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1.0 GENERAL PROJECT DATA
SITE OBSERVATION REPORT NO:

#8
PAYMENT REQUEST REVIEWED:

#12
PROJECT:




TBN Michaels Syracuse

1200 East Genesee Street (505 Walnut Avenue)

Syracuse, Onondaga County, 

New York 13208
LENDER:

Citizens Bank, NA
Real Estate Risk Services
900 Elm Street, NE1575
Manchester, New Hampshire 03101


OWNER:




Southside Genesee Associates, LLC








3 East Stow Road

Marlton, New Jersey 08053

(856) 596-0500

CONTRACTOR:

Hueber-Breuer Construction Company Inc.



148 Berwyn Avenue.
Syracuse, New York 13210

(315) 476-7917

ARCHITECT:

Erdy McHenry Architecture, LLC 



915 North Orianna Street



Philadelphia, Pennsylvania 19123

(215) 925-7000

SITE/CIVIL ENGINEER:

Passero Associates, DPC 



242 West Main Street



Rochester, New York 14614



(585) 330-6203


STRUCTURAL ENGINEER:


Klepper, Hahn & Hyatt








5710 Commons Park Drive








East Syracuse, New York 13057








(315) 446-9201


MECHANICAL, ELECTRICAL


& PLUMBING ENGINEER:


Sack and Associates








721 East Genesee Street








Syracuse, New York 13210








(315) 471-4013

SITE AREA:




0.942 acres
New Lot 1







0.304 acres
New Lot 2







0.240 acres
New Lot 3







1.486 acres
Total

BLDGS:




One

NO. FLOORS:




Five residential levels over podium deck and garage

NO. UNITS:




126 units (363 beds)


BLDG. AREAS:



219,990 gross square feet 


CODE:





2015 International State Building Code


OCCUPANCY TYPE:



R-2 Residential








A-3, Assembly








S-2, Storage (garage)


CONSTRUCTION TYPE:


Type IIIA above IA Podium

ORIGINAL COMPLETION DATE: 

July 27, 2018
CURRENT COMPLETION DATE:

September 1, 2018

DATE OF OBSERVATION:


 April 30, 2018


WEATHER: 



             Overcast, 50° F.
SITE OBSERVATION CONDUCTED BY:        Stephen Major, Project Manager
PRESENT AT SITE OBSERVATION:               Derek Heath, Project Manager, 
                                                                              Hueber-Breuer
2.0      EXECUTIVE SUMMARYtc \l1 "2.0
EXECUTIVE SUMMARY
Property Solutions Inc. conducted construction monitoring site visit #08 to review the status of construction completed to date for the project known as TBN Michaels Syracuse located at 1200 East Genesee Street (505 Walnut Avenue) in Syracuse, Onondaga County, New York 13208.   
At the time of our site observation on April 30, 2018, the foundation and podium level concrete deck were complete.  Virtually all concrete flatwork is complete.  Large concrete staircases at the west end of the building are complete.  Framing of all towers is complete. Electrical and mechanical rough ins are complete in multiple towers, the lower level, and other various areas, and are well underway in the remainder of the building. The fire sprinkler riser assemblies were completed, fire alarm panels are installed, and boilers are connected. Thin brick installation and fiber-cement siding is complete on much of the east and middle towers, and is continuing.  Roofing is essentially complete.  Drywall and painting are complete in most of the east tower and portions of the middle tower.  Gypcrete subfloor has been installed on multiple floor levels, and vinyl flooring has been installed in some bathrooms.
The construction progress generally appears to be in accordance with the most recent version of the construction schedule.

In the previous three applications, the General Conditions line item completion percentage was considerably higher than the overall project completion progress.   According to the contractor, this line item was under-budgeted. As a result of re-assignment of several line item values (to bring them in line with actual vs. estimated costs), the General Conditions line item currently stands at 88% complete, versus the overall project completion of 73%.  This represents a difference of 15% which is a substantial decrease from the prior differences of around 30%.  The gap should typically be between 5-10% and will be monitored closely going forward. 

The quality of the work is good. It appears that there are sufficient funds for the completion of this project as we understand it.  The project is estimated to be approximately 73% complete and appears to be generally on schedule. 

Based upon our site observations and review of the submitted payment application, we can recommend the amount of $3,346,426.14 for Application for Payment No. 12 for the period to April 30, 2018.
3.0      GENERAL PROJECT DESCRIPTIONtc \l1 "3.0
GENERAL PROJECT DESCRIPTION
The subject property consists of an irregular-shaped site bordered by East Genesee Street to the north, Walnut Avenue to the west and Comstock Avenue to the east.  The subdivision plan indicates the project includes the re-subdivision of multiple lots into three new with a total combined area of 1.486 acres. Existing conditions on the site consists of existing buildings, paved areas and associated site improvements that are to be demolished and removed.  

The property is proposed for development and improvement with a 126-unit (with 363 beds) student housing apartment building that will have five residential levels over a podium deck and parking garage level. Total building area is approximately 220,000 gross square feet.   Building areas will include dwelling units, corridors, lounge and study areas, fitness center, mechanical and electric rooms, and ground floor parking garage.  The building footprint will cover most of the site. 
Building construction elements will include reinforced concrete spread footing type foundations and steel pile foundations, concrete construction for the garage level and podium deck, and wood frame construction for the residential levels above. The building exteriors will feature fiber cement type siding, thin brick wall system, modular brick, aluminum windows and curtain walls, and aluminum and glass storefronts.  Roofing will be flat/low-slope type roofs with EPDM type single-ply membrane and tapered insulation.  Interior finishes and equipment will include luxury vinyl tile, carpet, painted base and trim, carpet, painted drywall-covered walls and ceilings, kitchen cabinets, appliances, bathrooms vanities, fixtures and accessories.  Heating and cooling will be provided by water source heat pump system with cooling tower, gas-fired boilers, heat pump units and fan coil units.  Plumbing systems will include water and sewer services from site mains, water system booster pumps, elevator pit sump pumps, plumbing fixtures, and central gas-fired hot water heaters.  Electric service will be provided underground to service and metering equipment in the building and individual metered to the apartments with circuit breaker load center panels and 70 to 100 amps per unit.  Fire/life safety protection systems will include fire sprinkler system coverage with fire pump, and a fire alarm system.  The building will have an emergency generator.  Vertical circulation will be provided by two traction type elevators.  

Site improvements include demolition and removal of existing buildings and improvements, soil erosion and sediment control work, grading and storm drainage improvements, utility services, asphalt paving, concrete flatwork, landscaping, exterior lighting and fencing. 

4.0 PROJECT CONSTRUCTION STATUS
Construction progress is summarized as follows:

Item 1: Concrete Podium Form and Shore
· No work was completed this period.
· This work is approximately 99% complete.
Item 2: Foundation Reinforcing
· No work was completed this period.
· This work is approximately 82% complete.
Item 3: Concrete Podium Reinforcing

· A portion of this work was completed during this period, mainly reinforcing at the parking garage.
· This work is approximately 96% complete.
Item 4: Footings and Foundations

· This work is complete.
Item 6: Concrete Flatwork

· A portion of this work was completed during this period, primarily prep and slabs at the parking garage level.
· This work is approximately 80% complete.
Item 7: Concrete Material
· A portion of this item was billed this period.
· This work is approximately 75% complete.
Item 8: Gypcrete

· A portion of this work was completed during this period, but no billing occurred.
· The billed work remains at approximately 23% complete.
Item 10: Hoisting

· A portion of this work was completed during this period, primarily the last of the  crane work at the site.
· This work has been re-valued and now stands at 88% complete.
Item 11: Thin Brick

· A portion of this work was completed during this period, including materials billed, surface prep, and installation of thin brick on multiple exterior walls.  No billing occurred.
· This work remains at approximately 67% complete.
Item 12: CMU

· This work is complete.
Item 13: Structural Steel

· A portion of this work was completed and/or invoiced during this period, primarily stairs and railings.
· This work is approximately 76% complete.
Item 14: Wood Framing

· A portion of this work was took place during this period.
· This work is virtually 100% complete.
Item 15: Apartment Casework
· A portion of this work was completed during this period, primarily the provision and installation of unit cabinets.
· This work is approximately 55% complete.
Item 16: Public Space Millwork

· No public space millwork was invoiced this period.
· This work is approximately 29% complete.
Item 17: Misc Finish Carpentry
· A portion of this work was completed and/or invoiced during this period, primarily interior doors and trim.
· This work is approximately 22% complete.
Item 18: Winter Protection

· A portion of this work was completed during this period.
· This work was re-valued and is 100% complete.
Item 19: Foundation Damproofing

· No work was completed this period.
· This work is approximately 88% complete.
Item 20: Rigid Insulation - Material Only

· No work was invoiced this period.
· This work is approximately 98% complete.
Item 21: Spray Applied Vapor Barrier

· A portion of this work was completed during this period (application on exterior walls prior to thin brick and siding installation), but none was invoiced.  , including.
· This work was re-valued and stands at approximately 19% complete.
Item 23: Fireproofing

· A portion of this work was completed during this period.
· This work was slightly re-valued and is 100% complete.
Item 24: Siding

· A portion of this work was completed during this period.
· This work was re-valued and is approximately 64% complete.
Item 25: Metal Panels

· A portion of this work was completed during this period, which includes exterior wall panels.
· This work was re-valued and is approximately 38% complete.
Item 26: Roofing

· A portion of this work was completed during this period.
· This work is approximately 95% complete.
Item 28: Doors/Frames/Hardware

· A portion of this work was completed during this period.
· This work is approximately 34% complete.
Item 30: Fiberglass Windows - Material Only

· A portion of this work was invoiced during this period.
· This work is virtually 100% complete.
· Item 31: Curtainwall/Storefront

· A portion of this work was completed during this period, including the fabrication, stockpiling, and installation of window surrounds and windows.
· This work is approximately 77% complete.
Item 33: Drywall

· A portion of this work was completed during this period, including delivery and installation in all towers.
· This work is approximately 65% complete.
Item 35: Flooring

· A portion of this work was completed during this period, including delivery, stockpiling, and installation of vinyl flooring. 
· This work was re-valued and is approximately 64% complete.
Item 36: Painting

· A portion of this work was completed during this period, including interior painting in multiple towers.
· This work is approximately 30% complete.
Item 44: Appliances

· A minimal portion of this work was completed during this period, including installation of some unit appliance.
· This work is approximately 1% complete.
Item 47: Elevators

· This work continued during this period and is nearly finished.
· This work is approximately 94% complete.
Item 48: Trash Chute
· No work was completed and/or invoiced during this period.
· This work was re-valued and is 100% complete.
Item 49: Fire Protection

· No work was invoiced during this period.
· This work is approximately 66% complete.
Item 50: Plumbing

· This work has continued during this period, including the installation of plumbing rough-ins and the installation of tubs.
· This work is approximately 66% complete.
Item 51: HVAC 
· HVAC rough-ins have continued through this period and boilers have been connected.  A portion of the unit heat pumps have been installed.
· This work is approximately 82% complete.
Item 52: Temporary Heat

· A portion of this work was invoiced during this period.
· This work is approximately 47% complete.
Item 53: Electrical

· A portion of this work was completed during this period, included the installation of meter banks and other main panels, prefabrication of additional unit circuit breaker panels, and continuing rough-ins including power, data, and fire alarm.
· This work is approximately 74% complete.
Item 54: Earthwork

· No work was invoiced during this period.
· This work is approximately 91% complete.
Item 55: Shoring

· This work is complete.
Item 57: Temporary Fencing

· No work was completed this period.
· This work is approximately 49% complete.
Item 60: Hueber-Breuer Site Labor and Support
· A portion of this work was invoiced during this period.
· This work is approximately 80% complete.
Item 61: Surveyor

· This work is complete.
Item 62: General Conditions

· A portion of this item was billed during this period.  This work includes Hueber-Breuer supervision, management, office support, accounting, trash dumpsters, etc.
· This item was re-valued and is now approximately 88% complete.
Item 63: Bond

· This item is complete.
Item 64: General Liability Insurance

· A portion of this item was billed during this period.
· This item is approximately 75% complete.
Item 65: Building Permit

· This item is complete.
Item 66: Construction Contingency
· A portion of this item was billed during this period, and includes multiple items delineated on the included spreadsheet entitled "HB Payment Application Contingency Invoice Amounts." dated 4/27/2018.  
· This item is approximately 80% complete.
Item 67: Design Contingency

· This item covers incomplete portions of architect's plans at the start of the project and includes multiple items delineated on the included spreadsheet entitled "HB Payment Application Contingency Invoice Amounts." dated 4/27/2018.  A portion of this item was billed during this period.  
· This item is approximately 58% complete.
Item 68: Construction Management Fee

· A portion of this item was billed during this period.
· This item is approximately 76% complete.
Property Solutions Inc. concludes that the building construction appears to conform to the standards and specifications set forth in the project drawings.  Photographs from the site visit are attached.
5.0      CONSTRUCTION DOCUMENTATION

The following documents were received this period:
· Application and Certificate for Payment #12 for the period to April 30, 2018, along with back-up documentation.
6.0      REQUISITION DOCUMENTATION REVIEW
tc \l1 "6.0
REQUISITION DOCUMENTATION REVIEW
Property Solutions has received and reviewed Application and Certificate for Payment No. 12 for the work performed and current payment due to Hueber-Breuer Construction Co. Inc. for the period ending April 30, 2018.  The application was signed and notarized by the contractor dated April 27, 2018 and certified by the architect on May 2, 2018.. 
The current payment request for construction costs is summarized as follows:
	TBN Michaels Syracuse

Hard Cost Pay App #11
	Amount

Requested
	Amount

Recommended

	Original Contract Sum 
	$34,846,056.00
	$34,846,056.00

	Net Change by Change Orders 
	$985,708.63
	$985,708.63

	Contract Sum to Date
	$35,831,764.63
	$35,831,764.63

	Total Completed & Stored to Date 
	$26,319,117.63
	$26,319,117.63

	Less Retainage 
	$2,619,978.48
	$2,619,978.48

	Total Earned Less Retainage 
	$23,699,139.15
	$23,699,139.15

	Previous Certificates for Payment
	$20,352,713.01
	$20,352,713.01

	Current Payment Due 
	$3,346,426.14
	$3,346,426.14

	Balance to Finish, Plus Retainage
	$12,132,625.48
	$12,132,625.48

	Percentage Complete 
	73%
	73%


The hard cost amount approved this period is $3,346,426.14.  Requests this period include podium reinforcing, concrete flat work, concrete material, hoisting, thin brick, structural steel, winter protection, wood framing, apartment casework, miscellaneous carpentry, roofing, vapor barrier, fireproofing, siding, roofing, doors/frames/hardware, fiberglass windows, curtainwall/storefront, drywall, flooring, painting, appliances, elevators, trash chute, fire protection, plumbing, HVAC, temporary heat, electrical, general conditions, GL, construction contingency, design contingency, and CM Fee.
In the previous three applications, the General Conditions line item completion percentage was considerably higher than the overall project completion progress.   According to the contractor, this line item was under-budgeted. As a result of re-assignment of several line item values (to bring them in line with actual vs. estimated costs), the General Conditions line item currently stands at 88% complete, versus the overall project completion of 73%.  This represents a difference of 15% which is a substantial decrease from the prior differences of around 30%.  The gap should typically be between 5-10% and will be monitored closely going forward. 
Retainage at this draw request is as follows:
· 10% on total completed to date including hard costs, design fees, general conditions, and bond. 

Property Solutions Inc. can make a general statement stating the Balance to Complete for the project appears to be adequate. 
Soft Costs and owner FF & E are reviewed by the lender.
LIEN WAIVERS


A contractor’s Release and Waiver of Liens and Claims was provided this period dated March 29, 2018 for total payments to date ($23,699,139.15), including this payment request in the amount of $3,346,426.14.  

7.0 CHANGE ORDERS tc \l1 "7.0
CHANGE ORDERS
Change Orders 
New change orders are included in this payment application, as follows:
#45 Schlage deadbolts and fire glass $113,900.05

#52 Appliance changes $51,743.02

#53 Bathroom vanity changes $16,929.00

#54 Fire shutter $36,160.97

#56 High speed overhead door $21,637.75

#60 Access control system $73,177.37

#61 Window curtain power & control wiring $10,203.87

#72 Amount required power $37,882.96

Total $361,634.99
A copy of change orders 45, 52, 53, 54, 56, 60, and 61 with signature approvals by the architect and project owner are included in the supporting documentation attached.  A copy of change order 72 is not included and should be provided.
Potential Change Orders

There are no pending change orders.
8.0      PROGRESS SCHEDULEtc \l1 "8.0
PROGRESS SCHEDULE
Per the prior Plan & Cost report dated June 2, 2017, documentation received included a Preliminary Construction schedule dated December 22, 2016.  The schedule summarizes time lines and general milestones for schematic design, design development, GMP development, construction document development, and construction including Phase 1 (Demolition), Phase 2 (Site and Foundations), Phase 3 (Superstructure and General Construction).  Construction work is itemized by project wide activities, podium, Tower 1 (Comstock Avenue), Tower 2 (center), and Tower 3 (Walnut Avenue). Each area is further itemized by trade. 
The schedule represents an overall construction period of approximately 19 months based on commencement of demolition in December 19, 2016 and completion of the project by September 1, 2018.  These time frames appear aggressive but feasible with a well-coordinated effort by the project parties. It is recommended that an updated schedule be submitted, based on the current status of the project and actual start date. Property Solutions requested an updated progress schedule and expects to receive a copy by next period. However, the project manager confirmed again this period that the expected completion date is unchanged.
The property owner reportedly performed demolition in March 2017 and was completed in early May. It was also reported previously that GC mobilization commenced on May 16, 2017. The current projected completion date is still September 1, 2018.

A line graph of the monthly progress is summarized below:
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The project is approximately 73% complete as of the end of April, 2018. The project appears to be generally on schedule at this time.  
9.0 SUMMATION AND CONCLUSIONS

tc \l1 "9.0
SUMMATION AND CONCLUSIONS
The work appears to have proceeded in a workmanlike manner consistent with the quality of workmanship achievable in this area and is in accordance with the plans and specifications provided to this office. There are reportedly no issues this period.

Based upon our site observations and review of the Hueber-Breuer Construction Co. Inc.  Application for Payment No. 12 for the period ending April 30, 2018, we can recommend the amount of $3,346,426.14 as the current payment due to Hueber-Breuer Construction Co. Inc., subject to the commentary in this report. 
10.0 FINAL STATEMENT

This report and recommendations have been provided for the use of Citizens Bank, NA in connection with the construction loan for the subject project.  The report is not to be relied upon by any other party or for any other purpose, nor shall it increase or expand the duties and obligations stated in the construction consulting contract. It is understood that we are not a guarantor or insurer of the adequacy or sufficiency of the plans and specifications and that our services are being rendered solely as an adviser and that we do not assume the responsibilities of the design professionals. Since the site visits are made on a limited basis, the report is only based upon what can be observed at the time of the site observation.
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