Successful Home Contracting

Successful
Home
Contracting

How to save thousands of
dollars and get a better
quality home by acting as
your own contractor.

Return to Home-Building-Answers.com
© 1990-2009 Joseph C. Hill

Successful Home Contracting

Lesson Two
An Overview
of the
Home Building
Process

© 1990-2009 Joseph C. Hill

Successful Home Contracting

Where You Are In The Course
Lot
Physical Financial Planning
Physical Financial Construction
Financial Physical -

Selecting the Lot
Purchasing the Lot
Plans and Specifications
Project Scheduling
Cost Estimate
Cash Flow Projections
Funding
Cost Control - Job Cost Accounting
Superintending
Daily Scheduling
Purchasing
Supervising and Coordinating the
Construction (Quality Control)

Interactive LINKS are BLUE and UNDERLINED.
Click on them for additional information on the
subject you are reading about.
SUCCESSFUL HOME CONTRACTING
© 1990-2009 Joseph C. Hill. Institute of Residential Contracting, and Home Building
Answers.
All rights reserved. No part of this publication may be reproduced or transmitted in any
form without the prior consent of the Joseph C. Hill. Brief excerpts may be made with
due acknowledgment.
Joseph C. Hill and Home Building Answers provide this course as general information
in regard to the subject matter covered. It is provided with the understanding that
Joseph C. Hill and Home Building Answers are not engaged in rendering legal,
accounting, engineering, architectural, or any other professional service. If professional
assistance is required, the services of a competent professional person should be
sought.
The information in this book is presented on an “as is” basis, without warranty. While
every precaution has been taken in the preparation of these materials, Joseph C. Hill
and Home Building Answers assume no liability to any person or entity with respect
to any loss caused or alleged to be caused directly or indirectly by any information or
instructions contained herein.
Published by
Home Building Answers
www.Home-Building-Answers.com

© 1990-2009 Joseph C. Hill

Successful Home Contracting

Special Notice
The interactive features are provided solely to

enhance your learning experience. We have
only added links where (in the opinion of the
editors) additional information is useful. We did
not want to add so much stuff that it becomes
a distraction rather than a useful tool. Also, we
did not want to break the rhythm of your learning experience with an over abundance of side
tracks. So don’t expect links on every page.
We hope you will appreciate this approach. The
“Links” page at www.homebuildinganswers.com
will also point you to a wealth of additional
information.
We do our best to make sure all links are current. If you discover a broken link, please let us
know at
links@HomeBuildingAnswers.com.
Be sure to give us the page number where the
broken link is located and the web address (url)
that cannot be reached.
We wish you the best of luck in this exciting adventure, and would like to hear from you when
you get underway. Send your photos to us at
projects@HomeBuildingAnswers.com.
You can mail your videos to us at P.O. Box
471984, Aurora, CO 80047. Be sure to identify
yourselves and tell us where you are building!
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In the last lesson you learned how to do a budget for your new home, and, in the process,
discovered how to find out how much home
you can afford. In this lesson, we will give you
an overview of the contracting and the construction process and sequence,
giving you some definitions along the way. Additional definitions will be
encountered throughout the course. It’s important for you to have these
internalized as you examine the details of each, so that you always know
where new ideas and new information fit into the overall process.

Overview

The Contracting Process
At first, you may ask, “What’s the difference in the Contracting Process and
the Building Process or Building Sequence?” As you discovered in Lesson One, the modern homebuilder (contractor) controls much more than
just the construction of the home. So, in a very abbreviated form, here is
the whole process. It is presented here so that, as you move through the
course, you will be able to plug the details into the proper slots as they
are revealed. In other words, you’ll get the general picture here, and the
details will be added in subsequent lessons.
The elements of the process presented here are somewhat in the order
in which you would encounter them when you are actually involved in
building your own home. Where a different sequence is possible, we will
attempt to bring it to your attention.
1. Financial Plan
2. Finding and Purchasing Your Lot
3. Plans and Specifications
4. Cost Estimate
5. Construction Schedule
6. Financing
7. Contracts and Permits
8. Construction

Financial Plan
The Financial Plan is the foundation of a successful project, assuming
your financial resources are limited. Ideally you should start with a budget
as detailed in Lesson One before you purchase a lot or have your plans
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prepared. This will help you achieve the best balance between land costs
and construction costs and insure that the plans you develop are within
your means. We realize, of course, that many people come to this course
with lot and plans in hand. If this is your situation, the second part of the
financial plan, the Cost Estimate, will become your Budget. In fact, the
Cost Estimate always becomes the Budget once it is completed, since it
represents the actual projected costs of every element to be included in
your home - item by item! The preparation of the Cost Estimate will be
covered in a later lesson.

Finding and Purchasing Your Lot
Lesson Three covers this important subject.

Plans and Specifications
These are your working documents. They show and tell how the home is
to be built. Make your decisions here, not as you are building.

Cost Estimate
This is where a detailed list is
made of all the materials needed
to build your home, as well
as the labor (subcontractors)
needed to put it all together.
As the general contractor you
will be talking with suppliers
and subcontractors to get their
prices. We will tell you how
to find subcontractors and get
their bids. IRC’s forms dealing
with subcontractors and for organizing your cost estimate are
availabld on our web site.

Construction Schedule
This is a detailed schedule, showing diagrammatically the sequence of
construction events. It not only shows how the activities relate to each other
sequentially, it shows how activities overlap, i.e. two or more activities
going on at the same time. The duration of each activity is also shown.
This is a great tool for scheduling subcontractors and materials delivery.
It is also a great piece to include in your construction loan application,
since it demonstrates to your lender that you have thought the process
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through thoroughly and understand it intimately. We will show you in
Lesson Nine how to develop a Construction Schedule manually. There
are also commercial software packages that do scheduling. Again, forms
to do your own construction schedule are available on our web site.

Financing
Once your lot is purchased and your plans and specifications are complete, it is time to get a firm commitment for your financing. We will tell
you about some of your construction and permanent loan options and
tell you what you need to take when applying for your loan.

Contracts and Permits
With lot, plans, and financing in place, its time to begin construction! The
first step is to execute contracts with the subcontractors you have decided
to use and secure the required building permits.

Construction
During the construction of your home, you, the general contractor will
be the conductor, the director, the boss!
Your principal activates will include the following:
Scheduling
Getting subcontractors and materials to the job site at
the right time.
Purchasing
Finding and ordering
the materials as
needed.
Cost Control
Minimizing waste
and theft, keeping up
Gluing the floor decking.
with expenditures
(cost accounting),
financial administration (paying the bills).
Superintending
Getting subcontractors started, answering questions, resolving problems,
calling for inspections, inspecting for accuracy and quality. Knowing what
is acceptable in materials and workmanship, and being able to get it from
your suppliers and subcontractors.
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Elements Of The Home
Throughout the process of designing and building your own home
you will need to be familiar with the various elements of the home.
As a broad overview, we have broken the elements into eight
categories as follows:
1. Lot
2. Flat Work
3. Structure
4. Systems
5. Enclosure (Surfaces)
6. Trim and Finishes
7. Fixtures and Equipment
8. Outdoor Elements
Lets take a look at each one of these categories and see what specific elements may be included in each.

Lot
This is pretty self-evident. It’s the land your home will sit upon.

Flat Work
This element includes all
the flat concrete work
in your home including
slab, basement floor,
walks, driveway, patio,
etc.

Structure
The structure of your
home is technically the
load bearing members
that carry the weight
of the home to its supporting element - the
ground. In addition, we

Finishing a slab with a power trowel.
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will include the non-load bearing partition walls and stairs within this
“Structure” category. It is convenient to think of these structural elements
in the order in which they support the load of the house. This is also the
order in which they are constructed. So learning them in this order helps
you start to think in the “construction sequence.”
Footings
Foundation
Floor
Walls
Ceiling
Roof
The following is a brief description of what is included in each of these parts
of the Structure of your home. Greater detail can be found in the lessons
on superintending the construction towards the end of the course.

Footings
The footings are where the house meets the ground. Everything is supported by the footings. Footings (or footer) may be poured concrete, caissons, piers, gravel, or even a turned-down portion of a slab. Which one
you would use is determined by the area you live in, the soils conditions,
local building code requirements, and by the recommendations of your
architect or structural
engineer.

Foundation
The Foundation consists of the foundation walls (sometimes
called “stem” walls) and
other vertical elements
needed to support the
floor (piers and steel
A “spread footing”
columns). Foundation
walls may be formed
concrete, treated wood, masonry (brick or concrete block) or nonexistent
- in the case of slab construction, where the walls go up directly on top
of thickened portions of the slab.
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Floor
Floor systems are either wood or concrete. In residential construction,
concrete floors are slab-on-grade, i.e. concrete poured on the ground.
You will usually use this type of floor system for the garage and basement,
or for the main floor in southern areas where slab-on-grade is feasible
for the first floor.
For the rest of us, the wood floor is the standard. The wood floor consists
of the supporting members - beams and joists - and the flooring material,
usually a plywood product. Typically, there is a beam supporting the floor
joists. The beam is supported by the foundation walls and intermittent
piers or posts (the latter must have their own footing). Beams are made
of a variety of materials including wood and steel.

Walls
The walls divide the interior space into rooms. They may support a load
from above (load-bearing) or simply their own weight (partition wall).

Ceiling
Ceilings are supported by the walls below or by a ceiling beam. The ceiling
does not actually support a vertical load. It is included in the load bearing
elements of the home because it does support the rather significant weight
of the drywall attached to it.

Roof
The roof structure will
either be “stick built”,
trussed, or a combination of the two. The
weight of the roof, with
the wood members, the
plywood decking, and
the roofing shingles, is
significant. All of this
weight must be carried down through the
walls, floor, foundation
walls, and footings to
the ground.
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Systems
The Plumbing, Electrical, and Mechanical - heating, ventilating, air conditioning (HVAC) - are the three major systems of the home. Included
within the electrical system would be the security, communication, and
entertainment systems for your home.

Enclosure
The Enclosure is a category IRC has included to hold those elements
which form the surfaces or as we sometimes say, the “skin” of the home.
These would include the drywall; windows and doors; exterior sheathing, siding, and veneer; and roofing shingles. You could even include
the flooring in this category. There is a gray area here, because some of
these items also impart structural integrity to their underlying structural
system, i.e. the OSB (oriented strand board) sheathing applied to the
exterior walls stiffens them.

Trim and Finishes
This element contains all of the interior trim (base mould, casing, crown
mould, chair rail, etc.), exterior trim (shingle mould, skirt board, corner
stiles, shutters, etc.), ceiling treatment, carpet and tile, paint and wallpaper, and so forth.

Fixtures and Equipment
Here are your appliances, cabinets, hardware (door, window,
and bath), mirrors, fireplace,
garage door opener, etc.

Outdoor Elements
This category includes all the
outdoor elements not included
elsewhere. This may include the
sprinkler system, landscaping,
decks, and so forth.
Please note that the placement of some items is somewhat arbitrary. For
example, “patios” could be places in “Flat Work” or “Outdoor Elements.”
The idea is not to legalistically categorize very item in your home, but
to understand the broad categories of elements and how they all work
together to form the whole!
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The Construction Sequence
The final segment of this lesson is to describe in broad terms the actual
construction sequence (next page) for a typical home. An important disclaimer is in order here. Many things including, among others, the area
of the country where it is being built, the design of the home, the availability of subs and materials, and the preference of the contractor, i.e. you,
determine the actual sequence of construction.
Here is an example of the latter. Many builders prefer to delay pouring the
driveway until the end of the project. This is to prevent damage by heavy
equipment like the drywall delivery truck, and to conserve construction
loan interest, since concrete is fairly expensive. There is a builder in Atlanta
who likes to pour his driveway as soon as the foundation is in. When you
go to his site, you are always able to stay out of the mud!
In addition, as you will discover in the lesson on planning your construction
schedule, frequently more than one construction activity can be going on
at the same time!
With all that in mind, here is a general construction sequence with a brief
explanation where terms may be unfamiliar. Again, you will get greater
detail on all of these in the lessons dealing with design decisions and later
in the lessons covering the construction superintending of your home.

1. Stake Lot
This will usually involve a surveyor who will come out and accurately drive
stakes to locate your home on the lot. They will be used by the excavators
and foundation subcontractors to guide their work.

2. Temporary Utilities
You will need to have water, electric power,
and toilet facilities available during the construction process.

3. Clear and Rough Grade
Clearing is the removal of trees and undergrowth from the actual construction site
and yard areas. Rough grading is moving
the dirt around to establish the approximate
drainage patterns, yard areas, drive and walk
levels, etc. that you hope to achieve.
Temporary Electric “Saw Service”
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1. Stake Lot
2. Temporary Utilities
3. Clear and Rough
Grade
4. Well
5. Excavate
6. Footings
7. Foundation
8. Waterproofing and
Foundation Drain
9. Sewer and Water Taps
10. Backfill
11. Slab Plumbing
12. Slab or Basement Floor
13. Framing, Windows, and
Exterior Doors
14. Exterior Siding
and Trim
15. Garage Door and
Exterior Locks
16. Back-Out Framing
17. Fireplace and Chimney
18. Stairs
19. Rough HVAC
20. Rough Plumbing
21. Roofing
22. Rough Electrical
23. Electric & Gas Meter
Set
24. Gutters and
Downspouts

25. Exterior Paint
26. Insulation
27. Temporary Heat
28. Drywall
29. Cabinets
30. Interior Doors and Trim
31. Paint and Wallpaper
32. Wood Floors
33. Counter tops
34. Vinyl and Ceramic Tile
35. Sand and Finish
Wood Floors
36. Appliances and
Special Equipment
37. Finish Electrical
38. Finish Plumbing
39. Finish HVAC & Final Heat
40. Shower doors and mirrors
41. Carpet
42. Hardware and Screens
43. Drywall Repairs
44. Clean Up
45. Final Paint
46. Final Wood Floor Finish
47. Retaining Walls
48. Walks, Drives, and Patios
49. Septic Tank and
Drain Field
50. Finish Grading and
Landscaping

Clearing a lot to make room for the new home.
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4. Well
If you are going to
have a well, you might
as well dig it up front
so that you will have
the water available for
construction.

5. Excavate
This is where a piece
of earth-moving equipment digs the hole for
your foundation, and, if
you will have one, your
basement.

Excavation for a basement home. Notice the temporary
ramp that has been constructed so that the dozer can get
down in the hole.

6. Footings
This is the structure where the house interfaces with the earth that supports it. All of the weight of the home rests on the footings.

7. Foundation
The foundation is the wall on
which the first floor rests. It may
be short - if you will have a crawl
space, or tall - if you will have a
basement.

8. Waterproofing
and Foundation
Drain

This sub is drilling a hole to pour a “caisson”
- a special type of footing used in areas with
highly active soils.

A waterproofing material or
mmbrane (or both) is applied to
the foundation walls which will
be below grade to minimize water accumulating in the basement
or in the crawl space. Foundation
drains run along the footings
and remove water accumulating
in that area.
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This is a water meter pit. One copper pipe is coming from the city supply line in the
street. The other pipe will supply the new home with water. A meter to supply billing
information to the city will connect the two.

9. Sewer and Water Taps
If you are connecting to municipal water and sewer, this is where the
pipes are laid to the house and actually connected (tapped into) the water
and sewer mains.

10. Backfill
Pushing the excavated dirt into the hole next to the foundation wall around
the house (inside and out). This is a good time to establish the necessary
drainage away from the house at the foundation wall.

11. Slab Plumbing
Any plumbing that needs to
go into the basement floor is
installed here.

12. Slab or Basement Floor
The “slab” is the concrete
basement floor. It is poured at
this point. In some parts of the
country, plans may call for a
“structural wood floor” (more
on this later). Now is when it
would be installed.

This plumbing will be beneath and poking
through a floor slab.
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13. Framing, Windows, and Exterior Doors
This is where it starts to look like a house! The floors, walls, ceiling, and
roof are the focus of this construction activity. The framer usually installs
the windows and exterior doors.

14. Exterior Siding
and Trim
Whatever you’re using - brick,
siding, stucco, etc.- here is where
it gets done.

15. Garage Door and
Exterior Locks
Some people wait until the end
to get the garage door in. But we
think having it in place creates a
good place to store materials and
equipment during construction.
Installing the exterior locks means
that the whole house is secure.

Applying a brick veneer to wood
frame construction.

16. Back-Out Framing
This is a general category that includes partition walls that have not been
installed, pillars, soffits for wall cabinets, and drywall nailers.

17. Fireplace and Chimney
A prefabricated fireplace should be installed before the roughs (below).
A prefab will have a framed chimney. A masonry fireplace and chimney
can be installed in before the brick veneer (see “Exterior Siding and Trim”
above).

18. Stairs
Get these in now so that the subs working inside can get from one floor
to the other without depending on ladders.

19. Rough HVAC
The HVAC (heating, ventilation, air conditioning) sub is the first of the
three “mechanical” subs (plumbing, electrical, HVAC) to come to the job.
He will install the duct work for your HVAC system and possibly the furnace. He comes first because the stuff he puts into the walls is the biggest
and most inflexible.
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20. Rough
Plumbing
Next comes the plumber
to install his pipes.

21. Roofing
With plumbing and
HVAC vent pipes through
the roof, the roofer can
install the roofing.

22. Rough
Electrical

This is an insulated duct board that can be cut with a
knife, which makes installation easier.

Codes call for the house
to be “dried in” before the wiring
is installed. With the exterior windows and doors in place and the
roof on, it’s time. For roughs, the
electrician will put in the boxes
(switch, outlet, and lighting) and
will pull the wires into them. Cable,
telephone, speaker wires, etc. are
also installed at this point.

23. Electric & Gas
Meter Set
You’ll need these in place to get
some heat in the house for the
drywall installation.

24. Gutters and
Downspouts

The electrician.

It’s good to get the water away
from the house as soon as possible.

25. Exterior Paint
Many surfaces on the outside need to be protected from the elements. So
you’ll want to paint as soon as is practical.
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26. Insulation
Once everything else is
in the walls and rough inspections are completed,
it’s time to insulated your
home.

27. Temporary
Heat
With the meters set
(above), the HVAC sub
can get some temporary
heat in the house. This
will be critical for getting the drywall joint
compound (mud) to dry
Insulated Basement.
in a timely fashion. The
carpet sub also needs a
warm home so that the carpet is installed at a temperature comparable to
normal living conditions.

28. Drywall
Sometimes called “Sheetrock®.” This will be “hung” (nailed or screwed
to the wall studs and ceiling joists), taped (at the joints), and “mudded”
(joint compound applied).

29. Cabinets
Base and wall

30. Interior Doors and Trim
The trim materials installed here may include the door casing, base mould,
window stool and apron, window casing, chair rail, crown mould, builtin cabinets, stair railing parts, and others.

31. Paint and Wallpaper
The first coat of paint is usually sprayed. Get it in before the hard wood
floors are installed.

32. Hardwood Floors
Now it’s time to install your hardwood floors.

33. Counter tops
Counter tops are next.
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34. Vinyl and Ceramic Tile
Vinyl floor coverings and ceramic tile are installed.

35. Sand and Finish Wood Floors
This is the first of two finishes. The last is done just before you move
in.

36. Appliances and Special Equipment
This would include all of your major appliances - washer, dryer, range,
oven, refrigerator, as well as any other special equipment you have
specified.

37. Finish Electrical
Here is where the electrician comes back
to install the switches, outlets, light fixtures, ceiling fans, door bells, etc. He will
also hook up the appliances, furnace, air
conditioner, doorbell, and so forth.

38. Finish Plumbing
The plumber will install the sinks, lavatories, toilets, and all the faucets.

39. Finish HVAC & Final
Heat
Your heating sub will install the registers
and get the furnace and air conditioning
running properly.

40. Shower doors and mirrors
Shower doors and mirrors.

41. Carpet
Now it’s starting to feel like home!

42. Hardware and screens
Typically, this is door, window, and closet hardware. Window screens.
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43. Drywall Repairs
You may need to get the drywall subcontractor back out to patch some
dings caused by the other subs’ work. This is normal.

44. Clean Up
This is the final interior clean up.

45. Final Paint
Touching up drywall repairs and so forth.

46. Final Wood Floor Finish
This should be your last inside job before moving in.

47. Retaining Walls
These outside jobs can be going on while the work proceeds inside. You
should not have these going on while the outside is being painted.

48. Walks, Drives, and Patios
You should wait until the drywall has been delivered to the home, because
the drywall truck is VERY heavy, and could damage your flat work.

A retaining wall, walk, and drive.

© 1990-2009 Joseph C. Hill

Successful Home Contracting

49. Septic Tank and Drain Field
Same as above on the timing with regard to the drywall delivery. The tank holds the waste and allows microbic action on the
solids. The drain field is where the effluent leaches into the soil.

50. Finish Grading and Landscaping
The final finished grades are established to ensure proper drainage away
from the home, and to prepare the yard for landscaping. Trees, shrubs,
grass, etc. are installed.
We hope this overview of the contracting
process, the elements of your home, and the
construction sequence have been helpful in
allowing you to get a grasp of the totality
of the project. As we have said many times,
building a home is not that difficult - if you understand the steps involved.
Knowledge is the key! You will get much more detail on each element
and step in the following lessons.

Summary

Looking Forward

Now lets get to it. If you
haven’t already done it, your
next task will be to find and
purchase your lot.

Q&A’s
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