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Swartwout, provided the State of Missouri with a 
Capitol that is uniquely designed to serve the people 
of Missouri.  It is critical that restoration and design 
decisions reflect those of the initial design and work 
to maintain the integrity of the original design and 
that any new structures are sympathetic and 
subservient in their design to the Capitol. 

 
3. Open Public Building - The Missouri State Capitol 

belongs to the people of Missouri.  It is the 
embodiment of the constitution where members of the 
public are able to attend meetings within its walls on 
any number of topics.  Recently, the exterior doors of 
the Capitol have been closed and locked.  This 
includes the large south doors at the third floor.  For 
decades, these doors were held open symbolizing to 
the State and the citizens that the work which the 
legislature is doing within the Capitol is open and 
transparent to the public.  While safety and security 
is a concern, so too is the symbol of what an open 
Capitol stands for.  As a Guiding Principle, the 
building needs to be open and welcoming to the 
public and all visitors. 

 
These then constitute the Guiding Principles.  All 
decisions on this project will be made in support of these 
three principles. 
 

21st Century Missouri State C

 
The Missouri State Capitol Master Plan document is a 
living document that provides a 20 year view of the 
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Guiding Principles 
 
A principle is a fundamental truth that governs one’s 
belief or behavior and serves as a foundation to build 
upon.  For our purposes, a Guiding Principle will govern 
the direction of the project and will serve as the  
foundation for all decisions to build upon. 
 
On July 9, 2018, MOCA met with members of the 
Missouri State Capitol Commission and conducted a 
vision session that resulted in the identification of three 
Guiding Principles. 
 
1. Functional Space Expansion with an Integrated 

Campus Concept - Presently, the Legislature has 
added office mezzanines on the first and second floors 
of the Capitol to accommodate the growing needs of 
the members.  In doing so, the space within the 
Capitol is highly compressed.  The need to 
decompress space and remove the mezzanines within 
the Capitol will require an expansion of space.  It is 
the desire of the members of the Commission and 
Legislative Leadership that the expansion create a 
connected campus where movement between spaces 
can be easily facilitated internally and externally to 
the Capitol.  Additionally, the new space will have a 
strong connection, both physically and logistically, to 
the Capitol.   

 
2. Architectural Integrity and Historic Character - 

The goal of the restoration is to restore the 
architectural integrity of the Capitol or to return the 
Capitol architecture to its original design and 
decoration.  The original architects of Tracy and 

restoration, preservation and expansion of the Capitol.  
The Master Plan should be reviewed periodically and, as 
appropriate, amended and modified to maintain the 20-
year-view.  
 
The Missouri State Capitol Commission (MSCC) is 
required, by statute, to develop a comprehensive, multi-
year, pre-design plan specifically for the restoration of 
the Capitol building.  
 
This document provides the following goals, objectives 
and actions that are required to implement the desires of 
the MSCC.  The 21st Century Capitol Renovation Master 
Plan must: 
 
1. Identify appropriate and required government and 

public functions of the Capitol building. 
2. Identify and address space requirements for 

legislative and executive branch functions. 
3. Identify and address the long-term preservation 

requirements of the Capitol building. 
4. Take into account the comprehensive plan for the 

Missouri State Capitol Area, as amended in 2018. 
5. Take into account the rules governing zoning and 

design for the Capitol Area. 
6. Provide for citizen access.  
7. Provide for information technology needs. 
8. Incorporate energy efficiency. 
9. Provide for security while opening up the Capitol to 

the Public. 
10.Identify opportunities for the education programs 

including public and school tours and lunches. 
11.Include all additional space needs for the efficient 

operation of state government.  
12.Flexible to accommodate needs that will change as 

expressed by the board. 
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permanent space, as it would not be conductive to 
legislative functions.  

5. The restoration of the Capitol provides an excellent 
opportunity to study the current space utilization 
and to identify ways to improve and recommend 
efficient space planning and reconfiguration of 
spaces.  

Based upon these fundamental needs of the Legislative 
and Executive branches, an expansion below grade to 
the north and south appeared to be the most 
compelling option to proceed with. 

Planning 

Within this document MOCA has developed proposed 
space plans, sequence or phasing plans, as well as 
organizational diagrams.  These have been developed 
to accomplish the following: 

1. To provide a test fit space plan to assure the MSCC 
and OA that the programmatic needs of both the 
Executive branch and the Legislative branch can 
and have been met.  It should be understood that 
space planning will go through several iterations 
and political analysis before the final plan is 
approved. 

2. To provide a proposed balanced phasing approach 
in order to develop the budget and schedule to 
sufficient detail that a Rough Order of Magnitude 
(ROM) budget could be responsibly developed. 

 

 

The Planning Process 

The Missouri State Capitol Commission (MSCC) began 
the planning process in July 9, 2018 with a Vision 
Workshop conducted and facilitated by MOCA.  The 
MSCC, working with the Office of Administration (OA), 
retained the Owner Representative Team of MOCA to 
develop a 21st Century Comprehensive Master Plan and 
Historic Structures Report for the Capitol.  The planning 
team reviewed historic reports and plans from a variety 
of sources and information provided by the OA’s project 
manager.  MOCA reviewed the program requirements 
and identified planning alternatives with the help of 
Historic Architectural Specialist, Structural, Mechanical, 
Civil, Electrical and Life Safety engineers.  The team 
focused on current and future needs associated with the 
systems, structure and exterior and interior space needs 
associated with the Capitol.  Traffic considerations for 
tour buses and parking locations/configurations were 
also considered due the possible desire to remove the 
Senate parking structure and to replace it with a new 
facility/structure.  

The Legislative leadership, Governor’s office, MSCC 
Leadership and OA/FMDC project manager participated 
in a series of workshops facilitated by MOCA.  The 
information developed in these workshops provided 
guidance to MOCA and the MSCC by way of 
collaboration between different groups in order to further 
understand the overall needs. 

Following these workshops, working sessions/meetings 
were held with the Governor’s Office, Legislative 
leadership, members of the Commission, Commission 
Leadership and OA/FMDC.  The resulting diagrams 
provide the fundamental approach to the overall 

recommendation on how best to proceed with the 
restoration and expansion of the Capitol.  The planning 
team studied the organizational structures of the current 
office orientation and organization to best understand 
the legislative needs. 

The Capitol’s mechanical, electrical and plumbing 
systems were analyzed to determine adequacy of each of 
the systems.  This analysis identified several options for 
improvement. 

Based upon the discussion held both initially and with 
the MSCC and Legislative leadership, MOCA developed 
several different options for consideration.  The option 
which was overwhelmingly supported by the MSCC and 
Legislative Leadership was based upon the following 
fundamental concepts: 

1. All Legislative Members offices must be held within 
the historic footprint of the State Capitol building. 

2. The Legislative Chambers will need to be used for all 
legislative session during the restoration of the 
Capitol.  This will require coordination between 
session to restore these important spaces. 

3. When determining the location of Legislative staff 
space or offices, distance is a critical element to 
consider. 

4. When considering temporary office space for the 
legislative members during the construction phase 
(swing space), that it be identified and/or placed in a 
location that minimizes travel distance to and from 
the chambers or leadership offices in a connected or 
indoor connection.  Initially, the MODOT building was 
an attractive option. However, during the Vision 
Session, there was unanimous agreement to not 
proceed with MODOT for either swing space or 
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Schedule 

Schedule development has been built around a three-
phase approach to restore the occupied Capitol building.  
This approach will take approximately one year longer 
than if the building was closed.  However, closing the 
Capitol for a comprehensive restoration at one time is 
not feasible due to the lack available space for critical 
functional activities.  Additionally, due to the need to 
build the North and South extension structures first, the 
overall time line for design, restoration and occupancy 
extends until 2028. 

Budget 

The budgeting process for the Capitol has focused on 
four basic cost elements.  

First, the hard costs associated with system replacement 
of mechanical and electrical throughout the building.  

Second, the decorative finish areas or the historic 
specific finishes of the building. This would include 
historic lighting, decorative painting, wood window 
replacement and alike.  

Third, the soft cost of design and construction fees, 
furniture, fixtures, equipment, swing space and owner 
needs would be included as well. 

Fourth, escalation of costs with any multi-year project 
estimates must be adjusted to account for the annual 
cost of inflation. After investigating the local and 
national market trends in construction and what is 
anticipated to occur over the next ten years it is 
suggested that an average of 4% annual increase be 
applied to the midpoint of construction.  

Likewise, the costs associated with the north and south 
extensions have been developed in a similar manner.  
The north extension shall consist of a Visitor Center for 
public and school children.  A parking garage for the 
Governor’s office and a food service facility.  The Capitol 
will also be included in the North expansion. 

The expansion to the south will be developed in two 
levels, below ground. To accommodate this, rock 
excavation is included within the estimated costs.  This 
will house the House Committee Rooms, Senate 
Committee Rooms and staff offices for both the 
Legislature and Executive Branch.  

A new parking structure for the Senate is proposed. This 
new structure will replace the 300-plus car structure for 
the Senate and Senate Staff. Added to that is an 
additional 300 parking stalls, likely consisting of 100 for 
the Executive branch and 200 for the public.  

The overall Rough Order of Magnitude cost projection for 
the project is estimated to be $535,363,000.00 
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Missouri State Capitol Commission  
The Missouri State Capitol Commission includes: 
 
Ms. Dana Rademan Miller, Chair 
Chief Clerk of the House 
 
Lt. Governor Michael Kehoe,  
Vice Chair 
 
Senator Caleb Rowden 
Member of the Senate 1 
 
Senator Shalonn Kiki Curls  
Member of the Senate 2 
 
Representative Pat Conway  
Member of the House of Representatives 1 
 
Representative Scott Fitzpatrick  
Member of the House of Representatives 2 
 
Ms. Sarah Steelman  
Commissioner of the Office of Administration 
 
Ms. Betty Hearnes  
Governor Appointee 1 
Charleston 
 
Vacant Slot  
Governor Appointee 2 
 
Mr. Patrick Baker,  
Senate Administrator 
 
 

Facilities Management Design and 
Construction 
Cathy Brown - Department Director FMDC 

Bryan Chinn - Project Management Unit Section 
Leader 

Sherry Kempf - Senior Project Manager 

Maintenance 

Steve Kroner, Facilities Operation Manager 

Paul Ridenhour, Maintenance Supervisor 

Other Support 

DNR - Missouri State Museum and Staff - Tiffany 
Patterson 

DNR - Missouri State Historic Preservation Office - Toni 
Prawl 

Missouri State Archives - John Dougan 

Bob Priddy 
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Master Plan and Historic Structures Re-
port Team 
 
This document has been developed and organized with 
the assistance of: 
 
 MOCA Systems 

 STRATA Architecture Inc. 

 Building Preservation, LLC 

 Bob D. Campbell & Company, Inc. 

 Bernhard, LLC 

 Rogers-Schmidt Engineering Co., P.C. 

 Henderson Engineers, Inc. 

 Architectural Arts Conservation LLC 

We would like to express our appreciation to Dana Rade-
man Miller and Patrick Baker of the MSCC, the Senate 
and the House and the Office of Administration project 
manager Sherry Kempf, who provided assistance and 
guidance throughout the process. 
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Executive Summary 
 
When the Capitol was initially envisioned, it provided 
a wide variety of spaces within its walls for most all of 
State Government offices. However, over time many of 
those offices have grown to exceed the space available 
within the Capitol and have relocated to other 
buildings outside of the Capitol building. 
 
With each successive exit of a state agency or office, 
the space was backfilled by legislative functions. 
 
In 1950, the basement level was added to the Capitol 
where it was once used as a storage area for 
automobiles and freight wagons. This provided a 
relief valve regarding the pressure of legislative needs 
such as meeting rooms, hearing rooms, and 
legislative staff office space for support functions. 
This relief only lasted a short while and was 
eventually outgrown as additional functions and staff 
were crammed into tighter and tighter spaces. 
 
In 1974 and 1984, the mezzanines were constructed 
around the perimeter of the first floor and, to a lesser 
degree, along the south edge of the second floor. 
 
This expansion has greatly impacted the building. 
The character of the building on the first and much of 
the second floor has been altered to where the once 
glorious naturally lighted hallway from daylight 
transmitted through the outer offices to the interior 
corridor has now been all but completely closed off. 
 
Even with the use of the basement and the added 
space provided by the mezzanines, the demand for 
functional space to support the legislature, either 
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from organizations like the press or from within the 
House or the Senate, has continued to place pressure 
on the Capitol building.  Without a comprehensive 
overall approach to a solution, the Capitol is in danger 
of having real damage done to it by impacting the 
major historically significant spaces with future 
inappropriate mezzanines or other types of expansions. 
 
The Missouri State Capitol Commission (MSCC) 
recognized this in 2016 and over the past two years 
has been working to develop a comprehensive 
approach to the planning for the future use of the 
Capitol. 
 
21st Century State Capitol Restoration Project 
Long Range Master Plan + Historic Structures 
Report 
 
In July of 2018, MOCA, an Owner Representative firm, 
was retained to develop the 21st Century State Capitol 
Restoration Project Long Range Master Plan and 
Historic Structures Report for the State Legislature for 
consideration and funding in 2019.  
 
MOCA’s first action was to hold a Vision Session with 
the members of the Capitol Commission and other 
invited leaders of the State in order to identify the 
Guiding Principles. Three Guiding Principles were 
identified: 
 Functional Space Expansion within a Campus 

Concept 
 Architectural Integrity and Historic Character 
 Open Public Building 
 
Each of these is further explained within this 
document in greater detail.  
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The following are the key elements that comprise the 
Comprehensive Capitol Restoration/Expansion 
Masterplan:  
 
Phase One 
 
1. Expansion to the north with a Visitor Center - 

Presently there is no real Visitor Center associated 
with the Capitol. Additionally, large groups and 
school children do not have any place within the 
building for orientation or group gathering other 
than the first floor of the rotunda. Additionally, 
security concerns have resulted in closing the 
Capitol and installing security devices that are 
inconsistent with an open, but secure public 
building. The new expansion will provide for 
security screening and will serve as the primary 
entry point for visitors. Presently, the Governor’s 
parking is convoluted and not as secure as it 
should be. The north expansion proposes a new, 
secure, below grade parking structure that will 
provide parking for the Governor and Governor’s 
security detail along with a security office.  
 
The north expansion will include approximately 
19,500 gsf. 

 
2. Expansion to the south for legislative staff and 

meeting space - Presently the basement is housing 
the majority of legislative staff and the House 
meeting/Hearing rooms. The space is poorly 
organized due to the imposition of parking that is 
located in the center of the building.  The current 
House Hearing rooms are small and do not provide 
the full capability of a modern Capitol Hearing 
room. However, due to the structure of the Capitol 
the Hearing rooms are constrained by both ceiling 
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height and structural columns.  The staff offices 
have been squeezed into the remaining spaces, 
creating a highly inefficient working environment 
for the legislature.  Add to this the need to address 
the mezzanines and there is a total need for 
additional office and meeting space of 163,000 gsf. 

 
During the investigation, MOCA reviewed previous 
studies that proposed several alternate locations for 
how best to address this overcrowding in the 
Capitol. After review, the MODOT building was 
considered for both temporary office during 
construction and for permanent space following the 
restoration. However, MODOT is only 81,000 nsf 
with a minimal amount of circulation space. MOCA 
found that this will work best for the some 
Executive branch functions due to its configuration. 
MOCA does not believe that MODOT will provide an 
effective solution to overcrowding or swing space. 
 
The most efficient and cost effective plan to resolve 
the overcrowding of the Capitol long term will be to 
expand the Capitol to the south by creating a new 
145,000 gsf. underground facility that will provide 
the larger more appropriate hearing rooms, high 
quality office space for Staff and for expansion in 
the future. By expanding underground, the plan 
will preserve the main stairway and the south 
Capitol lawn, grounds and monuments for 
continued public use and inaugural ceremonies. 
 

Phase Two and Three 
 
3. Restoration of the Capitol - throughout the Capitol, 

modifications to increase square footage over time 
have been made to try to solve the problem of 
overcrowding.  The largest impositions have been: 
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 Mezzanines which compressed the building. 
 Mechanical and electrical systems which have 

required the lowering of ceilings. 
 The elimination of natural lighting within 

public corridors due to lowered ceilings. 
 Office space that backfilled the available space 

requiring a number of inefficient individual 
mechanical units. 

 
The Master Plan recommends returning the 
Capitol to the original architectural integrity that 
was designed by Tracy and Swartwout in 1917. 
This will require the removal of all the mezzanines, 
dropped ceilings and mechanical duct work as 
well as the reassignment of office, meeting and 
functional spaces within the building. 
 
The result of this recommendation will be to 
decompress the Capitol and to provide more light 
into the public corridors while improving the 
functional space needs within the building.  
However, the number of Member offices on floors 1 
through 4 will be significantly reduced for the 
House (due to the removal of the mezzanine 
spaces). The Master Plan proposes relocating these 
member offices to a newly organized and well 
designed basement that will provide for greater 
access and more effective member office layout. 

 
On floors 1 through 4, the perimeter offices are all 
in need of a renovation and return to the original 
design of higher ceiling and reopening the 
transom/sidelight to the public corridors.  The 
Masterplan proposes a design for both a Senate 
Member office and a House Member office that will 
provide for effective function, while allowing for the 
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restoration of light to the public corridor. 
 
The public spaces are generally in good condition 
and have been well maintained throughout the 
Capitol. While there will need to be some cleaning of 
stone, the Master Plan is recommending that within 
the two phases of construction activities the House 
and Senate Chambers, Chamber galleries or public 
spaces be restored over a multi-year period. This 
will require coordination and timing by the 
Construction Manager at Risk (CMr) to 
appropriately schedule work activities that can be 
done during non-session times. The House and 
Senate Chambers will remain the primary meeting 
area for legislative session and the work will need to 
be organized to accommodate the legislative 
schedule. Accommodations will need to be made for 
any kind of special session or veto session that may 
be called during the construction phase within the 
interim period.  
 
The existing historic Capitol building restoration, 
itself, will be restored in two major sequences or 
phases.  
 
The first restoration phase will consist of relocating 
all the occupants from the basement, and the north 
and east side of the Capitol on floors 1 through 4 to 
the north and south expansion which will serve as 
swing space during the restoration. Those 
occupants of the basement will be located in semi-
permanent space that will be expanded following 
the completion of the Capitol. Those from level 1 
through 4 will temporarily be located in the 
extension until the work on the north is complete, 
at which time some will be relocated to newly 
remodeled offices in the basement and the north 
side of the Capitol on floors 1 through 4.  

 
The second phase of the existing Capitol 
restoration will begin when the restoration work 
moves to the south and west side of the Capitol 
and all the occupants on floors 1 through 4 will 
move to the temporary swing space in the north 
and south expansion. Once the south side of the 
Capitol and the remaining areas of the basement 
are complete, those in the swing space will move to 
the finished space in the Capitol.  
 
With the Capitol finished, the swing space will be 
modified for occupancy by staff of both legislature 
and executive branches. 
 

4. Parking is presently distributed in four primary 
locations. The Masterplan recommends the 
consolidation and modification to the parking as 
follows: 

 
 Capitol basement parking be eliminated 

completely to allow for Legislative offices. 
 Governor’s parking will be provided in the north 

expansion with a direct connection to the 
Governor’s office. 

 All site parking is to be closed. 
 Public street parking around the Capitol to be 

eliminated to provide for a better overall flow of 
traffic around the Capitol. This will require the 
addition of a approximately 250 public parking 
stalls to be included within the new Senate 
parking structure to the northeast of the Capitol  

 Senate Parking to be demolished and a new 600 
stall parking structure be constructed on the 
same general site, absorbing the displaced 
parking from the basement and site parking. 

 House parking to remain as it is However, the 
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House will absorb the member parking that is 
currently in the basement within their current 
parking totals. 

 
5. Security and Safety - To enhance security and to 

achieve an open secure boundary, the following 
enhancements/changes will be made: 
 Public circulation to the north for public access 

to the boundary will need to be enhanced. 
 Staff and employee access through the current 

first floor entry or other doors will occur 
through the use of card readers. 

 The south main doors will be reopened. 
 West Capitol Avenue circular drive will be 

closed on the south side and a pedestrian walk 
will be incorporated into the south expansion. 

 Removal of the security station to the east of 
the Capitol. 

 Increased presence of officers trained to spot 
those with criminal intent, other presence. 

 Surveillance equipment with an improved 
security office is recommended. 

 
6. The cost to accomplish this work is provided in 

Section 15 of the report. The total cost for the 
proposed restoration is $521,865,313.  This 
includes all of the restoration, expansion and 
parking recommendations contained within the 
21st Century State Capitol Restoration Project 
Long Range Master Plan.  

 
Additionally, MOCA was asked to look at the total  
comprehensive project and to provide discrete 
smaller phases of work that could take place over 
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time. 
 
As the analysis of the building problems and 
restoration needs were determined, it became clear 
to MOCA that the ability to break up the restoration 
into smaller discrete pieces of the restoration that 
could be bid or contracted separately over time by 
OA was not feasible or recommended. This is largely 
due to the need to completely redesign and relocate 
all of the mechanical, plumbing and electrical 
within the building. The largest and most difficult 
aspect of this work is the replacement of the 
mechanical system with a four pipe fan coil unit at 
the perimeter and vertically ducted forced air 
systems to replace the horizontal systems currently 
in use in the Capitol. 
 
Therefore, MOCA has reviewed several options for 
how a reduced project scope could be implemented.  
The primary drawback for these reduced scope 
options is, while they address overcrowding of the 
Capitol proper, they do not address the need to 
upgrade and replace mechanical, life safety and 
electrical systems within the Capitol.  Therefore, 
MOCA has not provided additional pricing or 
phasing for a reduced scope approach to the 
restoration. 
  

7. The schedule is a similar analysis to that of the 
cost. MOCA has reviewed two approaches; The first 
approach of doing it all at once vs. the piecemeal 
approach of doing smaller project over an extended 
period of time. As with the Cost analysis, MOCA is 
not able to provide the piecemeal approach nor does 
MOCA recommend this approach for the reasons 

listed above.  
 

The current schedule anticipates that planning and 
construction of the multi-year phased approach will 
be approximately a 9-year project completed in 2028.  
 

8. The project is exceptionally complex and, after review 
of the different delivery methods, MOCA is suggesting 
that the project be completed in three phases of work 
using one delivery method known as a Construction 
Manager at risk (CMr). This delivery method is 
explained in more detail within the project delivery 
section (twelve) of the plan.  Based upon current 
Missouri procurement law, legislative action will be 
required to allow CMr delivery of the project. 
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Statement of Significance 
 
The Missouri State Capitol is a majestic Neo-Classical 
style building constructed almost exclusively of 
materials gathered from within the borders of the 
state.  The exterior is clad in Burlington limestone 
from the Carthage quarries of southwest Missouri.  It 
is just over 435 feet long, with a tall central dome and 
large formal porticos which feature extensive, 
classically-derived ornamentation.  The building also 
features an impressive collection of fine art.  Exterior 
ornamentation includes bronze sculptures and stone 
bas-reliefs, and the interior of the building contains 
numerous murals which depict Missouri subjects.  
The Capitol was designed by the New York 
architectural firm of Tracy and Swartwout.  The 
architects issued plans in 1913 and the new Capitol 
was placed in service in 1918.  Installation of the 
artwork was largely completed by 1924, when the 
building was formally dedicated.  
 
The Missouri State Capitol is significant for its long 
role as the seat of Missouri state government, as well 
as for the refined and elegant architectural design of 
the building.  Missouri had numerous Capitol 
buildings in its first 90 years; the present building 
has been in service for just over a century.  The 
building has seen remarkably few alterations over the 
years.  It appears today very much as it did the day it 
was dedicated in 1924.  A description of the building 
written fifty years ago, when it was listed in the 
National Register of Historic Places, is still accurate: 
“it is an overt, architectural expression of Missouri’s 
statehood, housing the nucleus of government 
function in Missouri.” 
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General History of the Capitol 
 
On February 5, 1911, in what a later publication 
described as a ‘fortuitous’ event, a lightning strike 
started a fire that was to destroy Missouri’s state 
Capitol building.  The author found that fire to be 
fortunate in hindsight, because it led to the 
construction of the present building, which has proven 
to be far more enduring than any of its predecessors.  
 
The Missouri legislature wasted no time making 
arrangements for a new building—just a few weeks 
after the fire, they passed legislation which created a 
four-person commission which was tasked with 
planning and overseeing the construction of a new seat 
of government.  The new building was to be funded 
with a $3.5 million bond issue and not surprisingly, 
the legislators wanted it to be of ‘fireproof’ 
construction.  The legislation also stipulated that the 
building was to be constructed on the same site as the 
building that had burned and that Missouri materials 
and local labor be used wherever possible.   
 
In August that same year, Missouri voters 
overwhelmingly approved the bond issue by a vote of 
144,664 for and just 45,468 against.  The bi-partisan 
State Capitol Commission was appointed soon after 
that vote and they held their first meeting on Oct. 9, 
1911.  One of the first actions taken by the board was 
the purchase of additional land, which allowed them to 
double the existing site, for a total acreage of about 
seventeen acres.  That extra land made it possible to 
erect a separate power plant and a temporary Capitol 
building on the site and still leave room for ample 
grounds on all sides of the new building.  The 
temporary Capitol was completed in 1912 and 
demolished once the new building was completed.  

Sanborn Map of the Site, 1916. (Sanborn Fire Insurance 
Company.) 
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The next major step for the Capitol Commission was 
to secure the services of an architectural team.  The 
enabling legislation called for that to be done via a 
competition, which turned out to be a somewhat 
lengthy and complicated process.  Finally, in October 
of 1912, the board selected the firm of Tracy and 
Swartwout, of New York.  The architects received a 
six percent commission, which the board later 
proclaimed to have been money well spent.  They 
wrote in 1918, that the construction costs for the 
Capitol were “the lowest of any state of equal size and 
construction,” due in no small part to the skill of the 
architectural team.  The lead architect was Egerton 
Swartwout, who was actively engaged in design and 
construction supervision throughout the process. 
 
Construction documents were issued in March of 
1913 and the official groundbreaking ceremony was 
held a few months later.  After a good start, the 
project got bogged down in a dispute over the source 
of the stone, which was not resolved for nearly a year.  
Finally, the contractor agreed to use stone from 
Carthage and Phenix (sic) quarries as had originally 
been proposed and work proceeded.  The building 
was substantially complete by the fall of 1917, when 
the contractor presented the keys to the new building 
to the Capitol Commission.  After another year of 
direct supervision by the Commission, furniture was 
in place and the building was declared complete.  In 
December of 1918, the Commission turned the 
building over to the state and stopped meeting. 
 
The transfer of the building to the state did not mark 
the end of the project, however.  A second 
commission had been formed in 1917 to oversee the 
‘decoration’ of the new Capitol.  The Capitol 
Decoration Commission was created after it became 
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apparent that there would be money left in the Capitol 
Tax Fund, which would not be needed for construction 
or furnishings, but could only be legally used for the 
Capitol.  The new Decoration Commission was 
therefore tasked with spending that money to 
embellish the large new building.  They began with the 
addition of murals inside the building.  As more funds 
were released, they authorized the addition of 
sculpture to the exterior of the building and the 
grounds.  The artwork came in a variety of types and 
media, all with a common theme—the state of 
Missouri.  
 
The Capitol was constructed much as it was originally 
designed, with the exception of a large terrace and 
arcade on the north side of the building.  That feature 
was intended to cover the railroad tracks and provide a 
dedicated river landing.  When it proved to be too 
expensive, plans were altered to include smaller 
terraces around the building instead.  Those terraces 
were constructed under separate contracts in 1917 
and 1918.  
 
By the fall of 1924, the building was in use, the 
majority of the artwork had been installed and the 
state was ready to celebrate.  On Oct 6, 1924, the 
building was formally dedicated, before a crowd of 
some 20,000 people.  By 1928, the Capitol Decoration 
Committee had concluded its work and the group 
published a long illustrated report on the artwork that 
had been installed during their tenure. 
 
The new Capitol served a wide range of government 
entities, with space set aside for numerous boards and 
commissions, as well as the state museum and the 
legislature.  The large ground floor galleries had been 
designed specifically for the museum and the rooms 

Capitol Under Construction, ca. 1915. (Missouri Museum Col-
lections.) 

Dedication of Missouri State Capitol ca. 1924. (Missouri Muse-
um Collections.) 

Page 3.2 



around the perimeter were occupied by government 
entities such as the Public Service Commission and 
the Board of Agriculture.  The second floor had space 
for elected statewide offices, with a large suite for the 
Governor, plus offices for the Secretary of State and 
the State Treasurer and others.  The third floor was 
built with the House and Senate chambers and the 
remaining spaces on the upper floors were set aside 
for meeting and committee rooms.  Only the presiding 
officers of the House and Senate were provided with 
office space in the new building. 
 
The Capitol building saw few changes in physical 
form or patterns of use over the next several decades.  
One of the most notable early physical additions 
came in 1935, when famed Missouri artist Thomas 
Hart Benton was hired to add murals to the large 
House Lounge on the third floor.  Benton completed 
that work in December 1936 and the House Lounge 
has been one of the most visited rooms ever since.  
 
A growing state government spurred an increased 
need for office space and in 1938, a new state office 
building was constructed a short distance from the 
Capitol.  The new building included office space for 
numerous state boards and departments, including 
nearly a dozen that had been located in the Capitol.  
The state continued to add office space offsite, which 
freed up more space in the Capitol, including office 
space for individual legislators.  
 
The state continued to add office space elsewhere and 
by 1983, there were three more state office buildings 
nearby.  Those facilities appear to have provided 
enough office space outside of the Capitol that each 
legislator could finally have an office inside the 
Capitol.  Legislation passed in June 1983 mandated 
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Image of the Soldiers and Sailors Memorial Hall, or “history hall”, 
believed to have been taken around the time of Governor Gardner’s 
inaugural ball in 1917. (Missouri Museum Collections.) 
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that nearly 100 rooms in the Capitol were to be 
turned over to the House or Senate by the end of that 
year.  Those rooms were presumably converted to 
legislative offices; the next year marked the first time 
that the official Manual of the State of Missouri (the 
Blue Book) included capitol office addresses for all 
legislators. 
 
Growing demands for space have not impacted the 
rotunda or the large first floor galleries of the state 
museum, all of which have been important public 
spaces since the building was placed in service.  The 
museum spaces were upgraded after 1976, when the 
Missouri Department of Natural Resources assumed 
responsibility for operation of the museum and they 
have seen additional upgrades over the years, but 
there have been few major changes to the gallery 
spaces or the rotunda.  The rotunda continues to be 
a frequent site of programs and formal ceremonies. 
 
Over the last half of the twentieth century, the 
Capitol building saw a number of physical upgrades, 
but few changes to its overall form or floorplan.  One 
of the first comprehensive upgrades of finishes came 
in 1950, with interior and exterior cleaning, new 
interior paint and upgraded fire protection systems.  
That project also included work on the terraces, 
which have proven to be one of the most troublesome 
components of the building; they were built in 1917 
and repaired in 1918, 1950-51, 1968, 1973-74, 1982, 
1985, 1989, 1992 and 1999.  An additional study in 
2009 focused on this same issue. 
 
The Missouri State Capitol continues to serve as the 
seat of state government; all legislative activities take 
place within its walls, and the building regularly sees 
more than 400,000 visitors a year.  Office space has 

continued to be at a premium.  Over the years, existing offices 
have been subdivided and more rooms have been added to the 
originally unfinished basement, but most of those changes 
have been done to secondary spaces.  The original corridors 
and office entrances in Floors 1 through 4 have seen few 
changes and the grand public spaces of the building, 
including the legislative chambers, rotunda and museum 
galleries, still look much as they did in the 1920s. 
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Note:  The numbers are keyed to the detail description on the following pages within Section Four. 
Map provided courtesy of the Missouri Department of Natural Resources Division of State Parks. 

Existing Site and Memorial Plan 
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Site map illustrating monument erection dates. 
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*Pediment sculptor -  
 Adolph Alexander Weinman. 

Monument info provided courtesy of the 
Missouri Department of Natural Re-
sources Division of State Parks. 

 

1. CERES 
Standing some 400 feet above the river on 
top of the Capitol dome is a statue of 
Ceres designed by Sherry Fry.  Ceres is 
the Roman Goddess of Missouri, a strong 
agricultural state.  Her left hand holds a 
sheaf of grain and she extends her right 
hand forward in perpetual blessing over 
the state. 

2. PEDIMENT OVER THE MAIN EN-
TRANCE 
These sculptures are symbolic of the 
state’s aspirations. The central figure is 
the figure of Missouri enthroned. Her left 
arm rests on a shield bearing the state’s 
coat of arms. At her right stands a boy 
with a winged globe, the “Spirit of Pro-
gress.” To the right of this central group is 
“Agriculture,” represented by a man driv-
ing a yoke of oxen and a youth bearing a 
sheaf of grain. This group is followed by a 
female teaching a youth, “Learning” and a 
female figure leaning upon a capital sup-
porting a harp representing “Art.” On the 
left of the central group is “Commerce,” 
the god Hermes guiding the “Steeds of In-
dustry.” These are followed by a reclining 
male figure, “Law,” contemplating en-
scribed tablets of the Ten Command-
ments. Next is a reclining woman repre-
senting “Order.” She is crushing the ser-
pent of anarchy. The figure at the extreme 
left represents the “Genius of Justice.” 
The figure at the extreme right represents 
“The Genius of Light.” 

4. MISSISSIPPI RIVER STATUE 
This statue was designed by Robert Ait-
ken. The male figure represents the Mis-
sissippi River, often called the “Father of 
the Waters.” He holds in his left hand the 
rudder of commerce and the anchor of a 
steamboat representing the significance of 
river trade. The caduceus in his right 
hand was the magic wand of Hermes, the 
god of travelers and commerce. He rests 
upon a cornucopia, which symbolizes ag-
riculture. The alligator by his knee is a re-
minder of what life is like on the southern 
portion of the river. The dolphin behind 
him is a symbol of good luck to travelers 
of the river and the three smaller fish rep-
resent the river as a source of fishing and 
recreation. The four panels on the base of 
this statue are the same as those on the 
Missouri River statue only reversed. 

3. THOMAS JEFFERSON STATUE 
The man for whom our capital city was 
named, Thomas Jefferson, rightfully 
stands upon the front steps of the Capitol. 
Jefferson was as accomplished writer, ar-
chitect, scholar, and as the third presi-
dent of the United States he was primarily 
responsible for the Louisiana Purchase. 
This 13-foot tall statue was designed by 
James Earl Fraser and is one of the finest 
statues of Jefferson in existence. 
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Monument info provided courtesy of the Missouri Department of Natural Resources Division of State Parks. 

 

6. MISSOURI RIVER STATUE 
This statue was designed by Robert Ait-
ken.  The female figure crowned with cat-
tails represents the Missouri River. Her 
left arm rests upon a cornucopia of fruit 
while she holds a stalk of corn in her left 
hand and a bundle of wheat in her right 
hand. The turtle by her knee represents 
one of the many small animals dependent 
upon the river and the catfish and four 
smaller fish behind her represent the river 
as a source of fishing and recreation. The 
oxen skull represents the loss of life and 
property due to flooding and drought. 

5. FOUNTAIN OF THE ARTS 
Four figures are positioned around the 
central pillar of this fountain. Architec-
ture, a male, is the father of all arts. His 
hands are resting on a Greek pillar. 
Sculptor, a male, has his chisel and ham-
mer to free his idea from the encumbering 
rock. Painting, a female, has her palette 
and brush. Music, a female, holds her in-
strument as she catches the strains of ae-
olian harps in the distance. 

5. FOUNTAIN OF THE SCIENCES 
Four figures are positioned around the 
central pillar of this fountain as well. Ge-
ometry, a male, is the oldest and noblest 
of the sciences.  He holds his compass 
and sphere. Geology, a male, is studying 
the crystals that he has broken from a 
ledge. Chemistry, a female, holds her 
lamp of investigation as she studies the 
contents of her test tube. Astrology, a fe-
male, holds her astrolabe while gazing in-
to the distant stars to read the horoscope 
of man. 

7. MISSOURI LAW ENFORCEMENT 
MEMORIAL 
This tribute to all Missouri law enforce-
ment officers killed in the line of duty was 
dedicated on June 17, 1994. Plaques on 
the walls contain the name of an officer, 
his or her position, their city or town, and 
the date he or she died. 
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Monument info provided courtesy of the Missouri Department of Natural Resources Division of State Parks. 

 

8. LIBERTY BELL 
This is a reproduction of the Liberty Bell 
that rang in 1776 declaring our nation’s 
independence.  It was presented to the 
people of Missouri by John W. Synder, the 
United States Secretary of the Treasury. It 
serves as an inspirational reminder of the 
United States Savings Bond Independence 
Drive from May 15 through July 4, 1950. 
This bell is one of 53 cast in France in 
1950 and given to the United States gov-
ernment by patriotic donors. 

10. SIGNING OF THE TREATY 
This sculpture was designed by Karl Bitter 
for the 1904 St. Louis World’s Fair. It de-
picts Robert Livingston standing, James 
Monroe seated, and Francois Barbe-
Marbois signing the treaty by which the 
United States acquired the Louisiana Ter-
ritory from France in 1803. This transac-
tion is commonly known as the “Louisiana 
Purchase” and Missouri became the sec-
ond state formed out of this purchase. 
President Thomas Jefferson wanted con-
trol of New Orleans, the major trading port 
on the Mississippi River. To accomplish 
this he sent Robert Livingston and James 
Monroe to France to negotiate the pur-
chase of that city. Napolean Bonaparte, 
ruler of France, was in need of money be-
cause England was about to declare war 
on his country. Marbois, Napolean’s treas-
urer, urged him to sell to the United 
States not only New Orleans, but the en-
tire Louisiana Territory. Marbois reasoned 
that France needed the money and if Eng-
land declared war, the first thing they 
would take would be France’s holdings in 
the New World. France sold the entire 
Louisiana Territory to the United States 
for only $15,000,000. This averaged out to 
about 3 cents per acre. 

9. FOUNTAINS OF THE CENTAURS 
This fountain was designed by Adolph Al-
exander Weinman. The large figures in 
this fountain are mythological half animal, 
half human creatures known as centaurs. 
They are seen wrestling with serpents and 
giant fish to represent the wildness of the 
West. The smaller, boyish figures are sea 
urchins. They are spraying water on the 
centaurs with their fish to represent the 
playfulness of the small animals of the 
West. 
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14. MISSOURI WORKERS MEMORIAL 
In 2000, there was a fund established for 
a future memorial to be placed upon the 
Capitol grounds honoring the Missouri 
Workers.  The Workers Memorial Fund 
was established to create a permanent 
memorial for all workers who suffered a 
job related death or injuries that resulted 
in a permanent disability while on the job 
in Missouri.  A future site or location for 
this new memorial will be determined fol-
lowing the construction of the north and 
south extensions.  The most logical loca-
tion for this future memorial will be to the 
southwest of the Law Enforcement Memo-
rial. 

Monument info provided courtesy of 
the Missouri Department of Natural 
Resources Division of State Parks. 

 

12. MISSOURI VETERANS MEMORIAL 
This tribute to all of Missouri’s veterans was 
dedicated on Nov 11,1991.  The jets of water in 
the fountain symbolize the turmoil of war and 
a single arc of water shoots over the jets to 
symbolize peace.  The 24 steps along the wa-
terfall honor Missouri’s entrance into the Un-
ion as the 24th state.  “Missouri Veterans - 
Guardians of Liberty” is inscribed in the re-
flecting pool at the end of the fountain.  The 
five bays of the colonnade overlooking the river 
are a reminder of the five branches of the 
armed forces. Each of the eight black granite 
posts along the walk represent a war that has 
been fought since Missouri became a state.  
The wars are Mexican-American, Civil War, 
Spanish-American, World War I, World War II, 
Korean, Vietnam and Persian Gulf.  Three flags 
guard the Entrance to the walk: the U.S. flag, 
the Missouri flag and the Veterans’ Commis-
sion flag.  The cannon at the end of the walk 
was captured during the Spanish-American 
War at Moro Castle in Havanna, Cuba.  It was 
given to the state of Missouri as a war trophy 
and was placed on the Capitol grounds be-
tween 1898 and 1911. 

11. TEN COMMANDMENTS 
This stone marker was presented to the 
state by the Missouri State Aerie Fraternal 
Order of Eagles on June 28, 1958 

13. LEWIS AND CLARK MONUMENT 
This monument pays tribute to the Corps 
of Discovery that scouted the Missouri 
River to its source and found a viable 
route to the Pacific Ocean.  The monu-
ment portrays Captains Meriwether Lewis 
and William Clark (expedition leaders), 
York (Clark’s man-servant), George 
Drouillard (a French-Canadian-Shawnee 
guide and translator) and Seaman (Lewis’ 
Newfoundland dog).  In addition to these 
main characters, items such as a journal, 
telescope, guns and hats are portrayed 
within the monument.  The sculpture 
commemorates the date of June 4, 1804, 
when the Corps of Discovery encamped 
near the area that would eventually be-
come the state capital.  Bronzes were 
made by artist Sabra Tull Meyer in 2006-
2007, with the dedication in 2008. 
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cause a Guiding Principle is timeless in it’s application, 
it is expected that future decisions will be made using 
the same measurement.  Both the decisions made while 
restoring the Capitol and the ones made during the 
management of the Capitol following it’s restoration 
should compliment one another in order to support the 
whole.  
 
Collaborative Process 
 
The Vision Session was organized into three phases.  
The first phase was focused on discovery.  The assem-
bled group of state leadership was asked to consider 
what was of most importance in considering the restora-
tion of the Capitol.  The second phase prioritized those 
items.  This was accomplished by everyone voting for 
what they believed were the most important elements 
from the previous discussion.  The third phase was to 
identify the Guiding Principles and to connect all of the 
discussed ideas to a principle. 
 
The Three Guiding Principles agreed to:   
 
1. Functional Space Expansion with an Integrated 

Campus Concept – This principle suggests that an 
overall plan for current and future expansions of the 
Capitol be accomplished in a campus setting that is 
connected to the Capitol both physically and visually. 
It should enhance the area around the Capitol build-
ing in such that views of the Capitol are not blocked 
or disrupted, but framed and reinforced.  That expan-
sion should not sacrifice, but enhance the promi-
nence and stature of the Capitol building.  Further-
more, any additions of space should be based upon a 
functional expansion to limit the amount of space 
added to the Capitol Campus in the future.   
 

Vision Session 

Guiding Principles 
 
To initiate the planning process MOCA held a vision ses-
sion with members of Legislative leadership, the Lt. Gov-
ernor and the Missouri State Capitol Commission 
(MSCC).  The goal of the Vision Session was to facilitate 
a discussion to identify the Guiding Principles by which 
the comprehensive Capitol Master Plan would develop.  
These Guiding Principles will provide a framework for 
managing the design and construction during the resto-
ration of the Capitol and all other facilities associated 
with the plan. 
 
Principle 
 
A principle, by definition, is a rule or law, a fundamental 
doctrine or tenet.  A principle provides a guiding sense of 
the requirement or obligations of right conduct and a de-
termining characteristic of quality.  It is unchanging and 
is not subject to change, in a word; timeless. A Guiding 
Principle is a fundamental truth that governs or guides 
one’s belief or behavior and serves as the foundation.  
 
For the purpose of the Comprehensive Master Plan and 
the renovation of the Capitol, a Guiding Principle will 
govern the direction of the project and will serve as the 
foundation for all future decisions to be built upon.  
 
During the Vision Session, there were three Guiding 
Principles that were identified as critical to the success 
of the restoration both in a high level approach and in a 
specific or detailed approach to the project. 
  
These Guiding Principles will be the measurement for all 
future and ongoing decisions.  Every recommendation 
and/or decision will be based upon its ability to fulfill or 
complete one or more of the Guiding Principles.  Be-

Page 5.1 
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2. Architectural integrity and historic character – 
The original architect had a strong vision of what the 
Capitol was to be, both when it was constructed and 
centuries into the future.  Now over 100 years old, the 
Capitol requires a major renovation to correct and re-
pair many of the impacts that time has imposed on 
the building.  Many changes have been made that 
have altered the original design of the architect, such 
as dropped ceilings that have impacted the natural 
light distribution throughout the building and the 
first and second floor mezzanines that have increased 
the occupant load while compressing the space to 
create the additional square footage.  This principle 
requires that all restoration and renovation decisions 
be directed at preserving or restoring the original vi-
sion of the architect and the historic character that 
he designed into the Missouri Capitol.  

 
3. Open Public Buildings – since September 11, 2001, 

many of the most important public buildings within 
the United States have had the imposition of extreme 
security measures and equipment imposed upon 
them.  The Missouri State Capitol is no different.  
Doors have been locked and all but one entrance is 
available to the public and school children for entry 
through magnetometers and x-ray equivalents.  This 
principle speaks to the importance that the Missouri 
State Capitol is a public building where the work of 
the government should be transparent and as such it 
should be open and accessible to the general public.  

 
Furthermore, it is for the public that this building 
was constructed in 1917.  This building above all 
public buildings should be the embodiment of the 
constitution which guarantees every citizen the right 
of access to his or her government and legislature.   

However, in today’s challenging environment, steps 
should be taken to provide the appropriate level of secu-
rity for both the public, school children and elected offi-
cials while doing so in an open building where people 
are free to enter and exit without being subjected to ex-
treme security measures and locked doors.  

Page 5.2 
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The Guidelines shall be adhered to by the architects and 
the design team, as the owner’s directive for the restora-
tion of the Capitol, construction of the North and South 
Capitol extension and the new Senate Parking Structure. 
 
The Guidelines and Imperatives are tools to be used by 
the Owner and stakeholders to describe the elements of 
the restoration and new construction that are of the 
most importance to them.  These are the critical expecta-
tions that the Owner has for the project.  The Guidelines 
and Imperatives are not intended to cover every element 
of the project, only those items that are of most im-
portance to the Owner and will be critical for the archi-
tect, engineer and contractor to consider in the design to 
assure success. 
 
Guidelines are just that; Guidelines.  They provide sug-
gested concepts, principles, elements and recommenda-
tions that are consistent with the desires of the Owner. 
Imperatives are critical elements of the project that must 
be incorporated into the project.  These have been identi-
fied by the owner as Imperatives. 
 
The format of the guidelines and imperatives are orga-
nized as follows:  
 Idea number - each guideline will have a unique 

number assigned to a particular Idea or Guideline. 
 Guiding Principles - the Owner has determined what 

principles are critical to the project.  Each Guideline 
builds upon the principles.  Each Guideline will in-
clude a connection to a principle.  There may be one 
or more principles incorporated into each Guideline. 

 General statement regarding the ideas or issues asso-
ciated with the Guideline or Imperative. 

 Guideline Statement - a brief statement comprising 
the essence of the Guideline.  

 Imperative Statement - a brief statement comprising 
of a critical element of the project. 

 
 

Guideline
Table of Contents 
 
Guidelines 
 
01. General Massing 
02. Volume 
03. Hierarchy 
04. Podium 
06. Proximity 
08. Columns & Pilasters 
09. Approach 
13. Entrances 
14. Vestibules 
15. Exterior Windows 
18. New Public Space 
19. Skylights 
20. Roof 
21. Materials 
23. Rotunda 
24. Governor’s Office Suite 
27. Other Offices 
29. Auxiliary Corridors 
30. Food Service 
34. Doors 
35. Exit Stairs and Pathways 
36. Metals 
39. Visitors Center 
43. Gift Shop 
50. Communications 
51. Press Offices 
52. Site Circulation 
53. Bus Drop-Off 
54. Site Security 
 
 
 
 
 
 
 

 
 
Imperatives 
 
05. North and South Extensions 
07. Circulation 
10. Axis 
11. Vistas 
12. Preservation Zones 
16. Views of the Capitol Dome 
17. Mezzanine Removal 
22. Natural Light and Interior Walls 
25. House Offices 
26. Senate Offices 
28. Hearing Rooms /Committee Rooms 
31. Corridors 
32. Public Restrooms 
33. Historic Lighting 
37. Decorative Painting 
38. Museum Space 
40. Governor’s Secure Parking 
41. Senate Parking 
42. Visitor Parking 
44. Signage 
45. Accessibility Accommodations 
46. Structural 
47. Rock Excavation 
48. Mechanical and Plumbing 
49. Electrical 
55. Building Security 

Page 6.1 



 

MASTER PLAN 
8/29/2019 

The recent attitude toward space utilization within the 
Capitol has been to over-program and over-use every 
available square foot of space to provide for the needs of 
both the executive branch and the legislative branch.  
This has subjected people within these two branches of 
government to work in less than desirable spaces while 
dealing with very complex issues facing society today.  
 
This over-programing of space, or what has been re-
ferred to as “compression”, has resulted in the develop-
ment of over 12,000 square feet of Mezzanine space that 
has negatively impacted a total of 24,000 square feet 
within the building structure and systems.  
 
As the functional needs have grown within both 
branches of government, space has not, and the idea of 
doing more with less has become the only option to the 
point, creating smaller and smaller work areas.  This 
has led to overcrowding and inefficient working environ-
ments.  One of the areas where the greatest impact has 
occurred is the current and ongoing need for appropri-
ate legislative office space.  In reviewing the current 
conditions, there are approximately 70 legislative offices 
that will need to be relocated in order to decompress the 
building or relieve the programmatic pressure on the 
building and to provide for more effective and efficient 
working environments. 
 
This analysis has identified that roughly 163,000 
square feet of new space will need to be added to the 
Capitol Campus in order to properly address this over-
crowding or compression of space within the Capitol. 
 
 
 
 
 
 

Space Utilization  
Programming 
 
Current Space Diagrams provided by the Office of Ad-
ministration (OA) reflect the current space organization, 
utilization and layout on each floor.  Provided along with 
each space diagram is a current space list for each floor 
that identifies the function, location and square footage.  
These documents clearly identify the intense nature of 
the overcrowded or compressed space within the Capi-
tol.  
 
Future Space Planning - Utilizing the information pro-
vided by the OA from the current space diagrams and 
the desires of leadership to execute the restoration in 
phases, to continue use the chambers and not close the 
building during construction, MOCA has developed a 
program analysis that has balanced FTE and space 
needs and utilization between the following phases:  
 
 Swing Phase One—Construct North and South Ex-

tensions 
 Swing Phase Two - North/East Capitol 1 - 4 floors 

and Basement closed 
 Swing Phase Three - South/West Capitol 1 - 4 floors 

and Basement closed, reorganize South Extension 
 
Each of the three phases minimizes the disruption to 
the daily functions of the Capitol occupants.  The plan 
attempts to limit the moves of any one individual or or-
ganization to a single move-out and a move-back to fin-
ished space.  The only exception is in the final phase; 
Phase three, the North and South extensions will be re-
set for final use and occupancy and some Legislative 
staff may be forced to move to accommodate the adjust-
ments to the final space plan.  
 
During the initial move, space will be limited and will be 
designed to a standard of 211 sf for office and 100 sf for 
clerical.  When complete, the standard will be to provide 
office space of 325 sf and 110 sf for clerical. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
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Current Utilization of Space 
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Maps provided courtesy of the Office of Administration. 
Note:  Press space is technically under the management of the Senate. 
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North Capitol Extension 
The Capitol North Extension will consist of a one-level 
structure that is aligned with the basement floor level 
allowing for ease of movement from the north Capitol 
extension (visitor center) into the Capitol proper. 
 
In Swing Phase three (SP3) the north Capitol extension 
will provide primarily visitor services which will in-
clude: 
 The primary entry to the building and security 

screening. 
 Visitor Center that will provide information on the 

history of the Capitol and the site. 
 Student/Tour group gathering and orientation room 
 Student dining area 
 Capitol Café with seating for dining. 
 
This space will also provide a secure, 3 to 4 stall park-

Future Space Program - North Extension 

ing facility for the Governor, a security office and private 
secure access from the garage to the Governor’s office 
on the second floor by way of stair and elevator.  How-
ever, during Swing Phase one (SP1) and Swing Phase 
two (SP2) the space will be used as swing space for the 
Governor (SP1) and Legislature (SP2). 
 
Swing Phase One - following the completion of the con-
struction, the Governor and staff will temporarily relo-
cate from the current Governor’s office to the Capitol 
north extension.  This will allow the North and East side 
of the Capitol from basement through to the 5th floor to 
go through the renovation.  It is anticipated that work 
will take approximately 18 to 24 months to complete.  
Once complete, the Governor will move back to the His-
toric Governor’s office located on the second floor. 
 
 

Swing Phase Two - Once the north and east portion of 
the Capitol are restored, work will begin on the south 
and west portions of the Capitol.  Members from the 
House will relocate to the north and south portions of 
the Capitol extension.  Once the restoration work is 
complete with the south and west, members of the 
House will move to their new office space.  It is antici-
pated that this work will take 24 months. 
During the SP1 and SP2 there will be no visitor services 
in the building and only limited Capitol Café service will 
be open. 
 
When all work is completed with the restoration, the 
north Capitol extension will be transitioned to the desig-
nated use of a Visitor Center (SP3).  This work, following 
the completion of the restoration to the Capitol, will 
take approximately 8 to 12 months. 
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South Capitol Extension 
The south Capitol extension will be mainly comprised 
of two function areas: 
1. Hearing Room - this will include 6 Hearing Rooms 

for the House and 2 Hearing Rooms for the Senate. 
These Hearing Rooms will initially replace those lost 
in the restoration.  These rooms will be designed to 
seat the appropriate number of House or Senate 
Members that would be assigned to committees that 
meet in those rooms. 

2. Senate and House Support Staff - Listed in the 
above outline program includes a number of House 
and Senate support staff offices and FTE count that 
need to be accommodated.  The majority of these are 

Future Space Program 

 
presently in the basement of the Capitol and will be   

relocated to the south Capitol extension. 
 
Initially during SP1 everyone located in the Capitol 
basement will be relocated to the south extension. 
These office accommodations will be based upon a 120 
square foot office and a 80 square foot workstation for 
clerical.  (Note: with grossing factors applied to the 
square footage, the office space will be 211 sf and cleri-
cal will be 101 sf).  It is understood that this is a mini-
mum amount of space and some accommodations will 
need to be made by the architect when designing the 
swing space plans in coordination with the final plans.  
 

During SP2, additional offices for Legislators will be 
added as the south and west Capitol moves into restora-
tion construction work.  Again, these will be based on 
smaller offices and cubicles during this phase.  For the 
legislative offices, they will be based upon the current 
organization within the Mezzanine spaces where offices 
are clustered around a common support or clerical area. 
 
In the final phase, SP3, the offices will be enlarged to 
provide additional space for functions and future growth 
for the support offices or for other functions.  This may 
be a phased or systematic approach to remolding the 
space based upon the final design documents provided 
by the architect. 

Page 7.10 

 



 

MASTER PLAN 
8/29/2019 

 

Future Space Program 

Page 7.11 

 



 

MASTER PLAN 
8/29/2019 

 

Future Space Program 

Page 7.12 

 



 

MASTER PLAN 
8/29/2019 

 

Future Space Program 

Page 7.13 

 



 

MASTER PLAN 
8/29/2019 

 

Future Space Program 

Page 7.14 

 



 

MASTER PLAN 
8/29/2019 

 

Future Space Program 

Page 7.15 

 



MASTER PLAN 
8/29/2019 

Activities 
Current Conditions 
This section will discuss the four basic systems within 
the Capitol which are proposed to be incorporated into 
the north and south Capitol extensions. 
 
Structural System  
Capitol  
The Capitol structural system is a steel frame encased in 
concrete to provide for both structural integrity and fire 
resistance.  The structure is anchored to bedrock by 
virtue of drilled piers.  These piers are large in diameter 
(approximately 3 to 5 feet).  There is approximately 17 to 
18 feet of soil that they run through before reaching 
bedrock and stabilizing.  
 
In general, the historic structure is in good condition 
and little work is to be done to it by way of 
reinforcement.  Seismic risk is moderate and the frame 
as designed is expected to be able to withstand the 
ground motion forces.  No Seismic retrofit is planned for 
the project. 
 
North and South Capitol Extension 
The extension of the Capitol to the north and south will 
use similar structures.  It is anticipated that the 
structural system will use the natural bedrock for 
foundational support.  Subterranean additions to the 
north and south would also likely incorporate a section 
of the area with a lowered subbasement slab-on-grade. 
The practical extent to which the existing slab can be 
lowered is limited by the size and configuration of the 
column base castings and piers. Trapezoidal prism 
shaped castings exist at the bottom of each steel column 
and bear directly upon the concrete pier. These castings 
range in size from 3’-0” to 5’-0” square and 14” to 30” 
tall.  Most of the piers range in size from 4’-6” to 7’-9” 
square. The top of the castings are typically 6” to 12” 
below the top of the existing slab while the top  

of piers are typically 2’-6” to 3’-0” below the top of the 
existing slab. Therefore, the slab could be lowered as 
much as 6” without exposing the castings or 2’-6” 
without exposing the piers.  Exposing the castings or the 
tops of the piers would be structurally acceptable but 
may cause significant conflicts with the function of the 
space. Therefore, any effort to lower the existing slab on 
grade would be more about space planning coordination 
than it would be about structural conflicts. 
 
A potential two-story subterranean expansion to the 
south would require a significant mass excavation.  
While borings in this area are presently not available, 
some information regarding the nature of that excavation 
can be derived from the existing Capitol Building 
Foundation Plan.  This plan indicates that rock is 
located along the south central side of the build at 
elevation 160’-0”.  This plan also indicates that the rock 
elevation can vary significantly under the building 
footprint, with some piers bearing as low as 139’-0” and 
some as high as elevation 175’-4”.  In order to define the 
extent and nature of the excavation required for the 
southern addition, some additional parameters must be 
established/assumed.  It should be anticipated that the 
excavation may be as much as 30’ deep and that 0’ to 
15’ of this excavation could be rock.  Under such a 
scenario, a lagging system of excavation could be 
utilized. 
 
A potential one-story subterranean expansion to the 
north would require a similar lagging system of 
excavation, though not as deep. 
 

Both of these additions would be constructed of cast-in-
place concrete.  A foundation wall would be provided on 
all sides of the additions and would support the 
perimeter of the concrete floor and/or roof slabs.  Since 
this wall would lock in and restrain the slabs, a post-
tensioned system would not be recommended.   

To relieve the concrete shrinkage stresses that would 
develop in such a restrained system, pour-delay strips 
would likely be required.  The roof of these additions 
would be required to support not only several feet of 
grade, but may also be required to support fire truck 
loading.  Therefore, the column grid should be kept 
relatively tight, on the order of 20 to 25 feet on center, so 
as to prevent the required depth of roof structure from 
becoming excessive. 

Example of lagging system of excavation. Kansas State Capitol. 
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Activities 
Mechanical 
 
Based upon the current mechanical systems and what 
must be done to return the building back to its original 
design with the high ceiling, a vertical distribution 
system with fan coil units will be required to be installed 
in the building.  This will require using both new and 
existing vertical chases on both the north and south 
sides of the building.  By doing so, this will allow the 
design team to remove the horizontal distribution system 
that has caused the lowing of the ceilings within all the 
perimeter spaces and other interior spaces. 
 
To provide the additional heating and cooling capacity 
required to accommodate the restoration of the Capitol 
and the expansion to the North and South, the Central 
Plant will need to be expanded. 
 
To develop the vertical chases and duct work that will 
need to be cut into the slabs for the new vertical 
distribution system, floor areas will need to be cleared of 
office space and walls.  Demolition is dusty and not 
something that works well within an occupied building. 
In reviewing the sequence of work, the basement slab 
will need to progress forward as quickly as possible 
following the completion of the north and south 
expansions.  With the move from the Basement, the 
underfloor work will being as soon as possible due to the 
duration and complexity of ductwork and piping. 
 
Typically, restoration works best working from the top 
down.  This will require demolition and cutting of the 
floor slabs for the ductwork.  The cutting of the ductwork 
will need to occur on every level and will need to 
maintain visual alignment as the contractor moves from 
the top of the Capitol to the basement, where it will tie 
into the Mechanical system.  This will also be similar for 
all electrical and data feeds. 

Plumbing 
 
The domestic water and drain, waste and vent (DWV) 
piping systems in the Capitol building serve mostly 
public, multi-fixture restrooms, private restrooms, 
kitchenettes, janitor’s closets/housekeeping and one 
commercial kitchen in the basement.  If public restrooms 
are replaced or significantly modified, the plumbing 
piping, both horizontal run-outs and vertical risers, shall 
be replaced.  If public restrooms generally stay as is, 
existing piping can be retained.  In either case, the 
current temperature mixing valves that provide single 
stream tempered water to a bank of lavatories work 
poorly and should be removed and replaced with mixing 
devices at the point of use.  Generally, existing copper 
domestic cold, hot and hot water circulating piping 
mains and vertical risers can be reused if compatible 
with revised architectural plans.  Because of extensive 
renovations in the basement, domestic water piping will 
most likely be removed and replaced.  Original 100+ year 
old DWV horizontal and vertical riser piping that serves 
private restrooms shall be replaced.  Original 100+ year 
old waste piping under the basement floor shall be 
removed in its entirety and replaced as required to meet 
plumbing requirements for the renovated building.  
Sanitary drainage associated with the new building 
additions shall drain to the city sewer system as 
elevations dictate.  A sewage lift station may be required. 

Fire Protection and Sprinklers 
 
Provide sprinklers for the 1st through 4th floors of the 
original building and new building additions.  Extend 
the existing basement sprinklers to accommodate 
basement renovations.  Provide dry pipe sprinklers for 
the 5th floor.  Replace the original 100+ year old stand 
pipes as part of an integrated sprinkler system.  To 
meet fire water flow and pressure requirements for both 
sprinklers and standpipes, provide a fire pump to serve 
the existing building and new additions.  
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General 
There are four preservation zones that are overlaid on 
top of the Capitol floor plans.  These zones are as fol-
lows: 
 
 Zone 1—The highest of the preservation zones, with 

the highest level of importance within the Capitol is 
Zone 1.  It is expected that within this zone, all spac-
es both public and private will be restored and re-
turned to the original architectural intent and design.  
These spaces are the critical character-giving ele-
ments of the building.  They include the Rotunda, 
House and Senate Chambers and lounges, the Gover-
nor’s Reception room and several other spaces of 
great importance within the building.  Within these 
spaces, materials, hardware, decorative paint and 
lighting should be restored and carefully replicated to 
match the original design as completed when the 
building opened in 1917. 

 
 Zone 2—This zone is the second most important zone 

and, in many areas, is similar in importance to the 
Zone 1 spaces.  Zone 2 spaces are typically directly 
connected to Zone 1 spaces by either a physical or 
visual connection. Therefore, they will be seen and 
approached primarily from Zone 1 spaces.  It will be 
very important to the overall design of the building 
that these spaces be given equal attention to the 
quality of finish and appearance.  Every effort should 
be made to replicate the level of finish in decoration, 
hardware, millwork and floor coverings as would have 
been found in the original spaces. 

 
The primary difference between the Zone 1 and Zone 
2 spaces is that there is limited existing historic fab-
ric.  Many of these important spaces have been 

Preservation Zones 
changed or modified substantially over the last 102 
years. Therefore, within Zone 2, functional modifica-
tion or new compatible uses are acceptable.  These 
new compatible uses should not impact or damage 
the existing architectural integrity of the building.  
Where historic elements remain within the Zone 2 
spaces, such as walls, floors, ceilings and other items,  
they should be retained and restored. 

 
 
 Zone 3—Typically, Zone 3 spaces are not closely as-

sociated with Zone 1 spaces. However, within the Mis-
souri State Capitol, the majority of perimeter offices 
are considered Zone 3 spaces.  In many instances 
these spaces would be considered Zone 2 spaces, due 
to the relationship to the Zone 1 space. However, be-
cause there has been major remodeling in these spac-
es and that all of the historic material has been lost, 
they have been classified as Zone 3 spaces. Due to 
this relationship with Zone 1, these spaces should be 
treated in the exact same way as the Zone 2 spaces 
and the same standards for finishes, millwork, hard-
ware and carpeting should apply. 

 
Additionally, one of the most significant architectural 
design features lies between the Zone 1 corridors and 
the Zone 3 perimeter offices; the Corridor wall.  This 
wall has remarkable glass transoms or side lights 
that were initially designed to provide light from the 
exterior to the interior corridors.  It was a critical de-
sign element and should be restored.  In order to ac-
complish this, the current first and second floor mez-
zanines and the dropped ceiling with horizontal me-
chanical system will all need to be completely re-
moved.  New vertical ducted mechanical systems and 
fan coil units will be utilized along the perimeter.  

Vertical duct space will be required.  Therefore, while 
there is no historic fabric remaining and new me-
chanical is being installed, finishes will need to be 
consistently and uniformly provided within Zone 2 
and Zone 3.   

 
 Zone 4—These spaces are typically found, reclaimed 

spaces, additions or utility spaces such as mechani-
cal or electrical rooms.  New spaces are those spaces 
that have been recently constructed (mezzanines) or 
are additions to the existing facility.  The finishes in 
these spaces while not historic, since no historic ma-
terial existed, should be finished in historically com-
patible finishes.  

 
It is not anticipated that these spaces will be complet-
ed as modern with finishes that relate to the current 
state of design, but reflect the historic nature of the 
building.  The majority of the Zone 4 space is the 
basement.  The future use of the basement will be to 
provide offices for House of Representative Offices  
These offices should be designed with the same level 
of dignity as those on floors 1 through 4.  Compatible 
materials and colors should be selected to complete 
the preservation of the Capitol. 

 
The following documents indicate the various zones of 
use on each floor plan. 
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Current Space Utilization: 

 
Over time, as organizations or departments have vacated 
the Capitol, space within the Capitol has been absorbed 

by members of the Legislature and Executive branch due 
to the ongoing need for office space.  This has created a 
situation where all of the space within the Capitol, in-

cluding what was initially designated as storage space 
within the Rotunda columns and other nooks and cran-

nies, has been filled with offices or other functional 
space.  Throughout the building, this presently accounts 
for approximately 16,200 net square feet.  To relocate 

this square footage will require additional space for cir-
culation and building systems or approximately 27,000 
gross square feet. 

 
In 1974 and 1984, mezzanines were installed in the 

building on the first and second floors.  These now ac-
count for approximately 12,000 net square feet of office 
space.  This space, when adjusted for circulation and 

building systems, will require 24,000 gross square feet 
to accommodate elsewhere.  The introduction of the mez-

zanines significantly interrupted the natural light that 
was intended by the architect to provide light to the inte-
rior public corridors and to the interior offices beyond.  

Today, the corridors are largely lighted with artificial 
lighting and some natural lighting emanating from the 
end of the corridors.  
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Maps provided 
courtesy of the 
Office of 
Administration. 
 
Note:  Press 
space is 
technically under 
the management 
of the House of 
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Continued from page 10.1… 
 
The lower level, which in the original design was open 
and used as stables and storage, has been turned into a 

fully utilized basement containing approximately 60,000 
usable square feet.  This is divided into both Legislative 
(House and Senate) functions, as well as some limited 

Executive branch functions.  To relocate this space will 
require approximately 102,000 gross square feet.  In ad-

dition to the office space, there is approximately 46 
parking stalls and vehicular circulation within the base-
ment.  From a security standpoint and given events 

throughout the country since 09/11/01, parking located 
under essential or iconic facilities has been highly dis-
couraged.  Therefore, all parking should be relocated 

from beneath the building.  This will require the con-

Space Planning Options 

Space planning options are as follows: 
 
The Comprehensive Restoration Master Plan’s focus is to 

restore the Capitol’s architectural integrity, by eliminat-
ing the dropped ceilings and restoring natural light to 
the building, eliminating the mezzanines, creating a uni-

fied and connected campus, improving functional effi-
ciency and effectiveness of staff and elected officials, re-

placing aging mechanical, plumbing and electrical sys-
tems and improving security.  This is the subject of this 
document.  MOCA was asked to investigate and provide 

opinion on three additional options: 
 
1. Reduce overcrowding in the Capitol by relocating Leg-

islative and Executive branch offices and functions to 
the existing MODOT building, develop a large under-

ground tunnel for connectivity, remove the mezza-
nines, provide new office space and hearing rooms 
within the current Capitol basement parking (do not 

increase the number of hearing rooms), provide lim-
ited parking for the Governor below the Capitol.  Do 

not replace the mechanical, plumbing or electrical 
systems, maintain the dropped ceilings and dark in-
terior corridors.  

2. Remove the mezzanines and relocate all impacted leg-
islators to a smaller south extension, relocate a lim-
ited number of Legislative staff offices, do not add ad-

ditional committee rooms.  Do not replace the me-
chanical, plumbing or electrical systems, maintain 

the dropped ceilings and dark interior corridors.  
Construct the north extension/visitors center follow-
ing the completion of the south extension. 

3. Remove the mezzanines and relocate the Legislative 
office to the north extension for offices only.  Do not 

replace the mechanical, plumbing or electrical sys-
tems, maintain the dropped ceilings and dark interior 
corridors. 

 

This section on space planning has evaluated each of 

these three different options.  This is fundamentally a 
question of priority and balancing what is best for the 

long term life expectancy; the next 75 to 100 years with 
the political will to expend the appropriate amount of 
funds.   

 
Over the course of this analysis the state has provided 
MOCA with a number of previous planning studies. 

These have all been carefully reviewed.  Two of the stud-
ies have provided information regarding the question 

about options.  
 
The first was provided in 2001 by Team Four Architects 

who proposed the addition of the Visitor Center and ex-
pansion the north. Team Four studied four options 

which provided insight and analysis which aided the 
MOCA analysis. The idea developed consisting of a north 
Visitor Center has proven to be an excellent suggestion.  

 
The second study provided was by Trivers Architects 
who, in 2016, provided a study on how to address the 

overcrowding of the Capitol.  Their study proposed to re-
duce overcrowding in the Capitol by relocating some Leg-

islative and Executive branch offices and functions to 
the existing MODOT building, developed an underground 
tunnel for connectivity, removed the mezzanines, provid-

ed new office space on the first and second floors and re-
positioned the hearing rooms within the Capitol base-
ment.  This study closed the existing parking within the 

basement and provided limited parking for the Governor 
below the Capitol.  Their recommendations did not re-

place the mechanical, plumbing or electrical systems. 
Therefore, it appears that they maintain the dropped 
ceilings and dark interior corridors.  They also provided 

some improvement to the security in and around the 
Capitol. 
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MODOT Study One - The architectural Firm Trivers was re-
tained by the Office of Administration in 2017 to provide a plan 
to remove the mezzanines from the capitol.  In that plan, they 
proposed relocating legislative and executive function to the 
MODOT building.  At that time, MODOT was to continue to be 
used by MODOT to house their leadership.  MOCA was asked 
to consider using all of the space within the MODOT building.  
MOCA added to the Trivers report and identified additional Ex-
ecutive and Legislative spaces that could be candidates for re-
location.  This would be approximately 79,500 sf. (See table 
above) 

MODOT Study Two - Following the development of the first 
study, MOCA reviewed the findings with Legislative leadership 
to confirm the relocation of legislative spaces and functions 
from the Capitol to MODOT.  Legislative Leadership could not 
support the MODOT Study One which removed Legislative Staff 
or Legislative Functions from the Capitol.  
 
The table above identifies those spaces within the Capitol that 
could be relocated to the MODOT building.  This would relocate 
approximately 29,000 sf. (See table above) 

 
Option 1 

The architectural Firm Trivers was retained by the Office 

of Administration in 2017 to provide a plan to remove 
the mezzanines from the capitol.  MOCA utilized the 
Trivers study to develop MODOT Study One and Study 

Two (See graphics to the right). 
 
MODOT Study One identifies those additional offices to 

relocate to the MODOT building, utilizing all of the avail-
able 79,000 NSF.  Upon completion of this chart, it was 

clear that there was not consensus from the Legislature 
on relocating staff offices or functional space to the MO-
DOT building.  MOCA therefore developed MODOT 

Study Two which identifies those non-legislative office 
that could be moved.  Unlike the first study that uses 

79,000 NSF, the second study only uses 29,000 NSF. 
 
Utilizing the information developed from the Trivers re-

port, MOCA repositioned the first, second and basement 
levels of the Capitol to understand the impact of the 
plan.  The diagrams on the following page clearly deline-

ate the significant impact associated with Option 2. 
The results of this analysis are as follows: 

 
 

 Option 1 CMP Option 2 ROC Gained (Lost) 

# Representatives Off. 163 145 (19) 

# Senator Offices 34 34 0 

# House Hearing Rm. 7 7 0 

# Senate Hearing Rm. 3 2 (1) 

SF House Staff Space 23,536 12,672 (10,864) 

SF Senate Staff Space 18,763 0 (18,763) 

Page 10.4 



 MASTER PLAN 
8/29/2019 

Basement Level 

48 House of Representative Offices 

4 Mechanical Rooms   
8 Men's and Woman's  
Extend Stairs and Elevators 

New Exit Stairs (2) 
7 House Committee Rooms 
2 Senate Committee Rooms 

12,670 SF - House Staff Office space - Current 32,932 sf 
0 SF - Senate Staff Office space - Current 15,631 

 

First Floor Level 

40 House Representative Offices 

4 Senate offices 
Joint Committee Room 
8 Conference Rooms 

2 Janitorial Closets 
Commissioner of OA 
New Exit Stairs (2) 

 

Second Level 

20 House Offices 

5 Senate Offices 
Governor Main Office 
Governor Storage  

Lt. Governor Office 
New Exit Stairs (2) 
 

 

Page 10.5 

House Office Space 

House Conf. Committee  

Senate Office Space 

Senate Conf. Committee 

Governors Office 

Conference Rooms 

 

Space Legend 

Committee Room - Senate 

Committee Room - House 

New Public Circulation 

Elected Officials 

Mechanical/Restroom 

Vertical Circulation 

Option 1 
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Schedule for Option 1 
The schedule for Option 1 was provided by Trivers and 
appears to suggest a design and construction period of 

three and half years. 
 
Cost of Option 1 
The Trivers Architectural Report provided a cost esti-
mate of what appears to be construction costs of $33.5 
Million.  It is not possible to validate this estimate.  It is-

assumed that this number is the cost of construction 
and, as such, it should include contractors’ general con-

ditions, contingency and fees.  In addition, one must 
keep in mind the following: 
1. Escalation - The Trivers report was completed in 

March of 2016.  The cost would need to be escalated 
at 4% per year, raising the cost to approximately 

$37.5 Million. 
2. Owner Soft Costs - Typically on Capitols, owner costs 

range between 32% and 35% of the project cost.  This 

would increase the estimated cost to $50.6 Million.  
3. The cost of relocating or building a new facility for 

MODOT would need to be considered within the cost 

estimate.  
 

Summary of Option 1 
Based upon the analysis using the information con-
tained in the Trivers report and based upon the rejection 

of legislative space in the MODOT building by Legislative 
representatives and leadership, MOCA does not believe 
that Option 1 provides a reasonable solution and does 

not recommend it.  
Option 1 does not: 

1. Restore the Capitol’s architectural integrity 
2. Eliminate all the dropped ceilings 
3. Restore natural light to the building 

4. Create a unified and connected campus  
5. Improve functional efficiency and effectiveness of staff 

and elected officials  

6. Replace aging or failing mechanical, plumbing, life 
safety, electrical, life safety and security systems 

Option 1 does: 
1. Remove the Mezzanines  
2. Leave the House short 19 offices 

3. Leave the Senate short 1 hearing room 
4. Leave the Legislature with approximately 28,000 Net 

Square feet less than recommended 

 
Option 2 

Option 2 proposes to remove the mezzanines and relocate 
all impacted legislators to a smaller south extension, re-
locate a limited number of Legislative staff offices, do not 

add additional committee rooms.  Do not replace the me-
chanical, plumbing, or electrical systems, maintain the 

dropped ceilings and dark interior corridors.  Construct 
the north extension/visitors center following the comple-
tion of the south extension. 

 
This Option essentially is Option 1 with an add-on for 
swing space to the south and to the north in separate 

phases. 
 

Schedule for Option 2 
The schedule for how best to address option three would 
be as follows: 

1. Relocate the office of the Executive branch to the MO-
DOT building 

2. Design and construct a south expansion of approxi-

mately 95,000 square feet, which is about 65% of the 
South Expansion from Option 1 

3. Implement the Option 2 plan 
4. Construct the North extension 
Cost of Option 2 
The cost of option 2 would generally be as follows: 
1. Relocation costs associated with the move to MODOT 

(included in Phase two costs provided by Trivers) 

2. Construct the smaller south extension = $81.3 Million 
3. Implement Option 2 = 50.6 Million 

4. Construct the north extension = $19.6 Million 
5. Total with escalation = $151.5 Million 
 

Summary of Option 2 
Based upon the analysis using the information con-
tained in the Trivers report and based upon analysis of 

Option 1, MOCA does not believe that Option 2 provides 
a reasonable solution and does not recommend it.  

Option 2 does not: 
1. Restore the Capitol’s architectural integrity 
2. Eliminate all the dropped ceilings 

3. Restore natural light to the building 
4. Replace aging or failing mechanical, plumbing, elec-

trical, life safety and security systems 
Option 2 does: 
1. Remove the Mezzanines  

2. Provide 19 House offices in the extension 
3. Provide 1 Senate hearing room in the extension 
4. Provide the Legislature staff with new offices in the 

south extension 
5. Provide a future Visitor Center 

 
Option 3 
Option 3 proposes to remove the mezzanines and relo-

cate the Legislative office to the north extension for offic-
es only. Do not replace the mechanical, plumbing, or 
electrical systems, maintain the dropped ceilings and 

dark interior corridors. 
 

Base upon the analysis of Option 3, the summary is as 
follows: 
Schedule for Option 3 
The schedule for how best to address option three would 
be as follows: 
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1. Relocate the office of the Executive branch to the MO-

DOT building 
2. Design and Construct a north expansion of approxi-

mately 20,000 square feet 
3. Implement the Option 2 plan 
 

Cost of Option 3 
The cost of Option 3 would generally be as follows: 
1. Relocation costs associated with the move to MODOT 

(included in Phase two costs provided by Trivers) 
2. Construct the north extension = $19.6 Million 

3. Implement Option 2 = $50.6 Million 
4. Total with escalation = $70.2 Million 
 

Summary of Option 3 
Based upon the analysis using the information con-

tained in the Trivers report and based upon analysis of 
Option 1, MOCA does not believe that option 3 provides 
a reasonable solution and does not recommend it.  

Option 3 does not: 
1. Restore the Capitol’s architectural integrity 
2. Eliminate all the dropped ceilings 

3. Restore natural light to the building 
4. Replace aging mechanical, plumbing and electrical 

systems and improves security 
Option 3 does: 
1. Remove the Mezzanines  

2. Provide 19 House offices in the extension 
3. Provide a future visitor center 
4. Leave the Senate short 1 hearing room 

5. Leave the Legislature approximately 28,000 Net 
Square feet short 
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Swing Space 

In order to complete the restoration work within the 
Capitol as proposed in this document, it is essential that 

temporary space or swing space be identified for the cur-
rent occupants of the Capitol.  This space must be able 
to accommodate the existing basement as well as 50% of 

the occupants working on floors 1 - 4.  It is estimated 
this space needed is approximately 163,000 square feet.  
This space-projection is based upon a typical office of 

120 sf (211 sf with grossing) and a typical clerical work 
space of 80 sf (100 sf with grossing).  This limited 

amount of space is proposed as a balance between 
providing enough functional space during the temporary 
short term swing space and the long term permanent 

space in order to limit construction cost and not over-
build for the future.   
 

During the investigation phase of the Master Plan, 
MOCA analyzes the previous studies that proposed sev-

eral alternate locations for how best to address the over-
crowding in the Capitol.  These included the suggestion 
of expansions to the north, construction of a new office 

building to the east and use of the MODOT building, to 
name just a few.  In reviewing these studies it was found 

that they all fell short in two categories: 
1. The suggested space was not close enough to the 

Capitol to accommodate the legislative session. 

2. The suggested space was not large enough to accom-
modate the amount of space required for both perma-
nent and temporary needs of the executive and legis-

lative branches.  
 

After the review of these studies, the MODOT building 
was considered for both temporary office space during 
construction and for permanent office space following 

the restoration.  
 

MOCA identified one possible option for the MODOT 

building.  The most favorable use of the MODOT 
building for some of the executive branch functions 

such as planning and budget and elected officials, is 
to relocate from the Capitol to the MODOT building.  
This would require about 30,000 nsf.  The building is 

only 81,000 nsf, plus a minor amount of circulation 
space.  MOCA found that this space could be used 
best in the current and possible future configura-

tions and the potential for growth. 
 

The removal of the staff from the Capitol basement 
will allow for the closure of the basement and the 
work to begin.  However, work can not progress verti-

cally while it is occupied.  It is estimated that there is 
an additional need of 85,000 to 90,000 sf of space 

that is required to begin the work in Phase two and 
three.  This additional space is not available.  Be-
cause of these issues, MOCA does not believe that 

this is the most effective solution. 
 

The most efficient and cost effective plan to resolve 

these issues in both the long and short terms will be 
to expand the Capitol to the north and south by cre-

ating a new 163,000 gsf. underground facility that 
will provide the larger more appropriate hearing 
rooms, high quality office space for staff and for ex-

pansion in the future.  By expanding underground, 
the plan will preserve the main stairway and the 
south Capitol lawn, grounds and monuments for 

continued public use and inaugural ceremonies. 
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Basement Level 
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0 SF of Senate Staff Office space - 
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struction of new parking for the Governor within the 

north Capitol extension.  All of the other parking should 
either be relocated to the House parking structure or in-

corporated into a new parking structure to replace the 
existing Senate parking facility.  
 

Therefore, the total amount of square footage that is un-
der review to decompress the building is approximately 
163,000 gross square feet, including approximately 3 to 

4 parking stalls for the Governor’s office.  
 
Capitol Space Organizational Concept  
 
The Capitol is designed around two primary organiza-

tional elements. 
 

The first element is the structure and the placement of 
the large functional spaces within the center of the Capi-
tol.  These spaces are: 

· Rotunda as the primary focus and central organizing 
element of the building.  This runs vertically through 
all floors (1 through 5) of the Capitol. 

· East Museum and West Museum space located on the 
first and second floors.  The museum and gallery 

functions are located symmetrically along the east 
west axis centered on the rotunda. 

· Senate and House Chambers on the third and fourth 

floors, likewise, extend on the east west axis from the 
center of the rotunda.  The additional chambers that 
support functions are then symmetrically positioned 

about the axis.  This symmetry continues to the exte-
rior of the building by the placement of the Senate 

and House lounge spaces at the extreme end of the 
axial relationship. 

 

On either side (north and south) of these large spaces, 
the architect has placed a solid bank of utilitarian or 

The grand interior spaces should remain as originally de-

signed by the architect and should be restored to their 
original organization to the greatest extent possible, giv-

en the evolution of modern legislative functions. 
  
Light and Exterior Spaces 

Restoration of the light pathways should be accom-
plished by restoring the original ceiling heights within 
the perimeter spaces.  Once restored, these perimeter 

spaces should include functions such as offices, meeting 
rooms, conference rooms, etc., along the exterior walls of 

the building that are conducive to and allow for light to 
be transmitted through them and into the interior por-
tions of the Capitol corridors and other spaces.  

 
This will also require the restoration of the large existing 

light transoms above the doorways into the various spac-
es.  Additionally, any transverse or separating wall with-
in an office space will need to allow for transoms for the 

transmission of natural light. 
 
Support Zone Spaces 

The spaces within the support zone as identified above 
should continue to be used primarily as support spaces 

and should provide for common access to restrooms, 
meeting rooms and storage.  They should only be occu-
pied or used as office spaces when it is critical to have 

access to the grand interior spaces and no other office 
space with windows are available.   
 
Basement Spaces 

Basement spaces are largely “found” or new spaces to 

the building.  Presently, these are the support or storage 
spaces for the legislature, including the placement of 
House Committee or Hearing rooms, office spaces for 

support staff for both the House and Senate, as well as, 
the Executive Branch.  Mechanical and Electrical spaces 

support spaces.  These were initially designed to provide 

for restroom facilities, vaults, storage facilities and meet-
ing spaces.  However, presently some of these spaces are 

now used as office space.  
 
The large spaces and the interior support spaces are en-

compassed by a continuous corridor that rings the 
building.  These public corridors were designed to be 
completely lighted with natural light coming through the 

perimeter offices and then transmitted to the corridors 
by use of sidelights and transoms providing natural day-

light during the day.  Architects of the late 19th century 
and early 20th century were experts with manipulation 
and use of natural light.  Within the Missouri State Cap-

itol, the use of natural light became the second organiz-
ing element of the building.    
 

There is no question that the original architect, Mr. 
Swartwout, had an exceptional understanding and skill 

when it came to the use of natural light to illuminate the 
interior portion of the building.  This is evident from the 
historic photographs and from the way the interior corri-

dors were designed to use reflected natural light that 
passed through the outer offices into light the corridors.  

However, this is not the only place where natural light 
was used to illuminate the Capitol spaces.  There are 
approximately 23 skylights and 283 large windows with-

in the Capitol that carefully distribute light through the 
spaces of most importance and significance.  It is essen-
tial to the success of the Capitol restoration that the 

project retain the architectural integrity that Mr. Swart-
wout designed into the building by restoring these natu-

ral light pathways. 
 
Space Organization and Planning 
Grand Interior Spaces 
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are also provided in the basement area.  Planning of the 

basement will require an extensive pre-planning of space 
to both accommodate the functional needs of the Legisla-

tive and Executive branches of government, but also to 
accommodate the mechanical and electrical modifica-
tions that are occurring on floors one through four. 

 
Mechanical and Electrical 
The current Mechanical and Electrical design of the 

building is primarily a horizontal distribution system 
comprised of hot water and variable air volume mixing 

boxes.  The imposition of this system on the building has 
been the creation of lowered ceilings in many of the office 
spaces in order to deliver the proper volumes of air re-

quired by code and to provide comfort to occupants.  Ini-
tially, the building was designed to take full advantage of 

natural ventilation through the large exterior windows 
and other building elements designed to naturally venti-
late the building.  

 
In order to return the natural light to the interior corri-
dors and to raise the ceilings back to their original 

height, as called for in the guiding principle of architec-
tural integrity, the mechanical systems must change 

from a horizontal distribution system to a vertical distri-
bution system or at a minimum, a combination of a hori-
zontal system in large spaces where the interstitial spac-

es are available for ductwork and distribution without 
lowering ceilings and a vertical system that will replace 
the horizontal distribution above the dropped ceilings 

within the office and other exterior wall spaces.  (Note 
there will be a need to drop ceilings in these spaces a few 

inches in order to provide for fire protection sprinklers 
and possible electrical boxes).  These, however, shall not 
impact or interfere with the transmission of light for the 

illumination of the interior corridors. 
 

Space Planning Diagrams 
 

The space planning diagrams that follow have been de-

veloped to provide a general idea of how the space in the 
Capitol may be organized to meet the constraints placed 
upon the Master Plan at this point in time. 

 
The development and the eventual resolution of the floor 
plan will take time to work through all the functional 

and political issues that must be addressed when rea-
ligning space within the Capitol.  In many projects 

which MOCA has managed, the final floor plan evolves 
over time through a series of studies, conversation with 
leadership and careful adjustment.  

 
Space planning constraints: 

1. Guiding Principles. 
2. All House and Senate Members must have offices 

within the historic Capitol footprint. 

3. Connections to the North and South Capitol Exten-
sions should be clearly defined and easily accessible. 

4. Compliance with all Life Safety and ADA codes. 
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Basement Level 
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First Floor Level 
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Second Level 
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Third Floor 
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Swing space is space that is used to temporarily house a 

department or organization during the restoration or re-
model of their space.  Due to the limited phase ap-

proach, there will be three periods as described above 
where swing space will be needed to keep the Capitol 
building open and the occupants from the executive 

branch and legislative branch who require access to the 
capitol in close proximity to the Chambers and Gover-
nor. 

 
The execution of moves within a construction project re-

quires a great deal of coordination and cooperation from 
all parties involved in the planning and move.  MOCA 
highly recommends that Pull Planning scheduling be 

done using the “Last Planner Method”, to make these 
moves as efficient and as effective as possible, so that 

the down time experienced by the contractor during 

Swing Space North and South Extension 

these move periods is minimized in order to manage the 

cost associated with the move. 
 

Note the development and use of swing space is always 
difficult.  It will be critical that this plan is refined and 
further developed prior with the selected architect dur-

ing the design scoping workshops and is built into the 
overall construction GMP strategy by the CMr.  
 
Executive Branch  

 

The Governor and Lt. Governor will relocate to the North 
Capitol Extension and therefore, will not leave the Capi-
tol during the restoration.  However, in developing the 

plan and analyzing the amount of expansion space for 
both the long term and short term (swing space), the re-

maining Executive Branch office must relocate out of the 
Capitol and into other state owned buildings.  
 

The agencies or departments that must relocate include:   
• The Commissioner of Administration - it is recom-

mended that the Commissioner relocate along with all 

the office of administration staff, including budget 
and planning and others to the Truman building.  

Planning for this relocation should start immediately 
upon approval of the funding for the project.  This is 
the closest and most accessible building for these of-

fices.  While office space within the building may or 
may not be fully utilized at the time of the relocation, 
it may be necessary for other government offices to be 

relocated for the duration of the construction to lease 
space within Jefferson City. 

• Auditor, Treasurer and Secretary of State will relocate 
to their existing offices spaces within Jefferson City.  
This will require some reorganization of spaces within 

each office.  

North Extension - Visitor Center, Swing for Governor (Ph 1) Legislature (Ph 2) 

South Extension 1 - Relocation of Basement Staff, Swing for Legislative member 

South Extension 2 - Relocation of Hearing Rooms, Swing for Executive functions 
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Section at the two story space at walk way 

Swing Space 

View from South Extension to the Capitol 
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Swing Space 
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In Section Ten, Space Planning, the proposed planning 

diagrams suggest one option for re-planning the State 
Capitol.  This plan proposes to restore it to it’s original 
design of high ceilings and naturally lighted interior cor-

ridors.  It also proposes reclaiming the entire basement 
for the use of Legislative offices.  This will then decom-
press the Capitol and will displace approximately 

145,000 sf of new legislative and executive staff space 
and Hearing rooms below ground to the south and an 

additional 20,000 sf to the north.  This 165,000 sf of 
new space will be used for both Swing Space and long 
term office space when the work is complete. 

 
Sequence of Design and Construction 
 

The work associated with restoring the Capitol is both 
comprehensive and complex.  Within the Capitol, me-

chanical, electrical/communication and plumbing sys-
tems have been added, modified and replaced little by 
little over the years leaving a system in many areas un-

coordinated with the spaces it serves.  For example, me-
chanical systems have been located where space permits 

and ductwork or piping has been run where it needs to 
go through circuitous and constrained pathways that 
pose challenges to sequencing of construction.  Addition-

ally, structural systems for mezzanine removal will like-
wise need careful coordination while working within an 
open public building.  The master planning process has 

studied the following approaches to the comprehensive 
restoration: 

• Close the building and restore it all at once with one 
contract.  While this approach would be the least ex-
pensive and would result in a comprehensive restora-

tion in less time, it would require locating several 
hundred thousand square feet of office and meeting 

space to a place where the legislature could convene 
the legislative session at a reasonable location and 

Approach to the Project 

cost.  Therefore, this approach does not appear practi-
cal and is not recommended.  

• Small individual projects with multiple contracts 
spread over a long period of time resulting in a com-
pleted project.  There is no question that approaching 
the comprehensive restoration of the Capitol in this 

manner will become an expensive proposition and will 
be an ongoing project for decades if it would ever be 
complete.  Furthermore, it is unlikely that it would 

result in a complete restoration.  Because the sys-
tems within the building are so intertwined that re-

placing small portions at a time can not be done with 
any kind of guarantee that it would not expand be-
yond the scope of the project to a much larger project.  

Therefore, this approach is not recommended. 
• Limited phasing one contract while working in an open 

public building.   A three phased approach to restor-
ing the Capitol, where half of the building is open and 
half of the building is closed will allow for a compre-

hensive approach to replacement of the systems.  
Furthermore, as these systems are organized to run 
vertically from the basement to the roof, this phasing 

would make the most sense for installation of new 
systems within logical building quadrants.  While this 

limited phased project will cost more due to the ex-
tended length of time of approximately 8 to 12 
months, it is the most cost effective from the stand-

point of moving and relocation costs. 
 
It is therefore the recommendation that the project 

proceed with a limited phase one construction con-
tract approach within an open public building.  This 
recommendation offers the following benefits: 

 
 The quality of the finishes to be “Capitol Quality” - 

will be much easier to achieve through the selection 
of one architect and one contractor to provide the 

work. 
 Procurement of materials are subject to procurement 

law and the likelihood of multiple projects being able 
to procure the same systems, materials and quality is 
highly unlikely.  

 Coordination between major contractors like mechan-
ical and electrical with multiple major subcontractors 

will make holding engineers and installers responsi-
ble simplified.  
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 Liability and warranty related issues are easily re-

solved when the responsibly lies with a single entity.  
 
Recommended Sequence of the work. 
 

Based upon the potential space plan presented in sec-
tion ten and the recommended approach of one contrac-

tor delivering the project using a Construction Manager 
at risk approach as recommended in section twelve, Pro-

curement, the sequence of the work should be as fol-
lows: (note this section should be reviewed in conjunction 
with the schedule recommendations in section 16 and 
with Implementation plan in Section 13.) 
 

Sequence 1 - Selection and procurement of Owner Team. 
The Owner team should be comprised of the Owners 
Representative (OR), Architect of Record (AOR) and the 

Construction Manager at risk (CMr).  
 Select the Owner Representative.  Have the Owner 

Representative assist in the development of the RFP 
and selection of the Architect and CMr. 

 Selection of the architect and the CMr to design and 

to restore the Capitol. 
 
Sequence 2 - Design  - Once the Owner team is in place 

with the OR, AOR and the CMr.  The Owner Representa-
tive will manage the design process. 

 Owner Representative to facilitate Design Scoping 
workshops using the Guiding Principles, Master Plan, 
Historic Structures Report and Design Guidelines to 

familiarize the architect and contractor with the 
scope and substance of the work for the entire project 
by engaging in collaborative workshops where the de-

sign guidelines and imperatives are the focus of each 
workshop.  

 Complete the Scope Documents and construction 
documents for the entire projects.  Separating the 

Sequence of the Project 

project into bid packages as determined for construc-

tion by the CMr during the design scoping work-
shops. 

 
Sequence 3 - Construction - Construction will be divided 
into three separate construction phases: 

 Construction Phase 1 - Construct the 165,000 GSF of 
underground space to the north and south of the 
Capitol.  This is a critical first phase and will need to 

be done while maintaining the daily operation and 
session functions of the State Capitol. 

 Construction Phase 2 - Once the Construction of the 
north and south underground extensions are com-
plete, the relocation of all legislative staff and meeting 

space from the basement and from the north and east 
side of the Capitol floors 1 through 4 will be relocated 

to the newly completed extension space.  This will in-
clude the following: 

• All of the executive branch occupants, regard-

less of location in the Capitol, will move to their 
new locations.  The Governor and Lt. Governor 
will move to the north Capitol extension while 

the other executive branch function including, 
State Treasurer, Auditor, Secretary of State and 

Commissioner of OA and associated staff will 
relocate to their current main office locations.  
This is done as a cost saving to not overbuild 

the Capitol Extension during the swing phase 
of the restoration.  All offices will return to the 
Capitol Campus following the Restoration. 

• The Senate Parking Structure will be complete 
and will provide 600 stalls for parking.  The 

majority of those stalls (approximately 350) will 
be for Senate use.  The remaining stalls will be 
for Executive branch and for the use of the 

General Public, since all public parking around 
the Capitol is being removed for security rea-

sons. 

• With offices closed on the North side of the 
Capitol, all mezzanines along the north and 

east sides of the building will be demolished 
along with the existing non-historic fabric.  

• Mechanical ductwork, electrical and piping for 

both the horizontal and vertical runs from the 
new basement mechanical and electrical rooms 
will begin.  Within the basement, ductwork will 

be installed to each of the four quadrants in the 
basement below the basement level slab.  Me-

chanical, electrical and plumbing shafts will ex-
tend vertically on the north an east sides of the 
Capitol through floors 1– 4.   

• Following the installation of the Mechanical 
and Electrical systems, finish work will begin. 

• During this phase, the Senate Chamber and 
associated spaces will be restored in-between 
two sessions of the legislature. 

• The large open museum space on the first and 
second floors on the east side will be restored 
and repainted.  The Historic paintings will be 

protected.  These paintings have been con-
served and repaired.  The Capitol restoration 

budget does not contemplate doing any restora-
tive work or repairs to the artwork as it has 
been done previously. 

• Once the work on the North and East sides of 
the building is complete the following activities 
will occur: 

 Repopulation of the north and east sides 
of the Capitol including the Governor, Lt. 

Governor and Members of both the 
House and the Senate. 

 The north half of the basement will also 

be able to be occupied with members of 
the House of Representatives. 
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Sequence of Construction 

 Once the Capitol is completely restored 

and executive and legislative branches 
have been relocated to the restored spac-
es, the extension spaces will be transi-

tioned to their final configurations. 
• Visitor Center - North Extension 
• Student Dining - North Extension 

• Orientation/Lecture hall - North Extension 
• Food Service and Dining - North Extension 

• House Staff Space - South Extension 
• Senate Staff Space - South Extension 
• Additional public Space/Hearing Rooms - 

South Extension.  
 
Sequencing Recommendations and Contingencies 

 
The sequencing plan proposed will require close coordi-

nation with the Contractor, Fire Marshal and State Lead-
ership of both houses and the Governor to accommodate 
the public within the building during the time that the 

Capitol is undergoing restoration within its different 
phases of construction. 

 
It is recommended that alternative session location be 
investigated prior to the start of construction which 

could be used for a special session or an emergency 
meeting when the chambers are in the construction 
mode in-between legislative sessions. 

 
 

 

 Construction Phase 3 - The occupants on floors 1 - 4 

on the South and West sides of the Capitol will move 
into their assigned swing space.  This will be identi-

fied early during the design phase such that the 
number of moves any one group is asked to do is 
minimized to limit distractions and lost productive 

time. 
• Construction work will then begin with the ex-

tension of the mechanical and electrical verti-

cally within the South and West areas of the 
Capitol from the new mechanical rooms in the 

basement.  
• Once the Mechanical and electrical systems are 

completed, the finish work will follow.  This will 

be similar to the sequence described in Con-
struction Phase 2. 

• During this phase, the House Chamber and as-
sociated spaces will be restored in-between two 
sessions of the legislature. 

• The large open museum space on the first and 
second floors on the west side will be restored 
and repainted.  The Historic paintings will be 

protected.  These paintings have been con-
served and repaired.  The Capitol restoration 

budget does not contemplate doing any restora-
tive work or repairs to the artwork as it has 
been done previously. 

• Once the work on the South and West sides of 
the building is complete the following activities 
will occur: 

 Repopulation of the south and west sides 
of the Capitol by Members of both the 

House and the Senate and the other Ex-
ecutive Branch agencies. 

 The south half of the basement will also 

be able to be occupied with members of 
the House of Representatives. 
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Delivery Methods 

There are several delivery methods that could be used 

to provide design and construction for the expansion 
and the restoration of the Capitol.  This section will ex-

plore the following: 
 
• Design/Bid/Build or the Traditional way of procur-

ing architectural and construction services. 
• Progressive Design/Build which is a collaborative 

and interactive design/build process. 

• Construction Manager at Risk or CMr which pro-
vides for higher levels of open collaboration and 

communication for complex projects may require 
statutory legislation or adjustment. 

 

All delivery methods in one way or another provide the 
owner with a finished project.  Some delivery methods 

are better than others for specific type of project.  It is 
critical that the right delivery method is aligned with 
the critical elements of the project.  

 
The alignment of a project delivery methodology with a 
project should be based upon the following under-

standing and willingness or ability of the owner to ac-
cept the risks of the project.  This then becomes the 

Owner Risk Profile,  The delivery Method should be 
matched and aligned to that profile. 
 

Based upon experience with Capitol Restoration Pro-
jects, there are six criteria that MOCA typically uses to 
identify an owner’s project risk profile, these are: 

 
1. Owner Structure 

2. Public Accountability 
3. Project Complexity 
4. Project Risk Acceptance 

5. Budget Tolerance 

6. Schedule Tolerance 
 

These six criteria are scored based upon low, moderate 
and high risk to the owner.  Once the Risk profile is un-
derstood and matched to the project risk, a proper as-

sessment of the delivery method can be compiled. 
 
Missouri Risk Profile 

 
The restoration of the Missouri State Capitol and asso-

ciated extension to the north and south is a risky pro-
ject.  This is largely due to: 

1) There is little known and will be known about the ac-

tual existing condition of the building. 
2) There is extensive work required in and below the 

basement. 
3) Scheduling of moves by the owner and the continued 

use of the Capitol during construction. 

4) The volatility and unknowns within the construction 
industry place the project in a higher risk category. 

 

The owner after review of the owner risk profile has a low 
to moderate risk tolerance and would therefore need to 

have a delivery method that will allow for unknown con-
ditions to be dealt with while not exceeding the budget or 
schedule, since they are sensitive to public opinion and 

to the view of other members of the legislature.  

Criteria for Alignment Moderate  

Risk Tolerance 

High  

Risk Tolerance  

Low  

Risk Tolerance 

1. Owner Structure - is the composition of the owner a single entity 

owner, non-political owner or multi-headed political owner? 

Multiple-headed politi-

cal owner 

Single Entity Owner  Multiple-headed politi-

cal owner 

2. Public Accountability – is the owner accountable to self or to the 

community as a whole? 

Community Self State of Missouri 

3. Project Complexity - how complex is the project from the ability to 

know everything about the project?  Does the owner require careful 

mitigation of complex issues or are they willing to accept and work 

with the complexity of the project? 

Limited mitigation 

measure required 

Acceptance of  

unknown Risk 

Require Mitigation 

measures to assure  

success 

4. Risk Acceptance - what level of risk will the owner be willing to 

accept?  Is the owner adverse to risk or will the owner accept higher 

levels of risk? 

Willing to accept some 

Risk 

Acceptance of Risk Adverse to Risk 

5. Budget Tolerance - are there budgetary consequences for the owner 

or can they spend what they need to in order to complete the project? 

Set Budget limited flexi-

blity 

Flexible No Budget flexiblity 

6. Schedule Tolerance  - is the schedule flexibility in that the owner 

can take occupancy when they need to or are there dates that must be 

met during construction to keep the owner functioning? 

Some Schedule  

Flexiblity  

Flexible Limited Schedule flexi-

blity 
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Delivery Methods 

Design/Bid/Build or Traditional 
 

Design/Bid/Build or the traditional process of procur-
ing an architect and a contractor is as follows: 
 

1. Owner creates a set of owner requirement docu-
ments and a Request for qualification from Archi-
tects.  This is developed by the Owner Representa-

tive. 
2. The Owner then issues the RFQ and goes through a 

selection process to identify who the most qualified 
architect is.  The fee and the contract are then nego-
tiated.  

3. The architect uses the owner requirement docu-
ments and meeting with the owner after the design 

period to design the building.  
4. The Architect provides a set of construction docu-

ments, as well as, a specification and estimate of 

probable cost to the owner for bidding. 
5. The documents are then offered to contractors to 

bid. 

6. The Contractor who has the lowest bid is awarded 
the project. 

 
Typically this procurement method has been used with 
success in the following types of projects: 

 
• New construction projects where most all elements 

of the projects are known and easily obtained.  
• Projects where the schedule will allow for changes or 

modifications in drawing to accommodate or re-

design back to budget. 
• Projects where the owner is more interested in the 

design quality of the project and less concerned 

about the cost of the project. 

 

Projects where this delivery method has not worked well 
includes: 

 
• Projects with a high degree of unknown work or un-

foreseen conditions.  The contractor will typically ex-

clude these elements from the bid and once encoun-
tered will provide a high price in terms of change or-
ders to address the unforeseen or unknown condi-

tion. 
 

This delivery method is not recommended due to the 
risk to the budget and schedule. 
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Delivery Methods 

Design/Build 

 
Design/Build method procures the architect and a con-

tractor as a single package as follows: 
 
1. Owner creates a set of owner requirement docu-

ments and a Request for qualification from Design/
Build (D/B) teams.  This is developed by the Owner 
Representative. 

2. The Owner then issues the RFQ/RFP and goes 
through a selection process to identify the most 

qualified D/B team.  The fee and the contract are 
part of the selection process.  The D/B team will be 
selected in one of three ways: 

• A competition where the D/B team submits a 
design and price for the work. (Typical Design 

Build) 
• A competitive price to constructing the work 

based upon the owner requirement docu-

ments. (Modified Design Build) 
• A set of qualifications and the fee with the de-

sign and the cost of the work to be determined 

in a collaborative manner. (Progressive Design 
Build) 

3. Once selected and depending upon the method of 
selection, the project will move forward with the 
completion of the design work and then with con-

struction.  
 
Design/Build Delivery Method is best utilized in one of 

two ways: 
 

1. Within a typical Design Build project, the owner pro-
vides all the information to the design build team 
and they develop a design along with the price.  This 

is then presented to the owner.  The owner has the 

 

price (GMP).  At this point, the design build team will 

work together to deliver the project. 
 

Progressive Design Build within the proper structure 
could be a recommended delivery method for this pro-
ject, however, care must be taken in the selection of the 

design build team.  Many times teams will be created 
based upon competitive advantage and not on what 
would be the best or most compatible team for the own-

er.  Additionally, in some design build organizational 
structures, the designer is limited to their collaboration 

and interaction with the owner; this would need to be 
avoided. 

opportunity to select any one of the designs and the 

price associated with the design.  Once this is done, 
the contractor is completely committed to deliver 

that design for the price.  This method of delivery is 
best served on projects where there is a high degree 
of certainty that the owner is not going to change 

their project requirements and that there is a low 
number of unknown conditions or unforeseen con-
ditions. 

2. Progressive Design Build is a modification to the de-
sign build method that allows for the design build 

team to work with the owner to develop the project 
design and budget.  Upon completion of the design, 
the design build team signs a Guaranteed maximum 
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Delivery Methods 

Construction Manager at Risk 

 
Construction Manager at Risk is a process of procuring 

an architect and a contractor is as follows: 
1. The Owner creates a set of owner requirement docu-

ments and a Request for qualification from Archi-

tects and a Request for Proposal from a Construc-
tion Manager or General Contractor (CMr).  These 
RFQ and RFP documents are coordinated.  This is 

developed by the Owner Representative. 
2. The Owner then issues the RFQ and the RFP and 

goes through a selection process to identify the most 
qualified architect and the Construction Manager 
CMr) for the project.  The fee for the architect is ne-

gotiated, while the fee for the CMr is provided as 
part of the selection process, along with the other 

materials.  
3. The Owner, Owner Representative, Architect and the 

CMr meet together in workshops to review and de-

velop the design using the owner requirement docu-
ments to guide the design.  

4. The CMr, during the design process, will provide in-

vestigative services including limited selective demo-
lition to learn as much about the unknown condi-

tions of the building as possible before the develop-
ment of the GMP. 

5. Throughout the design, the CMr continues to refine 

the budget as the architect provides updated draw-
ings of the project.  Late design elements and or 
changes to the project by the owner are easily ac-

counted for and included in the project prior to the 
CMr delivery of the GMP. 

6. Within the GMP, the CMr will carry a variety of con-
tingencies that are used to maintain and manage 

found.  The CMr and architect will present options to 

the owner who will have the ability to choose how to 
proceed with the scope of the work.  This offers the 

great degree of flexibility of any of the delivery meth-
ods. 

 

This process has been used on most of the Capitol Res-
torations throughout the county including:  Utah, Ida-
ho, Wyoming, Kansas and Minnesota. This process is 

recommended for use on the Restoration of the Missouri 
State Capitol, and will require legislative action. 
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the project.  These contingencies are either used 

to complete the project or are returned to the 
owner at the end of the project. 

7. The complete cost process is open book and 
available to the owner from the start to the com-
pletion of the project. 

8. Once the Owner agrees to the GMP, the CMr is 
then released to build the project.  The GMP obli-
gates the CMr to deliver the design for the pro-

vided cost. 
9. While effort was taken to identify all unknown 

conditions, there are always some that are not 
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Recommendation 

 

MOCA is recommending the use of a Construction Manager 
at Risk (CMr) delivery method for the restoration of the 
Capitol, South Expansion and North Expansion.  This will 

require statutory modification to enable the use of CMr for 
this project.  That statutory action is expected to occur in 
2019.  The delivery of the Senate parking structure may be 

through traditional procurement methods. 
 
Selection Process 

 
Three Contracts – OPM, AE & CMr     

• OPM - One Step Process Qualifications and Management 
plan basis of selection.  Negotiate following selection.  

The Owner will provide an outline of duties and respon-
sibilities for which the OPM is to provide their qualifica-
tions and Management plan. 

• AE & CMr Teams selection - Two step process:  
• Step One - Qualifications 

• Background of firm 

• Project specific experience in historic restorations 
with references 

• Specific Personnel in historic restorations 
• Step Two - Management Plan, Interview and Fee 

• Owner provided information (see above) 

• Management Plan to include: 
• Approach / Pre-Design / Design 
• Buyout / Construction 

• Budget Estimate (CMr only) 
• Contract Terms / Fee 

• Negotiate following selection 
 
 

 

 

 
Owner Provided Information 
 

Prior to the owner issuing the solicitation documents, the 
owner representative will provide the following: 

Request for qualification - Stage One 
Request for proposal - Stage Two 

• Comprehensive Master Plan  

• Preliminary Pre-Design 
• Design Guidelines Outline 

• Design Process Outline 
• Terms / Conditions of Collaborative Relation-

ships 

• Proposed Contract A/E or CMr 
 
Collaborative Design Process 

 
Following the selection and completion of negotiations: 

 
The OPM will: 
• Work directly with and communicate to the MSCC, Mis-

souri State Capitol Commission 
• Complete the Design Guidelines and imperatives for the 

project. 
• Provide programing and management of the process with 

the Commission. 

• Will organize and manage the design scoping workshops 
and design process. 

• Conduct the collaborative weekly design sessions. 

• Compile summary documents from the design scoping 
workshops 
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Procurement Activities 

The A/E will  

• Collaborate with the OPM in all areas of the project. 
• Complete the Design. 

• Review and comply with the Historic Structures Re-
port (SHPO). 

• Review and provide comment to the OPM on the De-

sign guidelines & Imperatives during workshops. 
• Provide outline specifications supportive of the De-

sign Guidelines. 

• Participate fully in all the Design Scoping Work-
shops. 

• Participate in the Summary Document development 
• Implement the program developed by the OPM for 

the Commission. 

• Complete Scope Documents. 
• Complete Construction Documents. 

• Participate in all construction related processes. 
 
The CM will: 

• Collaborate with the A/E and OPM on all elements 
of the project. 

• Collaborate with the completion of the design. 

• Provide Project and workshop cost estimates 
throughout the design scoping workshop. 

• Provide a scope document estimate. 
• Provide three estimates during construction docu-

ments (40%, 65% and 90%). 

• Provide a schedule and schedule updates as new in-
formation affecting the schedule is discovered during 
scoping workshops and construction documents. 

• Provide a complete GMP to the owner. 
• Provide all services related to the construction of the 

work as described in the contract documents. 
 
 

 
Payment Terms 

 

OPM, A/E, CMr   
• Lump Sum Fixed Fee for design and construction for 

the project. Paid monthly as a percent complete. 

• CMr Pre-Construction Fixed Fee for design phase ser-
vices. Paid monthly as a percent complete. 

• CMr Construction Services, GMP, with a Fixed Fee 

and cost reimbursable for labor and materials. GMP 
shall include: 

• General Conditions Construction 
• CMr Labor 
• Sub Contractor Labor and Materials 

• CMr Fee 
• 10% Construction Contingency 

Paid Monthly deriving from a schedule of values ap-
proved by the State for work complete and in place or 
stored. 

 
Contract Terms 
 

• There shall be an established Fixed Limit of Con-
struction Cost (FLCC). 

• The Owner, Architect and Contractor will agree to 
work together to complete the work for the FLCC. The 
Owner, Architect and CMr will continue to work to-

gether with all diligence to provide a GMP within the 
FLCC for no additional fee regardless of how long it 
takes.  Each must exercise the appropriate standard 

of care in executing their responsibility with one an-
other. 

• The owner shall establish a Satisfaction Fee/Bonus 
for the Architect and the CMr as follows: 

• The Architect and CMr will each place 5% of their 

“fee” at risk.  This shall be the portion of the fee that 
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Procurement Activities 

is earned by satisfying the owner. 

• The owner will then match the amount placed 
at risk by the AE/CMr.  This shall be a bonus 

that the owner provides for satisfaction. 
• The Owner shall judge the level of satisfaction 

on the following criteria: 

• Schedule 
• Budget  
• Quality  

• Safety 
• Relationship 

• The team will rank these items and each quar-
ter throughout the project, the owner will con-
duct a satisfaction review meeting.  A score of 

90% or better will receive 100% of the Fee/
Bonus, a score of 80% but less than 90% will 

receive 90% of the Fee/bonus and so on.  The 
AE/CMr will have the opportunity to earn 
back the portion of the lost fee at the following 

quarterly review, however, the bonus portion 
is lost as a penalty.   

• The CMr may provide permanent construction with 

own forces upon request of CMr and review and ap-
proval of owner.    

• The CMr must identify a contingency of 8-10%, 
which will be 100% returnable to the State.  No 
shared savings will be accepted. 

• CMr to provide 3 competitive bids for each sub-
category. 

• Each team member commits to designing within the 

established budget. 
• Owner will have full Audit Privileges.  All open book 

accounting. 
• GMP at 80% of sub bids, based on 100% of bid docs. 
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General Overview of Implementation 

 
Within the overall plan there are three primary elements 
that drive both the planning and the implementation of 

the move and the construction.  They are as follows: 
 
1. The availability of swing space that is readily availa-

ble and effective for Executive and Legislative use.  
After a careful review of the possibilities, the recom-

mended solution suggests that the north and south 
extensions should be used initially for swing space.  

 

Governor and Lt. Governor offices will be relocated to 
the north (all other executive offices will need to be 
relocated out of the Capitol) while Legislative swing 

space will be to the south.  
 

The South extension will initially house the legislative 
staff that are presently in the basement, as well as, 
the legislative staff and members from within the 

phase one area.  The committee/hearing rooms for 
both House and Senate will be located in this south 

extension, as well. 
 

2. Mechanical and Electrical systems - presently the 

Capitol is served by steam and chilled water.  The 
steam is used to provide heat to the system and it is 
then circulated throughout the Capitol.  

 
Presently the majority of the building is serviced by 

overhead duct work, requiring the lowering of the 
ceiling throughout the Capitol.  The new plan calls for 
a combination of vertical systems to replace the hori-

zontal duct work. 
 

Forced Air systems will be used for the large areas, 
House, Senate Chamber and Rotunda will continue to 

Planning 

Sub-Basement Prep for Expansion 

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 
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Planning - continued 

Basement Level 

use the new mechanical equipment installed in the 

attic.  The House and Senate Lounges will continue to 
use equipment located in the basement, which will be 
relocated to a more appropriate location.  The Muse-

um space located on both the first and second floors 
will likewise continue to utilize forced air that is deliv-
ered through the vertical building chases that run 

from the basement to the under slab of the third 
floor. 

 
The second system is a combination of Air and Fan 
Coil Units (FCU).  The FCU will utilize a 4 pipe system 

that will run in each of the perimeter offices to a FCU 
that is located beneath each of the window.  Fresh 
and return air for the exterior offices and interior of-

fices will rise vertically in each of the quadrants and 
past each office space in new vertical duct chases.  

This will require that offices along the perimeter be 
vacated for the vertical duct work to be installed.  
 

The work will need to proceed first on the north and 
east sides of the Capitol both in the basement and 

vertically.  The work will also require the relocation of 
several existing overhead mechanical ducts and pip-
ing to below the basement slab in order to improve 

head heights within the basement.  Mechanical feeds 
of both hot and cold water along with forced air will 
need to be delivered to the south side of the Capitol 

basement and the best pathway is below the slab. 
 

New north and south mechanical rooms will be devel-
oped that will house additional mechanical equip-
ment which will be fed by below ground ducts in pip-

ing.  Trenches will need to be installed that will run 
north and south for these mechanical feeds. 

 
3. Limited space constraints - due to the lack of availa-

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 
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ble existing space for swing space, the south exten-

sion will need to provide both the working space for 
the current legislative staff located in the basement 
and committee/hearing rooms, as well as the legisla-

tive members and staff that are relocated during the 
restoration.  

 

The size of the south expansion is constrained by 
High Street to the south and the slope of the hill to 

the west. The proposed south extension of the Capitol 
is recommended as a two story below grade expan-
sion totaling approximately 145,000 square feet. 

 
The current basement square footage that is being 
used for staff is approximately 52,000 square feet.  

Some of this is storage.  The existing committee 
rooms consume about 10,000 square feet.  The com-

mittee rooms will need to increase in size and number 
to both accommodate the House and Senate needs, 
therefore, present estimates are for approximately 

20,000 square feet. 
 

This then leaves approximately 48,000 square feet on 
the south and an additional 20,000 square feet on 
the north or a total of 68,000 square feet for swing 

space, less the appropriate circulation and equipment 
needed to maintain the facility.  By reducing the office 
size of the members and staff to a minimum size 

(similar to what is presently on one of the mezza-
nines), allows for the ability to move approximately 

half of the occupants at one time. This allows for a 
two-phase construction sequence program as de-
scribed in section seven - Space Program. 

 
I. 2018 

• Complete Comprehensive Masterplan and Historic 
Structures Report - December 30, 2018. 

Planning - continued 

First Floor 

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 
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II.   2019 

• Following the approval of the Capitol Commission 
(MSCC) and action by the Legislature for the funding 

of the Capitol, prepare and issue procurement docu-
ments for: 
• Owner Representative 

The Owner Representative will update and add to the 
set of design guidelines and prepare the RFQ/RFP for 

the selection of the Architect and the Construction 
manager at Risk.  The Owner Representative will then 
oversee the selection and negotiations of the: 

• Architect 
• Construction Manager at Risk 
The Owner Representative will complete contract ne-

gotiations with the architect and construction manag-
er at risk.  It is anticipated that this will kick off the 

design scoping workshops toward the end of 2019. 
 

III.  2020 

• The Owner Representative will facilitate the 10 to 12 
Design Scoping Workshops for the Total Project fol-

lowed by the development of design and construction 
documents. 

 
IV.  2021 

• Complete the design documents for the North and 
South Expansions of the Capitol for Phase One.  Sign 

Guaranteed Maximum Price (GMP) for Phase One.  It 
is estimated that construction will take approximately 

24 months. 
• Complete the design documents for the new Senate 

Parking Structure.  Sign GMP.  It is estimated that 

construction will take approximately 24 months. 
• CMr will begin the construction of the North and 

South Capitol Expansions as well as the Sub-
Basement work in the Capitol on the North.  This will 

Implementation of Activities 

Second Level 

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 
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include the extension of the two elevator banks and 

the stairs from the basement level to the sub-
basement level 18 feet below.  It is anticipated that 
construction of the North and South Extension will be 

complete and ready for occupancy in June of 2023. 
 

V.  2022 

• Continue with Construction of the North and South 
Expansions, as well as, the Senate Parking Structure. 

• Add mechanical equipment on the Roof of the Capitol 
to support the below grade fresh air requirements; 
this will require the introduction of several chases in 
the South side of the Capitol for ductwork. 

• Architects and Engineers working on Phase Two Doc-
uments for Capitol Restoration. 

• The OPM, Stakeholders and the Capitol Commission 
(MSCC), along with legislative leadership, shall final-
ize the space plan layout or office locations.  This will 
allow the AEC team to move forward with documenta-
tion for the office and associated spaces within the 
east wing and throughout the Capitol. 

• Develop Relocation planning for Phase Two. 

 

VI.  2023 

• Complete north and south extension by June 2023. 

• Architect to complete the renovation documents for 
the Capitol Phase Two, CMr to complete buyout of the 
project and sign Phase Two GMP. 

• Relocate Phase Two (North Side of Capitol) occupants.  
Governor to occupy the north expansion and the Leg-
islature to occupy the south expansion, along with 
the entire basement staff.  Maintain a public pathway 
through basement during construction to access the 

Third Level 

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 

Implementation of Activities 
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north and south extension and to the occupied por-
tions of the Capitol above around on levels 1-4.   

• Move all historic furniture and fixtures from the Capi-
tol to warehouse. 

• Abatement and Demolition of the interior of the base-
ment and mezzanines, as well as, other areas within 
the closed portion of the Capitol that are slated for 
abatement, demolition and restoration. 

 

VI. 2023 to 2025 Phase One Construction 

• Basement - Begin relocation of mechanical and elec-
trical equipment and distribution from North to 
South.  

• First through Fourth floors - Non-historic Interior and 
exterior offices will be demolished, mezzanines on 
First and Second Floors will be removed within the 
Phase Two zones.  

• First through Fourth floors  - The CMr, working with 
the Mechanical and Electrical contractors, will install 
the mechanical, electrical, communication and other 
systems in the vertical chases identified in the bid 
documents within Phase Two spaces.  The stairways 
will be extended to the basement in the northeast and 
northwest corners of the Capitol. 

• Installation of the east emergency exit will begin. 

• Following demolition, reconstruction, restoration and 
finish work will begin within the Phase Two zones. 

• The Architect will complete the Phase Three docu-
ments.  The CMr will provide and sign the GMP Phase 
Three contract.  The GMP Phase Two and Phase 
Three amount combined will not exceed the FLCC 
(Fixed Limit of Construction Cost) proposed in the 
master plan. 

Fourth Level 

Phase One - North Side of Capitol 

Phase Two - South Side of Capitol 

Extension and Sub-Basement 

Implementation of Activities 
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• In May of 2025, Phase Two will be complete and the 
Occupants that will occupy this space, including the 
Governor and Lt. Governor, will relocate to their com-
pleted offices. 

 

VII.  2025 to 2028 

• Basement - Continued mechanical and electrical 
equipment and distribution from North to South.  The 
northern portion of the basement will have been com-
pleted with office space for legislators.  The work will 
primarily be located in the South. 

• First through fourth floors  - The CMr, working with 
the  Mechanical and Electrical contractors, will install 
the mechanical, electrical, communication and other 
systems in the vertical chases identified in the bid 
documents within Phase Three spaces.  

• Installation of the west emergency exit will begin. 

• First through fourth floors - Interior and exterior of-
fices will be demolished, mezzanines on First and sec-
ond floors will be demolished and removed from the 
building with in the Phase Three zones.  

• Following demolition, reconstruction, restoration and 
finish work will begin within the Phase Three zones. 

• In June/July of 2027, Phase Three will be complete 
and the Occupants that will occupy this space will 
relocate to their completed offices. 

 

• Grand Re-opening and Dedication Aug. 21, 2027 

• Following the completion of the Capitol restoration, 
the North extension will be reconfigured to provide for 
the visitor center.  Providing space for tour groups 
and students, as well as, for dining activities complet-
ing in July of 2028. 

Implementation of Activities 

• Following the completion of the Capitol restoration, 
the south extension will be reconfigured to accom-
modate the occupants for the south extension in-
cluding the hearing rooms and legislative staff office 
space.  This will be complete in July of 2028. 

 

VIII.  2028 

• Project complete 

 

VIV.  2029 - 2039 

• Develop and implement a stewardship and governance 
plan for Capitol and Capitol  Facilities. 
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Governance 

 
In 2018, the Missouri Legislature passed Senate Bill 
843, which established a Missouri State Capitol 

Commission (Commission).  
 
The commission shall consist of nine persons, as fol-

lows:  
• The commissioner of the office of administration  

• One member of the senate from the majority par-
ty, appointed by the president pro tempore of the 
senate  

• One member of the senate from the minority party, 
appointed by the minority leader of the senate 

• One member of the house of representatives from 

the majority party, appointed by the speaker of  
the  house  of  representatives   

• One  member  of  the  house  of representatives 
from the minority party, appointed by the minori-
ty leader of the house of representatives;  

• One employee of the house of representatives ap-
pointed by the speaker of the house of represent-

atives  
• One employee of the senate appointed by the presi-

dent pro tempore  

• Two members appointed by the Governor with the 
advice and consent of the senate.   

• The Lieutenant Governor shall be an ex officio 

member of the commission. 
 

At the first meeting of the commission and at yearly 
intervals thereafter, the members shall select from 
among themselves a chairman and a vice chairman. 

 
The commission shall hold at least four regular 

meetings each year and such additional meetings as 
the chairman deems desirable at a place and time to 

Activities 

be fixed by the chairman.  Special meetings may be 

called by five members of the commission upon delivery 
of written notice to each member of the commission.  
Reasonable written notice of all meetings shall be given 

by the director to all members of the commission.  Five 
members of the commission shall constitute a quorum.  
All actions of the commission shall be taken at meetings 

open to the public.  Any member absent from six con-
secutive regular commission meetings for any cause 

whatsoever shall be deemed to have resigned and the 
vacancy shall be filled immediately in accordance with 
subsection 1 of this section. 

 
The commission shall provide a report to the Governor 
and the general assembly annually. 

 
The duties of the Commission under 8.007 include:  

 
1. Exercise general supervision of the administration of 

sections 8.001 to 8.007. 

2. Evaluate and approve capitol studies and improve-
ment, expansion, renovation and restoration projects 

[to be paid for with funds appropriated from the state 
capitol commission fund] including, but not limited 
to, the “21st-Century State Capitol Restoration Pro-

ject”, which includes, but is not limited to, the devel-
opment and implementation of a comprehensive 
master plan for the restoration, protection, risk man-

agement and continuing preservation of the Capitol 
building, grounds and any annex areas.  For purpos-

es of this section, "annex areas" shall mean the 
building currently occupied by the Missouri depart-
ment of transportation located at 105 West Capitol 

Avenue in Jefferson City, if used to house members 
of the general assembly or legislative support staff, or 

any new building constructed for such purposes; 
3. Exercise ongoing supervision and coordination of the 

Capitol building, grounds and any annex areas; 

4. Evaluate and recommend courses of action on the 
restoration and preservation of the Capitol, the 
preservation of historical significance of the Capi-

tol and the history of the Capitol; 
5. Evaluate and recommend courses of action to en-

sure accessibility to the Capitol for physically dis-

abled persons; 
6. Advise, consult and cooperate with the office of 

administration, the archives division of the office 
of the secretary of state, the historic preservation 
program within the department of natural re-

sources, the division of tourism within the depart-
ment of economic development and the historical 
society of Missouri in furtherance of the purposes 

of sections 24 8.001 to 8.007; 
7. Be authorized to cooperate or collaborate with 

other state agencies and not-for-profit organiza-
tions to publish books and manuals concerning 
the history of the Capitol, its improvement or res-

toration; 
8. On or before October first of each year, submit to 

the budget director and the general assembly esti-
mates of the requirements for appropriations for 
the Capitol building, grounds and any annex are-

as for the year commencing on the following first 
day of July; 

9. Encourage, participate in or conduct studies, in-

vestigations, and research and demonstrations re-
lating to improvement and restoration of the state 

Capitol it may deem advisable and necessary for 
the discharge of its duties pursuant to sections 
8.001 to 8.007; 

10.Hold hearings, issue notices of hearings and take 
testimony as the commission deems necessary; 

and 
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11.Initiate planning efforts, subject to the appropriation 

of funds, for a centennial celebration of the laying of 
the capstone of the Missouri State Capitol. 

 
The "State Capitol Commission Fund" is hereby created 
in the state treasury.  Any moneys received from sources 

other than appropriation by the general assembly, in-
cluding from private sources, gifts, donations and 
grants, shall be credited to the state capitol commission 

fund and shall be appropriated by the general assembly. 
 

The provisions of section 33.080 to the contrary notwith-
standing, moneys in the second capitol commission fund 
shall not be transferred and placed to the credit of the 

general revenue fund.  Moneys in the state capitol com-
mission fund shall not be appropriated for any purpose 

other than those designated by the commission. 
 
The commission is authorized to accept all gifts, be-

quests and donations from any source whatsoever.  The 
commission may also apply for and receive grants con-
sistent with the purposes of sections 8.001 to 8.007.  All 

such gifts, bequests, donations and grants shall be used 
or expended upon appropriation in accordance with their 

terms or stipulations and the gifts, bequests, donations 
or grants may be used or expended for the preservation, 
improvement, expansion, renovation, restoration and im-

proved accessibility and for promoting the historical sig-
nificance of the Capitol. 
 

The commission may copyright or obtain a trademark for 
any photograph, written work, art object or any product 

created of the capitol or capitol grounds.  The commis-
sion may grant access or use of any such works to other 
organizations or individuals for a fee, at its sole discre-

tion or waive all fees.  All funds obtained through licens-
ing fees shall be credited to the capitol commission fund 

the accounts committee. 

 
Recommended Organizational Structure 

 
The statute gives authority for the Missouri State Capitol 
Commission (MSCC) to plan, develop and oversee the res-

toration and expansion of the Missouri State Capitol us-
ing funds from the “Missouri State Capitol Fund”. This is 
a large undertaking for a part time appointed commission 

where every member of the MSCC has full time responsi-
bilities elsewhere. In considering the organizational struc-

ture of the MSCC and the magnitude of the restoration in 
both time and money the MSCC should consider the ap-
pointing of an executive director to assist the board in 

performing its duties. 
 

Additionally, it is recommended that to assist the project, 
the development of a budget and operations subcommit-
tee be organized to review and make recommendations to 

the MSCC regarding: 
1. the executive director's annual performance; and 
2. the executive director's suggestions for staff, including 

staff duties, performance, compensation, and person-
nel; 

3. make rules governing the review, compensation, and 
bonus process for the executive director and staff. 

 

The executive director shall be responsible for: 
1. Development and implementation of  a master plan 

with a projection of at least 20 years concerning the 

stewardship responsibilities, operation, activities, 
maintenance, preservation, restoration, and modifica-

tion of the Capitol and Capitol grounds 
2. Develop a plan to restore and maintain the building: 

• Preserving the architectural integrity 

• Developed within a Campus Setting 
• Open safe and secure facility 

in a manner similar to funds the commission receives as 

gifts, donations and grants.  The funds shall be used for 
repairs, refurbishing or to create art, exhibits, decora-

tions or other beautifications or adornments to the capi-
tol or its grounds. 
 

The senate chamber, the senate committee rooms, the 
offices of the members of the senate on the third and 
fourth floors of the state capitol building and all other 

rooms and offices of the state capitol building designed 
for or assigned under section 8.007 to the use of the 

members and officers of the senate, and all furniture, 
equipment and supplies therein, are reserved for the ex-
clusive use of the members and officers of the senate.  

These rooms, together with the furniture, equipment and 
supplies therein, are in direct charge and control of the 

senate accounts committee.  No use of any of said quar-
ters other than by the senate, its members or officers 
shall be made except with the written consent of the sen-

ator or officer occupying the office rooms and upon the 
order of the accounts committee. 
 

The house chamber, the house committee rooms, the of-
fices of the members of the house on the third and 

fourth floors of the state capitol building and all other 
rooms and offices of the state capitol building designed 
for or assigned under section 8.007 to the use of the 

members and officers of the house and all furniture, 
equipment and supplies therein, are reserved for the ex-
clusive use of the members and officers of the house of 

representatives.  These rooms, together with the furni-
ture, equipment and supplies therein, are in direct 

charge and control of the house accounts committee.  No 
use of any of said quarters other than by the house of 
representatives, its members or officers shall be made 

except with the written consent of the representative or 
officer occupying the office rooms and upon the order of 
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3. Prepare, and recommend for board approval, an 

annual budget and work plan, that is consistent 
with the master plan, for all work in association 
with restoring and maintaining the Capitol and 

constructing the Capitol extension. 
4. Develop, a furnishings plan. 
5. Develop an operations, maintenance, and janitori-

al program working with the Office of Administra-
tion to implement and maintain the Capitol and 

extensions 
6. Develop and maintain a registration system and 

inventory of the contents of the Capitol following 

the restoration. 
7. Direct in matters dealing with the preservation of 

historic materials. 

8. Make recommendations on conservation needs to 
the MSCC and contract for conservation services 

for objects of significance. 
9. Prepare for MSCC all requests for all art and ex-

hibits to be placed in the Capitol or on Capitol 

grounds MSCC approval.  Following approval im-
plement. 

10.Employ staff to assist in duties. 
11.Contract for professional services of qualified con-

sultants, including architectural historians, land-

scape architects with experience in landscape ar-
chitectural preservation, conservators, historians, 
program mangers, owner representatives, archi-

tects, engineers, artists, exhibit designers, crafts-
men and others as needed. 

12.Prepare annually a complete and detailed written 
report for the board that accounts for all funds 
received and disbursed by the board during the 

preceding fiscal year. 
 

 

Duties and Responsibilities 
Governance Recommendations 

• Adopt by-laws for operations, including development of 
subcommittee, budget/operations and presentations 
and Art.  The Development of Subcommittee that 

meets between the regular meeting of the commission 
is one way to address this (monthly). 

• Commission Management - It is best to have members 

of the Commission make recommendations to other 
members of the commission for approval. 

• Subcommittees - 
• Preservation Subcommittee 
• Budget Subcommittee 

• Art and Memorial Subcommittee  
• Stewardship Subcommittee 
• Capitol Security Subcommittee 

• Quarterly Commission Meetings - decision making 
meetings.  The subcommittee will make recommenda-

tions that will go to the Commission. 
• What items need to go to the MSCC: 

• Financial commitments. 

• Budgets and Budget projections. 
• Change orders above $100,000 on construction 

projects where a project has been funded. 
• Reports of all approved changes and uses of con-

tingency funds.  

• Development and approval of Guaranteed Maxi-
mum Price (GMP) for the Restoation/
Construction. 

• Changes in schedule. 
• Changes in Scope above $100,000 of the ap-

proved GMP. 
• Approval of the Guidelines and the Summary 

Documents 

• Annual Report 
• Financial Reporting for previous year 

• Fund Raising 

• Expenditures 

• Budget recommendations for the com-
ing year 

• Accounting previous years budgets 

• Projects 
• Planning  
• Design 

• Construction 
• Completion 

• Event Management—Stewardship committee. 
• Online form to OA FMDC:  

• Guidelines need to be put in place 

that work with the Capitol Events 
Management.  

• Amend the rules—Approval of the 

Events needs to be brought to the 
subcommittee. 

• Develop a fee to use Capitol to pay for 
maintenance following events. 

• Create docent program for tour, work-

ing with Missouri State Parks. 
• Maintenance of  historic materials-

Create a stewardship manual for: 
Bronze, stone and other materials. 

• Art stewardship—conservation of mu-

rals and art. 
• Maintenance manual development to 

provide guidance—develop common 

guidelines for cleaning and manage-
ment which OA, Senate and House 

may use to maintain Capitol.  These 
need to be developed based upon the 
results of the preservation of the Cap-

itol. 
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Stewardship Plan 
 

With the completion of this restoration of the Capitol, 
the MSCC’s primary focus will be to function as a 

Steward for the Capitol. This activity will focus upon 
the operational aspects, conservation needs and 
maintenance responsibilities of physical Capitol as 

well as art and landscaping.  
 

It will be imperative that the Capitol be maintained 
in a fashion that is consistent with each of the criti-
cal materials.  During the development of the resto-

ration documents and specifications, the materials 
and finishes will need to have cleaning and care 
standards and procedures developed to avoid future 

damage. 
 
Decorative Art on Walls and Ceilings:   

 
• Stone Walls Interior 

• Exterior Stone 
• Bronze Light Fixtures 

• Brass Fixtures: 
• Decorative Rail 
• Stone Floors 

• Windows 
• Skylights 
• Stained Glass 

• Painted Glass 
• Bronze Sculpture 

• Bronze Busts 
• Bronze Plaques and Elevators 

Activities 
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General Construction Costs 
 

The budget has been developed through a series of 
analysis that include: 

• Benchmarking 
• Systems Analysis Estimating 
• Investigation of Specialty Items 

• Quantity Take Off of Specific Items 
• Estimating Contingency for unknowns 

 
This information has led to a rough order of magnitude 
estimate for project cost of $521,865,313. 

 
The analysis was categorized into the following CSI 
sections:  

02 Existing Conditions 
02 Asbestos Abatement 
04 Exterior Stone Restoration 
05 Roofing 
08 Exterior Window Replacement 
08 Exterior Door Renovation 
09 Interior Historical Painting 
09 Interior Finish 
09 Interior Finish 
09 ADA Compliance and Accessibility 
14 Freight Elevators 
14 Passenger Elevators 
21 Fire Protection 
22 Plumbing 
23 Mechanical Systems 
26 Fire Alarms 
26 Electrical Systems 
26 Lightning Protection 
26 Historical Lighting Renovation 
26 Replica Historical Fixtures 
27 Telecommunications 
28 Security 
31 Underground Excavation 

General 

Owner Costs 
 

Owner Cost include all costs above and beyond the cost 
of the hard construction work. These are sometimes 

referred to as soft costs. 
 
These costs include professional services such as: 

• Owner program manger Fees,  
• Architect and Engineering Fees,  

• CM Preconstruction Services Fees 
• Inspection Services Fees 
• Commissioning Authority Fees 

• Communication Design Services Fees 
 
Other typical non-profession service items include: 

• Contingencies 
• General Expenses 

 
However, for the restoration of the Missouri Capitol, 
additional owner costs must be accounted for. These 

include: 
• Relocation and moving costs for the occupants 

of the Capitol as well as for the displaced 
occupants of the future swing space. 

• Furniture designed to be sympathetic to the 

historic nature and design of the Capitol. This 
is above and beyond the typical furniture 
budget. 

• Escalation- Presently the budget is proposing 
an average of 4% per year to the midpoint of 

construction.  This is typically only 2% per 
year, however, due to the recent tariffs and 
limited labor market, we believe a higher 

escalation is in order. 
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Funding  

Funding is always a major concern for Capitol Restora-

tion projects. We have identified three phases: 
 

Phase One - 2019 Construction of the North and South 
Extensions. 
 

Phase Two - 2021 Restoration of Capitol North and East 
areas 
 

Phase Three - 2024 Restoration of Capitol South and 
West areas.  

 
Each of these have been developed based upon a full 
funding for the phase. The funding for each phase 

would need to be provided prior to the commencement 
of that particular phase.  

 
Design and Construction will need to be organized to 
not exceed these funded amounts. 
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Extension 
Phase One—North South Extensions 

The north and south extensions will be the first element 
of the new plan constructed. Both the north and south 

will be constructed together. This will create 
approximately 163,000 square feet of space - (18,000 
sq. ft. on the North and 145,000 sq. ft. on the south).  

 
Constraints 

 
The structural piles from the original construction 
documentation indicate that bedrock is approximately 

16 to 20 feet below the basement level. As we expand to 
the North and the South, we anticipated that the 
excavation will encounter bedrock. We have also 

assumed that rock removal generally across the 
expansion will likewise be required to set foundations. 

We have therefore accommodated for this potential 
within the overall estimate.  
 
Phase One - 2021 to 2023  

 

Phase one will provide all the physical space, the public 
areas and the meeting space. Staff offices will be 
constructed. The North facility will initially be designed 

to house the Governor and the Lt. Governor. This will 
complexly fill the north extension. The south extension 
will initially be designed to provide 70,000 sq. ft. to be 

used as swing space for the legislature (house and 
senate) for both the first and second sequence of the 

project. 
 
 

Individual Project Breakdown 
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Individual Project Breakdown 

Capitol 

 
The Capitol will be constructed in three phases.  This 
has been done to allow the use of a portion of the 

building by the legislature throughout the entirety of 
the renovation.  While this is not the most efficient or 
cost effective for construction, it is overall more cost 

effective than trying to locate or build a temporary 
swing space that will house all of the legislative 

functions.  The project is proposing to constructed 
approximately 163,000 square feet of additional space 
in order to decompress the Capitol.  It is proposed that 

this space within the extension be use as swing space 
for approximately half the legislature in each phase. 
 
Phase Two - North, East and Basement 

Following the completion of the North and South 

extension the following sequence will occur.  
• Relocate all occupants from the basement to the 

south extension along with all occupants on the 

North side of the Capitol building floor 1-4. 
• Demolish the basement space, provide for pathway 

for legislature and executive branch.  
• Cut pathways in basement floor for mechanical 

distribution, begin vertical distribution on north 

side. 
• Extend the north grand stairs to the basement. 
• Demolish the Mezzanines. 

• Restore and reconfigure all the office space and 
meeting space along the north side and basement.  

• Begin decorative painting on the north side of the 
museum and in the rotunda. 

 
Phase Three - South, West and Basement 

• Relocate occupants from the south and west to the 

swing space. 
• Demolish the Mezzanines on the first and second 
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Individual Project Breakdown 

floors 

• Begin the vertical distribution of the MEP. 
• Extend the grand stairs to the basement  
• Restore and reconfigure all the office space and meeting 

space along the north side and basement.  
• Complete decorative painting in museum and rotunda. 
• Begin decorative painting in House and Senate 

Chamber 
• Reconfigure the North Extension for a visitor center 

• Reconfigure the South Extension for permanent office 
space  
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Activities 

Parking Structure 2021 and 2022 
 

The current Senate Parking Structure will be removed 
and a new 600 parking stall garage will be constructed: 

 
• Senate Member Parking - 34 Parking Stalls 
• Senate Staff Parking - 177 Parking Stalls 

• Senate visitor Parking - 25 Parking Stalls 
• Executive parking - limited - 100 parking Stalls 

• Public Parking - 264 Parking Stalls  
 
It is anticipated that this parking will be between 6 and 

8 stories high or approximately 80 feet tall. 
 
Constraints 

 
Due to the constraint of the site with the hillside and 

the existing historic structure on the corner of 
Broadway and High Streets, it is therefore anticipated 
that some excavation of rock will need to be removed to 

accommodate the foundation.  This has required the 
addition of dollars to accommodate these constraints 

and excavation needs. 
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Benchmarking 

As a way of double checking the estimate, benchmarking 

is used to compare actual costs from completed capitols 
to the proposed estimate.  
 

The complete project actual costs adjusted based upon 
the scope of the project.  For example, in Missouri we do 
not need to worry about underpinning for base isolation.  

The scope of the Utah State Capitol has been adjusted to 
remove that portion of the cost associated with the base 

isolation. 
 
Following these scope adjustments the costs normalize 

by escalating them to the current year, in this case that 
would be 2019.  From that point forward we escalate 
them all to the midpoint of the proposed construction. 

 
The Midpoint of construction for: 

• the Capitol is 2025  
• the Extension to the north and the south is 2023.  
 

This allows for the most accurate picture of how the 
costs compare per square foot cost to all the other 

capitols for the similar scope. The only difference is the 
square foot of the building and the associated complexity 
of the project.  

 
The smaller the capitol, for example Wyoming at 129,000 
GSF, will have a higher cost/square foot than say a 

Minnesota at 387,000 GSF. Likewise the complexity of 
the project such as Wyoming where the building was 

constructed over three different time periods vs. 
Missouri that was built all at once limiting the 
structural, mechanical and decorative solutions. 

 
The proposed $900/square foot is well within the 

appropriate range that we would expect for the Missouri 
Capitol costs. 
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Benchmarking 

The benchmarking for the extension to the north and 

the south or underground portion of the project is a bit 
more challenging. In comparing it to Texas and 
Wyoming it is clear that while the scope is closer to 

Texas in many ways, the costs appear to be extremely 
low and would indicate that the work was done during 
a low point or downturn in the construction market. 

 
With the current market conditions we believe that a 

more accurate number is similar to Idaho who’s work 
was done during a high point in the market.  
 

The Virginia Extension is very high in cost, this is 
largely due to the small size of the extension and the 
very difficult aspect of construction and the sensitivity 

of working on Thomas Jefferson’s historic building.  
 

The Wyoming Extension is unique in that it is built 
upon an existing foundation and within an existing 
structure where the top was removed yet the sidewall 

were retained. Therefore the cost per square foot is 
lower due to the reuse of these major structural 

elements. 
 
Costs of Missouri Capitol Extension 

 
The proposed cost of the Missouri Extension is higher 
than the represented norm for three reasons: 

1. Excavation of Rock - we have worked with local 
contractors to develop a rough order of magnitude 

estimate of both the quantity and cost that would be 
required to develop the proposed extensions. 

2. Multiple finish packages will need to be developed to 

provide for both the swing stage phase and the final 
occupancy stage. During the renovation of the 

Capitol the extensions will be used primarily as 

Page 15.8 

swing space for the Governor and legislature. We will 

only be able to accommodate a portion of the 
legislature at a time. The current proposal is to 

compress the temporary offices to those that are 
similar to ones found on the mezzanines, currently in 
the Capitol, in order to provide for as many members 

as possible in these temporary quarters.  
 

Once the Capitol renovation is complete, then the 

interiors of the extension will need to be reconfigured 
to the final design.  This cost has been calculated 

into the total which would raise the amount by roughly 

75 to 90 dollars a square foot. 
3.  Construction on the north and the south of the Capitol 

will impacts the cost due the coordination and impact 
of exiting infrastructure on both sides of the Capitol. 
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Activities 

General  

 
Schedule 
• The schedule for the restoration of the Missouri 

Capitol has been developed around the 
recommendation  that the procurement process will 
be built around CM @ Risk or CMr process. This 

process will allow for multiple bid packages. MOCA 
proposes the following: 

• Bid Package 1 - North and South Extension 
• Bid Package 2 - North and East Phase Capitol 
• Bid Package 3—South and West Phase Capitol 

• The construction of the Parking Structure can be 
either incorporated into the Capitol Construction 
planning and the use of the CMr or the Parking 

Structure can be separate from the Capitol project 
and could be constructed using a more traditional 

(design/bid/build) procurement method which the 
office of Administration is familiar with. It is an 
independent project that is only connected to the 

Capitol project.  Due to the removal of parking in the 
basement and site. 

• The schedule has also been designed to allow the 
CMr to manager the flow of the work to minimize any 
down time associated with the phases of work. 

• The schedule has been developed based upon the 
concept that approximately 85,000 sf of the north 
and south extensions space will be used as swing 

space during the restoration of the Capitol. 
• The schedule has been developed to allow the 

Executive and Legislative Branches to remain in the 
building while the Capitol is restored. This will be 
accomplished by closing half of the building for 

demolition and restoration while the other half of the 
building is open.  

•The work in the Chambers (Senate and House) will 
need to be carefully organized by the CMr, such that the 
Chambers while under restoration will be available for 

North/South Extension  

Phase 1 

Capitol North & East 

Phase 2 

Capitol South & West 

Phase 3 
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Activities 

 

 

 
 

session prior to restoration being completed.  We 

anticipate that these chambers will be completed in 
their associated phase. 
 

The proposed schedule recommends that the restoration 
of the Capitol be completed in three phases. In between 
each of the three phases are activities that will require 

both the Executive Branch and the Legislative Branch 
be prepared in advance to move expeditiously to 

minimize the downtime between phases.  These areas 
are highlighted on the schedule with a blue circle.   
 

In each of these three circles, planning for the move will 
be critical.  There will be many critical activities from 
working with agencies or departments to identify office 

space to relocate to for those who will leave the Capitol 
for a time, to coordinating the actual move and 

duration.  The reason this is critical is that the 
contractor will be waiting on the State before they can 
begin work on the following phase.  Therefore, delays, 

lost time, or unanticipated problems with the relocation 
can impact both the schedule and the project cost.  

 
We recommend that these transition points between 
construction phases be carefully planned, analyzed and 

efficiently managed as possible.  Lean Construction 
techniques offer the best opportunity to accomplish this.  
We recommend that the Owner Representative, the 

architect, CMr and MSCC use what is known as the 
“Last Planner System” which has been shown to reduce 

work time by between ten and fifteen percent.  This is 
accomplished by a series of planning meeting where pull 
planning is used to identify work and schedule 

commitments in a 100% collaborative environment. 
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