acres
Las Vegas, NV

McCarran International Airport
Consolidated Rental Car Facility
Las Vegas, NV

Santa Fe Career and Technical Academy
Educational Facility Master Plan
Santa Fe Public Schools

UNLV School of Architecture
University of Nevada Las Vegas
Las Vegas, NV 
74,680 sf
*AIA Honor Award

CSN Northwest Campus Master Plan
College of Southern Nevada
Las Vegas, NV

CSN Cheyenne Campus Master Plan
College of Southern Nevada
North Las Vegas, NV

STEPHEN SWISHER ,  A IA  LEED® AP
GTS DEVELOPMENT SERVICES, PRINCIPAL IN CHARGE
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JUST IN BELL IVEAU
GTS DEVELOPMENT SERVICES, OPERATIONS & PUBLIC  F INANCE

Justin Belliveau is the former Chief Administrative Offi cer of the Redevelopment Agency of Salt Lake 
City, where he oversaw the operations of Utah’s largest redevelopment agency. Justin’s work at the RDA 
included initiating redevelopment strategies for eight urban renewal project areas, administering a $35 
million annual operating budget, overseeing the work of a staff of fourteen, and directing the agency’s 
loan and tax increment reimbursement programs. Additionally, he led the project team on both the George 
S. and Dolores Dore Eccles Theater and Regent Street projects that revitalized a major block in the heart of 
downtown Salt Lake City. Key initiatives on these projects included establishing a public-private partnership 
with the developer of the adjacent 111 Main offi ce tower, developing and implementing a plan of fi nance 
that included tax increment and sales tax revenue bonds totaling $116 million and a $37 million private 
fundraising campaign, and developing a shared ownership and operating structure through partnership 
with Salt Lake County. 

Prior to his appointment to the RDA Director’s position, Justin worked as Director or Development for 
Windover Development, a housing development fi rm based in Massachusetts where he performed a broad 
range of activities, including site acquisition, permitting, design, fi nancing, construction, sales, and asset 
management related to transit-oriented, age-restricted, and resort housing communities. Justin’s develop-
ment experience also includes affordable housing utilizing the Low Income Housing Tax Credit program for 
Salt Lake City-based Multi-Ethnic Development Corporation. A native of Massachusetts, Justin fi rst moved 
to Salt Lake City in 2001, where he earned a JD/MBA from the University of Utah. He also holds a bache-
lor’s degree in History from Boston College, and is a member of the Massachusetts bar.

Justin will be the primary contact while negotiating operating agreements on behalf of PCMC he will also 
be available during other phases of the project on an as needed basis. 

REPRESENTATIVE PROJECT EXPERIENCE
Utah Performing Arts Center, Public Finance and Operations
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, 186,000sf

Main & Regent District- Public Finance and Operations
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, Regent Street $11M, Tower $145M*

**International Economic Development Council
   Silver Award- Best Public Private Project of 2017

EDUCATION
B.S.  History,

Boston College
JD/MBA ,University of Utah 

REGISTRATION
Member of the Massachusetts 

Bar

AFFILIATIONS
Vice Chair

Eccles Theater 
Board of Directors 

AWARDS AND
 HONORS

IEDC Silver Award 
“Best Public Private  

Development of 2017”
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TR IC IA P ILNY
GTS DEVELOPMENT SERVICES, PROJEC T MANAGER  ENTITLEMENTS

With over 23 years in the planning, development and construction industry, Tricia’s experience offers a wide range 
of project expertise. Having focused on development, construction and multi-project management while working 
with a regional and national focus, Tricia works with clients from the earliest of stages to identify specifi c goals and 
objectives for their project and helps to determine the best course of action to make the project successful.   Having 
worked for one of the United States largest design/build fi rms for over 10 years before relocating to Utah, Tricia has 
worked on every stage of a project.

As a planning commissioner in her home community, Tricia understands that no project is one size fi ts all, and works 
through the earliest of project stages, entitlement and zoning processes knowing that is the foundation of starting 
a project off right. With a passion for helping others succeed, Tricia has focused her career on making each project 
unique. This has led her to realize that all projects, no matter the market sector, industry or size, needs timely and 
coordinated phasing and creative problem-solving solutions.  Tricia will be the project lead on the Phase I entitle-
ments.  She will also coordinate with CCC on ongoing construction administration. 

REPRESENTATIVE PROJECT EXPERIENCE
Scientology Media Production Studio
Church of Scientology 
Conditional Use Permitting, Design and Construction Management
Los Angeles, California

Station Park
CenterCal Properties
Themed Entertainment Programing, Design and Construction Management
Los Angeles, California

Historic Renovation/CoWorking
The Wave Women
Permitting, Design and Construction Management
Salt Lake City, Utah

Active Mobility Transportation Plan
Pre-Planning for future city-wide Active Mobility Transportation Plan
City of South Salt Lake
South Salt Lake, Utah

City Creek Center
Themed Entertainment Design and Construction Management
Property Reserve, Inc
Salt Lake City, Utah

Regional Distribution Center
Entitlements, Design and Construction Management 
Baugh Northeast Co-Op
Front Royal, VA

The HUB of Opportunity
Salt Lake City, Utah

EDUCATION
Bachelor of Science - Construction 

Management
Georgia Southern University

PROFESSIONAL 
AFFILIATIONS 

Planning Commissioner
City of Layton, Utah

Society for Marketing Professionals
Utah Women’s Business Center 

Steering Committee

Leadership Utah Alumni

NAIOP Utah
CREW Utah

International Council of Shopping 
Centers (ICSC)

Urban Land Institute
ULI Urban Plan Trainer-North 

America

Past Utah District Council Chairper-
son

Past Utah District Council Gover-
nance Chair

Urban Land Institute Chair for Mis-
sion Advancement

ULI Sustainability Product Council 
Member

ULI Public Private Partnership 
Product Council Member
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L ISA DOVESWISHER
GT S  DEVE LOPMENT  S ERV ICES ,  PROJEC T  MANAGER

Lisa Dove-Swisher has over 20 years of diverse leadership, management, resource development and communications 
experience as a professional and community leader. Lisa is responsible for running company-wide operational func-
tions and leading large scale FF&E selection and procurement projects, from inception to successful installation, while 
balancing design, function and operational requirements. Lisa is also responsible for content development and delivery 
of our clients’ workshop, outreach, and educational offerings as well as internal operational functions. She initiates/
coordinates special projects and programs that support the company’s marketing and operational strategies. Lisa is re-
sponsible for allocation of fi rm resources to assure successful project fulfi llment. With an MA in Communications from 
the University of Nevada, Las Vegas, Lisa has worked in the AEC industry for the last 20 years as the marketing and 
business development manager for a top 10- ENR Engineering fi rm and she was the director of business development 
for a national Architectural Interiors/Contract furnishings fi rm.

Lisa believes in community building and has served as the President of Vegas PBS Board of Directors and as the 
Secretary and Trustee of the College of Southern Nevada Board of Directors.  Lisa will manage the FFE procurement 
and installation as well as tenant coordination. 

REPRESENTATIVE PROJECT EXPERIENCE
Utah Performing Arts Center, FF&E Procurement
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, 186,000sf

Main & Regent District- FF&E Procurement
Redevelopment Agency of Salt Lake City
Salt Lake City, Utah
$126M, Regent Street $11M, Tower $145M
*IEDC Silver Award “Best Public Private Development Project, 2017”

Northwest Career & Technical Center
Clark County School District
Las Vegas, NV 
$75M, 227,000sf 
*James D. McConnel Award Winner

CSN Northwest Campus Master Plan
College of Southern Nevada
Las Vegas, NV

Lied Library, FF&E
University of Nevada Las Vegas
Las Vegas, NV

Telecommunications Building- FF&E
Cheyenne Campus
College of Southern Nevada
North Las Vegas, NV

Las Vegas Sun Corporate Headquarters- FF&E
Greenspun Media
Henderson, Nevada 

Ford Motor Credit- FF&E
Henderson, Nevada

EDUCATION
M.A. Communication Studies

University of Nevada Las Vegas

B.A. Political Science
University of Nevada Las Vegas

PROFESSIONAL 
AFFILIATIONS 

Past President-Vegas PBS 
Board of Directors 

Secretary  and Trustee 
College of Southern Nevada

Foundation Board of Directors

Emeritus Trustee
College of Southern Nevada

Communications Chair- NAIOP

Vice Chair- Friends of 
Animals Utah

Member- Society of Marketing 
Professional Services

Conference Chair- Council of 
Educational Facility Planners 

International

Associate Member- American 
Institute of Architects
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KR IS  L ARSON
CONSTRUCTION CONTROL CORPORATION
PRESIDENT,  PROJECT EXECUTIVE

Kris offers 26 years of construction experience to the project. Kris has estimated and managed construc-
tion projects for much of that time. He has extensive experience within the Salt Lake market.  With that 
experience he has developed relationships with many in the contracting and design community.  Additionally 
he has provided cost consulting services for hundreds of projects with a wide of range uses. He was awarded 
the Estimator of the Year Award in 2009 from the American Society of Professional Estimators.

Kris has extensive experience with construction projects and understands the importance of clear commu-
nication within the project team.  This includes a thorough understanding of construction costs and project 
budgeting.  

RELEVANT EXPERIENCE
Salt Lake Mosquito Abatement District- Salt Lake City, UT
Mid-Valley Cultural Facility- Taylorsville, UT
Capitol Theatre/ Ballet West- Salt Lake City, UT
Abravanel Hall Various Remodel Projects
The Depot, 2008, $6 Million
Capitol Theatre/ Ballet West  2013, $30 Million
Salt Palace III Expansion, 2006, $65 Million
Questar Corporate Center, 2011, $8.2 Million
Sorensen Recreation Center, 2009, $23.4 Million
University of Utah Pharmacy Building, 2009, $68.4 Million
Park City History Museum, 2009, $2.9 Million
Westminster Science Center, 2008, $21.0 Million
Park City Sky Lodge, 2007. $18.2 Million
Mountain America Corporate Annex, 2007, $22.3 Million
Ogden High School Renovation, 2006, $63.3 Million
CHG Healthcare, 2006, $5.2 Million
Swaner Eco Center, 2008, $5.4 Million
Alsco Corporate Offi ces, 2016  $10.4 Million
Sandy Hale Center Theatre, 2016  $49 Million

EDUCATION
B.S. Economics  

University of Utah

REGISTRATION
Certifi ed Professional Estimator

Utah General Contractor B-100 Classifi ca-
tion License

PROFESSIONAL
AFFILIATIONS

Certifi ed Professional Estimator

Utah General Contractor 
B-100 Classifi cation License

AWARDS AND HONORS
Utah Estimator of the Year, 2009

President, Utah Chapter 
American Society of Professional Estimators 

NW Governor for the American Society of 
Professional Estimators
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DAV ID  WHI T TNEY
CONSTRUCTION CONTROL CORPORATION
PROJECT MANAGER

David brings 13 years of construction management experience to the project. David has managed projects 
of varying complexity with a high level of success throughout his career. His relevant experience includes 
the Salt Lake City Mosquito Abatement District Facilities, Alsco Corporation Remodel/Tenant Improvement, 
Hale Center theatre, Mid Valley Performing Arts Center, Capitol Theatre Renovation and multiple projects 
throughout Utah, Arizona, and Nevada. David is a detailed oriented individual who thoroughly reviews project 
documents for accuracy and adherence to contract documents. 

David has developed a keen eye for quality during his time in the construction management fi eld. David’s 
organizational skills make him a tremendous asset to the project. David is profi cient with technology includ-
ing Oracle Primavera products, Procore, Microsoft Offi ce Suite, Plan Swift and BlueBeam.   

RELEVANT EXPERIENCE:
Mid Valley Cultural Center, 2018-2019
Capitol Theatre Renovation, 2018-2019
Duchesne County Justice Center Remodel, 2019
Salt Lake Mosquito Abatement District, 2018 - 2019
Hale Centre Theatre, Project Manager, 2016 - 2018
ALSCO Corporate Offi ce, Project Manager, 2017 - 2018
Daybreak Community Development (Model Homes).  2013 – 2015*
Scott & White Medical Offi ce Building, 2012 – 2013*
Mountain View Hospital Expansion/Renovation, 2012- 2013*
Estrella Mountain Ranch Development, 2009 - 2012*
Centennial Channel, 2008 – 2009*

EDUCATION
B.S. Construction Management  

Brigham Young University

REGISTRATION
Registered Storm Water Inspector 

Utah,2013

OSHA 30 HR Safety Training 
 2005
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Kirk brings to the project 17 years of construction experience. He has been estimating projects most of that 
time. He brings a keen eye to your project along with tremendous attention to detail. Kirk excels in under-
standing the project drawings and effectively creates cost models that are reliable and industry leading. Kirk 
has estimated hundreds of projects, many of which have signifi cant relevance to this project. He has extensive 
experience with a wide range of projects.  He understands all building systems and is profi cient with current 
industry software.  

Kirk has extensive estimating experience with a wide range of projects and understands building systems, 
material handling impacts, site access implications, and the current labor and bidding climate.  

His area of expertise is cost estimating and budgeting he will be available immediately to begin working on 
this project. Kirk is an extremely detail oriented individual and is thorough at analyzing project estimates.  He 
is able to understand a project from the ground up. Kirk is competent with estimating software and making it 
a useful tool for the owner.

RELEVANT EXPERIENCE
Salt Lake Mosquito Abatement District, 2018 – 2019
Mid-Valley Cultural Facility, 2018 - 2019
Capitol Theatre/ Ballet West – Phase 2, 2018 - 2019
Abravanel Hall Various Remodel Projects
Capitol Theatre/ Ballet West,  2013
Hale Centre Theatre, 2016 - 2018
Alsco Corporate Offi ces, 2016 - 2017
Sandy Hale Center Theatre, 2016  

EDUCATION
B.S. Construction Management 

Brigham Young University

REGISTRATION
CSI CDT Certifi cation 2005

OSHA 30 HR Safety Training 2009

PROFESSIONAL
AFFILIATIONS

Certifi ed Professional Estimator

K IRK  S .  POWELSON
CONSTRUCTION CONTROL CORPORATION
CHIEF ESTIMATOR
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A.6 Current Workload
The assembled GTS/CCC team has the capacity and resources to complete the project on-time and within budget.  Our current 
workload allows us this project to be a primary fi rm focus.  The fi rm has NOT engaged in litigation, arbitration or mediation as a 
result of design errors of omission. 

A. 7 References

GTS Development Services 
Former Mayor Ralph Becker
Executive Director
Central Wasatch Commission
ralph@cwc.utah.gov
801.550.2812

John Ballard
President
Magic Space Entertainment
2750 Rasmussen Road – Suite 205
Park City, UT 84098
John@magicspace.net
801-870-0929

Phil Jordan* 
Former Director Salt Lake County 
Center for the Arts
pjordanxc@gmail.com
801-244-1962

*Phil is a reference for both GTS 
and CCC

Construction Control Corporation
Ary Faraji
Executive Director/Entomologist
Salt Lake City Mosquito Abatement District
2020 North Redwood Road
Salt Lake City, Utah 84116
801.355.9221

Tyson Kyhl
Associate Division Director
Salt Lake County Facilities
Management Services
2001 South State, S3-120
Salt Lake City, Utah 84190
801.468.2254
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A.8  Supplemental Materials

 
 

DEPARTMENT of ECONOMIC DEVELOPMENT 
 

 
 
 

  

JACKIE BISKUPSKI 
MAYOR 

EXECUTIVE DIRECTOR, RDA 

LARA FRITTS 
DIRECTOR 

CHIEF EXECUTIVE OFFICER, RDA 

            WWW.SLCGOV.COM       WWW.SLCRDA.COM WWW.SALTLAKEARTS.ORG 

 

April 18, 2019 

 

To Whom it May Concern: 

On behalf of the Redevelopment Agency of Salt Lake City (RDA), I am writing to confirm the 
RDA has provided financial support for the development of the George S. and Dolores Dore 
Eccles Theater (Eccles Theater) by GTS Development.   

During the past nine years, Steve Swisher of GTS Development has worked closely with Justin 
Belliveau, former Chief Operating Office of the RDA to plan, design, finance, and manage the 
construction of a 2500 seat performing arts theater in downtown Salt Lake City.  This $123M 
project was the result of over a decade of planning, and brought to fruition because of the 
tenacity of GTS Development.   

Throughout the development process, Justin, served as the City’s representative on the theater 
development and provided technical expertise.  From facilitating the issuance of $116 million 
bond financing in the form of Sales Tax Revenue bonds and Tax Increment Revenue Bonds to 
managing the day-to-day decisions on behalf of the RDA, Justin has a skill to manage complex 
projects while keeping stakeholders informed.   

I hope you will consider engaging GTS Development for your theater and hotel project in 
Albuquerque, New Mexico.  Projects such as the Eccles Theater are complex and it is imperative 
to have a team that has the requisite experience.  I am confident that you will find the expertise in 
GTS Development.   

Please do not hesitate to reach out if I can be of any assistance. 

Sincerely, 

 

Lara L. Fritts 
Chief Executive Officer 
Redevelopment Agency of Salt Lake City 
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C. Work Plan and Deliverables

Phase 1 
Land Use Entitlement & Application Process 

The fi rst phase of work is anticipated to take six to nine months’ time and includes coordinating, under Park City Municipal Corpora-
tions lead direction, the submission and review of communications between the design consultants, PCMC’s planning staff and any 
other regulatory agency or department.  

The GTS Development Services team understands that entitlement and the zoning process is one of the most critical aspects of 
the project development process.  Having an understanding of the entitlement process and familiarity with the regulatory and legal 
requirements that exist, the GTS team has the local knowledge and can identify problems before they impact the project and design 
process.  

The project will be submitted per the Master Planned Development (MPD) process along with any approvals for conditional uses.  
The resulting MPD approvals and conditions will be incorporated into a development agreement. 

The GTS plan will include:
•Pre-application meetings with teaming partners and city offi cials
•Ensure that needed documentation is comprehensive and anticipates any code, utility or community concerns
•Manage the preparation of exhibits and renderings
•Public hearing presentations
•To include pre-approval informational presentations/meetings to planning commission and city council in anticipation of any future 
public hearings
•Community and neighborhood outreach
•Manage any needed special studies (additional hours may be required)

Each phase of work is an estimated total of hours with the understanding that the general partners PCMC, SDI and KAC are in 
agreement with the current direction of the project and will be active participants in completing the work. 

Phase I Project Lead:  Stephen Swisher and Tricia Pilny, GTS
Est. Hours:  
GTS 9 months X 103 hrs/month = 927 hours
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Phase 2
Development and Operational Agreements
The second phase of work will focus on facilitation, negotiation, and execution of transactional, development, and operational agree-
ments between the project partners. At a minimum, this will entail a Pre-Development Work Plan outlining timing, milestones, critical 
issues, and process; a Development Agreement documenting conditions of approvals and requirements; Governance Structure 
designating roles, responsibilities, and funding obligations; Operational Agreement identifying staffi ng and resource requirements for 
asset management; and a Programming and Activation Strategic Plan to activate the Arts and Culture District. 

The GTS Development Services team will bring deep experience from relevant projects in Salt Lake City to assist PCMC in leading 
this effort. The Eccles Theater and Regent Street project was founded upon a complex series of negotiations with surrounding 
property owners involving site acquisition, determination of developable footprints between the theater and 111 Main offi ce tower, 
resolution of historically disputed easement rights, the sharing of common access amenities and related costs, and the formation of 
a long-term parking agreement. In his role as CAO of the Salt Lake City RDA, Justin Belliveau led this process with key stakehold-
ers, such as Property Reserve, Inc., through attention to detail and diligent communication with city leadership. Additionally, he and 
Steve Swisher directly oversaw the formation of ownership and operating agreements between the City/RDA and Salt Lake County, 
as well as the selection, vetting, and contracting with key vendors for the theater. 

Furthermore, our team’s familiarity with the RDA-owned John W. Gallivan Utah Center provides an instructive precedent from which 
to draw in establishing a framework for the Arts and Culture District. Development and operation of this prominent gathering place 
involves collaboration between the RDA, Salt Lake City Public Services, and the Wells Fargo and One Utah Center offi ce towers 
that is documented through covenants, conditions, restrictions, and easements for parking and public spaces, as well as program-
ming, maintenance, and management agreements. We are prepared to contribute our fi rsthand experience with the governance, 
operating structure, budgeting, and cost sharing arrangements that enable the Gallivan Utah Center Owners Association to success-
fully function. We also have extensive experience structuring development agreements involving reversionary interests and controls 
that can protect PCMC’s interest in establishing an attractive environment that blends harmoniously with adjoining areas.

GTS Development Services will lead this phase of the project through:
•Meeting with project partners to attain a thorough understanding of planning and project objectives to date
•Establishing an achievable time-frame and sequencing of document negotiation and drafting
•Development and updating of term sheets to organize key issues at each stage of negotiations
•Leading weekly meetings with project partners and providing regular updates to the PCMC project lead and legal counsel
•Reviewing and providing input on draft documents
•Identifying areas of confl ict to achieve mutually agreeable solutions as early as possible in order to maintain progress towards                
f fi nalization and execution of documents
•Additional services that may enhance the value of the project include developing operational budgets and proforma projections to 
establish a basis for cost sharing among the partners, evaluating options for and procuring management services, and assisting 
PCMC with any additional work that may be required to evaluate and address the environmental condition of the property through 
remediation or other land use controls. 

Each phase of work is an estimated total of hours with the understanding that the general partners PCMC, SDI and KAC are in 
agreement with the current direction of the project and will be active participants in completing the work. 

Project Lead:  Justin Belliveau, GTS
Estimated hours: 9 mos x 173 hrs/mo= 1,557
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Phase 3 
Design Development

With multiple stakeholders in the project,  design development oversight is critical in the delivery of a successful project.   We 
propose that we will develop a Project Manual that will clearly defi ne the responsibilities, authority and procedures.   

In addition we will establish  a management information system to support record keeping and facilitate communication to ensure 
contract administration is fair and timely.
 
During the design development phase, we will provide the project team with cost support and review design documents for confor-
mance to the project requirements and that they are complete and coordinated.  Additionally we will collaborate with the Sundance 
Institute and Kimball Arts teams during this phase to ensure the appropriate coordination.  Project goals and requirements will be 
defi ned, and constraints balanced. We will also develop a plan for achieving your goals.
 
The GTS/CCC team will provide  project coordination and leadership and will be the focal point for information and communication 
with the project team.  We anticipate working on the following tasks below during the Design Development phase:
 
Project scope-Defi ne and document project requirements in terms of purpose, functional requirements, types of spaces, areas, 
basic building systems, quality and budget. Facilitate workshop with key decision makers.
 
Existing conditions-Arrange for an assessment of existing conditions surveys, soil investigations, utilities and traffi c studies.
 
Environmental assessment- Obtain the impact statement and develop a plan for dealing with environmental issues including 
hazardous materials.
 
Regulatory requirements- Identify guidelines, regulations and codes. Also investigate social and special interest group issues.
 
Cost model Prepare a cost model using adjusted historical data for major building systems and each element of the project. Adjust 
for local bidding conditions.
 
Risk analysis Identify areas in the project that have a risk of not proceeding as planned.  Quantify the potential effect and proba-
bility of these risks and develop plans to mitigate them.
 
Balance requirements Obtain consensus on adjustments and compromises required to obtain a balance among scope, budget, 
and schedule in a manner that satisfi es the Owner and all parties.
 
Delivery strategy  Analyze alternative project delivery processes including traditional design/bid/build, bridging and design/build. 
Address quality, cost and time goals as-well-as legal, bid market and operational constraints. Analyze schedule and cost (hard and 
soft) implications.
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Management plan Prepare a plan for executing the project that includes: a strategy for developing the design and the construction 
documents; method for contracting for construction; the number of the construction contracts; the plan for procuring equipment and 
furnishings; and the approach for commissioning and occupying the project. Defi ne responsibilities and prepare an organization 
chart for the project team.

Budget Develop a total project budget including: land cost, legal fees, A/E and other consultant fees, construction cost, testing 
agencies, landscaping, furnishings, fi xtures, move cost and rental cost for temporary relocations. Organize the budget in a manner 
that expenditures can be tracked against the budget for the duration of the project.  
 
Project accounting Develop a project accounting report to track, by line item, the original budget, current estimate, contractual 
obligations, changes, anticipated changes and variances. Prepare cash fl ow projections.
 
Master schedule Develop a schedule showing the sequencing and duration of major activities, identify the critical path and contin-
gency periods.
 
Design schedule Working with Owner and the rest of the project team, prepare a schedule of major design phase activities, 
including submittals, review periods and preparation of separate bid packages.  Monitor design progress for conformance to the 
master schedule. Identify critical activities and develop recovery plans if necessary.
 
Decision tracking Identify and schedule key decisions and approvals essential to the progress of the project.  Track and report on 
the status of unresolved issues.
 
Consultant Selection   Develop a consultant selection strategies that prioritizes the owner’s needs and maximizes value for the 
project.  This would include commissioning, envelope commissioning, geo technical, environmental, special inspections and others 
as the need arises.    
 
Building systems Support the project team during the selection of building systems. Consider performance, cost, construction 
time and local labor and material capabilities.
 
Design reviews Review the drawings and specifi cations at the completion of each phase for adherence to the project require-
ments, compliance with applicable mandates (security, sustainability, productivity) and suitability of materials and details. Check 
details for constructibility and coordination of design disciplines. Coordinate any required reviews by regulatory agencies.
 
Construction phasing Where appropriate, refi ne the plan for dividing the work into separate contracts to allow phasing. Consider 
long-lead-time items, owner provided items, trade jurisdictions and local practices. Prepare a bidding schedule and address inter-
face problems among contractors.
 
Estimates Prepare construction cost estimates for comparison with the General Contractor after each design submittal. If neces-
sary, provide recommendations to return the project to budget. Adjust cost projections for infl ation in material and labor costs and 
changes in bidding climate.
 
Contract administration Administer the design contract including payments and contract changes.

Estimated Hours:  

GTS 12 Months x 173 hr/mo   = 2,076
CCC 12 Months x 80 hrs/ mo  =  960 hrs
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Phase 4
Construction Documents
During the construction document phase, we will provide the project team with cost support and review construction documents 
for conformance to the project requirements and that they are complete and coordinated.  Further, coordination with the Sundance 
Institute and Kimball Arts teams during this phase will be important to coordinate site access, staging, security, and other con-
struction activities.  We will establish guidelines for PCMC, SDI and KAC teams to ensure all contractors are in alignment with site 
access and scheduling.   Our project team anticipates performing the following tasks during phase four:

Cost model Refi ne and update the cost model as additional project details and systems are identifi ed.
  
Furnishings, Fixtures, & Equipment Begin to develop the FF&E schedule and budget.  This will include furnishings, fi xtures, 
equipment, Information Technology, Security, Audio/Visual and building operational items provided by the owner. Our team has 
expertise at negotiating pricing for FFE packages.  We anticipate providing FFE installation oversight in later phases of the project. 

Budget-Update the total project budget.  This is a good time to begin looking at the FF&E for the project.  As the architect is work-
ing through construction document details we can then focus on identifying in greater detail the furniture, fi xtures and equipment 
that the owner will be putting into the buildings.  

Estimates Prepare construction document cost estimates for comparison with the fi nal bid produced by the general contractor to 
ensure the scope is appropriate
 
Contract Administration-Administer the design contract including payments and contract changes.

Estimated Hours:  
GTS 10 months x 80 hrs/mo =800 hrs 
CCC 10 Months x 80 hrs/ mo=800 hrs
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Phase 5 
Permits & Bidding
During the permits and bidding phase we will work closely with the team to ensure timely delivery of all permit and contract doc-
uments.  Our team will work with the contractor(s) to promote interest int he project encouraging adequate coverage at bid time.  
Market factors will be monitored at this time to fi ne tune strategies for bidding resulting in value created at bid time. The following 
tasks occur during the permits and bidding phase: 

Permit Tracking Track the permitting process, ensuring the permits are ready at the appropriate time. 

Selection process Establish the process to be used to select the contractors including evaluation criteria.
 
Bidder’s schedule Develop a construction milestone schedule to issue with the bid documents for each construction contract to 
advise bidders of schedule requirements.

Bidder’s interest Promote interest among contractors. Where appropriate, investigate, and pre-qualify contractors and manufactur-
ers.

Pre-bid meetings Conduct pre-bid conferences and assist the design team with responses to questions from bidders.
 
Addenda Review addenda prepared by the design team and issue to bidders in a timely manner.
 
Proposal evaluation Assist the Owner with the receipt and evaluation of bids. Make recommendations for award of contracts.
 
Pre-award conferences Conduct pre-award conferences with the successful bidder to ensure the scope of work and schedule 
requirements are understood. Review capabilities of proposed subcontractors and any proposed substitutions.
 
Negotiations If appropriate assist during the negotiations with the contractors.

Construction contract Review the construction contract’s general conditions. Include provisions requiring contractors to provide 
information to monitor on-site and off-site activities related to quality, cost and schedule. If appropriate, recommend assignment of 
responsibilities for temporary facilities and common services among multiple contractors. Establish procedures for the submittal of 
materials, samples and shop drawings.

Estimated Hours:  

GTS 3 Months x 60 hrs/mo  = 180 hrs
CCC 3 Months x 60 hrs/mo =  180 hrs
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Phase 6 Construction Administration
As construction proceeds it is vital to the success of the project to manage critical areas of the project. This requires effective 
communications with the team(s) and increased involvement from the GTS/CCC team.  Our involvement in the construction phase 
will ensure timely completion of the project while maintaining  the expected quality.  Additionally, coordination with the FF&E and 
managing installation for the  owner move-in will ensure a smooth transition to opening the facilities. The following tasks will be used 
during this phase: 
 
Pre-construction meeting Conduct pre-construction meetings with the successful contractor (s). Topics will include project proce-
dures, mobilization plans, temporary facilities, storage, access and security.
 
Construction schedule Review the contractor’s construction schedule, examining off-site and on-site activities. Update the master 
schedule.
 
Construction process Monitor work progress and identify delays, which could jeopardize milestone dates.  When necessary, assist 
the contractor in preparing recovery plans.
 
On-site presence Establish an on-site team to coordinate activity, monitor progress, inspect the work, resolve issues and administer 
the contract.  Recommend courses of action if the contract requirements are not fulfi lled.
 
Construction coordination If more than one prime contractor is involved with the project, develop a work plan to coordinate their 
activities.  Assist with coordinating the contractor’s activities with ongoing operations in the courthouse.  Work with parties that will 
be affected by construction to develop procedures and schedules that will minimize disruption of normal activities.
 
Problem resolution Monitor actual and planned progress.  If problems develop, lead team efforts to resolve issues.  When appro-
priate, be tough and demand performance.
 
Construction Changes Minimize changes; but, where appropriate, recommend changes that respond to fi eld conditions or to 
improve quality or save time or money.

Construction quality Observe work in process, document defects and direct the contractor to make corrections.
 
Testing Agencies Coordinate independent testing labs.  Obtain recommendations from the design team regarding substandard test 
results.
 
Job Meetings Conduct weekly job-site meetings to review progress and resolve issues.  Include contractors, appropriate subs and 
consultants.  Prepare and promptly distribute minutes that record and track issues and decisions.
 
Contract administration Administer the construction contracts.
 
Progress payments Review the contractor’s schedules of values and use them along with observations of progress to evaluate 
payment applications.
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Change orders Develop a system for preparing, reviewing and processing of all change orders.  Estimate the cost of pending 
changes and examine alternate solutions to reduce costs.  Evaluate change orders requested by the contractors for validity and 
negotiate equitable prices.
 
Substitutions Analyze proposed deviations from the contract specifi cations.  Consult with Owner and the design team and make 
recommendations regarding acceptance.  When appropriate, value engineer proposed changes and substitutions.
 
Management information system Establish and maintain an automated system for processing, recording and reporting project 
information.  Evaluate the usefulness of a project specifi c website to facilitate communication among the project team.
 
Project records Maintain current fi les of correspondence, logs, meeting minutes, contracts, drawings, specifi cations, shop drawings 
and samples.
 
Project accounting Maintain the project accounting system to track costs of contracts, approved and anticipated changes, payment 
applications and payments.  Include direct purchased material and equipment.

Progress reports Prepare monthly Project Status Reports that describe the status of construction, progress during the previous 
period with photos, major upcoming activities, problems and outstanding decisions.  Include cost and schedule status.

Quality Ensure requirements are understood and defi ned in each contract. Benchmark against code and industry standards. Mea-
sure performance and require quick correction of defi ciencies.
 
Field reports Record weather, general activities and special occurrences in job-site reports.
 
Photographic records Arrange for regular periodic photographs of the work in progress.  Photograph or video problems and spe-
cial conditions.

Estimated Hours:  
GTS 30 Months  x 173 hrs/mo =5,190
CCC 30 Months x 220 hrs/ mo =6,600

Phase 7 
Occupancy & Post Occupancy Evaluation
During the occupancy phase we will wind up the physical and administrative aspects of the construction, assist with move activities 
and the initial use of projects. We anticipate performing the following tasks: 
 
Close-out schedule Prepare a detailed schedule of punch list inspections, equipment testing, start-up and occupancy.
 
Commissioning Coordinate the commissioning and testing of mechanical, plumbing, electrical and special building systems and 
the training of the owner’s building staff.
 
Operating manuals and warranties Assemble manuals, guarantees and warranties for mechanical, plumbing, electrical and spe-
cial equipment.  Also obtain as-built drawings.

Acceptance inspections Coordinate inspections and prepare a consolidated 
punch list for each contractor.  Establish the dates for substantial and fi nal completion.
 
Contract close-out Monitor the completion of punch list items and fi nalize all outstanding contract issues including change orders 
and time extensions.  Coordinate payment of retainage.
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Occupancy Schedule installation of FFE and manage installation of furnishings and equipment. Maintain a database of FFE that is 
damaged and schedule re-delivery of warranty items.  If required, support the relocation of personnel.
 
Warranty work Ensure contractors perform warranty obligations in a timely manner.
 
Post-occupancy evaluation During the fi rst year of occupancy, perform a critical review of the project, including interviews with 
users and operations and maintenance staff to evaluate the effectiveness of design and construction.
 
Estimated Hours:  

GTS 6 months x 86 hrs/mo = 516 hrs
CCC 6 Months x 160 hrs/ mo = 960 hrs

D. Evidence of Ability to Obtain Insurance.
GTS and CCC agree to the insurance requirements of PCMC,  we are accustomed to these insurance requirements as we have 
provided them to other municipal entities while working on other public projects in the past. 

E. City as additional insurer
GTS and CCC will name the City as an additional insured on our general liability and auto liability policies

F. Insurance Requirements
GTS and CCC agree to the insurance requirements set forth by the City.

G. Professional Service Agreement
GTS and CCC have reviewed the Professional Service Agreement and have no changes to the agreement. 

H. Fee Schedule
The following fee proposal is based upon the schedule as it is currently outlined.

GTS Development Services
Principal  $200
Project Manager $150
Clerical $80

Construction Control Corporation
Principal $185
Project Manager $135
Clerical $80

*All fees above include all general overhead and insurance.  Any other expenses will be billed at cost plus 10% for handling.  




