


Two Family Residence
9 Moody Street,  Portland, ME
Regulatory Review prepared by Caleb Johnson Studio (License ARC-4204)

1/12/2018

APPLICABLE CODES:
City of Portland, Maine Code of Ordinances Maine Uniform Building and Energy Code (MUBEC)

1999 NFPA 70 - National Electrical Code 2009 International Residential Code (IRC)
2009 NFPA 101 - Life Safety Code 2009 International Building Code (IBC)
The Maine Subsurface Wastewater Disposal Rule 2009 International Energy Conservation Code (IECC)
The Maine State Plumbing Code 2009 Uniform Plumbing Code
2009 NFPA 1 Fire Code 2007 ASHRAE 62.1 - Ventilation for Acceptable Indoor Air Quality

2007 ASHRAE 90.1 - Energy Standard for Buildings except Low Rise Residential Buildings w/out addenda

PROJECT DESCRIPTION:
The proposed project scope is a new four story two family residence on 
Moody Street on the East End. The building residences will be elevated with 
the ground floor serving as off street parking for the residents.

CODE REVIEW SUMMARY:
PORTLAND ZONING ORDINANCE REVIEW:
ITEM # ITEM CITY OF PORTLAND, MAINE CODE OF ORDINANCES (Chapter 14 Land Use Code)

SECTION REQUIREMENT/DESCRIPTION PROPOSED COMPLIANCE
0.1 ZONING USE STANDARDS

Zoning Map 14-135 R-6 Residential Zone
Zoning Purpose To set aside areas on the peninsula 

for housingcharacterized primarily 
by multifamily dwellings at a high
density providing a wide range of 
housing for differing types of
households; and to conserve the 
existing housing stock and
residential character of 
neighborhoods by controlling the 
scaleand external impacts of 
professional offices and other
nonresidential uses.

Proposed Zoning Use 14-136(a) "Single and two-family dwellings" Proposed Use is allowed
0.2 DIMENSIONAL 

REQUIREMENTS
Minimum Lot Size 14-139 2000sf Existing Lot size is 3,214sf
Minimum Lot 
Area/Dwelling Unit

14-139 725sf

Minimum Street Frontage 14-139 20 Feet
Minimum Front Yard 
Setback

14-139 Principal and Accessory Structures: 
10', or the average depths of
adjacent front yards.
Accessory: 5'

Per discussions of Jim Brady with city officials (TO), the average front yard is set by 
the west neighbor 11 Moody street which is 2'-0" setback from property line. The 
east neighbor has its front yard on Eastern Promenade

Minimum Rear Yard 
Setback

14-139 Principal and Accessory Structures: 
10'
Accessory: 5'

Minimum Side Yard 
Setback

14-139 5 ft, except that a side yard in the 
R-6 zone may be reduced to zero, 
provided that the cumulative side 
yard setbacks are not less than 10 
ft. A permanent maintenance 
easement a minimum of 5 ft. in 
width shall be provided on the 
parcel adjacent to the lot line with 
the reduced side setback.

Structure Setbacks 14-139 Portions of a structure above 35ft 
shall be no closer than 10 ft from 
the side property line and no 
closer than 15 feet from the rear 
property line when such property 
line abuts a residential zone.

Maximum Lot Coverage 14-139 60% Existing was 78% +/- per existing utilities survey plan provided by Northeast Civil 
Solutions. Conceptual floor plans decrease this to 60% to meet zoning ordinance. 
Confirm with the city if 78% is grandfathered and permissible or if green roofs are 
an acceptable direction?  Language of impervious "Impervious surface: Means 
any surface which does not absorbrain and includes all buildings, roads, 
sidewalks, parkingareas, and any area paved with bricks, concrete or asphalt"

Maximum Building Height 14-139 45 Feet
Landscaped Open Space 14-139 20% This area shall not include 

parking areas or other impervious 
surfaces

Maximum Garage 
Opening

14-139 Garage openings on front fac ̧ades 
shall not exceed the greater of 
nine (9) feet or forty (40) percent of 
the front fac ̧ade, and in no case 
shall a garage opening on a front 
fac ̧ade exceed 20 feet

0.3 OTHER NOTABLE 
REQUIREMENTS
R6 Design Standards Refer to sheet G-003 for Complete R6 ZONE DESIGN STANDARDS REVIEW
Off-Street Parking 14-332(k)4 No parking shall be required for the 

first three units in the R-6 Residential 
Zone

Preservation and 
Replacement of Housing 
Units

14-483 Purpose: "To limit the net loss of 
housing units in the city"

Former 3 story, 2-family dwelling will be razed. The proposed structure will also be 
two-family. No net loss of housing units

LIFE SAFETY CODE REVIEW BY SECTION: IBC and NFPA 101
ITEM # ITEM MUBEC / 2009 IBC 2009 NFPA 101 - Life Safety Code

SECTION REQUIREMENT/CONDITION SECTION REQUIREMENT/CONDITION PROPOSED COMPLIANCE
1.0 USE AND OCCUPANCY

Primary: Residential (R-3)
Secondary: S-2 Open 
Parking

310.1 Residential Two Family 24 One and Two Family Dwellings

Hazard Class
6.2.2

Ordinary Hazard

2.0 CONSTRUCTION TYPE & GENERAL BUILDING HEIGHT AND AREA LIMITATIONS
Construction Type Table 503 

and 506.3
Type VB Table A.

8.2.1.2
Type V-000

Area Limitation: Table 503 
and 506.3

R-3: Unlimited NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Story Limitation: Table 503 
and 504.2

R-3: 4 Stories with sprinkler increase NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Height Limitation: Table 503 
and 504.2

60 Feet with sprinkler increase NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Building is under 60'

3.0 BUILDING SEPARATION & EXPOSURE PROTECTION
Exterior Walls:  Load 
Bearing & Non-load 
Bearing

602, Type 
VB

A/R/S-2: Distance X < 5ft = 1 Hour
A/R/S-2: Distance 5 ≤ X < 10ft = 1 
Hour
A/R/S-2: Distance 10 ≤ X < 30 ft = 0 
Hour
A/R/S-2: Distance X ≥ 30 ft = 0 Hour

NFPA 220, 
Table 4.1.1

NFPA 220 Table not adopted by 
Maine State Fire Marshal Office

Exterior Openings Table 705.8
Unprotecte
d, 
Non 
Sprinklered
(1) 
(1)*R-3 use 
with NFPA 
13R system

Distance 0 to less than 3 = Not 
permitted
Distance 3 to less than 5 = 25%*
Distance 5 to less than 10 = No 
Limit
Distance 10 to less than 15 = No 
Limit
Distance 15 to less than 20 = No 
Limit
Distance 20 to less than 25 = No 
Limit
Distance 25 to less than 30 = No 
Limit
Distance 25 to less than 30 = No 
Limit

Refer to West Elevation Life 
Safety Drawing where window 
area is calculated

Separation of 
Occupancies

Table 508.4 1 hour separation required 
between S-2 and R

Table 
6.1.14.2.1(a)

1 hour separation required 
between One and Two Family 
Dwelling occupants and Storage 
Ordinary Hazard

Dwelling Unit Separation 420.2 / 
709.3 (2)
420.3 / 
712.3

Separation Walls: no less than 1/2 
hr
Horizontally: no less than 1/2 hr

4.0 FIRE RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS
Primary Structural Frames Table 601 0 hr Table A.

8.2.1.2
NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office, 
there is no construction type table 
within NFPA 101 for type "Single or 
Two Family Dwelling" use

Exterior Bearing Wall Table 601 0 hr
Interior Bearing Wall Table 601 0 hr
Non-bearing Exterior Walls Table 602 0 hr
Non-bearing Interior Walls Table 601 0 hr
Floor Construction and 
Secondary Members

Table 601 0 hr

Roof Construction and 
Secondary Members

Table 601 0 hr

5.0 FIRE AND SMOKE PROTECTION FEATURES
Automatic Sprinkler 
Systems

903 / 903.3 Required in R use, may be NFPA 
13R for R use up to and including 4 
stories

40.3.2 NFPA 13R Sprinkler System 
Provided. NFPA13R is to be 
installed in lieu of a NFPA13D 
system due to allowance of a 
story increase with VB 
construction

Exit Enclosure 1022.1 exp 
3

Not required when within a single 
residential dwelling unit

7.1.3.2

Interior Wall and Ceiling 
Finish Requirements 
(Class)

Table 803.9 Exit Enclosures: C
Corridors: C
Rooms and Enclosed Spaces: C

Fire Alarm Detection 
System

907.2.4 Fire Alarm Detection System not 
required in building with R-3 
occupancy type

6.0 MEANS OF EGRESS
Occupant Load Table 

1004.1.1
 7.3.1.2 See Occupancy Chart

Egress Width per 
Occupant

1005.1 .3" per person Stairways
.2" per Person Horizontal

7.3.3.1 .3" per person Stairways
.2" per Person Horizontal

Occupancy count does not 
exceed amount where widths 
above minimums is required. 
Min 32" for all egress doors and 
Min 36" for all stairs have been 
provided.

Minimum Door Widths 1008.1.1 32" Minimum Clear Width 7.2.1.2.3 32" Minimum Clear Width Provided at all doors for egress 
passage

Corridor/Stair Width 1018.2 44" min when occupancy > 50
36" min when occupancy < 50

12.2.3.8 44" min when occupancy > 50
36" min when occupancy < 50

Minimum widths have been 
provided. 

Common Path of Travel 1014.3 / 
1028.8

R: 75 Feet

 

Table A.7.6 One and Two Family Dwellings: No 
requirement

Common Path Travel Distances 
between the more strict 
between IBC and NFPA has 
been provided. 

Travel Distance Table 
1016.1 / 
1028.7

R: 200 Feet Table A.7.6 One and Two Family Dwellings: No 
requirement

Travel Distances between the 
more strict between IBC and 
NFPA has been provided. 

Dead End Corridors 1018.4 R: 20 Feet Table A.7.6 One and Two Family Dwellings: No 
requirement

Dead End Corridors between 
the more strict between IBC 
and NFPA has been provided. 

Minimum Number of Exits 
per Occupancy Type

1021.2 1 Exit required for R-3 buildings

Exit Separation 1015.2 N/A 7.5.1.3.2 N/A

Exit Discharge 1027.1 Exits shall discharge directly to the 
exterior

Emergency Escape and 
Rescue

1029.1 Not required in Group R-3 
occupanices equipped with an 
approved NFPA 13R automatic 
sprinkler system 

7.0 SPECIAL OCCUPANCY REQUIREMENTS

8.0 STAIRWAYS
Stairway Width 1009.1 44" Min (36" min. for <50 

Occupants)
7.2.2.2.1.2 44" Min (36" min. for <50 

Occupants)
Stair Dimensions 1009.4.2 

exp.5
With R-3 use, risers shall be 7 3/4"
max and treads shall be 10" min

Handrails 1009.12 Handrails required on both sides 7.2.2.4.1.1 Handrails required on both sides
Handrail Height 1012.2 34" min and 36" max above stair 

tread nosing
7.2.2.4.4.1 34" min and 36" max above stair 

tread nosing
Handrail Graspability 1012.1.1 Must comply with Type I or Type II
Handrail Extensions 1012.6 must extend 12" beyond top riser 

and depth of 1 tread beyond 
bottom riser and also return to wall

7.2.2.4.4.10 must extend 12" beyond top riser 
and depth of 1 tread beyond 
bottom riser

Guard Rails 1013.1 Required on landings > 30" high, 
guard height required to be min 
34" high in group R-3 Occupancies

9.0 INTERIOR ENVIRONMENT REQUIREMENTS
Ventilation 1203.1 Required to follow International 

Mechanical Code (not adopted 
by the State of Maine) Refer to 
ASHRAE 62.1 2007

Project to comply with ASHRAE 
62.1 2007

Minimum Ceiling Heights 1208.2 Not Less than 7'-6" in occupiable 
spaces,
7'-0" in bathrooms, kitchens, 
storage rooms

At least minimum provided 
throughout

Sound Transmission 1207.2
/1207.3

Minimum STC separating dwelling 
units: 50
Minimum IIC separating dwelling 
units: 50

10.0 EMERGENCY SIGNAGE
Exit Signs 1011.1 Exit signs not required in rooms with 

only one required means of egress
INTERNATION ENERGY CONSERVATION CODE (Code Standard Adopted by the State of Maine)

Climate Zone 301.1 IECC 6A

Residential Buildings 402.2(1) 
IECC

Ceiling R-Factor = R-49
Wood Frame Wall= R-20 or R-15 + R-5
Mass Wall= R-15/R-19
Floor= R-30
Basement Wall = R-15/R-19
Slab and Depth = R-10 and 4ft
Crawl Space = R-10/R-13

See wall types and floor types 
with R-values listed or details. R-
3 use of building adheres to 
these residential requirements

Common Path of Travel 1014.3 / 
1028.8

R: 75 Feet

 

Table A.7.6 One and Two Family Dwellings: No 
requirement

Common Path Travel Distances 
between the more strict 
between IBC and NFPA has 
been provided. 

Travel Distance Table 
1016.1 / 
1028.7

R: 200 Feet Table A.7.6 One and Two Family Dwellings: No 
requirement

Travel Distances between the 
more strict between IBC and 
NFPA has been provided. 

Dead End Corridors 1018.4 R: 20 Feet Table A.7.6 One and Two Family Dwellings: No 
requirement

Dead End Corridors between 
the more strict between IBC 
and NFPA has been provided. 

Minimum Number of Exits 
per Occupancy Type

1021.2 1 Exit required for R-3 buildings

Exit Separation 1015.2 N/A 7.5.1.3.2 N/A

Exit Discharge 1027.1 Exits shall discharge directly to the 
exterior

Emergency Escape and 
Rescue

1029.1 Not required in Group R-3 
occupanices equipped with an 
approved NFPA 13R automatic 
sprinkler system 

7.0 SPECIAL OCCUPANCY REQUIREMENTS

8.0 STAIRWAYS
Stairway Width 1009.1 44" Min (36" min. for <50 

Occupants)
7.2.2.2.1.2 44" Min (36" min. for <50 

Occupants)
Stair Dimensions 1009.4.2 

exp.5
With R-3 use, risers shall be 7 3/4"
max and treads shall be 10" min

Handrails 1009.12 Handrails required on both sides 7.2.2.4.1.1 Handrails required on both sides
Handrail Height 1012.2 34" min and 36" max above stair 

tread nosing
7.2.2.4.4.1 34" min and 36" max above stair 

tread nosing
Handrail Graspability 1012.1.1 Must comply with Type I or Type II
Handrail Extensions 1012.6 must extend 12" beyond top riser 

and depth of 1 tread beyond 
bottom riser and also return to wall

7.2.2.4.4.10 must extend 12" beyond top riser 
and depth of 1 tread beyond 
bottom riser

Guard Rails 1013.1 Required on landings > 30" high, 
guard height required to be min 
34" high in group R-3 Occupancies

9.0 INTERIOR ENVIRONMENT REQUIREMENTS
Ventilation 1203.1 Required to follow International 

Mechanical Code (not adopted 
by the State of Maine) Refer to 
ASHRAE 62.1 2007

Project to comply with ASHRAE 
62.1 2007

Minimum Ceiling Heights 1208.2 Not Less than 7'-6" in occupiable 
spaces,
7'-0" in bathrooms, kitchens, 
storage rooms

At least minimum provided 
throughout

Sound Transmission 1207.2
/1207.3

Minimum STC separating dwelling 
units: 50
Minimum IIC separating dwelling 
units: 50

10.0 EMERGENCY SIGNAGE
Exit Signs 1011.1 Exit signs not required in rooms with 

only one required means of egress
INTERNATION ENERGY CONSERVATION CODE (Code Standard Adopted by the State of Maine)

Climate Zone 301.1 IECC 6A

Residential Buildings 402.2(1) 
IECC

Ceiling R-Factor = R-49
Wood Frame Wall= R-20 or R-15 + R-5
Mass Wall= R-15/R-19
Floor= R-30
Basement Wall = R-15/R-19
Slab and Depth = R-10 and 4ft
Crawl Space = R-10/R-13

See wall types and floor types 
with R-values listed or details. R-
3 use of building adheres to 
these residential requirements

Structure Setbacks 14-139 Portions of a structure above 35ft 
shall be no closer than 10 ft from 
the side property line and no 
closer than 15 feet from the rear 
property line when such property 
line abuts a residential zone.

Maximum Lot Coverage 14-139 60% Existing was 78% +/- per existing utilities survey plan provided by Northeast Civil 
Solutions. Conceptual floor plans decrease this to 60% to meet zoning ordinance. 
Confirm with the city if 78% is grandfathered and permissible or if green roofs are 
an acceptable direction?  Language of impervious "Impervious surface: Means 
any surface which does not absorbrain and includes all buildings, roads, 
sidewalks, parkingareas, and any area paved with bricks, concrete or asphalt"

Maximum Building Height 14-139 45 Feet
Landscaped Open Space 14-139 20% This area shall not include 

parking areas or other impervious 
surfaces

Maximum Garage 
Opening

14-139 Garage openings on front fac ̧ades 
shall not exceed the greater of 
nine (9) feet or forty (40) percent of 
the front fac ̧ade, and in no case 
shall a garage opening on a front 
fac ̧ade exceed 20 feet

0.3 OTHER NOTABLE 
REQUIREMENTS
R6 Design Standards Refer to sheet G-003 for Complete R6 ZONE DESIGN STANDARDS REVIEW
Off-Street Parking 14-332(k)4 No parking shall be required for the 

first three units in the R-6 Residential 
Zone

Preservation and 
Replacement of Housing 
Units

14-483 Purpose: "To limit the net loss of 
housing units in the city"

Former 3 story, 2-family dwelling will be razed. The proposed structure will also be 
two-family. No net loss of housing units

LIFE SAFETY CODE REVIEW BY SECTION: IBC and NFPA 101
ITEM # ITEM MUBEC / 2009 IBC 2009 NFPA 101 - Life Safety Code

SECTION REQUIREMENT/CONDITION SECTION REQUIREMENT/CONDITION PROPOSED COMPLIANCE
1.0 USE AND OCCUPANCY

Primary: Residential (R-3)
Secondary: S-2 Open 
Parking

310.1 Residential Two Family 24 One and Two Family Dwellings

Hazard Class
6.2.2

Ordinary Hazard

2.0 CONSTRUCTION TYPE & GENERAL BUILDING HEIGHT AND AREA LIMITATIONS
Construction Type Table 503 

and 506.3
Type VB Table A.

8.2.1.2
Type V-000

Area Limitation: Table 503 
and 506.3

R-3: Unlimited NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Story Limitation: Table 503 
and 504.2

R-3: 4 Stories with sprinkler increase NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Height Limitation: Table 503 
and 504.2

60 Feet with sprinkler increase NFPA 5000 
7.4.1

NFPA 5000 Table not adopted by 
Maine State Fire Marshal Office

Building is under 60'

3.0 BUILDING SEPARATION & EXPOSURE PROTECTION
Exterior Walls:  Load 
Bearing & Non-load 
Bearing

602, Type 
VB

A/R/S-2: Distance X < 5ft = 1 Hour
A/R/S-2: Distance 5 ≤ X < 10ft = 1 
Hour
A/R/S-2: Distance 10 ≤ X < 30 ft = 0 
Hour
A/R/S-2: Distance X ≥ 30 ft = 0 Hour

NFPA 220, 
Table 4.1.1

NFPA 220 Table not adopted by 
Maine State Fire Marshal Office





9 Moody Design Principles and Standards Checklist

Yes No NA Principles Content
X Principle A Overall Context

A building design shall contribute to and be compatible with the predominant character-defining 
architectural features of the neighborhood.

X Standard A-1 Scale and Form
X Standard A-2 Composition of Principal Facades
X Standard S-3 Relationship to the Street

X Principle B Massing
The massing of the building reflects and reinforces the traditional building character of the 
neighborhood through a well composed form, shape and volume.

X Standard B-1 Massing
X Standard B-2 Roof Forms
X Standard B-3 Main Roofs and Subsidiary Roofs

X Standard B-4 Roof Pitch
X Standard B-5 Facade Articulation
X Standard B-6 Garages

X Principle C Orientation to the Street
The building’s façade shall reinforce a sense of the public realm of the sidewalk while providing a 
sense of transition into the private realm of the home.

X Standard C-1 Entrances
X Standard C-2 Visual Privacy

X Standard C-3 Transition Spaces

X Principle D Proportion and Scale
Building proportions must be harmonious and individual building elements shall be human scaled.

X Standard D-1 Windows
X Standard D-2 Fenestration

X Standard D-3 Porches

X Principle E Balance
The building’s façade elements must create a sense of balance by employing local or overall 
symmetry and by appropriate alignment of building forms, features and elements.

X Standard E-1 Window and Door Height
X Standard E-2 Window and Door Alighnment

X Standard E-3 Symmetricality

X Principle F Atriculation
The design of the building is articulated to create a visually interesting and well composed 
residential façade.

X Standard F-1 Articulation
X Standard F-2 Window TypesX Standard F-3 Visual Cohesion

X Standard F-4 Delineation between Floors
X Standard F-5 Porches, etc.
X Standard F-6 Main Entries

X Standard F-8 Articulation

X Principle G Materials
Building facades shall utilize appropriate building materials that are harmonious with the 
character defining materials and architectural features of the neighborhood.

X Standard G-1 Materials
X Standard G-2 Material and Facade Design

X Standard G-3 Chimneys
X Standard G-4 Whindow Types

X Standard G-5 Patios and Plazas



 

9 MOODY STREET OUTLINE SPECIFICATIONS 
IN PROGRESS ­ LAST UPDATE 1/12/2018 
DIVISION 01 ­ GENERAL REQUIREMENTS 
011000 SUMMARY 

1. New Construction of a 4­story Two Family Dwelling located at 9 Moody Street on Portland's East End. 
Project requires razing of existing building and alterations to various utilities in the immediate vicinity. The 
building will be constructed in accordance with IBC 2009 Construction Type VB requirements. The first floor 
will consist of a parking garage, residential entries, and outdoor space.  The second floor will consist of a 
one­story residential unit.  Floors three and four will comprise a two­story residential unit for the building 
owners with a roof terrace on the roof of the 4th floor.  The Project shall include Mechanical, Electrical, and 
Plumbing. MEP scope of work is design­build by the Contractor, the Architect has contracted with an MP 
engineer for “design­assist” engineering and a lighting designer, refer to their contact information on the 
cover page. 

2. Refer to Civil Drawings and Specifications for Site Work associated with, but not limited to, erosion control, 
grubbing and stump removal, excavation and backfill for house, and rough grading around the house for 
drainage, connection to the public water supply, any necessary revisions to the connections of the existing 
overhead electrical power.  

3. General Contractor Responsibilities 
a. Owner shall provide the Building Permit.  The contractor shall provide all other required permits. 
b. Project management, supervision, coordination, and safety program. 
c. Field layout, submittals, testing services, and quality control. 
d. Provision of all accessory types of items necessary to complete work. 
e. General liability, workers’ compensation, builder’s risk insurance. 
f. Scheduling of inspections. 
g. Temporary service (storage, electrical, water, sanitary, power, heat, fire protection, 

enclosures/barriers). 
h. Erosion control fence, dust and water control. 
i. Construction cleaning, final cleanup, legal disposal of waste. 
j. Site Security. 
k. Field verification of all dimensions.  
l. Immediate notification of Architect if any discrepancies in the drawings are discovered. 
m. Installation of all products per manufacturer’s instructions. 
n. Integrated exterior mockups 
o. Substitution Procedure  
p. Payment procedure 

4. General Notes and Requirements 
a. Provide shop drawings for approval by Architect/Owner prior to fabrication and ordering of 

windows, doors, elevator, Architectural Stairs, and any other specific items as noted in the 
Architectural Drawing Set or in these Outline Specifications. 

b. Dimensions are to the face of framing, or face of concrete unless noted otherwise. 
c. Do not scale drawings, work from dimensions only.  Consult with Architect for dimensions not shown. 
d. All work shall comply with applicable national, state, and local codes. 
e. Contractor shall install blocking in walls for all cabinetry, closet rods, shelving, handrails, mirrors, and 

accessories. 
f. Provide double studs at door frames. 
g. Wood blocking in contact with concrete or masonry to be preservative treated by pressure process 

and where noted “P.T.”  Seal cuts in preservative treated wood with field applied preservative. 
h. Before penetrating or otherwise modifying joists, beams, or other structural members, consult with 

the Architect on maximum size and location. 
i. All materials in this building shall be new and not previously used, unless authorized by Architect 

and/or Owner. 
j. All penetrations through rated walls and floor/ceiling assemblies shall be fire­stopped by specific 

subcontract requiring penetration.  
k. Products may not be substituted without written consent of the Architect or the Owner.  Different 

manufacturers may be used where items are indicated with “or equal”; the burden of proof that 
another manufacturer’s product is equivalent to that specified is the General Contractor’s 
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responsibility.  Proposed substitutions will be reviewed with respect to proprietary information of 
manufacturer specified. 

5. Project Coordination 
a. Contractor to establish Coordination Pre Construction meetings for all major building components, 

this includes concrete foundation work, exterior brick installation, waterproofing and insulation, 
exterior finish installation, window installation, interior gyp finishing.  In attendance should be the 
Owner, Architect, Contractor and subcontractor performing work. 

b. Coordinate activities included but not limited to structure, mechanical, plumbing and electrical 
systems to assure efficient and orderly installation of each component. Coordinate operations 
included under different Sections that are dependent on each other for proper installation and 
operation. 

c. Schedule activities in the sequence required to achieve the best results. 
d. Coordinate the installation of components to assure the maximum accessibility for maintenance, 

service and repair. 
e. Make provisions to accommodate items scheduled for later installation. 
f. Coordinate scheduling and timing of administrative procedures with other activities to avoid 

conflicts and ensure orderly progress. 
g. The installer of each component shall inspect the substrate and conditions under which the Work is 

performed.  Do not proceed until unsatisfactory conditions have been corrected. 
h. Provide attachment and connection devices and methods necessary for securing each 

construction element. 
i. Visual effects: Provide uniform joint widths in exposed work.  Arrange joints to obtain the best effect. 

When there is a question, consult with the Architect prior to installation. 
j. Install each component during weather conditions and project status that will ensure the best 

results. Protect construction from harmful exposures. 
k. Clean and protect construction in progress.  Apply protective coverings where required to prevent 

damage or deterioration of materials in place. 
l. The fees associated with the setup of the permanent utilities, such as electrical, phone, and 

propane on the exterior of the building shall be provided by the Owner.  
m. Requests for Information (RFI) are to be submitted in writing via email to the Architect, through the 

Architect will make the best of their ability to respond to RFI’s in a timely manner, the Contractor is to 
allow a minimum of 5 days to prepare a response 

n. Change Orders (CO) are to be submitted in writing via email to the Architect and Owner for 
approval  

o. Architectural Supplemental Sketches. The Architect will issue supplemental sketches through the 
construction period. 

p. Construction Closeout 
 

6. Energy Efficiency 
a. The building envelope must be sealed to prevent air leaks to prevent energy loss through infiltration 

and cold surfaces on which water vapor can condense. 
b. Provide gaskets or sill seals under sill plates along foundation walls. 
c. Seal first floor band joists to the adjoining sill plates & plywood decking using adhesive or caulk 

(Quick Shield VOC­free sealant or equiv.).  Use construction adhesive (Speed Grip construction 
adhesive or equiv.), or caulking (Quick Shield VOC­free sealant or equiv.) between multiple sill 
plates. 

d. Seal any band joists between upper floors to the adjoining top plates & plywood decking.  Use 
construction adhesive (Speed Grip construction adhesive or equiv.) or caulking (Quick Shield 
VOC­free sealant or equiv.) between multiple top plates. 

e. Seal bottom plates of exterior frame walls to the subfloor w/ construction adhesive (Speed Grip 
construction adhesive or equiv.) or caulking (Quick Shield VOC­free sealant or equiv.). If bath or 
shower is installed on exterior wall, insulate and air seal this area before shower/tub is installed. 

f. Window frames and door jambs must be sealed to their rough openings using low expansion foam 
(Todal Purfil or equiv.), backer rod and caulk (Quick Shield VOC­free sealant or  equiv.), but not 
fiberglass. 

g. All penetrations through the building envelope must be carefully sealed.  Typical penetrations 
include chimney, duct & plumbing chases and penetrations of pipes and wires through the top 
plates of top story walls. 
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h. Electrical boxes on exterior walls and ceilings should either be air sealed/foamed (Todal Purfil or 

equiv.), placed in airtight enclosures (Lessco box or equivalent) or sealed with electrical box gasket 
(R&S Enviro products or equiv.) 
 

7. Recycling: Every effort should be taken by the General Contractor to minimize the creation of construction 
and demolition waste on the job site.  Recycle as many of the waste materials as economically feasible 
and minimize waste sent to landfills.  A Diversion Goal of 50% of total project waste should be diverted from 
the landfill.  A list of items to be diverted are as follows: 

a. Site­clearing debris 
b. Clean dimensional wood, pallet wood 
c. Plywood, OSB, particle board, 
d. Concrete, bricks, and CMUs 
e. Cardboard and paper 
f. Asphalt roofing shingles 
g. Miscellaneous metals, including roofing 
h. Unpainted gypsum wall board 
i. Glass 
j. Plastics 
k. Carpets and pads 
l. Recyclable beverage containers  
m. Demolition materials shall be reused or recycled as much as economically feasible.  Any items 

scheduled for demolition or removal that can be salvaged and resold can be done so by the 
General Contractor with permission from Owner.  Refer to the above list of recyclable items that 
should be diverted from landfills. 

012100 ALLOWANCES 

1. Allowances to be coordinated between the Contractor and the Owner, Architect may provide assistance 
as required. 

a. Allowance #1 Stair: Ornamental Stair from the 3rd to 4th floor within Owner’s suite is in progress. Allow 
$100,000 for labor, materials and delegated design engineering with shop drawings for Architect 
approval. 

b. Allowance #2: Wall and Floor Tile, minimum $22/sf for wall and floor tile in Owner’s unit locations and 
$15/sf for Rental unit locations. For quantities assume all showers/bathtubs to have full height tile wall 
and minimum one wet wall is fully­tiled. 

c. Allowance #3: Bathroom Accessories and Mirrors, provide an allowance of $3,500 
d. Allowance #4: Lighting fixtures and controls allowance of $76,000 
e. Allowance #5: Landscape Allowance to be set at $150,000. This will include all exterior planting, 

stonework, retaining wall, pavers and hardscapes beyond the exterior wall within the lot lines.  
f. Allowance #6: Firepit. Provide $10,000 for firepit on the upper roof 

 

2. Contractor to verify items in contract that are Owner Furnished, Contractor Installed. 
3. All residential casework is to be supplied by the Owner under separate contract. This woudl include all 

kitchen and pantry casework, bathroom vanities, bedroom and master closet wardrobes, mudroom 
closets, etc. This would also include all stone countertops for millwork and vanities. Contractor to provide 
allowance/bid for installation, blocking and coordination as necessary 

012100 MOCK­UPS 

1. Provide the following mock­ups before commencing the scope of work for the following items, contact 
Architect and Owner for review and approval: 

a. Exterior Brick wall 
b. Exterior Wood wall 
c. Base and Door trims 
d. Window Installation 

2. Mock­ups may remain in place if installed in­situ if approved. 

DIVISION 02 ­ EXISTING CONDITIONS 
024116 STRUCTURE DEMOLITION 
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1. Existing Site contains a foundation and site utilities.  Refer to Civil drawings for remaining site utility demolition 

scope. 

024119 SELECTIVE DEMOLITION 

1. Reserved  

DIVISION 03 – CONCRETE 

030000 CONCRETE SUMMARY 

1. Refer to Structural Specifications on Sheet S­1.0 for more information 
2. Slabs on grade shall be placed on compacted soils over 15­mil vapor retarder.  Control joints shall be 

preformed or saw cut within 24 hours of concrete placement.  Saw cuts shall be a minimum of ¼” wide and 
shall be at least ¼ of the total slab thickness.  Joints shall be placed in a rectangular pattern with a 
maximum ratio of 1:1.5 short to long dimensions.  Maximum distance between joints shall be 12 feet.  Slabs 
shall conform to the requirements and recommendations of ACI 302. 

3. Refer to drawings and related specification divisions for additional notes relating to foundations, concrete, 
and foundation insulation.  

4. Concrete slab in garage to have polished finish and epoxy sealed 
5. All concrete above grade to be formed smooth finish. 

DIVISION 04 – MASONRY 
 
042000 UNIT MASONRY 

1. Brick to be installed in accordance with Brick Industry Association standards. 
2. Selections: 

a. Brick: Endicott Maganese Iron Spot Velour Modular, Norman; 3 5­8” inches wide by 2 ½” high by 11 
⅝” inches long, Grade: SW, Type FBS 

b. Mortar: TBD, provide initial color selection to Architect for approval.  
c. Weeps: Cellular Plastic Weep vent in locations as identified per the drawings or industry standard. 

3. Contractor to provide mockup with specified brick, colored mortar, weep holes and flashing for review. 
4. Flashing: 

a. General: Install embedded flashing and weep holes in masonry at shelf angles, lintels, ledges, other 
obstructions to downward flow of water in wall, and where indicated. Install vents at shelf angles, 
ledges, and other obstructions to upward flow of air in cavities, and where indicated.   

 

DIVISION 05 – METALS 
 
050000 METALS SUMMARY 

1. Refer to Structural Specifications on Sheet S­1.0 for more information. 

057000 DECORATIVE METALS 

1. Metal Stairs at 4th Floor to roof terrace 
2. Interior ornamental stair from 3rd Floor to 4th floor within Owner’s unit, refer to “Allowances” section 

057300 DECORATIVE METAL RAILINGS 

1. Decorative Metal Railings ­ Interior and exterior, refer to Drawings for details 

DIVISION 06 ­ WOOD, PLASTICS, AND COMPOSITES 

061000 ROUGH CARPENTRY 

1. Refer to Structural Specifications on Sheet S­1.0 for more information. 
2. Refer to Specification Section 011000­6 for requirements with energy efficiency related to Rough Carpentry. 
3. Lumber, General: Provide dry lumber with 19% maximum moisture content for 2­inch nominal thickness.   

a. Seal the sill and rim joist area to eliminate air/moisture penetration at all exterior walls and wall/floor 
connections. 

b. When structural sizing allows, provide rigid insulation within built­up window and door headers in 
exterior walls to minimize thermal bridging through framing members. 
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c. Provide foam sill sealer to match width of sill plate at top of foundation walls. 
d. Wood framing indicated in the drawings by nominal sizes (2x4, 2x6, etc.) shall be kiln dried 

Spruce­Pine­Fir, #2 or better.  Wood framing with widths larger than 5” shall be Eastern Hemlock, #1 
or better (unless noted otherwise).  Wood framing that is in contact with concrete or within 6” of 
finished grade shall be pressure­treated southern yellow pine. 

e. Wood framing exposed to exterior elements shall be treated (TBD) 
4. Engineered Lumber, General 

a. Refer to structural drawings for sizes and notes. 
b. Provide BC “Versa­Lam” unless otherwise specified 

5. Pressure treated materials: Comply with requirements of AWPA C2 (lumber) and AWPA C9 (plywood) and 
AWPA C28 (glue­laminated framing members). 

6. Plywood panels: 
a. Roof surfaces shall be covered with 3/4” APA rated 40/20 sheathing AdvanTech by Huber, rated for 

exterior use.  Panels shall be oriented with long dimension running perpendicular to supporting 
members.  Fasten panels to supports with 10d nails spaced at 6” inches along panel edges and at 
12” on center to interior supports, unless otherwise noted in plan/section. 

b. Exterior walls shall be covered with 7/16” APA rated Zip System Sheathing with integral water 
resistant and air barriers by Huber, rated for exterior use.  Panels shall be oriented with long 
dimension running horizontal (parallel to ground).  Fasten panels to supports with 10d nails spaced at 
6” inches along panel edges and at 12” on center to interior supports. Tape all seams as 
recommended by the manufacturer. 

c. Floors shall be covered with 3/4” tongue and groove APA rated sheathing AdvanTech by Huber. 
Panels shall be oriented with long dimension running perpendicular to supporting members.  Fasten 
panels to supports with 12d ring or spiral nails spaced at 6” inches along panel edges and at 12” on 
center to interior supports.  Apply construction adhesive to top of all supports prior to sheathing 
installation.  #10 deck screws may be substituted for nails. 

d. Underlayment for tile flooring shall be 3/8” APA B­C Underlayment Exterior plywood panels with fully 
sanded face or AdvanTech by Huber. 

7. Metal framing anchors: Simpson Strong Tie Connectors or equal. 
a. Refer to Structural Specifications on Sheet S­1.0 for more information for metal framing anchors. 
b. Provide Simpson Strong­Tie connectors with standard paint or G90 galvanized connectors at interior 

locations when in contact with kiln­dried lumber.   
c. Provide ZMAX or HDG galvanized  connectors at locations of pressure treated lumber and Grace 

Vycor Deck Protector Self­Adhered Flashing.  Hot­dipped galvanized fasteners (ASTM A153) must be 
used; electroplated galvanized fasteners are not acceptable. 

d. Provide Grace Vycor Deck Protector Self­Adhered Flashing for corrosion resistance of galvanized 
connectors.  Do not use stainless fasteners in conjunction with Grace Vycor Deck Protector 
Self­Adhered Flashing when fastening to galvanized connectors. 

062013 EXTERIOR FINISH CARPENTRY 

1. Exterior Wood Siding 
a. At 2nd and 3rd floors, provide 1x6 Eastern White Cedar boards ran horizontally or vertical as shown 

on the elevations. Preferred Source: Yoder’s Mill, Corinna, ME 207­278­3539. The boards are to be 
installed over concealed fastening strips (Climate Shield Rain Screen clips) Weave exterior corners. 
Courses to align with window and door casings. Avoid aligning joints vertically. Basis of Design color: 
Arborcoat by Benjamin Moore. Oil­based semi­solid 1 coat stain. Color selection is “Sea Gull Gray”. 
Install  finish per manufacturer’s recommendations  Final finish to be determined by Architect and 
Owner, Contractor to provide provide samples on actual wood substrate for installation to 
Owner/Architect for final selection and approval. 

 
2. Exterior Window, Door, Standing and Running trim  

a. Eastern White Cedar #2 or better 5/4x typical. Prime all sides. Basis of Design Paint color is to match 
siding finish. Fasten with stainless steel fasteners.  Provide sample for approval. 

b. Provide field installed 2x mahogany sills under all windows and mulled windows unless noted 
otherwise. Refer to details. 

3. Exterior Ceilings and Soffits 
a. Reserved 
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4. Decking 

a. 5/4x Decking material. Basis of design is natural Ipe, left to weather. Final selection TBD by Owner 
and Architect 

 
062023 INTERIOR FINISH CARPENTRY 

1. Interior Standing and Running Trim 
a. Refer to details, doors have no standing or running trim 

2. Interior Wood Ceilings 
a. Reserved.  

3. Closet Rods 
a. 1 .” diameter maple, clear Tung Oil finish 

4. Interior Stairs 
a. Treads and risers to match flooring, in sizes indicated on drawings 

5. Casework: See Section 123530 ‘Residential Casework’. 
6. Wood flooring: see Section 096400 ‘Wood Flooring’  

 

DIVISION 07 ­ THERMAL AND MOISTURE PROTECTION 
 

070000 THERMAL AND MOISTURE PROTECTION SUMMARY 

1. Contractor is responsible for the construction of a complete weather tight building within the scope of the 
construction documents. If contractor feels conformance with the Construction Documents is in conflict 
with this goal he shall discuss conflicts with Architect. Install all insulation and flashing per manufacturer’s 
recommendations.  

2. Pre Construction Meeting: Contractor to hold a meeting to discuss Energy Efficiency and Air Tightness goals 
before commencing work. In attendance shall be the Architect, Owner, General Contractor and 
subcontractor performing work 

 
072500 WEATHER BARRIERS 

1. TBD by the Contractor, to be provided in locations shown on the drawings 
 
074213 INTERLOCKING TILE FACADE SYSTEM 

1. 4th Level consists of an interlocking tile facade system. Basis of Design is Rheinzink. 
a. Custom fabricated, mechanically attached,   prePATINA  zinc alloy interlocking horizontal wall panels 

as indicated on the Drawings, with all required accessories for a weatherproof installation. 
b. Provide product data for [zinc wall panels] including manufacturer’s product specifications, 

standard details, and installation instructions. 
c. Shop Drawings:  show layouts of panels on all wall elevations, details of panel terminations, edge 

conditions, joints, corners, panel profiles, supports, anchorages, trim, flashings, closures, and special 
details.  Provide actual dimensions to the greatest extent possible for all plan, and detail conditions. 

d. Available Manufacturers:  Subject to compliance with requirements, manufacturers offering metal 
wall panel materials that may be incorporated in the work include: RHEINZINK America, Inc.  Woburn, 
MA 01801 ph: (781) 729.0812 

2. Submittals: Contractor to provide provide data, color chart for initial color selection and full sized sample 
before installation or procurement. 

3. Alternates: Contractor may provide alternate material choice for Owner and Architect review 
 
075563 GREEN ROOF SYSTEM 

1. Roof above 3rd floor consists of an extensive green roof system. Basis of Design is a tray system by Recover 
Green Roofs:   9 Olive Square, Somerville, MA 02143. (617) 764­1310. Contact: Richie Harvey 

 
077200 ROOF ACCESSORIES 

1. Reserved   
 
078413 PENETRATION FIRESTOPPING 

1. Penetrations through rated wall or floor assemblies are to be firestopped as required by local building code 
requirements 
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079200 JOINT SEALANTS 

1. Reserved 

071353 ELASTOMERIC SHEET WATERPROOFING 

1. Membrane roofing at upper roof under pedestal decking system, 16 oz. copper flashing and drip edge .60 
mil EPDM fully adhered membrane roofing over ¾” AdvanTech sheathing. 

071413 HOT FLUID­APPLIED RUBBERIZED ASPHALT WATERPROOFING 

1. Reserved. 

072100 THERMAL INSULATION 

1. Rigid Insulation 
a. Provide Dow Thermax Polyisocyanurate (or equal) below at above grade walls in sizes and thickness 

as indicated on wall and roof schedule. 
b. Provide min 4” Expanded Polystyrene (XPS) rigid insulation at interior of foundation walls below 

grade and 2” beneath  
concrete slabs. 

2. Mineral Wool Batts 
a. Provide Mineral wool batts by Roxul in thicknesses (or min R­values) and locations as shown in 

Drawings and on schedules. Install per manufacturer’s recommendations.  
3. Sound Attenuation: 

a. 3­1/2" Bonded Logic UltraTouch Natural Fiber Insulation Batts [Available through Energy Innovations, 
846­1211] or Roxul sound batts. Provide in locations identified on the floor type schedule and wall 
schedule. Ensure, at a minimum, sound attenuation is provided in walls surrounding all bathrooms, 
bedrooms, and laundry room, including 4 feet in ceiling to either side of wall. 

072119 FOAMED­IN­PLACE INSULATION 

1. Provide closed­cell, water­based, HCFC­free, high­density polyurethane insulation as shown in Drawings at 
decks and where required when physical space would otherwise not achieve min R­values using other 
specified insulation.  

072600 VAPOR RETARDERS 

1. Provide 15 mil. Polyethylene below all concrete slabs.   Tape seams with Polyken Shadowlastic, Siga Wigluv, 
Siga Sicrall, Pro Clima 

2. Tescon No. 1, Venture 1585 HT/W, or Dow Weathermate. Tape sides to concrete or wrap over top of 
concrete when possible. 

076200 SHEET METAL FLASHING AND TRIM 

1. Zinc flashing typical unless noted otherwise   
 

DIVISION 08 – OPENINGS 

081416 EXTERIOR/INTERIOR FLUSH WOOD DOORS 

1. Provide aluminum­clad wood doors for exterior conditions by Loewen (or approved equal) in sizes and 
operations as indicated on the drawings. Provide solid wood doors (Manufacturer TBD) for interior 
conditions in sizes and operations as indicated on the drawings. 

2. Refer to Door Schedule for Sizes, Glazing, Etc 
3. Submittals: Contractor to provide product data and color ship selections to Architect and Owner for 

approval before procurement 
 
083219 SLIDING WOOD­FRAMED GLASS DOORS 
 

083613 SECTIONAL DOORS 

1. TBD, refer to Door Schedule for basis of design. Aluminum frame Glass Door by Overhead Door Company, 
series 521. Contractor to provide product date color selections to Architect and Owner for approval 
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2. Submittals: Contractor to provide product data and color ship selections to Architect and Owner for 

approval before procurement 

085200 WINDOWS 

1. Refer to window schedule for manufacturer and bidding instructions. Window manufacturer must provide 
DP ratings for the largest unit and all mulled units of significant size. Notify Architect of and provide 
performance­enhancing accessories as required to meet specified DP ratings. Submit three copies of 
Window Shop Drawings for review by Architect prior to purchasing windows, including structural mull details. 

2. Basis of Design: Loewen triple glazed windows. Preferred supplier: Pinnacle Window Solutions, 82 Litchfield 
Rd, Hallowell, ME contact Kris Brill 207­588­6590 

3. All windows must meet a minimum DP Rating of 50, in accordance with AAMA/WDMA 101/I.S.2/NAFS­02 
and must be certified in compliance with the WDMA hallmark program. 

4. All windows must be rated, certified, and labeled according to the NFRC for Energy Star. 
5. Exterior Cladding Color:  

a. See Window Schedule 
b. Cladding finish shall be Manufacturer’s standard, meeting or exceeding ASTM 2605 

6. Interior Frame: See Window Schedule  
a. See Window Schedule 

7. Glazing shall be low E II insulating glass with argon gas.   
8. Provide tempered glass per code and wherever glass is located within 18” of finish floor, above 

bathtubs/whirlpools, or 24” from nearest vertical edge of a door in closed position.  
9. Weather­stripping shall be Manufacturer’s standard in color, matching window, verify with Owner. 
10. Jamb extensions shall be provided by General Contractor as required.  
11. Insect Screens shall be provided for all operable units, unless noted otherwise. 
12. Window Hardware 

a. Casements and Awnings 
i. Manual lever locks 
ii. Hardware finish TBD, see Window Schedule. 
i. Operation shall be push­out style, unless otherwise noted. 

 
13. Window Accessories 

a. Provide nailing fins, unless noted otherwise on the drawings 
b. Provide sill flashing. Coordinate window flashing details with Architect and General Contractor prior 

to installation. 
14. Warranty 

a. All windows must have a minimum 10­year warranty to be free from defects in manufacturing, 
materials, and workmanship from purchase date. 

b. All insulated glazing must have a minimum 20­year warranty against failure of the air seal from the 
purchase date. 

c. Provide Owner with written warranty and contact information for future window service. 
15. Submittals: Contractor to provide product data, shop drawings and corner sample with specified finish to 

Architect and Owner for approval before procurement 

086200 UNIT SKYLIGHTS 
1. Reserved.  

DIVISION 09 – FINISHES 

092900 GYPSUM BOARD 

1. Provide Gypsum Board in sizes as indicated on Drawings. 
2. Install Gypsum Board in accordance with manufacturer's recommendations. 
3. Provide heat­formed tear­away strips at all adjacent complex geometric components. 
4. Provide gypsum accessories at door and base trim details as indicated on the Drawings 

093013 CERAMIC TILING 

1. Wall Tile 
a. Wall tile TBD by Architect and Owner, Contractor to provide material allowance of minimum $10/sf 

and include installation in bid. All showers to be wall tile 
b. Provide “DensShield Tile Backer” OR ½” Cementitious Backer Board under all ceramic wall tile. 
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c. Tile and grout color samples shall be provided to be approved by the Owner/Architect. 
d. Provide boxed tile of each type installed, equal to 3% of the amount installed, to the Owner upon 

completion of project for attic stock. 
2. Floor Tile 

a. Floor tile TBD by Architect and Owner, Contractor to provide material allowance of minimum $10/sf 
and include installation in bid. 

b. See finish schedule for specifications and patterns, trim, and accessories. 
c. According to Manufacturer’s instructions, install tile in thinset latex Portland cement mortar applied 

with a notched trowel, laid directly over plywood subfloor. 
d. Grout shall be Standard Unsanded Cement Grout for joints 1/8” wide or less. Grout shall be Standard 

Sanded Cement Grout for joints larger than 1/8” wide. Grout color to be selected by Architect. 
e. Provide Schluter­Ditra waterproofing and crack isolation membrane. Install per Manufacturer’s 

instructions. 
f. Provide expansion and control joints, perimeter and corner joints by Schluter, or tile Manufacturer’s 

recommended accessories. 
g. Provide prefabricated edge protection and transition profiles from single manufacturer to ensure 

compatibility. Provide samples for approval of stone thresholds, including color, shape, material, 
and finish. 

h. Protect finished tile floor from traffic for 72 hours, minimum after installation. Where temporary use of 
new floors is unavoidable, supply large, flat boards or plywood panels over kraft paper for walkways. 

i. Tile and grout samples are to be determined by Contractor and approved by the Owner. 
j. Provide boxed tile of each type installed, equal to 3% of the amount installed, to the Owner upon 

completion of project for attic stock. 

096400 WOOD FLOORING 
1. Solid or Engineered wood floor width, style and color TBD by Owner. provide a  
2. Install according to manufacturer’s instructions and recommendations for preparation of substrates to 

receive wood flooring.  Install with tight and even joints, plumb and level.  Sloppy work and hammer 
blossoms will be rejected.  Minimize expansion/control joints to greatest extent possible per manufacturer's 
requirements. 

3. Deliver flooring at least 14 days (or minimum per manufacturer’s recommendation) in advance of 
installation and store in space to be installed in order to permit natural adjustment of moisture content. 

096816 SHEET CARPETING 

1. Reversed. None in project Scope 

099113 EXTERIOR PAINTING 

1. Reserved 

099123 INTERIOR PAINTING 

1. Do not paint prefinished items, concealed spaces, operating parts and labels. 
2. Provide prime coat and at least two finish coats of paint to interior gypsum board wall surfaces. Ceilings: flat 

finish.  Walls: eggshell finish. 
3. Use only best quality, low VOC professional paint products by ICI, Benjamin Moore, Pratt and Lambert, or 

approved equal.  
4. Provide prime coat and at least two finish coats of paint, semi­gloss finish, to interior trim, base moldings, 

window and door casings unless noted otherwise on drawings. 
5. Install all paint products in strict conformance with manufacturer’s recommendations. Prep all surfaces to 

receive paint, stain, or clear finishes as recommended by product manufacturers. 
6. Single source limitations: Obtain fillers, primers, and undercoat materials from the same manufacturer as 

finish coats. 

099300 STAINING AND TRANSPARENT FINISHING 

1. If solid wood flooring, use Waterlox Original Tung Oil or approved equal applied per manufacturer’s 
recommendations 

2. See 062013 Exterior Finish Carpentry for additional information. 
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DIVISION 10 – SPECIALTIES 
 
102800 TOILET, BATH, AND LAUNDRY ACCESSORIES 

1. TBD at a later date by Owner and Architect, Contractor to provide appropriate allowance. 

102819 TUB AND SHOWER DOORS 
1. Glass Shower Doors in locations shown in Drawings Frameless, Clear, 3/8” tempered glass, hardware TBD. 

103100 FIREPLACES  
1. Gas Fireplace by Regency Model #PC33ce located in living room. Install per manufacturer's 

recommendations. 
2. Refer to section 012100 for fireplace surround allowance. 

 

DIVISION 11 – EQUIPMENT 

113100 RESIDENTIAL APPLIANCES 

1. These will be provided by the Owner under separate contact and TBD at a later date by Owner and 
Architect, See Appliances/Equipment Schedule in Drawings for more information. Contractor to provide 
allowance for installation. 

DIVISION 12 – FURNISHINGS 
 
122413 ROLLER WINDOW SHADES 

1. Contractor to provide roller window shades at all windows. Basis of Design is MechoShade by MechoShade 
Systems, Inc. Provide cover or valance in a color to match specified window finish. At all bedrooms provide 
two shade panes, one shear and one black out. At all other windows provide only one shear pane. 
Contractor to prepare roller shades to be electronically controlled at the 4th floor living room spaces and at 
the 3rd floor master bedroom. 

2. Submittals: Contractor to provide product data and initial selection for color and fabric.  

123530 RESIDENTIAL CASEWORK 

1. All residential casework and related stone countertop work will be under separate Contract by Owner. 
General contractor to provide allowance for installation and blocking as required. 

 
129300 SITE FURNISHINGS 

1. Refer to Landscape Drawings for quantities and location. Site Furnishings by Owner 
 
122413 ROLLER WINDOW SHADES 

 

DIVISION 14 ­ CONVEYING SYSTEMS 

 
142100 ELECTRIC TRACTION ELEVATORS (MRL) 

1. Basis of design: Savaria Residential Elevator.  Eclipse Model 40x54 Type 1L. Refer to Manufacturer’s shop 
drawings and specifications. 

2. Submittals: Contractor to provide product data and shop drawings to Architect and Owner for approval 
before procurement 

DIVISION 21 – FIRE SUPPRESSION 
 
211313 WET­PIPE SPRINKLER SYSTEMS 

1. Project will require an NFPA13R sprinkler system to meet construction type requirements. 
2. Sprinkler head coverage shall conform with NFPA requirements for the use of the building. Coverage shall 

be increased accordingly where required by the Authority having jurisdiction 
3. Interior Heated Spaces: Conform to NFPA­13, commercial quick response type. Provide semi­recessed type 

with white finish for acoustical tile ceilings. Sprinkler heads in GWB ceilings shall be “concealed” type. Dry 
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pendent or sidewall heads, where required, may be standard response type. 

 
 
 
DIVISION 22 – PLUMBING 

220000 PLUMBING SUMMARY 

1. Plumbing scope of work is design build by Contractor, see Drawings fixture locations. In the absence of a 
selection. 

2. Plumbing Contractor shall obtain and pay for all necessary plumbing permits. 
3. Water piping will be Type “L” copper tube or PEX with lead­free soldered joints.  Hot, Cold and Recirculated 

Hot Water piping shall be insulated with 1” thick fiberglass or ½” thick flexible unicellular insulation 
(Armaflex).  Sanitary piping shall be Schedule 40 PVC with solvent­welded joints.  Vent piping shall be 
Schedule 40 PVC with galvanized steel “Vent­thru­Roof”. Shut­off valves shall be Apollo or Watts ball valves. 
The domestic water service shall be connected to the city supply. Water hammer arrestors shall be 
provided where indicated or required.  

4. The hot and cold water piping shall be pitched to a conveniently located low point drain to facilitate 
draining. 

224100 RESIDENTIAL PLUMBING FIXTURES 
1. See Plumbing Fixture Schedule for More Information 
2. Plumbing fixtures shall be provided as indicated on the Architectural drawings.  Fixture manufacturer, model 

and color shall be as described in Plumbing Fixture Schedule, final determination by Owner. All fixtures shall 
be water­conserving. 

 

DIVISION 23 ­ HEATING VENTILATING AND AIR CONDITIONING 

230000 HEATING VENTILATING AND AIR CONDITIONING SUMMARY 

1. Mechanical system and scope of work is design build by Contractor. 
2. Basis of design for mechanical system is a mini­split system, verify with Owner. A minimum of 4 zones are 

proposed, final locations of air handlers and heat pumps, TBD. 
3. System design shall be in conformance with all applicable local and national codes. 

DIVISION 25 ­ INTEGRATED AUTOMATION 

250000 INTEGRATED SUMMARY 

1. Contractor to discuss home automation with Owner and is to be included as part of the bid. 

DIVISION 26 – ELECTRICAL 

260000 ELECTRICAL SUMMARY 

1. Electrical scope of work is design build by Contractor. 
2. All work shall comply with National Electrical Code and all State and Local Codes. 
3. Electrical Contractor shall obtain and pay for all necessary electrical permits. 
4. Furnish and install branch circuit wiring, wall switches, receptacles, outlet boxes, plates, conduits and wire, 

and all necessary accessories, complete and connected to underground service. 
5. Wiring and connection of light fixtures: Electrical contractor shall consult all architectural drawings as to the 

type of ceiling construction and location of fixtures.  All fixtures shall be clean and supplied with proper 
lamps upon completion of the project. 

6. Coordinate location of rough­in and devices with appliances to be installed with Owner. 
7. Provide flush, weatherproof outdoor ground fault outlets and ground fault outlets as required in new 

kitchen.   
8. Contractor shall be responsible for testing, inspections and approval of wiring, installation of fixtures and 

equipment for final acceptance of the complete electrical installations by the Electrical Inspector. 
9. New Load Center to be located as noted in the drawings 
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265119 LED INTERIOR LIGHTING 

1. Lighting Design is in progress and under the purview of Greg Day Lighting, 100 Front Street, 3rd Floor, Bath, 
ME 04530. 207­671­5551. Contractor to provide a lighting and controls allowance, refer to Allowances 
section. 

DIVISION 28 – ELECTRONIC SAFETY AND SECURITY 

280000 ELECTRONIC SAFETY AND SECURITY SUMMARY 

1. Security System by Owner 
 

DIVISION 31 – EARTHWORK 

031100 EARTHWORK SUMMARY 

1. Civil Engineering is by Northeast Civil Solutions, 381 Payne Road, Scarborough, ME. Contact Jim Fisher 
207­883­1000 

2. Clearing and grubbing of building site. 
3. Excavation for footings/foundation. Excess materials are to be removed by contractor. 
4. Excavation and trenching for perimeter drainage system and the outfall. 
5. Foundation perimeter drainage system of 4” perforated ABS pipe in crushed stone and filter fabric, pitched 

to drywell (provide electric pump in sump pit in crawl space. Includes separate 4” interior drainage system / 
potential Radon mitigation sub­slab piping w/ caped stubs above slab is also to be provided. 

6. Construction of (TBD) driveway and maintenance during construction.  
7. Excavation, trenching  & blasting as required for underground electric, telephone, CAT 5 cable, cable, and 

water and rework of lines to septic (Provide Allowance). 
8. Backfilling of foundation walls and trenching shall be with sand and gravel, filled and 95% compaction in 

maximum 12” lifts. 
9. Rough grading as appropriate with existing and proposed structures 
10. Loam and seed all areas disturbed by building and site work.  Provide a minimum of 4” of screened top 

quality topsoil, rake and roll. Seed mixture shall be a mix to match existing or approved equal.  Hydro seed 
or provide covering of hay mulch. Verify with landscape designer. 

11. Erosion Control: Provide and maintain erosion control devices to control erosion that occurs during 
construction operations, prior to completion of permanent erosion control devices. Materials: 

a. Baled Hay: Securely tied and staked twice per bale. 
b. Sandbags: Heavy cloth bags of approximately 1 cubic foot capacity filled with sand or gravel. 
c. Mulches 
d. Asphalt emulsion, loose hay, straw, pine straw or needles, sawdust,wood chips, wood excelsior, or 

wood fiber cellulose. Type and use as specified in the Maine Erosion Control and Sediment Control 
Handbook for construction: Best Management Practices, Section 14 ­ Sediment Barriers.   

e. Mats and Nettings 
f. Twisted craft paper, yarn, juts, excelsior, wood fiber mats, glass fiber, and plastic film. 
g. Type and use shall be as specified by the Environmental Quality Handbook. 
h. Seed 
i. Standard conservation mix of 100% annual Rye grass or field Bromegrass. 
j. Equivalent seed mixture as approved by the Engineer. 
k. Sod 
l. Grown from certified seed of adapted varieties to produce high quality sod free of any serious 

thatch, weeds, insects, diseases, and other pest problems. 
m. At least one year old and not older than three years.  Cut with a ½­inch to 1­inch layer of soil. 
n. Drains 
o. Flexible drains consisting of collapsible neoprene pipe, minimum 8­inch diameter, or an approved 

equal. 
p. Corrugated metal pipe and inlet or a gauge consistent with the loading conditions, minimum 

12­inch diameter or approved equal. 
q. Siltation Fence: Mirafi Environfence or approved equal. 
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DIVISION 32 ­ EXTERIOR IMPROVEMENTS 

320000 EXTERIOR IMPROVEMENTS SUMMARY 

1. Landscaping is under the Purview of  Soren Deniord 43 Wellwood Road Portland ME 04103 207­400­2450 
Contact: Soren Deniord. Refer to Landscape drawings and specifications for more information. 

321216 ASPHALT PAVING 

1. Reserved. 

329300 PLANTS 

1. See Landscape Drawings for quantities and locations of new plantings. 
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INTERNATION ENERGY CONSERVATION CODE (Code Standard Adopted by the State of Maine)

Climate Zone 301.1 IECC 6A

Residential Buildings 402.2(1) 
IECC

Ceiling R-Factor = R-49
Wood Frame Wall= R-20 or R-15 + R-5
Mass Wall= R-15/R-19
Floor= R-30
Basement Wall = R-15/R-19
Slab and Depth = R-10 and 4ft
Crawl Space = R-10/R-13

See wall types and floor types 
with R-values listed or details. R-
3 use of building adheres to 
these residential requirements

Min U-value for glazing = 0.35 See window schedule, 
replacement windows shall 
meet U value requirement per 
402.3.6 IECC
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