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1.0 GENERAL PROJECT DATA
SITE OBSERVATION REPORT NO:     #11
PAYMENT REQUEST REVIEWED:     #13
PROJECT:



Ida Yarbrough Homes Redevelopment – Phase 2
252-254 North Pearl Street & 531 Lark Drive

Albany, New York 12210
LENDER:
KeyBank Real Estate Capital

4910 Tiedeman Road, 3rd Floor

Mail Code: OH-01-51-0311

Brooklyn, OH 44144
OWNER:



Ida Yarbrough Phase II LLC and Lumber Street Apartments II Housing Development Fund Corp. 

c/o Pearl Overlook Corporation







200 South Pearl Street

Albany, New York 12202







(518) 641-7536

CONSTRUCTION MANAGER:
AOW Associates Inc.






30 Essex Street


Albany, New York 12206


(518) 482-3400

ARCHITECT:
Dave Sadowsky, Architect, P.C.


97 Maxon Road


Petersburgh, New York 12138


(518) 658-2830

CIVIL ENGINEER:
The Chazen Group


547 River Street


Troy, New York 12180


(518) 273-0055

STRUCTURAL ENGINEER:
Springline Design Architecture & Engineering LLP


73 Troy Road


East Greenbush, New York 12061


(518) 487-4755

MECHANICAL/PLUMBING

& ELECTRICAL ENGINEER:
Hesnor Engineering Associates


22 Computer Drive West


Albany, New York 12205


(518) 689-2030


SITE AREA:



1.79 acres
Proposed New 252 North Pearl Street






3.06 acres
Proposed New 254 North Pearl Street






0.47 acres
Proposed New 832 North Manning Boulevard





0.285 acres
Lark Drive – L1

0.310  aces
Lark Drive – L2

BLDGS:



1 
Midrise apartment building with 62 units






1
Low Rise apartment building with 10 units






2 
Low Rise apartment building with 2 units





4
Buildings with 76 units total

NO. UNITS:



19
One-bedroom units






48
Two-bedroom units






  4
Three-bedroom units






  4
Four-bedroom units






  1
Five-bedroom units






76
Total Units


BLDG. AREA:



Site 1

(estimates)



76,000 gross sq. ft.
Building 1 (MidRise-62 units)







14,000 gross sq.f.t
Building 2 (LowRise-10 units)







Site 2







3,150 gross sq.ft.
Building 1 (2 units)







3,150 gross sq.ft.
Building 2 (2 units)







96,300 gross sq.ft. 
Total


CODE:




2016 New York State Uniform Code


OCCUPANCY GROUP:

R-2


CONSTRUCTION TYPE:

1A and 5B


ORIGINAL COMPLETION DATE:
May 31, 2019

DATE OF OBSERVATION:

March 4, 2019



WEATHER:



35 degrees F. and clear
SITE OBSERVATION CONDUCTED 
BY: 




Stephen Major, Project Manager
PRESENT AT SITE OBSERVATION:  Steve Iarossi, Construction Manager
2.0      EXECUTIVE SUMMARYtc \l1 "2.0
EXECUTIVE SUMMARY
Property Solutions Inc. conducted a construction monitoring site visit to review the status of construction completed to date for the project known as Ida Yarbrough Homes Redevelopment – Phase 2 located at 252-254 North Pearl Street & 531 Lark Drive in Albany, New York 12210.  A site observation was conducted on February 5, 2019 by Steve Major, Project Manager of Property Solutions.  
Construction of the low-rise building is essentially complete. The natural gas utility was finally hooked up to this building (providing interior heat), and flooring and other final temperature-dependent interior work items are well underway. 
Concrete and steel framing of the mid-rise building, as well as the wood framing on the upper levels, including the roof, is complete. Much of the roofing has been installed, and the building is essentially dried in. Interior partition framing is complete.  Thermal insulation is being installed.  Interior mechanical/electrical rough-ins, including installation of fiberglass tub units, are continuing.  Exterior sheathing is completed and cement panel siding installation is underway.  Masonry work on the stair towers and the elevator shaft is completed.  Steel egress stairs have been installed.
The hard cost amount recommended for approval this period is $1,222,780.60 (Pay App #13). 
This pay application includes a request for HVAC materials stored off-site.  The associated invoice, specification documents, photographs of the stored materials, and a copy of the applicable proof of insurance, were provided.
Payment requests for change orders this period include OCO 007, which addresses COR 033 for $2,823.00,  COR 040 for $5,207.58, and COR 042 for $23,533.00.  Refer to Section 7.0 for further discussion.
Line item 01000, General Conditions, is 70% billed on this pay application versus an overall project completion of 58%.  This represents a gap of approximately 12%, which is higher than usual but represents a decrease from the last period. This will continue to be monitored and should decrease as the project progresses.
The construction generally appears to conform to the scope of work in the project documents, and the Balance to Complete generally appears to be adequate to complete the project.
There are no issues this period.  The project is approximately 58% complete as of for February 28, 2019. From an invoicing perspective, the project appears to be behind schedule by approximately 4 weeks.  According to Steve Iarossi, work on the project was delayed due to intermittent slowdowns caused by persistent rain during October and November. Mr. Iarossi feels that, as interior work in the mid-rise building (which is not affected by weather conditions) ramps up, substantial progress toward meeting the original completion date should occur.
3.0      GENERAL PROJECT DESCRIPTIONtc \l1 "3.0
GENERAL PROJECT DESCRIPTION
The subject property consists of two sites identified as Site 1 located at 252-254 North Pearl Street and Site 2 located at 531 Lark Avenue.  According to the surveys and subdivision maps, the site at North Pearl Street is being subdivided into the following:

· Proposed new 252 North Pearl Street with an area of 1.79 acres

· Proposed new 254 North Pearl Street with an area of 3.06 acres

· Proposed new 832 Manning Boulevard with an area of 0.47 acres

According to the surveys and subdivision maps, the site at Lark Drive is being subdivided into the following:

· Proposed new 531 Lark Drive with an area of 0.506 acres

· Proposed new 543 Lark Drive with an area of 0.261 acres

· Proposed new 547 Lark Drive with an area of 0.323 acres

Existing improvements on the Pearl Street site include apartment buildings that are part of the Ida Yarbrough Homes complex originally constructed in 1969.  The properties are proposed for redevelopment and improvement with a 76-unit apartment complex comprised of 4 apartment buildings to be located on two sites.  The four buildings consist of a 6-story plus ground floor midrise building with 62 units, a low-rise apartment building with 10 units, and two, two-family buildings with 2 units each.  The project represents Phase 2 of the Ida Yarbrough Homes Redevelopment.  Phase 1, currently under construction, is located to the northwest of the Phase 2 site, and Phase 3, shown as a future site, is located to the west of Phase 2.  The subject of this report is limited to Phase 2.
Building construction elements include shallow type reinforced concrete spread and wall footings and foundations, concrete slabs on grade, steel frame and concrete construction for the lower levels of the midrise building and wood frame construction for remaining areas.  The building exteriors will include composite metal panels, corrugated metal panels, fiber cement siding and panels, aluminum and vinyl windows, and aluminum and glass storefronts.  Roofs will include flat/low-slope type systems with EPDM single-ply membrane, and pitched roofs at the two-family buildings with asphalt shingles. Interior finishes consist of luxury vinyl plank flooring, painted gypsum wallboard-covered walls and ceilings, kitchen cabinets with plastic laminate countertops, Energy Star rated appliances, tiled bathrooms, bathroom vanity cabinets with countertops/lavatories, fixtures, and accessories. Heating and cooling will be provided by a chilled and heated water system with fan coil units in the midrise building, and split systems in the other buildings.  Plumbing systems include water and sewer services from site mains, gas service, central and individual electric hot water heaters, and vitreous china plumbing fixtures.  Electric service will be provided underground from utility company transformers to indoor and exterior switchgear and meter centers, with load center panels in the apartments with 100 to 200 amps per unit.  The midrise building will have a natural gas-powered generator.  Fire and life safety systems will include fire sprinkler systems and fire alarm systems.  The midrise building will have two 3,500-pound capacity elevators. 

Site improvements will include demolition and removal of existing apartment buildings and associated improvements, asbestos abatement, earthwork and grading, storm water drainage improvements including underground detention system, soil erosion and sediment control, public utility services, asphalt paved parking and circulation drives, concrete sidewalks, concrete curbs, landscaping, site lighting, dumpster enclosures, signage, and striping. Parking will be provided for 90 spaces on Site 1 and two spaces per unit on Site 2. 

4.0 PROJECT CONSTRUCTION STATUS
Construction progress is summarized as follows:

Item 01000: General Conditions
· This item includes contract administration costs and is approximately 70% billed. 
Item 01004: Fee
· This item is a management fee and is approximately 58% billed. 
Item 01200: Furnish Project Sign
·  This work is complete.
Item 01250: Layout
· No work was invoiced this period.
· This work remains at 80% complete.
Item 01300: Temporary Facilities
· A portion of this work was completed this period, and includes miscellaneous temporary construction facilities.  
· This work is approximately 70% complete.
Item 01350: Temporary Barricades/Protections
· No work was invoiced this period.
· This work remains at approximately 95% complete.
Item 01400: Cleaning/Housekeeping
· A portion of this work was completed this period, including post-construction cleaning at the mid-rise building.
· This work is approximately 50% complete.
Item 02000: Asbestos Abatement

· Asbestos abatement activities are completed.
Item 02075: Dumpsters
· A portion of this item has been invoiced this period.
· This work is approximately 56% complete.
Item 02221: Site Work-Mobilization
· This work is complete.
Item 02222: Site Work-Removals
· This work is complete.
Item 02223: Site Work-Sanitary System
· This work is complete.
Item 02224: Site Work-Water Service
· This work is complete.
Item 02225: Site Work-Storm System
· This work is complete.
Item 02226: Site Bio Retention Pond
· This work is complete.
Item 02227: Site Grading
· No work was invoiced this period.
· This work remains at 97% complete.
Item 02228: Building Excavation, Backfill, Drains
· This work is complete.
Item 02229: Site Slab Prep
· This work is complete.
Item 02230: Site Work-Under Slab Excavation and Backfill
· This work is complete.
Item 02231: Site Work-Asphalt Subbase
· No work was invoiced this period.
· This work remains at 87% complete.
Item 02232: Site Work-Sidewalk Subbase
· No work was invoiced this period.
· This work remains at 58% complete.
Item 02233: Site Work-Spread Topsoil
· No work was completed this period.
· This work remains at approximately 58% complete.
Item 02234: Site Work-Erosion Control
· No work was completed this period.
· This work remains at approximately 96% complete.
Item 02235: Site Work-Detention System
· This work is complete.
Item 02236: Site Work-Excavation/Backfill Electrical
· No work was completed this period
· This work remains at approximately 77% complete.

Item 02237: Site Work-Infill Building Demo Footprint

· This work is complete.
Item 02506: Slip Form Curbing
· No work was completed this period.
· This work remains at approximately 49% complete.
Item 02510: Asphaltic Concrete Paving
· No work was completed this period.
· This work remains at approximately 53% complete.
Item 02517A: Dumpster Enclosure
· No work was completed this period.
· This work remains at approximately 50% complete.
Item 02518: Concrete Light Pole Bases
· No work was invoiced this period.
· This work remains at approximately 42% complete.
Item 02520: Reinforced Concrete Sidewalks and Aprons
· No work was completed this period.
· This work remains at approximately 54% complete.
Item 02522: Retaining Walls
· No work was completed this period.
· This work remains at approximately 20% complete.
Item 02920: Plantings and Seedings
· No work was completed this period.
· This work remains at approximately 36% complete.
Item 02930: Temporary Fence
· No work was completed this period
· This work remains at approximately 93% complete.
Item 02940: Street Opening Permits
· This item was not invoiced this period.
· This work remains at approximately 93% complete.
Item 03300A: Cast in Place Concrete Foundation Material
· This item is complete.
Item 03300B: Cast in Place Concrete Foundation Labor
· This work is complete.
Item 03305A: Cast in Place Concrete Slabs Material
· This work is complete.
Item 03305B: Cast in Place Concrete Slabs Labor
· This work is  complete.
Item 03320A: Furnish Steel Reinforcing

· This work is complete.
Item 03320B: Install Steel Reinforcing
· This work is complete.
Item 04300: Unit Masonry
· No work was completed this period.
· This work remains at approximately 99% complete.
Item 04305: Furnish Masonry Reinforcing
· This work is complete.
Item 04310: Protection of Elevator and Stair Shafts
· A portion of this work was completed, at the mid-rise building.
· This work is 100% complete.
Item 05410: Elevator and Stair Roofs
· A portion of this work was completed, at the mid-rise building.
· This work is 100% complete.
Item 05500: Structural Steel
· This work is complete.
Item 05505: Steel Stairs
· No work was completed this period.
· This work remains at approximately 90% complete.
Item 05505: Exterior Canopy Steel
· This work is complete.
Item 05520: Exterior Projected Frame
· A portion of this work was completed this period, for construction of the projecting frame on the exterior of the midrise building.
· This work is approximately 13% complete.
Item 06110: Rough Carpentry Materials
· A portion of this work was completed this period, including lumber and prefabricated components for the mid-rise building.
· This work is approximately 99% complete.
 Item 06120: Furnish Panelized Walls
· This work is complete.
Item 06130: Furnish Floor and Roof Trusses
· This work is complete.
Item 06140: Rough Carpentry Labor
· A portion of this work was completed this period, for ongoing rough carpentry at the mid-rise building.
· This work is approximately 98% complete.
Item 06150: Floor Underlayment (Gypcrete)
· No work was completed this period.
· This work is approximately14% complete.
Item 06155: Floor Underlayment ¼” Plywood
· This work is complete.
Item 06160A: Furnish Interior Stairs
· This work is complete.
Item 06202A: Furnish Interior Running Trim and Stair Railings
· No work was completed this period.
· This work remains at approximately 35% complete.
Item 06202B: Install Interior Running Trim and Stair Railings
· No work was completed this period.
· This work remains at 21% complete.
Item 07160: Foundation Waterproofing
· This work is complete.
Item 07190A: Furnish Air Barriers-Tyvek And Tape
· This work is complete.
Item 07210: Thermal Insulation/Vapor Barrier
· A portion of this work was completed this period, for installation at the midrise building. 
· This work is approximately 48% complete.
Item 07274: Fireproofing-Ground Floor
· This work is complete.
Item 07275: Fireproofing-1st Floor
· This work is complete.
Item 07276: Fireproofing-2nd Floor
· This work is complete.
Item 07277: Interior Air Sealants
· No work was completed this period. 
· This work remains at approximately 31% complete.
Item 07412A: Cement Wall Panel Siding
· A portion of this work was completed this period, for delivery and ongoing installation of siding at the midrise building.
· This work remains at approximately 56% complete.

Item 07532A: Roofing
· A portion of this work was completed this period, for membrane roofing installations at the midrise building. 
· This work is approximately 72% complete.
Item 07532A: Roofing
· A portion of this work was completed this period, for membrane roofing installations at the midrise building. 
· This work is approximately 72% complete.
Item 07999: Entry Canopies-Deck and Labor
· A portion of this work was completed this period, for canopies at the rise building. 
· This work is approximately 67% complete.
Item 08100A: Furnish Hollow Metal Doors and Frames
· No work was completed this period. 
· This work remains at approximately 7% complete.
Item 08100B: Install Hollow Metal Doors and Frames
· No work was completed this period. 
· This work remains at approximately 7% complete.
Item 08210A: Furnish Prehung Fiberglass Entry Doors
· This work is complete.
Item 08210B: Install Pre-Hung Fiberglas Entry Doors
· This work is complete.
Item 08215: Furnish Pre-hung Interior Doors
· No work was completed this period.
· This work remains at approximately 29% complete.
Item 08215B: Install Pre-hung Interior Doors
· No work was completed this period. 
· This work remains at approximately 16% complete.
Item 08240: Aluminum Storefront and Sealant
· A portion of this work was completed this period, for delivery and ongoing installation of ground-level storefront systems at the midrise building. 
· This work is approximately 20% complete.
Item 08310: Attic Access Hatch and Stairs
· No work was completed this period. 
· This work remains at approximately 66% complete.
Item 08605: Furnish Fiberglass Windows
· A portion of this work was invoiced this period, for delivery of all remaining windows at the midrise building. 
· This work is 100% complete.
Item 08615: Fiberglas and Aluminum Window Labor
· All of this work was invoiced this period, for installation of windows at the midrise building. 
· This work is 100% complete.
Item 08705B: Furnish and Install Door Hardware
· No work was completed this period. 
· This work remains at approximately 11% complete.
Item 08705C: Furnish Interchangeable Cores
· No work was completed this period. 
· This work remains at approximately 5% complete.
Item 09260: Cold Form Framing
· A portion of this work was completed this period, for light gauge steel framing at the mid-rise building. 
· This work is 100% complete.
Item 09261: Exterior Sheathing
· A portion of this work was completed this period, for rigid sheathing installation at the mid-rise building. 
· This work is approximately 99% complete.
Item 09262: Interior Metal Wall Framing
· A portion of this work was completed this period, for walls and partitions at the mid-rise building

· This work is 100% complete.

Item 09263: Interior Metal Ceiling Framing
· No work was completed this period.
· This work remains at approximately 16% complete.

Item 09264: Sound Insulation
· No work was completed this period.
· This work remains at approximately 6% complete.

Item 09265: Drywall
· A portion of this work was complete this period, for drywall delivery and installation at the midrise building. 
· This work remains at approximately 24% complete.
Item 09266: Taping
· No work was completed this period
· This work remains at approximately 16% complete.
Item 09300: Ceramic Tile
· No work was completed this period.
· This work remains at approximately 23% complete.
Item 09650: Resilient Flooring
· No work was completed this period.
· This work remains at approximately 42% complete.
Item 09914: Painting
· No work was completed this period. 
· This work remains at approximately 16% complete.
Item 10005: Closet Shelving
· A portion of this work was completed this period, for closet shelving at the low-rise building.
· This work is approximately 23% complete.
Item 10100: Knox Box
· No this work was complete this period.
· This work remains at approximately 75% complete.
Item 10550: Postal Accessories
· No work was completed this period.
· This work remains at approximately 6% complete.
Item 10801A: Furnish Toilet Accessories
· No work was completed this period.
· This work remains at approximately 32% complete.
Item 10801B: Install Toilet Accessories
· No work was completed this period.
· This work remains at approximately 32% complete.
Item 11451A: Residential Appliances-Stove, Refrigerator, Dishwasher
· No work was completed this period.
· This work remains at approximately 5% complete.
Item 11451B: Residential Appliances-Range Hood, Backsplashes
· A portion of this work was completed this period, for appliance work at the low-rise rise building.
· This work is approximately 13% complete.
Item 12356A: Furnish Residential Casework
· No work was completed this period. 
· This work remains at approximately 19% complete.
Item 12356B: Install Residential Casework
· No work was completed this period.  
· This work remains at approximately 20% complete.
Item 12357A: Furnish ADA Vanity Base and Top
· No work was completed this period. 
· This work remains at approximately 3% complete.
Item 12357B: Install ADA Vanity Base and Top
· No work was impleaded this period. 
· This work remains at approximately 4% complete.
Item 12360A: Furnish Vanity Tops

· This work is complete.
Item 12360B: Install Vanity Tops
· This work is complete.
Item 12365A: Furnish Plastic Laminate Tops
· No work was completed this period. 
· This work remains at approximately 20% complete.
Item 12365B: Install Plastic Laminate Tops
· No work was completed this period. 
· This work remains at approximately 22% complete.
Item 12511: Window Treatments
· No work was pleaded this period.
· This work remains at approximately 12% complete.
Item 14000: Elevator-Baystate
· No work invoiced this period. 
· This work remains at approximately 3% complete.
Item 22050: Plumbing-Underground
· This item is complete.
Item 22051: Sanitary Rough-In
· A portion of this work was complete this period, for plumbing rough-ins at the mid-rise building.
· This item is approximately 47% complete.
Item 22052: Plumbing-Water Rough-In
· A portion of this work was completed this period, for plumbing rough-ins at the midrise building.
· This item is approximately 36% complete.
Item 22053: Plumbing-Gas Rough-In
· No work was completed this period.
· This item remains that approximately 66% complete.
Item 22054: Plumbing-Fixtures
· A portion of this work was completed this period, for tub units and plumbing fixtures at the midrise building.
· This item is approximately 31% complete.
Item 22055: Plumbing-Insulation
· No work was impleaded this period.
· This item remains at approximately 34% complete.
Item 22500: Fire Protection-Submittals/Calculations
· This item is complete.
Item 22501: Fire Protection-Rough-In
· A portion of this work was completed this period, for fire protection rough-ins at the mid-rise building.
· This item is approximately 53% complete.
Item 22502: Fire Protection-Testing and Activation
· No work was completed this period.
· This item remains at approximately 18% complete.
Item 22503: Fire Protection-Finishes
· No work was completed this period.
· This item remains at approximately 27% complete.
Item 23050: HVAC-Permit
· This item is complete.
Item 23055: HVAC Rough-In
· A portion of this work was completed this period, for HVAC rough-ins at the mid-rise building.
· This item is approximately 31% complete.
Item 23060: HVAC Set Equipment

· A portion of this item was invoiced this period, for stored materials off-site.
(Photos and documentation are attached)
· This item is approximately 56% complete.
Item 23065: HVAC Trim out
· No work was complete this period.
· This item remains at approximately 21% complete.
Item 23070: HVAC-Testing/Startup

· A portion of this work was completed this period, for HVAC testing and startup at the low-rise building.
· This item is approximately 33% complete.
Item 23075: HVAC-Piping

· A portion of this work was completed this period, for HVAC installation at the mid-rise building.
· This item is approximately 15% complete.
Item 23080: HVAC-welding

· A portion of this work was completed this period, for HVAC welding at the mid-rise building.
· This item is approximately 76% complete.
Item 23085: HVAC-Controls

· No work was completed this period.
· This item remains at its approximately 17% complete.
Item 23100: National Grid Allowances

· A portion of this item was invoiced this period.
· This item is 100% complete.
Item 26050: Electric-Mobilization, Submittals, Temporary
· This work is complete.
Item 26050: Electric-Underground
· No work was completed this period. 
· This work remains at its approximately 68% complete.
Item 26055: Electric-Rough-In
· A portion of this work was completed this period, for interior rough-ins at the mid-rise building.
· This work is approximately 50% complete.
Item 26060: Electric-Lighting
· No work was completed this period. 
· This work remains at approximately 19% complete.
Item 26065: Electric-Devices
· No work was completed this period. 
· This work remains at approximately 22% complete.
Item 26070: Electric-Fire Alarm/Low Voltage
· A portion of this work was completed this period, for alarm work at the midrise building. 
· This work is approximately 23% complete.
Item 26075: Electric-Demolition
· This work is complete.
Property Solutions Inc. concludes 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 #13 for the period to February 28, 2019.
· GC Lien Waiver dated the February 25, 2019.

· Documentation for $14,506.18 worth of stored off-site HVAC materials:

· Invoice from advanced comfort systems Inc.

· Description of stored materials

· Photos of stored materials in a locked container

· Proof of insurance

· Copy of Change Order #008
Testing results for soil compaction should be provided when applicable.  

6.0      REQUISITION DOCUMENTATION REVIEW
We have received and reviewed Application and Certificate for Payment #13 for the work performed and current payment due to A.O.W. Associates, Inc. for the period to February 28, 2019.  The application was signed and notarized by the Contractor dated February 25, 2019 and was certified by the Architect dated February 26, 2019. The application is summarized as follows:
	Ida Yarbrough Homes Redevelopment – Phase 2

252-254 North Pearl Street & 

531 Lark Drive

Albany, New York 

Hard Cost Pay App #13’s
	Amount

Requested
	Amount

Recommended

	Original Contract Sum 
	$19,611,975.00
	$19,611,975.00

	Net Change by Change Orders 
	$459,497.00
	$459,497.00

	Contract Sum to Date
	$20,071,472.00
	$20,071,472.00

	Total Completed & Stored to Date 
	$11,650,477.78
	$11,650,477.78

	Less Retainage 
	$789,328.12
	$789,328.12

	Total Earned Less Retainage 
	$10,869,149.66
	$10,869,149.66

	Previous Certificates for Payment
	$9,646,369.06
	$9,646,369.06

	Current Payment Due 
	$1,222,780.60
	$1,222,780.60

	Balance to Finish, Plus Retainage
	$9,202,322.34
	$9,202,322.34

	Percent Complete 
	58%
	58%


The hard cost amount recommended for approval this period is $1,222,780.60 (Pay App #13).  Requests this period include General Conditions, Fee, Temporary Facilities, Cleaning/Housekeeping, Dumpsters, Protection of Elevator and Stair Shafts, Elevator and Stair Roofs, Exterior Projected Frame, Rough Carpentry Materials, Rough Carpentry Labor, Thermal Insulation/Vapor Barrier, Cement Wall Panel Siding, Roofing, Entry Canopies, Aluminum Storefront and Sealant, Furnish Fiberglas Windows, Fiberglass and Aluminum Window Labor, Cold Form Framing, Exterior Sheathing, Interior Metal Wall Framing, Drywall, Closet Shelving, Residential Appliances, Plumbing, HVAC, National Grid Allowances, and Electric. 
This pay application includes a request for stored off-site HVAC materials. The invoice, materials description, photographs of the stored materials, and a copy of the applicable insurance, were provided.
Retainage at this draw request is as follows:
· 10% on Total Completed & Stored to Date to date. However, per the contract, no retainage is held on general conditions, insurance, fee, bond, or work completed by the construction manager. Therefore, a total of $789,328.12 in retainage, or a net of 6.5% of Total Completed & Stored to Date to date, is being held this period.
Property Solutions Inc. can make the general statement that 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 lien waiver for the general contractor in the amount of $1,222,780.60 dated February 25, 2019 was provided this period. Though requested, copies of subcontractor lien waivers were not provided this period.
7.0 CHANGE ORDERS tc \l1 "7.0
CHANGE ORDERS
Change Orders 
No new change orders are included this period.
The following change orders have been approved to date:
	CO#
	Description
	Amount $

	001
	Community Room Building ACM removal
	$20,440

	002
	Various items for Lark Drive, Building 2, and Midrise
	$28,044

	003
	Various items for Lark Drive, Building 2, and Midrise
	$11,721

	004
	Various items for Lark Drive, Building 2, and Mid-Rise
	$150,822.00

	005
	Additional drainage, site work, URD, and sidewalks at the low-rise building; trash compactor at mid-rise building
	$77,052.00

	006
	Various items for low-rise and mid-rise
	$48,031.00

	007
	Various items for low-rise and mid-rise
	$123,387.00

	
	
	

	TOTAL:
	$459,497.00


The overall project development budget previously provided included a hard cost contingency of $961,849, which represents 4.9% of the total hard cost budget. Typically, a contingency of at least 5% is recommended for new construction and 10% for renovation construction.  There is no line item for internal contractor contingency.  No documentation was provided to track the hard cost contingency.   
Potential Change Orders

A copy of Change Order #008 was provided. This change order will be included in the subsequent Pay Application #14.
8.0      PROGRESS SCHEDULEtc \l1 "8.0
PROGRESS SCHEDULE
A preliminary construction progress schedule was previosuly received.  The schedule was dated October 3, 2017 and was prepared by AOW Associates Inc.  The schedule included time lines for contract, bidding, award contracts, the midrise building, low rise building and Lark Drive buildings.  Additional itemization by general trades was also provided for the midrise building. The schedule was preliminary in detail.  

Major project milestones, as projected in the preliminary schedule, are summarized as follows:

	Activity
	Start Date
	Finish Date
	Duration

	Contract
	2/14/18
	2/14/18
	0 days

	Bidding
	2/14/18
	3/13/18
	4 weeks

	Award Contracts
	3/14/18
	3/27/18
	2 weeks

	Mid Rise Building
	4/9/18
	5/31/19
	300 days

	Low Rise Building
	4/4/18
	1/8/19
	200 days

	Lark Drive Buildings
	5/1/18
	11/12/18
	7 months


The preliminary schedule represented an overall construction period of approximately 14 months. 
Updated schedules were received, dated 6/19/18 (Low Rise - Building 2) and 8/27/18 (Lark and Midrise). The schedules provide ample detail and have updated completion dates. The revised completion dates are as follows: 11/26/18 for Building 2 (previously 1/8/19), 10/24/18 for Lark (previously 11/12/18) and 6/3/19 for the midrise building (previously 5/31/19). This is an overall delay of 1 business day from the previous schedule.
The time frames represented by the project schedule appear feasible, though aggressive, and will require a well-coordinated effort by the contractor. 
A line graph of the monthly progress is summarized below:
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The project is approximately 58% complete as of February 28, 2019.  From an invoicing perspective, the project appears to be behind schedule by approximately 4 weeks.  According to Steve Iarossi, work on the project was delayed due to intermittent slowdowns caused by persistent rain during October and November. Mr. Iarossi feels that, as interior work in the mid-rise building ramps up (which is not affected by weather conditions), substantial progress toward meeting the original completion date should occur.
9.0 SUMMATION AND CONCLUSIONS
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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 observation and our review of the submitted payment application, we recommend the amount of $1,222,780.60 as the current payment due for hard costs for the subject project, subject to commentary above.   
10.0 FINAL STATEMENT

This report and recommendations have been provided for the use of KeyBank Real Estate Capital 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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