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This guide is a starting point
to help you understand how to:

Arrange for professional services
for your building project.

———— Page 4

Select a prime consultant to
coordinate work on the project.

———— Page 5

Determine what professional
services are needed.

-——— Page 8

Determine the consulting fee.

———— Page 11

Understand the factors affecting
consulting fees.

b— Page 12

Designing a clear course
for building projects

This guide also provides an introduction to a set of key tools
that enable the client who initiates a building project and the
design professionals involved to put together a clear and solid
working relationship. That kind of relationship is a key to the
success of a building project. During the planning, design and
construction of the building, the design professionals involved
become major participants in the client’s organization, serving
as advisors, coordinators, designers and technical managers.

The tools that can help to build this essential working
relationship are contained in a comprehensive publication
called Recommended Conditions of Engagement & Schedule
of Professional Fees for Building Projects (the Fee Schedule).
That detailed document outlines all the steps involved in a
typical building project. Its checklists enable the client and
professionals to map out a clear project path and establish the
services required and fees involved. This guide serves as an
introduction to that publication.

The product of two years of work, it is the first-ever joint initiative
of its kind in Canada. Please see that document—or contact the
AAA or APEGGA—for further information on any of the topics
discussed in this short guide.

Recommended Conditions of Engagement & Schedule of
Professional Fees for Building Projects (the Fee Schedule) is an
initiative of the Joint Board of Practice together with the Alberta
Association of Architects (AAA) and the Association of Professional
Engineers, Geologists and Geophysicists of Alberta (APEGGA).
It is endorsed by The Consulting Engineers of Alberta (CEA).
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How do you select

a prime consultant?

No two building projects are alike

Understand first that every client starts from a different place.
Most have broadly defined the size and function of the proposed
structure or facility. Some have already worked out a more
detailed approach. Some want a project similar to others they
have built in the past with perhaps only a few modifications. Most
already own the building site; a few may need help finding a

suitable location.

The prime consultant

Wherever you start, you will need professional help. You will
need a prime consultant who will work with you to determine
what professional services are required for your project—and
then head up the design team that will provide these services.

The prime consultant may be either a registered architect or
professional engineer, depending on the nature of the project.

Registered architects are usually prime consultants on buildings
involving human habitation. Professional engineers are usually
prime consultants for industrial projects, warehouses or other
structures where habitation is not an issue. Licensed interior
designers may be prime consultants on appropriate projects.

The prime consultant then works with the client to define the
scope of services needed and to bring in the other members
of the design team. These are usually mechanical, electrical
and structural engineers and other specialist consultants as
necessary. The prime consultant is responsible for the overall
management and coordination of this team.

Getting the best value for your investment

Selecting the right prime consultant for your project takes time.
Itis time well spent because of the months or perhaps even
years you may spend working together on the project and the
substantial capital investment required. Contact AAA or APEGGA
to-obtain documents to guide you through the process of
selecting a prime consultant.

Letter of interest

Clients often:begin the selection process by asking a number
of registered architects and/or professional engineers for a
letter of interest. The Alberta Association of Architects (AAA)
and the Association of Professional Engineers, Geologists and
Geophysicists of Alberta (APEGGA) can provide a list of firms
with experience in the type of work required. Alternatively, you
may place an advertisement in local newspapers with a brief
outline of the nature and scope of the project.

Informal approach

Another approach is-to contact firms that you have worked with
in the past, firms recommended to you by others, or-firms
that have handled. projects similarto yours. If the project

is relatively small or'so specific that it calls for a particular
firm, you may wish to save time and energy by going directly
10 a registered archxtect or professional ‘engineer who comes
hlghly recommended.

Request for proposals (RFP)

Unless you have selected a prime:consultant directly, your next
step would be to review letters of interest received and develop
a short list. Firms on the short list could then be asked to respond

to an RFP..{The REP process is standard on most projects -

involving public funds to ensure that the public interest is
protected:). The RFF should be designed to enable the client
to select the prime consultant on the basis of:

Professional capability.

Experience.

Suitability for the particular project.

Ability to provide the required services within

the fee'guidelines outlined in this guide.

» Availability.




How do you select a prime consultant? :
continued... - . o . %;

Getting best value with quality-hased selec‘ﬁon"

Quality-based selection (QBS) is a well-established system for
selecting a prime consultant based on professional qualifications .
and competence. QBS uses predetermined, value-based criteria -~
to compare two or more potential candidates based on criteria

such as: ;

* Experience in providing similar required services.
e Qverall history and reputation.

o Familiarity with local geography, facilities

and professional consultants.

Management experience and skills.

Project methodology.

Technical competence.

Commitment to the client's interests.
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Finding the right fit

The interview with the leading candidates chosen on the basis
of their RFPs or any other selection process is crucial. It gives
you a chance to determine whether you feel comfortable with
an individual and his or her firm as well as to follow up your prior
evaluation of their experience, technical expertise, judgement
and other factors. Each individual and firm may have its own
style and approach to problem solving, project management
and various other aspects of a building project. It is important
for you to select someone you can easily communicate with and
who understands your approach and needs.

Agreement on services and fees

After the competing firms have been scored based on their
RFP response and personal interview, the client then notifies
the top-ranked firm. The client meets with that firm to seek
agreement on the scope of services and professional fees based
on the published Fee Schedule. If agreement can't be reached
with the top-ranked firm, negotiations then begin with the
second-ranked firm. Contact the AAA, APEGGA or CEA for
documents to guide you through the selection process.

Avoiding the pitfalls of competitive price hidding
Hiring a prime consultant for a building project is not the same
as purchasing a commodity or basic service. You can usually
set out your exact specifications for the commodity or basic
service and buy it ina competitive bidding process from the
supplier who offers you the lowest price. You have eliminated
any unknowns.

Building projects, on the other hand, are highly complex,
muilti-faceted activities with-many unknowns at the start.
Part of the job of the prime consultant you hire is to address
these unknowns using all its creative, technical and management
skills. For that reason, it's oftenimpossible at the beginning
of a project for the client or prime consultant to fully determine
the extent of the job ahead and the time involved.

The bottom line

The best way to select a prime consultant is based on its ability
to provide the required services at a professional standard of
quality. Registered architects and professional engineers are
willing to compete on these terms. This.can be more helpful to

_you than selection based on competitive price bidding.

If you select based on price, the prime consuitant could end up
with insufficient funds to fully examine the best solutions. Your
overall costs could increase as a result. Insufficient fees may
result in insufficient service to the detriment of your project.

You need to spend an appropriate amount for professional

services so the prime consultant can provide the required scope
of services. The scope of services must meet the requirements
of the governing codes and regulations to protect public safety.

The prime consultant also needs sufficient time to instill value
at each phase of the project and to keep construction costs and
costs over the life cycle of the building as low as possible.
The bottom line: you get what you pay for.




What services should y‘ou»eXpect? ’

The scope of services

Owners need to work with the prime consultant to identify
what professional services are needed for the project. Part of
this process is to identify what role you will play as client.

Be aware that the scope of services defined for the prime
consultant must reflect the prime consultant’s duty both to satisfy
the expectations of the client and to protect public safety. The
prime consultant has a legal obligation to protect public safety.

The scope of services should therefore ensure that:

* The design meets the requirements of the governing
codes and regulations.

* The scope of services for the whole project team is
adequate and based on the defined needs of the client.
The Fee Schedule provides a convenient means of ensuring
this. Section 3.1.0f the Fee Schedule lists the scope of work
that a client can expect on a typical project. These services
then become the basis for the contract between the client
and the prime consultant.

e Subconsultants are responsible for the design and review
of all aspects of the projects within their discipline.

The role of subconsultants

Depending on who is selected as the prime consultant,
the subconsultants may include:

Registered architects

Structural engineers

Mechanical engineers

Electrical engineers

Municipal engineers

Civil engineers

Licensed interior designers

Landscape architects

Other specialist consultants as required
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The prime consultant normally hires subconsultants on behalf
of the client. (The work of structural, mechanical, electrical
and municipal engineers is usually included within architectural
fees.) The client sometimes hires these subconsultants directly
and uses the prime consultant to coordinate their services. Such
arrangements should be discussed in detail with the prime
consultant. It is important for the success of your project that
the prime consultant—who is uniquely trained and experienced
in this regard—be responsible for the overall management of
subconsultants throughout the project.

. : ees in conjunction

with'a reductlon in the basnc minimum:services provided, can.
jeopardize the successful completion of the project. Forthe '
registered architect or. professional engineer involved; failure to.
provide basic;minimum services,in-accordance with the Architects

Act andthe Engineering, Geologlcal and:Geophysical Profess:ons

‘Act and Code of Ethics i is. cons:dered a: breach of profe sronal f

Basic services

Most projects need a set of basic services provided by registered
architects and professional engineers. These inchude:
Pre-design work.

Schematic design.

Design development.

Construction documents,

Bidding or negotiations.

Construction and post-construction

contract administration.

These services are described in the Fee Schedule. Basic
minimum services are guaranteed in the publication’s
schedule of recommended minimum fees.

Additional services or special consultant services
Requirements for building projects vary widely and may require
additional professional services. These could include everything
from legal surveys of existing facilities to economic feasibility
studies to zoning applications to geotechnical analysis, among
many others.

As designed and on budget

Construction contract administration is an integral part of the
services provided by the prime consultant. After taking all the
steps to make sure your building is designed the way you want,

you need to ensure that it is built as designed, conforms to building

codes, and remains on budget.

The prime consultant, in consultation with the other members
of the design team, will observe the construction for its compliance
with drawings and specifications. The prime consultant will
also review the results of construction tests and inspections,
evaluate contractor requests for payment, handle requests for
design changes during construction and administer the start-up,
completion and close-out process.




‘Wha‘t services should you expect?

continued.

‘How do you determine

appropriate consulting fees?

How to define additional services

You can work out an appropriate complement of services
from the listings in the Fee Schedule. Use these listings as a
discussion guide to help you and the prime consultant define
all necessary service options. The information enables you to
define these services and accurately adjust the consultant
fees to reflect any additional duties.

Professional review of construction

The client is responsible for ensuring that there is appropriate
professional involvement during the construction. A registered
architect or professional engineer must review the construction
to make sure that it follows the design intent of the contract

documents. (This is an important duty of the prime consultant
and is a major reason why a prime consultant is needed for a
building project.)

Municipalities will not issue a building or occupancy permit if a
professional was not involved with the project during construction.
These rules, established to protect the public, require that a
registered architect or professional engineer assume professional
responsibility for certain categories of buildings defined under the
Architects Act, the Alberta Building Code and the Engineering,
Geological and Geophysical Professions Act.

A logical step

If you've followed the Fee Schedule it will be relatively
straightforward to work with the prime consultant to determine
consulting fees. Fees will be based on the tables and other
tools in the document describing project categories, basic
minimum services, potential additional services and special
consultants’ services that may be required for the phases of
a typical project. These services then become the basis for
the contract between the client and the prime consultant.

Reaching common ground

Although there may still be some negotiation, you and the
prime consultant should now be of common mind on the key
issues of project scope, services, responsibilities, schedule and
construction budget. This enables you to apply the standard
and well-tested forms of agreement presented in the Fee
Schedule. The schedule provides a means of establishing the
relationship between the client and the prime contractor right
from the beginning of a project, even in the face of some
unknowns. Contracts to formalize an arrangement are available
from the AAA and APEGGA.

Types of fees

The Fee Schedule outlines the three most commonly used
methods of determining fees. They include a percentage-based
fee related to the cost of construction, and a fixed fee that can
be used when the number of hours required can be fully defined.
An hourly rate is usually paid for complex work that can't be
fully defined at the outset. The document shows how to apply
these fees to the types of services being provided.

Expenses

The prime consultant should also be reimbursed for all reasonable
expenses. The value of these expenses should be discussed
and agreed to when the client/prime consultant agreement is
being defined.

e

e



» "‘Wh’a‘t factors affect fees?

Cost of construction

The percentage-based formula establishes the fee as a
percentage of the cost of construction. The cost is determined
by the contract prices of all elements of the project. The
total may, of course, be revised as specific project information
is determined.

Building categories

The actual percentage applied to the construction cost is
determined by the category of building. Categories range from
relatively simple projects such as warehouses (Category 1) to
extremely complex projects such as community multi-use
centres or city halls (Category 5). Categories, recommended
percentages and project variables are listed in the Fee Schedule.

Project variables

Project variables, if there are any, are added to the basic
percentage fee. Variables are factors not normally associated
with a typical project in its category. These variables require
a higher level of service by the design team.

The Fee Schedule sets out normal conditions, scale factors
and variables for various project functions. For example, under
the heading of Site and Context, “normal” is defined as a
relatively uncomplicated site with compatible land use. One
variable would be a steeply sloping site that requires additional
work. A scale factor (usually O to a maximum of 5.0) is
negotiated for each variable depending on its severity.
Additional professional costs as a percentage of the total
construction cost are then determined based on a table of
project variables.

Small projects

For small projects, a standard percentage fee calculation
would not reflect the amount of work required of the prime
consultant. Therefore fees for projects up to $300,000 are
usually negotiated at a higher percentage of the cost of the
work than for projects over that amount.

Repeat work

Services for repeat work for the same client using the same
design and documents are usually negotiated for a fee between
50% and 100% of potential full-service charges. The repeat
fee covers basic services, a royalty of 25% of the potential full
service charges for use of the original design, a minimum of
changes and presentation of construction estimates, among
other duties. The Fee Schedule provides further details.

Allocation of project fees
Fees for basic services are typically allocated as follows:

* Pre-design and schematic design 12.5%
* Design development 12.5%
* Construction documents 50%
* Bidding/negotiation 5%
¢ Construction/post construction 20%

Payment schedule
The client and prime consultant should agree on the terms
and schedule of payments when defining their agreement.

Ownership of construction documents

The client normally has ownership of the actual drawings and
related construction documents, unless the agreement with the
prime consultant specifies otherwise. However, the architect
or professional engineer involved normally retains the “copyright,”
unless the agreement stipulates otherwise. The copyright can
be defined as the idea embodied in the drawings and the right
to reproduce that idea. The Fee Schedule provides further details.
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