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OWNER PROJECT REQUIREMENTS 
PERFORMANCE SPECIFICATIONS
PENTHOUSE ROOF OVERLAY PROJECT

Williams Center Towers, Tower II
2 West 2nd Street
Tulsa, Oklahoma 74103

· BASIS OF BID
Bids shall be based on a mechanically attached single-ply roof overlay system installed over the existing roof assembly.
The proposed roofing system shall generally include:
· Existing roof assembly to remain in place unless otherwise approved by the Owner.
· High-density ½” cover board if acceptable to the roofing manufacturer.
· New commercial-grade 60mil TPO single-ply membrane.
· Mechanical attachment of cover board and membrane.
· Manufacturer-required perimeter and corner enhancements.
· Flashings and sheet metal modifications required for a complete installation.
· Drainage modifications as required.
· Roof venting and moisture mitigation measures, if required by the roofing manufacturer.
· Accessories and ancillary components necessary to provide a complete, warrantable roofing system.
· Removal and re-installation of Lightning Protection System.
Base bid and basis of design is a mechanically fastened TPO membrane, not less than 60mil thickness with ½ coverboard. Other types such as PVC or EPDM may also be quoted as alternates, they must be listed as such and be additional to base bid. Any bids not containing TPO membrane, not less than 60mil thickness as a base bid may be rejected. Any deviations from basis of design will require owner approval 10 days prior to the bid due date.
The project shall remain manufacturer-neutral unless otherwise directed by the Owner.

· CONTRACTOR RESPONSIBILITIES
The Contractor shall be responsible for providing a complete and operational roofing system, including all work reasonably necessary to achieve a watertight, manufacturer-approved installation.
Responsibilities include, but are not limited to:
· Project-specific roofing details based on actual as-built conditions
· Site investigation and field verification.
· Coordination with the roofing manufacturer.
· Material handling and building access coordination.
· Roof preparation and substrate preparation.
· Installation of cover board and membrane.
· Flashing and sheet metal work.
· Drainage and scupper modifications.
· Roof venting, where required.
· Lightning protection coordination.
· Manufacturer inspections.
· Daily project reporting.
· Final cleaning and closeout documentation.
The Contractor shall include all reasonably anticipated costs associated with the Work in the Base Bid.

· FIELD VERIFICATION
Prior to submitting a bid, the Contractor shall visit the project site and verify all existing conditions that may affect the work, this will be made possible with a mandatory site attendance pre-bid meeting.
Verification shall include, at a minimum:
· Roof dimensions and configuration.
· Existing roof assembly thickness.
· Existing roof slopes.
· Existing deck conditions.
· Drain locations and elevations.
· Scuppers and overflow provisions.
· Curbs, penetrations, and rooftop equipment.
· Roof edges and sheet metal conditions.
· Lightning protection components.
· Elevator dimensions and weight limitations.
· Material staging areas.
· Building access routes and restrictions.
· Conduit and other components attached to the underside of the roof deck.
· Existing wood nailers, blocking, edge securement, parapet conditions, roof edge metal, and termination conditions.
Submission of a bid shall constitute acknowledgment that the Contractor has familiarized itself with existing site conditions and project constraints..

· FASTENER AND CONDUIT COORDINATION
Electrical conduit and related components have been observed attached to the underside of the existing roof deck. The Contractor shall coordinate fastener type, fastener length, plate type, attachment pattern, and required embedment depth with the selected roofing manufacturer, fastener manufacturer, and third-party structural engineer prior to installation.
Prior to installation, the Contractor shall coordinate fastening activities to minimize the potential for damage to conduit, electrical systems, and concealed building components.
The Contractor shall:
· Review accessible underside-of-deck conditions.
· Coordinate conduit locations with the Owner.
· Develop fastening layouts that avoid conflicts where practical.
· Verify required fastener embedment during installation.
· Immediately report conflicts or unforeseen conditions.
Any damage resulting from the Contractor’s operations shall be repaired at no additional cost to the Owner.

· MATERIAL ACCESS AND BUILDING PROTECTION
Crane access is not anticipated for this project.
All roofing materials shall be transported through the building utilizing available elevators and interior access routes. Any additional labor, equipment, material breakdown, temporary protection, or sequencing required due to access limitations shall be included in the Base Bid.
The Contractor shall verify:
· Elevator dimensions and capacities.
· Access route limitations.
· Whether the proposed access route is suitable for the size, weight, staging, and movement of roofing materials, tools, equipment, and personnel
· Material staging constraints.
· Delivery sequencing requirements.
· Building operational restrictions.
The Base Bid shall include all labor, equipment, protection measures, material handling, and coordination necessary to complete the Work under these conditions.
The Contractor shall provide protection for elevators, corridors, walls, doors, flooring, and other building finishes impacted by construction activities.

· ROOF VENTING AND MOISTURE MITIGATION
The Contractor shall coordinate all roof venting and moisture mitigation requirements with the selected roofing manufacturer.
Where roof vents are required:
· Vents shall extend to the existing roof deck unless otherwise approved by the manufacturer.
· Vent quantity, spacing, and locations shall be manufacturer-approved.
· Vent installations shall not interfere with drainage systems, rooftop equipment, structural elements, or concealed utilities.
· Written confirmation from the selected roofing manufacturer shall be provided prior to construction confirming whether roof venting is required and identifying the required vent type, quantity, spacing, locations, installation procedures, and warranty implications.
· DRAINAGE AND SCUPPER MODIFICATIONS
The proposed overlay assembly will increase the finished roof elevation.
The Contractor shall evaluate existing drainage systems and verify compatibility with the proposed roofing assembly, including:
· Roof drains.
· Scuppers.
· Overflow provisions.
· Drainage capacity.
Special attention shall be given to the Tower II penthouse roof scupper to ensure that increased roof thickness does not adversely affect drainage or overflow performance. Scupper modifications, overflow provisions, sheet metal transitions, and related drainage work shall be coordinated with the selected roofing manufacturer and shall be acceptable for the intended warranty
The Base Bid shall include all modifications necessary to maintain proper drainage and watertight performance.

· FLASHINGS, PENETRATIONS, AND ROOF EDGES
The Contractor shall provide complete integration of the new roofing system with all existing roof conditions.
Work shall include flashing and weatherproofing of:
· Curbs.
· Pipe penetrations.
· Equipment supports.
· Roof drains.
· Scuppers.
· Roof edges.
· Sheet metal transitions.
· Termination conditions.
All flashing and sheet metal work shall comply with manufacturer requirements and warranty criteria. Project-specific roofing details shall be prepared based on actual as-built conditions and shall comply with the selected roofing manufacturer’s requirements, applicable code requirements, and recognized roofing industry standards, including NRCA guidance where applicable.

· WIND UPLIFT AND EDGE SECUREMENT
The roofing assembly shall be designed and installed to comply with:
· Applicable building codes.
· ASCE 7 wind design requirements.
· Manufacturer requirements.
· Warranty requirements.
The Contractor shall include all attachment enhancements necessary to satisfy project-specific wind uplift requirements, including perimeter securement, corner securement, roof edge attachment, wood nailer modifications, blocking, and related components.
Roof edge systems shall comply with applicable ANSI/SPRI ES-1 requirements where required. The Contractor shall not assume that manufacturer-standard attachment patterns alone address all project-specific perimeter, edge, nailer, and wind uplift requirements. Required modifications to the roof assembly, fastener spacing, peel strips or peel stops, perimeter securement, edge metal, blocking, nailers, or sheet metal attachment shall be coordinated and included in the Base Bid where reasonably identifiable prior to bidding.

· LIGHTNING PROTECTION
Existing lightning protection shall be removed, temporarily stored, cleaned, reinstalled, tested, inspected, and certified as part of the Base Bid. Couplings and terminations shall be cleaned prior to reinstallation. If the alternate for complete replacement of the system is accepted by the Owner, the following shall be satisfied
· Contractor shall coordinate with a qualified lightning protection contractor.
· Systems shall be installed and certified after roofing work is completed.
· Coordination shall maintain warranty compliance.
· Any adhesion or mounting systems must not void membrane or roof system manufacturer warranty.

· OCCUPIED BUILDING REQUIREMENTS
The building will remain occupied during construction.
The Contractor shall conduct operations in a manner that minimizes disruption to tenants and building operations and shall provide temporary protection for:
· Building occupants.
· Elevators.
· Corridors and access routes.
· Interior finishes.
· Rooftop equipment.
· Adjacent roof areas.
· Areas below active work zones.
The Contractor shall coordinate disruptive activities with the Owner in advance.
· TEMPORARY PROTECTION UNTIL FINAL ROOF IS INSTALLED
The Contractor shall ensure no gaps of exposed roofing materials exist between demolition and new roof installation.
· Keep all temporary waterproofing in place until permanent roofing is watertight
· Avoid exposure periods after demolition
· Remove temporary systems only after final verification


· SUBMITTALS
Prior to commencement of Work, the Contractor shall submit:
· Proposed roofing assembly.
· Manufacturer project-specific assembly approval, assembly letter, or equivalent written approval documentation.
· Warranty requirements.
· Product data sheets.
· Fastener schedules.
· Attachment layouts.
· Structural documentation for owner review if applicable.
· Roof venting layouts, if applicable.
· Drainage modification details.
· Flashing and sheet metal details.
· Lightning protection coordination plan, if applicable.
· Material handling and access plan.
· Building protection plan.
· Construction schedule.
· Site-specific safety plan.
· Project-specific roofing details based on actual as-built conditions.
· Written manufacturer confirmation addressing proposed assembly, attachment method, roof venting, moisture mitigation, drainage/scupper conditions, flashing conditions, and warranty eligibility.
· Daily Roofing Contractor Report Template
Construction shall not commence until required submittals have been reviewed and accepted.
· DAILY ROOFING CONTRACTOR REPORTS
The Contractor shall submit daily roofing reports to the Owner for each day roofing work is performed on site. Reports shall include the date, weather conditions, personnel on site, subcontractors on site, work areas accessed, work performed, materials delivered or loaded, approximate quantities installed, representative photographs, protection measures, manufacturer or engineering coordination, unforeseen conditions, safety incidents, property damage, and potential change order items. Reports shall be submitted no later than the following business day unless otherwise directed by the Owner.
· TERO REPORTING
The contractor shall comply with all Cherokee Nation Tribal Employment Rights Office laws and requirements. Contractor must submit all required reports and documentation to its assigned TERO representative. This must occur before work is performed. 

· UNFORESEEN CONDITIONS
The project shall be bid without allowances. All reasonably foreseeable work shall be included in the Base Bid. Concealed or unforeseen conditions shall be addressed through written change order requests submitted to the Owner for review and approval prior to performing additional work.

· WARRANTY REQUIREMENTS
The Contractor shall provide a complete manufacturer-approved roofing system eligible for a minimum twenty (20) year No Dollar Limit (NDL) warranty, or approved equivalent.
The roofing manufacturer shall perform all required inspections necessary for issuance of the specified warranty. The Contractor shall coordinate all manufacturer inspections and complete any corrective work required to obtain final warranty issuance.
Written confirmation from the roofing manufacturer confirming acceptability of the proposed assembly, attachment method, roof venting, moisture mitigation, drainage/scupper conditions, flashing conditions, and warranty eligibility shall be provided prior to construction.

· CLOSEOUT REQUIREMENTS
Upon completion of the Work, the Contractor shall provide:
· Manufacturer warranty documentation.
· Manufacturer final inspection reports.
· Final engineering documentation, if applicable.
· Product data and maintenance information.
· As-built roof plan identifying drains, vents, scuppers, penetrations, roof access, lightning protection changes, and modified conditions, where applicable.
· Lightning protection certification, where applicable.
· Punch list completion documentation.
· Final closeout package acceptable to the Owner.
Final payment shall be contingent upon submission of all required closeout documentation.
· PROJECT DELIVERABLES
Project completion shall include the following deliverables:
1. Complete manufacturer-approved roofing system.
2. Manufacturer inspection reports.
3. Required drainage and flashing modifications.
4. Daily project reports.
5. Final warranty documentation.
6. Complete project closeout package.
7. Owner acceptance of the completed Work.
8. Lightning protection certification (when applicable).
9. Final manufacturer-issued 20-year NDL warranty.
10. As-built roof plan identifying drains, vents, scuppers, penetrations, roof access, lightning protection changes, repairs, and modified conditions, where applicable.
11. Written manufacturer confirmation of final roof assembly acceptance and warranty eligibility.
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