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C I T Y  O F  R O L L I N G W O O D  ·  O W N E R ' S  R E P R E S E N T A T I V E  S E R V I C E S

A boutique owner's representative,
five minutes from your City Hall.
CPM Texas represents the owner's interest on capital projects — and only the owner's. We are not

architects, designers, or contractors. We hold no financial interest in any contractor, subcontractor, or

vendor on a project we manage. Our role is to coordinate decisions, manage risk, and keep the work

aligned with the City's goals, schedule, and budget.

120
P R OJ E C T S  D E L I V E R E D

$2.2B
CO M B I N E D  V A LU E

9.5M
G R O S S  S Q U A R E  F E E T

2013
F O U N D E D  ·  A U S T I N ,  T X

T H I S  S U B M I S S I O N  R E S P O N D S  T O

SOLICITATION RFQ — Owner's

Representative

Services for

City Hall

Improvements

ISSUED BY City of

Rollingwood,

Texas

RELEASE DATE May 8, 2026

RESPONSE DUE June 8, 2026 ·

10:00 a.m.

F I R M  C O N T A C T

AUTHORIZED CONTACT John Duke,

Principal & Vice

President

TELEPHONE 512-298-1700

EMAIL jduke@cpmtx.com

OFFICE 222 West Avenue,

Suite 200, Austin,

TX 78701

Addendum acknowledgment. CPM Texas acknowledges receipt of Addendum No. 1 issued for this

solicitation. Responses are submitted individually; no joint response or sub-consultant is proposed for this

engagement.
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C  P  M     T  E  X  A  S I N T R O D U C T I O N  ·  C O V E R  L E T T E R

J O H N  D U K E ,  P R I N C I P A L  &  V I C E  P R E S I D E N T

512-298-1700 · jduke@cpmtx.com

Austin, Texas · cpmtx.com

June 8, 2026

Alun Thomas, City Administrator

City of Rollingwood

403 Nixon Drive · Rollingwood, TX 78746

Re: RFQ Response — Owner's Representative Services for City Hall Improvements

Dear Mr. Thomas,

CPM Texas is pleased to submit this Statement of Qualifications in response to the City of Rollingwood's

Request for Qualifications for Owner's Representative (OR) Services for City Hall Improvements. We welcome

the opportunity to serve the City and Travis County ESD No. 9 on this project.

CPM is an Austin-based owner's representative and project management firm founded in 2013. We provide OR

and project management services to public and private clients across Texas, including counties, municipalities,

public agencies, commercial developers, nonprofits, and institutional organizations. We have provided OR

services to local government entities since the firm's founding. Our team members are former general

contractors who now represent owners exclusively. That construction background shapes everything we do —

from how we read drawings and review costs to how we negotiate change orders and hold project teams

accountable.

This project is at a stage where the right representative can set the trajectory for everything that follows. CPM

has guided comparable public-sector projects across the full lifecycle — from the pre-architect conceptual stage

on the Texas Municipal Center for the TML Intergovernmental Risk Pool, through the preconstruction and

construction phases on the Gonzales County capital program (where we joined with the architect already

onboard), to the headquarters renovation for the Texas Association of Counties. We understand dual-entity

governance, public procurement, budget development from a needs assessment, and the importance of

communicating clearly with elected officials and staff who are not in the construction business every day.

Our office is in downtown Austin, five minutes from Rollingwood City Hall. John Duke, Principal, and Jay

Milstead, Project Manager, will serve as the City's dedicated team. We do not propose any sub-consultants for

this engagement. All services will be provided directly by CPM Texas under a fixed monthly fee.

We look forward to the opportunity to discuss our qualifications with the City Council.

Respectfully,

John Duke
Principal & Vice President · CPM Texas

C P M TX . CO M 0 4



C  P  M     T  E  X  A  S
O W N E R ' S  R E P R E S E N T A T I O N  ·  P R O G R A M  M A N A G E M E N T

02
Firm Description
Who CPM Texas is, where we are based, how long we have served local government,

and the single Austin office responsible for the City's project.
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C  P  M     T  E  X  A  S T A B  2  ·  F I R M  D E S C R I P T I O N

T A B  2  ·  F I R M  D E S C R I P T I O N

Firm Description

FIRM NAME CPM Texas

OFFICE ADDRESS 222 West Avenue,

Suite 200, Austin,

TX 78701

CONTACT PERSON John Duke,

Principal & Vice

President

TELEPHONE 512-298-1700

EMAIL jduke@cpmtx.com

WEBSITE cpmtx.com

YEAR FOUNDED 2013

YEARS PROVIDING OR SERVICES TO LOCAL

GOVERNMENT
13 years (since

founding)

PARENT OFFICE(S) None. CPM

Texas operates

from a single

office in Austin,

TX.

OFFICE RESPONSIBLE FOR PROJ ECT Austin, TX (sole

office)

FIRM SIZE 12

professionals.

Four principals.

— A boutique owner's representative built from construction

CPM Texas is a boutique owner's representative and project management firm serving public and private clients

across Texas. We provide Owner's Representative (OR), program management, cost management, scheduling,

procurement, and project controls services. Our team members are former general contractors who now

represent owners exclusively, bringing a practical, construction-informed perspective to every engagement.

No divided loyalties. CPM acts entirely on the owner's behalf, with no financial interest in any contractor,

subcontractor, or vendor. For this engagement, all services are provided directly by CPM Texas — no sub-

consultants — under a single fixed monthly fee.

13 yrs
S E R V I N G  LO C A L  G O V E R N M E N T

1
A U S T I N  O F F I C E  ·  5  M I N  T O  C I T Y  H A L L

120+
C E N T R A L  T E X A S  P R OJ E C T S
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C  P  M     T  E  X  A  S T A B  2  ·  O R G A N I Z A T I O N A L  C H A R T

T A B  2  ·  O R G A N I Z A T I O N A L  C H A R T  &  C A P A C I T Y

Organizational Chart
A deliberately flat structure. Two named professionals serve the City directly, backed by CPM's

principal leadership and project-controls resources. No layers between the City and the people

doing the work.

O W N E R

City of Rollingwood & Travis County ESD No. 9

P R I N C I PA L- I N - C H A R G E  ·  CO N T R A C T  A U T H O R I T Y

John Duke
Strategic direction · City Council presentations · escalation point · ~10% commitment

P R OJ E C T  M A N A G E R  ·  P R I M A R Y  C I T Y  CO N TA C T

Jay Milstead
Day-to-day management · budget & schedule tracking · document control · ~33% commitment

C P M  T E X A S  F I R M  R E S O U R C E S  —  D R A W N  O N  A S  N E E D E D

Principal leadership · cost management · scheduling · project
controls

— Current workload, staffing & ability to meet the schedule

CPM's current portfolio spans active municipal, county, and institutional engagements, all staffed from our

single Austin office. This project is sized to be carried comfortably within that capacity: Jay Milstead dedicates

roughly one-third of his professional focus to Rollingwood as primary contact, and John Duke holds principal

oversight at roughly ten percent. Because we propose no sub-consultants, there are no external schedules to

coordinate around — the City's timeline is managed entirely in-house. Our proximity, five minutes from City

Hall, lets the team attend Council meetings, site visits, and working sessions on short notice.

C P M TX . CO M 0 7



C  P  M     T  E  X  A  S
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03
Project Team
& Qualifications
The two professionals who will serve the City, their qualifications and municipal

experience, and the level of effort each commits to this project.

C I T Y  O F  R O L L I N G W O O D  ·  O W N E R ' S  R E P R E S E N TAT I V E  S E R V I C E S 0 8



C  P  M     T  E  X  A  S T A B  3  ·  P R O J E C T  T E A M

T A B  3  ·  P R O J E C T  T E A M  &  Q U A L I F I C A T I O N S

Your dedicated team
Two named professionals, both former general contractors, serve the City directly. The same

people who present to Council are the people reading the drawings and negotiating the change

orders.

P R I N C I PA L- I N - C H A R G E

John Duke

EDUCATION B.S.

Interdisciplinary

Studies, UT

Arlington

CERTIFICATION LEED AP

WITH CPM Since 2017 · 20+

years

experience

COMMITMENT ~10% of time

P R OJ E C T  M A N A G E R  ·  P R I M A R Y  C I T Y  CO N TA C T

Jay Milstead

EDUCATION B.A.

Construction

Science,

Texas A&M

CIVIC Pilot Knob

MUD No. 3,

Secretary

WITH CPM Since 2022 ·

10+ years

experience

COMMITMENT ~33% of

time

— Principal oversight

John Duke provides strategic direction, attends City Council presentations, serves as the escalation point for

decisions requiring principal judgment, and maintains contract authority. He attends project meetings as

needed, particularly in the front-end definition phases. His involvement spans the full engagement.

— Project management

Jay Milstead serves as the City's primary day-to-day contact. He manages meetings, tracks budget and

schedule, coordinates the design team and contractor, manages document control, and reports to both the City

and CPM principal leadership. One-third of his professional focus is dedicated to this project.

C P M TX . CO M 0 9



C  P  M     T  E  X  A  S T A B  3  ·  Q U A L I F I C A T I O N S

T A B  3  ·  Q U A L I F I C A T I O N S  S U M M A R Y

Qualifications at a glance
JOHN DUKE JAY MILSTEAD

Education B.S. Interdisciplinary Studies, UT Arlington B.A. Construction Science, Texas A&M

University

Certifications LEED AP —

Years with Firm 9 years (since 2017) 4 years (since 2022)

Total Experience 20+ years 10+ years

Prior Firms The Beck Group (2005–2017) The Beck Group (2018–2022)

Professional / Civic ULI Austin (Management Committee); RECA (Events

Committee); Town Lake YMCA Board Chair

ULI Austin (Young Leaders); Young

Men's Business League; Pilot Knob

MUD No. 3, Secretary

Municipal Experience Gonzales County Program ($43M); Texas Municipal Center

($90M); TAC 1210 Refresh ($8.8M); Travis County North

Campus ($46M); Skyline Park ($13M)

Skyline Park ($13M); Pilot Knob MUD

No. 3 board service

Time Commitment ~10% ~33%

— Regulatory knowledge

CPM is familiar with the procurement and regulatory framework governing municipal construction in Texas, including Local

Government Code Chapter 252 (municipal purchasing) and Texas Government Code Chapter 2269 (alternative project

delivery methods, including Construction Manager at Risk), as well as the coordination requirements associated with

franchise utilities such as Austin Energy. Across 120+ projects in Central Texas, CPM has navigated local permitting,

environmental review, and agency coordination on behalf of public and private owners.

S U B - CO N S U LTA N T S  &  S U P P O R T  S TA F F

CPM is proposing John Duke and Jay Milstead as the

named personnel assigned to the City's project. No

separate sub-consultants or additional dedicated support

staff are proposed at this time. CPM's internal principal
leadership, cost-management, scheduling, and project-

controls resources may be consulted as needed, but John

and Jay will remain responsible for delivery of the services,

communication with the City, and accountability for the
work product. If the City later requests additional named

resources, CPM can identify them and define their specific

roles before they are assigned to the project.

C E R T I F I E D  CO N S T R U C T I O N  M A N A G E R  ( CC M )

No team members currently hold the CCM designation.

Both John Duke and Jay Milstead meet the prerequisite

qualifications for CCM certification.

C P M TX . CO M 1 0



C  P  M     T  E  X  A  S T A B  3  ·  P R I N C I P A L

P R I N C I P A L  ·  A U S T I N ,  T E X A S

John Duke
Owner's Representative & Program Manager

John brings 20+ years of leadership across general contracting, owner-side project

management, and program management. His experience in both project manager and

superintendent roles lends a ground-level understanding of construction operations,

complementing his "boots on the ground" leadership style and consistently delivering

results for CPM's clients.

W I T H  C P M

2017 – Present · Principal

TOTA L  E X P E R I E N C E

20+ years

C E R T I F I C AT I O N

LEED AP

P R I O R

The Beck Group · 2005–2017

E D U C AT I O N

University of Texas at Arlington

B.S., Interdisciplinary Studies, Landscape Design

C E R T I F I C AT I O N S

LEED AP

P R O F E S S I O N A L

ULI Austin — Management Committee / Membership

Chair

Real Estate Council of Austin — Events Committee

C I V I C

Town Lake YMCA — Board Chair

Town & Country Sports — Youth Soccer Coach

Dell Children's Trust

UM ARMY — Board of Directors

E X P E R T  S E R V I C E S

Construction claims consulting and expert-witness

services for clients resolving construction-related

disputes.

C I V I C  /  P U B L I C  &  M U N I C I PA L

Texas Municipal Center IRP $90M Gonzales Co. Courthouse Annex $11M

Travis County North Campus $46M Texas Assn. of Counties — refresh $7M

Gonzales Co. Courthouse Restoration $30M Gonzales Co. Randle Rather Bldg. $2M

Texas Assn. of Counties — office $25M Skyline Park — 21-ac. park (MUD) $13M

M I X E D - U S E  &  M U LT I F A M I LY

RBJ Redevelopment — 17-ac. $230M Velocity — 314-ac. mixed-use ND

Goodwin — multifamily (363 u.) $90M Cortado — student housing (368 beds) $70M

The Weaver — multifamily (249 u.) $35M Zenith — multifamily (92 u.) $25M

Brixton South Shore (102 u.) $17M Aspen Heights — (2,238 beds) ND

C O M M E R C I A L  ·  F A I T H  ·  S P E C I A LT Y

Indeed Tower — 300K sf finish-out $116M Congregation Beth Israel Synagogue $28M

Covenant Presbyterian — Eaton Hall $8M FUMC Georgetown — improvements $7M

Kissing Tree Amenity Centers (2) $20M 360 Condominiums — edge repairs $17M

T H E  B E C K  G R O U P  ·  2 0 0 5 – 2 0 1 7

Integrated Project Leader · Project Manager · Senior Superintendent

UT Norman Hackerman Building $130M Trammel Crow, 500 W. 2nd St. $117M

Domain Phase 1 $110M Domain Phase 2 $90M

Dell Children's 3rd Tower $28M Concordia University Relocation $16M

C P M TX . CO M 1 1



C  P  M     T  E  X  A  S T A B  3  ·  P R O J E C T  M A N A G E R

P R O J E C T  M A N A G E R  ·  A U S T I N ,  T E X A S

Jay Milstead
Owner's Representative & Project Manager

Jay is a project-management professional with distinctive experience leading

Integrated Design-Build teams through the delivery of complex building projects. He

pairs technical fluency with an even-keeled command of the construction process,

translating owner intent into a buildable plan and a buildable plan into a closed-out

asset.

W I T H  C P M

2022 – Present · Project

Manager

TOTA L  E X P E R I E N C E

10+ years

C I V I C

Pilot Knob MUD No. 3 ·

Secretary

P R I O R

The Beck Group · 2018–2022

E D U C AT I O N

Texas A&M University

B.A., Construction Science

Minor in Business

P R O F E S S I O N A L

ULI Austin — Young Leaders Program

Young Men's Business League — Active Member

C I V I C

Pilot Knob MUD No. 3 — Secretary

A R E A S  O F  P R A C T I C E

Integrated Design-Build delivery · High-rise

residential · Multifamily & mixed-use · Park & public-

realm projects · Performance & wellness facilities ·

Owner's representation through closeout

C P M  T E X A S  ·  2 0 2 2  –  P R E S E N T  ·  P R OJ E C T  M A N A G E R

Skyline Park — 21-ac. park (MUD) $13M The Linden — high-rise condos (117 u.) $110M

McKinney Falls Apts. (290 u.) $80M 7618 Burnet Road — wrap (300 u.) $79M

The Merriman — garden (313 u.) $55M Dripping Springs Sports Club (141K sf) $65M

Yoga Studio (8K sf) $12M 5th & West Condos — fire suppression $11M

T H E  B E C K  G R O U P  ·  2 0 1 8 – 2 0 2 2  ·  A S S I S TA N T  P R OJ E C T  M A N A G E R

Managed phases of construction on Integrated Design-Build projects, coordinating design, preconstruction, and field operations.

River South Office — 401 South 1st $108M 2010 East 6th Street Office $27M

E A R L I E R  ·  P R OJ E C T  M A N A G E M E N T  I N T E R N S H I P S

Harvey Cleary — The Pond Hockey Club 2016 Rampart — Post South Lamar 2015

John King — Southside Market, Bastrop 2014

Direct municipal-board perspective. As Secretary of Pilot Knob MUD No. 3,

Jay brings firsthand familiarity with the governance, budgeting, and public-

meeting dynamics that shape decisions for the City and the ESD.

C P M TX . CO M 1 2



C  P  M     T  E  X  A  S
O W N E R ' S  R E P R E S E N T A T I O N  ·  P R O G R A M  M A N A G E M E N T

04
Scope of Services /
Project Approach
How CPM stands between the City and the complexity of a capital project, the step-by-

step roadmap we recommend — and our direct response to the RFQ Scope of Services,

from pre-construction through closeout.

C I T Y  O F  R O L L I N G W O O D  ·  O W N E R ' S  R E P R E S E N TAT I V E  S E R V I C E S 1 3



C  P  M     T  E  X  A  S T A B  4  ·  P R O J E C T  A P P R O A C H

T A B  4  ·  P R O J E C T  A P P R O A C H

The owner sits at the center. So do we.
CPM serves as the City's trusted adviser. We coordinate decisions, manage risk, and keep the project aligned

with the City's goals and constraints. The diagram below illustrates what sits at the center of every capital

project we manage: the owner.

A  C A P I TA L  P R OJ E C T  H A S  D O Z E N S  O F  M O V I N G

PA R T S

Stakeholders, regulatory entities, the

design team, contractors, legal and

financial advisers, utilities, and more —

the owner sits at the center of all of it.

CPM stands between the City and that

complexity. We coordinate, translate,

and advocate so that decisions reach

you clearly, on time, and with the

information you need to act.

What this means for Rollingwood. With two owners at the table — the City and Travis County ESD No. 9 —

clear coordination is not optional. CPM manages the flow of information between both entities, the design

team, and the contractor so that City Hall and the fire station advance as one project.

C P M TX . CO M 1 4

SKYLINE PARK,  EASTON PARK   ·    C PM:  JOHN  D UKE  & JAY  M ILSTEAD



C  P  M     T  E  X  A  S T A B  4  ·  R E C O M M E N D E D  R O A D M A P

T A B  4  ·  R E C O M M E N D E D  P R O J E C T  R O A D M A P

A roadmap built for where this project stands
today

P R E - D E S I G N

D E S I G N

C P M TX . CO M 1 5

Review Needs Assessment
Sit down with City and ESD staff to review the existing needs assessment and confirm program requirements.

Build Initial Cost Model
CPM develops a cost model from the needs assessment — a realistic starting point that gives any incoming design

team a clear idea of scope and scale. Already demonstrated in the attached exhibit (Additional Data).

Early Due Diligence (Concurrent)
Upon City/ESD alignment on the cost model, CPM procures the following simultaneously: Architect (full design

team, qualifications-based); Civil Engineer (site constraints map); Certified Surveyor (survey & SUE); Phase 1

ESA; and Geotechnical Investigation.

Programming Validation
Architect conducts a programming validation exercise with City and ESD staff, running in parallel with civil, survey,

ESA, and geotech work.

Updated Cost Model & Project Budget
CPM updates the cost model using validated program data, historical benchmarks, and market feedback.

Present Budget to Council for Approval
Formal presentation of the overall project budget before design advances.

Schematic Design
With an approved budget and civil site constraints map in hand, the architect and civil engineer begin schematic

design.

Procure Construction Manager at Risk
Brings the contractor in early to validate costs, participate in design meetings, and be accountable before

construction starts.

1

2

3

4

5

6

7

8



C  P  M     T  E  X  A  S T A B  4  ·  R O A D M A P,  C O N T I N U E D

C O N S T R U C T I O N  +  C L O S E O U T

— Why Construction Manager at Risk?

CMAR brings the contractor into the process early, allowing them

to validate costs during design. This reduces surprises at GMP.

Approximately 85% of the project cost is publicly procured

through the subcontracting process. The CMAR is competitively

procured for their markups, covering the remaining 10–15% of

direct cost.

~85%
P U B L I C LY  P R O C U R E D  T H R O U G H

S U B CO N T R A C T O R S

Through closeout. CPM stays engaged past substantial completion — verifying record documents, O&M

manuals, warranties, and staff training — so the City takes over a fully documented building.

C P M TX . CO M 1 6

Construction
CPM manages through substantial completion and closeout, as detailed in our Scope of Services.

Debt Funding & Bond Support
CPM supports the City with funding coordination and bond underwriting as needed.

MASON COUNTY COURTHOUSE RESTORATION    ·    C PM TE XA S

9
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C  P  M     T  E  X  A  S T A B  4  ·  C I V I L  S I T E  C O N S T R A I N T S  M A P

T A B  4  ·  P R O J E C T  A P P R O A C H

Civil Site Constraints Map  Sample

A civil site constraints map identifies the physical, regulatory, and utility limitations on a property

before design begins. It is a basic step that is frequently missed. Getting it done early gives the

architect real boundaries to design within and prevents costly surprises.

I T E M S  I D E N T I F I E D  B E F O R E  D E S I G N  B E G I N S

Easements & setbacks Underground & overhead utilities Property lines & right-of-way Floodplain & drainage

Zoning & code restrictions Buildable area

C P M TX . CO M 1 7



C  P  M     T  E  X  A  S T A B  4  ·  S C O P E  O F  S E R V I C E S

T A B  4  ·  S C O P E  O F  S E R V I C E S  /  P R O J E C T  A P P R O A C H

Our approach to the Scope of Services
CPM Texas serves as the City's dedicated Owner's Representative, advocate, and project quarterback — advancing

the City's and the ESD's interests across planning, design, construction, and closeout. Our role is to coordinate,

monitor, review, and advise on the City's behalf, keeping the project moving on schedule and aligned to budget while

the design and construction professionals carry their licensed responsibilities. Supporting detail for several items

appears in Tab 6: Quality Control.

P R E - C O N S T R U C T I O N  P H A S E

On cost estimating. CPM will lead and manage the project cost-control process from the earliest planning

phase through construction. At the pre-design stage, CPM will prepare an owner-level cost model based on the

City's needs assessment, anticipated program, comparable project benchmarks, escalation, contingency, soft

costs, and delivery assumptions. As design advances, CPM will coordinate and validate updated cost estimates

at each major design milestone, reconcile those estimates against the approved project budget, and identify

scope, cost, and value-engineering options for City consideration. Where detailed trade-level estimating is

required, CPM will coordinate that effort through the design team, CMAR, or qualified estimating resources,

while remaining responsible for reviewing, challenging, and translating the estimate into clear budget

recommendations for the City.

C P M TX . CO M 1 8

Establish the communication protocol between CPM, the

City, and the ESD, and maintain it throughout.

Assist in defining project needs and refining the needs

assessment, and advise on delivery method — we

recommend Construction Manager at Risk for early

contractor involvement and competitive value.

Develop and manage the Architect RFQ and the General

Contractor / CMAR RFP in accordance with governmental

purchasing requirements; facilitate selection and

evaluation.

See Tab 6 — Bid Review.

Create and maintain the milestone schedule for design

and construction, with City input.

Coordinate correspondence between the City, Architect,

and Contractor; review design documents for

constructability, cost-effectiveness, and coordination.

Advise on design aesthetics and cost-effective outcomes

in coordination with the Architect.

Develop and track the project budget; provide cash-flow

projections; coordinate value engineering at each

milestone; review and recommend consultant invoices.

Notify the City of design and budget concerns

throughout, and monitor all parties for conformance to

schedule and budget.

Facilitate contract negotiations and aid in review of GC

pricing or the CMAR guaranteed maximum price;

coordinate preparation of contract documents for the City's

legal counsel.

Facilitate and document preconstruction conference(s);

coordinate with local utilities and entities.
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C O N S T R U C T I O N  P H A S E

— Site observation & weekly reporting

During construction, CPM will perform regular site observations and generate site visit reports documenting general

progress, observed issues, unusual events, representative photographs, schedule concerns, and items requiring

follow-up by the Architect, Contractor, or City. CPM's observations will be performed from the Owner's

Representative perspective and will not replace the Architect's construction administration responsibilities, special

inspections, material testing, or code-required inspections. CPM will, however, coordinate closely with those parties,

track open issues, and keep the City informed of conditions that may affect cost, schedule, quality, or occupancy.

C P M TX . CO M 1 9

Maintain the communication protocol among City,

Architect, and GC/CMAR, and represent the City in project

meetings.

Monitor overall budget and schedule and advise the City

of trends affecting timely, cost-effective completion.

KPIs tracked monthly — Tab 6.

Coordinate construction logistics; review the GC/CMAR

schedule of values and construction schedule and

recommend action.

Review and verify monthly pay applications; review and

recommend contractor and consultant invoices.

See Tab 6 — Invoice Review.

Review and analyze proposed change orders, negotiate

fair resolutions, and manage schedule impacts.

See Tab 6 — Change Order Review.

Coordinate Owner activities — occupancy, FF&E

procurement, and technology.
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— Inspection & deficiency tracking

CPM will support the project quality program by regularly observing the work for general progress, quality, and

conformance with the Contract Documents, coordinating Owner testing and special inspection activities, reviewing

testing and inspection reports, and tracking identified deficiencies through resolution. When non-conforming or

incomplete work is observed or reported, CPM will document the issue, notify the appropriate project parties, and

maintain a deficiency log until the responsible party has addressed the item and the applicable design professional,

inspector, or authority has verified correction as required. CPM will also coordinate punch-list preparation with the

Architect and Contractor and monitor corrective work through successful completion.

C L O S E - O U T  P H A S E

At closeout, CPM will work with the team to verify that project record documents, O&M manuals, warranties, attic

stock, training requirements, and closeout deliverables are complete and submitted in accordance with the Contract

Documents. CPM will coordinate required City staff training for the new building systems and assist the City in

establishing a clear warranty-request process. During the agreed warranty-support period, CPM will help the City

document warranty items, route requests to the appropriate contractor or vendor, follow up on responses, and track

open warranty items through completion. CPM's role will be to coordinate and monitor the warranty process on the

City's behalf, while contractual warranty obligations remain with the responsible contractor, manufacturer, or vendor.

CPM will also review and recommend retainage release in accordance with the Contract Documents.

★  For CPM's detailed QC methodology — monthly KPIs and our change-order, bid, and invoice review

processes — see Tab 6: Quality Control.

C P M TX . CO M 2 0
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References
Three current Texas public-sector clients, each with a direct contact, followed by a one-

page project exhibit. All are active CPM engagements in comparable governance and

delivery situations.
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Three current public-sector clients

Texas Municipal League Intergovernmental Risk Pool R E F E R E N C E  1

Jeffrey Snyder, ICMA-CM

Assistant Executive Director & Chief

Strategy Officer

806-292-8092 · jeffrey.snyder@tmlirp.org

Full-service owner's representation and project management for the

Texas Municipal Center, a new headquarters in Georgetown. CPM was

engaged at the earliest conceptual stage — before a site, program, or

team existed — through needs assessment, site selection, team

procurement, and budget development. Adaptive reuse with new

additions, including a training and education facility.

$90M
PROJECT COST

~80,000 SF
SIZE

CMAR
DELIVERY

Design
STATUS

Gonzales County R E F E R E N C E  2

Hon. Patrick C. Davis

County Judge

830-672-2327 ·

countyjudge089@co.gonzales.tx.us

Program management and owner's representation across a multi-

project capital program: renovation of the Courthouse Annex,

restoration of the historic Gonzales County Courthouse, and facade

repairs to the Randle Rather Building. Scope includes bond funding

support, contractor procurement, construction-phase management,

and coordination with the Texas Historical Commission. The Annex is

actively under construction.

$43M
PROGRAM COST

3
PROJECTS

CSP
DELIVERY

In Progress
STATUS

Texas Association of Counties Risk Management Pool R E F E R E N C E  3

Michael Shannon, ARM

Senior Director, Risk Management

Services

512-615-3824 · michaels@county.org

Design- and construction-phase project management for the TAC 1210

Building Refresh, a multi-phase renovation of an eight-story

headquarters in downtown Austin. CPM onboarded the design team

and contractor; scope includes schedule and budget oversight,

change-order review and negotiation, pay-application verification,

document control, and quality management. Phased so staff remain

in the building throughout.

$8.8M
PROJECT COST

26,500 SF
RENOVATION

CMAR
DELIVERY

Construction
STATUS

C P M TX . CO M 2 2
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Texas Municipal Center
Owner's Representation & Project Management · Georgetown, Texas

CPM provides full owner's representation for the Texas Municipal League and its Risk Pool's new Georgetown headquarters,

engaged at the earliest conceptual stage — before a site, program, or team existed — through needs assessment, site

selection, team procurement, and budget development. The 80,000 SF project pairs a full renovation of the existing 62,000

SF structure with roughly 20,000 SF of new additions, including a training and education facility for up to 200 participants.

ENTRANCE & SITE APPROACH INTERIOR — COLLABORATION & MEETING SPACE

C L I E N T

Texas Municipal League

Intergovernmental Risk Pool

L O C AT I O N

Georgetown, Texas

P R OJ E C T  C O S T

$90M

S I Z E

Approx. 80,000 SF

D E L I V E R Y

CM at Risk

S TAT U S

Design & Entitlement

A R C H I T E C T

Perkins & Will

C I V I L  E N G I N E E R

GarzaEMC · Contractor: The Beck Group

C P M  T E A M

John Duke, Principal

C P M TX . CO M 2 3
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Gonzales County Program Management
Owner's Representation & Program Management · Gonzales, Texas

CPM provides program management and owner's representation across a three-project capital program — renovation of

the Courthouse Annex, restoration of the historic Gonzales County Courthouse, and facade repairs to the Randle Rather

Building — including bond-funding strategy, contractor procurement, construction-phase management, and coordination

with the Texas Historical Commission. The Annex is under construction toward a September 2026 completion.

COURTHOUSE ANNEX — UNDER CONSTRUCTION RANDLE RATHER BUILDING COURTHOUSE RESTORATION — ELEVATION

C L I E N T

Gonzales County

L O C AT I O N

Gonzales, Texas

P R O G R A M  C O S T

$43M

P R OJ E C T S

Annex $11M · Restoration $30M · Randle

Rather $2M

D E L I V E R Y

Competitive Sealed Proposal

S TAT U S

In Progress

A R C H I T E C T

O'Connell Architecture

C O N T R A C T O R

IE2 (Annex) · TBD (Courthouse, Randle

Rather)

C P M  T E A M

John Duke, Principal

C P M TX . CO M 2 4
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TAC 1210 Refresh
Owner's Representation & Project Management · Austin, Texas

CPM provides project management for the multi-phase refresh of TAC's eight-story downtown Austin headquarters —

multi-floor updates, a complete elevator-lobby and cab redesign, and reconfigured level-4 meeting and training spaces —

phased so staff remain in the building throughout. Scope spans schedule and budget oversight, change-order and pay-

application review, document control, quality management, and reporting to TAC leadership, including managing

unforeseen conditions found during demolition.

ELEVATOR LOBBY REDESIGN — RENDERING RENOVATION IN PROGRESS — OCCUPIED BUILDING

C L I E N T

Texas Association of Counties Risk

Management Pool

L O C AT I O N

Austin, Texas

P R OJ E C T  C O S T

$8.8M

S I Z E

26,500 SF (Renovation)

D E L I V E R Y

CM at Risk

S TAT U S

Under Construction

A R C H I T E C T

Interior Architects (IA)

C O N T R A C T O R

IE2

C P M  T E A M

John Duke, Principal

C P M TX . CO M 2 5
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Quality Control
How CPM monitors project health with early-warning indicators, and the specific

review processes we apply to change orders, bids, invoices, and monthly draws.
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Quality Control
City of Rollingwood

Owner’s Representative Services

City Hall Improvements

CPM’s quality control approach is built around early-warning indicators. We track a small set of key performance indicators every month

that tell us whether a project is healthy or starting to drift, long before those issues show up in a delayed completion date or a budget

overrun. When an indicator moves the wrong direction, we act on it.

K E Y  P E R FO R M A N C E  I N D I C ATO RS  —  T RAC K E D  M O N T H LY

RFI TURNAROUND

≤ 7 Days
Slow RFI responses cascade into delayed

work and change orders. We track current

month vs. life-to-date average.

SUBMITTAL TURNAROUND

≤ 14 Days
Submittal delays interrupt fabrication

and delivery. Same tracking: month vs.

life-to-date.

BUYOUT PACE

First 10% / 3 Mo
Whichever is longer. Subcontractor

buyout drives everything downstream.

Miss this early and recovery is hard.

CASH FLOW VS. S-CURVE

Track Daily
Actual earned value compared to

projected S-curve. Earliest reliable

indicator of schedule slippage.

W H Y  B UYO U T  PAC E  M AT T E RS

ST E P  1

Buyout Sub ▶
ST E P  2

Submittals & Approvals ▶
ST E P  3

Fabricate & Deliver ▶
ST E P  4

Install

Finish-to-start sequence. Each step must complete before the next can begin. A late buyout pushes installation by the cumulative duration of every step that follows.

M O N T H LY  P R OJ E CT  DA S H B OA R D

What the City Sees Every Month

CPM delivers a project dashboard to the Owner

each reporting period. The dashboard

consolidates earned value, KPIs, contingency

status, and pay app data into a single view.

Items running off-target are flagged in red. Items

requiring action are surfaced for the Owner with a

clear recommendation.

The Owner sees the same data CPM sees — no

information asymmetry, no surprises at Council

meetings.

PROCORE — BUDGET & INVOICE VISIBILITY FOR THE OWNER

CPM uses Procore for project budget tracking, invoice workflow management, and financial reporting. The Owner is provided login access and can view

real-time budget status, invoice status, commitments, change order tracking, and cash flow at any time. There is no information asymmetry between

CPM and the Owner on project financials.

120 Projects Delivered $2.2B Combined Value 9.5M Gross Square Feet CPMTX.COM



C P M  T E X A S T A B  6  ·  Q U A L I T Y  C O N T R O L

Q U A L I T Y  C O N T R O L  P R O C E S S

120 Projects Delivered $2.2B Combined Value 9.5M Gross Square Feet CPMTX.COM



C P M  T E X A S T A B  6  ·  Q U A L I T Y  C O N T R O L

C H A N G E  O R D E R  R E V I E W  P R O C E S S

120 Projects Delivered $2.2B Combined Value 9.5M Gross Square Feet CPMTX.COM
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120 Projects Delivered $2.2B Combined Value 9.5M Gross Square Feet CPMTX.COM
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120 Projects Delivered $2.2B Combined Value 9.5M Gross Square Feet CPMTX.COM
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Additional Data
A preliminary, order-of-magnitude Cost Model prepared for the City of Rollingwood —

demonstrating, on this project, the budget discipline CPM brings at the pre-design

stage. The full cost model is provided as a separate exhibit, inserted immediately

following this divider.
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P R E L I M I N A R Y  O R D E R - O F - M A G N I T U D E  C O S T  M O D E L

Rollingwood City Hall &
Fire Station Improvements

P R E PA R E D  F O R City of Rollingwood, Texas

P R E PA R E D  B Y CPM Texas, Owner's Representative

S C E N A R I O New Construction (Demolish & Rebuild), Multi-Level with Ground-Level Parking

C O S T  B A S I S Parametric historical data, not project-specific market pricing

C O S T  B A S I S  D AT E June 2026 dollars

0 1 Recommended Planning Budget

Based on the Appendix A program and current market data, CPM recommends the City plan against the

following total. It includes construction, design, furnishings and technology, on-site swing space, and a

full contingency structure appropriate at the pre-design stage.

R E C O M M E N D E D  T O T A L  P R O J E C T  B U D G E T

$14,000,000
Planning range $12,300,000 to $16,100,000  ·  approximately $940/SF of built area

There is a 0% chance this number is exactly right, and that is expected at this stage. No

design exists yet, no delivery method is selected, and the program was drafted by City staff and

still needs review by a licensed architect. This budget is built from parametric historical cost data,

not project-specific pricing. It is a disciplined planning figure to carry into the public process, not

a bid or a guarantee. It will sharpen as design, delivery method, and competitive pricing come

into focus.



0 2 Hard Cost

Hard cost is the brick-and-mortar cost of the building and site. Each group is priced on an all-in cost per

SF (core, shell, tenant improvements, and vertical circulation), then escalated. The completion

contingency sits inside hard cost because, with no design in hand, scope is the largest uncertainty.

BUILDING & SITE QUANTITY ESCALATED UNIT AMOUNT

Admin / Public Works / Shared building area

Office-type construction; includes vertical circulation

5,927 GSF $425/SF $2,519,808

Police Department area

Secure office, no detention; between office and fire rates

2,193 GSF $540/SF $1,184,168

Fire Department area (apparatus, bunker, sleeping)

Closest available recent comparable

2,772 GSF $655/SF $1,815,138

Ground-level parking / equipment garage (slab-on-grade)

9 vehicles plus Public Works indoor storage

4,000 GSF $116/SF $464,750

Sitework, utilities, paving, drainage (allowance) 0.86 acre $1,536,399/acre $1,321,303

Demolition of existing City Hall (allowance) 6,000 GSF $19/SF $114,075

Design / estimating completion contingency 15% $1,112,886

Hard Cost Subtotal $573/SF $8,532,128

0 3 Total Project Budget

On top of hard cost sit the costs every capital project carries: design and engineering, furnishings and

technology, temporary space to keep the City operating, and owner contingency.

BUDGET BUILD-UP BASIS AMOUNT

Hard Cost (building & site, incl. completion contingency) $8,532,128

Professional services, permitting & regulatory fees 20% of hard cost $1,706,426

Owner FF&E & technology allowances $92/SF $1,002,064

On-site swing space (modular, 14 months) allowance $490,000

Subtotal Before Owner Contingency $11,730,618

Owner contingency (layered, see Section 04) $2,267,342

Recommended Total Project Budget $940/SF $13,997,960



0 4 Contingency, and Why It Is Layered

Contingency is the margin that protects the City from the unknowns every capital project encounters.

CPM carries it in distinct layers, each covering a different category of risk:

Design completion contingency (15% of hard cost, carried above). The largest reserve at this stage,

because no design exists and the estimate is parametric. As drawings develop, this reserve declines.

Soft-cost contingency (10% of soft costs). Covers overruns in design, permitting, and other non-

construction costs.

Change-order contingency (15%). The primary reserve for unforeseen site conditions, design

clarifications, and owner-directed changes during construction.

Program contingency (5%). A final reserve across the full budget. The most elective layer, and the first to

reduce if the City accepts a leaner risk profile.

Budget is not the same as cost. The actual cost of the work is set by scope, market pricing, and

site conditions. Trimming contingency lowers the budget but does not lower the cost, and it does

not make surprises less likely. It only reduces the cushion to absorb them. The one real lever for

reducing cost is reducing scope. A leaner budget does carry a practical upside: it forces tighter

discipline on elective changes during construction.

0 5 If the City Wants a Leaner Budget

The recommended budget carries CPM's full layered contingency. If the City elects to accept a leaner

risk profile, the owner-side layers can be consolidated into a single 15% contingency. This lowers the

budget but also the cushion, requiring tighter control of elective changes and leaving less capacity to

absorb unforeseen conditions without additional funding.

CONTINGENCY POSTURE OWNER CONTINGENCY TOTAL PROJECT BUDGET

Recommended (layered) $2,267,342 $13,997,960

Leaner (single 15%) $1,759,593 $13,490,211

Difference (contingency only, not scope) $507,749

The difference is entirely contingency. Both are defensible. The right choice depends on what the

community is prepared to support and the City's financial position.



0 6 Where the Escalation Rate Comes From

The 5.62% escalation here is a 4.5% annual rate carried roughly 15 months to an assumed start of

construction. The 4.5% comes from CPM's Crystal Ball Survey, a twice-yearly poll of the Central Texas

general contractor community run since 2019. The spring 2026 survey of 47 contractors set the median

at 4.5%, up from 3.7% six months earlier and the first meaningful increase since 2023, driven by

advanced-technology construction tightening the trade and electrical supply, fuel volatility, and a

thinning mid-size contractor pool. Programs with heavy mechanical and electrical scope, including a

fire station, can run higher. Full survey results are available at cpmtx.com.

0 7 Program Summary

The program totals 9,471 net usable SF across five functional groups. It carries no allowance for

circulation, walls, mechanical, and structural space, so CPM adds 15% to reach a gross conditioned area

near 10,892 SF. A separate 4,000 SF ground-level garage houses City vehicles and Public Works

equipment, bringing total built area to roughly 14,892 SF.

FUNCTIONAL GROUP NET SF GROSS SF (+15%)

Shared / All 2,888 3,321

Administration 1,326 1,525

Police Department 1,907 2,193

Public Works 940 1,081

Fire Department 2,410 2,772

Conditioned Program Total 9,471 10,892

Ground-level parking / equipment garage 4,000

Total Built Area 14,892

Garage sized for nine vehicles (three Public Works trucks, six Police vehicles) plus Public Works indoor equipment

storage, unquantified in the source program. Parking is slab-on-grade at ground level with occupied space above.



0 8 Key Assumptions & Items to Validate

Program is taken from Appendix A and assumed substantially complete. A licensed architect must

confirm it, including circulation and the Public Works areas.

Scenario is full demolition and new multi-level construction with ground-level, slab-on-grade parking

and equipment storage under occupied space. The elevator and separate access are built into the per-

SF building cost.

No delivery method has been selected. Construction Manager at Risk, Competitive Sealed Proposal,

and Design-Bid-Build each carry different cost and schedule profiles.

The fire station unit cost is drawn from the closest available recent comparable and should be refined

as the program firms up.

All unit costs are parametric historical data only, without project-specific market feedback. Escalation

reflects a 4.5% annual rate carried 15 months.

Sitework is carried as an allowance of 0.86 acre pending civil and geotechnical investigation. Figures

exclude land cost, financing cost, and any environmental certification the Council may later direct.

This is a Class 5 order-of-magnitude estimate: a planning tool, not a bid, a guarantee, or a substitute

for a designed estimate.

CPM Texas
Owner's Representative & Construction Project Management Advisor

Prepared as a preliminary planning tool for the City of Rollingwood. All figures are order-of-magnitude and subject to

validation through design, delivery method selection, and competitive pricing. CPM Texas serves as the owner's

representative and does not perform design, engineering, or construction work.
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120
P R OJ E C TS  D E L I V E R E D

$2.2B
C O M B I N E D  V A L U E

9.5M
G R O S S  S Q U A R E  F E E T

CPM Texas  · 222 West Avenue, Suite 200, Austin, TX 78701

512-298-1700 · info@cpmtx.com · cpmtx.com


