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EXECUTIVE SUMMARY 

The Office of Internal Audit (OIA) conducted a strategic review of the City of Albuquerque’s 

(City) Aviation Department’s (Aviation) construction project management controls related to the 

Albuquerque International Sunport Concessions, Checkpoint, and Transportation Security 

Administration (TSA) Secure Side Renovations project (Dream of Flight: Sunport Reimagined). 

The objective was to determine whether Aviation and the Construction Manager at Risk (CMAR) 

vendor complied with applicable contract terms and conditions during the construction phase of 

the project. 

This strategic review followed OIA’s prior review (Audit No. 23-406), which identified 

opportunities to strengthen vendor compliance with project reporting and scheduling requirements. 

Because the project represents a significant federally funded capital improvement initiative, 

continued oversight remains important to support accountability, transparency, and stewardship of 

the City’s resources. 

Overall, based on the information reviewed, OIA found that Aviation and the vendor maintained 

project management and contract administration activities throughout the construction phase. OIA 

also found that key construction management and oversight activities appeared to be performed in 

accordance with applicable contract requirements, Aviation Department Capital Improvement 

Project (CIP) procedures, and applicable City requirements during the review period. 

BACKGROUND  

 

Project Overview 

The City’s Aviation Department initiated the Dream of Flight: Sunport Reimagined to renovate 

and expand concession areas, improve checkpoint and secure-side passenger operations, and 

modernize airport facilities within the Sunport terminal.1 The project included renovations to 

existing interior spaces; construction of offices, restaurants, retail spaces, and passenger circulation 

areas; and related mechanical, electrical, plumbing, structural, and exterior improvements.  

CMAR Delivery Method 

In May 2022, the City entered into a CMAR agreement with vendor Jaynes Corporation for the 

Dream of Flight: Sunport Reimagined project. Under the agreement, Jaynes Corporation provided 

preconstruction and construction management services associated with project planning, 

coordination, and construction oversight activities. The agreement also identified FBT Architects 

as the project design professional responsible for project design services and coordination with 

Jaynes Corporation and Aviation throughout the project.2 The graphic below summarizes the 

 
1 For a public announcement of the project, see City of Albuquerque, Aviation Department, “’Dream of Flight’ Begins Today at 

the Albuquerque International Sunport,” < https://www.abqsunport.com/2022/11/07/dream-of-flight-begins-today-at-the-

albuquerque-international-sunport/>, Nov. 7, 2022, accessed June 2, 2026.  
2 FBT Architects provided professional design services to the City under a separate agreement from the CMAR contract with 

Jaynes Corporation. 
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primary project relationships and coordination structure established under the CMAR delivery 

method.  

Figure 1 – CMAR Project Relationships and Coordination Structure 

 

The CMAR agreement included a preconstruction phase intended to support development of the 

project scope, sequencing, procurement planning, and cost-estimates before establishing the 

Guaranteed Maximum Price (GMP). To facilitate this work, the City issued a Pre-Construction 

Notice to Proceed on June 1, 2022, authorizing approximately $105,717 in preconstruction 

services3 and allowing Jaynes Corporation to assist with development of the GMP and related 

construction planning activities.   

As project design and cost estimates advanced, the City executed an Early Work Release 

Amendment in September 2022 authorizing approximately $6.0 million in procurement and 

selected construction activities prior to execution of the full GMP Amendment. The Early Work 

Release Amendment authorized demolition, temporary wall construction, utility and roof 

preparation work, and procurement of mechanical, electrical, structural steel, and fire protection 

materials necessary to support project sequencing and progression into the full construction phase. 

GMP and Project Schedule 

In January 2023, the City executed a GMP Amendment establishing a total GMP of approximately 

$87.4 million, which included the previously authorized Early Work Release Amendment valued 

at approximately $6.0 million. The amendment also established a contractual substantial 

completion date of December 31, 2024, and a final completion date of March 1, 2025. 

 
3 Preconstruction services included development of preliminary construction schedules and phasing plans, constructability 

reviews, cost estimating, value engineering evaluations, subcontractor solicitation support, permit coordination, development of 

GMP proposals, and coordination activities necessary to prepare the project for construction execution. 

Project Owner

City of Albuqueruqe 
Aviation Department

Design Professional

FBT Architects

CMAR 

Jaynes Corporation
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The project was structured in multiple phases to minimize disruption to airport operations and 

passenger movement during construction. 

Project Governance and Oversight  

Under the CMAR agreement, Jaynes Corporation routinely submitted project schedules, payment 

applications, written progress updates, and supporting construction documentation for review and 

monitoring purposes. The agreement required monthly payment applications for completed work 

and monthly written progress reports documenting construction progress, schedule updates, 

approved and projected change orders, and cost information associated with the GMP. The 

agreement also required regularly scheduled project meetings and ongoing coordination among 

Jaynes Corporation, Aviation, FBT Architects, and project stakeholders regarding project 

progress, scheduling, operational impacts, and construction activities.  

The Aviation Department maintains a formal document titled Capital Improvement Projects (CIP) 

Process (referred to here as the CIP process), establishing responsibilities for project planning, 

contract administration, construction management, project monitoring, schedule management, risk 

management, change order administration, payment application review, and project closeout 

activities. The CIP process supplements contract requirements by establishing internal oversight 

responsibilities for the Sunport Project Manager, FBT Architects as the design professional, 

Aviation Fiscal, and the Department of Municipal Development (DMD) throughout the project 

lifecycle. 

Under the CIP process, Jaynes Corporation also submitted project schedules and payment 

applications to the Sunport planning team, so that FBT Architects and the Sunport Project Manager 

could review them. FBT Architects and the Sunport Project Manager were responsible for 

verifying construction progress, evaluating supporting documentation, visually confirming 

completed work, and ensuring costs were consistent with contract requirements prior to payment 

processing. 

OBJECTIVES 

The objective of this strategic review was to determine whether the Aviation Department and the 

CMAR vendor Jaynes Corporation complied with applicable contract terms and conditions related 

to construction project management activities for the Dream of Flight: Sunport Reimagined 

project.  

SCOPE 

The strategic review represents a continuation of OIA’s prior review of the Dream of Flight: 

Sunport Reimagined project, Report No. 23-406, which evaluated procurement, CMAR 

contracting, preconstruction services, and early project management activities occurring through 

August 2023. 

The phase of this review period focused on construction project management activities associated 

with the project from September 2023 through April 2026. Although the original review period 
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was anticipated to conclude in December 2024 based on the contractual substantial completion 

date, OIA extended the scope period to include subsequent change orders and schedule extensions 

affecting completion of construction activities. Additional project activities occurring after 

completion of OIA’s fieldwork were not included within the scope of this report. 

RESULTS 

OIA reviewed 28 payment applications submitted during the review period, totaling approximately 

$50.6 million in construction-related expenditures associated with the project. OIA’s review 

included evaluation of payment application review processes, supporting documentation, 

contingency and allowance tracking, contract modifications, schedule management activities, and 

project oversight controls maintained throughout the construction phase.  

OIA confirmed that project management and oversight activities required under the CMAR 

agreement and Aviation’s CIP process were performed throughout construction. Jaynes 

Corporation routinely submitted project schedules, payment applications, written progress 

updates, and supporting construction documentation consistent with contract requirements. 

Monthly progress reports documented construction status, schedule updates, approved and 

projected change orders, and cost information associated with the GMP. 

OIA also verified that regular project meetings and coordination activities occurred among Jaynes 

Corporation, FBT Architects, and Aviation regarding project progress, scheduling, operational 

impacts, and construction activities. Project schedules and payment applications were reviewed by 

FBT Architects and the Sunport Project Manager in accordance with the CIP process, and 

supporting documentation reviews, construction progress monitoring, visual verification of 

completed work, and payment review procedures were performed prior to payment processing. 

In addition, OIA compared payment applications and associated scheduled values4 to determine 

whether contract line-item scheduled values remained consistent throughout construction. Based 

on the information reviewed, OIA did not identify shifts of costs between scheduled values during 

the period under review. 

The project experienced two approved change orders that collectively increased the contract 

amount by approximately $3.1 million and extended the project schedule approximately 455 days 

beyond the original contractual substantial completion date of December 31, 2024. 

The table below outlines the progression of major contract milestones, approved change orders, 

and resulting impacts to project costs and schedule completion.  

 

 
4 These are a detailed breakdown of the contract or GMP amount by major work categories, phases, or cost 

components. They are  used to support payment applications and to track how much work has been completed and 

billed. 
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Figure 2 - Project Timeline and Contract Modifications 

 

Project Milestone Relevant 

Date5 

Contract 

Impact 

Total 

Project 

Cost 

Change 

Order % to 

Original 

GMP 

Amendment 

Pre-Construction Phase Notice to Proceed June 1, 2022 $105,718 $105,718 - 

Early Work Release Amendment Sept. 14, 2022 +$6.0M $6.1M - 

Original GMP Amendment 

 

Dec. 31, 2024 

(Original 

Substantial 

Completion 

Date) 

- $87.4M - 

Change Order No. 1 –  

Time Extension & General Conditions 

Apr. 30, 2025 

(Revised 

Completion 

Estimate) 

+$1.0M  $88.5M  1.13% 

Change Order No. 2 –  

Scope Updates & Reconciliation 

Apr. 2, 2026 

 

(Revised 

Completion 

Estimate) 

+$2.1M $90.5M 2.34% 

 

Change Order Analysis 

 

Documentation associated with Change Orders No. 1 and No. 2 identified schedule and cost 

impacts associated with maintaining ongoing airport and tenant operations during construction. In 

several areas of the project, construction activities were delayed, rescheduled, or completed in 

phases to accommodate passenger movement, TSA operations, and continued use of food and 

beverage tenant spaces. Additional impacts resulted from unforeseen field conditions, utility 

conflicts, and revisions to TSA and Sunport operational requirements identified during 

construction. 

 

 

 

 
5 Dates reflect contract authorization dates or projected substantial completion dates associated with applicable milestones and 

modifications. 
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The graphic below summarizes the primary factors contributing to each approved change order 

and related schedule and cost impacts.  

 

Figure 3 - Change Order Rationale Summary 

 

 
 

Change Order Requirements  

Change orders are not precluded by a CMAR agreement. In the GMP Amendment, the Guaranteed 

Maximum Price (GMP) established for the project was “subject to additions and deductions by 

Change Order as provided in the Agreement, including the General Conditions.”  

The Aviation Department’s Capital Improvement Projects (CIP) Process defines a change order 

as follows: 

“Change Orders – A change order consists of multiple change order requests which have 

been reviewed and compiled by the design professional in consultation with the Project 

Manager. The design professional enumerates and summarizes all change order requests, 

to include additional costs and time, if any, into a single change order on the design 

professional’s company letterhead. Change orders will be submitted to the Department of 

Municipal Development and the Mayor’s office for review in compliance with City 

procedures.”6 

In addition, the City’s Standard Specifications for Public Works Construction requires changes 

affecting project scope, contract pricing, or construction schedules to be formally documented 

 
6 City of Albuquerque, Capital Improvement Projects (CIP) Process, section 6.0, “Construction Documents (General),” Aug. 

2023.  

•Construction activities were rescheduled to accommodate 
ongoing airport and tenant operations, including delayed 
turnover of restaurant spaces.

•Additional delays resulted from unforeseen field conditions, 
including mold remediation, concrete repairs, and utility 
relocation work. 

CO No. 1 -

Time Extensions & 
General Conditions

•Additional project costs resulted from Sunport- and TSA-
requested revisions to layout, equipment, electrical, and lighting 
revisions during construction.

•Additional infrastructure modifications and coordination, 
including electrical, communications, and security system 
revisions, were required to support ongoing airport operations.

CO No. 2 -

Scope Updates & 
Reconciliation
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through the change order process.7 This includes submission of supporting pricing information, 

schedule justification, and supporting cost documentation. 

The graphic below illustrates the general process used to document, review, and execute 

construction-related change orders in accordance with Aviation Department procedures and 

applicable City contract requirements. 

Figure 4 – General Change Order Review and Approval Process 

 

OIA reviewed supporting documentation associated with Change Orders No. 1 and No. 2, 

including approval routing, pricing support, and schedule extension documentation, and found that 

established change order review and approval requirements were adhered to for both change 

orders. 

RECOMMENDATIONS 

OIA has no recommendations at this time.  

 

 

 

 

 

 
7 See sections 10, 11, and 12 of City of Albuquerque, Planning Department, Standard Specifications for Public Works 

Construction, volume 1, section 000: “General Conditions,” 2020 < 

https://documents.cabq.gov/planning/DevelopmentReviewServices/DRC/Section000_General_conditions.pdf>, accessed June 2, 

2026. 

• Change Order Request Identified

• Professional Reviews Designed and Requests Compiled (in consultation with 
Project Manager)

• Additional Cost and Time Impacts Documented

• Change Order Submitted to DMD and Mayor's Office for Review per City 
Procedures

• Formal Change Order Executed

• Contract Amount and/or Schedule Updated
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CONCLUSION 

Overall, based on the information review, OIA noted that the Aviation Department and Jaynes 

Corporation maintained construction project management activities for the Dream of Flight: 

Sunport Reimagined project that appeared to be consistent with applicable contract terms and 

conditions during the review period. 

OIA also found that payment application review procedures, monthly project reporting, project 

scheduling activities, contingency and allowance tracking activities, and formal change order 

review and approval processes appeared to be performed in accordance with applicable contract 

requirements, Aviation Department Capital Improvement Project (CIP) Process, and applicable 

City requirements during the review period. 

We appreciate the assistance and cooperation of Aviation Department personnel who participated 

in this review. 

NON-AUDIT SERVICE COMMUNICATION 

Generally Accepted Government Auditing Standards – 2024 Revision (GAGAS 2024) allows OIA 

staff to perform non-audit such services do not impair independence in fact or appearance. Prior 

to agreeing to perform a non-audit service, OIA evaluates whether the service, either individually 

or in aggregate with other services provided, creates a threat to independence with respect to any 

GAGAS engagements conducted by OIA.  OIA determined that the performance of this non-audit 

service did not impair the independence of OIA or its staff.   

 

Strategic reviews are classified as a non-audit service and the work performed does not constitute 

an audit, attestation engagement, or other engagement conducted in accordance with GAGAS. 

OIA initiated and performed this strategic review as part of its ongoing oversight and advisory 

activities The Department remains responsible for its operations, programs, activities, internal 

controls, management decisions, and any corrective actions resulting from this non-audit service. 
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METHODOLOGY 

 

Methodologies used to accomplish the objectives include but are not limited to the following. 

• Reviewed the CMAR Agreement, GMP Amendment, change orders, applicable contract 

provisions, and supporting project management documentation related to the Albuquerque 

International Sunport Concessions, Checkpoint, and TSA Secure Side Renovations project. 

• Reviewed project schedules, progress reports, meeting documentation, Requests for 

Information, Architect’s Supplemental Instructions, project correspondence, bi-weekly 

construction reports, and other construction management records maintained by the 

Aviation Department, contractor, and design professionals.  

• Evaluated project coordination, schedule management, change management, and oversight 

activities associated with phased construction performed within an active airport 

environment under the CMAR project delivery method.  

• Reviewed 28 payment applications submitted during the review period, totaling 

approximately $50.6 million in construction-related expenditures associated with the 

project, to evaluate the following:  

o timeliness of payment application submissions,  

o segregation of duties associated with payment review and approval processes,  

o consistency of schedule of values reporting,  

o contingency and allowance tracking documentation,  

o supporting construction progress documentation, and  

o compliance with contractual progress reporting requirements.  

• Reviewed Change Orders No. 1 and No. 2 and related supporting documentation, including 

approval routing, pricing support, schedule extension documentation, and contract 

modification records. This was done evaluate compliance with formal change order review 

and approval requirements, as well as factors affecting construction activities during the 

review period. 

• Reviewed applicable provisions of the Aviation Department’s CIP process document and 

the City’s General Conditions related to project oversight, contract administration, change 

order management, contract time adjustments, and supporting documentation requirements 

for contract modifications.  

• Conducted interviews with Aviation Department personnel involved in project 

management, contract administration, construction oversight, and payment application 

review activities. 
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