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August 15J 1990 

Subject: 	 'Monitoring Report # 1 

Northern Town Center 

Flint, Michigan 


From: 


Project: 	 90:34 

Data d; sks: 	 d094 & 234 rjs 

Date of Monitoring: 	 August 10, 1990 (working day 157) 

Those Attend; ng (some in meetings part time on ly) 

• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Deve Iopment 
• Peter Goodstein - Meadowbrook Development 
• Richard King - City of Flint - DCED 
• Carol Walker - City of Flint - DCED 
• Mike Hannah - City of 	Fl int - Po I ice Department 
• Barbara Robinson - FI int NI PP 
• Dale Grainger - Grainger & Park - Architect - Phase 1 
• Chari ie Will iams - Manyam &Shull - Architect - Phase 2 
• Gary Stein - Real Estate Department - Perry Drug 
• Leo Seide - Premier Land 
• Win Cooper - Premier 	Land 
• Ralph ,J, Stephenson -	 Consul tant 

Maj or RIann1 ng components of the Town Center: 

• 	Phase I 
- Package A 

Michigan Department of Social Services building 
Police station 



Power house demolition 
All Town Center site work 

- Package B 

• Phase 2 

Commercial portion of Town Center 
Bank 

RAI..PH J. STEPHENSON. P.E .. p.e. 
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August 151 1990 

- Community Center and Police Training Academy 

Moni tored from: 

• Front End Work - Sheet # 1 - Issue # 1 I dated March 221 1989 
• Acquisition of Parcels #1 1 6/ 2 & 3 -Issue #1/ dated March 22/1989 

Note: These networks were prepared early in the property acquisition 
stage and were used to reference the status of front end work and property 
acquisition. The networks are not valid for current work monitoring. They 
will be superseded by plans of work reflecting present project needs. 

Key proJ eet dates: 

• Current ly being set 

Act10ns taken: 

• Attended NIPP development board meeting 
• Reviewed status of project financing 
• Prepared summary network model - sheet #sml issue 1 dated 8/10/90 
(wd 157) 
• Reviewed status of real estate acquisition 
• Reviewed status of leasing 
• Discussed site plan for Phase 1 with architect 
• Discussed elements of Phase 2 work with architect 
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• Discussed leasing status of Department of Social Services facility 
• Discussed rezoning actions needed 
• Reviewed potential participation of YWCA in operation of field house 

General 

At this meeting I took rough notes to be used in discussing material 
covered in the session, These rough reference notes were printed and given 
to Mr. Roland and Carol Walker in the afternoon meeting, Minor editing and 
corrections have been made to these and the edited material1s attached to 
this report. 

It was decided at the meeting that meeting notes and monitoring reports 
would be sent in single copy to Mr. Ronald Roland, and that any further 
distribution would be by him. This matter 1s to be reviewed by Mr. Roland. 

Financing 

A major element of current work involves acquisition of financing. The 
estimated cost of the project at present is about $13,000,000. This figure 
is subject to change as deCisions on various control elements are made by 
the project team management and the various occupants of the fac'illty. 

Elements of financing include grant funding, private funding, Mortgage 
financing and possibly Federal 312 funding. 

Grant funding is expected from foundations such as the Mott Foundation 
and from other organizations including the Local Initiative Support 
Organization. Grant funding is also anticipated from the Federal 
government block grant program, from the state of MiChigan, and possibly 
from the City of FI int. 

Private funding will come mainly from donors. Mortgage financing, a form 
of private funding will provide much of the construction funds needed for 
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the project 
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312 funding which is a Federal source of money for commercial bullding 
rehabil itation may be available for improvement work desired along MLK 
Boulevard. This is being investigated now by the project team. 

Financing Is critical to the project and is particularly important to 
acquiring the remaining real estate for the project. 

Land Acquisition 

Much of the land that is to be occupied by buildings is already acquired. 
The deed to this acquired land and 1ts purchase price are being held in 
escrow until additional financing is available. The current deadline for 
obtaining additional financing is December 31 1 1990 (wd 256). 

Thus continued intensive efforts are needed to complete assembling the 
remainder of the land needed so as to complete financing and real estate 
packages for presentation to prospective tenants. 

We have ldentlfied the properties to be acquired as: 

• Parce I # 1 - Citizen's Bank - bank and drive through buildings and land 
• Parcel #2 - 4 residential properties on north side of Dewey Street 
• Parcel #3 - 2 residential properties on south side of Dewey Street 
• Parcel #4 - Bowles Dry Cleaning - building and land 

'. 

The parcel #'s will be used as references in the meet1ng notes and 
mon i tori ng reports. 

The land acquisition process Is show on the summary network model Sheet 
#sm 1 issue 1, dated August 10, 1990 (wd lS7>. A draft copy of this 
network was given to Mr. Roland at our meeting. An updated Issue #2 copy 
of this network dated August 17, 1990 (wd 162) is attached to th1s report. 
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The land acquisition items are included 1n activities 005, 006, 007, 012, 
013, 014 and 015. Funding is restrained by completing reconstitution of 
the Northern Community Development Corporation. This reconstitution Is 
expected to be accomp 1 ished by the pm of August 24, 1990 (wd 168). Then 
the properties to be acquired can be brought under control and the needed 
rezoning applied for and received. 

This process is crucial due to the need for the propert1es, and the long 
period of financing, relocation and rezoning required to complete 
assembling the entire project site. 

Leasing 

Leasing Is also critical to the success of the project. From informat10n 
avanable from the project team it appears that the food market tenant has 
provided a letter of intent, the State agency has provided a letter of 
commitment, and there are several prospects being followed including a 
drug store, a medical clinic, a social involvement grouP1 a savings 
institution and a bank. In addition the Flint Police Department will occupy 
considerab Ie space in their own bui lding and in the field house. 

Since serious leasing efforts are directly affected by the financing and 
real estate status of the project I strongly recommend that all three of 
these action steps of the program be pursued vigorously and concurrently. 

We will prepare detailed plans of action for the work to be done durfng 
these steps at our next planning and monitoring session. 

Des1gn 

Grainger and Park are the architects/engineers of record for all work 
except the fie ld house renovation. This renovation is termed Phase 1 work. 
Field house design work Is being done by Manyam 8< Shull. 
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Design work on both phases is still concentrated on schematics and design 
development along wlth some estimat1ng and research for the field house 
renovat ion, 

A police station project design study was being presented to the City for 
review and approval on August 10, 1990 (wd 157). In addition the location 
of the Police Academy is being studied in relation to the field house 
remodeling, 

Design for Phase 1 commercial facilities is in work and will be brought 
along as the needs and desires of tenants is determined. Financing, real 
estate acquisition and leasing are critical elements in the progress of 
center design. 

We discussed in some detail the project delivery systems that might be 
appropriate for the project and I described the iterative system of 
designing to a cost structure established by the pro forma analyses. We 
should continue to discuss and resolve the design and construction 
delivery systems to be used for each sector of the project. 

An Item of great importance as interest 1n leasing picks up is the 
avaiJab'j 1 ity of tenant lease packages to def1ne the characteristics of 
available spaces and the physical conditions under which leases Will be 
written and negotiated. Grainger and Park should be working on this 
document soon. The definition should include a detal1ed description of the 
landlord or base building work as differentiated from tenant work to be 
insta II ed at tenant expense. We will discuss this matter at subsequent 
planning and monitoring sessions. " 

Field house roof renovation proposals are due from contractors on Tuesday, 
August 21/ 1990 (wd 165). The total scope of roofing work is still to be 
set and Mr. Wllliams said that he will have his cost estimates for the 
entire field house renovation program ready for presentation to the owner 
and developer by FridaYJ August 17,1990 (wd 162). These are Important to -
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completing plans for remodeling the field house and for as operation and 
maintenance once renovation is complete. 

There is some thought that the City of Flint might be interested in 
operating the facllity. Interest has also been shown by the YWCA. 
Neighborhood groups are another potential source of assistance in this 
matter, The project team w1l1 follow up on field house ownership, use, 
security and funding. 

So far as use of the field house space is concerned the Police Academy 
could use some of the pool support area for classroom space. In addition 
there probably will be a community room, although yet to be determined is 
the size, use and location of such an area. 

Another situation important to conclude at the field house is the 
Department of Public Health inspection of the pool. The gutters for the 
pool must pass a health inspection and if not satisfactory the pool may 
have to be rehabllitated or replaced. This could be an expensive revision 
and might heavily influence the use to be made of the building. 

Design development work on the State of Michigan facility is in progress 
and some items have been reviewed by the State. Negotiation of lease 
terms is in work. As with the other physical elements of the project we 
should continue our front end planning on the office as soon as feasible. 

Summary: 

The project is moving into a critical planning and implem'entatlon phase 
and I suggest we focus intently on preparing detailed network models of 
the critical elements and functions of the project. A start was made 
toward this planning in the preparation of a summary plan of work, Sheet 
#sm I} issue I} dated August 10, 1990 (wd 157). A copy of the network Is 
enclosed with this report. Please note the network has been left 
unassembled in the event that additional copies are desired of the 
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individual pages of the diagram. A small key plan showing the appearance 
of the network is also enclosed for help in pasting up the diagram. 

It should be cautioned that this is a very preliminary plan of work and wll1 
be refined as the project proceeds. Note also that no durations have been 
assigned to the field house sequences. 

I suggest that the project team be organized along the structure of work 
required and shown in the n~twork model. This win help clarify work 
assignments. 

This report is being sent to Mr. Roland only. Further distribution w111 be 
made as desired by him. Meanwhile I shall be in touch with Mr. Roland to 
set the next planning and monitoring meeting w1th him and his staff. 
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Fltnt Northern Redevelopment 3"2 - dlSk 234 

I. Conf1dent1al!!! 
II. By Ralph J. Stephenson 

III. Northern Town Center Project 
A. 1 :55:00 PM - Fr1day, August 10, 1990 
B. * 1nd1cates 1tems to be followed 
C. Those attend1ng (some 1n meet1ng part t1me) 

1. Dale Gra'lnger - Gra1nger & Park 
2. Charl1e Wl111ams - Manyam & Shul1 
3. Gary Hurand - Meadowbrook Development 
4. RIchard K1ng - C1ty of F11nt DC ED 
5. Ronald Roland - Fl1nt NIPP 
6. Peter Goodste1n - Meadowbrook Development 
7. Carol Walker - CHy of Fl1nt DCED 
8. Barbara Rob1nson - Fl1nt NIPP 
9. Gary SteIn - real estate dept - Perry Drug 

10. Leo SeIde - real estate broker - PremIer land 
11. W1n Cooper - PremIer land 
12. M'lke Hannah - Police Department 
1 J. Ralph J. Stephenson 

D. Agenda 
1. Review early networks for land acquIsItIon 
2. Prepare network models for rezon1ng 
J. Revlew easement demands 

a) Gas llne easements 
b) Cross access easements 
c) Road easements 

4. Discuss desIgn and constructIon of DSS buildIng 
5. Prepare sLlmmary network model for entIre project 

E. Those lnvo lved 
1. FlInt NIPP 
2. Neighborhood group 
3. YWCA 
4. Cay of Fl1nt 
5. State of Mlch1gan 
6. Mott Foundation 

F. FunctIonal elements of project 

Fr1, Aug 17, 1990 Page 1 



Fllnt Northern Redevelopment #2 - dlsk 234 

1. F1nanc1ng 
a) Total estImated cost of project = $13,000,000 
b) Grant funding = $3,746,600 

Foundations - $3,030,000 
Mott - ? 
Other foundat1ons - 7 
Local InitIatIve Support CorporatIon - $ 30,000 

Federal government - $ 251,600 
Communlty Development Block Grant - year 12 - $201,600 
Communlty Development Block Grant - year 15 - $ 50,000 

State of Michigan - $ 465,000 
Avallable now 

Phase 1 - $135,000 
Phase 2 - $190,000 
Equi ty # 1 - $100,000 
Equ1 ty #2 - $ 40,000 

Cl ty of Flint - rece1ve and turn over federal and state funding 
c) Private funding = $? 

Donors - $125,000 
d) Mortgage financjng = $7 
e) 312 funding 

Federal funding for rehab 
Is avallable for commercIal buildIngs 
Question Is - Is It avallable for FlInt commercial bldgs 
*Mlght look Into for 1mprovement of existing commercial on 
MLK. 

2. Land acquisition 
a) Already acquIred 

Deed to land & $10,000 purchase prIce Is In escrow unt11 
financing is avaIlable 
Deadl ine currently for financing Is December 31, 1990 

b) To be acquired 

Frl, Aug 17} 1990 

Parcel #1 - CitIzen'S Bank - bank & drIve through bulldjng & 
land 
Parcel #2 - 4 res1dentlal propertIes - north sIde of Dewey 
Street 

Page 2 
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FlInt Northern Redevelopment #2 - d1sk 234 

Parcel #} - 2 residentIal properties - south side or Dewey 
Street 
Parcel #4 - Bowles Dry CleanIng - bulldlng & land 

3. leasing 
a) Letter of intent 

Hamandy's 
b) Letter of Interest 

Michigan Department of Social Services 
Letter of commitment In NIPP's hands 

c) Prospects 

4. Design 

Perry Drug 
Dr. f"loore 
Hurley Hosp! tal 
Planned Parenthood 
0& N Savings 
Citizens Bank 

a) Dale Grainger 
b) Manyam & Shull 

5. Construction 
a) Should review various dellvery systems avallable 

6. Operation & ma1ntenance 
a) Field house 

YWCA might be able to take over facillty operatIon 
Carol Anselm Is lady In charge - must contact 

G. Physical elements of project 
1. Phase 1 

a) Package A 
Department of SocIal ServIces 
Police station 
All slte work 
Power house demolition 

b) Package B 
Commercial center 
Bank 

2. Phase 2 - field house 

Frt Aug 17, 1990 Page 3 



Flint Northern Redevelopment #2 - disk 234 

a) Community Center & Police Training Academy 
Pool 
Gymnasium 

H. Points of 1nterest 
1. *Need so11 bor1ngs - cost - $3,450 
2. *What 1s the relat10n of the y to the proJect? 
3. *What 1s the relat10n of the c1ty of F11nt to the project? 

I. Fie 1d house 
1. General notes 

a) Building built In 1952 
b) Carol Anseln Is representative of Y 
c) *1 s ttlere to be a walkway to the pollce statlon? 
d) Area for high school swim team 
e) Needs a lot of work 
n Police academy w1ll fit In swim team area 

. 2 classrooms - 40' x 75' each 
Wi 11 seat 40 students 

g) Tollets w III be used for all occupants of area 
h) Could retain gym locker rooms 
j) *Do we need a community room In the field house? 
j) *Find out what the community room characterlst1cs are to be 

Size 
Use 
Location 

k) Charlie Will lams said there are no minority roofing f1rms 
1) Roof1ng bids due In Tuesday August 21,1990 - ± $125,000 

*Must now roof over gym - didn't count on th1s 
m) *Pool gutters must be Inspected by the Health Department 
n) What agencies and organizat ions are Involved? 

Neighborhood must buy In 
Who Is gOing to operate building 

0) Are generally talking about $600,000 for the renovation 
p) *Need to know what the future use of the fleld house Is to be 

Who Is to operate? 
How Is It made secure? 

q) Cost est lmates - m1ght run as much as $600,000 

Frl, Aug 17) 1990 Page 4 
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Fl lnt t~orthern Redevelopment #2 - disk 234 

RoOf - $ 125,000 
Pool - $150,000 
HVAC - $ 20 per SQ ft. 

r) *cwl will have cost estimates by next Friday, August 17, 1990 
J. Items to follow or check 

1. Fleld house 
a) Need soil borings - $3,450 - follow up 
b) What is the relation of the YWCA to the project? 
c) Carol Anselm Is lady 1n charge at YWCA - should contact 
d) What 1s the relation of the clty of F11nt to the project? 
e) I s there to be a walkway from the field house to the pol1ce 

stat ion? 
f) Do we need a community room In the field house? 
g) Find out what the f1eld house community room character.lstlcs are 

to be 
Size 
Use 
Location 

h) F1eld Ilouse pool gutters must be Inspected by the Health 
Department 

1) *Need to know what the future use of the field house Is to be 
Who Is to operate? 
How is 1t made secure? 

j) *cwi wIll have renovation cost estimates by next Friday, August 
J 7, 1990 

Frl, Aug 17, 1990 Page 5 



• NETWORK MODELING 

• CRITICAL PATH METHOD 

RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEER 

323 HIAWATHA DRIVE 

MT. PLEASANT. MICHIGAN 48858 

PHONE (517) 772-2537 

September 3, 1990 

Subject: 

From: 

Project: 

Data dIsks: 

Date of Monitoring: 

Those Attending: 

orthern Town Center 
Flint, Michigan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

(some in meetings part time only) 
• Ronald Roland - Executive Director - Fl1nt NIPP 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Deve lopment 
• Richard King - City of Fl int - DCED 
• Carol Walker - City of Flint - DCED 
• Mike Hannah - City of Flint - Police Department 
• Barbara Robinson - Flint NI PP 
• Charlle Williams - Manyam & Shull - Architect - Phase 2 
• Ralph J. Stephenson - Consultant 

Major plannIng components of the Town Center: 
• Phase 1 

Package A 
- M1chigan Department of Social Services bul1ding 
- Police station 
- Power house demolition 
- All Town Center site work 
Package B 
- Commercial portion of Town Center 
- Bank 



• Phase 2 

RALPH J. STEPHENSON. P.E .. P.O. 
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September 3) 1990 

- Community Center and Police Training Academy 

Mon1tored from: 
• Summary network model - sheet #sm 1 - issue #2 dated August 17) 1990 
(wd 162) 

Key proJ ect dates: 
• Currently beIng set 

Act10ns taken: 
• Attended portion of FNI PP development meeting 
• Rev1ewed general status of project 
• Mon1tored project from summary network model - sheet #sm 1 1ssue 2 

dated 08/17/90 (wd 162) 
• Rev1ewed status of general leasing 
• Discussed Department of Social Services lease status 
• Prepared model agenda for monitoring meetings 
• IdentIfIed those who are to participate In various functlona1 work areas 
• Reviewed project delivery systems with those present 
• Prepared brief description of iterative project del1very system 
• Prepared meeting notes of session 

Project Status - measured from summary network model) sheet #sm 11 
Issue #2 dated August 17) 1990(wd 162) 

Currently it is expected to have the food market 1ease executed by Friday 
pm) September 7) 1990 (wd 177). The food market space is more than 50% 
of the immediate future commercial center leasable space and as such is a 
crit1cal element in proceeding with other phases of the project. 

The agreement with the nei ghborhood group reconst i tut i ng the Northern 
Community Development Corporation has been approved by the 
neighborhood group and is expected to be executed the week of September 
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2, 1990. This action w111 release several activities that can proceed 
concurrently including acquisition of fInancing for parcels # I, #2, #3 and 
#4 (see monitoring # 1 dated August IS) 1990, page 4 for description of 
land parcels to be acquired). 

The cost estimate for the field house rehabl1itation has been submitted. It 
is over budget and adjustments must be made or additional funding 
located. No progress was reported on decisions concerning the ownership 
and operation of the field house facilities. 

There is considerable pressure to complete negotiations and execute a 
lease with the Michigan Department of Social Services (oSS). The lease 
draft is now being prepared for submittal to the Michigan Department of 
Management and Budget (oMB). This is presently planned to be available and 
submitted in five working days or by September 10, 1990 (wd 177). The 
time table of work following this submittal is as follows: 

• September 10j 1990 (wd 177) - Submit lease draft # 1 to DMB 
• DMB review, comment & return lease draft #1 - 10 working days 

NQ1.e.: At this point the archltect/engineer can be released to start 
preparation of construction documents. 

• EDC and FNIPP redraft lease & resubmit to DMB - 5 work1ng days 
• DMB review and execute lease - 66 working days 
• EDC execute lease - 5 working days 
• EDe assign lease to FNI PP - 5 working days 

Total time required from am of August 31, 1990 (wd 172) • 96 working 
days or about 19 weeks. This brIngs the EDC assignment of the lease to 
FNI PP on 172 + 96 • work1ng day 268 or the pm of January 17, 1991 (wd 
268). 

At each monitoring session we will monitor current networks avallable in 
a siml1ar fashion to the above analysis procedure. Monitoring documents 
will be prepared as Information becomes available. 
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ModeJ agenda for mon1torlng meetIngs: 
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Mr. King, Mr. Roland and I discussed and prepared a model agenda for the 
monitoring meetings. These meetings are distinct from the FNI PP 
development meetings and wlll concentrate on specific functions and 
1ssues within the broad development of the Northern Town Center. 

This model agenda is sti1lin preparation and the comments of those 
partic1pating are welcome .. 

ModeJ agenda for MonHor1ng meet1ngs (for further details see 
meeting notes for August 31 J 1990) 

.01. Reyiew current status of oroJect by functional area 
Financing (fin) 
Land acqu1sition (laq) 
Leasing (lea) 
Designing (des) 

Phase 1 
Phase 2 

Constructlng (cst) 
Phase 1 
Phase 2 

.02. Plan work to be done by functional areas noted above 

• 03. Prepare short term plans and schedules 

.04. Identify responsibiJitles for accomplishing planned and 
scheduled work 

• 05. Recap meet1ng conclusions 

.06. Inspect project at site as appropriate 
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It is to be noted that the agenda can be as flexible as desired by the 
participants. 

part1cjpants 10 moo1torlog process 

It is 1mportant that the time spent in any given phase of the program 
during the monitoring sessions be used as effectively as possible. 
Therefore Mr. Roland, Mr. King and I made preliminary efforts to identify 
the various members of FNI PP, the City of Flint, and the neighborhood 
groups responsible and with authority in the various functional operations 
to be engaged In. Those currently involved are l1sted below for ease of 
reference. This list Is subject to change and will be reviewed and updated 
at our monitoring sessions. 

• Organizing and managing (oma) 
- Ronald Roland - Director of NI PP 
- Gary Hurand - Developer 
- Peter Goodstein - Developer 
- Mike Hannah - COF po l1ce department 
- John McGarry - DCED - field house project 
- Harold Lewis - President of neighborhood group 
- Claudia Smoot - Neighborhood group 

• Land acquisition (lao) 
- Ronald Roland - Director of NIPP 
- Gary Hurand - Developer 
- Claudia Smoot - Neighborhood group 
- Carol Walker - City of FI'lnt DCED 

• Financing (fin) 
- Ronald Roland - Director of NIPP 
- Gary Hurand - Deve I oper 
- Peter Goodstei n - Deve I oper 
- Carol Walker - City of Flint DCED - grants 

• Leasing (lea) 
- Ronald Roland - Director of NIPP 
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- Gary Hurand - Developer 
• Deslgn1ng (des) 

Phase 1 
- Dale Gra1nger - Architect - Phase 1 
- Ronald Roland - Director of NI PP 
- Gary Hurand - Deve loper 
- Construction advIsor 
Phase 2 
- Charlie Williams - Architect - Phase 2 
- Ronald Roland - Director of NI PP 
- Gary HLirand - Deve I oper 
- Mike Hannah - COF pol1ce department 
- Construct 1 on advl sor 

• Constructing (cst) 
phase 1 
- Constructor - Phase 1 
- Ronald Roland - Director of NIPP 
- Gary Hurand - Developer 
- Construction advisor 
- Dale Grainger - Architect - Phase 1 
phase 2 
- Constructor - phase 2 
- Ronald Roland - D1rector of NIPP 
- Gary Hurand - Deve loper 
- Construct1on advisor 
- CharI ie Williams - Architect - Phase 2 

• Liaison with City of Fllnt - DCED (Jcn 
- Richard KIng - DCED - all components 
- Carol Walker - DeED - all components 
- John McGarry - DCED - fie I d house project 

project de) Ivery systems 

RALPH J. STEPHENSON. P.E .. P.O. 
CONSULTING ENGINEER 

September 3/ 1990 

With1n the next month it wll1 be desirable for the organizing and managing 
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group along with the design groups to review and possibly select the 
project delivery systems they wish to use on the project. We had 
considerable discussion about the types of project delivery systems 
available and about the factors that should be considered in selecting a 
construction consultant and contractors to actually construct the project. 

I have attached to this report a copy of two documents relating to project 
de livery systems, Sheet #2 - Professional Services Contract 
Characteristics and Sheet #3 - Construction Contract Characteristics. 
These two outl1nes show the various methods by which a professional 
services contractor (architect/ engineer, planner/ construction consultant, 
etc') and a construction contractor (prime or other) might be retained for 
the NTC (Northern Town Center) project. At our next monitoring seSSion I 
shall review these with Mr. Roland and others who would l1ke to be briefed 
on their use and application to this project. 

At our afternoon meeting on August 31/ 1990 (wd 172) I also reviewed the 
Iterative system of arriving at a guaranteed maximum price (gmp) though a 
series of cost analyses prepared at the early stages of the design work. 
This process is described briefly in the meeting notes for that day. They 
refer to the diagram shown on the chalk board at the FNI PP offices and 
dated August 17/ 1990. 

Another element in the selection of construction conSUltants or pr'ime 
contractors is the application of a weight/value system to provide an 
objective selection process. In the system a series of factors are selected 
by which the consultant or construction firm is to be measured. Each of 
these factors Is given a weight which appl1es to the part'icular project 
being built. The weight usually varies from project to project but normally 
stays constant for any given project. 

Once the factors and their weights are selected, each candidate for the 
project is valued for each factor. The weight and the value is multiplied 
and the results totaled for each organization being considered. The DCED 
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has used this system in their professional services contractor selection 
and can provide additional informat1on on the system. 

Below are l1sted several factors I recently recommended be used in the 
selection of a construction consultant and a contractor on a large 
commercial project. Perhaps the list can be used to generate a list of 
factors to be weighted and valued for the NTC program. 

As w1th the project del1very system I shall be pleased to discuss these 
factors at a monitoring session as desired. 

Random 11st of factors of possIble Importance In selectIng a 
construct1on consultant or a prIme project contractor­
Northern Town Center - Flint, Michigan - note: the numbers are for 
reference purposes only. 

01 Commercial project construction experience 
02 FinanCial strength 
03 Professional attitude 
04 Reputation with local authorities 
05 Reputation with trade unions 
06 Reputation with sub contractors 
07 Reputat10n with owners 
08 Reputation with architects & engineers 
09 Qual ity of to be assigned field supervision 
10 Level of company involvement in local construction market 
11 Extent of company's princ'iples involvement 
12 Quality of to be assigned project management' supervision 
13 Overall quality of to be assigned project team 
14 Balance of negotiated work vs hard bid work 
15 Current company work load 
16 Impact of Northern Town Center project on company current 

work load 
17 Bonding capability 
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18 Past record with City of Flint and other public agencies in area 
19 Current avai labl11ty of assignable employees 
20 Fee and rate structure 
21 Reputation with local banking sources 
22 Length of time in bUSiness 
23 Balance of self performed trades 
24 Subcontractor payment practices 
25 Approach to reimbursables definition 
26 Record in processing changes to the work 
27 Level of contested claims flied 
28 Documentation procedures 
29 Amount of burden & overhead on reimbursable wages 
30 Average length of project team total experience 
31 Amount of work performed on fast track basis 
32 Understanding of costs and their relation to design 
33 Average length of project team employment with company 
34 Level of planning and scheduling ability 
35 Leadership ability of management team as a whole 
36 Past market ing promises compared to past performance actions 

General 

At this monitoring I prepared rough meeting notes to be used in current 
discussions. These rough reference notes were printed and given to Mr. 
Roland at the close of the conference. The notes have subsequently been 
edited and expanded to include additional items. The edited and expanded 
material is attached to this report. 

It was agreed by Mr. Roland and Mr. King that copies of the monitoring 
reports and the meeting notes would be sent to each of them. They, in turn 
will make further distribution of the material as deemed appropriate. 

I shall be in touch with Mr King and Mr. Roland soon to set a series of 
monitoring meeting with the NTC project team. Prior to the meeting I shall 
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also set a agenda indicating the time frame and subjects we mjght most 
profitably cover. This agenda of course 1s sUbject to revision as noted 
above. 

Ralph J. Stephenson PE 
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2. Professi onal Servi ce 
Contract Characterj stj cs 

Ralph J. Stephenson PE 
Consu1t1ng Eng1neer 

A. Agreement 
prem1ses 

B. Author1ty 
llm1ts 

C. Payment 
methods 

D. Scope of 
serv1ces 

11. Totally n9(1)t1ated - broad mult1value compet1t1on 
2. Portfolly quolif1ed - moderote multivolue competitfon 
3. Totally qualified - narrow multivalue value competion 

1]. Asagent 
2. As limited agent 
3. As contr~tor 

1. Fixed total including payroll + overhaoo + profit + (expenses) 
8. Expenses Included 
b. Expenses separate 

. 2. (Payroll costs) x mu1tlpl1er + fixed fee + expenses 
a. LImit on 

1.) Payroll hours 
2.) Expenses 

b. No l1mlt on 
1.) Payroll hours 
2.) Expenses 

- 3. (Payroll costs) x multlpl1er for payroll costs 8< overhead 
o. Expenses Included 
b. Expenses separate 

4. ~ of total construction cost 
a. Expenses Included 
b. Expenses separate 

1. Single responsib'l1lty 
8. Allin house 
b. In house 8< outside conSUltants 

2. Split responsibility 
8. In house, client 8< other prime conSUltants 
b. In house 8< other prime consultants 
c. In house 8< client 

,ho 362 Jan, 90 



3. Construction Contract 
Characteri sti cs 

Ralph J. Stephenson PE 
ConsultIng Engineer 

A. Agreement 
premIses 

B. Authorl ty 
l1mlts 

c. Payment 
methods 

D. Scope of 
services 

iI. Totally negotiated - broOO mu1t1value competition 
2. Partially qual1f1ed - mooarate multlvalue competition 
3. Totally qualified - narrow mu1tivalue value competion 

iI. As full 8Q9nt 
2. As limited agent 
3. As contractor . 

1. Fixed cost (hard money) 
2. Time &. material + fixed fee 

8. LImit on 
1.) Time &. material (gmp) wHh no shared savings 
2.) Time &. material (gmp) with shared savings 

b. No limit on time &. material 
3. Time &. material + I fee 

o. Limit on 
1.) Time &. material (gmp) with no shared savings 
2.) Time &. material (gmp) wHh shared savings 

b. No limit on time &. material 

1. Single responslbt11ty - In house &. subcontractors 

8. All 2.) Provlli3 design 
{

1.) Provide management 

trades 3.) Provide construction labor 
4.) Provili3 construction materials 

b. Limited 2.) Provide design 

{

1.) Provlli3 management 

trades 3.) PrOVide construction labor 
4.) PrOVide construction materials 

2. Split responslbllHy - In house, subcontractors&. 
other primes 

{

1.) Provide management 
2.) Provlli3 design a. A11 

trades in 
contract 

b. LImited 
trades In 
contract 

3.) Provlli3construction labor 
4.) Provlli3 construction mater1als 

{

I') Provlli3 management 
2.) Provide design 
3.) Provlli3 construction labor 
4.) Provide construction materials 

ho 361 Janl 90 



• NETWORK MODELING 

• CRITICAL PATH METHOD 

Subject: 

From: 

Project: 

Data disks: 

ern Town Center 
Flint, Michigan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

RALPH J. STEPHENSON. P.E .. P.O. 
OONSULTING ENGINEER 

323 HIAWATHA DRIVE 

MT, PLEASANT. MICHIGAN 48858 

PHONE (517) 772·2537 

October 1, 1990 

Date of MonitorIng: September 21, 1990 (wd 186) 

Those Attending: 
(some in meetings part time only) 
• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Richard King - City of Flint - DC ED 
• Mike Hannah - City of Flint - Police Department 
• Barbara Robinson - Flint NIPP 
• Bobby Wells - Executive Director - Flint Community Development 
Corporation 
• Kim Yarber - Flint Community Development Corporation 
• Claudia Smoot - Flint Community Development Corporation 
• Harold Lewis - Flint Community Development Corporation 
• Loyce Fletcher - Attorney - Flint Community Development Corporation 
• Dan Park - Grainger & Park - Architect Phase 1 
• Ralph J. Stephenson - Consultant 

Major planning components of the Northern Town Center: 
Following is the revised list of major planning components for the 
Northern Town Center. Note that the phases remain the same as previously 
but that the packages have been broken into smaller units so as to better 
identify the elements of the total program. 
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• @.e> 1 - Commercial Center & police station area 
Package A - Michigan Department of Social Services bu1lding (dss) 
Package B - Police station (pst) 
Package C - All Town Center site work (siw) 
Package D - Power house demo11tion (phd) 

c;,...,....-t Package E - Commerc1al center portion of Town Center (ccc) 
Package F - Bank (ban) 
~ - Community Center and Pollce Training Academy area 

Package A - Field house pool (fhp) 
Package B - Field house cleaning and repairs (fhc) 
Package C - Field house roofing (fhr) 
Package D - Field house major renovation (fhm) 

MonUored from: 
• Summary network model - sheet #sm 1 - issue #2 dated August 17, 1990 
(wd 162) 

Key project dates: 
• Currently being set 

Actions taken: 
• Attended port1on of FNI PP development meeting 
• Reviewed general status of project 
• Monitored project from summary network model - sheet #sm 1 issue 2 

dated 08/17/90 (wd 162) 
• Reviewed status of commercial center work 
• Discussed Department of Social Services lease status 
• Reviewed status of field house work 
• Discussed project delivery systems for the project 
• Updated summary network model to issue #3} dated September 21} 1990 
(wd 186) 
• Began defining selection process of possible construction advisors or 
consultants 

Project Status as of September 21, 1990 (wd 186) - measured 
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from summary network model, sheet #sm I, issue #2 dated August 17, 
1990 (wd 162) 

phase 1 - package A - Department of Social Services (dss) 

Currently Gary Hurand is reviewing the DSS lease and expects to have it to 
the DSS by September 28, 1990 (wd 191). The DSS will to 
review the lease and approve it for recommendation to the Jolnt Capital 
Outlay Committee by about October 26, 1990 (211). Approval of the JOCOC 
is ant icipated by the end of December, 1990. 

It should be noted that all these dates except the Gary Hurand review are 
tentat Ive and shou I d be checked. 

Meanwhile construction documents for the DSS facility are being prepared 
by Grainger and Park. A decision should be made soon as to how far these 
should be taken without an executed agreement with the State of Michigan. 

Phase 1 - package B - Po lice stat ion (pst) 

No major discussion was held on current status of the pOlice station. This 
work must move hand in hand with the DSS bul1ding since it apparently is a 
condltion of the DSS lease that the police station be operative. 

phase 1 - package C - Site work for entire project (siw) 

No discussion was held on the status of work. The present site plan, sheet 
P-l, dated 4/26/90 (83) is being used in our monitoring discussions. 

Phase 1 - package D - Power house demolition (phd) 

No word available on current status 

Phase 1 - package E - Commercial center (cce) 
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Design work on the commerc1al center base building has now proceeded to 
a point where basic decisions are needed relative to how the facilHy is to 
be designed and built. Full production work on construction documents has 
not yet started. 

Leas1ng negotiations are in progress with the food market and with 
various drug store tenants. 

Phase 1 - package F - Bank (ban) 

No discussion was held on the work status. 

Phase 2 - package A - Field house pool (fhp) 

Renovation work to be done on the pool wi 11 depend to a large degree on the 
rul1ngs of the health department on elements of the renovation. This 
matter is currently being followed by Manyam and Shull. No current 
Information was avaflable at this meeting. 

phase 2 - package B - Fie ld House cleaning & repairs (fhc) 

No word on current status. 

Phasill pa~kage C - Field house roofing (fhrl 

A reroofing contract has been let. No information was available on status 
of field work. 

Phaslj). package D - Field house major renovation (fhm) 

No word on current status. Mr. Loyce/Claudia Smoot, John McGarry & 
Richard King will follow to 'insure that the project concept and the 
progress of the job is presented properly to the neighborhood residents. 

There 1s some indication that the City of Flint wiJ1 operate the field house 
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as a community center. No formal word has been received on this however. 

A major meeting is set for September 25, 1990 ( 188) with the mayor and 
the neighborhood group to discuss the project. Pr10r to this meeting Mr. 
Lewis and Mr. McGarry will discuss steps to be taken to move the project 
along. 

Some discussion held on progress of construction documents for the field 
house. No current detailed information available. 

Leasing and tenant work 

Considerable discussion was conducted in the planning meeting concerning 
the additional tenants that might desired and available. Some of the types 
of space use discussed included: 

Laundromat 
Florist 
Pharmacy 
Secondary food store 
Medical offices 
Bakery 
Fast food restaurants 
Convenience store 
Bank 
Video sales 
I ce cream store 
Beauty parlor 
Barber shop 

Work is ongoing on this Jist as the tenant mix is refined in the center. 

An important goal of the project team is to attract solid, going, minority 
businesses to infi11 the major tenants now being considered. The main job 
now is to get major tenants committed. 
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Two leases of prime importance are the State of Michigan lease with the 
Department of Social Services) and the food market lease. The DSS lease 
must proceed through the process described briefly above. The food market 
and other commercial leases are executed through continuous close work 
with the individual tenants. 

At our next meeting we should review the lease negotiation process) the 
preparation of exh'lbits) the preparat ion of tenant work construction 
documents) and the actual t~nant work construction. These processes are 
critical and must be clearly understand and followed closely. 

Reconstitution of Northern Community Deyelopment Corporation 

This work is proceeding and the agreement is apparently agreed upon and 
In the final draft stage. There are some minor elements to be worked out 
and Mr. Roland and Mr. King are now working wah the Northern Community 
Development Corporation to resolve the details. There was no authentic 
word on when this reconstitution will be complete. 

Financing 

The entire project team is continually looking for additional methods of 
financing the project. The basic methods of financing being used presently 
are through private grant monies such as those that might be avallable 
from the Mott Foundation: from leases paid out of sales generated income 
potential as in the commercial center: from government leases such as the 
DSS building and the police station; from special funding) such as TIFA; 
and from public grant monies avallable from the City) the State and the 
Federal government. 

All members of the project team are constantly on the alert for new 
sources of funding since it is this funding that he Ips insure 
imp lementat ion. 
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There was considerable discussion about acceptable and effective methods 
of awarding construction advisor and field construction contracts. We 
aga1n discussed the methods of arriving at a guaranteed maximum price 
whlle still insuring adequate cost control by knowledgeable construction 
people during the design period. 

The project team was given information in monitoring report #2, dated 
September 3J 1990, about project delivery systems that could be used. In 
addition report #2 contained a I ist of factors which could be used to 
evaluate those companies being considered for participation. 

Development of a description of the services to be provided by the 
construction consultant is currently in work by Mr. Roland and Mr. King in 
consultation with Grainger and Park. 

I t is important that ldent ificat ion of appropriate firms to do this work 
move ahead as soon as possible since undoubtedly an overlapping of 
construction document preparation, financing, land acquisition, and leasing 
wlll have to be accompl1shed to complete the job within the time frame 
desired. This means an early selection of the construction advisor and 
contractor is desirable. 

Network model ing 

As part of our session we updated the current network model sheet #sm 1 
to Issue #3, dated September 21, 1990 (wd 186). This network has been 
sent to Mr. Ronald Roland and to Mr. Richard King with the unedited meeting 
notes. Further distribution of these documents w111 be by Mr. Roland and 
Mr. King. 

I t should be noted on the network model that the parties responsible for 
various actions are shown in the upper left corner of each action. It is 
critical that these people be informed fully of the work they are expected 
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to accomplish. At each monitor1ng meet1ng we w11l make a detalled review 
of the actions completed, in work and to be done. This review is best done 
with the individuals and organizations responsible for the action. 

A list abbreViations used is shown at the upper right of the network sheet. 

Future Meet; ngs 

The next monitoring sessior) Is set for Friday, October 12, 1990. This 
meeting 1s currently planned to be held at the DeED conference room 
adjoining Mr. Richard King's office. However there is st ill some discussion 
of the matter. I recommend the locat ion be firmed up as soon as possible. 

A suggested agenda is attached to this monitoring report. 

Genera) 

I shall be in touch with Mr King and Mr. Roland soon to confirm the time, 
place and agenda for the next meeting to be held on Friday, October 12, 
1990 (wd 201). 

Ralph J. Stephenson PE 
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• MANAGEMENT CONSULTING 

• NETWORK MODELING 

• CRITICAL PATH METHOD 

Subject: 

From: 

Project: 

Data d1sk.s: 

Monitoring Report #4 
Northern Town Center 
Fl int, Mich1gan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

Pate of Monitoring: October 12, 1990 (wd 201) 

Those Attend) ng: 
(some in meeting part t1me) 

• Harold Lewis - NCDC 
• Brenda Wllliams - NCDC 
• Loyce Fletcher - NCDC - in meeting short time only 
• Ronald Roland - Executive Director - Flint NIPP 
• Barbara Robinson - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Richard King - City of Fl int - DCED 
• Carol Walker - Clty of Flint - DCED 
• John McGarry - City of Fl int - DCED 

RALPH J. STEPHENSON. P.E .. P.O. 
CONSULTING ENGINJ!:ER 

323 HIAWATHA DRIVE 

MT. PLEASANT. MICHIGAN 48858 

PHONE (517) 772·2537 

October 15) 1990 

• Dan Park - Grainger & Park - Architect Component # 1 
• Ralph J. Stephenson - Consultant 

Major plann1ng components of the Northern Town Center: 
The major planning components for the Northern Town Center were 
reviewed and some slight modifications made to the list as given in 
monitoring report #3. The new list of project elements IS as follows: 

• Component # 1 - Commerc i? 1 Center & pol ice stat j on area 
Package A - Michigan C.rtment of Social Services bui lding (dss) 
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Package B - Police station (pst) 
Package C - All Town Center site work (sfw) 
Package D - Power house demolition (phd) 
Package E - Commercial center portion of Town Center (ccc) 
Package F - Bank (ban) 
Package G - Demol1tion other than power house demolition (gde) 

• Phase 2 - Community Center and Police Training Academy area 
Package A - Field house pool (fhp) 
Package B - Field house cleanjng and repairs (fhc) 
Package C - Field house roofing (fhr) 
Package D - Field house major renovation (fhm) 

Monitored from: 
• Summary network model - sheet #sm 1 - issue #3 dated September 21, 
1990 (wd 186) 

Key project dates: 
• Currently being set 

ActIons taken: 
• Reviewed status of project component # 1 - Commercial Center 
• Reviewed status of project component #2 - Field House 
• Monitored project from summary network model - sheet #sm I, issue 3, 
dated 9/21/90 
• Prepared preliminary factor and weight analysis procedure for selection 
of construction consultant 
• Reviewed and prepared draft of request for proposal for retention of 
construct I on consu I tant. 
• Prepared meeting notes (these are enclosed with this monitoring report) 

Project status as of October 12, 1990 (wd 20 J) - measured from 
summary network mode I, sheet #sm I, issue #3 dated September 21, 1990 
(wd 186). Please note that responsibilities of various members of the 
project team are identified immediately following each project review. 
This list is to be refined and revised as necessary in succeeding meeting. I 
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suggest these responsibilities be conveyed to each of the appropriate 
project team members by Mr. Roland. 

Component -1 - package A - Department of Soc1al Services (dss) 

Preparation and processing of the lease is still in work. Mr. Hurand is 
working on this with Mr. Wi 11 tam Shedd, attorney for EDC and Mr. Olaf 
Karlstrom, City of Flint attorney. There was no word on when the actual 
lease w11'l be started through the legislative process. 

It is critical to clearly define the work included in shell or base building 
scope of work, and that included in tenant improvement work. Mr. Hurand, 
Mr. Dan Park and I reviewed the project in detail at oLir seSSion and 
prepared a tabulation for each. This list is contained in the meeting notes 
under Current Project Status. 

Although both base building work and tenant improvement work are to be 
done by the landlord, the lease rate wi 11 be adjusted to accommodate 
additional costs over the base building rate caused by inclusion of DSS 
desired work for their interior and exterior space. It is critical to control 
these now so the lease rates are maintained within the DSS and the NTC 
limits. 

, suggest that all meetlngs with the Department of Socia I Services and the 
Department of Management and Budget be include those authorized to make 
deciSions for the Owner and for the Tenant. This will help assure that 
deciSions and agreements made in the meetings can be confidently used as 
a basis for design work. This suggestion was reviewed and agreed to by the 
pro ject team. 

Dan Park reported that at present construction documents are about 40% 
complete for the base building, with substructure (foundation) drawings 
being about 70% complete. This Is a substantial amount of work completed 
and it is imperative that a system of cost checks and controls be 
instituted immediately to produce minimum reworking of the documents 
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It should be further cautioned that present tenant layouts are probably not 
the final tenant space plans. Therefore care should be taken to consider 
the tenant design information as preliminary until the Tenant officially 
releases the data. Premature preparation of working documents will be 
costly and disruptive. 

The DSS is still expected to review the lease by about October 26, 1990 
and approve It for recommendation to the Jolnt Capital Outlay Committee. 
Approval of the JOCOC is anticipated by the end of December, 1990. 

Project team member responsibllities on DSS bullding include: 

Gary Hurand 
• Complete dss lease preparation & processing 
• Define scope of dss base building & tenant improvement work 
• Set dss lease rates 
• Determine ownership transfer route 

Dan Park 
• Deflne scope of dss base bullding & tenant improvement work 
• Continue preparing contract documents 
• Participate in cost control procedures for project 

Ron Roland 
• Obtain funding 
• Retain construction consultant 
• Complete property acquisitions 
• Complete dss lease preparation & processing 

Component 61 - package B - Pol1ce station (DSO 

No discussions were held on the current status of the police station. 
However it was again noted that construction of the police station must be 
concurrent with that of the DSS building. 

4 



RALPH J. STEPHENSON. P.E .. P.O. 
CONSULTING ENGINEER 

October 15, 1990 

Project team member responsibilities on the Police Station include: 

Dan Park 
• Plan timing for preparation of contract documents 
• Prepare contract documents 

Ron Roland 
• Obtain funding 
• Retain construction consultant 
• Complete property acquisition 
• Complete police lease or ownership negotiations 

Component 61 - package C - SHe work for entire project (slw) 

Detailed sHe work data was not available. However, it was stressed, Site 
work must be designed and constructed concurrent with the other package. 

Project team member responsibilities on site work include: 

Gary Hurand 
• Make ongOing reviews of site plan design with prospective tenants 
• Obtain site plan approvals from tenants 

Dan Park 
• Set timing for preparation of contract documents 
• Prepare contract documents 

Ron Roland 
• Obtain funding 
• Retain construction consult'ant 
• Complete property acquisition 

Component 6 J - package 0 - Power house demo 11 t10n (phd) 

No word was avallable on the current project status. It was decided In our 
meeting that power house demolition would be kept separate from general 
demolition on the other site parcels. 
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Project team member responsibilities on power house demol1tion include: 

Ron Roland 
• Obtain funding 
• Retain construction consultant 
• Complete property acquisition 

Dan Park 
• Set timing for preparation of demolition specifications 
• Prepare contract documents 

Component "'1 - package E - Commercial center (cce) 

The food market lease is executed according to Mr. Hurand. There are still 
details to be worked out but the agreement appears firm. 

The drug store tenant is yet to be picked. Increased interest is being 
shown by potential tenants. 

Medical facility lease discussions will be intensifjed in the immediate 
future. Mr. Hurand Is working on getting a tenant. 

Project team member respons'lbnlties on commercial facllity Include: 

Gary HUI'and 
• Locate potential tenants for commercial space 
• Negotiate and execute leases for the food market, drug store, 

medical building and remaining retail and office tenant space 
Dan Park 

• Set timing for preparation of contract documents 
• Prepare contract documents 

Ron Roland 
• Obtain funding 
• Retain construction consultant 
• Complete property acquisition 
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Mr. Hurand and Mr. Roland will prepare and submit a letter of understanding 
to the bank re vacation of the existing) and construction and occupancy of 
the new facilities. This is a rather complicated set of moves and must be 
given careful attention. 

Project team member responsibilities on bank include: 

Gary Hurand 
• Prepare & submit letter of understanding to bank 
• Negotiate conditions for move from existing to new 

facil1ty 
Ron Roland 

• In conjunction with Mr. Hurand prepare and submit letter of 
understanding to bank 

• Complete property acquisition 

Component 61 - Package 6 - demolition other than power house 

No major discussions were held re this work. It will probably be made a 
part of the land clearing package as various properties are acquired. 

Project team member responsibi I it ies on demo lition include: 

Ron Roland 
• Complete property acquisitionl relocation and vacation, 

Dan Park 
• Prepare specifications for demol1tion. 

Component ·2 - package A - Field house pool (fhp) 

There Is presently about $40 1 000 allocated to pool construction by the 
State of Michigan equity fund. This money shoUld be encumbered by 
December 31) 1990 (wd 256). 
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No word is available at present re the ruling of the Health Department on 
the scope of work to be done. 

Project team member responsibilities on field house pool include: 

Harold Lewis 
• Follow up on funding for field house pool work. 

John McGarry 
• Assist Harold Lewis to follow up on funding. 

Char I es Wi 11 i ams 
• Determine work to be done on pool. 
• Prepare construction documents for pool renovation. 
• Obtain health department approval of pool renovation. 

Component '*'2 - package B - Field House clean1ng & repairs (fhc) 
The State of Michigan has given the neighborhood group $50)000 to hire 
neighborhood workers for miscellaneous work on the field house. The grant 
was apparently made about two years ago and the State in now interested 
in getting the project for which the funds were intended under way. 

Immediate steps to be considered 'include: 
- Set the selection and hiring processes 
- Organize the neighborhood resource to direct and do the work 
- Determine the number of people needed and available 
- Determine what the workers are to do 
- Prepare inventory of skil1s and talents available 

Possible projects might include: 
- A new gym floor 
- Painting the bui lding interior 
- A general building cleaning 
- Taking needs inventory and setting schedules of improvement work 
- Remodeling and reuse of rooms with lockers 

Project team member responsibilities on field house clean up include: 
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Harold Lewis 
• Follow up and assist in organiz'lng work effort 
• Determine status of funding 

John McGarry 
• Assist Harold Lewis in organizing work effort 

RALPH J. STEPHENSON. P.E .. P.O. 
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• Work with Harold Lewis In checking funding availability 
Charles Wi] Iiams 

• Determine skills needed to do work required 

Component ~2 - package C - F1eld house roof1ng Hhr) 

The roofing contract has been let. No information was available on status 
of fie Id work. 

Component ~2 - package D - Field house major renovat1on ((hm) 

There was no new word on the current status of the major renovation 
program progress. Mr. Loyce) Claudia Smoot John McGarry & Richard King 
were following this matter to insure that the project concept and the 
progress of the Job Is Identified and presented to the neighborhood 
residents. 

Schematic design documents have been prepared for the training academy 
and the garage. Additional space uses under consideration include the 
YMCA) several multiple purpose community rooms, and some community 
classrooms. 

Project team member responsibl1ities on field house renovation include: 

Harold Lewis 
• Continue setting scope of program with neighborhood group 

John McGarry 
• Assist Harold Lewis in setting scope of program 

Charles Wi 11 iams 
• Prepare construct ion documents as requ1red 
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leastng and tenant work 

RALPH J. STEPHENSON. P.E .. p.e. 
CONSULTING ENGINEER 

October IS} 1990 

Mr. Hurand is providing the principal work on the commercial space 
leasing. Harold Lewis and John McGarry are working on the field house 
space use. Status of leasing was reviewed under the appropr1ate project 
description above. 

Reconstitution of Northern Community Development Corporation 
Financing 

The reconstitution is substantially complete. The only major remaining 
Item is for the Fl int City Council to appoint its members to the 
Corporation. This is expected to be done shortly. 

Plans are presently to hold a joint meeting of the groups involved at the 
Ramada Inn sometime in November} 1990. 

Funding 

An ongolng search is being made for additional project financing. Mr. King 
and Mr. Roland wlll update the project financing prospectus in the near 
future. Mr. Roland will also be meeting with the Mott Foundation contract 
officer staff the week of October 14J 1990. There was a brief discussion 
of the amount of grant funding needed. The project team decision was to 
seek a tota 1 of $5.5 m i 11 ion. 

Project team member responsibilities on funding include: 

Ron Roland 
• Continue to seek funding from all possible sources. 
• Update project prospectus. 
• Continue working with Mott Foundation to acquire funding. 
• Check all current funding sources available. 
• In conjunction with Richard King update pro forma. 

Richard King 
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RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEER 

October IS, 1990 

• In conjunction with Mr. Roland} update pro forma, 
Caro 1 Wa I ker 

• Assist Mr. Roland and Mr. King in funding matters. 

Property ACQuIsItion 

A decision was made in the meeting to concentrate immediate acquisition 
efforts on acquiring parcel #2 (two residences). This acquisition is 
already funded although the money still must be obtained from the State of 
Michigan. It is estimated that the funds could be transferred in about one 
month. Mr. Roland is to prepare a written request for Betty Wilson and 
Howard Clark at the City to proceed with the necessary steps. 

It is important to obtain a clear picture of relocation and rezoning needs 
for the acquisitions. Mr. Roland will work on this with Mr. Jim Race at the 
DeED. 

Project team member responsibilities on property acquisition: 

Ron Roland 
• Insure that proper relocation steps are defined and taken. 
• Insure that rezoning procedures are defined and taken. 

Carol Walker 
• Assist Mr. Roland in acqUisition, relocation and rezoning, 

ConstructIon Consultant 

A prellminary request for proposals from construction conSUltants was 
reviewed at the meeting. Revisions were made to the draft and a copy of 
the revised document was given to Richard King. It is expected that he will 
revlew It with Ron Roland and put it in a f'inal form to be Issued to 
prospective participants. 

Project t member responsibilities on construction consultant include: 
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RALPH J. STEPHENSON. P.E .. p.e. 
OONSULTING ENGINEER 

October 15, 1990 

Ron Roland 
• Complete prepare and issue the request for proposals. 
• Place necessary advertisements. 
• In conjunction with others, select construction consultant 

Gary Hurand 
• Assist in selecting the construction consultant. 

Bichard King 
• Assist in selecting the construction consultant. 

Haro ld Lewis 
• Assist in selecting the construction consultant. 

Dan Park 
• Assist in selecting the construction consultant 

Network modeling 

No network mode Is were updated at th1s session, 

Future MeetIngs 

The next monitoring session is set for Friday, November 2, 1990. This 
meeting is to be held at the DCED conference room adjoining Mr, Richard 
King's office. 

A suggested agenda will be sent to Mr. Roland and Mr. King in the near 
future. 

Ralph J. Stephenson PE 
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from: 

Mr, Ron Ro 1 and, N I PP 
Mr, Richard King DCED 

Ralph J. Stephenson PE 

RALPH J. STEPHENSON. P.E .. p.e. 
CONSULTING ENGINEER 

October 16, 1990 

Subject: Tentative activity responsibility 
Northern T own Center 
Flint, Michigan 

Project: 90:34 

Monitoring report #4 contained a list of the people currently respons'ible 
for certain actions on this project. This information was derived by me 
from our monitor'lng meeting on October 12, 1990, Since clear cut 
responsibilities must be defined for this project work, I suggest we 
continue to pinpoint the needed activities of those active on the job at 
each monitor'ing. 

The list given in Monitoring #4 is tentative from my own observations. It 
WOUld be appreciated if those involved would note corrections and 
additions to make at our next meeting review, 

Below is listed the same information as in Monitoring Report #4 only in 
slightly different form. Please distribute as you see necessary. The listing 
of names is random. 

Major responslbl1 tty and actlvfty as of 10/12/90 

Gary Hurand 
~epart!'~2nt of Socia 1 Services (dss) 

• Complete dss lease preparatlOn & processmg 
/ • Define scope of dss base building & tenant improvement work 
./ • Set dss lease rates 
./ • Determine dss ownership transfer route 



Site work (siw) 

RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEER 

October 16} 1990 

• Make ongoing reviews of site plan design with prospective tenants 
• Obtain site plan approvals from tenants 
Commercial Center 
• Locate potentIal tenants for commerc1al space 
• Negotiate and execute leases for the food market} drug store} 

medical bui Iding and remaining retal I and office tenant space 
.e.aok (ban) 

/. Prepare & submit letter of understanding to bank 
• Negotiate conditions for move from existing bank to new bank 
Construct i on consu 1 tant 
• Assist in selecting the construction consultant. 

Ronald Roland 
Department of Social Services (dss) 
• Obtain dss funding 
• Retain construction consultant 
• Complete dss property acquisitions 
• Complete dss lease preparation & processing 
Police station (pst) 
• Obtain pst funding 
• Retain construction consultant 
• Complete pst property acquisition 
• Complete police lease or ownership negotiations 
Site work (siw) 
• Obtain siw funding 
• Retain construction consultant 
• Complete siw property acquisition 
Power House demolition (phd) 
• Obtain phd funding 
• Retain construction consultant 
• Complete phd property acquisition 
Commercial Center (cce) 
• Obtain cce funding 
• Retain construction consultant 
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• Complete cee property acquisition 
.6Mk (ban) 

RALPH J. STEPHENSON. P.E .. P.O. 
CONSULTING ENGINEER 

October 16, 1990 

• In conjunction with Mr. Hurand prepare and submit letter of 
understanding to bank 

• Complete bank property acquisition 
Demolition other than Dower house (gde) 
• Complete all property acquisition, relocation and vacation. 
Funding 
• Continue to seek funding from all possible sources. 
• Update project prospectus. 
• Continue working with Mott Foundation to acquire funding. 
• Check all current funding sources available. 
• In conjunction with Richard King update pro forma. 
Property acquisition 
• Insure that proper re location steps are defined and taken, 
• Insure that rezoning procedures are defined and taken. 
Construction consultant 
• Comp I ete prepare and issue the request for proposa 1 s, 
• Place necessary advertisements. 
• In conjunction with others} select construction consultant 

Dan Park 
Department of Social Services (dss) 
• Def1ne scope of dss base bui Iding & tenant improvement work. 
• Continue preparing dss contract documents. 
• Participate in cost control procedures for dss project. 
Police Station (pst) 
• Plan timing for preparation of police station contract documents 
• Prepare pol ice station contract documents 
Site work for entire project (siw) 
• Plan timing for preparation of site work contract documents 
• Prepare site work contract documents 
• PartiCipate in cost control procedures for site work. 
Power House demol Hion (phd) 
• Set timing for preparation of demolition specifications 
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RALPH J. STEPHENSON. P.E .. P.O. 
CONSLTLTING ENGINEER 

October 16, 1990 

• Prepare demolition contract documents 
Commercial Center (cce) 
• Set timing for preparing commercial center contract documents 
• Prepare contract documents for commercial center 
• Set timing for preparation of contract documents. 
• Participate in cost control procedures for commercial center. 
Demolition other than the power house (gde) 
• Prepare general demolition specifications. 
Construction consultant 
• Assist 1n selecting the construction consultant. 

Harold lewis 
Field House pool (fhp) 
• Follow up on funding for field house pool work. 
Field House cleaning and repairs (fhc) 
• Follow up and assist in organizing cleaning and repair work effort 
• Determine status of cleaning and repair funding 
Fjeld House major renovation (fhm) 
• Help set scope of major renovation with neighborhood group. 
Construction consultant 
• ASSist in selecting the construction consultant. 

John McGarry 
Field House pool (fhp) 
• Assist Harold Lewis to follow up on field house pool funding. 
Field House cleaning and repairs (fhc) 
• Assist Harold Lewis in organizing cleaning and repair work effort 
• Work with Harold Lewis in checking funding availability 
Field House major renovation (fhm) 
• Assist Harold Lewis in setting scope of renovation program. 

Charles Wi) Iiams 
Fjeld House pool (fhp) 
• Determine work to be done on pool. 
• Prepare construct l~,j I documents for poo I renovat jon. 
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RALPH J. STEPHENSON. P.E .. P.C. 
OONSULTING ENGINEER 

October 16, 1990 

• Obta1n health department approval of pool renovation. 
Field House cleaning and repairs (fhc) 
• Determine skills needed to do cleaning and repair work required 
Field House major renovation (fhm) 
• Prepare major renovat ion construct ion documents as required 

RIchard KIng 
FundinQ 
• In conjunction with Mr. Roland, update pro forma. 
Construct i on consu I tant 
• Assist in selecting the construction consultant. 

Carol Walker 
Funding 
• Assist Mr. Roland and Mr. King in funding matters. 
Property aCQuisition 
• Assist Mr. Roland in acquisition, relocation and rezoning 

~ It is emphasized that the above list is preliminary and subject to 
revisions as desired by the project team members. 

Ralph J, Stephenson PE 
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• NETWORK MODELING 

• CRITICAL PATH METHOD 

Subject: 

From: 

Project: 

Data disks: 

11onitoring Report #5 
Northern Town Center 
Flint) Michigan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

Date of Mon1tor1ng: November 2) 1990 ( wd 216) 

Those Attending: 
(some in meeting part time) 
• Harold Lewis - NCDC 
• Claudia Smoot - NCDC 

RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEER 

323 HIAWATHA DRIVE 

MT. PLEASANT. MICHIGAN 4SS5S 

PHONE (517) 772·2537 

November 5} 1990 

• Bobby Wells - Flint Community Development Corporation 
• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Richard King - City of Flint - DCED 
• Carol Walker - City of Flint - DCED 
• Dan Park - Grainger & Park - Architect for Component # 1 
• Ralph J. Stephenson - Consultant 

Monjtored from: 
• Summary network model - sheet #sm 1 - issue .#3 dated September 21} 
1990 (wd 186) 

Key proJ ect dates: 
• Current ly being set 

Actions taken: 
• Reviewed status of project component .# 1 - Commercial Center 
• Monitored project from summary network model - sheet .#sm I J issue 3} 



• MANAGEMENT CONSULTING 

• NETWORK MODELING 

• CRITICAL PATH METHOD 

dated 9/21/90 

RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEER 

323 HIAWATHA DRIVE 

MT. PLEASANT. MICHIGAN 48858 

PHONE (517) 772-2537 

November 5, 1990 

• Discussed and decided on time table for retaining construction 
consu 1 tant.. 
• Prepared meeting notes (edited notes enclosed with this monitoring 
report). 
• Decided on short term work assignments witt~1n group 
• Prepared short term p Ian of work - sheet # 1, issue :It'1 dated November 2, 
1990 (wd 216) 

Component :61 - package A - Department of Social Services (dss) 

Construction contract documents are now about 75% complete and Mr. 
Hurand requested Mr. Park to prepare a summary cost estimate of base 
building work and tenant improvement work. The estimates will be used to 
comp 1 ete preparat i on of the DSS I ease for subm i ss i on to the DMB, the DSS 
and the Michigan Joint Capitol Outlays Committee. The JCOC is expected to 
take action on the lease in mid January, 1990 

Although it would be preferable to have the construction consultant's input 
to this process, the estimates are needed immediately and the 
construct.ion consultant. may not be available t.o the project team until 
early or mid December, 1990. 

Upon approva 1 and execut ion of the DSS lease fo llow ing JCOC approva I, the 
project team has a grace period of about two months t.o break ground for 
field constr'uct.ion. Thus the next four month, November, 1990 through, 
March, 1991 are extremely critical to the project. 

We discussed the work scope I ist of base bui lding and tenant 
improvements prepared at our October 12, 1990 monitoring meeting. This 
1 ist should be reviewed carefully by the owner to insure that the scope of 
work remains bui ldable at the costs required by the lease terms. 

The project team members requested that a II future tenant improvements 
being considered by the DSS and the DMB be carefully examined and 
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RALPH J. STEPHENSON. P.E .. P.O. 
CONSUT.TTNG ENGTNEER 

November 5, 1990 

documented to insure that they have official status. 

The project team also asked that past requests for tenant improvement 
work be documented to the greatest extent possible. 

Immediate future project team member responsibll iUes on DSS building 
include: 

Gary Hurand 
• Complete define scope ofDSS base bui Iding & tenant improvement work 
• Set DSS I ease rates 
• Complete prepare DSS lease & submit to DMB 
• Obtain letter of commitment on DSS lease intentions for inclusion in 
Mott Foundation grant request 
• Firm up ownership transfer route 
Dan Park 
• Complete define scope of base bui Iding & tenant improvement work 
• Prepare summary cost est imate of base building and tenant improvement 
work 
Ron Roland 
• Complete lease preparation & processing with Mr. Hurand 

Component '-1 - package B - Po 11ce statton (pst) 

Mr. Park said that construction documents are about 70% complete. It will 
probably require another 15 to 20 working days to complete preparation of 
these. 

We briefly discussed the review and sign off procedures for police station 
construction documents. Apparently there is no formal policy in effect at 
present. I strongly suggest that some review and sign off mechanism be 
instituted for a II components and packages. 

Also j t would be well to complete prepare and execute a lease for the 
pOlice station with the City of Flint. This may be an appropriate document 
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RALPH J. STEPHENSON. P.E .. P.O. 
CONSULTING ENGINEER 

November 5J 1990 

to include with the grant request to Mott. 

ImmedIate future project team member responsibllHies on HIe pollee 
station include: 

Dan Park 
• Prepare summary cost estimates for project 
Ron RQland 
• Obtain funding 
• Prepare lease document draft & review with City of Fl1nt 
• Establish formal approval and sign off procedures 

Component # 1 - package C - Site work for ent1re project (sjw) 

Mr. Park reported that site work construct ion documents are about 30% 
complete. The need at present is to set the bank location and to firm up the 
configuration of the commercial center. It was stressed that site 
improvements must be designed and bui It concurrently with other early 
port ions of the project. 

Immediate future project team member responsibilities on site work 
include: 

Gary Hurand 
• Make ongoing reviews of site plan design with prospective tenants 
• Obtain site plan approvals from tenants 
• Fix site plan 
Dan Park 
• Prepare contract documents as informat ion becomes availab Ie 
Ron Roland 
• Fix site plan 

Component # 1 - package 0 - Power house demo) it ion (phd) 
From previous estimates demolition of the power house should run about 
$150 JOOO. This work package should be studied thoroughly since by the 
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RALPH J. STEPHENSON. P.E .. P.C. 
CONSULTING ENGINEEH 

November 5, 1990 

time site work and building construction work is to begin the demolition 
program must have been closely related to construction of the other 
component packages. Demolition must not be allowed to hold up 
construction of the project. 

Any abatement measures required as a part of the boiler house demolition 
should be identified early. These sometimes prove very disruptive. 

Immediate future project team member responsibll1ties on power house 
demolition include: 

Ron Roland 
• Check on abatement needs of project 
• Validate cost estimates for the project 

Component 61 - package E - Commercial center (cce) 

No major discussions were held on this package work. Preparation of 
construction documents has not yet begun in production. Early leases are 
current ly being discussed and negotiated. 

I t would be well to get letters of intent) interest or commitment from as 
many potential tenants as pOSSible, and to include these, if permissible, in 
the Mott grant app licat ion, 

t'-'Ir. Hurand is currently directing heavy efforts to locating and negotiating 
commitments for a medica I faci I ity. This could be an important lease and a 
letter of commitment would help in obtaining grant and equity funding. 

Immediate future project team member responsibi I ities on the commercial 
faci Ii ty inc lude: 

Gary Hurand 
• Locate potential tenants for commercial space 
• Obtain letters of intent and/or executed leases for the food market, drug 
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RALPH J. STEPHENSON. P.E .. p.e. 
CONSULTING ENGINEER 

November 5, 1990 

store, medical bundjng and remaining retall and office tenant space for 
possible inclusion in Mott Foundation grant application 
• Obtain letter of lease interest by Perry for inclusion in Mott Foundation 
grant application 

Component -1 - package f - Bank (ban) 

The bank move onto the site is a critical element to resolve s'ince once 
project construction begms it will be necessary to have the site plan in 
final form. 

There was no authentic word on the current intentions of the bank. This 
matter is being followed closely by Mr, Hurand and Mr, Roland. 

Immediate future project team member responsibilities on the bank 
package include: 

Gary Hurand 
• Continue to negotiate conditions for move from existing to new facility 
Ron Roland 
• Work with Mr. Hurand on negotlations with bank for move to facilities on 
the commercial center site. 

Component -I - Package 6 - demo lit ion other than power house 

No major discussions held on this package at the monitorjng meeting 

Component -2 - package A - field house pool (fhp) 

No major discussions held on this package at the monitorIng meeting 

Component -2 - package B - field House cleaning & repairs (fhc) 

No major discussions held on this package at the monitoring meeting, 
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RALPH J. STEPHENSON. P.E .. P.O. 
CONSl1I,TING ENGINE~:R 

November 5} 1990 

Component :62 - package C - F1eld house roof1ng (fhr) 

Roofing of the facility is apparently complete. 

Component :62 - package D - Fjeld house major renovation (fhm) 

No major discussions held on this package at the monitoring meeting. 

Funding 

Immediate future project team member responsib11 ities on funding 
include: 

Ron Roland 
• Continue to seek grant & equity funding from all possib Ie sources 
• Update pro j ect prospectus 
• In conjUnction with Carol Walker prepare and submit Mott grant 
app 1 j cat i on package 
• Continue identifying funding sources available 
• Work with City of Flint on no interest loans for property acquisition 
• Obtain letters or financial intent or commitment for inclUSIOn in t"lott 
Foundation grant application from lending institutions 
• Obtain letter of commitment from Citizens Bank on their new facility 
intentions for inclusion in Mott Foundation grant application 

Carol Walker 
• Work with Mr. Roland in preparing Mott grant application 

Property Acguisition 

No major discussion was he ld at the monitoring meet ing on property 
acquisition other than the funding needed. 

Construction Consultant 
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RALPH J. STEPHENSON. P.E .. P.C. 
CONSI1LTING ENGINEER 

November 5, 1990 

The time table for retaining the construction consultant was discussed 
and agreed to by the proJect team. The sequence is as fo llows: 

• By pm November 12, 1990 (wd 223) - Complete prepare and publish 
requests for propos a I 
• am November 16} 1990 (wd 226) - Hold briefing meeting for those 
responding to the request for proposal 
• By pm November 26, 1990 (wd 232) - Submit proposals 
• By pm December 3, 1990 (wd 237) - Evaluate proposals and prepare short 
list of candidates to interview 
• By pm December 5} 1990 (wd 239) - Interview candidates and select 
consultant for final negotiations 

Mr. Richard King has prepared a rough draft of the request for proposal and 
it is currently being reviewed. 

Immediate future project team member responsibilItIes on construction 
consultant include: 

Ron Roland 
• In conjunction with Richard King complete prepare and issue the request 
for proposa I s 
• Place necessary advertisements 
• In conjunction with others, select construction consultant 
Gary Hurand 
• Assist in selecting the construction consultant 
Richard King 
• Prepare, in conjunction with Ron Roland, the request for proposals 
• Assist in selecting the construction consultant 
Harold Lewis 
• Assist in selecting the construction consultant 
Bobby Wells . 
• Assist in selecting the construction consultant 
Claudia Smoot 
• ASSist in selecting the construction consultant 
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Dale Grainger and Dan Park 

RALPH J. STEPHENSON. P.E .. p.e. 
CONSUTJTING ENGINEER 

November 5, 1990 

• Assist in select lng the construction consultant 

Network modeling 

A short term network model, sheet .it 1, issue .it 1, dated November 2, 1990 
(wd 216) was prepared in conjunction with Ronald Roland and Carol 
Walker. This network was concentrated on activities to be done over the 
next two months. A copy was given to Mr. Roland for further distribution 
by him to the project team. 

future Meetings 

The next monitoring session is to be set and confirmed. It will be held in 
the DeED conference room adjoining Mr. King's office. 

A suggested agenda WIll be discussed with f"lr. Roland and Mr. King in the 
near future. 

~---
Ra lph J. Stephenson PE 
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Subject: 

.Emm: 

Project: 

Data disks: 

Monitoring Report #6 
Northern Town Center 
Flint, Michigan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

Dates of Monitoring: 
235) 

November 16,1990 (wd 226) & November 30,1990 (wd 

Those Attending: 
(some in meeting part time) 
November 16, 1990 (wd 226) - briefing meeting at city hall. See minutes of meeting by 
Richard King for list of those attending. 

Noyember 30, 1990 (wd 235) - project monitoring and construction consultant selection 
meeting at DCED conference room 
• Harold Lewis - NCDC 
• Claudia Smoot - NCDC 
• Bobby Wells - Flint Community Development Corporation 
• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Mike Brown - City of Flint - DCED 
• Richard King - City of Flint - DC ED 
• Carol Walker - City of Flint - DCED 
• Dale Grainger - Grainger & Park - Architect for Component #1 
• Ralph J. Stephenson - Consultant 

MonitOred from: 
• Short term plan of action, Sheet #1 - issue #1, dated November 2, 1990 (wd 216) 

Actions taken: 
• Attended briefing meeting of those intending to submit construction consultant 
proposals 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3,1990 

• Reviewed current status of project component #1 - Commercial Center 
• Monitored project from short term plan of action, Sheet #1 - issue #1, dated November 
2, 1990 (wd 216) 
• Reviewed construction consultant proposals and selected three of the six companies 
proposing to make presentation to selection committee 
• Prepared set of rough notes on pointers for selection committee guidance in 
construction interviews 

Construction consultant briefing meeting - November 16, 1990 (wd 226) 

On Friday, November 16, 1990 (wd 226) a meeting was held of the selection committee 
members and other interested parties with those proposing their services as 
construction consultant on the project. 

The results of the meeting, notes on those attending, and a summary of the questions 
asked are given in notes dated November 20, 1990 (wd 228) written and distributed by 
Richard King. 

Monitoring and construction consultant screening meeting - November 30, 
1990 (wd 223) 

This meeting was primarily for the purpose of selecting three construction consultant 
firms for the final interview session. The entire selection committee attended and after a 
very careful and objective review of the six proposals each of the candidates was rated. 
Factors used in the evaluation have been defined in previous monitorings. It is the 
intent to hold the final interviews in the morning of December 5, 1990 (wd 238). A 
selection will be made immediately after the interviews. 

December, 1990 is a pivotal time point in the project since during 
December two vital meetings will be held that will heavily influence launching active 
project construction work. One of these events is a presentation to the Mott Foundation 
and their subsequent review to award a grant for a portion of the work. This grant is 
seen as vital to the program and great care is being taken to insure that proper steps 
are taken, and that the presentation contains as much back up material as is available. 

The second event of importance is a meeting of the State of Michigan Joint Capital 
Outlays Committee. Approval of the Department of Social Services of'fice building lease 
is on their agenda. Approval will give strong impetus to obtaining grant and private 
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funding so essential to the development. 

Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

Thus during December the project management committee must work intensely and 
with good direction to see that all project data is in order and presented correctly. 

Prior to beginning selection of the finalists for construction consultant, we monitored the 
project status from the short term plan of action, sheet #1, issue #1, dated November 2, 
1990 (wd 216). 

Cost estimates of the DSS building have been made and incorporated into a lease 
proposal submitted to the Department of Social Services and the Department of 
Management and Budget in November, 1990. Apparently the proposal was acceptable 
to the staff and will go before the December, 1990 meeting of the State Joint Capital 
Outlay Committee. 

Preparation of the Mott grant request has moved slowly and considerable work 
remains. Mr. Hurand and Goodstein will obtain as specific letters of commitment as 
possible from private lending sources available. These will be in hand early the week 
of December 3, 1990. 

The City Council resolution regarding the police station lease will be obtained and 
made a part of the grant request. Mr. Hurand will obtain a letter from the appropriate 
State agency outlining the position of the State on the DSS lease. He said he will have 
this in hand by Monday, December 3, 1990. 

The intentions of the potential drug store tenant will be summarized in a letter by the 
local real estate firm working on the lease. Mr. Hurand will also get a statement of 
general intent from Citizens bank relative to their new branch operation. The food 
market letter of intent or lease is apparently available now and will also be made a part 
of the grant package. 

The community revitalization plan is being assembled by Carol Walker and will be 
available early the week of December 3, 1990. 

This material should allow Mr. Roland to complete prepare and submit the package to 
the contract officer at the Mott Foundation in time to be put on the December, 1990 
board agenda. Ron Roland and Carol Walker will follow up on this submittal. 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

It has been determined by Ron Roland that the City of Flint cannot provide an interest 
free loan to purchase some of the properties need for the Northern Town Center. Other 
sources of purchase funds must be obtained. 

There stili must be determined the abatement needs at the power house and other 
areas and structures to be demolished. This investigation should be initiated 
immediately since, if the project moves ahead soon, demolition work might best be 
done early in the work sequence. 

Component #2 . field house 

No major discussions were held on this component at our monitoring meeting. 
However prior to the monitoring session a short meeting was held with a Lutheran 
organization that has exhibited interest in the facility. This meeting was attended by 
some of the team members as a part of the project management meeting. 

General summary 

The month of December, 1990 is a very crucial pOint in the Northern Town Center and 
careful attention and follow up is essential on the part of the project management team. 
If matters go well we probably will be moving ahead rapidly in late December, 1990 to 
complete design and initiate actual field construction as soon as feasible. 

I shall be in touch with Richard King and Ron Roland shortly to confirm the next 
monitoring date presently set for December 14, 1 ~ 

Ralph J. Stephenson PE 

4 



November 30, 1990 

Notes for construction consultont interviews 

- Set ogendo 
- introduction of people 011 porties - 5 minutes 
- A principo1 of the bidder,o project mgr ond 0 field mgr should 011 be 
present. Others con come but ot leost those 3 
- Bidder should moke 0 presentotion 
- Those being interviewed should contoin 

1. field personnel 
2. project mgmnt personnel 
3. support personnel ovoiloble 
4. ovoilobHlity of these people 

- How ore they going to p10n ond schedule? Should use network modelling. 
How will this teom do this job? 
- How do they process chonges? 
- Hove them present to you 0 proposed fee structure, this is criticol. Hos 
to be 0 port of the evoluotion prcoess. 
- Need from them 0 method you con orrive ot 0 controct thot con be 
executed. Be sure they oddress the motter of working in the design ond 
construction oreo. 
- It is importont thot they know thot these buildings will not be built 011 
ot once. Generol condHions could run between $200 - $600 per doy. 
- They should address their ottitude towards claims. Do not ask closed 
Questions of teom. Has to answer besides yes or no. Whot is their attitude 
toword contested cloims. How do they like to resolve disputes - through 
odministrotive settlements.? Constested cloims we wont to ovoid. 
- To whot extent 1s the owner going to be involved. Address how the town 
center job will impoct on thetheir work lood. Will they ossign onyone who 
is avoiloble. Whot will he do. Whot is his outhority. Tolk to them obout 
minority portic'ipotion. Watch their eyes, do they fidget. Tell us about yor 
philosphy on minority employment. 

- They should be told oheod of time thot this is what expected. 20 minutes 
of questions .. should come from you ond to you ond should be basically 
open Questions. Hoke sure they are onswered honestly. If you do not 



November 30, 1990 

answer them this way, It will cost you a lot of money. 
- Make It clear in your Q & A do they understand the phasing of this job. 
For demolition we have power house, dry cleaner, etc. How will you 
hand1 eobotement. 
- We would like to hear your views on tenant improvement work and the 
relation between landlord work and tenant improvement work. The 
building is a bose shell, there has to be a clear distinction of what you 
provide ond whot they provide. You ore obllgated to tel1 them the 
difference between tenant improvement work which is part of our lease 
arrangement. 
- Tenant improvement is cost plus? You have to decide if you are going to 
let the tenant select on architect. Part of final negotiation is the firm you 
select. 
- It is the intent of the owner to design &. instoll tenant improvements in 
accordance wlth whot the tenant desires and recognized standords of the 
lease. 
- Reputation with local authorlties, trade unions, subcontractors, owners, 
arch/engineers, local bonks, payment practices, post record wlth City of 
Flint and other public agencies in the aarea, and post marketing promises 
compared to post perf ormonce. 
- Understand their attitude toward contested claims 
- Stress you do not wont contested claims on this job. 
- Keep the environment clean and present clear cut ideas on how you are 
going to run this job. contractor wants to know who is doing job who pays 
checks who issue cert. of substant. completion cert. of occupancy - what 
obout building permits needed. 
- What ore your obligotions os the owner? Questions you osk them should 
deo1 with orrongements they ore willing with which to work wlth you. 
what else involved in paying for their work. Exhaust every possibillty. 
What is not included in their fee. Who makes the decisions. Who can they 
go to if they have any Questlons. 
- Decide how to orgonize & run this job. Choose someone in this room. 
What form of payment. title company, etc. Whoever owns this job makes 
the decisions and pays them. Then they will disburse to the workers. 
- Payments Retentions, collections & flnal payments. If you wont 0 copy 
Ralph can provide before they leave. 
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November 30, 1990 

- Direct payment - payment received by contractor & made directly to 
them. 

- Closing out project is very complex and we are dealing with an amateur 
owner. We should reasure them. First year wll1 be Meadowbrook. Make it 
clear to them the arrangements for which this job 1S taken over. Insist on 
good operation and maintenance manuals. Good construction record 
drawing. 

- "Closing out the Project will also be copied and given to everyone that 
wonts one. 

- Final - Who is going to run meeting ( R. Roland) 
They will look to him as being in charge of this entire job. 
- On the site whot if someone pushes down 0 woll? How do we get It poid 
for? Who do they call? They coJ1 Ron. 
- Give team a brand new rating sheet and start from scratch. Now, we will 
rate them on a further investigBtion of their Bbillties. You have to call in 
o contractor then negotiate a finol controct with them. Get B11 the terms 
down, j f you wont your attorney in, then thot OK. Not necessory. 
- We want ot least 3 construction consultBnt people in the meeting, 
ownership rep., office & proj. manager and field supervision. 
- Ask them about the minorlty representation in the project Keep in mind 
what you mean by minorlties and tell them WhBt you want. They don't 
know on their own. For subs you have to pick the best minority contractor 
among all minorities that bid. 
- There is to be a joint selection. When you pick who you want, you have 
one more crock at thot controct. 
- Stress thi sis 0 cn t i cal month for us. I f we poss Jonuary 1, 1991 
without commitments, we are in trouble. 
- You will pay for those invoices submitted from that contractor. If you 
select a sub that is higher, you must pay the higher amount. 
- If the owner holds the contracts, the consultant wll1 merely manage 
work in the field; he controls the subcontrocting. 

Address in 20 minute presentation: 
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November 30, 1990 

- Stoted by Gory Hurand: 
- H8ve m8in rep. close the 5 minute summ8ry in the end. 
- We 8re 8t the joc Wed., of next week. We will be 8pproved next Wed. 
- The contr8ctor will have to move quickly in order to get in and out of 
this job. 
- Wh8t happens after the meeting? We all sit & go thru it 8nd decide. Fill 
out the sheets and give them to Rich8rd for tabulation. 
- Rolph & Dole will be at the final meeting. There should not be any more 
than 2 people there in the final negotiations. Meet at 8:00 and start the 
meeting at 9:00 on Wednesday. Dec. 3rd. Should be done at 12:00 noon, go 
to lunch then come back to decide. 
- Final neg. meeting: Each person must have a reason to be there: 

Harold (owner) 
Ron( owner I dev.) 
Gary(advi sor) 
Richard (for EOC) 
Dole & Ralph(for resources, only.) 
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PrOject: 

Data disks: 

Monitoring Report #7 
Northern Town Center 
Flint, Michigan 

Ralph J. Stephenson PE 

90:34 

d094 & 234 rjs 

Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3,1990 

Dates of Monitoring: 
248) 

December 14, 1990 ( wd 245) & December 19, 1990 (wd 

Those Attending: 
December 14. 1990 (wd 24S) - monitoring meeting at DCED conference room (some in 
meetings part time) 
• Harold Lewis - NCDC 
• Ronald Roland - Executive Director - Flint NIPP 
• Bobby Wells - Flint Community Development Corporation 
• Mike Hannah - Flint police department 
• Richard King - City of Flint - DCED 
• Carol Walker - City of Flint - DCED 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Ralph J. Stephenson - Consultant 

December 19. 1990 (wd 248) - construction consultant negotiating team meeting at 
Flint NIPP conference room 
• Harold Lewis - NCDC 
• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Richard King - City of Flint - DCED 
• Ralph J. Stephenson - Consultant 
Monitored from: 
• Short term plan of action, Sheet #1 - issue #1, dated November 2, 1990 (wd 216) 

Actions taken: 
• Made general review of project status 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

• Discussed observations and reports from various members of the project 
management team 
• Monitored project from short term plan of action, Sheet #1 - issue #1, dated November 
2,1990 (wd 216) 
• Reviewed key points to be considered in negotiations with prospective construction 
consultant 

Monitoring meeting - Flint DCED conference room, December 14, 1990 (wd 245) 

The early part of our monitoring discussions were devoted to general observations and 
comments on the commercial center component #1. 

The Department of Social Services lease has not yet been approved by the Joint 
Capital Outlays Committee. It will be necessary to internally firm up project costs, work 
scope and lease amounts to complete lease negotiations and execution. A meeting 
with the State departments involved and the Flint DSS project team was held in the late 
morning of December 14, 1990 (wd 245). Apparently this meeting went well and State 
approval may be possible early in 1991. It is important to remember that after Joint 
Capital Outlays Committee approval the lease may also have to be approved by the 
Administrative Board. This procedure should be checked to avoid last minute delays 
that could be avoided by front end planning. 

Careful and continuous cost controls must be exerted on the DSS building just as soon 
as possible so as to proceed with confidence in meeting the requirements of the State 
in their lease. Mr. King requested that he receive the financial analyses for the DSS 
and other component #1 projects to review. Mr. Hurand will conduct this review with Mr. 
King. 

Police station construction funding is apparently not available from current grants. 
Station costs will probably have to be considered a project capital outlay and come 
from construction funding. 

We next briefly reviewed major operational aspects of managing the center as it is 
brought on line. This matter along with the ownership arrangements to be adopted 
must be given careful attention now. Ownership identities especially should be set 
early since by the time the construction consultant is retained the owner organization 
should be well established. We have attempted to address this matter at some of our 
recent meetings, but official action on ownership, authority and responsibility still is to 
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be taken. 

Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

The ownership structure will affect how the commercial center, the DSS building and 
the site will be operated and maintained. Since this is a project that must be built and 
put into operation in a relatively short time it is imperative that these matters be 
addressed now. 

The Matt grant funding request was not put on the Foundation's December, 1990 board 
meeting agenda. There have been delays in submitting the grant request package to 
Matt. The agreements, documents and commitment letters needed for the package 
were again identified at our meeting and each was discussed in detail. The most critical 
of these are listed below. 

A. Those acquired and ready to submit 
1.} Supermarket - Lease has been negotiated and executed. 
2.) Police station - Gail Walker has a copy of the council resolution. 
3.) Community revitalization plan - Gail Walker says this has been prepared and 
is available. 

B. Those yet to be acquired: 
1.) Department of Social Services - This item was reviewed above. 
2.) Medical office - Negotiations in work with several potential tenants. Some 
good prospects. 
3.) Drug store - Negotiations are in work with several potential tenants. One 
shows good promise. 
4.) .aao.Js -The potential tenant is still evaluating how they should proceed to 
construct and occupy a new facility. Mr. Hurand is following. 
5.) NRPC - Need formal letter of commitment from NRDC on the project. The 
content of the commitment letter needed was not totally clear. However the 
ownership and operating positions of the NRDC should be contained in the 
application. 
6.) Funding identification - Need official letter de'fining and describing all actual 
and expected grant sources. Also need any commitment letters that are available 
concerning conventional funding for the project. 

In the afternoon Mr. Richard King and I made a tour of the site, inspecting surrounding 
neighborhood, the nature of the unoccupied ground areas and the existing power house 
and field house. 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

The scope of work included in the demolition of the power house is still a matter that must 
be resolved. Mr. King mentioned that there may be some utility tunnels from the power 
house to various parts of the site. A determination should be made now as to the amount 
of abatement work needed in the power house and in the tunnels. It is important that 
when the building contractors and site work contractors move on the job that all potential 
interferences with a good construction flow have been removed or moderated. As a part 
of this process the power house, tunnel and utility abatement needs must be determined 
just as quickly as possible. 

Mr. King and I could not gain access to the interior of the field house and limited our 
inspection to the building exterior skin. It did appear that the reroofing has been done. 
There is considerable clean up needed and I presume the field house roofing contractor 
will remove whatever trash and debris is his from the site. 

On December 19, 1990 (wd 248) I attended a short segment of a negotiating discussion 
meeting. The main agenda dealt with items to be discussed in negotiating a contract with 
the construction consultant. Main points covered while I was in the meeting included: 

1.) It is very important that the ownership, authOrity and responsibility patterns for 
the project be set by the development and project group before entering into final 
construction consultant negotiations. 

2.) I recommended the leadership on the project be provided by one individual 
acting for the owner. Centralization of owner leadership and representation on 
construction projects of this nature is very critical to their success 

3.) Payment methods should be established that insure quick turnaround of all 
legitimate pay requests. The key that unlocks best field performance by a good 
designer or contractor is prompt payment processing by the owner. 

4.) The exit fee and the conditions surrounding it for the construction consultant 
and the owner should be clearly established should be clearly established during 
the negotiations. 

5.} It was recommended that a tentative grouping for guaranteed maximum 
pricing (GMP) for component #1, the commercial center facilities be as follows: 
GMP#1 
• Package A - Department of Social Services Building 
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• Package B - Police station 

Ralph J. Stephenson PE PC 
Consulting Engineer 

December 3, 1990 

• Package C - Site work for entire component #1 project 
• Package D - Power house & related demolition 
• Package G - Demolition other than power house 

GMP#2 
• Package E - Commercial center retail building 

GMP#3 
• Package F - Bank building 

Note: In a subsequent conversation with Mr. Hurand on Thursday, December 20,1990 
(wd 249) I suggested the negotiating committee also discuss bonding, liquidated 
dama.ges, bonus clauses and disincentives with the construction consultant. I 
recommended that a bond not be required and that no damages, incentive or 
disincentive requirements be made a part of the contracts. 

General summary 

In accordance with discussions with Mr. King I shall begin preparation of preliminary 
construction laundry lists and network diagrams to assist in setting construction time 
frames. To help in this work. Mr. Grainger was asked by Mr. Hurand. Mr. Roland and Mr. 
King to send me a full set of current progress drawings. 

Our next monitoring meeting date has not yet been set pending negotiating discussions 
with the prospective construction consultant. I have recommended that I work closely with 
the project team over the next few weeks to help the project design and construction 
professionals as needed and shall be in touch with Mr. King and Mr. Roland shortly to set 
to set meeting dates. 

Ralph J. Stephenson PE 
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SYbJect: Monitoring Report #8 
Northern Town Center 
Flint, Michigan 

.Emm: Ralph J. Stephenson PE 

Project: 90 :34 

pata disks: d094, 234 & 250 rjs 

pate of Monitoring: January 18,1991 (wd 268) 

Those Attending: 

Ralph J. Stephenson PE PC 
Consulting Engineer 

January 21, 1991 

Meeting at DCED conference room (some in meetings part time) 
I.'~"~ 

• Reverend Lewis - NCDC 
• Claudia Smoot - NCDC 
• Harold Lewis - NCDC 
• Ronald Roland - Executive Director - Flint NIPP 
• Barbara Robinson - Flint NIPP 
• Bobby Wells - Flint Community Development Corporation 
• Nancy Jurkiewicz - Flint DCED 
• Richard King - City of Flint - DCED 
• Carol Walker - City of Flint - DCED 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Ralph J. Stephenson - Consultant 

Meeting with construction consultant at Erickson & Lindstrom's office 

• David Anthony - E & L 
• Dale Grainger - Grainger & Park 
• Dan Park - Grainger & Park 
• Richard King - City of Flint - DCED 
• Ronald Roland - Executive Director - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Ralph J. Stephenson - Consultant 
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Monitored from: 

Ralph J. Stephenson PE PC 
Consulting Engineer 

January 21, 1991 

• Short term plan of action, Sheet #1 - issue #1 , dated November 2, 1990 (wd 216) 

Actions taken: 
• Made general review of project status 
• Discussed total project ownership structure 
• Discussed lease and financing status of DSS project 
• Reviewed material needed for next DSS lease negotiation meeting 
• Discussed status and submittal of Mott grant request 
• Reviewed construction consultant contract draft 
• Reviewed construction consultant contract with E & L 
• Reviewed guaranteed maximum price concept with project team 

Monitoring meeting - Flint DCED conference room 

Negotiations with the Department of Social Services for the DSS building were 
continued in a meeting last week in Lansing. Those attending included NTC project 
personnel, State of Michigan staff and Prudential Bache Capital Funding 
representatives. The prime purpose of the meetings was to discuss methods of 
financing the project and the types of occupancy arrangements that might be 
appropriate. 

Apparently the State staff and Prudential Bache liked the overall concept of the center. 
Mr. Hurand is now assembling additional project material to present to the State and 
Prudential Bache for their use in establishing a suitable project financial 
implementation system. 

Next we reviewed the ownership structure of the project. This continues to be one of the 
most important conSiderations to be addressed jn the immedjate future. In all cases 
where additional services or funding is to be negotiated and obtained there must be an 
identifiable ownership around which to structure the agreements. 

Present indications are that the Flint Economic Development Corporation (EDC) might 
well be an interim owner. At some yet to be identified point the ownership would be 
transferred to the Northern Community Development Corporation. The project staff will 
review the ownership matter with the EDC immediately. This is a complicated but 
essential matter to be resolved since it is only a few weeks until an optimum 
construction start point is reached. 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

January 21, 1991 

In a discussion of the methods by which construction implementation could best 
proceed, it was suggested that as we move into the latter design phases that Mr. 
Roland become the official Owner Representative and that Richard King become the 
o~eraat' I Project Manager. Mr .. Roland would represent the officers and Board of 
Direct 60 the Northern Communrty Development Corporation and Mr. King would be 
respo Ie for carrying out the day to day project activities needed to design and 
construct the project. 

This arrangement will be assumed for the time being while formal approval is being 
obtained from the NCDC, NIPP and the City of Flint DCED department management. 

We next discussed the Mott grant application. This application must be submitted by 
February 1, 1991 (wd 278) if it is to be placed on the Mott board's March, 1991 
agenda. Mr. Roland, Carol Walker, Richard King and Gary Hurand will concentrate their 
efforts on completing and submitting this document to Mott within the next two weeks. It 
was decided that the document should be substantially complete by January 5.5, 1991 
(wd 273). This will give the project team one week to put it into final submittal form. 

The morning meeting closed out with a discussion among a few of those attending the 
earlier meeting about the construction consultant contract. A partial review of the 
document in hand was made and it was decided that the prospective construction 
consultant would be requested to prepare their final proposal from their response to the 
request for proposal. 

In the afternoon a small group met with the architects/engineers and E & L, the 
construction consultant presently to be considered the construction consultant. 

Some estimating and cost work has been done by E & L from current documents 
available from Grainger & Park. However they now have to move into a full scale effort 
to complete designing and costing early elements of the project. 

The costing process required is that the architect and the construction consultant work 
mutually to develop a comfort level cost, a guaranteed maximum cost and a possible 
actual cost for the project components. The component make up may change as 
conditions require. However for now we will assume the following combination: 

GMP#1 
• Package A - Department of Social Services Building 
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• Package B - Police station 

Ralph J. Stephenson PE PC 
Consulting Engineer 

January 21, 1991 

• Package C - Site work for limited component #1 project areas (this must be 
clearly defined) 
• Package D - Power house & related demolition 
• Package G - Demolition other than power house (!r-t ... .tvl '" u""~ tl=j -
GMP#2 
• Package E - Commercial center retail building 
• Package C (continued) - Site work for remaining component #1 project areas 
not covered under GMP #1 .d ... 

• fJ,rtl,,- C - .Dr • crt. ~- - --:7 q',- ( 
GMP#3 
• Package F - Bank building 

Currently the meanings of the three levels of costing will be defined as follows: 

• Gyaranteed maximum price (grop) - The ceiling or cap cost for which the construction 
consultant is willing to construct the project within the scope of the documents being 
prepared. This figure will be the basis upon which the construction agreements are 
executed and the project is designed and built. 

It is entirely possible that the construction documents upon which the gmp is based will 
not be completed before the cap cost must be guaranteed. Thus it is essential that the 
owner, the architect of record and the construction consultant (now the construction 
contractor) fully understand, agree on and have full records of the scope assumptions 
under which the project cap cost was submitted as a contract limit. 

• Comfort level cost - The guaranteed maximum cost with a contingency added to it for 
the unexpected and unpredictable cost elevating events that frequently occur on 
projects of this type. The comfort level cost will be used to establish baseline leasing 
and rent discussions by the leasing team. This cost is one that must be approximated 
very early, probably even before a guaranteed maximum cost can be determined. 

, 

Present comfort level prices have been established by Mr. Hurand in consultation with 
Dale Grainger and Dan Park. These figures will be reviewed and possibly revised after 
next week's discussions in Lansing on the DSS building. The final leasing figures will 
then be used as the basis for selecting amount to be use'd for the guaranteed maximum 
price. 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

January 21, 1991 

• .Probable act~~1 cost - An un?fficial cost estimate of what the actual cost might be 
given the conditions under which the gmp project must be built. The difference between 
the ~mp ~nd the probable actual cost becomes a potential residual which, if actually 
realized, IS the amount left over from the monies allocated and the monies spent. It has 
been tentatively decided that this residual is to be divided 80% to the owner and 20% 
to the contractor. 

The actual amount remaining will be determined upon completion of construction of the 
various components of the project. 

* * * 

Mr. Grainger and Mr. Anthony will meet next week to review the current comfort level 
and guaranteed maximum targets and determine what if any revisions must be made to 
keep the project inside the cost constraints. As the needed comfort level and gmp 
amounts are determined the design documents will be brought to completion. 

At a near future meeting we should again review the appropriateness of the current 
GMP packaging. 

General summary 

I shall continue preparation of preliminary construction laundry lists and network 
diagrams as appropriate to assist in setting construction time frames. 

Our next monitoring meeting date has not yet been set but I have recommended that I 
work closely with the project team over the next few weeks to help the project design 
and construction professionals as needed. I shall be in touch with Mr. King and Mr. 
Roland shortly to set to set specific meeting dates. 
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SUbJect: 

From: 
1 

Project: 

Data disks: 

Monitoring Report #9 
Northern Town Center 
Flint, Michigan 

Ralph J. Stephenson PE 

90:34 

d094, 234 & 250 Ijs 

Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

Date of MonitorIrJ.aJ= January 23,28, 1991 (wd 271 & 274) 
February 1, 1991 (wd 278) 

Those Attend.in&: 

January 23. 1991 (wd 271) 
Meeting at DCED conference room 
• Richard King - DCED 
• Ralph J. Stephenson - Consultant 

January 28. 1991 (wd 274) - some in meeting part time 
Meeting at DCED conference room 
• Brenda Williams - NCDC 
• Ron Roland - NIPP 
• Richard King - DCED 
• Ralph J. Stephenson - Consultant 

February 1. 1991 (wd 278) - some in meeting part time 
Meeting at DCED conference room 
• William Shedd - EDC 
• Claudia Smoot - NCDC 
• Harold Lewis - NCDC 
• Ronald Roland - Flint NIPP 
• Barbara Robinson - Flint NIPP 
• Nancy Jurkiewicz - Flint DCED 
• Richard King - Flint DCED 
• Mike Hannah - Flint Police Department 
• Gary Hurand - Meadowbrook Development 
• Peter Goodstein - Meadowbrook Development 
• Ralph J. Stephenson - Consultant 

Meeting with construction consultant at Erickson & Lindstrom's office 

• David Anthony - E & L 
• Dale Grainger - Grainger & Park 
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• Richard King - Flint DCED 
• Ronald Roland - Flint NIPP 
• Gary Hurand - Meadowbrook Development 
• Ralph J. Stephenson - Consultant 

Actions taken: 

Janumy 23. 1991 fwd 271l 

Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

• Discussed general principles of effective project management with Mr. 
Richard King. 
• Began preparing model of project organizational structure with Mr. Richard 
King. 
• Discussed use of computer software for managing the project. 
• Began to reset major milestones on project. 

Januruy 28. 1991 (wd 274) 

• Continued discussions of NTC organizational model with Mr. King and Mr. 
Roland. 
• Set organizational positions of Mr. Roland and Mr. King on project. 
• Began discussing specific project management techniques. 
• Continued discussions of the use of computer hardware and software to 
assist in maintaining communications on the project. 
• Briefly reviewed work done to date on construction planning of the project. 
• Discussed project status and management with Brenda Williams, new 
president of the NCDC. 

Februruy 1. 1991 (wd 278) 

• Reviewed drafts of Mott Foundation grant application draft. 
• Mr. William Shedd of the EDC reviewed project ownership. construction 
funding and leasing with project team. 
• Met with contractor consultant and architect/engineer to review costing 
procedures relative to design and finanCing. 
• Prepared network model for process of prOviding a guaranteed maximum 
price. 

Monitored from: 
• Short term plan of action. Sheet # 1 - issue # 1. dated November 2. 1990 
(wd 216) 
• Plan for development ofGMP - Sheet #FEI - issue #1 dated February 1. 
1991 (wd 278) 

General Summary 
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January 23. 1991 (wd 271l 

Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

This meeting was prtmarIly to review the elements of good project 
management and the use of project management tools with Mr. Richard King 
of the DCED. Mr. Ron Roland and Mr. King are to occupy respective positions 
as Owner's Representative and Project Manager on the Northern Town 
Center project. Proper organization and processing of the work by the owner 
and the project management team will be an essential ingredient in project 
success. Thus at this meeting we continued to lay the groundwork for an 
effective management effort. 

Mr. King suggested we consider use of a computer based contractor cost and 
record tracking system. Mer some discussion and a review of the system 
components it was deCided that we would not pursue this matter further 
until the system to be used by the construction consultant was to be put in 
place. At that time we may want to renew our discussions of the program. 

We also discussed the complex interrelations that exist on the project. To 
study the organizational structure in greater detail Mr. King and I prepared a 
free structured bubble chart and showed three basic relations between the 
groups and individuals involved. 

These relations were: 

Formal functional (double arrow head blue lines) - the relations between 
those maintaining an offiCially deSignated communication link but with no 
authortty necessarily indicated. Formal functional relations are the offiCial 
channels along which data. information and decisions flow. 

Reporting (single arrow head red line) - The relationship indicating one's 
true supertor; the individual or group that can hire. fire. evaluate and assign. 

Informal (double arrow head dotted green line) - The natural channels along 
which organizationally related matertal is most easily and comfortably 
transmitted. Organizational health depends heavily on having an effective and 
constructive informal relations network. 

January 28. 1991 (wd 2741 

This meeting was devoted to continuing discussions of organizational aspects 
of the project Mr. Roland and Mr. King reviewed the work to date and the 
relational diagram was again revised and a chart of the operational team was 
dertved from the overview chart. The resulting chart is enclosed with this 
report. Further distrtbution will be made as deSired by Mr. Roland and Mr. 
King. 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

We also discussed the full project with Brenda Williams and brought her up 
to date on the current status of financing. planning and ownership of the 
facUity. 

I mOnitored the project with Mr. Roland and Mr. King from the short term 
network model, issue #1 dated November 2, 1990 (wd 216). Critical 
actiVities still undone are the final financial submissions to the DSS relative 
to the lease negotiations and the application for funding to the Mott 
Foundation. 

As of January 28. 1991 (wd 274) these actiVities lagged deSired dates by 
about three months. primarily in submission for the Mott grant. Since the 
Mott board meets in March. 1991 it is imperative that we get the grant 
application to Mott by February 1. 1991 (wd 278) so as to insure it being on 
the March. 1991 board agenda. 

Februruy 1. 1991 fwd 278) 

The full project management committee met in the morning to reView the 
Mott grant application and to discuss project ownership alternatives with Mr. 
William Shedd of the EDC. 

There is still considerable work to do on the grant application and it does 
not appear that it will be ready for a submittal on Friday. February 1. 1991 
(wd 278). This remains a critical matter and must be resolved within the 
next one or two days if the program is to be placed on the March. 1991 
board agenda. Mr. King. Mr. Roland. Nancy Jurkiewicz and Carol Walker will 
continue to work on the submission. 

This submission also will proVide the data needed for submittal to the bond 
source and the DSS. Thus is 1s a critical document for continuing work on 
the DSS and total project. 

Mr. Shedd gave the group a brief rundown on the potential role of the EDC in 
the ownership of the NTC project. He also made a reView of the parties 
involved and the methods that might be used to fund the DSS and 
commercial bUildings. This matter is expected to be discussed further with 
the State of Michigan and others involved over the next two weeks. 

Mr. Shedd's list of organizations involved included the following: 
City of Flint 
Foundations 
Underwriters 
State of Michigan 
Federal government 
Flint NIPP 
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FlintEDC 
NCDC 
Meadowbrook Development 
Board of Education 
Architect/ engineer 
Construction consultant (added by Ijs) 
Contractor 
DSS tenant 
Grocery tenant 
Pharmacy tenant 
Field house tenant 
Bank 
Police tenant 

Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

These organizations and agencies all playa vital role in the success of the 
Northern Town Center project. 

Of particular interest are the alternative funding techniques possible. These 
are being studied in detail by Mr. King. Mr. Roland. Mr. Hurand and Mr. 
Goodstein. It is expected that after submission of the Mott grant application 
data and a favorable response from the State and the underwriter that the 
DSS lease can be approved at the February. 1991 meeting of the Michigan 
State Joint Capital Outlay Committee. Mr. King. Mr. Roland and Mr. Hurand 
will follow this matter. 

Present expectations are that the DSS lease status and the potential for a 
Mott grant should indicate a go or no-go by early March. 1991. In light of 
this. and of the need to move rapidly once a go ahead has been given the 
architect/ engineer and the construction consultant are to proceed with their 
work now. 

In the late morning and in the afternoon we met with the construction 
consultant and the architect/engineer to review the current status of the 
project and to discuss how best to proceed. 

In the meeting we again reviewed the comfort level and the pro formal gmp 
cost target as defined in monitoring report #8 on pages four and five. The 
cost structure to which we are now working is summarized below. 

These fi"ures are not offiCial and must be rechecked by Mr. Kin~ and Mr. 
Hurand, 

Comfort level target costs 

• DSS building 
• Police station 
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• DSS & police station 
related site work 

GMP tar"et costs 

• DSS building 
• Police station 
• DSS& police station 
related site work 

Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

$ 1.400,000 

$ 4,000,000 
$ 650,000 

$ 1.350,000 

The comfort level and gmp cost objectives for the commercial base building 
and related demolition and site work gmp amount was tentatively set at a 
total of $2,650,000. 

This ft6rure will also be checked 8,Jlainst the cost analysis in the "rant 
application by Mr. Kin" and Mr. Hurand. 

We regrouped the project elements for establishing gmp packages so as to be 
in line with the grant application language. The revised grouping is 
tentatively as follows: 

GMP#1 

Package IA 
• Department of Social Services Building 
• Power plant demolition 
• Site work & miscellaneous demolition related to DSS building 

Package IB 
• Portion of parking area adjoining existing community center 

Package IC 
• Entry roadway from west 

GMP#2 

Package 2A 
• Commercial center retail base building 
• Demolition & site work related to commercial center 

GMP#3 

Package 3A 
• Bank building 
• Demolition & site work related to bank building 
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Ralph J. Stephenson PE PC 
Consulting Engineer 

February 5, 1991 

At the meeting we next prepared a network model of the process to obtain a 
gmp for the early grouping of components. This network was distributed to 
some of those at the meeting. A copy is enclosed with this report for further 
distribution by Mr. King and Mr. Roland as they feel appropriate. 

Presently. given that the project gets the green light by funding aVailability. 
the first gmp contract document package and its costing will be complete by 
mid March. 1991. At this point the owner w.t1l review the project and release 
the documents for solicitation of sub contract proposals. 

The contract documents will be available complete for the police station. the 
DSS building. the site work and the demolition by mid or late March. 1991 
and with this time table the project should be able to begin in the field by 
May 13. 1991. dependent on the release of bond and Mott funding. 

The next monitoring date will be set soon with Ron Roland and Richard 
King. This meeting should be focussed on progress of the design and the 
gmp work. In addition the front end planning for bringing contractors on 
board should be reviewed with the ownership group in detail. I shall be in 
touch with Mr. King and Mr. Roland in the near future to set the date of this 
meeting. 

Ralph J. Stephenson PE 

7 



·l'DnrIaIlI'Im.ctJoaal (who do:poll oaIdalIy 
IIeep In ID1Ich with?) 

-I. "I,., 
• ReportiDC (who _lre:poll'/') 

·lDI>rmal (with wbom _ :poll get 
Iota of wotk dDDe 1IIlbnDldl.J • e.IIIeetlft1y" ~ ,.. 

NrC _.tlna monos-_ 
..... ., • Jonwory 28, 11., 
1_ II • F ... .., 6. '89' 

SHEET 
#0-1 



lli.LU 
o 

211/91 
:-:-1 

TIR TO START Of 
AWARD PROCESS • 

211191 

2/11111 211/91 

2 
2/1191 2/4/91 

PREPARE GMP ., 
DWGS TO REVIEW 

., - 2 

3 
215/91 217/91 

MAKE GMP It 
REVIEW & 

RESTlMATE • 3 

2/1/81 2/4/91~2/19191 2/21/91 

10 
15191 2/18/91 

" G & P COMPLETE 
COOS FOR POLICE 

STATION - 10 

2/5191 

\rcoMP GMP It SITE 
WORK CONTRACT 
DOCUMENTS - 30 

2/51111 3/181111 
/10 

2/5/91 2/18/91 

G & P COMPLETE 
DEMOLITION 

PACKAGE· 10 

315/91 3/18/91 

2 
2/8/91 2/11/91 

PREPARE GMP It 
DWGS TO REVIEW 

2/22/91 

IR. • 2 

2/25/91 

o 
3/18/91 

3/19/91 

10 
2/12/91 2/25/91 

MAKE GMP., 
REVIEW & PROVIDE 

CONTRACT GMP 
PRICE - 10 

2/261., 3/11/91 

3/18191 

3/19/91 

2/26/91 
5 

3/4191/ 
---,/ 

OWNER REVIEW & 
APPROVE GMP - 5 

3/12191 

o 
3/ie191 

3/19191 

3/18191 



10 
3/5/91 3/18/91 

i ADVERl1SE FOR 
EARLY PROPOSAL • 

10 

/3/26/91 

3119/91 

4/8/91 

5 
3/25/11 

E & L PACKAGE & 
ISSUE CONTRACT 
DOCUMENTS FOR 

EARLY PROPOSALS • 
5 

3/19191 3125111 

/ 

3/18/91 

4/9191 

o 
3/11191 

4/9/91 

,~ 2 
4/10/91 3/26/111 4/8/91 4/9/81 

PREPARE & SUBMIT E & L SELECT & 
EARLY WORK RECOMMEND EARLY 

PROPOSALS FOR CONTRATORS TO 
GMP .1 PACKAGE· OWNER· 2 

10 

3126/111 418181 4/9181 4110191 

4/11/91 
8 

4/22/91 

OWNER REVIEW & 
APPROVE OR 

SUGGEST 
CONTIIACTORS TO 

BE USED· 8 

4111/91 4122/91 

5/7/81 
5 

5/13/91 --, 
EARLY 

CONTRACTORS 
MOBILIZE & MOVE 

ON SITE· 5 

'" 517191 5/131910 

10/ 5 
5/13191 4123/91 5/1191 5/7/91 

E & L AWARD EARLY EARLY 
CONTRACTS • 10 CONTRACTORS 

PROCURE ENOUGH 
MATERIAL & EQUIP 
TO BEGIN WORK· 5 

, 
4123191 516/91 517191 5/13191 



~/13/111 511~/111 
't AT THIS POINT THE I 

PROJECT WORK IN 
THE FIELD CAN 

BEGIN· AM 
5113/81 

5/13/81 5113/81 

wile II . Feb 1, 1991 
front end sequence 
dill< ? 

NETWORK MODEll FOR NORTHERN 
REDEVELOPMENT PRQIECT 
Flint. Mjcbi&an 

Ralph 1. Stephenson PE PC 
Consulting Engineer 
15064 Warwick Road 
DelrOit, Michigan 48223 
ph 313 213 5026 

Sheet 
#FEI 




