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Self-Performing Contractors
Provide Key Benefits

"Installation by factory trained craftsmen,
not subcontractors" — you’ve heard the commer-
cials for home replacement windows. These
companies know consumers want the reliability
and accountability of a contractor performing
work with its own employees, not subcontract
workers.

Yet there seems to be a growing bias against
commercial contractors using their own trained
workforce on commercial projects. "Work pro-
posed to be self-performed shall also be compet-
itively bid" says more than one Request for
Proposal. But with a better understanding of the
benefits to be gained, it becomes clear that a
general contractor’s ability to use its own trades-
people is a mutually beneficial arrangement.

All general contractors employ their own
tradespeople in particular areas of expertise. In
the Milwaukee marketplace, general contractors
typically self-perform carpentry and concrete
work. Some do all or some of their own excavat-
ing, masonry, steel erection and drywall work as
well. Using one’s own personnel delivers impor-
tant benefits in terms of scheduling, safety, qual-
ity and cost savings.

Project Scheduling

A general contractor’s workers set the pace
of work on the job site, which allows greater
control of overall project scheduling because
subcontractors must maintain the prime con-
tractor’s tempo. Self-performance also provides
the flexibility of multi-tasking of various trades,

resulting in greater productivity and shorter
schedules. This can be especially beneficial if
delays should arise due to inclement weather or
other uncontrollable circumstances.

Timeliness was cited as a leading benefit of
Beyer Construction’s self-performance of the
concrete, carpentry and drywall work on the
House of Harley-Davidson’s expansion/renova-
tion project last year. "Beyer’s people were able
to react to whatever the situation was and bring
their own people in as opposed to having to wait
for somebody," said Doug Klumb, president of
the motorcycle dealership.

"They did their own concrete work and I
think that was a plus, too, because they were
able to respond when the weather would accom-
modate and they could get a pour done. I’'m not
sure we’d have that kind of flexibility with a
sub," Klumb added.

Jobh Site Safety

Safety is always an important consideration
on any construction site, particularly for occu-
pied expansion and renovation projects. General
contractors with their own workers on a project
have additional "eyes and ears" looking out for
safety hazards. They also have the ability to tend
to hazardous conditions directly without delay.
A clean, organized, secure and contained job site
provides safety for occupants and workers alike,
with minimal disruption to occupied business
operations.

(Continued on page 4)

What You Need to Know
Abhout Construction Liens

Do you know that if you pay a contractor
for labor and materials and do not receive the
appropriate lien waivers you may be liable to
pay again?

Construction liens are a powerful tool
enabling contractors to place liens on a proper-
ty to secure payment for improvements made
to the real estate. A lien may be filed and ulti-
mately foreclosed upon if the contractor is not
paid by the property owner. Subcontractors
and material suppliers may also file liens on
your property if they are not paid by the prime
contractor.

Waivers of Lien

Property owners must protect themselves
by obtaining lien waivers from contractors.
Just as the lien is a powerful tool, so is the lien
waiver. After receiving a valid lien waiver, the
owner is protected from having to pay twice
for labor, materials or services. The lien waiver
also assures the lender that title to the property
will not be clouded by a lien.

Chicken vs. Egg

A lien waiver must be signed by a potential
lien claimant to be valid. Once a claimant signs

(Continued on page 2)
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A new Web-based Wisconsin Green
Schools Certification Program was
launched by the DNR in the fall of 2003.
The program promotes eco-friendly,
efficient and cost-effective school
operations. It encompasses resources
for and assistance with recycling/waste
reduction, energy, water, mercury,
school site, transportation, air quality,
chemicals, pest management and
student/community involvement. The
program is available to all state public
and private K-12 schools. Details are
available at www.dnr.state.wi.us/org/
caer/ce/greenschools.
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Projects of Note

West Side Story Consiruction will begin in

Fune on a 45,200 square foot expansion for

Westbrook Church in Hartland. The $6.5
million addition will provide a new 1,000-seat worship
center designed to be converted to 2,000 seats in a
Sfuture phase. Founded in 1983, the church has an aver-
age Sunday attendance of about 900. Heartland Group
Architects is providing architectural and engineering

services with Beyer as a design-build team.

Diving In Phase 111 of an expansion and

renovation project at North Shore Country

Club in Mequon commenced with demoli-
tion work in early December. A new $1.2 million pool
house with a full basement will replace the club’s exisi-
ing pool house. The new facility will include lifeguard
offices, men’s and women’s locker rooms and showers, a
tennis pro shop, a full-service kitchen and a screened-in
dining area. It is scheduled for completion in May. The

Zimmerman Design Group is the project architect.

Church on the Move Oak Creek will be

the new home for The Korean Church of

Milwaukee, currently located in
Wauwatosa. The $4.2 million project will encompass
approximately 28,700 square feet of worship space and
a fellowship hall for up to 450 people. It will also
include church offices, meeting rooms and Sunday
school classrooms. Construction is slated to begin in
April. The project architect is Workshop Architects of
Milwaukee.

Stopping Mold in Its Tracks

Why worry about mold? Because mold con-
tamination in buildings is a growing source of
costly lawsuits and remediation work.

Consider the case of Chavez Elementary
School in Madison. In August of 2001, the new
school opened its doors; by November it was
forced to close for the duration of the school
year due to air-quality concerns stemming from
mold found in about one-third of its rooms. It
reopened for the 2002 school year after a $1.5
million clean-up effort.

Molds and fungi are found in virtually
every environment, and the number of species
are 100,000 or more, with 1,000 species common
in the United States. Mold produces millions of
spores and some spores produce mycotokians,
which can have adverse effects on human health
including allergic reactions, asthma and other
respiratory problems.

Mold Spores Are Everywhere

Mold spores can be found everywhere,
indoors and out. Mold growth requires only
suitable temperatures, a nutrient source and ele-
vated moisture conditions. The growing mold
lives off what the mold spores landed on,
digesting the materials. Building materials that
support mold growth are wood, carpet and gyp-
sum wallboard facing paper.

There is a crucial determinant to prevent-
ing mold growth in buildings under construc-
tion: eliminating moisture. Sources of moisture
include incomplete or leaking roofs, plumbing
leaks, damp basements, and wet materials
brought into the building.

Elevated moisture conditions at Chavez
Elementary School were caused by a combina-
tion of factors to which building construction
projects are susceptible. These factors were:

humidity levels within the building
were inadequately controlled, lending
to condensation on various surfaces;

temporary enclosures over openings in
the roof failed, allowing rain water to
enter the building;

a pipe burst in a classroom ceiling,
soaking the area for a period of time.

Preventing Mold Growth During Construction

Here are some of the best practices that can
keep your building dry during construction and
prevent mold growth:

Have construction supervisors trained
in a mold prevention plan and
implementation.

Encourage continual awareness of the
conditions that lead to mold growth on
project sites.

Watch carefully for water intrusion
events and take immediate action to
stop mold.

Make sure anything that becomes wet
is dried immediately.

Keep humidity levels in the building
below 60 percent.

Hold off on drywall installation until
the roof is complete and windows are
installed.

(Continued on page 4)

What You Need to Know...

(Continued from page 1)

and delivers a lien waiver, it becomes valid even
if payment is not made in exchange for the
waiver.

This may create a chicken vs. egg situation
for prime contractors. The owner or lender
may refuse to make payment until it has valid
lien waivers from all subcontractors, but the
prime contractor may be unable to obtain lien
waivers from subcontractors until those sub-
contractors are paid. Yet the prime contractor
needs the funds from the owner to pay the sub-
contractors.

A common practice is to insert a clause in
the lien waiver that the waiver is conditioned
upon receipt of payment. But this offers little
protection to the property owner if the lien
claimant doesn’t receive payment from the
prime contractor.

Draw Delay Procedure

A procedure sometimes called a "draw
delay" disbursement can be used to avoid the
chicken vs. egg syndrome. The project owner

or lender makes payment to the prime contrac-
tor without lien waivers from subcontractors
and suppliers for the current draw, which per-
mits the prime contractor to pay subs and sup-
pliers and then receive unconditional waivers
from them. The waivers are presented to the
owner or lender at the time of the next payment
request with subsequent draws conditioned
upon receipt of proper waivers for the previous
draw.

The advantage of this method is twofold:
1) money moves smoothly from the lender to
the prime contractor to subcontractors; and
2) project owners are protected by unconditional
waivers for prior payments before the next pay-
ment is released. This practice is acceptable,
however, only where there is an experienced
owner and a trustworthy prime contractor who
are accustomed to the procedures.

The best way to ensure that the property
remains lien-free is to apply a strict and disci-
plined lien release process. No one likes doing
paperwork, but the alternative can be devastat-
ing.



Construction Management
Works for Shorewood Library

Located at 3920 N. Murray Ave., the entry to the Shorewood Public Library is
distinguished with an inviting landscaped walkway. New construction expands the
original library on all sides.

Most public works projects are performed
with the traditional design-bid-build method
of delivery under the assumption that ites the
only way fair way to operate with the publices
tax dollars. But after debating whether its
library expansion and renovation project
might be operated more efficiently through a
construction manager rather than a general
contractor, Shorewood Village officials chose
the construction management alternative.

o| think the construction
manager took a significant
amount of the responsibility
of coordinating and

Having an experienced builder/construc-
tion manager representing the public owneres

facilitating the construction
Ample space around the checkout desk is just

interests in the design phase of a project is ju:21® feature that facilitates the libraryss activity. Thisis a

. . smooth traffic flow.
one of the benefits of construction manage- ianifi K d
ment. A construction manager also brings a ) Slgﬂl Icant task ana not
thorough knowledge of the true costs of sys- 2dultand childrenes areas, plus a new area ,
tems, materials and labor to the table. for toddlers. The Shorewood Health one which the average
Department, formerly located next door, o _ _
has taken up residence in the lower level, mun|C|pa||ty or owner Is

along with the Shorewood Historical

Society, community meeting rooms, prepared to assume.Z
library support and mechanical rooms.
James Lynch, Director of Shorewood ... James LyﬂCh

Community Development said "I think the
construction manager took a significant

amount of the responsibility of coordinat- PijeCt at a G|anCe

ing and facilitating the construction activi-

ty. This is a significant task and not one

The columns incorporated in the libraryss which the average municipality or owner is Owner: Village of Shorewood
exterior reflect the architecture of the prepared to assume." _ -
Shorewood Village Hall, at the south end of Project Cost: ~ $5.7 million
the libraryes east side green space. _
Footprint: 36,500 square feet
Village Manager Edward Madere said, " ATBTITDE Egrgtrt]):rrghﬁ)rjdlﬁfon RS
was impressed with the costing methods in
preparing the bids. When the project was bid, Project Start:  November 2001
and it consisted of over 20 subcontractors with Project
20 or more individual bids, I think that the Completion:  December 2002

estimate and actual were within $10,000 of
each other. Given the scope of the project, |
thought that was pretty remarkable.”

As the projectes construction manager,
Beyer also supervised the demolition of most
of the exterior appendages and walls, leaving
only sections of the exterior walls and the floor
and roof structures. The "old" building is com-
pletely engulfed by the "new" library.

The reconstructed building offers greatly The circulation desk serves as one of the

enlarged book stacks and reading rooms in itslibraryss hubs of activity. &
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