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52nd Ave West Apartments
OUTLINE SPECIFICATION

December 2, 2008 


DRAFT
These Design Criteria and Outline Specifications are to be used in conjunction with Drawings bearing the same name and dated 11/6/08.
Furnish and install all items necessary to complete the project, even if not mentioned in these Outline Specifications.  Contractor to provide list of all items not included in bid specifically detailed in drawings or outlined in specifications.
DIVISION 1 GENERAL REQUIREMENTS

A.
SCOPE:

1.
The project consists of construction of 63 apartment units over 2 floors of post tensioned parking structure. Located at 21216 52nd Ave West in Mountlake Terrace, Snohomish County Washington.  The building consists of 4 floors of wood framing over 2 floors post tensioned slab levels of parking.  Pedestrian entry occurs on the lower parking level. Main Lobby occurs between upper parking level and first living level. Scope also includes connections to existing utilities in frontage. 
B
GENERAL INFORMATION:
1.
Type of Construction:
Type V-1 hour sprinklered apartment over Type 1 – Sprinklered parking structure
2.
Occupancy:
R-2 apartments with 3-hour separation over S-2 garage and (1) area separation wall at each residential level.

3.
Seismic Zone:
per structural notes
4.
Zoning:
RMM (Residential MF – Medium Density)
5.
Building Code:
International Building Code, 2006 Edition.

6.
Plumbing Code:
Current Washington State Adopted IPC
7.
Mechanical Code:
Current Washington State Adopted IMC 
8.
Electrical Code:
Current Washington State Adopted NEC
9.
Energy Code:
WA State Statewide Amendments (2006 Edition)

10. 
Indoor Air Quality Code:
WA State Statewide Amendments (2006 Edition)
11.
General Conditions:
AIA A201, 1997 Edition

12.
Soils Report:
Earth Solutions NW, LLC 
C.
BUILDING STRUCTURE:
1.
Building structure shall consist of below grade concrete footings and foundations at the parking level with wood framing at the residential levels.  The parking levels shall be reinforced concrete columns and walls with post-tensioned concrete slab above.  Residential will be wood frame 2x and 3x studs using 2x6 studs at exterior and party walls and 2x4 studs at interior walls unless otherwise indicated.  Shaft walls will be 2x4 or 2 x 6 per structural. Fire walls shall be separate walls with GWB liner separating the walls. Floors will be dimensional lumber with ¾” T&G sheathing at floors and roofs will be pre-engineered trusses with 5/8” sheathing slab – level 1) 
D.
ALLOWANCES

1.
Retail signage:
Determined by Owner


2.
Site Furnishings:
Determined by Owner


3.
Signage (Site):
Determined by Owner

4.
Unit Signs:
Determined by Owner


5.
Security System:
Determined by Owner


6.
Evacuation Plan Literature:
By Owner – N/A

E.
INSURANCE AND TAXES

1. B&O tax paid by Contractor.

2. Labor taxes paid by Contractor.
3. Washington State sales tax collected from Owner and forwarded to State by Contractor.
4. General Contractor Bond by Contractor.

5. Liability insurance for personal liability and property damage by owner.

6. Builder’s risk insurance by Contractor.

F.
PERMITS AND FEES

1. Building Permit paid by Owner.

2. Water assessment paid by Owner.

3. Sewer assessment paid by owner.

4. Utility bonds paid by Owner.

5. Landscaping bonds paid by Owner.

6. Off-site bonds paid by Owner.

7. Testing agency paid by Owner.
8. Special Inspection paid by Owner.

9. Street Use paid by Contractor.

10. Subcontractor permits paid by Contractor.

11. Waterproofing consultant paid by owner.

DIVISION 2 – SITE WORK

A.
CLEARING OF SITE:
1.
As required for project development; the work shall consist of removal and legal disposal of existing site buildings, amenities, brush, debris and unsuitable material.

2.
Non-visible structures below grade are included in the work. 
B.
DEWATERING


1.
By general contractor if required. Refer to attached soils report.
C.
SHORING

1.
If required for construction of garage.  Shoring is not anticipated. Contractor to verify based on site conditions.
D.
EARTHWORK/GRADING

1.
See site plan and drawings for building location and floor elevations.  Complete all grading, excavation, temporary siltation control in accordance with drawings and geotechnical report:  Earth Solution NW, LLC 
E.
STORM DRAINAGE CONTROL

1.
Surface water to be collected in catch basins and discharged in accordance with City requirements.  Storm drainage control shall include temporary erosion control, all catch basins, piping and storm retention (VAULT), and water quality filters/appurtenances in accordance with the drawings prepared by Barghausen Engineering.  Footing drains, rain water leaders and area drains to be connected to storm drainage system.

2.
Drains in covered parking areas: See Division 15 “Mechanical.”

F.
SITE UTILITIES

1.
Water, electric power and telephone are available at the site.  All utilities shall run underground to the building.  Sanitary sewer to be connected to City system.  Install underground utilities including domestic water meter(s), landscape irrigation meter, fire sprinkler system and storm water collection pipes.  Contractor shall be responsible for underground hook up of electrical and telephone to available systems including any required transformer.

a.
Sewer
Connection on 52nd
b.
Storm
Connection on 52nd
c.
Water
Connection on 52nd
d.
Electricity
Connection on 52nd 
e.
Gas
Connection on 52nd
G.
PAVING, CURBING AND STRIPING

1.
New curb and gutter and miscellaneous repair to asphalt paving within City rights-of-way.  Striping includes all stall markings, “vertical size” designations, barrier free stencils and signs, pedestrian walkway striping and detectable warnings as required.

2.
On site asphalt paving, curbing, sidewalks, etc. as indicated in the drawings.

H.
SIDEWALKS

1.
Install off site per Department of Public Works standards.  Install on-site per Division 3.

I.
LANDSCAPE IRRIGATION

1.
Include irrigation at street level planting, site surface landscaping, planting strips in R.O.W., and surface parking lot landscaping.  Design Build by contractor to meet all code and County requirements.  Irrigation design is by Brumbaugh Associates. Installation at contractor expense.  
J.
PRECAST CONCRETE

1.
Wheel stops: install as indicated in surface parking and parking garage.  Install with two reinforcing dowels epoxied into asphalt/slab.

K.
SITE FURNISHINGS

1.
See Division 1, “Allowances,” for allowance for benches, potted plants, etc.  If indicated in drawings include in bid price. 
L.
LANDSCAPING

1.
Install per drawings prepared by Brumbaugh Associates including all landscaping required in 52nd Ave.
2.
Installation of plants shall be included in price.

3.
Deduct meter for irrigation.

M.
FENCES, GRILLES, AND GRATES

1.
See architectural and landscape drawings for extent of fences, access control gates, access control grills for garage portals, utility enclosures, etc. 
2.
Contractor to provide temporary construction fence for security / safety.

N.
KEYSTONE OR EQAUL RETAINING WALLS 
1.
Earth retaining structure shall be completed with proper geogrid reinforcement, backfill material and drainage where applicable or as prepared by Civil Engineer or Structural Engineer.

DIVISION 3 – CONCRETE

A.
PILING, GRADE BEAMS AND PILE CAPS

1.
Not anticipated.
B.
POST-TENSIONED CONCRETE AND BEAMS

1.
Per structural drawings. 2” drop at apartment decks on L-1 level w/ 2% slope to edge.  Special inspections required.
C.
CONCRETE WALLS AND FOOTINGS

1.
Per structural drawings; submit design mix.  Special inspections required.

D.
CONCRETE COLUMNS

1.
Per structural drawings. Special inspections required.

E.
EXTERIOR WALKWAYS, PLANTERS, PATIOS AND DRIVEWAYS
1.
2,500 psi (28-day) concrete topping slab, 2-1/2” thick with expansion joints as shown; 2,500 psi (28 day) concrete, 4” thick at all sidewalk and driving surfaces.  Confirm concrete requirements within rights-of-way with jurisdiction. Include fiber mesh or wire fabric in all concrete sidewalk and driving surfaces at contractor’s option. 
G.
EXPANSION JOINTS

1.
Pre-molded asphalt E.J. material, ½” thick.  Use where exterior slabs abut vertical surfaces and install not more than 15’ apart in walkways, 30’ apart in curbs.

H.
CONCRETE FINISHES

1.
Walls, Columns, Spandrels, and Beams where exposed outside: Sack and patch  finish.

2.
Floor Slabs: Smooth ring troweled.
3.
Parking Slabs: Broom finish.

4.
Walks: On site concrete walks to be exposed pea gravel aggregate with lamp black additive at 1 lb per cu.yd.
5.
Walls and Columns inside garage and not exposed to outside: Form sack and patch  finish.

J.
EXTRUDED CURBS


1.
6” extruded curbs at all drives not bordered by sidewalks. Provide internal reinforcing bar.
DIVISION 4 - MASONRY
DIVISION 5 – METALS

A.
STRUCTURAL AND MISCELLANEOUS STEEL

1.
Shall include reinforcing steel, post tensioned tendons, elevator, stair and roof ladders, and miscellaneous shapes, plates, beams and angles, etc., as required for framing members and connections. See also structural drawings.
B.
GALVANIZING AND PRIMING

1.
All steel exposed to the weather shall be galvanized (including exterior stair railings). All steel not enclosed in the environmentally controlled building envelope (garage) shall be shop primed.

C.
HANDRAILS AND RAILINGS

1.
Round tube pipe railing as indicated in drawings. Provide 1 ½” dia painted pipe rail at both sides of all exterior stairs with more than 2 risers. Etch, prime and spray paint 2 coats epoxy.  Deck rails to be 4x4 post with 2x2 pickets and sloped 2x6 rail cap.

D.
SHOP-FABRICATED METAL

1.
See Handrails and Railings.

2.
See Gratings.

3.
Cornice: Painted Metal.

4.
See storefront canopy.

5.
Manufactured steel stairs and stringers from level L-1 and below. Metal stairs to be bidder designed, provide shop drawings for approval.

E.
GRATINGS

1.
Galvanized steel access and ventilation detention vault grate.  Traffic bearing where providing ventilation from garage to parking drives.  Divide into sections per civil and comply with traffic load bearing requirements.

F.
STOREFRONT AWNING AND CANOPY

1.
Galvanized and painted miscellaneous steel framing.

2.
Galvanized and painted steel decking per drawings.  Sloped to drain.

G.
DECKS

1.
Decking to have wood frame for support with Trex or equal wearing surface. Pre-manufactured decks are a deferred submittal to be reviewed by the engineer of record and submitted to the building department at contractor expense prior to installation.   Submit shop drawings for Architect’s approval.  
H.
METAL ROOFING

1.
N/A
DIVISION 6 – WOOD & PLASTICS

A.
ROUGH CARPENTRY
1.
Framing species and grade per General Structural Notes.  Include blocking as required for cabinets, toilet accessories and future grab bars. Provide panelized wall framing package as possible. Provide shop drawings for structural engineer review. Verify wall requirements with drawings.
a.
Perimeter: 3x plates where indicated by Structural.  2x6 vertical framing at perimeter.

b.
Demising Wall Framing:  3x plates where indicated by Structural.  2x6 vertical wall framing at demising walls.

c.
Interior Framing: 2x4 vertical framing at interior partition walls.  2x6 vertical framing at plumbing walls.

d.
Shear Wall Framing: Include plywood sheathing as required by structural drawings for shear walls, extend to the nearest corner and full height of wall.

e.
Shaft Wall Framing:  2x4  or 2 x 6 vertical.
f.
Floor Framing:  2x per structural’s.
g.
Roof Framing:  prefabricated wood trusses per structural.  
h.
Stair Framing: Dimensional lumber and plywood sheathing above PT deck.  Metal stairs below from level L-1 and below. Metal stairs to be bidder designed. Submit shop drawings for review.
2.
Sheathing at Floor Diaphragms: ¾” T&G plywood.  Verify with Structural.

3.
Sheathing at Roof Diaphragms: 5/8” plywood.  Verify with Structural.

4.
Sheathing at Wall Diaphragms: ½” plywood.  Verify with Structural.

5.
All Floor Joist Layouts must accommodate vent duct requirements.  See unit plans for locations.

6.
Glue and nail all floor sheathing.

7.
Draft stops as required by Code in concealed ceiling, wall and attic spaces.

8.
Glue-Laminated wood beams as required per structural.
B.
FINISH CARPENTRY

1.
Base: 2-1/2” square edge pre-finished,(saudar).

2. Door Casing: 2-1/2” square edge pre-. finished,(saudar) 
3. Windows: Sills with paint grade hardwood sills and 2-1/2” square edge pre- finished,(saudar) apron.

4. Stair Rails: 1-1/2” steel pipe rail with standard brackets – painted.  Lobby stair with stain grade 1-1/2” round hardwood rail with standard brackets.

5. Cabinets: Modular European Box Construction with Plastic Laminate faces and counters.  Full extension drawer glides and 175 degree concealed door hinges.  Uppers and Lowers. Cabinet interiors and shelving to be melamine. Provide (2) alternate color options. Drawer and door faces to be flush overlay flat panel laminate. Pionite, Nevamar, or equal.  Color as selected from manufacturer’s standard selection. 
6. Countertops: Pionite, Nevamar, or equal.  Plastic Laminate with preformed round edge of counter and 4” square edge backsplash. Color to be selected by Owner from manufacturer’s standard selection.  Core: ¾” plywood.
7. Closet Shelving: Coated wire shelving and rod system by Closet Installations or equal.  Provide supports at spans of greater than 48”.
C. EXTERIOR FINISH CARPENTRY

1.
Exterior Trim: Vinyl integral with siding system. Provide option add for foam backed premium trim. 
2.
Alternate Trim: Hardiboard
DIVISION 7 – THERMAL & MOISTURE
A.
MEMBRANE WATERPROOFING

1.
At plazas, private patios, planters, and other areas where PT slab extends beyond face of building above.  HLM-5000 waterproof membrane.  Follow all manufacturer’s recommendations.

B.
BELOW-GRADE VERTICAL CONCRETE SURFACES, INCLUDING ELEVATOR PITS

1.
2’-0” Mira-drain strip at 8’-0” O.C.  Mira-drain per drawings at shoring locations.

2.
Bentonite sheets at vertical concrete below grade walls. HLM Product? 
C.
INSULATION: Verify insulation requirements with cover sheet notes.
1.
Roof: R-38 fiberglass batts and rigid insulation at residential.  

2.
Demising Partitions, Corridor Partitions, Mid Floor Ceilings: R-11 fiberglass batts for sound control.

3.
Exterior Walls: R-21fiberglass batts.

4.
PT Slabs in Parking Garage: R-30 rigid insulation with fire resistive cover below residential.  Impale to ceiling with pins. 
5.
Pipe Insulation: (Thermal and Sound): See Division 15.
6.
Perimeter Slab on Grade: Not Applicable

7.
Thermal Safing Material: At penetrations and walls.

8. Sound Insulation: Install 4” batt insulation in all toilet room walls and other locations to be designated on floor plans; extend from floor to underside of sheathing above.
9.
Windows and doors: Foam seal around all exterior doors and windows.  Provide Moistop/ice and water in sequence with 60 min. paper or approved equal per drawings.

10.
Weather Barrier: 60 min. paper 2 layers or approved equal.

11.
Energy foam and caulk as required.

D.
ROOFING

1.
Flat Roof: Furnish and install modified bitumen single ply class “B” roofing system, insulation and flashing with a 12 year guarantee no dollar limit.

2. Wood or premoulded crickets as detailed and as required.
3.
Install at all parapets wall area as indicated on drawings.

4.
Provide traffic topping to all roof top equipment requiring periodic servicing.

2.
Roof Venting via ventilators at low slope metal roof.  Align both horiz. and vertical ventilators at Retail Building roof. Ridge venting required at all hip or gable roofs as indicated on the plans; provide additional sloped roof vents as required.  Provide adequate ventilation per IBC.  All venting to include insect screening, ¼” maximum spacing. See drawings.
3.
Sloped Roof:  Architectural grade dimensional 30 year 3-tab shingles over 30 lb. felt as indicated on drawings.  Ridge vents as indicated.  
4.
Kynar integral baked enamel factory finish metal roofing, 25 gage, 25 year integral color warranty. Standard colors.

5.
Roof Top Deck: INSERT LANGUAGE HERE REGARDING MEMBRANE UNDER DECK AND DECK SYSTEM TO HAVE REMOVABLE PANELS FOR ROOF MAINTENANCE.PVC membrane
E.
FLASHINGS / GUTTERS:

1.
Continuous 5” gutters and 3” diameter downspouts, 24 ga. sheet metal, baked enamel factory finish, type as shown, color to be selected by Architect per manufacturer’s standard.  Seal all joints and penetrations.
2.
Include roof coping, flashing at window heads, door sills, decks, material transitions and terminations, and miscellaneous locations as required.  Self adhesive, flexible flashing where required.

F.
ROOF DRAINS – ROOF TOP DECK

1.
3” internal drains with overflow. (JR Smith, Zurn or approved.)
G.
SEALANTS

1.
Types as compatible with adjacent materials; installed over bond breaker when applicable.
H.
COURTYARD DRAINS

1.
3” diameter metal.  Where drains are within pedestrian use areas provide ADA approved drain covers. Verify with civil drawings. 
I.
EXTERIOR WALL FINISH

1.
Commercial grade vinyl siding.  As manufactured by Certainteed or approved equal.  Colors to be selected from “select” standard colors.  Nominal .050” thickness minimum.  
DIVISION 8 – DOORS, WINDOWS & GLASS – See drawings for door configurations
A.
HOLLOW METAL DOORS (Verify all ratings w/ drawings.)
1.
3’-0” x 7’-0” x 1-3/4”, 2-hour rated 450 degree temperature rise-door and frame assemblies at doors entering stair enclosures.

2.
3’-0” x 7’-0” x 1-3/4”, non-rated door and frame assemblies at electrical, elevator machine, storage areas, sprinkler control, and other equipment rooms – painted.

3.
3’-0” x 7’-0” x 1-3/4”, 60 minute rated door and frame assemblies at corridor storage units – painted.
3.
3’-0” x 6’-8”, non-rated deck doors with full insulated and tempered glazing.  Factory finished.  U-value as required per prescriptive path.
4.
Double leaf 90 minute rated magnetic hold open fire doors as indicated at corridor and single leaf 90 minute elevator magnetic hold open fire doors at elevator.  Paint finish.
B.
ALUMINUM STOREFRONT

1.
2” x 4” clear anodized system, narrow stile doors, cleat glazing, at retail storefront building entries and residential lobby entry. See cover sheet energy code notes for required U-Value. 
C.
UNIT INTERIOR BI-FOLD DOORS

1.
6’-8” x 1-3/8” by width indicated on the drawings; 3 panel paint grade wood.  Includes all hardware required for installation.
D.
UNIT INTERIOR WOOD DOORS
1.
6’-8” x 1-3/8” by width indicated on the drawings; 6 panel paint grade wood and MDO jambs at bedrooms and bathrooms.
E.
UNIT CORRIDOR ENTRY DOORS

1.
3’-0” x 6’-8” 20 minute rated unit entry doors and frames.  6 panel metal, painted. Self closing hinges, prep for hardware, security bolts and viewer, integral smoke seals, ADA threshold. 
F.
PARKING GARAGE ENTRIES

1.
Overhead and aluminum rolling grille door with electric motorized opener with 200 electronic key fob remote control operators.  Dimensions as required for parking garage opening.  Provide manual operating override feature.  See drawings for location and size.  Submit shop drawings.  Provide unit price for extra openers.  
G.
RESIDENTIAL VINYL WINDOWS AND PATIO DOORS

1.
Vinyl frame windows by VPI, Endurance Series, or approved, beige color, class 40 windows and screens, picture, casement, sliders and half sliders as indicated with true divided lites as scheduled.  Windows in sleeping rooms to meet IBC requirements for egress.  All windows to include ventilator strips to comply with Air Quality Code, or approved.  Safety glazing as required per code.  
2.
Interior relites:  Painted metal frames, rated where required.

3.
Provide water intrusion test for in place exterior window in compliance with ASTM – E 547.

H.
FINISH HARDWARE

1.
Main Residential Entry:  Push/pull hardware.  Residential entry electronically controlled.  Provide overhead concealed closers, integral weatherstripping, sweeps, ADA threshold, panic hardware, pull handles and automatic electric strike as required.  Coordinate with electronic entry system for integral system.
2.
Main Commercial Entries:  Push/pull hardware and thumb turn deadbolts.

3.
Typical Unit Door Hardware:  Schlage “F” Series or approved equal, lever handle design, thumb turn deadbolt at deck and entry doors, brushed aluminum finish as required to meet exit and ADA requirements throughout.  All hardware to meet W.A.C., Chapter 52 for accessibility requirements. Provide “construction master” with permanent key lockout at time of occupancy.
4.
Miscellaneous Other Hardware: Bi-fold pulls, door viewers, overhead closers at stair well, common area doors and as indicated; concealed overhead closers / stops at unit entry doors, and miscellaneous smoke gaskets, door stops and silencers.

I.
GLASS AND GLAZING

1. Clear ¼” tempered glass in various area doors and relites.

2.
Clear 1” insulated glass with Argon gas and low “E” coating at all exterior windows; tempered in locations required by code.

DIVISION 9 – FINISHES

A.
DRYWALL

1.
Walls and Ceilings: 5/8” type “X” G.W.B. with light texture.  Two layers 5/8” Type “X” G.W.B. at all ceilings attached directly to trusses or wood joists at roof.  Cement board (Durock or approved) at tub and shower enclosures and window jambs and heads.  Install tape on “L” metal where liner abuts window and door frames.  Sound caulk all penetrations between floors.  Sound caulk all plates and wall penetrations in party walls. See drawings for alternate. Verify assemblies with drawings.
2.
Shafts: (2) layers 5/8” type “X” G.W.B. each side with light texture. See drawings for alternate at elevator shafts.
3.
Two Hour lids at horizontal shafts:  See drawings for individual wall types at horizontal shaft requirements. 
4.
Draft Stops per drawings and as required per code.
5.
Chases/Soffits: Install 5/8” type “X:” GWB in all chases and joist spaces (both sides and under floor sheeting, to create vent pipe chases per code).  A vent chase will be required from each bathroom, laundry room, and kitchen hood location to the nearest exterior wall. See drawings for alternate light gauge metal framed vent chase detail. 
6.
Floor to Floor Rated Assembly Continuation:  See details for appropriate blocking and GWB layers.
7.
Drywall finish to be “Fog and Dash” light orange peel finish in all areas. Provide mock-up for owner approval prior to installation.
B.
PLASTC LAMINATE
1.
Vanities: Preformed plastic laminate tops with 4” backsplash, square edge.

2.
Kitchen: Preformed plastic laminate tops with 4” backsplash, rounded edge.  Includes eating bar.

3.
Computer Desks: Preformed plastic laminate tops, 4” backsplash, square edge. Block at walls. Provide (1) 2” dia. hole with grommet for wiring.
C.
TUB / SHOWER SURROUNDS

1.
One piece plastic laminate with premoulded edge trim at bathtubs. Lasko or approved.
D.
RESILIENT FLOORING
1.
Resilient floor covering: Sheet vinyl; gauge .080”, color and pattern to be selected by Interior Designer.  Install in accordance with manufacturer’s specifications.  Acceptable manufacturers: Armstrong, Congolium Industries, Inc. or approved.  Use $15/yard (material only) as an allowance for bidding.  As indicated on drawings.
2.
Rubber Base: Provide rubber base in dimensions and locations as indicated on drawings.
E.
CARPETING
2.
Carpet and Pad: To be selected by Interior Designer.  See drawings for location, use allowance for bidding, $15/yard: corridors and common areas.  $15/yard: unit interiors; material only.
F.
PAINTING:

1.
Exterior.


Vinyl siding and Soffit: Factory integral finish.

Exterior Wood Trim:  Two finish coats exterior latex.
2.
Units – Bath and Kitchens: One coat PVA and two coats semi gloss latex.  Verify sheen with architect for owner approval.
3.
Units – Other Walls and Ceilings:  One coat PVA and two coats eggshell sheen latex (one color).  Verify with architect for owner approval.

4.
Common Areas: One coat PVA and two coats latex to cover, at corridors, lobbies, stairwells, building utility and storage rooms, exercise room.  Verify sheen with architect for owner approval.
5.
Window Liners: Wood sill (preprimed):  2 coats semi-gloss enamel.  
6.
Doors and Frames: Doors will come primed.  Fill nail holes, sand and prepare materials to receive specified finishes.  Provide two finish coats semi gloss enamel.
7.
Common areas: Base, case, skirt boards at stairways, etc: one coat primer (unless pre-primed) w/two coats oil based paint over primer.


DIVISION 10 – SPECIALTIES

A.
ELEVATOR LOUVERS

1.
Galvanized steel unit, shop primed for field painting.

B.
SIGNAGE

1.
See Division 1, “Allowances,” for all code required and other signage, including garage clearance.

2. Bid Alternate:  Evacuation plan instructions.

C. FIRE EXTINGUISHERS AND CABINETS

1.
2A10BC extinguishers to be confirmed by Fire Department, in semi-recessed glass and steel cabinets in manufacturer’s standard colors.  See drawings for requirements.  Confirm with Fire Jurisdiction.  Surface mounted units in garage as required.
D.
MAILBOXES

1.
An array of 150 boxes as supplied by Salsbury or approved equal, brushed aluminum finish.  Located in the main residential entrance to the building.  Location and model to be approved by USPS.  Conform to current ADA requirements for accessibility. Cylinder of each box keyed to corresponding apartment unit key.
E.
TRASH COMPACTOR

1.
Supplied by Owner
F.
FIREPLACES

1.
 Electric Fireplace spec. OptiFlame BF39DXP Dimensions 39” Wide x 32.8” High X 15.3” Deep 120 volt

G.
TOILET ACCESSORIES

1.
Residential:

a.
Washington State Type A accessible units:  One each recessed toilet paper dispenser, one each 30” towel bar, two robe hooks, one each 5’ heavy duty shower rod, one each recessed medicine cabinet, one each 36” x full width ¼” mirror with E-Z mount clips.  2 piece grab bars at toilets. 
b.
Washington State Type B accessible units: One each recessed toilet paper dispenser, one each 30” towel bar, two robe hooks, one each 5’ heavy duty shower rod, one each recessed medicine cabinet, one each 36” x full width ¼” mirror with E-Z mount clips. Blocking installed for future grab-bars as adaptable feature.
2. COMMERCIAL

a.
Washington State Accessible bath accessories as indicated on plans. Locate at apartment office areas and amenity areas.
H.
CLOSET SHELVING

1.
Vinyl-coated wire system by Closet Maid or approved equal.  Various configurations to be determined at clothes closets, pantries, linen cabinets, laundry closets, entry closets, and hot water tank closets.

I.
KEY BOX


1.
Furnish and install per Snohomish County Fire Department Requirements.

J.
MINI-BLINDS:
1.
1” mini-blinds at all exterior windows in apartment building including apartment unit windows. Minimum 8 gauge, color as selected from standard colors. No blinds at retail building.
K.
ENTRY MAT

1.
Recessed PVC entry mat at inside of entry with all required framing materials.

L.
MIRROR


1.
Provide floor to ceiling mirror at exercise room south wall as indicated on drawings.

M.
STAIR TREADS/NOSINGS

1.
Provide rubber stair treads and nosing at garage levels P-1 and P-2 as well as apartment levels L-1 and L-2. Carpet stairs and risers at all other stairs. Provide 2” contrasting nosing as required per IBC at all stairs. 
N.
RESIDENTIAL DRYER VENT BOX

1.
Recessed metal dryer vent collection box behind all dryers. Dryerbox or equal.

O.
RESIDENTIAL WASHER BOXES

1.
Oatey #38820 recessed plastic washer box with hot and cold water supply valves and washer drain or approved.

DIVISION 11 – EQUIPMENT

A.
PARKING EQUIPMENT

1.
Security devices to operate gates into parking under building.  Coordinate with Division 8F.

B.
RESIDENTIAL EQUIPMENT BP – PLEASE COMPARE THESE MODEL NUMBERS TO MAKE SURE THEY ARE WHAT YOU WANT.
1.
Appliances: 
JBP24D- Electric Range
      


GS16BB- Ref 15.7 cu. ft.
      


GSD2300- Dishwasher. 5 cyc. 2 Opt. 07 E-Star
      


JV347- 30" Hood, Deluxe 4 way convertible
      


WCSR2090- Washer, super, 2 spd. 9 cycle
     


 DJXR433E - Electric dryer 
      


WSM2700- Unitized Washer/Elc Dryer, 27" 
GFC320F - Garbage Disposal: ½ h.p. minimum.  – Large Capacity Continuous Feed Dispenser or approved equal.
      
Appliances to be GE or equal.  Color:  White.  Include pigtails, uncrating, stocking cost and installation.

C.
LAUNDRY:

1.
Provide hook-ups, vents, lint traps, vent pipes, wall flapper caps, and exterior sheet metal hoods for washer/dryer.  Provide booster fans with minimum required cfm’s where duct length and/or elbows exceed code restrictions or manufacturer’s recommendations.
2.
Provide exterior sheet metal vent cover at all multiple vent locations. Painted to match adjacent siding. Provide standard plastic dryer louver vents at single locations.   

D.
METAL BICYCLE RACK

1.
Install wall mounted metal hook to serve as bicycle rack at front of each garage parking stall at locations shown on drawings. 
E.
SECURITY SYSTEM & INTERCOM
1.
Bidder’s design; Phone-buzzer type main entry door release. See Division 1, “Allowances.” 
F.
EXERCISE EQUIPMENT


1.
Provide separate circuits for owner supplies exercise equipment.

G.
TV OUTLETS AT EXERCISE ROOM

1.
Provide power and cable connections for upper wall mounted TV. See drawings for locations.
DIVISION 12 – FURNISHINGS

A.
KITCHEN CABINETS & VANITIES:

1.
Plastic laminate, modular European style with 175 degree concealed hinges, full extension drawer glides, adjustable shelving, fillers, toe kick cover, finished end panels on all exposed ends, and refrigerator end panels where shown, melamine shelves.  Uppers and Lowers.  Quality to be equal to or better than Triangle Pacific Shasta Line, Western, Merillat, Crest, Diamond, or equal.  Submit shop drawings for approval.  Include stocking.

B.
WINDOW TREATMENT
1.
Residential windows within units 1” Levelor “Monaco” mini-blinds. 
DIVISION 13 – SPECIAL CONSTRUCTION (Not Used)
DIVISION 14 – CONVEYING SYSTEMS
A.
ELEVATOR

1.
Pre-engineered front and rear opening holed hydraulic 3,500 lb capacity passenger elevator, 6 or 7 stops each, 150 FPM: Model LVM 3500 R.  Conform to all ADA, FHAA, and State of Washington, Requirements.  Stretcher requirement required (side entry, 42” door.).  Submit shop drawings for Architect’s approval. We are looking at a different model number than this one, I will have it selected in the next few days.
2.
Cab finish to be manufacturer’s standard plastic laminate panels and stainless steel hand rails, tile floor as selected by interior designer.  Provide assistance phone cabinet.

3.
Elevator doors and jambs to be brushed stainless steel inside cab and painted from hallway side.
4.
Install call buttons in accordance with handicap code requirements in effect per State of Washington, whichever is more stringent.
5.
Provide (1) full set of “moving pads” for each elevator. 

B.
EXTERIOR GARBAGE COMPACTOR


1.
N/A
C.
CHUTES


1.
Excluded from the work of this contract. Not provided in project.
DIVISION 15 – MECHANICAL
A.
PLUMBING:

1.
Design and install plumbing complete, material and installation as per IPC, current in use edition, and any Snohomish County supplemental code.  Include permits and Errors and Omissions insurance for design engineer.  Drawings to be stamped by engineer registered and currently practicing in Washington State.
2.
Insulate all waste lines and water lines in plumbing walls (sound) and in unheated spaces.  Use either 1” wrap insulation for water or fill in all stud spaces containing pipes with foam insulation, or wrap waste lines with R-19 or both.

3.
Pressure reducing valve on main domestic water supply if necessary.
4.
Connect waste and water supply to county services.
5.
Provide water shutoffs per floor.

6.
Firestop all floor penetrations per code.

7.
Include separate electronic water metering per unit after building meter for unit consumption monitoring.  Coordinate electrical requirements with electrical contractor.

8.
Provide drains for all decks, and courtyards on elevated concrete slabs.

9.
Provide roof downspout collector system in ceiling of parking garage.  Provide stub-ups at each downspout location: connect collector system to storm drains in parking garage as required by code.

10.
PVC waste and vent unless indicated otherwise or not allowed per code.

11.
Pex water piping, insulate where required per code.

12.
Garage drains as indicated.  

13.
Garage entry trench drain as indicated.  PT slab trench drain with ADA grate as indicated.

14.
Floor drain as indicated including trash room, sprinkler room, elevator machine room.

15.
Round and slot drains.  Downspout collection drains.
16.
Roof and overflow drains internal.  Wrap as indicated in item 2 above.

17.
Oil/Water Separator.

18.
Frost proof hose bibs as indicated on exterior.  Provide hose bib in garbage enclosure and at east end of parking garage interior.
19.
Pan under all water heaters, plumb overflow to waste lines.
20.
Connection of dishwasher, water heater.

21.
Separate water meter for irrigation.  Bidder design fully operational irrigation system for at grade landscaping meeting all code and County requirements.  Requires submittal for review. See civil drawings.
22.
Disposal hook-ups.

23.
Washing machine rough-ins with recessed plastic boxes.

24.
Sump pump and pit in garage for elevator pit.
B.
PLUMBING FIXTURES BP please check these model numbers.
1.
Kitchen sink: Elkay KFJ-23322-4 w/Am. Std. 4205.104.002 fct – double bowl, stainless steel.
2.
Lavatories: Am. Std. 9020.444 (porcelain) w/2385.400.002.
3.
Bath tub: Standard size fiberglas with one piece surround: white.  Am. St. 1495.502 valve.  Hand held shower head at ADA units.  Meet all ADA requirements.  Provide shower curtain and rod.
4.
Toilet bowls: Am Std 2329.016.020 (rnd bowl) w/church seat 540 seat.


        Am Std 2989.012.020 (elng bowl) w/church 585 seat  ADA


Conform to Washington State Energy Code.

5.
Hot water tank: A.O. Smith or equal, Insulated, 90% energy efficient; 50 gal. minimum, electric w/pan and drainage to garage.  Install drain pans and insulation pads under all tanks.  Connect pan to drains.
6.
Provide fixtures for office and tenant spaces bath meeting all ADA requirements including sink, toilet and EEMax Water Heater.  Same as above except for wall mount sink.  Am Std 0373.050 “Penlyn” white with arm support.  4801.000.002 Heritage Faucet with #372h Handles.  Supply trap and supplies.

NOTE: Offset all plumbing in basement parking to walls or columns.  Do not interfere with clear widths of parking spaces or drive aisles.  Center plumbing drops at outside walls between parking stalls.
C.
PLUMBING PIPING

1.
2” and ¾” domestic service for domestic service with backflow prevention.

2.
Waste ABS; supply-copper at garage levels, management offices and tenant common areas. “Pex” at unit interiors.  Waste at parking levels – “Pro-set” system for fire rating.

D.
SOUND INSULATION


1.
At all plastic wastelines and rainwater leaders in frame walls at apartment units.

E.
THERMAL INSULATION

1.
At all water supply lines in exposed locations.  Include heat tape and electrical connection at each location.
F.
FRESH AIR INTAKE AT GARAGE


1.
Prefinished galvanized metal grating as shown on the drawings. (to be added to drawing)
G.
MECHANICAL GARAGE VENTILATION

1.
Appropriate CFM propeller fans with fan guides and weather louvers and carbon monoxide sensor.  Bidder designed.  Exhaust fans with isolators for sound attenuation.  Verify with mechanical bidder designer.  
H.
VENTILATION AT UNITS

1.
To run horizontally directly to the exterior, serving range hoods, dryers, bathrooms and laundry closet, “whole house” ventilation to be provided by bath fans as indicated on drawings. Light gage metal framing per drawings. 
2. 
Provide as required, 160 cfm in-line booster fans with lint trap on all dryer vents in excess of fifteen feet from discharge point.
3.
Venting of fourth floor to be through the attic and roof.  Comply with all penetration locations with regard to area separation wall and other fire rating requirements.  Vents to be painted to match exterior finish.
4.
Provide required bath ventilation at commercial units as indicated on drawings.

I.
CORRIDOR VENTILATION

1.
Attic mounted fan to provide tempered fresh air to corridor, fire dampers at outlets, positive pressure in corridor relative to apartment units.  (smoke detectors and dampers at each floor.) Verify per mechanical.
J.
FIRE PROTECTION
1.
Design and install complete fire protection system per local Fire Marshal’s requirements.  Also conform with NFPA Pamphlet #13, 14, and 24 requirements where applicable.  Approved smoke detectors where shown on drawings.  Sprinkler system bidder’s design.  Install per Snohomish County requirements.
2.
6” – 8” fire service line, post indicator valve, detector check valve assembly and Fire Department connection. Verify with Snohomish County.
3.
Class 1 standpipes at each stair w/ FDC at intermediate landings.
5.
Complete dry sprinkler system at the parking level.

6.
Complete wet sprinkler system in wood frame buildings – “Quick Response” sprinkler heads throughout.
7.
Include heat tape and electrical connection at each wet line in exposed location.

8.
White recessed residential type sprinkler heads at units and corridors.  Centered at ceiling areas.
9.
Provide alarm and monitoring system to central monitor provider as required by local Fire Marshal’s requirements.  Bidder design.
K.
AIR CONDITIONING AND VENTING: All work under this section in bidder deisgn.

1.
Furnish complete as required all engineering, design, drawings, permits, labor, materials, equipment, fasteners & miscellaneous accessories as may be required and as necessary to provide a complete “Bidder Design” HVAC system for the building (AC for commercial spaces only).  All work to be per highest industry standards, local codes and ordinances, and is to meet or exceed acoustical sound requirements by local authorities.  The drawings will need to be stamped by an independent mechanical engineer licensed in the state of Washington.
2.
As part of the work provide complete all necessary and required flashings, equipment curbs, caulking & sealants, grilles, louvers, access panels, fire rated access doors, firestops at all penetrations, condensate lines, motors, starters, disconnects, CO sensors (wiring to the sensors by others), smoke detectors, air balance, hoisting, flagging, and barricades.

3.
Provide as an alternate the cost to provide errors and omission/professional liability coverage.  The policy needs to be for a minimum of $1M and requires to be in effect for 3 full years after the completion date of the project.  The certificate needs to state the project name and whether it is a “claims made” or occurrence policy.  “Claims made” policies need to show the retro date which has to be prior to commencing drawings and/or design work.  The policy also needs to show the limit for each occurrence, total aggregate, and deductible.
L.
PROPANE TANK


1.
Contractor to relocate propane tank and re-plumb as necessary.
DIVISION 16 – ELECTRICAL

A.
SERVICE AND WIRING

1.
(Verify with Electrician 1,653 amp, 3 phase 208 volts system at building)  Services anticipated to be located at the perimeter of the building at the lower garage level, north side.  100 amp panels will be located in each unit behind the bedroom door.

2.
Design and install complete electrical and fire alarm systems.  All wiring and electrical service to conform with National Electrical Code, current edition, and Washington State Electrical and Energy rules and regulations.  Include cost of permits and Errors and Omissions insurance for design engineer.  Include Stamp from Washington State licensed electrical engineer on design drawings.

3.
Review division 1 and 15 for information affecting electrical requirements.  Include all necessary primary service conduits, vaults, and other such work as may be required by the power company and telephone company, beyond what they typically include in their primary service charges. Electric meters and main phone and alarm panel to be in garage parking level P-2 with exterior door access. 
4.
Branch circuiting includes wiring for all receptacles, switches, lights, ranges, exhaust fans, hot water tanks, hood fans, disposals and washers and dryers.  Also included is one heat light fan per bathroom and one self-contained smoke detector per bedroom.
5.
Per State Electrical Requirements, building to be wired in conduits.

6.
Cost for transformer(s) and primary wiring by contractor.  Service is from on-site transformer.  Include costs of vaults, excavation, and relocation of any telephone, power lines, power poles and allowance for utility charges.
7.
Provide separate house panel.

8.
Include primary conduit trenching, conduit, and backfill for power and telephone.
9.
Provide thermostat and power to baseboard heaters in units, sprinkler room and elevator machine rooms.  Forced air electrical recessed units dining and living rooms of units. Ventilation system at elevator mechanical rooms per IBC.
10.
Provide sleeving for electrical penetrations through floors and walls.  Provide fire safing for all electrical penetrations per code.

11.
Include the cost of providing one 200 amp, 120/208 volt single phase, temporary power assemble complete, with service wiring, ten (10) 120 volt waterproof duplex receptacles, and two (2) 208 volt waterproof service receptacles.

12.
Power/Alarm to fire dampers in corridor at each floor.
13.
Elevator power to be 3 phase-208V-30 HP. Verify
14.
Elevator machine room ventilation power, baseboard heat.
15.
Keyless pull string fixtures in storage rooms.
16.
Furnish and install garage lighting.  Documents represent code minimum requirements.  Provide Bidder design for architect review and approval.
17.
Exterior, landscape lighting, common area lighting as shown and indicated on separate meter.  Alternate to be reviewed by architect/owner prior to approval.  All exterior lighting on time clock and photocell override.
18.
Unit water meters to be electronic read.
19.
Exercise Room:  4 – Leviton 5801 receptacle for treadmills, and receptacles at each wall, 4-surface mounted – 4 tube lights, wall receptacle for TV.

20.
Restroom at lobby; insta-hot, fan and bath light.

21.
Office:  For office:  Wall receptacles per code, 2 surface mounted – 4 tube lights, telephone/data box. 

22.
Lobbies:  Code required receptacles, light fixtures per drawings, power for entry system, baseboard heaters.
23.
Power to area separation magnetic hold opens. Coordinate with Fire alarm.
24.
Television dish conduit from electrical room to roof top location. Eric?
25. Wiring of electric water heaters.
26.
Exterior receptacles and night lighting provided at entry area and garage entry.

27.
Emergency lighting system to meet code minimum.

28.
Include temporary power hook-up and consumption.

29.
Point of power for irrigation.
30.
Provide baseboard heat at exercise room.

31. See Exhibit “C” for tenant improvement electrical requirements.

32.
No baseboard heat at office, stairs.

33.
Unit demising walls. All J-boxes to be offset by (1) stud minimum. Contractor to install “putty pad” in unit demising walls. 

B.
UNIT HEATING

1.
Electric blower heat in living area via fireplace.  Separate wall mounted recessed fans in dining, bedrooms and living rooms. 
C.
UNIT LIGHT FIXTURES:  See Architectural Drawings. (to be added to drawings)
D.
RETAIL LIGHT FIXTURES: See Architectural Drawings. Verify with electrical bidder/designer.

1.
60 watt at units.


2.
40 watt at storage.

E.
COMMON AREA LIGHT FIXTURES: See Architectural Drawings.

F.
EXTERIOR LIGHT FIXTURES: See Architectural Drawings.

G.
EMERGENCY LIGHT FIXTURES: See Architectural Drawings.

H.
FIRE ALARM (Bidder Design): See Architectural Drawings.

I.
TELEPHONE (Bidder Design): 

1.
Two trimmed outlets per unit with cable installed to a central plywood backboard, with all cables labeled by apartment unit number for future (N.I.C.) connection. Locate in garage electrical room. 
2.
Conduit to commercial tenant spaces for future telephone distribution.  3 locations.
J.
INTERCOM (Bidder Designer)

1.
Complete System with panel at main entry of building, a handset at each unit, upper commercial space and electric door strike release controlled from the handsets. Eric – If there is an alternate intercom or computer based system, we should spec. it here. 
K.
SECURITY SYSTEM

1.
See Division 1, “Allowances.”

L.
TELEVISION PREWIRE (Bidder Designer)

1. 
One outlet per studio, Two outlets per one bedroom, three outlets per two bedroom. Verify per unit plans.
M.
EMERGENCY CALL SYSTEM (Bidder Designer)


1.
For elevator.

N.
DATA CABLE


1.
CAT V data cable.  To computer desks at all units.

