Cully Grove

Subcontractor Work Scopes

General notes

· Requests for alternative pricing options are in italics
1.  General Conditions

Tree protection

· Install tree protection fencing as shown on the civil drawings and as specified in the arborist’s report (6’ chain link panels or fencing supported by posts mounted in 2’ of concrete)

· Fencing can be constructed through a combination of rented 10’ panels and re-purposing of existing chain link fencing interior to the site that has to be removed anyway

Portable toilet rental

· Provide port-o-let with weekly cleaning for 12 month period

Final clean
Energy Star certifier
· Review project specifications and model the project for compliance with the Energy Star single family homes program.

· Estimate the value of Energy Star subsidies to the builder.

· Perform required inspections and testing (including blower door tests) on each of the 16 homes.  Since heating systems will be duct-free, duct testing will not be required on this project.

· Determine whether the residential homes in this project qualify the builder for federal energy efficiency tax credits for home builders (if the program remains in existence).

· Provide separate pricing for (A) Energy Star certification and (B) documentation required for federal tax credits.

2.  Site Work

Surveying

· Field locate and mark property corners, utility lines, drywells, building corners, and key driveway and internal pedestrian pathway corners.

· Provide either lump sum fee or hourly rate(s) with total cost estimate

Excavation

· Remove the house and garage at 4821 NE Going St. and garage at 4745 NE Going St. Owner will remove potentially asbestos-containing siding prior to demolition work.

· Remove the foundation of the house at 4745 NE Going St.  Owner plans to relocate the house at 4745 NE Going St. to a nearby lot prior to demolition work.  Provide alternative pricing to demolish this house should that end up being required.
· Crumble foundations from existing homes in place, if it can be re-used as fill.  

· Decommission a cesspool behind the house at 4821 NE Going St.

· Perform erosion control work in accordance with civil drawings

· Cut down trees that will not be preserved; limb and cut into ~20’ lengths for on-site milling or firewood as determined by owner; remove stumps

· Strip and stockpile topsoil

· Trench, install piping and properly backfill underground utility lines (water, sewer, natural gas, electrical, cable/phone, and storm water)

· Scrape and install base rock for on-site and off-site roadways

· Perform sewer line connections in the right-of-way

· Cap and bury sewer line serving 4821 NE Going St.

· Install drywells and vaults as shown on the civil drawings

· Dig out and provide base rock for bioswales on-site and in the right-of-way as shown in the civil drawings

· Install rain drain piping from downspout connections to drywells

· Excavate for foundations and install compacted fill as necessary. Preference to use native soils for engineered fill if acceptable to owner’s geotech.  Structural fill to be compacted to 95% maximum density.

· Assume the single family detached homes will have basements and all other residential homes will have crawl spaces

· Please note material costs included in or excluded from your quote

· Provide alternative pricing to dig out for partial or full basements on the units currently designed to have crawl spaces.
Well

· Permit, drill and sleeve a well just north of the north carport structure.  Install an electric-powered pump and water pressurization system.  Space within an adjoining garden shed can serve as a well house.  Review well report for existing well on property immediately west of proposed location.

Asphalt paving

· Asphalt paving will take place at the share driveway along the west side of the site, uncovered off-street parking spaces, and within the ROW as part of the half-street improvements.  See civil drawings for details.

Asphalt striping

· Strip and number parking spaces.  See civil drawings for details

Arborist

· Perform tree pruning work to maintain tree health and avoid long term building/tree conflicts

· Provide professional guidance on tree protection zones and practical advice on how best to preserve the health of trees through the construction process

Milling

· Mill up trees felled on jobsite into dimensional lumber for use on project.  Owner will provide prioritized cut list.

Chipping

· Chip bushes, tree limbs and small diameter trees removed by the excavator and/or arborist at the beginning of the construction process

Landscaping and irrigation

· Provide and install new trees as shown on the plans.  Where soil is shown, provide bark chip cover, 4” of clean, rock-free top-soil, and 2” of 3-part mulch.

· Interested bidders should contact owner directly for additional detail on scope.

Wood fencing

· Remove existing chain link fencing and install 6’ wood cedar privacy fence along the east and north property lines and along the west property line from the right-of-way to the south edge of the stormwater swale.

3.  Concrete

Concrete - Foundations
· Install footings, basement and stem walls as shown on drawings.  See structural drawings for foundation specifications

· Pour footings and piers per plans for front and rear porches

· Pour exterior basement stairs for single family homes as shown on drawings
Concrete - Flatwork
· Pour sidewalks, patios, garage slabs, and basement slabs.  Provide broom finish for all uncovered slab areas.  Provide hard trowel smooth finish for all covered slab areas (basements, front porches).  Seal all exterior slabs.
· Provide texturing for non-slip handicap accessible ramps as shown on civil drawings.
Concrete - Curbs
· Install cast-in-place curbs on-site and in the right-of-way as shown on civil drawings.

Gypcrete

· Provide per-unit pricing to install ¾” thick gypcrete on the entire 1st floor and 2nd floor bathroom.

· Assume approximately 2/3 of homes will have gypcrete and that there will be 3 pours over the course of the project.  Please advise us of pricing adjustments based on efficiencies of scale and reduced (or increased) numbers of pours.

4.  Masonry

CMU block

· Install split face CMU block walls on 2 mirrored-image, 5’ tall, 8’x13’, 3-walled trash enclosure structures with the 13’ sides open. 

5.  Metal

Metal fabrication

· See structural details for custom welded plates at unit entry porches and at common building

6.  Carpentry

Lumber grading

· Grade dimensional lumber cut on site for structural use within the project (ie. porch columns, header stock…).  Assume wood will be stacked and organized at one on-site location and owner will have labor or a machine to move wood around as necessary during the inspection process.

Framing

· See architectural and structural drawings.  Include installation of exterior drywall as required per plans.

· Assume owner will purchase lumber, glues and fasteners

· Lumber will be delivered to within 50 yards of home foundations

· Owner will have a Grade-All on-site for movement of lumber and placement of beams.

· Owner will install exterior doors

· Provide alternate pricing to install windows
· Provide price reduction for removing front and rear porch construction from the framing scope of work
Siding

· Planks: 5/16” cement fiber board planks, factory primed, smooth face; lapped siding typical with exposure as shown on plans.

· Panels: 5/16” cement fiber board panels, factory primed, smooth face for sanded paint stucco finish.  Battens/trim per drawings.

· Install all siding over minimum 1/2” rain screen system

· See finish carpentry section for exterior trim details

· Owner will purchase building wrap, window/door waterproofing materials, rain screen, siding, exterior trim, soffit material, caulk, nails and flashing

· Include installation of building wrap, rain screen system, exterior trim, flashing, soffits and siding as shown in architectural drawings

· Provide alternative pricing to install windows

Cabinetry

· Cabinets to be plywood box; 3/4" shaker style door frames; extension drawer slides; include plywood decking; provide corbels for kitchen islands; use no melamine or particle board.

· Installation of wire loop handle pulls and/or scalloped drawer pulls (purchased separately by owner).

· Include trash/recycling base cabinet roll-out if possible

· Provide alt. pricing for crown molding
· Provide alt. pricing for fir, maple, alder or cherry wood options
Interior finish carpentry

· Install interior doors, trim, handrails and caps, and closet packages for clear finish.  Finish off window bench seats provided and installed by cabinet sub.

· Assumptions: 1x4 base trim, 1x3 door sides, 5/4”x4” tops, window jamb extensions and full window wraps.  Wood shelf and rod in bedroom and entry closets.  Wood shelves in linen closets.
· Provide cost alternate to install railings at tops of interior stairs instead of half-walls

· Provide per-unit cost reduction for paint grade trim on second floors and stairs of residential units

7.  Thermal and Moisture Protection

Insulation

· Provide and install insulation as shown in the plans

· Under-floor insulation: To meet High Performance Home requirements
· Roof Insulation:  R-49, blown cellulose insulation

· Exterior Wall Insulation:  R-31 fiberglass blanket system

· Include framing-stage insulation as required to meet fire wall and thermal bypass checklist requirements.

· Adhere to Energy Star’s thermal bypass checklist requirements

· Provide alternate pricing if crawl spaces are changed to unconditioned spaces

Foundation waterproofing

· Waterproof below-grade foundation walls for single family detached homes.

· Provide alternative square-foot pricing for foundation walls of other units should crawl spaces be upgraded to full basements.
Roofing

· Assume 15 pound felt and 50 year architectural shingles without copper granules (ie. algae block)
· Include continuous screened ridge vents

· Provide alternative pricing for: (1) Reducing to 40 year shingles, (2) Increasing to metal roof for community building only, (3) increasing to metal roof for all buildings
· For the fairly flat ‘ecoroof’ portions of the carport structures, please provide a price for EPDM membrane over asphalt paper
Gutters & Downspouts

· Standard 5” “K” style gutters with screens with circular downspouts
· Use factory pre-finished sheet metal (“Kynar 500” coating or approved equal), 26 gauge minimum.

8.  Windows and Doors

Garage doors

· Install 2 garage doors, provided by owner

Window and door supply

· See plans and specifications for sizes and quantities.  Contact owner for product preferences.

See Framing and Siding for door/window installation scopes

9.  Finishes

Drywall

· See architectural details.  Assume light orange peel texture and 90 degree corners.  Include framing-stage drywall installation to meet fire wall and thermal bypass checklist requirements.  Provide per-unit alternative pricing to upgrade to smooth finish.
Wood floors

· Provide cost for labor and materials to nail down, sand and finish ¾” solid red oak flooring at the following locations:

· 1st and 2nd floors and interior stairs of all residential units excluding bathrooms and mud rooms

· 2nd floor of common house excluding bathroom

· Include transition strips and stair nosing

· Note: If in-floor radiant heat is provided, piping will be installed between ¾” thick wood strips with a 1’ spacing to serve as nailers for the flooring

· Provide per-unit price reduction information if wood flooring is dropped from stairs and 2nd floors of each type of residential unit

Marmoleum

· Provide cost for labor to install marmoleum flooring at the following locations:

· All bathrooms in the residential units

· Both bathrooms in the common house

· Contractor will provide marmoleum and adhesive

· Assume marmoleum will be installed over gypcrete
· Provide separate cost for marmoleum installation in the 1st floor mudroom/bathrooms in the residential units as an alternate to porcelain tile.

· Provide per/sf cost to provide and install underlayment if installation ends up being over plywood decking instead of gypcrete
Tile

· Provide cost to install porcelain tile at the following locations:

· Kitchen countertops and backsplashes (6” backsplash typical; 18” backsplash behind range; 2.5” front edge; 1/8” grout lines).  Include backer-board for countertop base tile; apply backsplash tile directly to wallboard with thin-set mortar mix.  Assume recessed single basin sink.

· Bathroom countertops and backsplashes (6” backsplash; 2.5” front edge; 1/8” grout lines).  Assume drop-in bathroom sinks.

· All grout to be sealed following installation

· Owner to provide tile and grout; subcontractor to provide all other materials 

· Provide per/sf cost to tile tub/shower surrounds.  Assume 4”-6” rectangular or subway tiles.

· Provide per/sf cost to install ~12”x12” floor tile at unit front entries and 1st floor rear mudrooms/half-baths.

· Provide additional cost for each recessed-mounted bathroom sink

Cork flooring

Provide and install cork flooring in ground floor of common building over slab-on-grade concrete subfloor. Exclude bathroom area.

Carpet flooring

Provide per-unit cost to install pad and carpet on interior stairs and 2nd floors of residential units.

Interior painting

· Paint wall and ceiling interiors of all buildings with no-VOC, eggshell finish, “Air 1” from YoLo color wheel over primer coat

· Clear seal interior trim, doors and windows with 2 coats of water-based, no-VOC, clear satin finish

· Provide additional cost for paint grade trim, doors and windows on 2nd floors of residential units

· Propose upgrade pricing approach should individual buyers request custom interior colors

Exterior painting

· Paint each building with 2 body colors, 1 trim color, 1 accent color, and clear finished wood (ie. undersides of porch roofs)

· Include painting of concrete curbs as shown on civil drawings

10.  Specialties

Bathroom Accessories

· Provide and install the following bath accessories:

· Full baths: toilet paper roll dispenser, 18” towel bar, and towel ring.  Taymor Infinity – Aged Bronze collection.

· Half baths: toilet paper roll dispenser, towel ring.  Taymor Infinity Aged Bronze collection.

· Full baths: Mirrors over full length of countertop

· Half baths: Oval mirrors over pedestal sinks

· Tub/shower curtain rod.  Aged bronze finish

· Provide upgrade cost for adding tub/shower doors

Signs
· See civil drawings for required signage along private drive (ie. stop sign, no parking signs, ADA parking sign…)

Fire Sprinklers

· Provide 13D sprinkler systems for buildings A and B.  Provide modified 13R sprinkler system for common unit.
12.  Furnishings

Wire shelving

· Provide and install coated wire shelving in kitchen pantries

15.  Mechanical

Plumbing
(1) Rough plumbing

· Bidder-designed.  Use Wirsbo supply plumbing and ABS drain plumbing (unless drains run in bedroom walls, in which case cast iron will be used).  All stub-outs will be copper.  All homes will share a single water service; install submeters for each residential unit and the common house.  Include drain and trickle lines for each of two trash enclosure structures at the southwest corner of the property.  Contractor to submit and acquire all necessary permits.

(2) Natural gas

· Provide per-unit pricing for gas piping to serve range and water heater.

(3) Finish plumbing and fixtures

· Washing machine connection: Guy grap BED-200 washer box.  P-traps and other finish plumbing: Chrome-plated brass or copper.  Finish rings and escutcheons: Chrome-plated brass.  Stop valves: All brass construction, chrome plated.

· Water Closets: 1.28 GPF Bradford White elongated bowl (MIRBD250WH, MIRBD200WH) or 1.6 GPF Mirabelle (MIRKW240WH, MIRKW200WH).  White wood seat with cover.

· Bathroom countertop lavatories:  Regal L-1390 Round 19” White drop-ins with Delta “Leland” faucet.

· Baths:  34” wide Kohler Bellwether cast iron tubs with ceramic tile surrounds extending 1 row above showerhead.  Tub/shower finishes: Delta “Leland” or equal.  Pressure balance bath/shower faucet w/ shower head, diverter tub spout and pop-up drain.  Water saving flow restrictor in shower head.

· Kitchen Sinks:  Single bowl Kohler K-5864 “Cape Dory” undermount sink.  Delta “Leland” faucet or equal with antique bronze finish (D9178RBDST).  Include ISE Badger V ½-HP disposer continuous feed.

· Exterior hose bibs:  1 in front and 1 in back for each residential unit.  2 on community building.

(4) Water heaters
· Assume combo electric/solar water heater, installed by solar sub.  Provide per-unit alternative pricing for separate gas tank or on-demand back-up water heater.

(5) Radon

· Install passive under-slab radon system with in-wall riser through roof to exterior per city code.  Rock and vapor barrier can be provided by others.

(6) Include any required alternative piping, grouting and fire caulking at fire walls
In-floor radiant heat

· Provide per-unit cost for labor and materials to install a single zone in-floor radiant heating system coving the 1st floor and the 2nd floor bathroom.  Assume ¾” gypcrete and ½” radiant tubing.  There will be no in-floor radiant heat in the basements, common house, or carport/storage buildings.

HVAC
(1) Natural gas

· Provide per-unit pricing to serve range and water heater

(2) Ventilation

· Provide and install central Lifebreath HRV system to provide tempered temperature fresh air and vent bathrooms

· Vent kitchen hoods and dryers to exterior

(3) Heating/cooling

· Provide per-unit pricing to provide and install ductless mini-split systems with indoor units in living/dining room and master bedroom
(4) Include any required fire caulking at fire walls
Solar water

· Each unit to have a 110 gallon electric solar water combo tank and solar water panels; buyers to take any eligible federal tax credits.
16.  Electrical

Electrical

Each home (whether detached or attached) will have its own electrical service.  The common house will have a separate 'house' electrical service.  Electrical requirements for the carport structures will be on the common house service.
(1) Residential units

· Base scope: Standard electrical with fixtures and lamps provided by owner; no recessed can lights or bath fans.  Include undercab lights; 120V for gas range; 240V for electric clothes dryer; doorbells; Comfort cove wall heaters with separate thermostats in all non-master bedrooms; 120V recirc pump wiring for solar water system; 1 switch and 2 lights in each attic; assume a gas water heater and HRV system; assume wiring for some basic fan to depressurize conditioned basement spaces under single family units.  The kitchens will have microhoods and garbage disposals.  Each unit will have a front and back porch light and outdoor outlets per code; wire for telephone and cable with one line each in ground floor living area and master bedroom.

· Include appropriate boxes and fire caulking at fire walls

· Provide allowances for: 240V for electric ranges; 240V circuit for electric water heater (combo solar tank); 120V recirc pump wiring for in-floor radiant heat system
(2) Common building:

· Standard electrical.  No recessed cans.  Include: undercab lights, 240V for electric range, 240V for electric dryer, wiring for a mini-split Daikan unit, and 240V water heater.
(3) Carport buildings:

· Provide plugs along interior side of perimeter walls.  Propose efficient overhead lighting option based on switches or motion detectors.  The bike room and garden/shop storage rooms should have overhead fluorescent lights and standard outlets on the walls.  Provide under-soffit light at covered entries and exterior wall-mounted light at gable facing private drive.  Each upstairs attic/office room will have standard wall outlets, overhead light, and 1 Comfort cove wall heater with separate thermostat.
(4) Solar PV:
· Each unit to have a 110 gallon electric solar water combo tank and solar water panels; buyers to take any eligible federal tax credits.
