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SECTION 1: INTRODUCTION
A schematic design is generally described to be a set of sketches or drawings along with a brief description or narrative of the project scope
of work. In the case of an Automobile Showroom Renovation, the Dealer is presented with a new image program from the Automotive
Manufacturer which includes a list of proposed finishes that are required to replace the existing finishes in the Dealer’s facility. The estimator can use previous project drawings or create sketches of the facility in order to determine the quantities of items needed to develop the
schematic design estimate.
Generally, in the schematic design stage of a project the scope of work is typically broad and loosely defined, therefore, the estimator may
choose to use the systems based UniFormat costing method rather than the item based MasterFormat 2016 costing method for creating a
schematic design estimate. The scope of work associated with the schematic design of this Automobile Showroom Renovation project can
be fairly well defined, therefore, for this paper MasterFormat 2016
will be used.
This type of renovation does not involve structural shell and civil
sections of work as the building and site improvements have been
completed. No work will be completed under the CSI divisions:
•

03 Concrete

•

04 Masonry

•

05 Metals

•

08 Openings

•

31 Earthwork

•

32 Exterior Improvements

MAIN CSI MASTERFORMAT™
DIVISION: 06 00 00, Wood, Plastics & Composites
07 00 00, Thermal & Moisture Protection
09 00 00, Finishes
10 00 00, Specialties
12 00 00, Furnishings
22 00 00, Plumbing
23 00 00, HVAC

26 00 00, Electrical
This estimate will be assembled to summarize the work required to
28 00 00, Electrical Safety & Security
replace the building’s existing interior and exterior finishes with the
Manufacturer’s image program proposed finishes, utilizing a schematic level floor plan and an elevation of the existing 5,200 square foot Showroom facility building. Estimates for two scenarios will be assembled. The first estimate is a single phased scenario where the Dealer vacates the building entirely and temporarily relocates operations to
another location in order to allow for a faster construction schedule and completion. The second estimate is a two phased scenario where
the Dealer maintains use and operation of a portion of the building during construction. Providing estimates for both scenarios will allow
the Dealer to make an informed decision regarding how the disturbance from the project impacts their business operations.
Sample plans including a phasing diagram and a finish schedule are provided in Section 8.

SECTION 2: TYPES AND METHODS OF MEASUREMENTS
The following units of measure will be used to create a quantity survey (takeoff) of the materials in the building affected by the renovation.
These units will then be incorporated into the estimate spreadsheet.
•

Lineal Foot (LNFT) – A measure of feet in a line across the ground. Used for items such as handrails, wall base, cabinetry and pipe.

•

Square Foot (SQFT) – A measurement of length in feet multiplied by width in feet. Used for items that are part of wall assemblesmasonry, windows, ceilings, flooring and painting.

•

Square Yard (SQYD) – A measurement of length in yards multiplied by width in yards. Used for items such as flooring and paving.

•

Each (EACH) – A measurement of count of items. Used for items such as doors, specialties, plumbing fixtures, HVAC equipment and
electrical fixtures or devices.

•

Lump Sum (LPSM) – Used for items such as allowances.

•

Tons (TONS) – Used for disposal of debris and steel.

Other measurements that may be used to create estimates include Cubic Yards (CUYD) for earthwork and concrete, Acre (ACRE) for
earthwork, Pounds (LBS) for ductwork, Board Feet (BDFT) for lumber, Riser (RISR) for stairs and Square (SQ) for roofing. This renovation
estimate does not utilize these measurement types.
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SECTION 3: PROJECT SPECIFIC FACTORS TO
CONSIDER
Section 3 - Specific Factors to Consider
The project will be presumed to be completed in the geographical
region of Wilmington, Delaware. This geographic region has a 2019
City Cost Index (CCI) of 104.2 according to RS Means which means
Wilmington is generally 4.2% more expensive to build in than the
national average. Additionally, since this is a private owner project the
work will be performed using open shop labor. If the project were
publicly funded, then the work would need to be completed using
state scale or Davis-Bacon wage rates which could increase the labor
cost portion of the project 20% or more.
The following presumptions will be made for preparation of the
estimate:
1. Temporary utility costs do not need to be included in the General Requirements of the estimate. These will be paid for by the
owner under existing utility services.
2. Field offices and material storage facilities do not need to be
included in the General Requirements of the estimate as the
existing building will suffice for both.
3. The general floor plan of the building remains the same therefore
no partition walls will be demolished or relocated.
4.

Exterior storefront window system and doors to remain.

5.

There will be no work in the Janitor’s or Storage Closets.

6.

Entrances and bathrooms are presumed to meet current ADA
requirements.

7.

Showroom ceiling height 14’, Offices, Sales Area and Lounge
ceiling height 10’, Restrooms ceiling height 8’.

8.

Plumbing fixture replacement with upgraded automatic touchless
faucets and flush valves.

9.

HVAC registers and diffusers replaced in kind with new.

10. Interior and exterior Electrical fixture replacement on a 1 for 1
basis with LED fixtures for energy efficiency.
11. FF&E will be furnished by the owner including Office and Sales
Area system furniture along with the reception desk and any
Manufacturer mandated displays.
12. Costs associated for the Dealer relocation in the single phase
scenario will not be addressed. It is presumed the Dealer can
relocate staff to an adjacent building on the campus.
Seasonal and weather effects on the work is anticipated to be limited
for this level of renovation. There may be some bad weather days
during construction that could affect the exterior facade demolition,
sheathing and ACM installation. However, this work should not take
as long to complete as the interior renovations so it is anticipated that
any missed time should be able to be made up without impacting the
overall schedule or requiring additional premium time for weekend
work to catch back up to the schedule.
Estimating Today • 2020 July/August

SECTION 4: OVERVIEW OF COSTS
Estimate pricing is created using RS Means On-Line Software (RS
Means). This software offers costing that is both location specific
by zip code and by pricing release quarter. This estimate will be
calculated using RS Means zip code prefix (198) for Wilmington, DE
and pricing release 2019 Quarter 3. Additionally, once an estimate
is created in RS Means the costing can be adjusted by location (Zip
Code) and updated to the current pricing quarter. This can be
particularly useful if estimating a similar project in another state where
there is unfamiliarity with local costing or considerable time has passed
between when the estimate was created and progress moves forward
on the next step of the project. The software can also be used to
track historical costs by quarter, back through the year 2007.
RS Means costing includes trade labor and material costs along with
their associated OH&P. No additional OH&P is required in the estimate at the trade contractor level.
The State of Delaware has no sales tax, therefore, no allowance for
sales tax is included in the estimate. Work in other states would
require sales tax to be incorporated into the estimate.
If a very specific material, system or finish is included in the project
scope of work, it may be best to obtain direct subcontractor or supplier pricing for these items so their costs can be properly accounted for
in the estimate. Having a good relationship with local subcontractors
is imperative as this results in their willingness to help with costing at a
preliminary or schematic stage.
This estimate will be assembled and marked up using a Modified CM
Fee (MCM) of 12% of “job costs” which is a blend of a GC and CM
type project. Job cost is defined as all costs spent directly at the jobsite. This includes all labor, equipment, materials and subcontractors.
Indirect costs such as insurance, legal, accounting, clerical, reproduction
and the office Project Manager or company Principals are included in
the MCM fee. Bonds, if required would be included independent of
the project costs.
A Schematic Design estimate should include a contingency to cover
costs due to lack of information not yet detailed. This is generally set
at a minimum of 10% to 15% of the construction costs but for this
application the costs can be fairly well defined so the contingency will
be reduced to 5%.
Schematic Design estimates can also include an escalation contingency of approximately 4% per year to capture the time delay between
design and construction. This estimate will not include an escalation
contingency as completion of design and anticipated start of construction can occur relatively quickly.
Sample single and two phase estimates are provided in Section 9.
.
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SECTION 5: SPECIAL RISK CONSIDERATIONS
Project Safety is the greatest risk for all parties when completing a renovation of an existing building that the owner may continue to occupy
while the work is being completed. The interior separation between
the owner occupied area and the work area must be substantial
enough to maintain employee and customer safety, yet movable as
the project progresses. This usually involves a stud framed, plywood
faced sectional barrier installed to 8 ft. high then closed off to the
structure above with polyethylene or tarps. Phase 1 will maintain use
of one existing Restroom, the Managers will be relocated to the Sales
Area and additional temporary sales desks will be added from Dealer
inventory. No vehicles will be displayed. A door will be incorporated
into the separation barrier near the Restroom for the code required
second means of egress exit in case of an emergency. Phase 2 will
use the renovated Restroom, the Managers will be moved back in the
renovated Offices and the sales desks will relocate to the perimeter of
the renovated Showroom. No vehicles will be displayed. The code
required egress door will be relocated near the existing exit on the opposite end of the wall. Exterior separation of the public area from the
work area will be maintained by portable temporary fencing panels.
Demolition work that breaches the building envelope must be completed and closed back with new materials the same day or a temporary security wall will be required to be erected to maintain security
of the building for the Dealer. At the schematic stage the estimator
may carry an allowance for this work in the estimate if needed. Also,
if a building shut-down is required for MEP work, it is usually scheduled
for hours the building is closed, therefore any premium time must be
accounted for in the estimate. Neither of these two items are anticipated with this project scope of work at this point.
The possibility of impacting asbestos containing material must be
considered in renovations of existing buildings. It is always prudent for
the owner and contractor to test for asbestos prior to construction
starting so the schedule is not delayed due to uncovering asbestos
containing material. Some municipalities including Wilmington require
testing be completed on all commercial projects before issuing a building permit. Asbestos testing has been included in this estimate.
Building and energy code compliance can affect renovation work.
Enlarging bathrooms, corridors and entrances to meet ADA requirements may take up space that was previously dedicated to other uses.
Energy code requirements may require additional insulation be included in the exterior envelope. This may potentially affect exterior wall
and roof thickness resulting in adjustments required on exterior doors
and windows, increased perimeter parapet heights and the possibility
of raising rooftop HVAC equipment due the additional insulation thickness. These are not anticipated to affect this project scope of work at
this point.
Lastly, it is imperative to review the proposed phasing plan for any
multi-phased project with building code officials. This should occur
during planning and permitting in order to include requirements the
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code officials may add to the scope of work. This will make inspections and/or partial or temporary C of O issuances go smoothly.

SECTION 6: RATIOS AND ANALYSIS
Schematic Design cost estimates should be compared to historical
data, past projects and recent bids on a unit cost basis per square
foot to confirm the estimate is reasonable for both the overall cost
and division costs. This comparison provides valuable information to
confirm whether or not the estimate is costing out similar to other
projects and, allows the design team to identify divisions that may need
adjustment if the cost per square foot seems too high or too low.
This information is presented in the right most column of the sample
estimate spreadsheets.
The single and two phased scenario cost estimates provide the Dealer
with the data necessary to make an informed decision regarding how
the construction duration impacts their business operations. The two
phased estimate scenario is approximately 8% greater in cost than
the single phase estimate due to a longer duration project schedule.
The two phased estimate scenario increases general conditions which
include supervision hours, equipment rental, temporary toilets, etc.,
along with adding both the labor hours and material costs associated
with installing, relocating and demolishing the temporary barrier wall
separating the work area from the Dealer’s business operations. Subcontractor costs increase on an average of 5% to cover re-mobilization
for two phases. Material costs and work associated with the exterior
portion of the renovation are not affected by phasing.
This example is a relatively standard renovation project. As the project
size and complexity grows to include substantial changes occurring in
the building or additions being constructed on the building, the cost
and time difference between a single phase and two or more phases
can grow dramatically.

SECTION 7: MISCELLANEOUS
An estimate can only be as good as the information provided to
the estimator. It is the responsibility of the estimator to identify as
many “gaps” in the scope of work as possible and include reasonable
costs or allowances for these items in the estimate. The goal of the
schematic design estimate is to provide an accurate and informative
estimate to the Dealer. This in turn, will allow the Dealer to decide
if the project will be financially feasible and beneficial to itself, the
Manufacturer and Customer, thus warranting the decision to move
forward to the design development documentation phase of the project. An estimate that is too high may cause the Dealer to reduce the
scope of the project which would not provide the anticipated results
or complete cancellation of the project. An estimate that is too low
could have potentially much worse ramifications by causing the Dealer
to make similar adjustments after the project has been completely designed, approved by the Manufacturer, reviewed by governing agencies
and bid, thus causing the Dealer to possibly seek additional funding for
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the un-anticipated costs or pay fees associated with re-design to reduce the scope of work back within budget and have the project approved
by all parties again.

SECTION 8: SAMPLE SKETCH
Floor plan, exterior elevation, phasing line plan and finish schedule:
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TYPICAL ROOM FINISH SCHEDULE
ROOM NAME

FLOOR

BASE

WALL

CEILING

SHOWROOM

PT1

PT1

P1

ACT1

MANAGER

C1

VB1

P2

ACT1

F&I OFFICE

C1

VB1

P2

ACT1

SALES AREA

C1

VB1

P1

ACT1

CUSTOMER LOUNGE

PT1

PT1

P1

ACT1

WOMENS RESTROOM

PT2

PT1

ACT2

MENS RESTROOM

PT2

PT1

ACT2

SHOWROOM AND SALES

MATERIALS AND FINISHES
LOCATION

COLOR SPECIFICATION

DESCRIPTION

SHOWROOM
FASCIA

FINISH COLOR "AAAA"

ALUMINUM
COMPOSITE
MATERIAL

EP1

EXTERIOR WALLS

PAINT COLOR "XXXX"

EXTERIOR GRADE
PAINT

SF1

SHOWROOM
WINDOWS

EXISTING

EXISTING

SHOWROOM
FLOOR

24"x 24" STYLE "PPPP"

PORCELAIN TILE

12"x 12" STYLE "RRRR"

PORCELAIN TILE

OFFICE FLOORS

STYLE "SSSS" COLOR "CCCC"

CARPET TILE

PT1

SHOWROOM
FLOOR

3"x 24" STYLE "PPPP"

PORCELAIN TILE

VB1

OFFICE FLOORS

4" HIGH COLOR "BBBB"

RUBBER BASE

SHOWROOM
WALLS

PAINT COLOR "WWWW"

INTERIOR GRADE
PAINT

12"x 12" STYLE "PPPP"

PORCELAIN TILE

24"x 24" STYLE "TTTT"

3/4" TEGULAR

24"x 48" STYLE "FFFF"

3/4" FLAT

EXTERIOR
ACM1

FLOOR
PT1
PT2
C1

RESTROOM
FLOORS

BASE

WALL
P1
PT1

RESTROOM
WALLS

CEILING
ACT1
ACT2
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SHOWROOM &
OFFICE CEILING
RESTROOM
CEILING
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SECTION 9: SAMPLE TAKE-OFF AND PRICING SHEETS
One and two phase scenario estimates:
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SECTION 10: REFERENCES
•
•
•

Masterformat 2016 – www.csiresources.org/standards/overview
RSMeans Online Software – www.rsmeansonline.com
Wikipedia – www.wikipedia.org
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