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Section 1:  Introduction 
 

The Sudbury Housing Trust (the ‘Trust’), an agent of the Town of Sudbury, Massachusetts, is soliciting 
proposals for the construction of a 3-unit affordable housing development on an unimproved parcel of 
land at 278 Maynard Road in Sudbury (Town Assessor’s map E07-400).   

This parcel of land is owned by the Sudbury Housing Trust which has the sole purpose to provide for the 
preservation and creation of affordable housing in the Town of Sudbury for the benefit of low and 
moderate income households.   The Trust intends to convey the property for nominal consideration to the 
most responsive proposal for the construction of a 3-unit affordable development and sale of the units to 
qualified first time homebuyers.   

The purpose of this Request For Proposals (‘RFP’) is to select a developer with experience in constructing 
affordable residential housing and familiarity with M.G.L. c. 40B.   

Responses to this RFP are due on or before:  

May 9, 2014 @ 1:00 pm to: 
Sudbury Housing Trust 

Attention: Jody Kablack 
Office of Planning and Community Development 

278 Old Sudbury Road 
Sudbury, MA  01776 

Section 2:  Instructions to Respondents 
The RFP may be obtained from the Department of Planning and Community Development, Monday 
through Friday, between 8:30 a.m. and 4:00 p.m, by email or mail.  The Department contact information 
is:  e-mail: pcd@sudbury.ma.us , phone: (978) 639-3387. 

A Pre-bid conference will be held on Tuesday, March 18, 2014 at 11:00 am at 278 Old Sudbury Road, 
Sudbury, MA. 

Requests for interpretation or supplemental information must be made in writing via e-mail and must be 
received by the Department of Planning and Community Development by e-mail no later than April 4, 
2014.  Any interpretation or supplemental information provided to respondents will be issued in the form 
of written addenda to the RFP and will be sent by e-mail to all persons on record as having received the 
RFP no later than April 18, 2014. 

Proposals must be received by the Planning and Community Development Office, 278 Old Sudbury Road, 
Sudbury, MA  01776 in accordance with the instructions in Section 10 below.   

Regardless of the cause of delay, no proposals that are received after the deadline shall be given any 
consideration.  The responsibility for assuring the receipt of proposals before the specified closing time is 
incumbent upon the respondents. 

Section 3:  Project Introduction 
The Trust invites qualified developers to submit proposals to develop and sell 3 affordable 
homeownership units on a property owned by the Sudbury Housing Trust at 278 Maynard Road. 

The Trust is prepared to collaborate with the developer during all phases of the project and to assist in 
making the project a success for the community. The Trust has available funds set aside to 
support the project, as noted in the project budget in Section 7. 
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The purpose of this RFP is to select a developer who can demonstrate the experience and capacity 
necessary to complete the project in conformance with the Sudbury Housing Trust’s Goals and Guidelines 
detailed in Section 7 below, and best meets the Comparative Evaluation Criteria described in Section 12 
below.   

Section 4: Population/Demographics 
Sudbury is a suburban community of 24.6 square miles, located 20 miles west of Boston and 26 miles 
east of Worcester in Middlesex County.  It is divided by Routes 20 and 117 running east to west, and 
Route 27 running north to south.  The Town is bordered by Wayland and Lincoln to the east, 
Framingham to the south, Concord and Maynard to the north, and Marlborough, Stow and Hudson to the 
west.  
 

Sudbury’s current total population is 18,317 (2012 Town Census).  Median age of Sudbury residents has 
increased over the last decade from 38.8 years to 42.5 years, and the over age 65 year population has 
increased by 2.35%. Sudbury continues to have a high percentage of family households with children 
under 18, a high average family size and a growing senior population. 51% of all households have 
children under the age of 18; the average household size is 3.02; and 24% of all households have at 
least 1 person age 65 or older. Minorities count for approximately 11% of the total population. 
 
The median income in Sudbury continues to rise with the 2009 report of $147,383, an increase of 23% 
since 2000. Comparatively, the median income for a family of 4 in our Metropolitan Statistical Area 
(Boston-Quincy-Cambridge) is $94,100. The median home price in Sudbury in 2013 was $640,277. 
 
Sudbury’s affordable housing inventory is at 5.94%, or 352 units.  

Section 5:  Property Description/Site Characteristics 
The following information is provided for preliminary informational purposes only and should be 
independently determined and verified by prospective developers. 

Location and Site Information: The property consists of an unimproved parcel of land located at 278 
Maynard Road at the northwestern corner of Marlboro Road.  The property is 0.97 acres (approx. 42,178 
square feet).  It has 180 feet of frontage on Maynard Road.  The parcel map is included below.  A 
previously existing house, slab and garage have been demolished and removed. 

A topographical survey has been completed. 

Public water and utilities are available to the property along the street frontage.  

Environmental Review: The property will be conveyed “as is”.  The Trust has completed a Phase I 
Environmental Site Assessment for soil, water and asbestos and has found no contamination (Executive 
Summary attached).  

Septic and Soils:  The Town has no public wastewater facilities.  The property has been tested for on-site 
septic witnessed by the Sudbury Board of Health which indicates the ability to design a system of 
adequate size for the proposed development.  Septic system and stormwater management areas will be 
generally located at the front of the lot due to soil conditions.  

Other site considerations: The crab apple tree at the front of the property and the stone wall along the 
eastern property line should both be preserved to the extent feasible. 
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Section 6:  Zoning and Permitting  
The Trust has received a Comprehensive Permit for the project.  It is expected that the Trust will amend 
the Comprehensive Permit (as needed), as well as transfer or assign the Comprehensive Permit to the 
developer upon conveyance of the property. 

The developer will be required to obtain the Final Approval documents from MassHousing, which will 
include the execution of a Regulatory Agreement. 

The developer will be required to prepare final site plans, construction and engineering plans for the 
Building Permit, a final Landscape Plan, and as-built plans and other information, including condominium 
documents, in compliance with the Comprehensive Permit requirements.   

The developer will help to build local support for the project and address concerns raised by the abutters. 

Section 7:  Sudbury Housing Trust Goals and Guidelines 
The Trust has the following requirements for the development: 

1. The Trust requires a design consistent with the design concept and outline specifications included 
below.   

2. Three (3) units of deed restricted housing for sale to eligible households will be constructed.  One of 
the units (the detached unit) will be sold to a household earning under 100% of the Boston Area 
Media Income (AMI), adjusted for household size, and two units (the duplex units) will be reserved 
for eligible households earning under 80% of the Boston AMI. The sales price of the units must be 
satisfactory to the Town and the Department of Housing and Community Development (DHCD). 
Preference for Sudbury residences shall be given in the sale of the Affordable Units to the extent 
permitted by law. The Affordable Units shall be eligible for inclusion in the Town's Subsidized Housing 
Inventory (SHI). 

3. There are two separate structures – a detached unit with 2 or 3 bedrooms, and a duplex building with 
two, 2-bedroom units.  A new driveway enters from Maynard Road.  The front entrances and back 
patios are sited to provide privacy.  The duplex unit is designed to appear as a large single family 
home. The detached unit shown on the conceptual plan is approximately 1,450 SF, and the duplex 
units are approximately 1,250 SF each. No unit shall be smaller than 1250 sq. ft.  
 
3a. The Trust requires proposals for the detached unit as both a 2-bedroom and a 3-bedroom unit. 

Two bedrooms are approved in the Comprehensive Permit, which will require an amendment if 
increased to 3-bedrooms. The ZBA has indicated that this amendment would likely be approved. 
The Trust will be responsible for obtaining the amendment to the Comprehensive Permit. 

4. Eight (8) parking spaces shall be proposed, 2 for each unit plus 2 visitor spaces. 

5. A condominium association shall be established at the initial sale of the units by the developer. 

6. All conditions of the Comprehensive Permit shall be fulfilled by the developer, unless modified by the 
Zoning Board of Appeals upon approval of the Trust. 

7. The Trust has prepared an ideal project budget. As shown below: 
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These prices are based on 2014 HUD income figures; interest rates as of 1/13/14 and a condo fee of 
$100 for the 80% of AMI units and $140 for the 100% of AMI unit. 

 

Sources   Total  

 2-bedroom Unit Proceeds 80% AMI, 2014 values  $    160,000  

2-bedroom Unit Proceeds 80% AMI, 2014 values  $    160,000  

  Detached Unit Proceeds (2BR or 3BR) 100% AMI, 2014 values
 $224,000 to   
$253,000

Sudbury Housing Trust Subsidy   Up to $200,000 

Total  
$744,000 to 
$773,000 

 

8. The Trust expects a design/build approach to the project using the design concept attached to this 
RFP.  Engineering and building construction plans will be required to be prepared by the developer. 

9. The Trust is interested in exploring green building designs especially those which will reduce on-
going utility and other expenses.  The development has been planned with the following sustainable 
design strategies in mind:  

▪ Design shall exceed the Massachusetts State energy code and the Stretch Energy Code 
▪ Compact and space-efficient design and minimal site impact 
▪ Minimize the amount of vehicular pavement and impervious surfaces as much as possible 
▪ Careful siting and window placement to maximize natural light 
▪ High-efficiency furnaces 

 
The Trust is interested in additional sustainable strategies to be pursued as an optional green 
package to include: 

▪ Rainwater harvesting for landscape irrigation 
▪ LED or CFL high efficiency light fixtures 
▪ Solar panels or similar alternative energy sources 

 
10. Community outreach: The developer shall be prepared to work with the Sudbury Housing Trust, 

Town boards and departments and collaborate in the implementation of an Affirmative Fair Housing 
Marketing Plan. 

Section 8:  Site Control and Title Considerations 
The Trust purchased the parcel in August 2008 in a private sale and is the holder of the deed.   

The Trust will execute a Purchase and Sale Agreement with the developer upon the following: 
▪ Site Plans, architectural plans and elevations and construction specifications approved by 

Trust 
▪ Project budget and schedule approved by the Trust 

The Trust will convey the Property to the developer within 60 days of demonstration that all conditions 
stated in the Purchase and Sale Agreement are met. 
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Section 9:  Project Scope 
The overall project includes the construction of 3 units of deed restricted housing, and the sale of those 
homes to selected and qualified households through an Affirmative Fair Housing Marketing Plan as per 
DHCD guidelines.  This will include many tasks and details including finalizing the site plan and budget, 
completing the conditions of the Comprehensive Permit, receipt of Final Approval from MassHousing, 
construction of the development, sale of units to selected and eligible households and other community 
outreach aspects.   

Section 10:  Proposal Submission Requirements 
Each response must include 10 copies of the proposal, sealed and clearly marked “RFP:  278 Maynard 
Road Development” along with the developer’s name and address. 

All Proposals shall include, as a minimum, the following information: 

1. Name and address of lead developer. 

2. Name of contact person, including phone, fax and email information. 

3. Name and address of all partners, officers, and directors and any other person with an 
ownership interest greater than 5% of all firms working on the project. 

4. Names of any Town officials or employees who are related to any of the partners, officials or 
directors of any firm working on the project, or others who have any ownership interest in the 
firm. 

5. Names and resumes of all personnel who will be assigned to work on the project including any 
registrations and certifications. 

6. Demonstration that the developer meets the Minimum Criteria in Section 11 below. 

7. Demonstration that the proposal meets the Comparative Evaluation Criteria in Section 12 below.  

8. Concept site plans, building plans and elevations. 

9. Project Budgets, in MassHousing format, for both a 6 bedroom option and a 7 bedroom option, 
including a list of additions to or deviations from the recommended outline specifications. 

10. A list of recent similar projects, including a brief description of the project, location, costs, site 
plan and date services provided. Identify projects as completed or underway. Photographs or 
other visual representations of recent projects should be included where possible. 

11. Contact name, phone number, email address and project name for at least 3 references for 
similar projects, including one from a Massachusetts subsidizing agency.  

12. Proposed scope of the project and list of tasks to be completed, proposed timetable and 
schedule for completion of the project. 

13. Other information which will document the developer’s capabilities and qualifications for the 
project. 
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Section 11:  Minimum Qualifications of Developer 
The Town is seeking a developer for the construction and sale of 3 affordable homes in Sudbury.  The 
minimum qualifications must include: 

1. Developers must be associated with an organization that constructs residential housing. 

2. Developers must comply with Chapter 40B requirements (including establishing an LLC for this 
project or documentation of non-profit status), and comply with Cost Certification procedures at the 
completion of the project, limiting profits on the project to no more than 20%. 

Section 12:  Comparative Evaluation Criteria 
In general, proposals must be responsive to the requested information set forth in the RFP.  Proposals 
deemed to be non-responsive shall be given a ranking of Unacceptable.   

Specifically, the proposals will be evaluated and rated according to the following criteria: 

I. The developer is experienced (constructed or permitted) with similar projects for small-scale 
multi-family affordable housing development: 

Highly Advantageous:  The developer has experience with more than two similar projects. 

Advantageous:  The developer has experience with one or two similar projects.  

Not Advantageous: The developer has no experience with similar projects. 

II. The developer is experienced with Chapter 40B development: 

Highly Advantageous:  The developer has constructed at least one project approved under 
M.G.L. Chapter 40B. 

Advantageous:  The developer has no experience with Chapter 40B development but 
demonstrates an awareness of the obligations and an ability to perform them.  

Not Advantageous: The developer has no experience with Chapter 40B development and has 
not demonstrated an awareness of the obligations or an ability to perform them. 

III. The developer has submitted a realistic budget that meets the goals of the Trust listed in 
section 7: 

Highly Advantageous:  The developer has submitted a realistic budget that meets the goals 
of the Trust. 

Advantageous:  The developer has submitted a realistic budget that meets the goals of the 
Trust, within 10%. 

Not Advantageous: The developer has not submitted a realistic budget, or the submitted 
budget is greater than 10% above the estimated ideal budget. 

IV. The proposal exceeds the minimum requirements of section 7: 

Highly Advantageous:  The proposal includes central air conditioning in each unit, uses fiber 
cement siding and provides one or more components listed in the additional green package 

Advantageous:  The proposal includes either central air conditions in each unit, or uses fiber 
cement siding. 

Not Advantageous: The proposal does not include either central air conditioning or fiber 
cement siding. 
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V. Quality of the References provided: 

Highly Advantageous: The work of the developer is deemed excellent by all of their 3 
references. 

Advantageous: The work of the developer is deemed good or excellent by at least 2 of their 3 
references. 

Not Advantageous: The work of the developer is deemed good or excellent by 1 reference, or 
deemed poor by any reference. 

VI. Readiness to Proceed and Complete Project Within Time Frame and Scope: 

Advantageous: The developer is able to begin upon execution of contract (within two weeks 
of notice to proceed) and complete entire scope within the projected time frame. 

Not Advantageous: The developer is unable to begin within 60 days of notification to 
proceed, or unable to complete entire scope of project. 

Section 13:  Acceptance or Rejection of Proposals 
The Trust reserves the right to accept or reject any or all proposals, to waive any informalities or non-
conformities in a proposal, amend the Request For Proposals, or issue a new request for proposals, for 
any reason deemed appropriate by the Trust in order to serve the best interest of the Town.  Those who 
enter into contractual obligations with the Town must not discriminate against qualified, handicapped 
individuals in their employment decisions. The Trust will evaluate the proposals submitted and either 
accept one proposal or reject all of the proposals.  

Proposal corrections, modifications, or withdrawals may be submitted until the proposal deadline; any 
such shall be in writing in a sealed enveloped appropriately labeled and delivered as indicated above. 

The Trust reserves 90 days from the proposal deadline to make an award if it is in the best interests of 
the Trust to do so. 

No more than one proposal from the same developer, whether or not the same or different names, shall 
be considered. Reasonable proof for believing that any developer is interested in more than one proposal 
for the work contemplated shall cause the rejection of said proposals made by him/her, directly or 
indirectly. 

Material submitted in response to this RFP will not be considered confidential under the terms of the 
Massachusetts Public Records Law. 

Section 14:  Final Selection and Award of Contract 
The Trust will review and rate the proposals received, and may select the most highly advantageous 
developers for interviews.   

The contract award, if any, will be made by the Trust upon determination of the most advantageous 
proposal from a responsible, qualified and responsive developer, taking into consideration all evaluation 
criteria set forth in the RFP. If the selected developer and the Trust are unable to come to agreement 
after a reasonable period of time, the Trust may proceed to negotiate the contract award with the next 
highest ranked finalist. 

The developer selected for the work will need to provide certification of insurance coverage and will be 
required to indemnify and hold the Town of Sudbury harmless. 

The decision of the Trust to dispose of this property will be ratified by a vote of the Sudbury Board of 
Selectmen.  
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EXHIBITS: 

1. Property map/topographical survey 
2. Soil test logs/preliminary septic design plan 
3. Phase 1 Environmental Assessment 
4. Comprehensive Permit 
5. Davis Square Concept Plans for 3 unit development 
6. Outline Specifications 
7. Preliminary Construction Budget (MassHousing Format) 
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DIVISION 1 - GENERAL REQUIREMENTS 

01000 GENERAL REQUIREMENTS 
The Contractor shall provide all labor, materials, and incidentals necessary to provide the Sudbury Housing Trust 

with a 100% complete project. 
The project is anticipated to be design-build, based on conceptual plans developed by the Sudbury Housing 

Trust.  
The Contractor shall provide civil engineering plans of the development, including site plan, landscape plan, 

drainage plan, and as-built plans.  The Contractor shall provide conceptual architectural elevations for 
approval prior to construction, and full construction documents and plans prior to building permit. 

The Contractor shall secure and pay for all permits, fees, and licenses necessary to do the work except as noted 
as otherwise. The project is authorized for a 15% reduction in plumbing, building, gas and electrical 
permit fees.  The Sudbury Housing Trust will request reductions in the water connection fees. 

The Contractor shall comply with all applicable codes and regulations of authorities having jurisdiction and 
submit copies of inspection reports and notices of similar communications to the Trust. 

All work shall be in strict accordance with all applicable codes and regulations, including the EIGHTH EDITION of 
the Massachusetts State Building Code (780 CMR), including the current International Energy 
Conservation Code (IECC).  The Massachusetts Stretch Energy Code has been adopted by the Town of 
Sudbury.  

The Contractor shall coordinate work of all trades and coordinate the work all consultants involved 
The Contractor is responsible for securing the site and for the costs of any on site vandalism or theft at all times 

during the construction contract. 
The Contractor is responsible for verifying all dimensions in the field before ordering any materials or fabricating 

items. 
The Contractor is responsible for obtaining approval from the Sudbury Housing Trust for any changes to 

approved contract documents, all colors and finishes, and any substitutions of equal products and/or 
deviations from drawings. 

Any section of this document that is without specificity shall meet the minimum standards of the Building Code 
and the Stretch Code. 

Quality Assurance: Provide products of acceptable manufacturers, which have been in satisfactory use in similar 
projects for a minimum of three years. Use experienced and qualified installers. Deliver, handle and 
store materials in accordance with manufacturer's instructions.  

The Sudbury Housing Trust shall engage the services of an Owner’s Representative to monitor the project 
construction. 

01100 SUMMARY 
The Project generally consists of the new construction of three (3) dwelling units in two, 2-story wood-framed 

structures, slab-on-grade construction.    
The project will provide new landscaping and new parking areas. 
Town water, gas, and electrical services are available at the street frontage. The development must provide its 

own on-site septic and stormwater management systems.  

01210 ALLOWANCES 
 See individual Sections below for lump-sum and unit cost Allowances. 

01352 SUSTAINABILITY (GREEN) REQUIREMENTS. 
This Project will be designed and built to meet or exceed the Massachusetts State Energy Code, including the 

Stretch Energy Code, using ENERGY STAR products. 
All paints, sealants, caulking, adhesives, etc. shall be no- or low-VOC. 
Provide products that contain no urea-formaldehyde. 

01524 CONSTRUCTION WASTE MANAGEMENT 
The Contractor will make best efforts to recycle construction waste and packaging materials.  

01820 DEMONSTRATION AND TRAINING 
Provide a videotaped training session for new homeowners on property maintenance, warranties or other similar 
documentation for all major systems. Provide all product and service manuals and warranties to homeowners. 



Sudbury Housing Trust, 278 Maynard Road Outline Specification    

            Page 2 of 6 
 

DIVISION 2 - SITE CONSTRUCTION 

02530 SANITARY SEWERAGE 
Provide new on-site wastewater disposal system. Provide design to be approved by the Board of Health. 

02630 STORM DRAINAGE 
 Provide stormwater management and groundwater recharge system.  

02741 ASPHALT PAVING 
 Provide bituminous asphalt paving for driveway and parking, or other surface approved by the Trust. 
 
DIVISION 3 – CONCRETE 

03300 CAST-IN-PLACE CONCRETE 
Provide new foundation system, including footings and slabs-on-grade. Provide plan for slab design over Film-

Face insulation to meet or exceed Stretch Code. 
 
DIVISION 4 – MASONRY  

DIVISION 5 – METALS 

DIVISION 6 - WOOD AND PLASTICS 

06100 ROUGH CARPENTRY 
General:  Provide wood from local suppliers to greatest extent practicable.  All lumber shall be kiln dried, kept 

dry, moisture content of 19% or less, warp free.  Ventilate and do not conceal any wood construction 
for 10 days minimum after exposure to water. 

Structural Framing: The structures are intended to be wood frame construction in conformance with the Building 
Code. 

Framing Lumber: No. 2 grade, seasoned hemlock, spruce, or fir for studs, nailers, blocking and bridging or per 
certified structural specifications.   

Wood shall be P.T. wherever blocking is in contact with masonry, concrete, or otherwise exposed to the 
elements. P.T. shall be water-borne salt preservatives per AWPB Standards, .040 #/CF ACQ. 

Provide solid wood blocking where required, including the following: wall-mounted items, including all toilet 
accessories, cabinets, railings, at all tubs for the future installation of grab bars, closet shelving, etc. 

06160 SHEATHING 
½” exterior grade plywood at exterior walls. 
5/8” exterior grade plywood at roofs. 
3/4” T&G AdvanTech subflooring or equal. 
Consider ‘ZIP’ wall system or similar. 

06200 FINISH CARPENTRY 
Provide painted 1x clear poplar or MR MDF window sills with bullnose and apron. 
At interior doors and cased openings, provide 1x4 poplar or MDF trim. 
Provide shelving and other millwork as indicated.  Shelving at closets, including closet rods and shelves, shall be 

adjustable.   
Provide 4” FJ primed and painted #2 pine or approved alternative at baseboard trim; Windsor, Strefford style or 

similar. 

DIVISION 7 - THERMAL AND MOISTURE PROTECTION 

07100 WATERPROOFING 
Install Grace Vycor, Dupont FlexWrap, or equal at exterior windows and doors to meet minimum requirements of 

the Stretch Code and Building Code.   
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07210  BUILDING INSULATION 
Code requirements: All construction shall be in accordance with the EIGHTH EDITION of the Massachusetts 

State Building Code (780 CMR), which is based on the 2009 International Energy Conservation Code 
(2009 IECC).  These codes are further amended by the Massachusetts Stretch Energy Code, which has 
been adopted by the Town of Sudbury.  Per the Stretch Code, there are no prescriptive requirements 
for building insulation; instead, the building must achieve a HERS rating of 70 or less.  Contractor to 
provide specification to meet requirements. Spray foam insulation is suggested. 

 
Install 3” acoustic batt insulation, Thermafiber SAFB or equal, at interior demising walls for duplex units only. 

07275 WEATHER BARRIERS 
Install water-draining weather barrier behind siding: Dupont Tyvek DrainWrap or equal. (Deduct if using ZIP 

system) Tape all joints. 

07311 ASPHALT SHINGLES 
Install 60” wide self-adhering sheet waterproofing (Grace Ice & Water Shield or equal) at eaves rakes, ridges, 

and rising walls.  Install synthetic underlayment: Dupont RoofLiner, GAF Shingle-Mate, or equal.  Install 
30-year architectural shingles by GAF, CertainTeed or equal.  Install ridge vent if needed. 

07460 SIDING 
Provide new fiber-cement lap siding with 4” exposure by James Hardie, CertainTeed or equal.  Finish system 

shall have 15-year warranty.  Installation shall be in accordance with manufacturer’s instructions. 
Provide new fiber-cement exterior trim and vented soffit by same manufacturer as siding.  Trim shall be shop-

primed and painted (1 coat).  Field paint second coat.  Finish system shall have 15-year warranty.  
 
Alternate: Provide new vinyl siding double 4" clapboard by CertainTeed, Georgia Pacific or equal. Installation 

shall be in accordance with manufacturer’s instructions. Provide trim to have the appearance of 
traditional residential wood siding. 

07620  SHEET METAL FLASHING AND TRIM 
Provide metal flashing and trim as necessary.  Provide details in plan and sections.  Provide seamless aluminum 

gutters into drywell at all roof edges. 

07841  THROUGH-PENETRATION FIRESTOP SYSTEMS 
 Provide where required.  

07920  JOINT SEALANTS 
 Use low- or no-VOC sealants throughout. 
 
DIVISION 8 - DOORS AND WINDOWS 

08110  DOORS AND FRAMES 
Provide insulated exterior fiberglass doors at building entries.  Therma-Tru Traditions Series or equal.  
   

08210  WOOD DOORS 
Typical interior doors shall be painted, four-panel, solid-core wood doors, Masonite or equal, 1-3/8 – 1 5/8” 

thick, paint grade in pre-hung wood frames.   

08550 WINDOWS 
Provide new aluminum-clad or vinyl windows with insulated, argon-filled glass with low-E coating.  Provide fixed 

and double-hung windows.  Fiberglass screens.  Windows shall have a U-Value of 0.30 or less and be 
ENERGY STAR Qualified.  Contractor will select from manufacturer’s standard sizes and colors.  Provide 
windows by Harvey Vicon series, or approved equal.  Verify colors with Housing Trust prior to 
installation. 
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08710  DOOR HARDWARE 
Typical door hardware shall be lever latchsets, Schlage S Series or equal, brushed nickel finish.  Provide 

hardware schedule. 
Bedrooms and Bathrooms: Privacy function. 
Closets: Passage function.  Sliding doors shall have operating hardware that is easy to grasp – cup pulls will not 

be allowed. 
 
DIVISION 9 – FINISHES – Contractor to propose finish schedule for Trust approval. 

09111 NON-LOAD BEARING STEEL FRAMING 
Typical non-load-bearing interior partitions may be light-gage metal framing or 2x4 wood construction. 

09250  GYPSUM BOARD 
Typical: 1/2“, except at demising wall where 5/8” Gypsum Type X shall be used for fire separation in compliance 

with the Building Code.  
Rated conditions: ½”  
At bathrooms and kitchens: Mold- and moisture-resistant, paperless.  G-P DensArmour Plus or equal. 
Provide Level 4 finish at habitable spaces and ceilings; Level 1 finish at mechanical spaces.   
½” Durock or Wonderboard behind ceramic tile.   
Show assembly on dividing wall. 

 
09310  CERAMIC TILE 

Americal Olean, Daltile, or equal. 
Bathroom Floors: Ceramic floor tile.  Install over cementitous tile backer board or approved sub-floor material.   

09651  RESILIENT FLOOR TILE   
 Provide commercial grade VCT flooring by Armstong or equal where indicated. 

09653  RESILIENT WALL BASE AND ACCESSORIES 
Base shall be contrasting color from flooring. 

09680  CARPET 
Provide 32 oz. level-loop carpet, with commercial grade pad.   

09911  EXTERIOR PAINTING 
Use low- or no-VOC paints.  Satin finish for body, Finish: semi-gloss at trim.  Minimum 1 coat primed.  Treat all 

knot imperfections to prevent telegraphing. Paint colors to be approved in advance by the Housing 
Trust. 

09912  INTERIOR PAINTING 
Low- or no-VOC paints.  Finish: flat at ceilings, eggshell at walls, semi-gloss at trim.  Moldicide additives at 

bathrooms and kitchens. 
 
DIVISION 10 - SPECIALTIES 

10200  LOUVERS AND VENTS 
Pre-finished painted aluminum louvers where required. 

10431  SIGNAGE 
Provide address sign at each unit entry. Provide mailboxes for each unit at street. 

10801  TOILET AND BATH ACCESSORIES 
General:  Toilet accessories shall be stainless steel, U.N.O. 
Provide the following at each bathroom: medicine cabinet with mirror, soap dish, toothbrush and tumbler holder, 

robe hook, toilet paper holder, and 2 towel bars.  1 piece Fiberglass tub.  
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DIVISION 11 - EQUIPMENT 

11451  RESIDENTIAL APPLIANCES 
All appliances shall be ENERGY STAR certified, GE or equal.  Refrigerator, Stove, Gas oven and dishwasher. 

Provide Washer/Dryer hook up. 
 

DIVISION 12 - FURNISHINGS 

12356  RESIDENTIAL CASEWORK 
Vanities and kitchen cabinets shall be Armstrong HUD Severe Use or equal.  Adjustable shelving at wall cabinets.  

Provide stainless steel 4” loop-style wire pulls. 
Kitchen counters: Post-formed plastic laminate with integral backsplash and marine edge.  Continuous plastic 

laminate wall splash from top of backsplash to wall cabinets.  Formica, Wilsonart, or equal.  Stainless 
steel wall splash behind cooktop.   

Vanity tops: solid surfacing vanity top with integral bowl, Swanstone or equal. 

12491  HORIZONTAL LOUVER BLINDS 
Provide spring loaded roll shades on all windows. 

 
DIVISION 13 - SPECIAL CONSTRUCTION 

13852 FIRE ALARM SYSTEM 
Provide all required smoke and CO2 detection devices per building code requirements.  

 
13120 STORAGE SHED 
 Provide 100 SF exterior storage per unit, either attached or detached from main structure. 
 
DIVISION 14 - CONVEYING SYSTEMS 
 
DIVISION 15 - MECHANICAL 

15400 PLUMBING 
Provide a new plumbing system throughout.  Water supply piping shall be pex tube; sanitary system shall be 

PVC. 
Provide indirect hot water heater. 
Tub controls shall be single-lever-handled, Symmons Temptrol or equal.  Tubs shall have slip-resistant floors. 
Bathroom and kitchen sink faucets shall be lever style. 

15600 HVAC  
Install new high-efficiency (90% or better), gas-fired, boiler and heating system subject to Trust approval.   
 
Alternate: Provide central air conditioning system for each unit, or other system approved by the Trust. 
 
At each bathroom, provide a bath fan.  Duct fans and dryers to the exterior.   

 
DIVISION 16 - ELECTRICAL 

16000 ELECTRICAL 
Provide new 100AMP minimum service with circuit breaker to comply with current electrical code.  
All light fixtures shall be ENERGY STAR Certified.  Install ceiling light in every room, and ceiling lights/fans in 

bedrooms, kitchen and living room.  
Exterior light fixtures shall be directed toward the ground plane and have cut-off baffles to minimize light 

pollution.  Exterior light fixtures shall be controlled by photocells and motion detectors where 
appropriate. 

Provide CO detection system throughout, hardwired and interconnected with smoke alarm systems, per the 
Building Code. 

Provide 20A dedicated circuit at each sleeping room and living room to serve air conditioners. (Deduct if 
central air is proposed). 
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Provide 2 phone lines and 2 internet/data points per unit. 
Switches shall be rocker-type, mounted at 48” A.F.F.  Receptacles, phone and telecom/cable jacks shall be 

mounted at 18” A.F.F.  Receptacles at beds shall be quads. 
Load centers shall be located to comply with applicable codes and with clear access. 
Provide programmable thermostats. 

 
 
END OF OUTLINE SPECIFICATION 
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PRELIMINARY CONSTRUCTION BUDGET 
                          

Date Completed: __________________ 
    
                                                                                                                                                                                                    
DEVELOPMENT ITEM          TOTAL COST    PER UNIT COST 
 
SITE ACQUISITION    $__________ $__________ 
                                                                                                    
HARD COSTS                                            

Site Preparation   ___________ ___________                                                                            
Landscaping    ___________ ___________ 
Residential Construction  ___________ ___________ 
Hard Cost Contingency  ___________ ___________  

                                                            
TOTAL HARD COSTS   $__________ $__________ 
                                                           
SOFT COSTS                                                                                                        

Permits/Surveys   ___________ ___________ 
Architectural    ___________ ___________   
Engineering                         ___________ ___________ 
Legal     ___________ ___________                                
Insurance    ___________ ___________                                                                      
Security    ___________ ___________                                                                     

      Construction Manager   ___________ ___________                                                  
      Property Taxes    ___________ ___________                 
      Construction Loan Interest  ___________ ___________ 
      Application/Financing Fees  ___________ ___________ 

Appraisal                       ___________ ___________                             
Utilities                                  ___________ ___________ 
Accounting                           ___________ ___________     
Marketing & Commissions  ___________ ___________ 
Consultant    ___________ ___________ 
Soft Cost Contingency   ___________ ___________                           

                                                            
TOTAL SOFT COSTS   $__________ $__________ 
 
TOTAL DEVELOPMENT COSTS  $__________ $__________        
 
SALES REVENUE 
 Affordable  #_________ x $____________ = $_____________ 
 Market Rate  #_________ x $____________ = $_____________ 
 
TOTAL REVENUE             $_____________ 
 
PROFIT              $_____________ 
 
 
PERCENTAGE OF PROFIT OVER TOTAL DEVELOPMENT COSTS ____________% 


