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1. Call to Order & Roll Call

2. Administrative Actions

a. Previous Meeting Minutes – Vote

b. Monthly Invoice Log

c. Warrant – Vote

d. Feasibility Study & Total Project Budget Update

e. Project Schedule Update

3. Designer Report

a. Design Development Cost Estimate Process Overview

b. Playing Fields during Construction

4. Overview of Contingencies, Change Orders, and Errors & Omissions (time permitting)

5. Items Not Anticipated 48 Hours in Advance of Meeting

6. Public Comment

7. Next Steps

8. Adjournment



Voting Member Present Absent

Mr. Peter Angelini

Mr. Mark Bodanza

Mr. Greg Chapdelaine

Mr. Bill Charpentier

Ms. Robin Desmond

Mr. Jacob Fleming

Mr. Steven Mammone

Mayor Dean Mazzarella, Chair

Ms. Melanie Mikels

Mr. Elliot Nadeau

Ms. Jennifer Reddington

Mr. Brandon Robbins

Mr. Jeffrey Sullivan

• Seven (7) voting members are required for a quorum.
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• “Motion to approve the minutes from the Fall Brook Building Committee meeting held 
on October 14, 2025”, made by ___________, seconded by ___________.

• Discussion

• Vote

Voting Member Yea Nay Abstain Absent

Mr. Peter Angelini

Mr. Mark Bodanza

Mr. Greg Chapdelaine

Mr. Bill Charpentier

Ms. Robin Desmond

Mr. Jacob Fleming

Mr. Steven Mammone

Mayor Dean Mazzarella, Chair

Ms. Melanie Mikels

Mr. Elliot Nadeau

Ms. Jennifer Reddington

Mr. Brandon Robbins

Mr. Jeffrey Sullivan









• “Motion to approve warrant number W22FY26 in the amount of $341,161.30” made by ___________, 
seconded by __________.

• Discussion

• Vote

Voting Member Yea Nay Abstain Absent

Mr. Peter Angelini

Mr. Mark Bodanza

Mr. Greg Chapdelaine

Mr. Bill Charpentier

Ms. Robin Desmond

Mr. Jacob Fleming

Mr. Steven Mammone

Mayor Dean Mazzarella, Chair

Ms. Melanie Mikels

Mr. Elliot Nadeau

Ms. Jennifer Reddington

Mr. Brandon Robbins

Mr. Jeffrey Sullivan



Feasibility Budget:

$2,500,000

As of October 2025:

• Committed: 77%

$1,912,667

• Expended: 73%

$1,812,684

Budget Revision Request 
#4 to fund Designer 
Contract Amendment #4 
(culvert and sewer 
construction phase) 
awaiting MSBA approval



Total Project Budget:

$114,821,932

As of October 2025:

• Committed: 14%

$15,826,587

As of August 2025:

• Expended: 3%

$3,534,313
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Design Development Cost Estimating Process

• DD Cost Estimate drawings, specs, and narratives

• Two independent cost estimators
• A.M. Fogarty

• PM&C

• Each develops a cost estimate

• Meet and reconcile in an all-day meeting

• Produce revised/reconciled cost estimates
• Designer’s estimate used to compare to budget

• Value Engineering list 

• Present to FBBC for approval before submission



Southern Soccer Field
Permanently lose access 

beginning as early as summer 

2026

Northern Soccer & Baseball Field
Temporarily lose access beginning as early 

as summer 2026, regain access summer 

2030 (includes 2 growing seasons to re-

establish turf)

2030

Samoset Softball Field

MAYBE NOT NEEDED - TBD
Temporarily lose access to a portion of the 

outfield beginning as early as fall 2026, 

regain access as early as spring 2028 

(includes 2 growing seasons to re-

establish turf)

North



TEMPORARY USE OF PARKING LOT

Seeking shared use of this 

lot for Fall Brook parking 

during construction

Approximate 

Construction Zone
Summer 2026 through 

Summer 2029

Church of 

Pentecost

North
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Key Concepts

▪ Allowances = Funds intended to cover known unknowns

▪ Example: It is known that a hazardous material is installed 
behind the existing walls and must be abated, but the exact 
quantity and cost is not known.

▪ Contingencies = Funds intended to cover unknown 
unknowns

▪ Example: The building’s new sanitary sewer line is planned to 
connect to an existing municipal line understood to be in good 
condition. Once excavated, it is discovered that the existing 
municipal line is in poor condition and repairs are necessary.



Fall Brook Allowances

Escalation at Schematic Design (5.25%):

Design & Pricing Contingency at SD (10%):

Fall Brook Contingencies

Construction Contingency (5% ECC):

Owner’s Contingency (1% TPC):

Total Funds for Unknowns

Contingencies after Bid*

$ 3,910,937

$ 6,772,184

$ 4,450,000

$ 1,047,571

$ 16 million

$ 5.5 million*

*anticipated



Contingency Use

▪ Construction Contingency covers unknown construction-
related expenses

▪ Fall Brook Construction Contingency = 5% Estimated 
Construction Cost = $4,450,000

▪ Example: An underground storage tank that was not included in the 
construction documents is discovered during construction and must 
be excavated and disposed by the GC.

▪ Owner’s Contingency covers unknown project-related 
expenses

▪ Fall Brook Owner Contingency = 1% Total Project Cost = 
$1,047,571

▪ Example: The budget includes $300K for professional movers. At 
the time of bidding the market is flush with work, the lowest bid is 
$400K. The difference is +$100K.



Change Orders

▪ After the construction contract is awarded, Change Orders are the 
contractual mechanism to modify the project cost and/or project 
time.

Four Common Sources of Change Orders

▪ Errors & Omissions

▪ Unforeseen Conditions

▪ Owner changes in scope

▪ Third Party Requirements (code officials, utility companies, etc.)



Key Concepts

▪ Design is an intangible professional service, subject to 
human limitations, like the practice of medicine, law, 
aviation, and accounting.

▪ Architectural design is essentially a unique, one-of-a-
kind prototype that can never be 100 percent perfect in 
advance of construction



Standard of Care

An architect’s standard of care for errors and omissions (E&O) 
are generally considered to be within a range of 2% to 5% of the 
total construction value.

School Projects

MSBA projects commonly see designer E&O up to 2% of the total 
construction value



Owner and Architect’s Shared Responsibilities

▪ When there are design mistakes, both the architect and owner 
contribute to the correction:

▪ The designer provides design revisions to correct errors in the documents 
without receiving additional design fee

▪ The Owner pays the contractor to make the change to the building construction



Owner and Architect’s Shared Responsibilities

▪ Example:
▪ The designer included a 2’-8” wide door in the plans, but after the door is 

fabricated and installed, it is determined a 3’-0” door is required (either by code 
or to meet the program)

▪ The designer will revise the layout, coordinate the change, and issue sketches 
to the contractor for no additional design fee

▪ The owner will pay the contractor to replace the door and repair the 
surrounding construction through a Change Order. The funds will come from 
Construction Contingency.



Designer’s Liability

▪ Designers are liable for negligent errors and omissions.

▪ Negligent errors and omissions = failure to exercise the level of 
care a reasonable person would exercise under the same 
circumstances.

▪ Designers must carry professional liability insurance covering 
negligent errors and omissions and negligent acts.



Designer’s Liability

▪ Designers are liable if a design decision is proven to be 

unreasonable, when the cost of errors exceeds a significant 

percentage of construction cost, in cases where the architect 

violates a law, commits fraud, or exceeds their authority. 

▪ Liability is determined through mediation or litigation.



Key Concepts - Omissions

▪ By their nature, omissions are not in the scope of the 
project.

▪ The General Contractor has not included a cost for items 
omitted from the contract documents, i.e., the owner has 
not paid for omitted items.

▪ The owner receives a benefit when something previously 
omitted is added to the project – the legal term is called 
“betterment”



Omissions

▪ Example 1 – Orange Marker Boards:
▪ The owner directed the architect to include 2 orange marker 

boards in each classroom, but the contract documents do not 
include them.

▪ The omission is discovered before construction of the interior 
walls has begun.

▪ The General Contractor’s (GC’s) winning bid of $96,000,000 
does not include marker boards in the classrooms.

▪ The GC provides a Proposed Change Order for the added 
marker boards and associated wood blocking, no additional 
change to the project duration is needed

▪ Furnish and install 60 marker boards = $130,000

▪ Furnish and install wood blocking for 60 MBs = $50,000

▪ Markups = $20,000

▪ Proposed Change Order Total = $200,000

Note: Costs and times shown are for example only and do not represent real values or durations.



Omissions

▪ Example 1 – Orange Marker Boards Outcome:
▪ A Change Order (CO) for $200,000 is executed and the GC’s 

contract is increased to $96,200,000. The Change Order is 
funded from Construction Contingency.

▪ The MSBA may participate in the cost, unless total COs 
exceed 1% of the Total Construction Cost

▪ If the marker boards were originally included in the construction 
documents, the General Contractor’s bid would have been 
$96,200,000

▪ The cost to the owner matches the value of the betterment to 
the project

Note: Costs and times shown are for example only and do not represent real values or durations.



Key Concept - Omissions

▪ If the cost of incorporating the previously omitted item 
during construction is significantly more than it would 
have been if known sooner, the designer could be held 
liable for the incremental increase, depending on the 
circumstances



Omissions

▪ Example 2 - Striped Marker Boards:
▪ The owner directed the architect to include 2 striped marker 

boards in each classroom, but the contract documents do not 
include them.

▪ The omission is discovered before construction of the interior 
walls has begun, but the designer does not take timely action, 
and the correction is not made until months later when the 
walls are already installed



Omissions

▪ Example 2 – Striped Marker Boards (continued):
▪ The GC provides a Proposed Change Order for the added 

marker boards, associated wood blocking, selective demo and 
repair of the drywall, and requests a time extension of 2 weeks.

▪ Furnish and install 60 marker boards = $130,000

▪ Furnish and install wood blocking for 60 MBs = $50,000

▪ Selective demo of drywall = $60,000

▪ Repair of drywall = $50,000

▪ Markups = $50,000

▪ General Conditions for added time = $35,000

▪ Proposed Change Order Total = $375,000

Note: Costs and times shown are for example only and do not represent real values or durations.



Omissions

▪ Example 2 – Striped Marker Boards Outcome:
▪ A Change Order for $375,000 is executed and the GC’s 

contract is increased to $96,375,000. The Change Order is 
funded from Construction Contingency.

▪ The MSBA may participate in the cost, unless total COs 
exceed 1% of the Total Construction Cost

▪ The cost to the owner exceeds the value of the betterment 
to the project

▪ The architect would not be liable for the full $375,000 
increase in project cost.

▪ The architect could be liable for the incremental increase 
in the cost for the omission:

▪ $375,000 - $200,000 = $175,000

▪ This is a simple example, circumstances in real life are often more 
nuanced and may include mitigating factors.

Note: Costs and times shown are for example only and do not represent real values or durations.



Owner Change (not an Omission by the Designer)

▪ Example 3 – Polka Dotted Marker Boards:
▪ The school directed the architect to include 2 polka dotted 

marker boards in each classroom the contract documents 
include 2 polka dotted marker boards in the classrooms.

▪ During a construction walkthrough, the owner decides to 
replace one of the installed markerboards with a smart board 
in each classroom, which requires power and data at each 
location.

▪ The timing of owner direction is an important factor

▪ The process of design, procurement, submittals, and 
construction takes time

▪ The design team may request additional design fees for the 
added scope of design work.

▪ The GC provides a Proposed Change Order for $500,000 
and adds 4 weeks to the construction schedule.

Note: Costs and times shown are for example only and do not represent real values or durations.



Owner Change

▪ Example 3 – Polka Dotted Marker Boards Outcome:
▪ This is NOT an omission by the architect, since the change 

was initiated by the owner during the construction phase.

▪ A Change Order for $500,000 and a time extension of 4 week 
is executed and the GC’s contract is increased to 
$96,500,000 and the project schedule is extended.

▪ The OPM may request additional management fees for the 
added time.

▪ The MSBA will NOT reimburse for the cost of this owner-
initiated change in scope.

Note: Costs and times shown are for example only and do not represent real values or durations.



Key Concepts - Unforeseen & Differing Conditions

▪ Unanticipated circumstances that affect the project's 
final cost or completion time, often discovered 
during the construction phase. 

▪ Construction Contingency and Owner Contingency 
are used to fund the cost of unforeseen & differing 
conditions



Examples

▪ Subsurface problems
▪ Previously undetected underground utilities

▪ Undetected ledge

▪ Soil defects

▪ Hidden conditions
▪ black mold, hazardous building materials

▪ Differing conditions
▪ Physical aspects on site that differ materially from what is shown in the 

construction documents, such as existing service lines being in a different 
location

▪ Force majeure – when performance of the work becomes 
physically or legally impossible

▪ Unexpected changes in legislation

▪ War, terrorism, civil unrest

▪ Record bad weather

▪ Acts of God, such as natural disaster

▪ Etc.



Source: MSBA Capital Planning Project Overview Report, September 7, 2016

CM-at-Risk Design-Bid-Build

33 DBB Projects 
All Change Orders:

>10%...................1

8% to 10%...........2

6% to 8%.............1

4% to 6%.............6

2% to 4%...........14

0% to 2%.............9



33 DBB Projects 
Designer E&O:

3% to 4%.............1

2% to 3%.............3

1% to 2%...........10

0% to 1%...........18

<0%.....................1

CM-at-Risk Design-Bid-Build

Source: MSBA Capital Planning Project Overview Report, September 7, 2016



Summary

▪ All projects include Change Orders

▪ Change Orders are accounted for with contingencies

▪ Change Orders fall into these categories: 1) Errors & Omissions, 2) 
Unforeseen Conditions, 3) Owner changes in scope, 4) Third-Party 
Requirements 

▪ Design documents are never flawless

▪ Existing conditions contain unknown aspects

▪ Errors are distinct from Omissions

▪ The owner is responsible for most costs associated with a 
construction project, unless one or more parties fail to meet their 
standard of care



Questions
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• In October, LeftField merged with Cumming Group

• Cumming Group
• Project Management & Cost Management Consultancy

• Headquartered in New York with a growing footprint in Europe

• 60 offices and over 2,700 employees worldwide

• The MSBA’s Executive Director, Mary Pichetti, was informed 
and had no issues or concerns

• All contracts remain fully intact

• The Fall Brook OPM team remains unchanged

• LeftField informed the city
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• Wednesday 11/19/25

• Tuesday 12/2/25, 1:00pm

• Friday 12/5/25

• Tuesday 12/9/25, 1:00pm

• Tuesday 1/13/26, 1:00pm

FBBC 

Meeting

60% Construction Documents

- Develop drawings and 

specs

- Respond to DD comments

DD Cost Estimate Reconciliation Meeting

Special FBBC Meeting - Remote

DD submission to the MSBA

Regular FBBC Meeting

Regular FBBC Meeting

FBBC 

Meeting

Design Development

- DD Cost Estimate and 

reconciliation

- OPM and CxA design 

review

- Prepare MSBA submission

DD Cost 

Estimate 

Reconciliation

FBBC 

Meeting

Design Development 

- Transmit DD submission

60% Construction Documents

- Permitting (ConCom)

- Develop drawings and specs

DD 

Submission 

to MSBA
Special 

FBBC 

Meeting
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• “Motion to adjourn” made by ___________, seconded by ___________.

• Discussion

• Vote

Voting Member Yea Nay Abstain Absent

Mr. Peter Angelini

Mr. Mark Bodanza

Mr. Greg Chapdelaine

Mr. Bill Charpentier

Ms. Robin Desmond

Mr. Jacob Fleming

Mr. Steven Mammone

Mayor Dean Mazzarella, Chair

Ms. Melanie Mikels

Mr. Elliot Nadeau

Ms. Jennifer Reddington

Mr. Brandon Robbins

Mr. Jeffrey Sullivan
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