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TRANSMITTAL LETTER 

 
July 29, 2022 
 
George McGowan 
Director, Audit Services and Management Support 
City of Orlando 
400 South Orange Ave 
Orlando, FL 32801 
 
 
Pursuant to our approved Service Authorization dated with the City of Orlando (“City”), we hereby present the results of our As-Built Review Process Analysis. This 
report contains the following sections: 
 

Executive Summary This section provides a summary of the background, objectives and scope, and results of the As-Built Review 
Process Analysis. 

Scope, Objectives, and 
Approach 

The section provides a description of the objectives as well as our approach. 

Background This section provides an overview of City’s process for reviewing as-built submissions, as well as a summary of the 
permitting and inspections processes. 

Benchmarking This section provides a summary of benchmarking performed to compare the City’s as-built requirements to those 
of other jurisdictions.  

Detailed Observations This section provides the detailed observations and recommendations identified during our review, as 
well as management action plans, responsible parties, and estimated completion dates. 

 
 
We would like to thank the several representatives from the City that assisted RSM throughout this review.  
 
 
Respectfully Submitted, 
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EXECUTIVE SUMMARY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Background  

The City’s Survey Services Section is part of the City’s Engineering Division 
within the Public Works Department and is responsible for providing 
surveying guidance and reviewing as-built survey submissions. 
 
An as-built survey is conducted after construction, and shows actual locations 
and materials used during construction. The survey is used by the City as an 
official record for locations of utilities, mapping of impervious surfaces, 
location information of buildings within impervious surface areas and 
improvements in public right-of-way, and also as a comparison of actual 
construction vs. approved plans. Surveys are conducted by outside firms 
hired by developers and must conform to the requirements set forth in the 
City’s Engineering Standards Manual. 
 
The City has implemented Infor software as a tool to track surveys received 
from developers and customers, and uses the software to post review 
comments and track overall approval status of reviews. Customers may 
access Infor through an external facing portal, where the City’s review 
comments can be reviewed. Customers address the City’s comments and 
submit revised survey documents for additional review by the City until final 
acceptance.  
 

Overall Summary / Highlights  

The City’s robust review process helps provide valuable and accurate data 
necessary for locating tie-ins to City assets. As described in the 
observations below, we identified that the current timeline of the review 
process sometimes exceeds the City’s established goals. We also identified 
opportunities to improve the workflow related to the review process, and to 
allow electronic submission of final surveys.  

Summary of Observation Ratings 

 
Number of Observations by Risk Rating 

High Moderate Low 

Observations 0 3 0 

Thank you to all of the City team members who assisted us throughout this review. 

Objective and Scope 

The primary objective of this engagement was to assess the current as-built 
requirements and review process within the City of Orlando Public Works 
Department, and to identify opportunities for improvements and/or 
efficiencies within the process. The scope period included as-built submittals 
during the period of November 2020 – October 2021. Our approach 
consisted of the following phases: 

Phase One: Discovery and documentation of current state 

The primary objective of this phase was to obtain a detailed understanding 
of the current as-built records process flow. We interviewed City personnel 
from Survey Services, Permitting and other departments, as well as external 
stakeholders such as surveying firms familiar with the City’s process. 

Phase two: Data analysis and future state assessment 
In this phase, we collected and analyzed data from the City’s software utilized 
for tracking submission and review of as-built records. 

Phase Three: Benchmarking 

We performed benchmarking with local and/or leading practice public works 
departments to understand comparable as-built review processes and 
technology. 

Phase Four: Reporting 
At the conclusion of our analysis, we summarized the results of our 
procedures into this report. 
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EXECUTIVE SUMMARY – CONTINUED  

 

Ratings and Conclusions 

 

Ratings by Observation 

Observations Rating 

1. Utilization of technology for the as-built review workflow Moderate 

2. Timely processing of as-built reviews Moderate 

3. Electronic submission of as-built survey documents Moderate 
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SCOPE, OBJECTIVES, AND APPROACH 

 

Scope and Objectives 

The primary scope and objectives of the review was to assess the current as-built requirements and processing within the City of Orlando Public Works Department, 
and to identify opportunities for improvement and/or efficiencies within the process. Our scope period included as-built documents submitted during the period of 
November 2020 – October 2021. 
 

Approach 

Our approach consisted of the following: 
 
We held an entrance conference with the City’s Public Works and Economic Development departments and discussed the scope and objectives of our work, obtained 
preliminary data, and established a working arrangement prior to scheduling field work. Our field work and reporting were disaggregated into the following phases: 
 
Phase One: Discovery and documentation of current state 
The primary objective of this phase was to obtain a detailed understanding of the current as-built records process flow. This was accomplished with the following 
steps:  

 Interviewed staff members in Public Works, Survey Services, Permitting, and other departments responsible for reviewing and approving as-built records 
 Interviewed external stakeholders such as architectural / engineering firms, consultants, contractors, surveyors, and other relevant City vendors 
 Reviewed standard operating procedures (SOPs) and/or policies and procedures 
 Reviewed existing system capabilities, including interviews with the City IT department familiar with the existing system(s) in place 
 Obtained an understanding of the time and effort performed by staff members during each phase of the process  
 Documented controls and identified potential opportunities for improvement and/or efficiencies within the as-built review process 

 
Phase Two: Data analysis and future state assessment 
In this phase, we collected and analyzed data from the City’s software utilized for tracking submission and review of as-built records. 
 
We selected a sample of individual submissions for in-depth evaluation: 

 Obtained population of as-built review data from Infor 
 Conducted data analysis on the population of submissions to identify relevant metrics, which included: the number of reviews conducted per as-built reviews 

to evaluate content and efficacy of review comments 
 

  



 
As-Built Review Process Analysis 
Issued: July 2022 
 

 

5    
©2022 RSM US LLP. All rights Reserved. 

SCOPE, OBJECTIVES, AND APPROACH - CONTINUED 

 
Phase Three: Benchmarking 
During this phase, we performed benchmarking with local and/or leading practice public works departments to understand comparable as-built review processes 
and technology. We compared specific processes, requirements, and other metrics to benchmark which may include but will not be limited to: 

 As-built submissions versus record drawing submissions requirements 
 Developments within the floodplain 
 Developments within a closed basin 
 Developments with direct connection to the City’s sanitary system 
 Stormwater and sanitary utilities within a public easement 

 
Phase Four: Reporting 
At the conclusion of our analysis, we summarized the results of our procedures into this report that includes identified opportunities for improvement or efficiency. 
We conducted exit conferences with Management from Public Works, Survey Services, Permitting, the Office of Audit Services, and discussed the details of our 
findings and recommendations. 
 

Reporting 

At the conclusion of our analysis, we summarized the result of our procedures into a report and conducted exit interviews with key stakeholders of the as-built survey 
review process and the Office of Audit Services to discuss the details of our findings.  
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BACKGROUND 

 
City of Orlando Engineering Survey Services 
 
The Engineering Survey Services Section is part of the Engineering Services Division under the City’s Public Works Department. The Survey Services Section is 
composed of sixteen positions; however only the City Surveyor, Senior Surveyor (seasonal part-time) and Assistant City Surveyor (vacant) are responsible for 
reviewing as-built surveys. Under a separate parallel process, the Water Reclamation Division is also responsible for reviewing as-builts and close-out documents. 
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BACKGROUND - CONTINUED 

 
Permitting and Inspections 

Prior to the start of any construction within the City of Orlando jurisdiction limits, the party responsible for planning and construction of the project (developer / 
customer) must apply for applicable City permit(s). The permitting process allows the City to verify that land is appropriately zoned for the type of development, 
and that the intended design of the development follows applicable City, State, and Federal rules and regulations. After a permit application is accepted by the 
City, the customer submits construction design plans related to the development. The City’s plans review team (Permitting Services, Planning, Transportation, Site 
Engineering, and Water Reclamation Divisions) reviews the design plans to validate that drawings conform to rules and regulations. Survey reviews are not 
conducted during this phase. After design plans have been accepted by the City and fees are collected, a permit is issued to the developer. Permits are tracked 
internally via the City’s Infor software.  
 
Throughout the construction process, the developer must schedule inspections, performed by the inspection services team (Permitting Services Division). 
Inspections must occur at different points throughout construction for various disciplines (building, engineering, electrical, mechanical, fire, plumbing) for the City to 
validate that construction is completed in accordance with approved plans and applicable building codes.  
 
As-Built Surveys 

Depending on project’s size, as-built surveys are submitted during the construction process or most often at the end of construction to satisfy City of Orlando 
requirements. As-built surveys help the City to determine that all improvements on a site are constructed in compliance with the specifications as outlined by the 
engineer during the design process. As-built surveys document conditions as they were built at the site to show location of utilities on property and how those 
utilities tie into the City’s assets. 
 
During construction, the developer engages with a licensed surveying company to perform an as-built survey. The City maintains an Engineering Standards 
Manual, which includes all requirements related to design and construction of facilities within City limits. The City has also developed an as-built survey checklist, 
as a tool for surveyors to utilize while compiling their documents. Both the manual and the checklist define key requirements for successful completion and 
acceptance of an as-built survey, and are available via the City’s website or from staff upon request. The City’s Survey Services team attempts to engage early in 
the construction process to provide guidance to developers/surveyors, explain requirements for as-built surveys, and encourage utilization of the tools noted 
above. 
 
The City’s as-built checklist lists several general and technical submittal requirements, such as: 

 Confirmation of review of Chapter 5 (as-built survey requirements) of the City of Orlando Engineering Standards Manual 
 File format submission requirements 
 Cover page requirements 
 The as-built survey clearly shows the designed and constructed locations and vertical data for ease of comparison between planned and constructed 

improvements 
 Final submission requirements 
 Signature required to confirm receipt and review of checklist 
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BACKGROUND - CONTINUED 

 
After the developer/customer’s Surveyor performs and completes the as-built survey, the documents are submitted to the City for review. Prior to COVID-19, as-
built surveys were only accepted in hard copy. Since COVID-19, the City has allowed customers to submit as-built surveys digitally (via email / removable drive) for 
progressive reviews, but still requires submission of a hard copy survey with a physical signature/seal prior to final approval of the survey. When surveys are 
received, either digitally or in hard copy, the City’s Permit Close Out Coordinator sends an acknowledgement of receipt and an anticipated completion date to the 
customer. The Permit Close Out Coordinator then sends email notification to the required groups within the City that perform the reviews of the as-builts. An 
internal spreadsheet is maintained by the Permit Close Out Coordinator and is used to track as-built survey submissions, due dates, and completion of reviews. 
As-built survey reviews are performed concurrently by both Survey Services and Water Reclamation, with each Division focusing on their designated discipline for 
accurate surveys within their respective areas. In 2022, the Engineering Site reviewer (who conducts plan reviews) also began conducting as-built survey reviews.  

The Survey Services team responsible for reviewing as-built surveys is composed of the City Surveyor, Senior Surveyor (seasonal part-time) and Assistant City 
Surveyor (vacant), who dedicate time to perform reviews, among their other duties. The as-built review process is performed by one of these two individuals, with 
occasional assistance from inspectors in times of exceptionally high volume. The City Surveyor performs a detailed review of the as-built survey, by following the 
checklist and validating that all regulation requirements are met. The City Surveyor inspects for key requirements that vary from general to more technical in 
nature, such as: 

 Confirm as-built survey is performed by a Florida licensed Professional Surveyor and Mapper 
 As-built survey format requirements on presentation and file types including cover page requirements 
 Presentation of as-built survey comparison between planned and constructed improvements 
 Specific requirements to meet State regulations 
 Digital CAD files and additional documents 
 Need for easements and encroachment agreements 

Based on the permit number, a case is created within Infor to document the results of the review. In Infor, the reviewers can document all review notes with 
explanations and update case status to reflect completion of the review. The City has established a goal to complete as-built survey reviews within 10 business 
days. In circumstances of exceptionally high volume the goal is increased to 13 days. While efforts are made by reviewers to notify customers via email that a 
review has been completed, the customers are ultimately responsible for monitoring the status of the review through Infor’s customer facing portal. Infor is not 
currently configured to provide automated notifications.  

If the as-built survey review results in comments, the customer is required to revise the survey and resubmit for additional City review. Reviewers are available to 
address questions related to their prior comments. If the as-built survey is considered acceptable by the City, the customer is then required to provide a final hard 
copy as-built survey to the City with a physical signature/seal. The final hard copy is reviewed by the City Surveyor and submitted to the Engineering Records team 
for archival. 
 
As-Built History and Recent Growth 

In many of our discussions, City personnel noted significant growth in the City of Orlando in recent years, resulting in an increase in volume of as-built survey 
reviews required. In addition to general overall growth, in 2018 the City transitioned the responsibility of reviewing as-built surveys to the Survey Services team and 
began more consistently enforcing the requirements noted in the Engineering Standards Manual. To help facilitate more efficient review process, the City 
developed the as-built checklist as a tool for customers, and also began attending pre-construction meetings with developers to educate customers on as-built 
requirements as early as possible.  
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BACKGROUND - CONTINUED 

 
The following information was provided by City personnel and is an extraction from Infor for the period of November 1, 2020 – October 31, 2021. The tables below 
provide summary information related to as-built survey reviews conducted, average rounds of review required, and timeliness of review as related to the City’s 10-
day goal.  

As-built reviews Nov 2020 – Oct 2021  Average reviews required for as-built surveys 

Review Type Reviews % of Total   Survey WR 

City Survey Review 299 60%  Permits issued with requirement for as-built survey 153 105 

Water Reclamation Review 201 40%  Total as-built reviews conducted 299 201 

Total Reviews 500   Average round of reviews for as-built survey approval 2 2 

       

Goal - on time vs past due reviews  Length of past due reviews  

 Survey Water Reclamation   Survey WR 

Total as-built reviews 299 % total 201 % total  Days completed past due  190 73 

On Time 109 36% 128 64%  From 1-5 days 52% 73% 

Past Due Date 190 64% 73 36%  6 - 10 days 30% 15% 

    11 - 30 days 10% 5% 

    More than 31 days 8% 7% 

 
We attempted to obtain historical data from Infor to show the increased volume of as-built reviews conducted; however, due to the limitations in the current 
configuration of Infor, only current year data presented above was available. To provide additional context regarding recent increases in development within the 
City, we obtained the following permit data from the City’s 2020 Comprehensive Annual Financial Report, which illustrates the total number of building permits 
issued for new construction, and corresponding increase in volume:  

Building Permits – New Construction  Average annual increase in new construction permits 

Year  Permits Issued  Last 3 Last 5 Last 10 

2020 1,394  4.7% 1.8% 27.3% 

2019 1,235     

2018 1,201     

2016 1,189     

2011 598     

 



 
As-Built Review Process Analysis 
Issued: July 2022 
 

 

10    
©2022 RSM US LLP. All rights Reserved. 

BACKGROUND - CONTINUED 

 
Other Closeout Requirements 

While obtaining completed as-built surveys is a key component of the City’s closeout process, these surveys are only one of several requirements that customers 
need to fulfill prior to scheduling the final inspection. Section 3.19 Project Close-Out in the City’s Engineering Standards Manual, details closeout requirements: 

 As-built drawings (CADD, PDF, and Point File Data) 
 Densities – Test Inspection Reports (easement and encroachment agreement documents) 
 Engineer’s certification letter denoting approval of the project or approved alterations and their conformance to standards 
 Florida Department of Environmental Protection clearance for wastewater collection 
 Payment of retest and overtime fees and after hours fees (for Capital Improvements personnel) 
 Manifest documenting that entire stormwater system was cleaned following completion of project 
 Stormwater pipe laser profiles DVD and report from Engineer 
 Closed Circuit Television and Engineer’s certification for the City’s stormwater and water reclamation infrastructure 

 
Through discussion with City personnel, we noted the above are presented in no specific order. Due to the nature of construction projects, the progress on these 
requirements can vary and be completed at different times. For as-built requirements, the City encourages developers to attend pre-construction meetings, and to 
utilize tools developed by the City such as Chapter 5 As-built Requirements in the Engineering Standards Manual, and the as-built survey checklist. The City 
Surveyor is also available to answer questions prior to submission of surveys, and the Manual also encourages customers to ask questions as early as possible to 
avoid delays in the closeout process. 
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BENCHMARKING 

 
Currently, as-built surveys are required for all public and private development within the City. We understand the City is considering modifications to the 
requirements for as-built surveys and exploring options for process improvement. To facilitate our benchmarking analysis, we inquired of external stakeholders to 
the City of Orlando’s as-built review process, as well as other jurisdictions to understand their processes and compare applicable requirements. Through our 
discussions, we noted the City’s requirements are among the most structured and well defined. While the City’s requirements may include more specific 
deliverables and conditions than some other jurisdictions, we understand the additional information provides detail critical for the City to maintain an understanding 
of connections to City assets as well as other infrastructure within the City limits. Maintaining access to data furthers the Public Works mission of identifying 
innovative and sustainable solutions through the collection of information that can be leveraged in planning and future decision making. In our discussions, City 
personnel noted that utility lines are not always installed per approved plans. Therefore, possessing an accurate inventory of assets and as-built documents is 
critical to enable the City to mobilize and secure a site in a timely manner in the event of an emergency utility break. 
  
Based on our review, we noted the City’s as-built review process/requirements as a leading practice. We understand the draft modifications below 
represent further refinement of the City’s process, and while these modifications may result in fewer as-built surveys required for the City’s review, the 
information contained within record drawings still provides valuable detail beyond that obtained by other jurisdictions. The following table details 
benchmarking data of comparable processes from other jurisdictions.  

 PROPOSED NEW    

Requirement City of Orlando Orange County, FL 
City of  
Charlotte, NC 

Prince William  
County, VA 

As-builts required for residential and commercial developments within 
the floodplain 

As-builts required for 
connections to County 
assets 

As-builts are required As-builts are required 

As-built survey is required for residential and commercial 
developments within a closed basin 

As-builts required for 
connections to County 
assets 

N/A As-builts are required 

Residential and commercial developments with direct connection to 
the City's sanitary system, specifically: 

   a.     Private & public lift stations 

   b.     Sanitary connections – eight inches or greater pipe 

Record drawings certified by the Engineer of Record will be accepted 
prior to final permit approval. As-built survey review not required. 

As-builts are required 
As-builts required for connection 
to public lift station, low pressure 
sewers, sewer 8” and larger. 

As-builts are required 

As-built survey is required for stormwater and sanitary utilities within a 
public easement As-builts are required 

As-builts or record drawing 
required for all development, no 
exceptions 

As-builts are required 

Any other residential or commercial development that does not fall 
under the four categories listed above will not be required to submit 
an as-built survey or record drawing prior to final permit No requirements 

No requirements 

Private development permitted by 
North Carolina Department of 
Environmental Quality 

No requirements 
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BENCHMARKING - CONTINUED 

 
The following table provides additional benchmarking information, as related to the requirements of the various as-built submissions: 
 

Requirement City of Orlando Orange County, FL 
City of  
Charlotte, NC 

Prince William  
County, VA 

As-builts prepared and certified by 
a registered Land Surveyor or 
Professional Engineer 

Yes Yes Yes Yes 

Method utilized for as-built 
submission 

Digital / Hard Copy 
(required for final 
submission)  

Digital / Hard Copy Digital Hard copy 

System used for as-built 
submission 

Email / 3rd party file 
share / Infor 

Email / 3rd party file share / 
Fast Track 

Accella N/A – provided in hard copy 

System used for communication 
and results of as-builts 

Infor Fast Track Accella 
Review notes are provided 
via email 

Average of review rounds before 
as-built approval 

2 2-3 2-3 2-3 

As-built Checklist provided Yes In Progress Yes Yes 

As-built pre-construction meeting 
provided 

Yes Yes - as needed 
Yes / requirement for urban 
projects 

If needed 
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DETAILED OBSERVATIONS  

 

Observation 1. Utilization of technology for the as-built review workflow 

Moderate Through discussions and walkthroughs with City personnel, select vendors, and our testing we noted limitations in the current configuration 
of the City’s Infor software for use as a customer facing portal. City personnel noted that Infor software was originally implemented for back-
of-house permit issuance and tracking and was not intended to be utilized for submission of documents by customers, or for the City’s 
documentation and resolution of review comments.  

The as-built review process (shown in the Appendix) requires the key workflow components noted in the table below. Similar workflows are 
also required for other City reviews, such as when engineering plans/drawings are initially submitted for the City’s review prior to issuance 
of a permit. In consideration of limitations with the current implementation of Infor, other City Departments (including Permitting Services 
Division) utilize ProjectDox to facilitate the review process workflow. The table below summarizes the current utilization of Infor for the as-
built review process, as compared to the capabilities ProjectDox, that are currently being utilized for similar review workflows within the City: 

Key Workflow Components Current Infor Utilization  ProjectDox Capabilities 

Submission of as-built survey documents by the customer Manual / email Customer upload to portal 
Intake and assignment of the City’s review, including establishment 
of a due date 

Manual spreadsheet Automated based on document 
type 

Documentation of the City’s review comments / requests for edit Batch comments posted 
(multiple comments in 
single entry) 

Individual comments posted 

Communication to the customer that the City’s review is complete, 
with comments pending 

Manual / email Automated notification 

Customer review and modification to the as-built survey to address 
the City’s comments 

Responses via email or 
phone / resubmission of as-
bult survey 

Responses to individual 
comments / resubmission of as-
built survey 

Communication to the customer that the City’s review is complete 
and as-built survey is accepted 

Manual / email Automated notification 

Utilization of software configured to allow for efficient completion of workflows, coupled with document and comment retention would 
provide the City and customers with a more user-friendly interface, while also providing critical workflow and document retention.  
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DETAILED OBSERVATIONS - CONTINUED 

 

Observation 1. Utilization of technology for the as-built review workflow - continued 

Recommendation In conjunction with the recommendation to allow electronic submission of as-built surveys noted in Observation #3, we recommend the 
City consider implementing a workflow within ProjectDox for the completion of as-built reviews. Implementation would provide several 
advantages over the current process, including but not limited to the following: 

 Portal for electronic upload of documents 
 Automated assignment to City reviewers 
 Automated assignment of due dates for review and notifications to City reviewers  
 Ability for the City to post individual review comments along with customer access to respond to individual comments 
 Automated notifications to customers 

Considering that multiple Divisions (Survey and Wastewater) perform separate reviews of as-built submissions, the City may consider 
developing separate workflows for each. Regardless of the final workflow construction, we recommend all reviewers have access to 
ProjectDox to view documents and provide comments.  

Management 
Response 

Economic Development Department: We concur with this recommendation.  Electronic submission and review of as-builts and close-out 
documents would provide transparency and efficiency to the overall process and is consistent with the electronic processes already 
established within the permitting workflow. 

Engineering Services Division: We concur with the recommendation for electronic submission. A digital verification process for the digital 
seals and signatures needs to be established or the requirements should be altered to allow a surveyor's report be submitted with the 
digital files. The surveyor's report just would qualify the digital survey documents and the basis of the information provided. This generally 
is one to two pages and can be archived until a digital verification process is established. Allowing for a digital submission and comment 
process that keeps the items bound together digitally would be extremely beneficial. 
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DETAILED OBSERVATIONS - CONTINUED 

 

Observation 2. Timely processing of as-built survey reviews 

Moderate Through discussions, we noted the City Survey Services team has an internal goal to provide as-built review notes to the 
developer/customer within 10 days of receipt. Through analysis performed using Infor data and discussions with Permitting and Survey 
Services personnel, we noted that the turnaround review goal was not always met. Below are the results from the as-built data that was 
provided to us from Infor for the scope period of November 2020 – October 2021: 

 153 permits were issued that required submission of an as-built survey 
 299 reviews were performed by City Survey for the 153 issued permits, indicating that on average 2 rounds of review were required 

per permit 
 The average turnaround time for City review was 14 days 

o 109 of the 299 reviews were completed by the City within 10 days 
o 99 of the 299 reviews were completed by the City between 11-15 days 
o 85 of the 299 reviews were completed by the City between 16-30 days 
o 6 of the 299 reviews were completed by the City after 31+ days 

There are various factors that contribute to the effort of reviewing an as-built within the City’s 10-day goal. The as-built review process is 
highly manual in nature, requiring the coordination of Permitting and Survey Services to receive submissions, and assign due dates. This 
is tracked via a spreadsheet that is updated as surveys are received. The manual nature of tracking submissions and due dates requires 
daily monitoring and coordination from both teams.  

Performing as-built reviews is only a portion of the overall job function of the City Surveyor. The City also currently has an opening for an 
Assistant City Surveyor. As needed, inspectors may also provide assistance reviewing surveys. No personnel are fully dedicated to 
reviewing as-built surveys. This coupled with the increase in volume of permits as noted in the Background section above may indicate that 
additional resources are needed to accomplish the City’s review timeliness goals.  

 

Recommendation To increase the likelihood of meeting the City’s established goal of providing as-built review comments within 10 days, we recommend the 
City consider the following: 

 Implementation of software with more advanced workflow capabilities to track submission, comments, and due dates (see 
Observation #3) 

 Explore staffing structure to validate that sufficient resources are assigned to the review process  
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DETAILED OBSERVATIONS - CONTINUED 

 

Observation 2. Timely processing of as-built survey reviews - continued 

Management 

Response 

Economic Development Department: We concur with this recommendation to explore a staffing structure to validate that sufficient resources 
are assigned to the review process.  Assigning specific staff to handle the submittals, review and inspection process is necessary.   

Engineering Services Division: The use of a digital review document system such as ProjectDox and additional staffing would allow the 
timelines to be easily accommodated with the ebbs and flows of demand. The addition to staff would assist with both the private development 
review and for the Public Capital Projects reviews as well. 
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DETAILED OBSERVATIONS - CONTINUED 

 

Observation 3. Electronic Submission of As-Built Survey Documents 

Moderate Through discussion with City personnel and external stakeholders, we noted the City does not currently accept submission of electronically 
signed as-built survey documents as final submittals. During COVID-19, the City began allowing surveyors to submit documents 
electronically for initial reviews; however, the City currently requires submission of hard copy documents with the surveyor’s physical 
signature and seal prior to final approval of the survey.  

Although hard copies with physical seals were previously required by the Florida Administrative Code, the 2018 revision allows for 
submission of surveys with an electronic signature and seal:  

F.A.C.   5J-17.062 Procedures for Signing and Sealing Electronically Transmitted Surveys or Other Documents. 

(3) An electronic signature is a digital authentication process attached to or logically associated with an electronic document 
and shall carry the same weight, authority, and effect as an original signature and seal. The electronic signature, which can 
be generated by using either public key infrastructure or signature dynamics technology, must be as follows: 

(a) Unique to the person using it; 

(b) Capable of verification; 

(c) Under the sole control of the person using it; 

(d) Linked to a document in such manner that the electronic signature is invalidated if any data in the document are changed. 

While the application of electronic signatures/seals and applicable costs would be the responsibility of submitting surveyors, the City would 
need to approve the methodologies used and validate that submitters are utilizing approved methods. In discussions, City personnel noted 
concerns regarding the ability to validate the authenticity of electronically signed/sealed surveys after initial submission. While this is a 
prudent concern, we understand several vendors offer third-party verification capabilities for electronic signature/seal that can be 
incorporated into PDF documents, which is the City’s required format for electronic files. We further noted that other Florida jurisdictions, 
including but not limited to the City of Tampa, City of Tallahassee, City of Miami, City of Ft. Lauderdale, and Collier County allow submission 
of electronically signed/sealed surveys as final submittals.  

Technological advances have made electronic documents commonplace in the current construction environment. Allowing surveyors to 
submit final records in electronic format can increase workflow efficiency, decrease submission time from customers, and reduce archiving 
and shredding costs.   
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DETAILED OBSERVATIONS - CONTINUED 

 

Observation 3. Electronic Submission of As-Built Survey Documents - continued 

Recommendation In conjunction with the recommendation to implement a more streamlined electronic workflow as described in Observation #1, we 
recommend the City consider allowing submission of electronically signed/sealed surveys. Understanding the current concern is related to 
long-term validation of authenticity, the City may confer with peer groups currently accepting electronic submissions, and/or request 
clarification from third-party verification vendors, showing how their products conform to the F.A.C. requirements noted above. 

Management 

Response 

Economic Development Department: We concur with this recommendation to consider allowing submission of electronically signed/sealed 
surveys. 

Engineering Services Division: Refer to response on Observation #1. 
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APPENDIX A – ENGINEERING SERVICES COMMENTS 

 
In discussions, we noted that the Engineering Services Division does not support the City’s current draft modifications presented on age 11 above. The following 
commentary was provided by the Engineering Services Division, as related to the current draft modifications to the City’s as-built review process/requirements: 
 

While we will comply with City directives, we note that requirements from state and federal agencies are getting more restrictive and not less restrictive. 
Development is occurring on more environmentally sensitive property as most of the good land has been developed or it is occurring on in-fil 
development that exacerbates the existing drainage capacity and thus the need for an as-built survey as currently required. The City of Orlando is 
continuing to be a leader in sustainability and equity, and the current requirement help to insure the goal and objective for responsible development 
occurs, regardless of the development.  
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APPENDIX B – PROCESS MAP 
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