
L A R K S P U R  B U I L D E R S D R A F T

C O N S T R U C T I O N  M A N A G E R  A T  R I S K  P R O P O S A L

Riverside Branch Library
Preconstruction and construction services for a 16,500 square foot branch

library beside Riverside Park, from a team that has delivered a county

library, a school addition, and a fire station under CM at Risk.

P R E P A R E D  F O R

Cedar Hollow County

P R E P A R E D  B Y

Larkspur Builders

I N  R E S P O N S E  T O

RFP CHC-2026-31

I S S U E D

October 6, 2026

Draft for internal review. Not for submission.



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  A R I V E R S I D E  B R A N C H  L I B R A R Y

Transmittal letter

Cedar Hollow County Purchasing Office, attention Renee Halvorsen. Larkspur Builders submits this proposal

for Construction Manager at Risk services for the Riverside Branch Library, RFP CHC-2026-31.
S O U R C E  ·  R F P  P .  1

Our team of Morgan Lee, Sam Ortiz, and Priya Nair has delivered a county library renovation, a school

addition, and a fire station under CM at Risk in southern Minnesota since 2023. Our fee is submitted separately

on Form 3 as the RFP requires.
S O U R C E  ·  L I B R A R Y :  P E O P L E  +  L I B R A R Y :  P R O J E C T S

Signature not applied · draft for Larkspur Builders

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 2  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  B R I V E R S I D E  B R A N C H  L I B R A R Y

Firm qualifications
Public CM at Risk work since 2023, plus Cedar Hollow schools.

Blue Earth County Library Renovation
O W N E R

Blue Earth County

D E L I V E R Y

CM at Risk

F I N A L  C O S T

$6,800,000

C O M P L E T E D

May 2023

R E F E R E N C E

Karen Olstad, County Facilities Manager, 507-555-0177

Renovation of a county library delivered by Larkspur under CM at Risk.

S O U R C E  ·  L I B R A R Y :  P R O J E C T S

Garfield Elementary School Addition
O W N E R

Mankato Area Public 
Schools

D E L I V E R Y

CM at Risk

F I N A L  C O S T

$9,420,000

C O M P L E T E D

August 2024

R E F E R E N C E

Tom Brekke, Director of Facilities, 507-555-0141

Classroom addition delivered by Larkspur under CM at Risk.

S O U R C E  ·  L I B R A R Y :  P R O J E C T S

North Mankato Fire Station No. 2
O W N E R

City of North Mankato

D E L I V E R Y

CM at Risk

F I N A L  C O S T

$11,200,000

C O M P L E T E D

November 2025

R E F E R E N C E

Luis Ortega, Public Works Director, 507-555-0102

New civic building delivered under CM at Risk.

S O U R C E  ·  L I B R A R Y :  P R O J E C T S

Cedar Hollow High School Roof Replacement
O W N E R

Cedar Hollow Public Schools

D E L I V E R Y

Design-bid-build

F I N A L  C O S T

$2,100,000

C O M P L E T E D

August 2022

R E F E R E N C E

Dana Pike, Buildings and Grounds, 507-555-0190

Recent public work in Cedar Hollow. Not CM at Risk, so listed for local experience only.

S O U R C E  ·  L I B R A R Y :  P R O J E C T S

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 3  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  C R I V E R S I D E  B R A N C H  L I B R A R Y

Proposed team

Morgan Lee
R O L E

Project Manager

E X P E R I E N C E

18 years

C O M M I T M E N T

50% through preconstruction and construction

C R E D E N T I A L S

LEED AP BD+C

Managed the Garfield Elementary addition and the Blue Earth County Library renovation.

S O U R C E  ·  L I B R A R Y :  P E O P L E  +  D .  W H I T F I E L D  E M A I L

Sam Ortiz
R O L E

Superintendent

E X P E R I E N C E

22 years

C O M M I T M E N T

100% from construction start

C R E D E N T I A L S

OSHA 30, First Aid/CPR

Superintendent on the Blue Earth County Library and North Mankato Fire Station No. 2.

S O U R C E  ·  L I B R A R Y :  P E O P L E  +  D .  W H I T F I E L D  E M A I L

Priya Nair
R O L E

Preconstruction Manager

E X P E R I E N C E

12 years

C O M M I T M E N T

40% through preconstruction

C R E D E N T I A L S

Certified Professional Estimator

Led preconstruction on Garfield Elementary and North Mankato Fire Station No. 2.

S O U R C E  ·  L I B R A R Y :  P E O P L E  +  D .  W H I T F I E L D  E M A I L

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 4  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  D R I V E R S I D E  B R A N C H  L I B R A R Y

Preconstruction approach
The design is at schematic design. Our job before the GMP is to keep the $9.8 million

budget visible at every step.

Estimating and cost control

01 A detailed estimate at schematic design, design development, and 50% and 95% construction 

documents, each reconciled line by line to the one before so the County sees what moved and why.

S O U R C E  ·  L I B R A R Y :  A P P R O A C H

02 Our estimates at schematic design have averaged within 3% of the final GMP on our last ten CM at

Risk projects.

S O U R C E  ·  2 0 2 4  B L U E  E A R T H  E M S  P R O P O S A L  P .  2  ·  C O N F I R M  S T I L L  T R U E

Value analysis

01 Value analysis runs alongside each estimate. Each idea goes to the County and Halverson Moen

Architects with its cost, schedule, and maintenance effect, and nothing is carried until the County

accepts it.

S O U R C E  ·  L I B R A R Y :  A P P R O A C H

Subcontractor procurement

01 Bid packages are released by trade with a pre-bid scope review. Bids are leveled on a common scope,

and the leveling is shared with the County before award.

S O U R C E  ·  L I B R A R Y :  A P P R O A C H

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 5  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  E R I V E R S I D E  B R A N C H  L I B R A R Y

Construction approach and schedule

Summary schedule

01 Board approval of the CM at Risk contract: December 15, 2026.

S O U R C E  ·  R F P  P .  2

02 Construction start: May 2027, after the GMP amendment.

S O U R C E  ·  R F P  P .  2

03 Substantial Completion: no later than November 30, 2027, a seven-month build.

S O U R C E  ·  R F P  P .  2

Keeping Riverside Park safe

01 Every work zone fenced and signed, deliveries routed outside peak park hours, and a weekly 

coordination call with County facility staff.

S O U R C E  ·  L I B R A R Y :  A P P R O A C H

02 The superintendent walks the park edge of the site every morning before work starts and logs it in the

daily report.

S O U R C E  ·  L I B R A R Y :  A P P R O A C H

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 6  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

T A B  F R I V E R S I D E  B R A N C H  L I B R A R Y

Safety

Experience Modification Rate

01 2025: 0.78. 2024: 0.81. 2023: 0.84.

S O U R C E  ·  L I B R A R Y :  S A F E T Y

Recordable incident rate

01 2025 OSHA recordable incident rate (TRIR): 1.2.

S O U R C E  ·  L I B R A R Y :  S A F E T Y

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 7  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

F E E R I V E R S I D E  B R A N C H  L I B R A R Y

Fee proposal
Submitted on Form 3 in a separately sealed envelope, as the RFP requires. Summarized

here for internal review.

L U M P - S U M  T O T A L

Preconstruction fee and general conditions. Percentage fees apply

to the Cost of the Work and are listed below. $660,000.00

F E E  C O M P O N E N T A M O U N T  ( U S D )

01 Preconstruction services fee
S O U R C E  ·  D .  W H I T F I E L D  E M A I L

$48,000.00

02 CM fee
S O U R C E  ·  D .  W H I T F I E L D  E M A I L

4.25% of the Cost of the Work

03 General conditions, seven months
S O U R C E  ·  D .  W H I T F I E L D  E M A I L

$612,000.00

04 Bonds and insurance
S O U R C E  ·  D .  W H I T F I E L D  E M A I L

1.1% of the Cost of the Work

Fee basis

01 General conditions cover the seven-month construction duration set by the RFP.

S O U R C E  ·  R F P  P .  4

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 8  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

F O R M S R I V E R S I D E  B R A N C H  L I B R A R Y

Required forms

Form 1, Proposal Signature and Addenda Acknowledgment
Completed form follows.

Form 2, Non-Collusion Affidavit
Required and not yet completed.

Form 3, Fee Proposal Form
Completed form follows.

Form 4, Responsible Contractor Verification of Compliance
Completed form follows.

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 9  /  1 0



L A R K S P U R  B U I L D E R S C E D A R  H O L L O W  C O U N T Y  ·  R F P  C H C - 2 0 2 6 - 3 1

A P P E N D I X R I V E R S I D E  B R A N C H  L I B R A R Y

Compliance matrix

I T E M R F P  R E Q U I R E M E N T W H E R E  W E  A N S W E R  I T

A Transmittal letter, one page, signed by an officer authorized to bind the
firm

Tab A: Transmittal letter

B Firm qualifications: at least three public library, civic, or K-12 projects in
the last seven years, with owner, delivery method, value, completion, and
an owner reference with phone number

Tab B: Firm qualifications

C Proposed team: project manager, superintendent, and preconstruction
manager, with role, experience, and time committed

Tab C: Proposed team

D Preconstruction approach: estimating and cost control by design phase,
value analysis, subcontractor procurement

Tab D: Preconstruction approach

E Construction approach and summary schedule to Substantial 
Completion, and keeping Riverside Park users safe

Tab E: Construction approach and
schedule

F Safety: EMR for each of the last three years and the most recent TRIR Tab F: Safety

G Small and local business participation plan, with past results Not yet answered

H Fee on Form 3: preconstruction fee, CM fee percentage, general 
conditions for seven months, bonds and insurance percentage

Fee: Fee proposal

D R A F T  ·  L B - 2 0 2 6 - 0 4 4  ·  O C T O B E R  6 ,  2 0 2 6 1 0  /  1 0


