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Section 1.0 Executive Summary 
The Dobbs Ferry Library HVAC upgrade project involved complete replacement of the existing building’s 

temperature controls with a digital based Building Automation System (BAS).  The Village issued a 

request for proposal (RFP) to solicit design-build solutions from qualified controls contractors.  OLA 

Consulting Engineers prepared the scope and specifications for the RFP document.  The Village of 

Dobbs Ferry selected PE Controls to serve as prime contractor for this project.  The scope of work also 

included: 

• Testing and balancing (TAB) of all the HVAC systems 
• New variable speed drives for the HVAC systems 
• Demand controlled ventilation strategy and sequence 

 
Commissioning is a process to help verify that systems are installed, functionally tested and are capable 

of being operated and maintained to perform according to the design documentation and facility 

requirements. Commissioning also helps ensure the building’s energy efficiency measures are 

incorporated and performing as intended which will result in reduced energy usage, lower operating cost, 

and better building performance.  OLA commissioning efforts began during the submittal phase of the 

project and continued through the construction phase of the project.  Site visits were performed during 

this phase.  Field observation reports are included in the appendices of this report. Issues observed were 

documented in the commissioning notice which can be found in the appendix of the report as well. 

Functional testing of commissioned systems was performed after the construction completion. OLA 

worked closely with the controls contractor to complete each functional test.  A detailed description of the 

functional test sheets can be found in the appendix of this report.  A number of existing issues were 

identified during the installation phase of the project by PE Controls, and OLA aided in the rectification of 

many of those issues.  OLA identified a number of issues with the BAS during onsite surveys and by 

remote viewing of the automation system.  OLA aided in identifying and resolving these issues which 

should translate into energy savings for the Library. All issues observed during the installation phase were 

also documented within the commissioning notice which can be found in the appendix of this report. 

At the time of submission of this report to the owner, a small number of items remain open in the 

commissioning notice.  These issues are largely related to future maintenance of the Library systems 

outside the scope of the project, and should be considered by the Village for future implementation.  

Below are a few of the notable outstanding issues (see included Cx notice for a full list of open items). 

• The air handling units are currently not tied into the Fire Alarm system for fan shutdown in the 

event of a fire.  This was an existing condition and should be corrected by coordinating with a fire 

alarm vendor. 

• The attic has a tendency to overheat which affects the operation of AHU-1.  We believe this is 

due to the unit heaters in the attic that do not have control valves.  The Library should consider 

adding these valves in the future for energy savings and improved performance of AHU-1. 
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• The condensing units need to be re-tested by the Contractors due to the new sound attenuation 

equipment provided, to confirm the air flow has not been restricted.  This should be done during 

the upcoming cooling season. 

A final commissioning meeting was held on February 24, 2012 to review the project and open items with 

the Village’s representatives.  The Owner was made aware of the open issues and plans to address them 

outside of this project. 

As a result of the commissioning process and communication with the Owner and Contractor, OLA 

concludes that the new building automation system and refurbished HVAC equipment, meets the original 

design intent of the RFP. 
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Section 2.0 List of Participants 

Owner 
Dobbs Ferry Library 
55 Main Street   
Dobbs Ferry, NY  
Contact: Marcus Serrano 

 (Village Administrator) 
Email: mserrano@dobbsferry.com 
Phone: (914) 231-8502   
Fax: (866) 216-0387  
 

Commissioning Authority (CxA) 
O’Dea Lynch Abbattista Consulting Engineers, 
P.C. 
50 Broadway 
Hawthorne, NY 10532 
Contact: James Dolan, P.E., LEED AP 
  Jonathan Katz, P.E., LEED AP 
Email: jdolan@olace.com 
  jkatz@olace.com 
Phone: (914) 747-2800 
Fax: (914) 747-0453 

Engineer (RFP Development) 
O’Dea Lynch Abbattista Consulting Engineers, 
P.C. 
50 Broadway 
Hawthorne, NY 10532 
Contact: James Dolan, P.E., LEED AP 
  Jonathan Katz, P.E., LEED AP 
Email: jdolan@olace.com 
  jkatz@olace.com 
Phone: (914) 747-2800 
Fax: (914) 747-0453  

Design/Build - Controls Contractor 
P.E. Control Services, Ltd. 
64 main Street 
Tuckahoe, NY 10707 
Contact: Greg DiNome 
Email: GregDiNome@aol.com 
Phone: (914) 779-0004  
Fax: (914) 779-0671 
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Section 3.0 General Project Information 

Project: Dobbs Ferry Library – BAS Upgrade 

Location: 55 Main St, Dobbs Ferry, NY 

Building Type: Library 

Square Footage: 16,000 

Construction Period: February 2011 – December 201 (BAS Upgrade) 

 

The Dobbs Ferry Library was constructed in 2002 and is approximately 16,000 square feet.  The existing 

building used a pneumatic temperature control system which was installed when the building was 

constructed.  The building experienced poor temperature control of the spaces since it was constructed 

as well as higher than expected energy usage, and noise issues with the HVAC equipment.  The Village 

issued a request for proposal (RFP) to solicit design-build solutions from qualified controls contractors.  

OLA Consulting Engineers prepared the scope and specifications for the RFP document.  The Village of 

Dobbs Ferry selected PE Controls to serve as prime contractor for this project.  

The BAS project approved scope included providing new DDC temperature controls for all major HVAC 

equipment and scheduling ability through a web-based graphical user interface.  The BAS has alarming 

and trending functions, and monitors status of all the HVAC equipment in the building.  The sequence of 

operations for the building was developed by OLA and included in the original RFP.  Features of the 

control system include automatic scheduling and control of the heating system boiler and pumps, 

occupied/unoccupied changeover for the two air handling units and night setback control for all spaces.  

The BMS controls staging and cycling of the two condensing units as well. 

The controls design included installation of new variable frequency drives for the two air handling unit 

supply and return fans for energy savings.  Demand controlled ventilation (CO2 based) was also 

incorporated into the project scope using carbon dioxide sensors installed throughout the building for 

energy savings.  

The fan powered VAV boxes are controlled by the new BAS, for which the fans previously ran 

continuously in an uncontrolled manner.  The new sequence cycles the VAV fans at night as needed.  

Several VAV fans were repaired during the course of the project, and several motors that had failed were 

replaced as well.  

The new controls also integrated the fin tube radiation valves into the automatic controls so that they are 

active only when needed, which should result in energy savings as well.  The BAS also controls 

miscellaneous HVAC equipment which previously could not be automatically controlled including toilet 

exhaust fans, pantry exhaust fan, and cabinet unit heaters.   The scope of the project ultimately included 



OLA Consulting Engineers    Dobbs Ferry Library 

Summary Commissioning Report  Page 7 of 14  

replacement of all temperature controls, and eliminated all pneumatic control devices with electric devices 

for a state of the art control system. 
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Section 4.0 Overview of Commissioning and Testing Scope 

4.1   Overview of Commissioning 

Commissioning is a systematic process of helping to ensure that building systems perform interactively 

according to the design intent and the owner’s project requirements.  As the CxA, OLA Consulting 

Engineers supervised the commissioning process. This process is best described as a systematic 

verification to determine that each individual system functions as intended. In addition to this work, the 

CxA developed and utilized functional test procedures that were used to verify and document the 

performance of those systems being commissioned. If there are deficiencies identified within a particular 

system during the commissioning process, then the CxA will facilitate discussions with the Owner and 

Contractor. Dependent on the outcome of these discussions, the Owner will finalize their decisions on 

how they will proceed in bringing the systems to an acceptable standard. Commissioning during the 

construction of this project is intended to achieve the following specific objectives: 

• Ensure that applicable equipment and systems are installed properly and receive adequate 

operational checkout by installing contractors. 

• Verify and document proper performance of equipment and systems. 

• Ensure that O&M documentation left on site is complete. 

• Ensure that the Owner’s operating personnel are adequately trained. 
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4.2 Commissioning Documents 

In order to gain a complete understanding of the design intent and desired functionality of the systems 
and equipment to be commissioned the Commissioning Authority (CxA) requires several documents from 
the Owner, Design Team and the Contractors. It should be noted that the CxA will view the contract 
documents (plan drawings, specifications, etc.) as taking precedence over any other forms of project 
documentation.  
 
The documents utilized by the CxA include but are not limited to: 
 
Contract Documents  
• Contract Documents include all addenda, trade plan drawings, specifications, sequences of 

operations, etc. as produced by the Architect and / or Engineer of Record and their consultants to 

obtain construction bids 

Construction Checklists 
• Construction checklists are detailed sheets used by the CxA to help ensure all equipment is 

installed per the contract documents.  These sheets are customized by the CxA for the specific 

piece of equipment or specific system being commissioned. 

Submittals 
• Equipment Submittals and shop drawings are detailed specification sheets and assembly details of 

the exact equipment to be installed as part of the project.  Submittals and shop drawings are 

produced by the manufacturer, supplier or fabricator of the equipment for review and approval by 

the Architect or Engineer of Record.  The CxA also reviews applicable submittals to ensure 

conformance with the commissioning plan. 

Change Orders 
• Change Orders are changes to the contract documents that occur after a project price has been bid 

or negotiated.  Regardless of the cause, Change Orders can change the scope of the project or 

affect the commissioning requirements of the project or specific systems.   

Manufacturer Approved Equipment Start-Up Reports 
• Equipment manufacturers possess the most detailed knowledge regarding the equipment they 

provide.  All applicable information provided by manufacturers will be incorporated in the 

commissioning process.  

O & M Manuals and Associated Equipment Manufacturer’s Documentation 
• Operation and Maintenance (O&M) manuals and Associated Equipment Manufacturers 

Documentation will be used to generate the construction checklists and is a key component of the 

training of operations and maintenance personnel.   

Commissioning Plan 
• This is an overall plan, developed before bidding (Design Phase Commissioning Plan) or after 

bidding (Construction Phase Commissioning Plan), that provides the structure, schedule, and 

coordination planning for commissioning.  The Commissioning Plan is updated as the project 

progresses from pre-design, through design and construction. 
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Prefunctional Checklists  
• Prefunctional checklists are detailed sheets created by the CxA and used by the installing 

contractors to help ensure all important equipment details are included in the installation. These 

sheets are customized by the CxA for the specific piece of equipment or specific system being 

commissioned. 

Functional Test Sheets  
• Functional Test Sheets are detailed sheets used by the CxA to help ensure all important equipment 

parameters are verified during the initial operation of the equipment for the commissioning process.  

These sheets are customized by the CxA for the specific piece of equipment or specific system 

being commissioned. 
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4.3 Overview of Testing Scope 

The following equipment/systems were commissioned in this project.  All general references to equipment 
in this document refer only to equipment that is to be commissioned.  The system description is meant to 
include all support equipment, components and controls.  The commissioning process includes but is not 
limited to the following systems: 

Systems: 

• Heating systems – One (1) hot water boiler/burner 

• Hot water systems – Two (2) hot water pumps P-1, P-2 and nine (9) baseboard finned-tube 
radiation elements, and four (4) cabinet unit heaters. 

• Air conditioning systems – Two (2) upgraded and refurbished air handling units AHU-1 and AHU-2 , 
associated VFD’s and associated condensing units CCU-1 and CCU-2. 

• Return Fans – Two (2) return fans RF-1 and RF-2 (as part of AHU-1/2 systems) 

• Exhaust fans – Elevator MER Exhaust EV-EX-1, Children’s Library Toilet Room exhaust TX-1, 
Main, Upper floor Toilet exhaust TX-2, and Pantry exhaust KIT 

• Seventeen (17) Fan powered VAV boxes with hot water reheat coils and associated controllers (no 
sampling was done). 

• Verification of replacement of the existing controls to new DDC controls per the scope. 

• Spot-check of testing, adjusting and balancing work 
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Section 5.0 Description of Testing and Verification Methods 

5.1  VAV Air Handling Units Testing and Verification 

The variable air volume air handling systems were tested by observing system operation during design 
outdoor air conditions and/or simulating certain conditions through the use of the control program for 
different modes of operations of the units. The VAV air handling systems are sequenced to activate 
based on the building schedule. Upon the activation of the air handling system the supply and return air 
fans are commanded to run. The supply fan variable frequency drives modulate to maintain the supply air 
static pressure setpoints which were determined by the balancing contractor, and the return fan variable 
frequency drives modulate to maintain the return plenum static pressure setpoints. The exhaust damper 
modulates in response to building static pressure. 

The supply temperature of the air handling system is reset up or down depending on the average space 
temperature from the corresponding VAV box controls.  

Economizer cooling will be utilized prior to mechanical cooling when available. Economizer is available 
when outdoor air drybulb is below the return air vrybulb by at least 7 oF, and is locked-out when outside 
air temperature is greater than 75°F.  Discharge air temperature setpoint is reset from 53°F to 73°F based 
on the average space temperature. 

DCV (demand controlled ventilation) is sequenced to provide additional fresh air when return air CO2 level 
exceeds the high CO2 level limit. The modulation range of the outside air damper begins at a CO2 
differential of 600 ppm and reaches maximum at 700 ppm. 

Various safeties and alarms were also tested during the verification process by simulating the conditions 
in the controls system. These alarms included low air temperature alarm, fan failure, and supply air 
temperature alarm. 

 A complete step by step VAV air handling system verification process was performed and outlined in the 
commissioning test sheets which can be found in the appendices of this report for reference. 

5.2  VAV Boxes Testing and Verification 

VAV box functional testing was performed for all (17) boxes and tested by simulating certain conditions 
through the use of the control program for different mode of operations of the box, and using a hair dryer 
and ice pack to simulate calls for cooling and heating respectively. 

VAV box cooling mode airflow is verified through lowering the space temperature setpoint below space 
temperature and to observe the design airflow being achieved with the modulation of the VAV box 
damper. The design minimum airflow setpoint is observed with the modulation of the VAV box damper 
when the space temperature is satisfied (within the deadband).   

Three (3) VAV boxes were noted unable to achieve the setpoint.  It was noted that this likely due to the 
fan powered boxes being slowed down to reduce their noise effects.  OLA recommends continuing to 
trend these spaces to see if comfort complaints require increasing the static pressure setpoint of the AHU. 

A complete step by step VAV box verification process was performed and outlined in the commissioning 
test sheets which can be found in the appendices of this report for reference. 

5.3  Hot Water System Testing and Verification 

Hot water system (Boiler-1) and associated hot water pumps, serving perimeter radiators, reheats and 
unit heaters was verified in the controls system.  
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Hot water supply temperature setpoint is controlled by BMS by cycling the boiler off/on and by using a 
firing modulation signal.  The boiler was observed to track the hot water setpoint well.  When under light 
heating loads, it was observed the hot water temperature fluctuates around the setpoint +/- 5 degrees.  
This is likely because the boiler is oversized under those conditions and cannot modulate below a fixed 
minimum firing rate and therefore has to cycle off.  This condition did not appear to create any comfort 
issues. 

A complete step by step hot water system verification process was performed and outlined in the 
commissioning test sheets which can be found in the appendices of this report for reference. 
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Section 6.0 Commissioning Issues Log & Field Observation Reports 

6.1  Commissioning Notice 

A comprehensive commissioning issues list was created and updated frequently throughout the project.   

(See attached commissioning notice for item records) 

A few of the issues found during the project have not been corrected at the time of this report.  The 
commissioning issues list, which incorporates all issues found during the project, can be found within the 
appendices of this report. 

6.2  Field Observation Reports 

The field observation report is a tool that the commissioning agents use to document the progression of a 
project.  Every time a representative from the commissioning firm was on site a report was generated to 
update the entire construction team about the on-goings relating to the project.   This was used for a 
tracking device of issues along with the commission issues list.  This document also serves as a tool to 
bridge communication between the different trades.  The site visit reports can be found in the appendices 
of this report. 
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Commissioning Plan 

1.0 General Project Information  
Project:      Dobbs Ferry Library HVAC/BAS Upgrade  
Location:      Dobbs Ferry, NY 
Building Type:     Public Library 
Square Footage:     12,000 ft2 
Number of stories:     3   
Const. Period:     2000 
 

2.0 Cx Team   
 

Owner 
Dobbs Ferry Library 
55 Main Street   
Dobbs Ferry, NY  
Contact: Marcus Serrano 

 (Village Administrator) 
Email: mserrano@dobbsferry.com 
Phone: (914) 231-8502   
Fax: (866) 216-0387  
 

Commissioning Authority (CxA) 
O’Dea Lynch Abbattista Consulting Engineers, 
P.C. 
50 Broadway 
Hawthorne, NY 10532 
Contact: James Dolan, P.E., LEED AP 
  Jonathan Katz, P.E., LEED AP 
Email: jdolan@olace.com 
  jkatz@olace.com 
Phone: (914) 747-2800 
Fax: (914) 747-0453 

Design Engineer 
O’Dea Lynch Abbattista Consulting Engineers, 
P.C. 
50 Broadway 
Hawthorne, NY 10532 
Contact: James Dolan, P.E., LEED AP 
  Jonathan Katz, P.E., LEED AP 
Email: jdolan@olace.com 
  jkatz@olace.com 
Phone: (914) 747-2800 
Fax: (914) 747-0453  

Design/Build - Controls Contractor 
P.E. Control Services, Ltd. 
64 main Street 
Tuckahoe, NY 10707 
Contact: Greg DiNome 
Email: GregDiNome@aol.com 
Phone: (914) 779-0004  
Fax: (914) 779-0671 
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3.0 Overview 
The Dobbs Ferry Library was constructed in 2002 and is approximately 12,000 square feet.  The 
existing building uses a pneumatic temperature control system installed when the building was 
constructed.  The building has experienced poor temperature control of the spaces since it was 
constructed as well as higher than expected energy usage, and noise issues with the HVAC 
equipment.  The Village issued a request for proposal (RFP) to solicit design-build solutions 
from qualified controls contractors.  OLA Consulting Engineers prepared the scope and 
specifications for the RFP document.  The Village of Dobbs Ferry selected a controls contractor 
to serve as prime contractor for this project.   
 
The scope of this project includes: 

• Complete replacement of the existing temperature controls with a direct digital control 
(DDC) building automation system.  

• Testing and balancing (TAB) of all the HVAC systems 
• New variable speed drives for the HVAC systems 
• Demand controlled ventilation strategy and sequence. 
• Acoustical barrier wall for outdoor HVAC equipment 
• Acoustical testing of outdoor HVAC equipment. 

 
The new BAS system, existing HVAC systems and relevant components, and the acoustical 
mitigation project shall be retro-commissioned as described herein.  

3.1. Abbreviations and Definitions 
The following are common abbreviations used in this document.   
 

A/E Architect and design 
engineers (Design Team) 

GC General contractor 

CxA Commissioning authority MC Mechanical contractor 
CC Controls contractor PFC Prefunctional checklist 
CM Construction Manager PM Project manager 
Cx Commissioning Subs Subcontractors to General 

Cx Plan Commissioning Plan 
document 

TAB Test and balance contractor 

EC Electrical contractor   
FT Functional test    

3.2. Commissioning Scope 
Commissioning is a systematic process of ensuring that all building systems perform 
interactively according to the design intent and the owner’s project requirements.  As the CxA, 
OLA Consulting Engineers will supervise and oversee the commissioning process.  Three 
primary phases included are the design, construction, and acceptance phases.  This process is 
best described as a systematic verification to determine that each individual system functions as 
intended. In addition to this work, the CxA will develop and utilize functional test procedures that 
will be used to verify and document the performance of those systems being commissioned. If 
there are deficiencies identified within a particular system during the commissioning process, 
then the CxA will facilitate discussions with the Owner, and the respective contractor. 
Dependent on the outcome of these discussions, the Owner will finalize their decisions on how 
they will proceed in bringing the systems to an acceptable standard. 
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This commissioning plan has been developed by OLA to act as an informational document to 
clarify how the commissioning process shall proceed. This plan will outline the responsibilities of 
the CxA, Owner, and Contractor.  Three primary phases are included: 

• Design 
• Construction 
• Acceptance 

4.0 Process 
This Construction-Phase Commissioning Plan outlines the responsibilities and procedures that 
will be used throughout the duration of the commissioning process. The plan identifies which 
systems are to be commissioned and provides an overview of the methods of verification and 
documentation that will be utilized by the CxA. Preliminary schedules for the functional testing of 
the systems will be outlined. This preliminary Commissioning Plan will be reviewed by the 
Owner. After the approval of the Commissioning Plan, the CxA will be responsible for presenting 
and reviewing it with the Commissioning Team. This Commissioning Plan will be updated to 
more accurately reflect the specific requirements of this project as the job progresses.  The 
members of the Commissioning Team will participate in the commissioning process as outlined 
below. 

4.1. Design Phase Controls Review 
The CxA will perform a review of the designed control systems strategy.  The intent of the 
review is to verify that the strategy will meet the owner’s project requirements and the needs of 
commissioning process, i.e., functional testing.  The CxA will also review the controls 
specifications to assure that all necessary requirements for coordination with the Testing, 
Adjusting and Balancing subcontractor are included.  Specifications have already been 
completed at the time of this issue.  Specifications for commissioning are included in the Design 
Documents (RFP) 

4.2. Controls Checkout Plan 
The controls contractor will develop and submit a control checkout plan detailing the process 
they intend to use to verify the installation and functionality of the controls system including a 
step-by-step description of the process and forms they will use to document the controls 
checkout.  The controls contractor will coordinate with the Testing, Adjusting and Balancing 
(TAB) subcontractor to ensure that appropriate control equipment is available for use. 

4.3. Controls Review Meeting 
The CxA will conduct a pre-testing meeting with the controls contractor to verify that the controls 
programming, including the “Front-end” graphics, is complete prior to the commencement of 
functional testing. The CxA will supply job specific functional test checklist to the controls 
contractor in-order to clarify the specific items that the CxA will be testing. 

4.4. Testing, Adjusting and Balancing 
TAB work must be performed after the controls system has been completed and all checkout 
and startup documentation has been completed by the controls subcontractor to assure 
accurate testing, adjusting and balancing.  The CxA will verify the air and water balancing by 
spot checking systems, reviewing completed balancing reports and through selected site 
observation.   
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4.5. Site Visits 
The CxA will make multiple site visits during the construction phase to generally observe the 
progress and quality of the work.  The CxA will document each visit with a commissioning field 
observation report and associated issues notice. 

4.6. Prefunctional Checklists 
Prefunctional checklists (PFC) are important to ensure that the equipment and systems are 
hooked up and operational and that functional testing may proceed without unnecessary delays. 
 Each piece of equipment receives full prefunctional checkout by the Contractor.  No sampling 
strategies are used.  In general, the prefunctional checkout for a given system, must be 
successfully completed prior to formal functional testing of equipment or subsystems of the 
given system. 
 
PFCs are primarily static inspections and procedures to prepare the equipment or system for 
initial operation (e.g., oil levels OK, fan belt tension, labels affixed, gages in place, sensor 
calibration, etc.).  However, some PFC items entail simple testing of the function of a 
component, a piece of equipment or system (such as measuring the voltage imbalance on a 
three phase pump motor of a chiller system).  The word prefunctional refers to before functional 
testing. PFCs augment and are combined with the manufacturer’s start-up checklist.   
 
Contractors typically already perform some, if not many, of the PFC items the commissioning 
authority will recommend.  However, few contractors document in writing the execution of these 
checklist items.  The CxA does not witness prefunctional checklisting, except for testing of 
larger or more critical pieces of equipment and some spot-checking. 
 
The CxA will produce prefunctional checklists that can be used by the installing contractors.  
Any deficiencies that are found can then be corrected early in the process when the contractors 
are fully mobilized on site. The PFCs will be created for all equipment included in the scope of 
the commissioning process, as defined later in this document. 
 
The CxA still performs a full verification of the installation as part of the functional testing, but 
the PFCs allow the installing contractors to properly review their own installation prior to the 
functional testing. 

4.7. Functional Testing 
The Commissioning Authority will coordinate, supervise and participate in, the functional testing 
(FT) of the building systems and equipment. This testing will be done in accordance with the 
approved functional test procedures and the results will be recorded on the functional test 
sheets provided by the CxA. The Contractors will provide trained technicians that have 
participated in the installation of the systems and equipment being tested to assist in the 
functional testing process. The Owner will also provide operational staff to participate in the 
functional testing if required by the CxA. 
 
The CxA provides a master list of FTs in the appendix of the plan and develops FT procedures 
in a sequential written form, coordinates, oversees and documents the actual testing.  
Conditional variations such as emergency modes and opposite seasonal testing are identified in 
the FTs. Some FTs may include DDC trend logging to confirm system operation. 
 
When a piece of equipment or system has been verified by the Contractors as ready for testing 
and prefunctional checkout and startup have been completed, they will notify the CxA and that 
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piece of equipment and/or system will be examined for commissioning readiness. Once deemed 
complete the functional testing will commence. 
 
If the system appears not ready for testing or fails during the testing process, the CxA will 
update the Commissioning Deficiency List and notify the contractors and owner that the 
Commissioning Deficiency List has been updated. This update will describe any and all 
deficiencies and what the recommended action is to correct any problems. If assistance is 
needed from the Design Engineer, a request will be incorporated into the Commissioning 
Deficiency List asking for such recommendations and/or comments from the Design Team. Any 
review comments should be provided via the Commissioning Deficiency List.  After review and 
approval, this notice shall be given to the respective Contractors. Once the Contractors have 
made any necessary corrections, they will update the Commissioning Deficiency List stating that 
the corrective action was taken.  Once a corrective item has been completed the 
Commissioning Authority shall resume testing this outstanding item. 
 
The Commissioning Authority will keep the Owner, Design Engineer and Contractors informed 
of the process of this testing by providing updates on the Commissioning Deficiency List. If the 
test results do not comply with the test standards, the CxA will facilitate a meeting between the 
Owner, Design Engineer and Contractors to resolve the issue. The CxA will provide 
recommendations of what actions should be taken and moderate discussions concerning any 
outstanding issues. The Owner and the Design Team will provide the final decision of what 
approach will be taken and direct the responsible parties to take corrective action. 
 
If the test fails more than one re-test due to the lack of appropriate action by the Contractors, 
the CxA will call a meeting to discuss appropriate resolutions and procedures. The final testing 
results for each test will be included in the CxA’s Commissioning Report which will be submitted 
to the Owner upon completion of the Commissioning Process. 

5.0 Schedule 
Incorporation of commissioning into the project schedule requires coordination among the 
commissioning team members. During construction it is essential that the flow of information 
and materials include the CxA and that time for CxA review and any required revisions be 
allowed.  The CxA will work with the lead individuals on overall project scheduling, typically the 
Design Engineer and Owner or CM to ensure that the commissioning milestones are included. 
 
Detailed testing and training schedules will be developed by the CxA as construction 
progresses establishing sequential priorities to ensure work progresses in a logical manner that 
supports the commissioning process.  Examples of the sequential priorities that will be required 
for the project include: 

• Functional testing does not begin until prefunctional and startup check-out and TAB 
have been completed for any given system (this does not preclude a phased approach). 

• The controls system and equipment it controls are not functionally tested until all points 
have been calibrated and pre-functional testing completed. 

• TAB is not performed until the controls system has been sufficiently functionally tested 
and approved by the CxA for TAB work. 
 

Refer to Appendix A for a detailed schedule specific for this project. 



April 8, 2011 Commissioning Plan Dobbs Ferry Library 

 Page 8 of 29 

6.0 Responsibilities 

6.1. Commissioning Authority Responsibilities 
The CxA will prepare a preliminary Commissioning Plan and submit this plan to the Owner for 
review. The Commissioning Authority will adjust the document based on the Owner’s 
assessment and related comments and submit it for final approval. The CxA and the Owner will 
review the final Commissioning Plan with the Contractors involved.  Specific responsibilities vary 
with the management scenario and the CxA’s specific scope of services.  Ideally, the same 
party or firm acts as CxA through all project phases, as detailed below: 

Construction Phase 
During construction, the CxA is in charge of the commissioning process and makes the final 
recommendations to the owner about functional performance of commissioned building systems 
and assemblies. The CxA is an advocate for the owner, acting as independently and objectively 
as possible. The core commissioning activities during construction are to: 

• Review construction submittals 
• Observe the progress and quality of work 
• Organize, plan, develop, and execute functional testing 
• Review traditional O&M manuals 
• Verify operator training. 

6.2. Owner Responsibilities 
The Owner will review the preliminary Commissioning Plan and provide comments to the CxA. 
As required, they will meet with the CxA to clarify any changes to the document. The Owner will 
approve the final document. With the CxA, they will review the final Commissioning Plan with 
the Contractors involved. 

6.3. Owner’s Project Management Staff Responsibilities 
The owner’s project management staff’s ultimate responsibility is to see that the commissioning 
plan is executed. The owner should:  

• Include commissioning responsibilities in all commissioning team members’ scopes of 
services. 

• Make sure there is sufficient time for commissioning in the project schedule. 
• Ensure the CxA is receiving cooperation from other team members. 
• Ensure that other owner responsibilities (developing the OPR, having O&M staff 

participate during construction) are fulfilled.  
• Ensures that all issues identified through commissioning are resolved in a timely 

manner. 

6.4. Owner’s Operations Staff Responsibilities 

Construction Phase 
During construction, this staff may: 

• Assist in reviewing selected submittals 
• Assist in construction observation, verifying completion of construction checklists and 

observing start-up 
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• Participate in or witness testing 
• Review O&M and systems manual 
• Participate in training. 

6.5. Design Team Responsibilities 
The Design Team will understand the commissioning process as outlined in the Commissioning 
Plan and provide participation as detailed in the plan or as requested by the Owner. 

Construction Phase 
During construction, designers: 

• Review the commissioning plan 
• Attend selected commissioning meetings 
• Answer questions about system design and intended operation 
• Update design narratives in the BOD (modification to or initial scope intent) to reflect as-

built conditions 
• Respond to or incorporate CxA comments on construction submittals and O&M manuals 
• Help resolve design-related issues raised during commissioning 

6.6. Contractor’s Responsibilities 

Construction Phase 
The responsibilities of the installing trade contractors (and vendors and subcontractors, as 
appropriate) include: 

• Cooperating with the CxA in executing the commissioning plan. 
• Providing input into the commissioning plan. 
• Coordinating with other trades as necessary to facilitate a smooth and complete 

commissioning process. 
• Participating in commissioning meetings. 
• Responding to questions and issues raised by the CxA. 
• Executing and documenting tasks in the construction checklist and start-up process 
• Performing and documenting tests when in their scope. 
• Participating in resolving issues identified during commissioning. 
• Correcting identified deficiencies and responding to deficiency notices via the 

commissioning deficiency list. 
 
Commissioning-related activities of trade contractors are to prepare O&M manuals and 
submissions to the systems manual and provide training on commissioned systems and 
assemblies. 

6.7. Commissioning Documents 
In order to gain a complete understanding of the design intent and desired functionality of the 
systems and equipment to be commissioned the Commissioning Authority (CxA) requires 
several documents from the Owner, Design Engineer and the Contractors. It should be noted 
that the CxA will view the contract documents (plan drawings, specifications, etc.) as taking 
precedence over any other forms of project documentation.  
 
The documents utilized by the CxA include but are not limited to: 
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Contract Documents  
 Contract Documents include all addenda, trade plan drawings, specifications, 

sequences of operations, etc. as produced by the Architect and / or Engineer of Record 
and their consultants to obtain construction bids 

Construction Checklists 
 Construction checklists are detailed sheets used by the CxA to ensure all equipment is 

installed per the contract documents.  These sheets are customized by the CxA for the 
specific piece of equipment or specific system being commissioned. 

Submittals 
 Equipment Submittals and shop drawings are detailed specification sheets and 

assembly details of the exact equipment to be installed as part of the project.  Submittals 
and shop drawings are produced by the manufacturer, supplier or fabricator of the 
equipment for review and approval by the Engineer of Record.  The CxA also reviews 
applicable submittals to ensure conformance with the commissioning plan. 

Change Orders 
 Change Orders are changes to the contract documents that occur after a project price 

has been bid or negotiated.  Regardless of the cause, Change Orders can change the 
scope of the project or affect the commissioning requirements of the project or specific 
systems.   

Manufacturer Approved Equipment Start-Up Reports 
 Equipment manufacturers possess the most detailed knowledge regarding the 

equipment they provide.  All applicable information provided by manufacturers will be 
incorporated in the commissioning process.  

O & M Manuals and Associated Equipment Manufacturer’s Documentation 
 Operation and Maintenance (O&M) manuals and Associated Equipment Manufacturers 

Documentation will be used to generate the construction checklists and is a key 
component of the training of operations and maintenance personnel.   

Commissioning Plan 
 This is an overall plan, developed before bidding (Design Phase Commissioning Plan) or 

after bidding (Construction Phase Commissioning Plan), that provides the structure, 
schedule, and coordination planning for commissioning.  The Commissioning Plan is 
updated as the project progresses from pre-design, through design and construction. 

Prefunctional Checklists  
• Prefunctional checklists are detailed sheets created by the CxA and used by the 

installing contractors to ensure all important equipment details are included in the 
installation. These sheets are customized by the CxA for the specific piece of equipment 
or specific system being commissioned. 

Functional Test Sheets  
 Functional Test Sheets are detailed sheets used by the CxA to ensure all important 

equipment parameters are verified during the initial operation of the equipment for the 
commissioning process.  These sheets are customized by the CxA for the specific piece 
of equipment or specific system being commissioned. 

Commissioning Notices 
• The Commissioning Notice is a typically a report generated by the CxA that identifies the 

project progress as it relates to building commissioning.  The Commissioning Notice is a 
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summary of current issues from the tracking database. The Commissioning Notice is 
distributed to the Owner, design team, and responsible contractors, when applicable, at 
commissioning progress meetings.  The Commissioning Notice identifies and tracks the 
corrective action of deficiencies identified by the CxA. 

Commissioning Reports 
 The CxA will write and submit a final commissioning report detailing, for each piece of 

commissioned equipment or assembly, the adequacy of equipment or assemblies 
meeting contract documents. The following components are typically included:  

 
o Description of the project specifications 
o Verification of installation (commissioning notices) 
o Functional tests sheets 
o O&M documentation evaluation 
o Value of the commissioning process 
o Outstanding issues 
o Systems manual 

 
Noncompliance items will be specifically listed. A brief description of the verification method 
used (manual testing, trend logs, data loggers, etc.) and observations and conclusions from the 
testing will be included. The final commissioning report is updated after occupancy / operations-
phase commissioning. 

7.0 Systems to be Commissioned 
The following equipment/ systems will be commissioned in this project.  All general references 
to equipment in this document refer only to equipment that is to be commissioned.  The system 
description is meant to include all support equipment, components and controls. The 
commissioning process includes but is not limited to the following systems: 

 
Systems  

• Heating systems – One (1) hot water boiler/burner 
• Hot water systems – Two (2) hot water pumps P-1, P-2. 
• Air conditioning systems – Two (2) air handling units AHU-1 (Children’s Library) and 

AHU-2 (Main Library 1st and 2nd floors), associated VFDs and associated condensing 
units CCU-1 and CCU-2. 

• Return Fans – Two (2) return fans RF-1 and RF-2, and VFDs. 
• Exhaust fans – Elevator machine room EV-EX-1, Children’s Library Toilet TX-1, Toilet 

Rooms TX-2, and Pantry exhaust KIT. 
• Verification of replacement of the existing pneumatic controls to all new DDC controllers 

and electronic devices.  
• Review of Testing, adjusting and balancing work 
• Seventeen (17) Fan powered VAV boxes with hot water reheat coils and associated 

controllers (based on 25% sampling). 
• Selected cabinet heaters and fin tube elements (based on 25% sampling). 
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APPENDIX A 
 

Commissioning Schedule Summary 

Task / Activity Estimated 
Completion Date 

Submittals review 4/1/11 
Commissioning plan - draft 4/6/11 
Commissioning kick-off meeting 4/8/11 
Commissioning plan - update 4/8/11 
Begin construction site visits/inspections, issue notice / FOR 4/12/11 
Prefunctional forms developed 4/13/11 
Startup and initial checkout executed (New equipment) 4/29/11  
VAV box repair work 11/4/11 
VAV Box repair work completed 11/16/11 
TAB     Water   
  Air 

12/20/11  

TAB verification   Water 
     Air 

12/20/11 

Controls review meeting / BMS Training 12/21/11 
Issues tracking and resolutions 12/21/11 – 2/8/12 
Functional tests 2/15/12 
O&M documentation review and verification 2/8/11 
Final commissioning report 2/28/11 
Owner/Operator additional training (TBD) 
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Appendix B 
 

Sample Prefunctional Checklists (PFC) 
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Appendix C 
 

Sample of Functional Test 
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Appendix D 

 
Sample Commissioning Issue Notice 

 



April 8, 2011 DRAFT Commissioning Plan Dobbs Ferry Library 
 

 Page 29 of 29 
 

 



OLA Consulting Engineers Dobbs Ferry Library - RCx 

 

Commissioning Report  

 

APPENDIX B 

Commissioning Notice 



50 Broadway                              

Hawthorne, NY 10532                

Tel: (914) 747-2800                              

www.olace.com                         
Notification of Items Requiring Correction

Date: Monday, February 27, 2012 Project Name: Dobbs Ferry Library -Control Upgrade RCx

Site FT's: Wednesday, February 15, 2012 OLA Project Number: NDFL0002.00

2 Open Items
35 Closed Items
0 Items Pending Verification
5 Items Out of Contract Scope

42 Total Items

CxA will distribute this commissioning notice to all parties for their review and comment. Once the corrections have been made, the commissioning notice shall be returned to OLA indicating 
all corrections are complete or exceptions have been taken. OLA will verify their completion of all outstanding items.

OLA Consulting Engineers
Commissioning Notice #3

No. Tag Item Description Posted On Responsibility Status Comment
1 VAV VAV boxes in childrens library, (2) VAVs on 2nd floor library, and 

(1) on 1st floor, are in need of fan repairs.  Fan motors need 
repalcement.  PEC provided proposal for repairs. DFL to 
determine if change order 

10/12/2011 PEC CLOSED 10/12/11 - DFL : the change order was approved to 
repair the VAVs
11/16/11 - PEC: the repair of the FPBs was 
completed last week. 

2 OA It was noted that the OA sensor was reading higher than the 
actual outside air temperature.  Sensor found to be located 
inside the intake duct for AHU-2.  When OA damper is mostly 
closed, sensor provides a false OA reading.  Contractor to 
relocate sensor.

12/21/2011 PEC CLOSED PEC: OA sensor was relocated to the rear fire exit, 
and is now reading properly **
2/8/12 - OLA checked relocated sensor. Reading 
was OK in new location.

3 VAV VAV zone 2-7 (office) was noted as always being warm. 
Contractor adjusted valve actuator in field and temperature 
returned to within range.

12/21/2011 PEC CLOSED 1/12/12 - OLA noted that space is running warmer 
than setpoint again.  Contractor to investigate. 
PEC: *** Adjusted the valve linkage to assure 
proper close-off. Will watch trend logs ***
2/8/12 - PE extended trend logs to provide 1 week 
of data for verification.
2/15/12 - OLA: Trends indicate space being 
maintained

Action Code: OLA – OLA Consulting Engineers, PEC - PE Controls, Mechanical/Controls Contractor, DFL - Village of Dobbs Ferry, Owner

2/24/2012 DFL - OLA Cx Notice #2 Page 1 of 7



No. Tag Item Description Posted On Responsibility Status Comment
4 BLR It was noted on the BMS graphics that the boiler modulation

signal can drop to 0% even while burner is on. PEC explained
that 0% signal actually means burner is at minimum firing rate.
OLA suggested a min. value be displayed for clarity (i.e. 20%).
Contractor correct in field.

12/21/2011 PEC CLOSED

5 VAV It was noted that zone VAV-1-6 (lobby) was not displaying a CFM 
reading onscreen.

12/21/2011 PEC CLOSED 12/21/11:  Contractor investigated and corrected. 
Problem was found to be clogged sensor tubing in 
VAV box.

6 GEN DFL noted that a fire extinguisher cover was damaged during the
TAB work on the 2nd floor.  Contractor to repair or replace 

12/21/2011 PEC CLOSED PEC: ** Moved cover from mechanical room to 
second floor. Will replace cover in mechanical room 
**
2/8/12- PEC ordered new cover.
2/10/12 - PEC replaced cover

7 GEN

PE controls to provide (2) hardcopies of the completed O&M
manual to DFL and Dobbs Ferry DPW. 

12/21/2011 PEC CLOSED PEC: ** Not done yet, will complete week of Jan25 
**
2/8/12 - O&Ms and CDs provided to owner. OLA to 
review CDs.

8 GEN O&M manuals to updated to include As-Built floor plan indicating
VAV tags/locations, thermostat locations and associated VAVs,
location of building space pressure sensor, location of OA
sensor, and supply duct static pressure sensors.

12/21/2011 PEC CLOSED ** Documents are complete, need to place on the 
server and in the hardcopy, will complete week of 
Jan25 **
2/8/12 - CDs received. OLA to review.

9 GEN PE conrols to setup email alerts for alarms to all users as
determined by DFL. Library to advise who should receive
automatic email alarms if any.

12/21/2011 DFL CLOSED ** Need to set up a meeting with staff to determine 
which alarms they want to receive and who should 
receive them **
2/8/12 - PEC sent request for information to Library.
2/15/12 - Alerts have been setup

10 VAV It was noted that 2nd floor spaces were overheating. During
Controls checkout meeting, cause appeared to be reheat valves
control signal reversed. Contractor to re-check all reheat valves
and correct.

12/21/2011 PEC CLOSED 12/21/2011 - Contractor checked reheat valves in 
field and corrected control signal for reheat valves. 
PEC: **Corrected**
2/8/12 - PE extended trend logs to provide 1 week 
of data for verification.
2/15/12 - trends indicate spaces being maintained

11 VAV Periodicals VAVs were balanced to lower than design flows
however still notably noisy. PEC disabled two (2) of the four (4)
VAV fans that serve the Periodicals which resulted in noticeable
improvement. PEC to continue to trend to confirm that VAV
boxes in lobby can be left off without loss of space comfort.
2/15/12 - PEC disabled all fans for noise control. 

12/21/2011 PEC CLOSED PEC: ** Trend logs indicate the space is still 
controling properly with the fans off **
2/8/12 - OLA recommended including staging of 
fans in sequence for cooling mode in response to 
space temperature.
2/24/12 - Owner to keep as is for now, owner 
accepted. Owner can enable fans if they need to.  
PEC can automate Fan activation at a later date.
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No. Tag Item Description Posted On Responsibility Status Comment
12 GEN DFL Library staff indicated that since the controls installation, an

loud water-hammering sound has been occurring in the lobby.
PEC tried to duplicate the problem without success. The
problem is suspected to be related to the valves closing too
quickly, or cycling on of the 2nd hot water pump before the 1st 

pump has been shutoff. PEC controls changed program onsite.
PEC to continue to investigate.

12/21/2011 PEC CLOSED  12/21/11- DFL: The "freight train" came back this 
morning; it lasted about 10 minutes, so we were 
able to trace. It is coming from the base board 
heating in Periodical room. I called Greg; he's pretty 
sure it a problem with the valve and will send 
someone this week. Will keep you posted. ** Valve 
was installed backwards and has been corrected ***
2/8/12 - verified complete.

13 AHU Email from PEC - 9/2/11:  PE Controls advised that they 
discovered that the fire alarm relay was still not connected to the 
fan VFDs.  This is the same condition we found before we 
started the job. The F/A contractor was there and we were 
advised that he had corrected it months ago but it still has not 
been corrected.  

12/21/2011 DFL OPEN OLA 1-16-11: DFL needs to contact their fire alarm 
vendor to confirm the Fan shutdown device is active 
and working.
2/24/12: Owner accepts and will address in future.

14 FTR It was found that even though the BMS graphics indicated the
Fin tube radiation valves were closed (0% signal), in some
cases, the valves were actually still open. This was noted in the
Periodicals area, Pantry and rear staircase.  PEC to investigate.

12/21/2011 PEC CLOSED PEC 1-12-12: All the Reheat and FTR valves are 
now working properly.  **Found bad 2 controller 
outputs damaged during installation, replaced both 
controllers. All valves now functional **
2/8/12 - verified complete

15 PANTRY
Contractor to label the pantry exhaust fan button (Exhaust 
ON/OFF)

12/21/2011 PEC CLOSED ** Not done yet, will complete week of Jan25 **
2/8/12 - Not completed, PEC to complete today.
2/24/12 - PEC completed.

16 O&M O&M Manual:  Include TAB data indicating the measurements of 
the Outside air and the corresponding damper position setpoints 

2/8/2012 PEC CLOSED PEC to provide update to O&M TAB data.
2/24/12 - Completed per PEC

that were measured, that are currently used in the 
sequence/program.

17 VAV Trends for VAVs only show 1 to 2 days of data.  Extend trends to 
show 1 week of data for all VAVs.

2/8/2012 PEC CLOSED PEC to extend trend logging setup for VAVs.
2/14/12 - verified complete

18 VAV The CO2 sensor in Director's office was reading 2000 ppm.  PEC 
to investigate. 

2/8/2012 PEC CLOSED 2/8/12 - PEC indicated the controller was replaced 
due to bad outputs, and CO2 input has to be 
reconfigured. Will be done today.
2/11/12 - verified corrected

19 VAV It was reported by PEC that the exhaust damper on AHU-2 is 
broken internally.  The actuator was replaced under the project, 
but the damper was not.  The damper range of modulation is 
limited as result.

2/8/2012 DFL CLOSED DFL to determine if they want PEC to repair the 
exhaust damper.
2/15/12 - PEC disconnected actuator to avoid 
damaging actuator.
2/24/12 - Owner understands. PEC to provide 
separate proposal to fix damper.  Village will need a 
second quote.
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No. Tag Item Description Posted On Responsibility Status Comment
20 AHU-1 OLA noted that AHU-1 experiences 20 deg. F rise from OA to 

MA duct section even while unit is in 100% economizer.  
Possible hot water valve leakage, or Return damper leakage.  
PEC to investigate.

2/9/2012 PEC CLOSED PEC 2/10/12:  We checked the operation of the 
valves and dampers on AHU-1. The dampers open 
properly and have rubber gaskets that shut tight 
when closed, but the MAT is still 15 degrees above 
OAT with OAD fully open, RAD fully closed. The 
attic is above 80 deg and there is significant 
leakage into the ducts.  We adjusted the linkage on 
the HCV on AHU1 and that has improved the SAT.
2/15/12: - OLA: After further investigation by OLA, 
we beleive the condition is caused by the attic 
overheating (see issue #22).

21 AHU-1 12/21/11: It was noted that the attic has been reading warm 
temperatures.  CxA and Contractor investigated cause during the 
site visit.  OLA investigated children’s library comfort complaints 
also.  OLA measured 105 oF discharge air temperature at ceiling 
level, and 90 – 95 oF at return register.  Floor temperature was 
measured at 69 oF.  Probable short circuiting of warm air is 
occurring in the children’s library.  This may warrant a change to 
the diffusers and locations in the future (not part of current scope 
of work).

2/15/2012 DFL Out of 
contract 
scope

22 AHU-1 The Attic has always measured very warm temperatures.
2/15/12: OLA investigated further and believes the existing unit 
heaters are the most likely cause of attic overheating, since they 

2/15/2012 DFL Out of 
contract 
scope

2/21/12: OLA:   DFL should consider adding control 
valves to these unit heaters to reduce attic 
overheating.y g, y

do not have control valves to stop the supply of hot water to 
them. 

p g
2/24/12 -Owner requested proposal from PE to 
provide control valves to address.

23 O&M O&M Manual: As-built drawings do not indicate Space pressure 
sensors and VAV tags.  PEC to add to As-builts

2/15/2012 PEC CLOSED PEC corrected

24 VAV During testing, it was noted that VAV flow goes to max. during 
unoccupied mode.  They should go to min.

2/15/2012 PEC CLOSED 2/15/12: PEC corrected VAV-2-11 during testing.  
Agreed to correct all VAVs.  
2/24/12 - PEC corrected this week

25 FTR 2nd Fl Toilets radiation valve does not close off. 2/15/2012 PEC CLOSED PEC investigated and found bad actuator. PEC to 
replace week of 2/21/12

26 FTR 1stf Fl Toilet Mens Room radiation valve does not close off. 2/15/2012 PEC CLOSED PEC investigated and found bad actuator. PEC to 
replace week of 2/21/12

27 FTR All the fan powered boxes do not report fan status feedback via a 
CT.   Fan status was required per the specification.

2/15/2012 PEC CLOSED PEC confirmed they will provide CTs for fan status 
week of 2/21/12

28 EL-EX-1 The elevator machine room exhaust fan appears to need a fan 
belt installed. Control sequence was verified, however fan wheel 
does not turn.

2/15/2012 DFL CLOSED PEC confirmed that they advised DFL to change 
belt during the project.
2/24/12 - Owner understands and will address.
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No. Tag Item Description Posted On Responsibility Status Comment
29 TX-1 DFL advised that the children's library toilet does not close since 

the fan was balanced.
2/15/2012 PEC CLOSED 2/8/12 :  OLA advised PEC that the origianl design 

rate of 400 CFM seens excessive for the children's 
toilet.  Recommend adjusting volume damper.
2/15/12 - OLA adjusted the volume damper to 
reduce the exhaust amount from the bathroom until 
door closes.

30 RF-2 Return fan RF-2 (main library) was making a squeeling sound.  It 
is possible it may need bearing maintenance in the near future.  
We recommend fan receive regular maintenance in the near 
future.

2/15/2012 DFL Out of 
contract 
scope

2/24/12 - Owner understands and accepts.

31 AHU-1 AHU-1 supply fan vibrates when at high speeds.  (PEC email 
7/25/11).  OLA 2/15/12: Supply fan appears to be out of 
mechanical balance, and vibrates when fan is at a high speed.  
Recommend the fan be further evaluated as a maintenance item.

2/15/2012 DFL Out of 
contract 
scope

2/24/12 - Owner understands and accepts, and will 
address outside of contract.

32 ACC-2 6/1/11 - DFL reported warm temperutares in the Library 2/15/2012 PEC CLOSED 6/2/11 - PEC: The only temperature control problem 
that I am aware of is in the Main Library. When we 
started up the AC units last week, we were told that 
one stage out of four serving the main library was 
not working. Despite this expectation, I saw all four 
stages start. On Tuesday when the outdoor 
temperature increased towards 90 degF, we saw 
two stages lock out on their internal safety circuit. 
We reset the AC unit and these stages restarted. 
After running a short time, all four stages locked out 
on pressure safeties. Again we reset the unit and 
only two stage restarted. Evidently this unit is in 
need of service. It could be over or under charged 
with refrigerant, have a refrigerant leak or simply 
require cleaning of the condensor coils. 
6/8/11 - PEC provided service to the ACC-2 to try 
and correct the above issues noted.
6/13/11 - PEC advised that one of the compressors 
on ACC-2 was in need of additional sevice
6/22/11 - PEC advised they performed service on 
the AC unit compressor yesterday, it was not a bad 
compressor, but just needed to be serviced to 
correct the refrigerant charge. PEC advised they 
found several bad wiring connections in the ACC-2 
which they repaired.

2/24/2012 DFL - OLA Cx Notice #2 Page 5 of 7



No. Tag Item Description Posted On Responsibility Status Comment
33 VAV 7/8/11: DFL: Noise from VAV above 2nd fl office is excessive.

12/21/11: It was noted that the fan powered box over the 
librarian’s office on the 2nd floor is extremely noisy.  DFL noted 
that the room was originally intended for storage.  The 
expectation was that TAB work would be able to reduce the 
noise levels.  DFL may consider a re-design of that VAV unit – 
both the distribution ductwork and the support of the unit.

2/15/2012 DFL Out of 
contract 
scope

7/10/11: PEC: The noise is a result of the unit's 
original improper installation. It may be louder now 
since it was balanced for proper flow.
2/24/12: DFL Requested proposal from PEC to 
address this item.

34 ACC 7/11/11 - The small condensing unit ACC-1 cannot stay on-line 
since the Acoustic wall went up.  Contractors looking into 
increasing airflow into the enclosure.
7/21/11 - Larger condensing unit ACC-2 also tripping out on high 
temperature.
8/3/11 - Complaint from DFL that noise is more audible up the 
driveway now.

2/15/2012 PEC / VP OPEN 7/21/11 - Contractor installed Plywood baffles on 
ACC-1 to improve heat removal from enclosure.
7/22/11 - PEC cut holes into Acoustic enclosure to 
aleviate lack of air flow.
OLA: Additional holes appear to have stopped units 
from tripping out.  
8/8/11: VP hung acoustical blankets in garage to 
reduce noise up the driveway.  Prelim. sound test 
provided.
1/26/12 - VP provided additional air openings and 
installed duct silencers into openings.
2/15/12: OLA: Seasonal observation required to 
determine if silencers have negatively impacted 
airflow.   Testing required by VP to demonstrate 
system meets sound requirements. (Note OLA 
is documenting for owner only and is not 
contractually resposible for Cx of this effort). y p )

35 ACC 7/23/11 - VFDs were tripping out. PEC was called to investigate.
7/25/11 - AHU-2 VFD continues to trip out after being reset.

2/15/2012 PEC CLOSED 7/24/11 - at 7am the library had a power surge 
which caused all four fan VFDs to lockout.
7/25/11-  PEC: Found the fan belts on AHU2 (Adult 
Library) were worn and over-tightened to make up 
for the wear and the fan pulleys was too small. This 
causes the fan to operate at higher amperage than 
it is designed to handle when it needs to operate at 
high speed to satisfy the extreme load. I spoke with 
Gary at DPW and we are in the process of 
replacing the belts and adjusting the pulley this 
afternoon and you may notice the fans off for short 
periods of time.

36 AHU-1 7/24/11 - A problem wit AHU-1 freezestat tripping was 
encountered over weekend.

2/15/2012 PEC CLOSED 7/25/11 - PEC: The probelm with AHU1 (Childrens 
Room) is caused by the existing supply fan VFD 
operating at too low a speed. This caused the 
freezestat to trip when both cooling circuits were 
operating. We did not see this problem before since 
one circuit had always been sufficient to cool the 
library in the less extreme weather.
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37 AHU-2 1/20/12: OLA noticed on AHU-2, the Exhaust damper seems to 

be  70 – 80% open the past few weeks, and the building space 
pressure setpoint is not being maintained as result.  The OA 
damper was at minimum the whole time, so does not look like 
economizer mode is overriding.  

2/15/2012 PEC CLOSED
PEC:  Exhaust dampers will open in response to 
the building pressure as well as the return air 
plenum pressure. If the return fan is at the minimum 
and the return plenum is still above setpoint, the 
exhaust damper will open to relieve pressure. You 
noticed that the dampers were open even though 
the RF was not at minimum. I corrected that.
2/15/12: OLA: observed corrected.

38 AHU-1 1/20/12: OLA noticed an AHU-1, space pressure setpoint not 
being maintained, but Exhaust damper still opening and 
fluctuating.

2/15/2012 PEC CLOSED PEC: same as above

39 AHU-1 1/20/12: On the AHU-1 graphic, we noticed that a number of the 
trend buttons actually take you to the trend for AHU-2 (the Static 
pressure, outside air and exhaust air dampers)

2/15/2012 PEC CLOSED PEC : All corrected.

40 AHU-2 1/20/12: On AHU-2, the AHU2-Temperature Trend, looks like the 
point being trended is actually the AHU-1 Supply temperature.

2/15/2012 PEC CLOSED PEC : All corrected.

41 AHU-2 1/20/12: On AHU-2, the FAN trend , looks like a AHU-1 SP point 
is being trended.

2/15/2012 PEC CLOSED PEC : All corrected.

42 GEN 1/20/12: On the Home screen, the OA temp and humidity was 
not being displayed.  And the outdoor trend, not displaying OAT 
or OAH correctly (scale does not seem to adjust to show those 
two points correctly).

2/15/2012 PEC CLOSED PEC: The problem was created when I moved the 
OA sensor and didn't update the graphic to match. 
All corrected.
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COMMISSIONING FIELD OBSERVATION REPORT 
 

PROJECT:  Dobbs Ferry Library – Controls Upgrade, RCx 

PROJECT NO.:   NDFL0002.00 

DATE OF OBSERVATION: December 21, 2011 

OBSERVER:   Jonathan Katz – OLA CxA 

Jim Dolan – OLA CxA 

 
Please find below a summary of findings from our site visit on Wednesday December 21, 
2011. The primary purpose of this visit was to have a controls checkout meeting to 
review the operation of the DDC control system, and provide an initial training session to 
the building operators and staff.   
 
Controls Checkout Meeting: 
 

 
1. It was noted that the OA sensor was reading higher than the actual outside 

air temperature.  Sensor found to be located inside the intake duct for AHU-2.  
When OA damper is mostly closed, sensor provides a false OA reading.  
PEC to relocate sensor. 
 

2. It was noted that the attic has been reading warm temperatures.  CxA and 
Contractor investigated cause during the site visit.  OLA investigated 
children’s library comfort complaints also.  OLA measured 105 oF discharge 
air temperature at ceiling level, and 90 – 95 oF at return register.  Floor 
temperature was measured at 69 oF.  Probable short circuiting of warm air is 
occurring in the children’s library.  This may warrant a change to the diffusers 
and locations in the future (not part of current scope of work).   

 
3. Zone VAV-2-7 (director’s office) was reported by DFL to be warm.  PE 

Controls (PEC) and OLA investigated during site visit.  Contractor closed 
isolation valve to reheat coil and temperature dropped from 81 oF to 74 oF, 
indicating control valve is not closing to the off position.  Contractor found 
reheat coil valve actuator needed to be adjusted.  After contractor 
adjustment, temperature came down to within setpoint after some time.  PEC 
to monitor temperatures to verify proper operation.   
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4. It was noted on the BMS graphics that the boiler modulation signal can drop 
to 0% even while burner is on.  PEC explained that 0% signal actually means 
burner is at minimum firing rate.  OLA suggested a min. value be displayed 
for clarity (i.e. 20%).  Contractor corrected in field.  

 
5. It was noted that zone VAV-1-6 (lobby) was not displaying a CFM reading 

onscreen.  Contractor investigated and corrected onsite. Problem was found 
to be clogged sensor tubing in VAV box. 

 
6. DFL noted that a fire extinguisher cover was damaged during the TAB work 

on the 2nd floor.  Contractor to repair or replace  
 
7. A potential safety issue exists with the access to/from the attic MER which 

can be accessed only by the window.  DFL should consider installing 
doorway to roof access or similar solution.  Existing condition and not part of 
current scope of work.   

 
8. It was noted that the fan powered box over the librarian’s office on the 2nd 

floor is extremely noisy.  DFL noted that the room was originally intended for 
storage.  The expectation was that TAB work would be able to reduce the 
noise levels.  Should this remain an office, which appears likely, DFL may 
consider a re-design of that VAV unit – both the distribution ductwork and the 
support of the unit.   

 
9. It was noted that 2nd floor spaces were overheating (during controls checkout 

meeting). The cause appeared to be reheat valves control signal reversed. 
Contractor re-checked the reheat valves and made correction in field.  
Contractor to continue to trend for verification that correction worked. 

 
10. Periodicals VAV’s were balanced to lower than the original design flows 

however still notably noisy.  PEC disabled two (2) of the four (4) VAV fans 
that serve the Periodicals which resulted in noticeable improvement.  PEC to 
continue to trend to confirm that (2) VAV boxes in Periodicals can be left off 
without loss of space comfort. 

 
11. DFL Library staff indicated that since the controls installation, a loud water-

hammering sound has been intermittently occurring in the lobby.  PEC tried to 
duplicate the problem without success.  The problem is suspected to be 
related to a valve closing too quickly, or the cycling on of the lag hot water 
pump before the  lead pump has been shutoff.  PEC controls changed 
program onsite to prevent pump staging before lead pump cycles off.  PEC to 
continue to investigate. 

 
12. It was found that even though the BMS graphics indicated the Fin tube 

radiation valves were closed (0% signal), in some cases, the valves were 
actually still open. This was noted in the Periodicals area, Pantry and rear 
staircase.  PEC to investigate and correct. 

 
13. OLA spot checked cabinet unit heaters start/stop command from BMS. 

Tested successfully. 
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14. OLA spot checked pantry fan start/stop switch.  Tested successfully.  
Contractor to label the pantry exhaust fan button. 

 
Training 

 
15. A training session was held from approximately 1:00 to 2:00.  Training 

materials were provided.  Attendees included:   
 Jeff Ault – Library Director 
 Ned Canora – Library Staff 
 Gary Gardner – DPW 
 James Dunn – DPW (partial attendance) 
 Jonathan Katz – OLA 
 Greg DiNome – PE Controls (instructor) 
 

16. It was discussed that PE controls to provide (2) hardcopies of the completed 
O&M manual to DFL and Dobbs Ferry DPW.  

 
17. O&M manuals to be updated to include As-Built floor plans indicating VAV 

tags, thermostat locations and associated VAVs, location of building space 
pressure sensor, location of OA sensor, and supply duct static pressure 
sensors. 

 
18. It was discussed that the Library/DPW staff may opt for an additional training 

session.  PEC advised that after staff have had some time to utilize the BMS 
software, they can call him with any questions.  

 
 

Distribution: 
 Project PM (Cx) – Jim Dolan / OLACE 
 CxA – Jonathan Katz / OLACE 
 Owner – Jeff Ault  / Dobbs Ferry Library Director 
 Owner  –  James Dunn  - Dobbs Ferry DPW 
 Owner – Marcus Serrano, Village Administrator 
 
        
 
I:\Projects\DFL\NDFL0002.00\Docs\Field Report 1 12-21-11.doc 
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