Final cost of house

April 8, 2009

Arne Henden
In the document below, “we” refers to Linda and Arne Henden. 

The original estimate from Brian Weissman/Daniel Construction was for $155,090.  This quote did not include: finish carpentry, painting, allowances, and HVAC.  We expected the basic remodel (construction, finish carpentry, and minimal allowances) to come in around $200K by reusing the existing HVAC system.  We were willing to pay the remainder of the cost in order to upgrade appliances/cabinets/etc. to a level that we thought would be suitable for future Directors.  We roughly estimated that this additional would be about $50K.

In fact, Daniel Construction did charge $155K for the items that they agreed to perform in the original quote.  However, there was $115,294 of additional work performed by them that included the finish carpentry, a new air conditioning system and a few of the allowances for fixtures.  The total paid to Daniel Construction, including the original bid and these additions, was $270,384.  Total additional paid by AAVSO, mostly for allowance items, was $32,880.  Total additional paid by us personally, mostly for allowance items, was $13,191, for a final house cost of $316,455. This is considerably above the $250K estimate above.  While we feel responsible for any extra cost due to options we wanted to add, we feel that any cost that was a requirement for the basic remodel is also an AAVSO expense. We asked Council if they would be willing to increase their share to help cover these items.

According to Motion 13 of the Spring 2008 council meeting, Council would pay $200,000 of the renovation total, as long as the Director also agreed to a two-year salary freeze. According to Motion 19 of the Fall 2008 Council meeting, Council would match up to an additional $22,500 if we could show where unanticipated expenses were incurred.

Given below is a partial itemization of where these extra expenses came from, sufficient to cover the $45,000 figure above the base $200K that would be necessary to trigger the $22,500 payment from the AAVSO.  Another document on the Council webpage called “Actual Expenses” lists these items and more in a different format and without detailed description.

Utility and building separation requirements:

The inspectors required that we separate all utilities from the office and the house, and further required that we separate the two spaces with 2-hour fire doors and walls rather than the 90-minute fire-rating that the architects quoted.  They were hesitant to even permit doors between the office and the house, primarily concerned with possible resale at a later time, but also because residence and office uses are quite different and have different code requirements.  For example, you can use plastic pipe for sewer connections in residential construction, but it must be cast iron for office.  This utility and use separation, plus code requirement work, resulted in the following additional expenses:

1) New electrical service.  This separates the house from the office for billing purposes, and also provides 240V single-phase service (the office is 208V three phase, which de-rates all appliances and electrical heaters).  Electrician expenses were $2,900.  The plumber also had to reroute a hot-water heating pipe in the electrical room away from the service panel for code requirements: $782.  Total electrical service additions were $3,682.

2) Separation of water and sewer connections.  The upstairs office bathrooms had water service from the house.  New pipe extension from the office water supply and an on-demand water heater were required to separate these.  The inspector was willing to overlook the sewer connection from these bathrooms to the house since the cost to reroute sewer to the office (by the office kitchen) was prohibitive.  However, they did require that this portion of the sewer was cast iron.  A pipe (from a Sky and Telescope photo lab in the office) that drained into the house sewer system had to be capped.  New drain work was $890; new water line and heater were $1,800, for a total of $2,690.

3) Separation of gas service.  This required a new exterior gas meter and charges by the gas company for connection.  An additional requirement was to remove a gas pipe from the first floor walkway between the house kitchen and the office for code purposes.  Plumbing cost $1,541.  NSTAR charged $3,514.04 for their part of the hookup, for a total gas service cost of $5,055.04.

4) Installation of fire doors, and additional fire-rated drywall between office and house.  Two fire doors were required at a total cost of $900.  Extra fire-rated drywall was $200.  Labor for installation was $2,000, for a total of $3,100.

5) Videotaping and cleaning of the sewer line.  In order for the inspector to sign off on the sewer, it had to be videotaped twice and cleaned: $303 + 480 for $783.

6) Bedroom egress requirements.  Code requires certain sizes and floor heights of windows for egress in case of emergency.  The second bedroom and the guest suite did not meet these requirements, and we had to add new windows.  $800 for the windows, $800 for installation, total $1600.
7) The stair railing between the first and second floors was not part of the quote, and was required for code.  Also required was a railing to the basement and for the stairway from the kitchen to the office. $1,350 labor, $700 material, for a total $2,050.

8) Security and fire monitoring systems.  The city requires smoke and heat sensors in residential construction and heat only in office buildings.  In addition, since the two spaces are used independently of one another, the previous security system did not have enough expansion capacity to handle the house as a separate entity.  The security company added a new controller and rewired the house and office, including additional sensors in the office archive area to provide increased security.  The installation charge was $9,925.  In addition, the company had to interface with the City of Cambridge to turn off the system during several occasions when construction was occurring.  This was another $718.50, for a total security system cost of $10,643.50.

Total code and utility charges were $29,603.50.

Heating and air-conditioning

The contractor installed a new heat zone of fin-tube baseboard heat in guest suite.  This was not included in the original quote.  $2,830.

The existing air conditioner in the house was 30 years old.  In order to make space for the new deck, the outside condenser unit needed to be moved. While the contractor considered just rerouting the coolant supply lines and re-using the existing system, it was their recommendation to replace the old air conditioning system with a new unit with full warranty and better efficiency. The A/C work also included new ductwork for all rooms including the kitchen, and for a duct to the guest suite. $11,765.

Total heating and air-conditioning additions were $14,595.

Additional work

During construction, the thermocouple in the furnace failed and was replaced for $190.

We decided that the original house interior doors needed to be replaced as they were more abused by years of office use than we had realized.  We picked inexpensive solid-core doors that were then painted. $1,451 parts, $1,200 labor, for a total of $2,651.

The electrical wiring had to be totally replaced rather than reused, as it did not have sufficient outlets nor circuits to meet current code.  This necessitated the removal of the living and dining room ceilings and replacement. $700 demolition, $890 plaster, $1,000 for blueboard and installation, for a total of $2,590.

The chimney and fireplaces were a source of problems.  There were water leaks of unknown origin that Sky and Telescope handled by placing pails in the fireplaces (basement and first floor).  Neither fireplace met current code. Rather than trying to bring these systems up to code, we closed off the exit flues for both fireplaces and bricked them in.  In addition, the first floor fireplace was covered with drywall.  One vent had to remain in the chimney as it was the furnace vent, so we needed to re-mortar brick at the top of the chimney and add a chimney vent cover.  Total cost of this repair was $4,000.

The rafters in the roof were 2x8 and were not even properly installed in their hangers.  This was one of those things you can’t see until demolition has occurred.  Since the roof is flat, and has a parapet so that snow is trapped on the roof, we felt it crucial to strengthen the roof. The contractor sistered 2x10 rafters to the existing rafters, and added an emergency drain and downspout to the roof so that rainwater and snow melt overflow would be diverted off of the roof rather than add extra weight.  Likewise, the kitchen joists needed to be strengthened to provide good support for the bathroom immediately above the kitchen.  Total cost of these repairs was $5,000.

Added building permit cost.  Since the cost of the remodel was increased, the city requires additional permit fees of $950.

Total of these additional work items related to the base remodel is $15,381.

Donations by the Hendens

I’ve included on the council page a painting quote ($18,800) that we received for the house.  This was before the first-floor ceiling replacement was added and so is an underestimate of what it would have cost to have a contractor paint the house.  This cost is not included anywhere and the painting performed by the Hendens is a donation to the project.

We also built all of the racks and shelves in the master bedroom and second bedroom closets and cabinets for the laundry area; did concrete patching and leak prevention; painted portions of the exterior to remove peeling paint, supervised the construction and did most of the daily cleanup, etc.  Hendens also supplied all furniture, the TV, window treatments, linens, etc. for the guest suite.

Bottom Line

Listed above are additions totaling $59,579.  This is in excess of the $45,000 needed by Motion 19, and so meets the requirements of that motion.

This means that the AAVSO will pay $225,000 towards the remodel of 47 Bay State Road, and the Hendens will pay $91,455.  We contributed $58,000 during calendar year 2008, and will contribute the remaining $33,455 within the next month.

