




July 6, 2023 

Ms. Jeanne M. Strickland 
Newton Community Development Foundation, Inc. 
425 Watertown Street, Suite#205 
Newton, MA  02458 

RE: Revised Budget Estimates 
Window Replacement, Masonry Repairs and Associated Work 
Newton Community Development Foundation, Inc.’s  
Warren House 
1600 Washington Street 
Newton, MA 
Previous Gale JN’s 835240, 837400 
Gale JN 841460 

Dear Ms. Strickland: 

As you are aware, Gale Associates, Inc. (Gale) provided the Newton Community Development Foundation, 
Inc. (NCDF) with construction budget estimates on December 9, 2022, for the above referenced project. 
These budgets were established using preliminary evaluations of the building and estimates that were 
generated based on field observations performed in 2019 and 2020.  Gale’s budget was estimated at 
$3,488,800 (2022/2023 value) and suggested a twenty percent (20%) contingency in the event that 
unforeseen conditions were encountered either as a result of the design or construction phases of the 
project.  Therefore, the recommended budget was estimated as $4,186,600. 

As discussed, NCDF is in the process of soliciting funds to assist with supporting the renovations.  As part 
of this process, NCDF has requested Gale to continue with the design documents, update the construction 
estimate, and request the assistance of local, open shop, general contractors to provide a Rough Order of 
Magnitude (ROM) budget for this project to establish more sound numbers for the joint meeting of 
Newton’s Community Preservation Committee (CPC) and Affordable Housing Trust (AHT)  scheduled on 
July 11, 2023.  A summary of the updated information and services have been presented below: 

Gale’s Services: 
To better understand the design requirements for this project, Gale performed additional evaluation and 
generated 85% design documents (technical specifications and design drawings) to establish the scope of 
work required at the project.  The 85% design documents, dated June 14, 2023, were used to provide 
more accurate quantity takeoffs related to both the window replacement and masonry repair scopes of 
work.  The basis of the design assumes that the entire project will be performed as one construction 
project in 2024, includes open shop, and establishes unit pricing based on discussion from manufacturers, 
suppliers, and contractors.  Gale’s revised construction estimate is valued at $3,400,000.  It is Gale’s 
opinion that NCDF budget an additional ten percent (10%) contingency in the event of pricing fluctuations 
due to the current economic world conditions, or should unforeseen conditions be encountered during 
construction.  Therefore, Gale’s suggested budget is estimated at $3,740,000. 
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Contractor Services: 
To aid in receiving actual contractor ROM’s, Gale forwarded the 85% design submission to two (2) general 
contractors who have provided construction operations with Gale and NCDF properties in the past.  Both 
contractors are open shop, and both were able to receive some limited assistance from their respective 
sub-contractors. 

Essex Builders; Canton, MA 
Essex Builders (Essex) provided a detailed schedule of values (SOV) that established a ROM for the 
technical specifications that were identified in Gale’s 85% design submission, as well as a detailed 
General Conditions, Requirements and Temporary Conditions SOV.  Essex requested clarifications 
on several of the design scopes of work prior to presenting their estimate based on a seven (7) 
month construction duration for 2024 mobilization.  Essex stated that due to some material 
escalation, their pricing has increased by approximately five percent (5%), and therefore provided 
a ROM range of $4,045,189 to $4,396,455.  Though it is anticipated this upper ROM range could 
accommodate NCDF’s construction contingency, it is Gale’s opinion that NCDF carry an additional 
five percent (5%) above this upper range in the event unforeseen conditions are encountered 
during the bid or construction phase.  Therefore, using Essex’ ROM values, the recommended 
construction budget is suggested at $4,616,288.  Please note that a number of qualifications were 
presented as part of Essex’ June 30, 2023, submission, and are included as reference. 

 Sugrue & Associates, Inc.; Smithfield, RI 
Sugrue & Associates, Inc. (Sugrue) provided a schedule of values similar, though not as detailed 
as Essex.  Sugrue solicited several sub-contractors to assist with generating their ROM, though 
indicated that one (1) sub-contractor was not able to provide a ROM due to the size/dimensions 
of the windows, and therefore, did not receive multiple prices for the window renovations.  
Sugrue’s schedule of values is slightly different with respect to the specifications and Essex’ 
format, in which they provided a separate line item for the demolition of each building component 
in lieu of including it with the individual technical section, as indicted in the 85% design 
submission.  Based on the values presented, there are differences between the trade services 
outlined between the two contractors.  Please note that Sugrue confirmed that the estimates are 
ROM’s only, and partially based on their past experience for some of the trade work.  They 
suggested providing the complete design package and competitively bidding the project to 
provide more sound proposal numbers.  Sugrue’s ROM budget amount is $3,600,574.  It is Gale’s 
opinion that a ten percent (10%) contingency be applied to this number as well, and therefore, 
the recommended construction budget using Sugrue’s values is suggested at $3,960,632. 
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Gale Estimate Essex Estimate Sugrue Estimate 

Window Replacement and Masonry 
Repairs 

$3,400,000 $4,045,189 to 
$4,396,455 

$3,600,574 

Recommended Budget with Contingency: $3,740,000 $4,616,288 $3,960,632 

Again, these values are estimates based on Gale’s 85% design submission and Rough Order of Magnitude 
estimates provided by two general contractors.  They should not be used for sensitive budgets.  Upon 
completion of the design documents, and NCDF’s confirmation of the funding source, it is suggested that 
the project be competitively bid for 2024 construction as to receive actual construction values. 

We trust this information serves your needs at this time.  Should you have any questions or comments, 
please do not hesitate to contact me at this office. 

Sincerely,  

Gale Associates, Inc. 

Christopher Musorofiti, RRC 
Senior Associate 

CM:cm 

CC: Gale Team (CM, KRC) 

Attachments: 
I:\841460\02 Design\letters\01 Gale Estimate 
I:\841460\02 Design\letters\02 Essex ROM 
I:\841460\02 Design\letters\03 Sugrue ROM 
I:\841460\02 Design\Submissions\2023 0614 85% ROM estimate package 

I:\841460\02 Design\letters\841460 NCDF Warren House ROM budget estimate 2023 0706.docx 



Date: July 3, 2023
Job No.: 841460 Prepared/Checked by: krc/cm File Name: I:\841460\02 Design\cost estimate\841460 Cost Estimate 2

Base Bid 10% Contingency

$423,000 $465,300

$2,977,000 $3,274,700

Estimated Construction Cost $3,400,000

Gale recommends that an additional ten (10) percent contingency be budgeted 
for in the event that unforeseen conditions are encountered during the 
construction phase.  Therefore the recommended budge is valued at

$3,740,000

Window Replacement and Masonry Repairs Construction Estimate

These estimates have been generated by various sources and may not reflect the 
actual conditions at the time of construction.  All unit cost pricing presented in 
these estimates are based on average public sector bid amounts.  Gale does not 
recommend using these numbers for sensitive budgeting.

Window Replacement , Masonry Repairs, and Associated Work at the Warren House

Window Replacement, Masonry Repairs, and Associated Work at the Warren House
Newton Community Development Foundation

Newton, MA

Window Replacement Subtotal

Project: Window Replacement, Masonry Repairs, and 
Associated Work at the Warren House

Masonry Repairs Subtotal

Gale Confidential Cost Estimate Page 1



Project Warren House - Exterior Renovations

Location Newton, MA

Date June 30, 2023

General Conditions 287,150  - 287,150   

General Requirements 141,700  - 141,700   

Temporary Conditions 48,150   - 48,150   

04 00 00 Masonry 341,625  - 375,788   

05 50 00 Misc. Metals 13,530   - 14,883   Loose lintel materials

06 10 00 Rough Carpentry 29,680   - 32,648   Window blocking

06 20 00 Finish Carpentry 57,979   - 63,777   Interior sills and jamb trims

07 22 00 Thermal Insulation 9,620   - 10,582   Insulation at headers and jambs

07 60 00 Flashing & Sheet Metal 6,039   - 6,643   Flashing materials, installed by Mason

07 92 00 Joint Sealants 25,001   - 27,501   

08 50 00 Windows 2,506,232   - 2,756,856   Removal and replacement of all windows

09 20 00 Drywall Assemblies 30,620   - 33,682   Misc. drywall patch & repair at all window openings

09 90 00 Painting 23,300   - 25,630   Paint trim and misc. drywall 

12 00 00 Window Treatments 20,100   - 22,110   Remove, store, and reinstall window shades / blinds

32 90 00 Landscaping 15,000   - 16,500   Misc. lawn repairs

1.4% General Liability Insurance 49,780   - 54,090   

2.0% Building Permit 61,575   - 67,732   Per City of Newton - $20 / $1,000 (only applied to hard costs)

7.0% Fee 256,696  - 278,980   

Payment & Performance Bond 121,412  - 132,054   GC bond and subcontractor bonds

TOTAL 4,045,189$   - 4,396,455$   

Based on (7) months of construction

Budget Schedule of Values

CSI DESIGNATION SECTION COMMENTS

AMOUNT

Rough Order of Magnitude



Warren House - Exterior Renovations 6/30/2023

Schedule Duration (months) 7

GENERAL CONDITIONS Total Cost

Project Management & Field Supervision 282,100$   

Project Manager - 1/2  Time

Assistant Project Manager - 1/2 Time

Superintendent - Full Time

Assistant Superintendent - 1/2 time

Safety Coordinator 1,050  

Procore / IT 4,000  

Subtotal 287,150  

GENERAL REQUIREMENTS

Field Expenses

Field Office Mobilization, Setup, and Rental 6,600  

Field Office Expenses 2,800  

Field Office Utilities 2,800  

Field Office Furniture, Equipment, Supplies 1,800  

Field Office Internet & Telephone 1,400  

Site Security 1,000  

Temp. First Aid / Safety 750  

Storage Trailer Rental 5,000  

Vehicle Expenses & Fuel 22,750 

Misc. Tools & Supplies 18,000 

Equipment Rental 10,500 

Submittal Expenses

Record Drawings/Close Out Materials 1,000  

Plan Reproduction 1,400  

Job Maintenance

General Laborer 36,400 

Dumpsters & Trash Chutes 19,500 

Cleaning Expenses

Final Clean 10,000 

Subtotal 141,700  

TEMPORARY CONDITIONS

Temporary Construction

Temporary Electrical 3,500  

Temporary Water 3,500  

Signage 1,000  

Temporary Toilets 5,180  

Temporary Protections / Enclosures 25,000 

Rodent Protection 770  

Fire Extinguishers 1,200  

Temporary Fencing 8,000  

Subtotal 48,150  

TOTAL 477,000$   

General Conditions, Requirements & Temp. Conditions



QUALIFICATIONS 
Warren House Renovations 

Newton, MA 
June 30, 2023 

1. Budget is BASED on the following:
a. Drawings prepared by Gale Associates dated 6/14/23.
b. Specifications prepared by Gale Associates dated 6/14/23.
c. Mutually agreed upon contract terms.
d. No retainage being held on General Conditions, Fee, Insurance, Building Permit Fees,

and Materials Purchased by Essex Builders Corp.
e. Being provided with code compliant plans and specifications.
f. Specified materials requiring advance deposits and or prepayments require funds to

be deposited with the contractor as needed.
g. Acceptance, unloading and debris of Owner provided materials / equipment will be

handled by the Owner.
h. Builder’s Risk Insurance by Owner.
i. Any costs related to utility delays, coordination issues, installation and inspections

will be by the Owner. This also includes back charges, deposits and fees associated.
j. NCDF provides access and security to the units during the time in which work is

being performed in units.
k. Batt insulation at window rough opening cavities / voids in lieu blown in.
l. Drywall scope limited to repair of existing drywall assemblies around window

openings. No added drywall coverage due to potential dimensional changes has
been figured.

2. Budget INCLUDES the following:
a. Open Shop Labor
b. Building Permit Fee
c. Full-time on-site Superintendent
d. Payment and performance bond cost. Bonds have been carried on subcontractor line

items with a value greater than $250,000.00.
e. Air and water leak testing at windows.

3. Budget EXCLUDES the following:
a. Survey, testing, removal, on-site handling, and disposal of all hazardous materials.
b. Survey, testing, removal, on-site handling, and disposal (haul off-site) all unsuitable

or contaminated soils.

c. Concealed and unforeseen conditions.
d. Third party independent testing.
e. Winter Conditions.
f. Removal and reinstallation of any MEP.FP components.
g. Moving any tenant furniture. NCDF will need to provide Essex with a clear path and

clear space around the windows in all units.
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CLEAN AND COAT EXISTING STEEL LINTELS OR ANGLES

REMOVE AND REPLACE BRICK

PERFORM CONCRETE SPALL REPAIRS

CLEAN AND COAT EXISTING REINFORCING STEEL

REPOINT MORTAR JOINT

REMOVE AND REPLACE EXISTING CUSTOM WINDOW

PERFORM CONCRETE CRACK REPAIRS

REMOVE AND REPLACE EXISTING CUSTOM CAST STONE
ELEMENTS

REMOVE AND REPLACE EXISTING FLASHING

REPAIR OR REPLACE EXISTING STEEL ANGLE

1

PHOTO 1 - VIEW OF EXISTING STEEL LINTEL PHOTO 2 - VIEW OF BRICK BELOW CAST STONE PHOTO 3 - VIEW OF PRECAST CONCRETE WINDOW  SILL PHOTO 4 - VIEW OF DETERIORATED CAST STONE MORTAR JOINT

PHOTOGRAPHIC INDICATORS

APPROXIMATE PHOTOGRAPH LOCATIONS

PHOTOGRAPHIC DOCUMENTATION NOTES

PHOTO 5 - VIEW OF EXISTING CUSTOM WINDOW AT FRONT ENTRY

SCALE: NOT TO SCALE

PHOTO 6 - VIEW OF PRECAST CONCRETE WINDOW SILL

PHOTO 7 -  VIEW OF EXISTING DEEP INSET WINDOW WITH
LOUVER

PHOTO 8 - VIEW OF EXISTING WINDOW SILL AND JAMB PHOTO 9 - VIEW OF CUSTOM CAST STONE ELEMENTS PHOTO 10 - VIEW OF CAST STONE AT LEVEL 1 WINDOW HEAD PHOTO 11 - VIEW OF EXISTING BRICK PHOTO 12 - VIEW OF EXISTING LOW ROOF AWNING AT ENTRY
DOOR

PHOTO 13 - VIEW OF RUST JACKING AT MASONRY INFILL PHOTO 14 - CLOSE-UP VIEW OF EXISTING BRICK PHOTO 15 - VIEW OF STEEL ANGLES AT INFILL ALONG BACK OF
BUILDING

PHOTO 16 - VIEW OF PRECAST STONE AT LEVEL 1 WINDOW
HEAD

PHOTO 17 - VIEW OF WINDOW SILL AT HALF-ROUND
WINDOWS

1. THE INFORMATION SHOWN ON THIS DRAWING HAS BEEN COMPILED FROM VARIOUS SOURCES, AND MAY NOT REFLECT THE ACTUAL
CONDITIONS AT THE TIME OF CONSTRUCTION.

2. PHOTOGRAPHIC INDICATORS ARE IN APPROXIMATE LOCATIONS. THEY ARE NOT INTENDED TO DEFINE THE LIMITS OF WORK.

3. THE PHOTOGRAPHS SHOWN ON THIS SHEET ARE BOTH UNIQUE AND TYPICAL CONDITIONS.  THEY ARE NOT MEANT TO BE ALL
ENCOMPASSING.

PHOTO 18 - INTERIOR VIEW OF EXISTING HALF ROUND
WINDOW AT EXISTING WOOD WINDOW SPLIT BY FLOOR

PHOTO 19 - VIEW OF ROLLER SHADES AT ANGLED FINISHES
WHERE WINDOW HEAD IS ABOVE CEILING

PHOTO 20 - INTERIOR VIEW OF EXISTING DEEP INSET WINDOW

PHOTO 21 - VIEW OF EXISTING TRIM, STOOL, AND WINDOW
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PHOTO 22 - VIEW OF EXISTING BLINDS INSTALLED ONTO
EXISTING INTERIOR
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REMOVE AND REPLACE EXISTING CONCRETE WINDOW
SILLS AT HALF-ROUND WINDOWS

REMOVE AND REPLACE WINDOW

EXISTING TRIM AND STOOL TO BE REMOVED AND
REPLACED

REMOVE EXISTING MINI BLINDS. STORE BLINDS
TEMPORARILY AND REINSTALL AFTER NEW WINDOW
INSTALLATION. REFER TO WINDOW DETAILS FOR LOCATION
OF REINSTALLED BLINDS.
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