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Seminar 3 -Refashioning Conventional 
Small Firms Working Relationships

Marcos Santa Ana, AIA – Architect & General Contractor, Alloi Architecture + Construction

Ric. Abramson, FAIA – Founder & Firm Principal, WORKPLAYS studio*architecture

Douglas Teiger, AIA – Managing Partner, Abramson Teiger Architects & 2017 AIA|LA President

Stephan Castellanos, FAIA – Principal, Derivi Castellanos Architects and Chair-Elect, AIA Trust



Overview
8:00-8:15AM Sign-in for 3.5 CES learning units and breakfast in the Adotta showroom

8:15 Introduction 

Natalie Dalton – Events Coordinator, AIA Los Angeles

8:20 Design-Build & Architecture+Construction Models 

Marcos Santa Ana, AIA – Architect & General Contractor, Alloi Architecture + Construction

• Q& A

9:10 Design-Develop & Entitlement Models 

Ric. Abramson, FAIA – Founder & Firm Principal, WORKPLAYS studio*architecture and 2018 Strategic Council Representative, California Region

• Q& A

10:00A-10:15AM Coffee Break

10:15 Joint Venture & Multi-Services Agreements

Douglas Teiger, AIA – Managing Partner, Abramson Teiger Architects & 2017 AIA|LA President

• Q& A

11:10 AIA Trust Risk Management Fundamentals + Helping Small Firms Succeed

Stephan Castellanos, FAIA – Principal, Derivi Castellanos Architects and Chair-Elect, AIA Trust

• Q& A

11:45 Wrap-up and Feedback 
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Thursday, September 11 | 8:00-10:00AM | $15/$25



Marcos Santa Ana, AIA
Architect & General Contractor
Alloi Architecture + Construction



to dare is to lose one’s 
footing momentarily  

not to dare is to lose oneself.  
Soren Kierkegaard
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which design build structure is best for you?
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2018 AIA/LA small firm workshop series  

Ric. Abramson FAIA/  Principal, Workplays studio*architecture
2018 Strategic Council Representative, California Region



2018 AIA/LA small firm workshop series  

Design + Develop Model



Why should architects consider developing their own projects?

complexity control commitments cash



Knowledge  
Experience
Time / Effort 
Money
Relationships
Patience

profitability
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Original Building Frontage Restored and Remodeled Building Frontage

Pico Live Work Project
Ric. Abramson Architect, FAIA Workplays studio*architecture

Small-scale Development: Forecasting need



New Alley FacadeExisting rear view



New Renovation and Addition Original Commercial Building





2018 AIA/LA small firm workshop series  

Design + Entitlement Model



What are the pro and cons?

project 
strategization

dependent on 
client and 

collaborators
loss of control 
over outcomes

maximizes 
skills as 

visionary and 
expert



Case Study: “Maxed-Out” Nine-Unit Condominium Project

Concept of Highest and Best Use



Typical Multi-Family Development



Measureables + Intangibles
Value to 

your 
client

Multi-Family Development “MFD”

Multiple, Single-Family Development “MSFD”





Valuation beyond $/SF









What would cities look like if architects were the decision makers 
and developers?
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Getting	work	through	Design	Collaboration



WHY	A	JOINT	VENTURE

“A	joint	venture	represents	the	optimism	of	two	firms	that	
they	can	unite	to	achieve	marketplace	goals	that	neither	could	

achieve	alone.		Some	joint	ventures	work,	some	do	not.”	
- Forbes,	11/26/2013	



• ALL	Members	of	the	Joint	Venture	are	legally	and	
financially	responsible	for	the	performance	of	the	
ENTIRE	Joint	Venture	

• Most	joint	ventures	are	temporary,	one-time	
enterprises	

• Fears	might	include
• Loss	(or	dilution)	of	intellectual	and	human	capital
• Administrative	redundancy	and	inefficiency	



Our	goal	today
• Selecting	a	Partner/Team	
• Developing	the	Joint	Venture	
Agreement

• Pursue	“win-win”	within	
boundaries	&	limits

• Build	a	structure	for	strategic	
success	in	design	
collaboration	



When	should	you	use	a	joint	venture	agreement?

• A	joint-venture	agreement	should	be	used	when	your	
firm	wants	to	bid	on	a	project	but	does	not	have	the	
bandwidth	or	expertise	to	execute	all	components	of	the	
project	well.	

• This	could	mean	a	lack	of	critical	resources,	specialties,	local	or	
critical	knowledge,	or	quickly	scalable	manpower.	

• Joint-venture	partnerships	place	the	responsibility	
equally	on	both	parties	involved.	

• Shared	responsibility	means	shared	accountability,	so	both	
teams	have	an	equal	investment	in	the	project.



Successful	joint	ventures	could	be:

• Having	a	remote	firm	with	broad	experience	and	a	local	firm	with	
location	specific	subject	matter	expertise.	

• A	small	specialist	firm	partnering	with	a	large	generalist	practice	to	
combine	expertise	and	resources.	Small	firms	can	benefit	from	the	
larger	firm’s	credibility	and	financial	stability.	

• Design	Firm	partnering	with	an	Executive	Architect	/	Architect	of	
Record.



a	few	examples	of	our	joint	ventures:
FOLA

• DLR	as	Executive	Architect
• ATA	as	Design	Architect



How	we	got	the	FOLA	project











• Pico	Apartments
• KFA	as	Executive	Architect
• ATA	as	Design	Architect







Phase Item/Task Design 
Architect

Executive 
Architect

DESIGN DEVELOPMENT 

1 Review of Schematic Design Package prepared by Design Architect & approved by 
Client 

X

2 Coordinate Owner prov ided Building Code Analysis and Fire, Life Safety  Analysis 
Consultant

X

3 Review of Owner prov ided Building Code Analysis and Fire, Life Safety  Analysis X
4 Issue schematic design package to obtain consultant quotes for serv ices X
5 Continue obtaining Entitlements X
6 Attend public hearings and meetings X
7 Attend neighborhood meetings X
8 Attend Design Coordination Meetings with Client & Consultants X X
9 Issue minutes of Design Coordination Meetings X

10 Preliminary SMEP Coordination X
11 Commence Design Development Drawings - Base Drawings Only

[Site Plan, Parking, Floor Plans, Roof Plan, Sections
and Elevations, Wall Sections, Enlarged Unit Plans &  Select Unit Interior Elevations]

X

12 Cartoon/Layout/Assemble Design Development Drawings X
13 Semi-monthly  (or as needed) Review of Design Development Drawings [Site Plan, 

Parking, Floor Plans, Roof Plan, Sections and Elevations, Wall Sections, Enlarged Unit 
Plans &  Select Unit Interior Elevations]

X

14 Issue DD Drawings for Consultant Coordination X
15 Design Development of Exterior Wall Systems X
16 Technical rev iew of Exterior Wall Systems X
17 Issue detail sketches of key project components and special design elements to 

Executive Architect 
X

     Lobby enclosure (residential & retail)
     Valet Drop-off & Pick-up
     Kitchen & Bath Studies (incl. plumbing fix ture 
     & appliance selections)
     Millwork/Storage Wall Studies
     Sales Rep Meetings
     Breezeway Bridges, Railings, & Screens
     Breezeway Canopy & Mech. Screen Development

18 ADA Compliance check X
19 Select Exterior Materials and Colors X
20 Preliminary Interior Material & Finish Selection X
21 Obtain Client approval of Materials and Colors X

Issue 50%  Design Development Package  for Client Review, Design Architect 
Review, Contractor Pricing and Consultant Coordination

X

22 Issue  Final Material Selections & Material Sample Board to Executive Architect & 
Owner

X

23 Review of Design Architect’s Material and Product
Selections

X

24 Coordinate with and issue directives to Consultants (MEP, Civ il, Landscape, Acoustic, 
Energy, Elevator, Security  & Low Voltage, etc.)

X

25 Incorporate Material Selections into the
Design Development Drawings

X

26 Attend meetings with Contractors X X
27 Respond to required changes & issue rev isions due to  Entitlement Process to 

Executive Architect
X

28 Value Engineering & Cost Control Suggestions X
29 Attend Value Engineering Meetings X X
30 Incorporate Value Engineering & Cost Control Suggestions X
31 Issue Signage Package & obtain approvals X
32 Issue Exterior Lighting Design Concepts to Executive Architect X
33 Complete entitlement process and notify  and issue conditions of approval to Executive 

Architect
X

34 Cost control coordination X
35 Review & comment on 90%  Design Development Package X
36 Issue 100%  Design Development Package for Client

Approval and Contractor Pricing
X

CONTRACT DOCUMENTS

1 Full Construction Documentation Phase Responsibilities X
2 Issue Comments and Directives after rev iew of 50%  Contruction Documents Phase 

Drawings
X

3 Response to Executive Architect Queries as needed X
4 Review and Comments on Contract Documents at 90%  Working Drawings X

BIDDING & NEGOTIATION

1 Availability  for information and clarifications (RFI's) as needed X X
2 Coordination w/ Design Architect to answer RFI's X
3 Meeting w/Bidders to Clarify  Scope X
4 Advising Construction Manager as needed X
5 Issuing Bulletins as required X



CONSTRUCTION ADMINISTRATION

1 Full Construction Administration Phase Responsibilities X
2 Review of Contractor Material and Color Submittals X
3 Response to Executive Architect Queries as needed X

Notes
1 Responsibility  for the Schematic Design Phase and Entitlement Phase rests with Design 

Architect.

2 It is the understanding that Design Architect will be responsible for the design of all 
v isible elements, interior design, aesthetic issues, and programmatic issues. The 
Executive Architect will be responsible for all technical aspects & documentation, 
building, fire & life safety  code compliance,  and cost control suggestions.

3 As the ultimate responsibility  for Consultant coordination rests with the Executive 
Architect, during the Design Development Phase. Important Project communication will 
be copied to the Design Architect.

4 At the beginning of the Design Development Phase, the Executive Architect will set up a 
web-based communication system (such as an FTP site) to facilitate information flow 
between all teams.

5 The Executive Architect will be responsible for periodic (semi-monthly) rev iew of 
drawings prov ided by Design Architect. The Executive Architect will check the 
drawings for:
     a.  status reports to client
     b.  technical suggestions
     c.  code rev iew
     d.  technical coordination
     e.  quality  control
     f.   cost control

6 Cost control will be the responsibility  of the Executive Architect and based on the 
Owner's outlined Construction Budget

7 During the Contract Document Phase, Design Architectwill periodically  rev iew the 
Contract Documents for accuracy in describing the design intent and will prov ide 
appropriate communication (written, verbal, or sketch) in a timely fashion 

8 Meetings will be held at Design Architect's Office during the Design development phase  
and at the Executive Architect's Office during  subsequent phases.

9 It is understood the the Client will contract the serv ices of a Construction Manager. The 
Construction Manager will be responsible for the following: 
     a.  pricing exercises
     b.  bid procurement & qualification
     c.  scheduling
     d.  contractor selection
     e.  construction team management
     f.   administration infrastructure
     g.  coordination during construction between 
          Owner, Design Architect, & Executive Architect.



OTHER	WAYS	TO	COLLABORATE	

1. CREATE	SINGLE	PROJECT	NEW	ENTITLY:
§ Equally	share	in	the	entire	process.
§ Managing	client	expectations	– a	collaboration	put	together	just	for	them.
§ As	with	any	contract	communicate	upfront	on	what	is	provided.
§ Negotiate	a	project	specific	E&O	Insurance.

2. DESIGN	COLLABORATION	CONSULTING	AGREEMENT:
§ You	are	a	small	firm	where	a	client	doesn’t	 feel	comfortable	hiring	you	alone	OR	you	don’t	have	

E&O	insurance	OR	you	don’t	have	the	experience	that	would	allow	you	to	meet	the	standard	of	
care.

§ Suggest	 to	the	client	you	team	up	with	a	larger	firm	and	provide	 the	concept	phase,	3D	renderings,	
joint	design	effort,	but	not	joint	liability.

§ You	go	to	a	larger	firm	and	say	“I	have	this	client	who	wants	me	to	design	a	project	but	team	up	
with	a	larger	firm	for	their	experience”.	

§ Hire	me	as	a	consultant	for	 the	concept	only	and	pay	me	“X”	for	the	design	phase.	
§ In	this	case	you	are	paid	as	consultant	and	the	Architect	assumes	all	liability.
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What is the AIA Trust?

§ Sole Purpose to Serve AIA Members 

§ Serves as a Risk Management Resource, Provide 
Member & Component Benefit Programs

§ Governed by 7 Trustees – 6 AIA members + 1 CACE 

§ Hires Staff + Independent Experts to Evaluate, Develop, 
Monitor, & Administer Programs

§ Uses NO Dues Dollars + Funds Member Activities



For Architects 
Starting A Firm – New 
in Practice
The pertinent benefit 
plans and free practice 
resources…







AIA Trust 
Programs are 
geared to small 
firms – offering 
special benefits 
& incentives.



AIA Trust 
Programs 
geared to 
small firms

§ The AIA Trust Professional Liability Insurance 
Program 

§ The AIA Trust Cyber Insurance Program



More AIA Trust Programs Geared to Small Firms

§ The AIA Member’s Retirement Plan 

§ A Professional Employer Organization/PEO or             
HR-outsourcing





Successful Working Relationships

AIA Trust Resources Include:

• Project-Based IPD Insurance Coverage

• Joint Ventures Should Anticipate Professional Liability 
Claims

• Rectification Coverage Facilitates Design-Build 
Leadership for Architects

• AHPP Chapter:  Insurance Coverage for            
Business and Professional Liability

• Strategies for Managing Risk on                   
Design/Build Teams

• Relationships: Understand, Communicate, Relate



Educational Opportunities



White Papers 
on Topics of 
New & Evolving 
Risks



Recent White 
Paper Topics…

…about New & 
Evolving Risks











Ownership Transition Resources





What Can Members Do?What Can Members Do?



What Members Can Do

• Sign up for our free quarterly email newsletter

• Share the name of your A/E legal counsel 

• Check out AIA Trust program offerings – for you and 
for others



What Members Can Do

• Republish newsletter articles of interest

• Review & share the synopses & guides to be aware of 
critical risks

• Check out the professional liability insurance 
database, guides, & tips – and broker information.



What Members Can Do

• Follow the AIA Trust on Social Media, retweet & repost -
share AIA Trust resources you find valuable! 

• Follow an AIA Trust webinar or take an SAT for credit

• Show the AIA Trust video to your office & your component



What Members Can Do

à Let us know what you and your members                 
need to manage risks successfully! 
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