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CITY COUNCIL COMMUNICATION 
AGENDA ITEM 10F 

SUBJECT: AWARD CONTRACT BETWEEN THE CITY OF LOUISVILLE 
AND ECI SITE CONSTRUCTION MANAGEMENT FOR PHASE 1 
OF THE DOWNTOWN FRONT & CENTER PROJECT 
 

DATE:  APRIL 15, 2025 
 
PRESENTED BY: KURT KOWAR, PUBLIC WORKS DEPARTMENT 
 
SUMMARY: 
Staff is recommending City Council authorize staff to finalize negotiations and award a 
final contract for preconstruction services for the Downtown Front & Center Project to 
ECI Site Construction Management for their proposal cost of $22,315, authorize staff to 
approve contract addendums up to $5,750 for unforeseen task items and project 
contingency, and authorize the Mayor, City Manager, Public Works Director and City 
Clerk to sign and execute contract documents on behalf of the City. 
 
PROJECT DETAILS: 
Initiated in 2023 by the Louisville Revitalization Committee (LRC) and officially adopted 
by City Council on November 19, 2024, the Downtown Vision Plan serves as the 
guiding framework for the Downtown Front & Center Project. Phase 1 of the project 
focuses on refining the short-term improvement concepts outlined in the Vision Plan to 
align with the City’s budget, followed by the design and construction of these initial 
improvements. Future phases of the Downtown Front & Center Project will address the 
design and construction of mid-term and long-term improvements specified in the 
Downtown Vision Plan. 
 
Staff determined that a CMAR project delivery method would add value to this project 
due to the sensitivity of performing construction in downtown Louisville. With downtown 
construction, the potential negative impacts to businesses, downtown events, and 
residents are significant. With a CMAR delivery method, the contractor is engaged early 
in the design phase. This allows the contractor to provide input early in the design 
phase on constructability issues, long lead times for items, construction costs, value 
engineering, construction sequencing and scheduling, and potential risks while 
supporting business activities. By providing this input early and coordinating with the 
design team, many future issues can be avoided. The contractor will start the project 
with a comprehensive understanding of the project challenges and issues and why 
certain decisions were made. This typically will result in a much more efficient and 
successful construction phase due to the following: 

• Minimization of constructability issues and contractor Requests for 
Information 

• Fast project delivery and flexibility 
• Reduces delays on long lead items as they can be identified early and 

ordered ahead of time. 
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• More accurate budgeting. 
• Improved risk management 
• Better coordination with stakeholders (Businesses, residents, events, etc) 
• Fewer disputes, better collaboration between design team, contractor and 

City 
 
The CMAR project delivery method typically involves two separate contracts: one for 
preconstruction services during the design phase, and a second contract, executed as 
design is being finalized, for a Guaranteed Maximum Price (GMP) to construct the 
improvements. The City must agree to the GMP and is not obligated to execute a future 
construction contract with the contractor if a GMP acceptable to the City cannot be 
negotiated. At this phase of the project, staff is only seeking approval of the 
preconstruction services contract. 
 
Staff issued an RFP on February 18, 2025, to solicit contractor proposals for 
Construction Manager at Risk (CMAR) services for the Downtown Front & Center 
project. Three proposals were received on March 12, 2025, from the following firms: ECI 
Site Construction Management, KCI Construction, Inc., and Myers & Sons Construction, 
LLC. 
 
The selection committee, consisting of five City staff members from three departments, 
evaluated the proposals and conducted interviews with all three consultants to 
determine the recommended contractor. 
 
The contractor teams proposals were scored on several criteria to determine their ability 
to provide the requested services and overall proposal quality. The criteria and 
weighting are identified below: 
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The selection committee members unanimously selected ECI as the top-ranked 
proposal. The scores of individual selection committee members were averaged to 
determine the proposal scores and initial ranking, which are included in the table below 
along with preconstruction fees and construction phase markups: 
 

 
 
Despite ECI being unanimously scored the highest, all three firms were brought in for 
interviews to gain additional insight into their experience and capabilities. Firms were 
asked to prepare a brief 10-15 minute presentation for the interview and to be prepared 
to respond to questions following the presentation. The same pre-written questions 
were asked of all three firms. While the interviews weren’t scored, the selection 
committee discussed the interviews in a follow-up session and determined that ECI had 
the best performance. Myers and Sons and KCI interviews provided less confidence 

Proposal Criteria Qualification Standard Available Points

Scope of Proposal 

Does the proposal show an understanding of the project 
scope, methodology, creative valued engineered suggestions 
to be used in the design and construction phases and the 
results that are desired from the project? 

15

Assigned Project Team 
Does the proposed team have the necessary skills and 
experience to fulfill the requirements of the project? Is the key 
staff available to do the work? 

8

Safety Record 
OSHA Illness/Injury Rate, OSHA Lost Work Day Incidence 
Rate and Workman’s Comp Experience Modification Rate 
Insurance multiplier.  

7

Firm Experience and Qualifications 

Is the firm qualified to perform the work? Has the firm worked 
on streetscape and/or landscaping projects similar in scope to 
this project? Has partnering been used as a basis in design 
and construction of other projects? Was this work of a high 
quality in nature? 

15

Preconstruction Phase Cost Are the proposed preconstruction cost rates reasonable and
competitive? 8

Construction Cost 
Do the proposed construction cost factors compare favorably 
with industry standards and other CMAR firms’ construction 
cost factors? 

13

Firm Capability Does the firm have experience, equipment, manpower and 
finances to complete the work? 8

Construction Performance 
Do the referenced projects reflect favorably in respect to 
completion within the contract schedule, cost and number of 
change orders or claims? 

8

Value Engineering & Innovative Ideas 
What innovative solutions do you have to reduce costs, 
remain on schedule, minimize risk and maintain operations 
during construction? 

10

Schedule 
How quickly can the firm dedicate resources to complete the 
work?  Is the proposed construction duration reasonable for 
the scope of work? 

8

TOTAL POINTS AVAILABLE = 100

Ranking Contractor
Proposal 

Score 
(100)

Preconstruction 
fee

Overhead 
markup

Profit 
markup

Subs 
markup

Materials 
markup

Bonds/Ins 
markup

1 ECI 83 $22,315 8% 3% 5% 5% 1.79%
2 KCI 73 $3,900 2% 2% 4% 4% 2%
3 Myers & Sons 70 $288,480 3% 10% 15% 5% 2.75%
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and/or value based upon approaches than ECI. While there was good discussion in the 
KCI interview, they did not seem very well-prepared for the presentation portion of the 
interview. Ultimately, the interviews reinforced the results of the proposal scoring. The 
selection team determined that Myers and Sons were too high on cost and didn’t have 
much applicable experience on this type of project, so the final decision came between 
ECI and KCI. ECI was selected based on the following considerations: 
 

• ECI seemed to better grasp the importance of the public outreach aspect of this 
job and seemed more committed to that element of the work. They seemed to 
understand that public outreach was critical to the success of this project. 

• ECI had better experience on this type of project and the proposed project team 
was more involved in the specific reference projects in the RFP. 

• ECI stressed the importance of maintaining continuity of the project team 
throughout the life of the project. 

• ECI demonstrated extensive experience with management of project risk in their 
interview. 

• ECI developed a detailed schedule for the project and demonstrated their ability 
to develop a detailed work breakdown structure that will be required to develop a 
strong construction sequencing plan in the future. Detailed sequencing and 
scheduling of construction will be critical in minimizing impacts to downtown 
businesses, events, and residents. 

• ECI preconstruction costs were reasonable and within expected range. As this 
was not a low-bidder selection, the selection team felt that the ECI provided 
enough additional value to warrant higher fees. 

• ECI previously helped to develop the prototype and final product for the City’s 
downtown patios. This work went well and the City was impressed with ECI’s 
performance of this work. 

 
Following the initial selection of ECI, project references were contacted for projects in 
Westminster and Wheat Ridge. Both references highly recommended ECI and provided 
very positive feedback regarding their project management abilities, quality work, and 
adherence to schedule. 
 
FISCAL IMPACT:  
Ultimately, the project budget has been set at $9,000,000 with proceeds from Louisville 
Revitalization Commission (LRC) bond proceeds.  The approved 2025 City Capital 
Improvement program budget provided for funding with City dollars until such time 
bonding timing and reimbursements can be reconciled to full LRC funding. 
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The costs of the Downtown Front & Center Project are identified below: 
 
Projected Funding 
Description Account 2025 

Budget 
Amount 

DOWNTOWN VISION CIP (2025 Approved 
Budget) 

301313-660310 $1,192,773* 

 Total approved 
funding: 

$1,192,773* 

LRC Funding (Future Funding)  $7,807,227 
 Total future funding: $7,807,227 
 Total available 

funding: 
$9,000,000 

*Includes budget amendment of $192,773 approved on 1/21/2025 
 
 
Projected Expenses (DOWNTON VISION CIP) 301313-660310 
Description  Amount 
Phase 1 Design Contract – Rvi (Awarded on 1/21/25) ($992,773) 
  
Contingency – Rvi (Awarded on 1/21/25) ($171,935)** 
Downtown Front & Center Preconstruction Contract – ECI (This 
communication) 

($22,315) 

Preconstruction Contingency (25%) (This Communication) ($5,750) 
   

Total Expenses: ($1,192,773) 
**Staff is requesting the contingency on the RVi contract be reduced from $200,000 to 
$171,935 to cover the preconstruction contract with this communication. 
 
PROGRAM/SUB-PROGRAM: 
The recommended contract supports the City’s and LRC’s goal of enhancing public 
spaces, promoting pedestrian activity, and integrating sustainable, long-term 
improvements to provide a vibrant and accessible downtown. 
 
STAFF RECOMMENDATION: 
Staff recommends that City Council authorize staff to finalize negotiations and award 
the Downton Front & Center Project preconstruction contract with ECI Site Construction 
Management for $22,315 plus a contingency in the amount of $5,750 for a total 
authorized amount of $28,065 and authorize the Mayor, City Manager, Public Works 
Director, and City Clerk to sign and execute contract documents on behalf of the City. 
 
ATTACHMENT: 

1. Downtown Front & Center Preconstruction Contract 
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STRATEGIC PLAN IMPACT: 
 
☐ 

 
Financial Stewardship & 
Asset Management 

 
☐ 

 
Reliable Core Services 

 
☒ 

 
Vibrant Economic 
Climate 

 
☒ 

  
Quality Programs &   
Amenities 

 
☒ 

  
Engaged Community 

 
☐ 

  
Healthy Workforce 

 
☐ 

 
Supportive Technology 

 
☐ 

  
Collaborative Regional    
Partner 
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