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This book is dedicated to anyone who has the courage to dream of improving their home and then picks up a hammer to get the thing started
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Introduction




Our homes are so much more than physical spaces. They bring us comfort. They are places where we create memories. They are a way to connect with our families and others when we invite them into our world. They give us a sense of self and the biggest opportunity we have to express ourselves. Naturally, we all dream of having a home or what it could one day be. For many people it takes a lifetime of hard work to have one. So, whether you are buying one, already own one, or even if you’re renting, you deserve to create a truly special place to call home.

For us, home is one of the most important things in our lives. We love it—and that’s likely because we created every inch of it. We dreamed up each space and then built our dreams. We are deeply connected to it because it contains so much of us. That’s also why we set out on a journey to help other people build their homes: Because building a home proactively creates memories (you’ll be talking about that renovation for years to come, believe us) and can be the ultimate expression of self. It all sounds very cliché, yes, but we understand that when you renovate a home, you’re putting a lot of yourself into it. Not to mention spending all of your money, so you should love it!

Think about your kitchen: Obviously, you need a stove and a fridge, but that’s not what most of our clients say when they describe the kitchen of their dreams, and it’s not what we first thought about when we set out to build ours. We wanted our kitchen to be a social place. A gathering place for us, our friends, and our family to enjoy each other’s company and to connect. That’s the first thing our clients say too. Only after that do we talk about the stove and the fridge.

After dreaming and saving for years, we were finally able to purchase our first home together. We knew that we couldn’t afford to buy a home that was move-in ready, and truth be told, we didn’t want to! We desperately wanted to pour our heart, soul, blood, and tears into creating a place that would truly be our home. So that’s our first piece of advice: Before you start picking tile and paint colors, spend a few minutes thinking about what you want your home to mean to you.

So that leads us to why you’re reading this book. You’re setting out on the journey of a lifetime to create what could possibly be the most important thing in your life: your home. You’ve got to get it right, but you’ve never done it before (or maybe just once), so how in the wild world are you going to do it? Seriously. The details. You need them. And we’re going to give them to you.

Is it scary? Yes. Is it fun? Yes. Is it rewarding? Absolutely. Will you do it again? You’ll definitely tell yourself you won’t (but you might). But buckle up, because we’re going for a ride. Bring a pencil and a whole lot of Post-its to mark some pages. We sincerely know that we can help you create a home you’ll love.







About Us




We didn’t intend to become the go-to renovation team for historic Brooklyn brownstones. We weren’t setting out to be featured in design publications or even on renovation TV shows. We had no idea that we would have fans around the world looking to us not only for inspiration but also to help them figure out how to renovate their kitchens and bathrooms. We didn’t know we would hold so many people’s hands through buying a fixer-upper, understanding the process and costs, and designing and building their homes. But here we are, and we’re now hungry to share more.

We both had experience in real estate and design in different ways. Barry dreamed of being an architect and even made it halfway through architecture school before life had other plans for him. Instead, he found a passion for real estate, and after buying his first small one-bedroom apartment, he renovated and sold it. After doing that a few more times over a decade, he figured out how to design and build a space other people would enjoy. Jordan has always been creative, attending film school and then becoming a baker, which led him to helping design and build bakeries and ice cream shops. But even that experience didn’t give us a clue for what was to come.

We started our home-building journey together several years ago when we bought our beat-up old (1890) Brooklyn brownstone. She had been carved up into so many different versions of a home over the years that there were (and still are) scars to show for it. By that point, we had spent nearly a year looking for the right home to restore and had developed a deeper understanding of what we wanted. We had bounced around from house to house in the sweltering New York summer, battling crowds at open houses and feeling the pressure to compete for each one. When we walked into the place that would become our home, we saw past the layers of paint, decaying plaster, and carved-up layout and had no doubt that this was the house for us. We were thrilled to restore her to her former glory as a loved home.

As we planned our renovation, we noticed that there was a lack of information about restoring and renovating an old house. This was unlike any other project we have ever taken on in both scope and scale, and we knew we needed help. Some of the best advice we were able to find was on other creative blogs, so we decided to share our experiences as well, and that’s how the Brownstone Boys blog came to be. Shortly after the launch, we were asked to write for Brownstoner.com, where we still contribute a regular series. Since then, our blog and social media have become a resource for anyone who is embarking on a renovation journey of their own.
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Eventually some people who reached out to us seemed to really need help with their renovation projects. We thought hard about it and worked up the courage to ask someone, “Would you like us to help you with it?” and just like that we had our first client. That quickly led to a second, then a third, and eventually we knew it was time to quit our day jobs. We have been so fortunate to be able to inspire others to tackle renovation and restoration projects big and small, and we pinch ourselves every day that it is now our career.

Fast-forward to today, and we have gone from first-time historic home renovators desperately seeking any info on how to do it to not only providing that info for others but also helping dozens of young families design and build their dream homes. We love creating beautiful spaces! And we love finding ways to renovate on a budget! Most of all, we are thrilled to help people create something as important as their home. That’s why we decided to write this book: not only to inspire you to tackle design and renovation projects big and small but also to hold your hand as you do it.
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The dreamy dark tones in the sofa and woodwork are contrasted with plenty of natural light from the windows. Two antique mirrors add depth and make this cozy room feel spacious.








PART I
Getting Started




01 Buying a Fixer-Upper

02 Let the Renovation Begin

03 Develop a Design
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Our living room didn’t always look this open or bright, but with a fixer-upper, you can unveil and elevate existing features, like the original wood window and door moulding.








01
Buying a Fixer-Upper
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Older homes can have so much character. Even in this one shot, you’ll see historic woodwork, wall accents, an original stair post, and antique vent grates.






The rest of the chapters in this book will walk you through designing and renovating every part of your home. But we are dedicating this first chapter to those of you who are interested in or intent on buying a fixer-upper.

Most of our clients reach out to us when they decide that the only way to create a home that’s truly theirs—exactly what they want in every way—while still keeping everything in budget is to find a house that needs love. (Sometimes tough love.) So we thought we would start here. If you are spending your weekends scouring the real estate listings and looking at houses that need their fair share of attention, then you might have found that choosing the right one to renovate is just as important as how you renovate it. How do you know if a house can be your dream home when it’s finished? How much work is too much? Is the purchase price plus the cost of the renovation in your budget? Which professionals should you bring to look at the house for an opinion on scope and cost? We find that most people have a lot of questions about the process, and one of the biggest is whether they should renovate or buy a move-in-ready home. Let’s take each question one at a time.





Should you buy a fixer-upper and pour your heart and soul into a renovation—or just buy a move-in-ready home?


That’s the big question, but we’ll make it easy for you. If you bought this book and are reading this now, then you should probably renovate! Some people have the desire to create something that they can call their own. They care greatly about all the details, and they want to take part in the process. If that’s you (heck, you already bought a book about it!), then you might not ever be satisfied with all of the details someone else chose, possibly years ago, or even worse for some of us, things a developer chose! (Scream and wince here.)

As we’re sure you already know, there is a whole lot more to it! Yes, creating your own home can be one of the most meaningful things you’ll do in your life, and you’ll tell stories (good and bad) for years, but there will be stress and anxiety and as many low points as high points along the way, so you should know what you are getting into.

Overall the most important thing is that you have to be motivated to do it. You need to have at least a little bit of a burning desire to create this masterpiece you’ve been dreaming of. Just like anything that takes time and is hard, to go through the entire process you must want to do it! And that brings us back to the fact that you picked up this book. So congrats on taking a very big step in what will be an exciting journey!
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Before
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After

In this fixer-upper, we focused on the core elements of this original room: natural light and a beautiful fireplace, to envision how we could renovate the space.
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Here, we have two different tones in the original woodwork, providing a subtle contrast. When restoring them we left them that way to emphasize the detail in both designs.





Pros and Cons of Buying a Fixer-Upper

THE GOOD


	Customizing every fixture, finish, and detail in your home.

	Having a home that truly reflects who you are.

	Having a very special connection to your home as you’ll be intimately familiar with every detail, with stories to tell about how it got to where it is.

	Potentially getting a much nicer house: bigger, better, preferred location, and more custom at a lower cost.

	Creating a layout that’s cohesive with your lifestyle.

	Experiencing the once-in-a-lifetime opportunity to renovate a house. (But never say never! You may want to do it again.)

	Creating value in your home that you can use in several ways, such as reselling it for a profit, pulling out equity, or creating a family heirloom to pass down to the generations!



THE BAD


	It can be a stressful experience dealing with surprises, working with contractors, ordering materials, and making mistakes along the way.

	It will be months before you can move in—or, if you choose to move in during the renovation, you’ll be living in a construction site.

	It can be time-consuming going through the process of building the design, choosing the finishes, working with the construction crews, and troubleshooting along the way.

	You have to be up for surprises, twists, and turns, many of which are expensive and time-consuming.

	You will likely need to make compromises.









How do you know if a house can be your dream home when it’s finished?


What you view as your dream home is up to you! It’s your dream. It can be overwhelming comparing properties. Each will have pros and cons. None of the houses you see will tick every box. The trick is to find the one that ticks the most boxes of your top priorities. So make a list! Here is a list of ten potential priorities, in no particular order because it’s up to you to sort them or to add others to the list.


	A preferred neighborhood

	Walking distance to restaurants, cafes, and bars

	Outdoor space

	Historic original features

	Amount of square footage (if you’re not open to adding on)

	Type of house (brick, wood, brownstone, etc.)

	Style of house (historic, Victorian, craftsman, ranch, Cape Cod, bungalow, modern, etc.)

	Number of bedrooms and/or bathrooms (unless you have enough square footage to add additional rooms, or you’re up for building on to the home)

	Scope of project. Some houses are huge projects, others need a lighter touch. Are you okay tackling a huge one, or would you rather just do some cosmetic upgrades and move in?

	Budget. The larger and more expensive the renovation, the lower the purchase price will need to be.



There are so many more possibilities, so you should also think hard about the top priority or priorities specific to you. For instance, we wanted a historic Brooklyn brownstone. There are a lot of houses around that are not brownstones, but it’s been our dream to restore one for years. So that was our priority, and everything else moved down in the list.

The last two items on the list above are big ones. So let’s now talk more about those.
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This old junk shop was a former carriage house! We had to stretch our imagination to rethink this entire property. See how it turned out on pages 200–201.






HOW MUCH WORK IS TOO MUCH?


This goes hand in hand with the next question. The three factors you need to consider when evaluating the scope of a project are money, time, and motivation.


	
Money. First, consider what your all-in budget is, then think about how much of that budget you want or are willing to spend on renovation. If you look at a house that’s close to the top of your budget and it needs a total gut renovation, it might not be the house for you. If you see a house that’s perfect except for the kitchen and it’s close to the top of your budget, it might be a contender. The bigger the renovation is, the more money you’ll need to reserve, which requires a lower purchase price.


	
Time. One of the things you need to think about is how much time you are willing to wait before moving in or, if you are planning on renovating while living there (may the force be with you), how long you are willing to live in a construction site. The bigger the project, the longer it will take. Many people spend a year working on a full gut renovation, while the cosmetic upgrade to a kitchen as mentioned above might be only a couple of months and easier (yet still inconvenient) to live through.


	
Motivation. Renovating a house can be a lot of fun! We love it and can’t get enough. You might even find your inner designer along the way, as we did. But you have to be prepared for twists, turns, ups, downs, lows, and highs. We always tell our clients it is a roller- coaster ride. There are moments of excitement, moments of despair, moments of relief, and moments of joy. You’ll cry. You’ll laugh. You might beat your head against a wall. Daily. So consider how much you are up for it emotionally!




What are the factors that tell you how big a project is? When we initially look at a house, one of the first things we notice is not necessarily how awful it might look but rather how close the configuration is to what we want. If the kitchen is in the wrong place, walls need to move, bathrooms relocated, bedrooms reconfigured, and we have a full gut renovation on our hands no matter how good or bad the house looks. That many configuration changes will likely require almost all new plumbing, electrical, flooring, and other details. If all of the rooms are in the right places, then we’ll look at the condition of the flooring, electrical, plumbing, and plaster.

We work mostly in historical homes built in the late 1800s; many times even if the original floors are in decent shape, years of settling have caused them to slant in every direction. That immediately tells us that not only do these floors need to come up so that we can level everything, install new subfloor, and put in new flooring, but also there will be a lot of fallout from that work. For instance, much if not all of the trim and doors will need to be replaced or removed and reinstalled (as the height of the floors is adjusted). It’s a big job. (See chapter 9.)

Plumbing, electrical, and HVAC (heating, ventilation, and air-conditioning) are your other big-ticket items. Look at the main electrical panel. Does it look older than about fifteen years? If so, there have likely been dozens of electrical code upgrades since, and when an electrician starts doing any work, everything will need to be brought up to code. Even if the electrical has been upgraded, it is likely a hodgepodge of old and new and won’t fly when inspected. Also, almost none of our projects have air-conditioning built into the home. So we know HVAC will need to be added, and—surprise—integrating that into an old home comes with a lot of additional electrical, plumbing, and building work.




IS THE PURCHASE PRICE PLUS THE COST OF THE RENOVATION IN YOUR BUDGET?

We have already started to discuss this. It’s a sliding scale. What is your all-in budget? Basically how much do you have to spend even if you stretch yourself to your max? The closer the asking price (or what you feel it will sell for … it could be higher or lower) of the house is to your all-in budget, the less you’ll have for renovations. Hopefully, houses that need more work will be priced less. So that leads us to a very important thing to note: Watch out for the “lipstick on a pig” out there. Savvy real estate agents can come in and clean things up enough to fool the average buyer into getting a better impression of the home than they should. Fresh paint on the walls could be hiding cracking plaster, clever staging with beautiful furniture can distract you from the condition of the house, new light fixtures might make you feel like it has an updated electrical system, and cleaned-up mechanicals (boiler, hot water heater) might disguise their age, but in reality the home needs all new mechanicals, a full electrical upgrade, extensive plaster repairs, walls and rooms relocated, new floors, a new roof, and a brand-new kitchen and bathrooms. Many buyers walk into those spaces and feel much better about it versus the house they just saw that has old, gross carpet that smells like cat pee, peeling paint, and decaying mechanicals. But both of these homes could need the same amount of work to transform them into your dream home; there is no cost savings during the renovation for the cleaner house when that much work needs to be done. If they are charging more for it, then you might do better with the uglier, smellier one and the lower price tag. It can be tough to spot these “lipstick on a pig” houses, but if we see fresh paint in a house that obviously needs a ton of work, light fixtures that don’t seem like they belong, or other signs of quick upgrades, we should ask some questions about any recently done work. One of our most memorable examples of this is a house we saw that had a very freshly painted cellar floor. It was so spotless we felt like we needed to take our shoes off to walk on it, while the rest of the house hadn’t been touched in years. It turns out they did a quick paint job before the open house and were hiding a very bad flooding issue that had been a consistent problem.

So we are sure you’re still wondering, “How do I know how much the renovation will cost?!” We’ve got you in the next chapter!






Who should you bring with you to view the property?

For our clients, us! We often look at potential fixer-uppers with our clients to determine the cost and scope of a property. But if we’re not available, you can also bring a local architect or general contractor. There are even design-build firms that do it all! But you probably won’t be able to enlist any of these folks to come around and look at every house with you, so you’ll need to do a first pass on your own to try to understand the scope and cost of the work, which is what we’ll help you with in the next chapter. If you determine that the home is indeed a possibility, then you can go back to a second showing with the professional of your choice. We recommend choosing that person so they’re ready to go, because real estate markets can be competitive, and securing the home may happen very quickly.


THINK OUTSIDE THE BOX

This can be fun! There may be properties out there that at first glance look like they might not be contenders, but if you keep an open mind, you could find something that can be more uniquely yours than you ever thought possible. What might look too small could potentially be made bigger (depending on local building ordinances); what is ugly can be made beautiful; what is decaying can be restored, heck … you can even tear the place down and start over!

You might even be able to find a home that needs love and is not on the market. If you see a house that looks vacant in a neighborhood you are targeting and you think it has potential, pull over and explore. If you’re brave enough, knock on a neighbor’s door and ask them if they know who owns it. Or just get the address and look it up in your city’s property records. You may be able to get a hold of the owner, who might take you up on your offer to buy it. If you are able to find a house that’s not on the market, you’ll have less (or no) competition from other buyers, and you can avoid brokers’ fees.
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While we were a bit terrified of the stained, crumbling floor, we were mesmerized by the stunning skylight in this old carriage house.




Finally—don’t forget to have fun out there! Shopping for a house to renovate can seem overwhelming, but the good news is that, in theory, anything is possible. You can cosmetically upgrade kitchens and bathrooms. You can add rooms or floors to a house. You can redo all of the mechanicals. You can add air-conditioning. You can excavate the cellar to create more living spaces. You can create a roof deck. You can blow a huge hole in the back of the house and put in a moving glass wall to have the indoor/outdoor lifestyle of your dreams. Anything can be done; it just all depends on your budget and how long you are willing to wait to realize the result. Maybe it’s because we are totally comfortable embarking on a full gut renovation, but we would be inclined to get the house in the worst condition at the lowest cost so that we can put in all of the features we want.






Budget Breakdown

When it comes to house shopping, the best way to keep the budget in check is to know where you are willing to make some compromises. If you aren’t willing to make any compromises, then you’ll pay top dollar for your house. If it has to be in the best neighborhood, in perfect shape, and move-in ready, and it ticks all the boxes and then some, chances are lots of other people think the same thing, as well as the sellers. On the other hand, if you’re willing to find a place that needs love (perhaps a lot), is not quite in the perfect neighborhood, and will take some time to make it beautiful, then you will get more house for less money. Here are our top compromises to consider to keep the purchase price of your house down:


	Look for a house that needs work. You’ve probably heard about getting the ugliest house in the best neighborhood.

	Look for a house that’s perhaps just outside of your target neighborhood or in a completely different one that might have the potential to be your new favorite.

	Be willing to wait to get the house of your dreams. It might not be move-in ready, but in a few quick months or even a year, it can be the perfect house.

	Consider buying a house that might be too small but can be added on to.

	Keep an open mind that anything can be changed, from the layout, the facade and curb appeal, the square footage, and, of course, all the fixtures and finishes.






Recipe for Buying a Fixer-Upper


	Make a list of your priorities and rank them in order from highest to lowest.

	Search listings, find an agent who has done or specializes in hunting for fixer-uppers, and keep an eye out for properties that are not on the market.

	Look at the house to assess if it has potential to meet your top priorities, remembering that it may not fulfill every one of them. As long as it satisfies the most important ones (or has the potential to), it could be a contender.

	Try to get an understanding of scope and cost of the work that you want to do (see chapter 2 for more information on budgeting).

	Look out for “lipstick on a pig” listings and try to understand the amount of work a house really needs to help you decide whether one in slightly better condition with a higher price tag is worth it.

	Analyze the cost of the renovation along with what you anticipate being the sales cost to see if it meets your all-in budget.

	Look at comparable homes that have recently sold in the area to make sure that your purchase cost plus renovation budget isn’t drastically more than what it could potentially sell for.

	If your analysis confirms that the home could work for you, schedule a second showing with a professional (architect, general contractor, designer, or design-build firm—or a Brownstone Boy!) to confirm your general cost estimate.

	Make an offer and buy a house!



What You’ll Need


	Patience!

	Chapter 2 of this book to help you estimate the renovation cost

	An architect, general contractor, designer, or design-build professional on hand

	That list of your priorities

	A calculator and phone/camera to take pictures and videos of the houses you view so that you remember the condition and details
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It’s all about the juxtaposition of black and white in this vestibule and entryway–crisp, modern, and elegant.








02
Let the Renovation Begin
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Formerly a dark, damp space, this carriage house kitchen is now full of modern lines, functional storage, and gorgeous light.






We talk to people all the time who have found their fixer-upper or decided to renovate their existing space—and get completely stuck on what to do next. For some, it’s because it seems like there are so many daunting tasks ahead that it’s hard to know where to start! But it’s also because, inevitably, this is the time to really start thinking about the B-word: budget. If your blood pressure just shot up a bit—we get it. But we’re here to help you remain calm and keep your eyes on the prize: the joy of designing and renovating your home.





Determining Your Reasonably Comfortable Budget


The first step, before you start talking to professionals (architects, designers, contractors), is getting a handle on what you are reasonably comfortable spending on your project. Reasonably because you want to make sure your scope of work isn’t unreasonable for your budget (or vice versa), and comfortable because you want to make sure you can afford everything, including hard costs (construction labor, materials, finishes) and soft costs (architecture, city filings, carrying costs, alternative accommodations). If you bought a fixer-upper, you’ve likely given this some thought, but if you are starting to consider renovating a home you already own, this might be the first time you attach your dollars to your dream.

Our first piece of advice is to develop a budget early. It might be tempting to wait until the architect or contractor comes in, but we’ve seen a lot of people end up with a beautiful design from an architect they can’t afford to build, or they just don’t know what range they should expect when quotes come back from a contractor. Knowing what your reasonably comfortable budget is before you approach the professionals can help steer the ship so you aren’t left with a design you can’t afford or entertaining inflated quotes from a contractor to someone who hasn’t thought about how much the project should cost.


BUDGETING TECHNIQUES

There are a few ways to develop your budget. And as you have probably realized, there is a wide range of costs, depending on the scope of work and what types of finishes you choose. Many of those details are likely not worked out at this point, so you can figure out your reasonably comfortable initial budget now, understanding it might be adjusted later. That way it can help inform the design process, too, and keep the scope of work realistic. We recommend a different technique to estimate costs on a total home renovation versus just a single room project. Let’s look at how to develop your reasonably comfortable initial budget so that you can move on to other steps. Then, as we go through each room of your house, the budget can become more refined.
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Our style is very historic charm-meets-modern design, so we love adding unconventional shapes and stark lines—like these chairs and built-in shelves—in old homes.





Terms to Know


	
Hard Costs: The actual costs to build your home, including labor and construction materials as well as fixtures and finishes.


	
Soft Costs: The costs from architects, designers, engineers, as well as city filing fees.


	
Carrying Costs: The amount you might need to spend on the home while you aren’t living there. This can include utilities, taxes, HOA (homeowners association) fees, insurance, and expenses for alternative accommodations if you can’t live in the home while you are renovating.


	
Price per Square Foot: The costs of the renovation divided by the square footage of the home. This can help you get a better picture of the general cost of the project.


	
Contingency: The amount you reserve above and beyond the hard and soft costs of the project for unforeseen expenses.








TOTAL HOME RENOVATION


This type of renovation is big and all encompassing. Since a lot of things go into a big project, you need a quick way to estimate costs, and one of the quickest ways to get a general idea of budget is to use a price per square foot and apply it to the square footage of your home. If you bought a home that needs a gut renovation, or close to it, this can provide a general rule of thumb to figure out the costs. This technique does have a few flaws. First, it doesn’t get specific enough to pinpoint the costs for renovating a room. For instance, a kitchen will have a higher price per square foot to renovate than a bedroom, simply because there’s a lot more expensive stuff that goes into a kitchen than a bedroom. A price per square foot for the entire house will give you a general idea of the total cost for a renovation, taking into account that there is a kitchen, a few bedrooms, and several bathrooms. So, although it’s not a bad way to generalize the cost of a complete home renovation, it’s not a good way to evaluate costs by room, because you can’t take that number and apply it just to a kitchen (that would be higher) or just to a bedroom (that would be lower). Also, there may be a feature of your renovation that could push the costs up outside the price per square foot, such as adding an addition to a home, which comes with many more costs than renovating within the home’s footprint. You’ll want to treat these big special features as separate line items.

Before we get to the numbers, you should know that we do renovations in New York City, so the numbers we work with are more in line with renovating in big cities. Those are on the high end, but we’ve provided a range so that you can adjust down if you live in a place with a lower cost of living. Note that this is true for contractor and labor expenses, but costs for finish items would likely be the same, since many suppliers are national.


PRICE PER SQUARE FOOT (PSF) BUDGETING FOR A TOTAL HOME RENOVATION




	
Budget-conscious reno with low-cost finishes and little to no structural work


	
$125 to $175 psf







	
Mid-range reno with mostly basic finishes, some upgrades, and some structural work


	
$175 to $200 psf





	
Mid-range reno with nice finishes, some splurges, and structural work


	
$200 to $300 psf





	
High-end renovation with structural work, high-end finishes


	
$300 to $450 psf





	
Super high-end renovation with a well-known architect, designer, and all high-end, best-of-class finishes


	
$450+ psf









Hopefully you can find yourself in one of these brackets so you can generalize the cost of renovating your recently purchased fixer-upper or existing home! Now, that gives you the hard costs of the renovation, but there are other expenses you should take into consideration as well. Depending on the size of your project (more on that coming up on page 44), you might need an architect, engineers, and city filings. And remember that if it’s a larger project and you won’t be living in the home during the process, you’ll want to include carrying costs like the mortgage, insurance, utility bills, and possibly alternative accommodations while the work is being done.

Finally, don’t forget to include a contingency budget of 10 to 15 percent of the total renovation cost. There are almost always additional expenses that come up during the renovation. Once walls, floors, and ceilings are opened up, it’s quite possible some repairs may be needed that were not visible before. You also may have to or want to alter a design to account for conditions on-site. These items are called change orders. They can be stressful, so if you have a budget allotted for them, it can make the process much smoother.

Here is an example of a budget for a 2,400-square-foot house with mid-range finishes and some splurges:





	
HARD COSTS







	
Construction labor and materials + finish items @ $250 psf


	
$600,000





	
SOFT COSTS





	
Architecture and engineering


	
$35,000





	
Carrying costs (e.g., mortgage, property taxes, HOA fees, and utilities)


	
$24,000





	
Alternative accommodations


	
$18,000





	
TOTAL COSTS


	
$677,000





	
Contingency (10%)


	
$67,700





	
FINAL TOTAL


	
$744,700













APARTMENT RENOVATION


If you’re renovating an apartment, the costs should be less because you are only working on your unit. The general electrical, plumbing, roof, and so on for the building is the responsibility of the condo or cooperative association, and you would pay only for alterations within your unit. You will likely have less flexibility to make major layout and structural changes. On the plus side, it can also keep the costs down!


APARTMENT RENOVATION PRICE PER SQUARE FOOT




	
Budget-conscious reno with low-cost finishes


	
$75 to $125 psf







	
Mid-range reno with mostly basic finishes and some upgrades


	
$125 to $175 psf





	
Mid-range reno with upgraded finishes and some splurges


	
$175 to $225 psf





	
High-end renovation with high-end finishes


	
$225 to $300 psf





	
Super high-end renovation with a well-known architect, designer, and all high-end, best-of-class finishes


	
$300+ psf









Here is an example of a 1,000-square-foot apartment renovation budget with mostly basic finishes and some upgrades:





	
HARD COSTS







	
Construction labor and materials + finish items @$150 psf


	
$150,000





	
SOFT COSTS





	
Architecture and engineering


	
$22,000





	
Carrying costs (e.g., mortgage, property taxes, HOA fees, utilities)


	
$12,000





	
Alternative accommodations


	
$10,000





	
TOTAL


	
$194,000





	
Contingency (10%)


	
$19,400





	
FINAL TOTAL


	
$213,400













SINGLE-ROOM RENOVATIONS


If you’re taking on a renovation of just a single room, it’s easier to figure out the cost directly. Since the scope is more limited, you can put the numbers for hard and soft costs together and come up with a lump-sum budget.





	
KITCHEN







	
Budget


	
$20,000 to $30,000





	
Mid-grade


	
$30,000 to $45,000





	
High-end


	
$50,000+





	
BATHROOM





	
Budget


	
$15,000 to $25,000





	
Mid-grade


	
$25,000 to $30,000





	
High-end


	
$35,000 to $50,000+





	
LIVING ROOM





	
Budget


	
$5,000 to $8,000





	
Mid-grade


	
$8,000 to $15,000





	
High-end


	
$15,000 to $20,000+





	
BEDROOM





	
Budget


	
$5,000 to $10,000





	
Mid-grade


	
$10,000 to $15,000





	
High-end


	
$15,000 to $25,000+















OEBPS/images/pg19-1.jpg





OEBPS/images/pg11.jpg





OEBPS/images/pg20.jpg





OEBPS/images/pg16.jpg
0500
eseeady
Eedeol






OEBPS/images/title.jpg
For the Love of
Renovating

Tips, Tricks & Inspiration
for Creating Your Dream Home

BARRY BORDELON & JORDAN SLOCUM

UNION
SQUARE
&CO.

NEW YORK





OEBPS/images/halftitle.jpg





OEBPS/images/pg19-2.jpg





OEBPS/nav.xhtml


Contents



		Cover


		Title Page


		Copyright


		Dedication


		Contents


		Introduction


		About Us


		Part I: Getting Started

		01: Buying a Fixer-Upper


		02: Let the Renovation Begin


		03: Develop a Design







		Part II: Renovation Room by Room

		04: Kitchen Love


		05: Bathroom Love


		06: Living Room Love


		07: Bedroom Love


		08: Closet Love


		09: Door and Moulding Love


		10: Floor Love


		11: Window and Exterior Love


		12: Laundry Love







		Part III: The Finishing Touches

		13: Your Unique Home


		14: Historic Home Love


		15: Outdoor Living







		Reference Illustrations


		Acknowledgments


		Photo Credits







List of Figures



		The dreamy dark tones in the sofa and woodwork are contrasted with plenty of natural light from the windows. Two antique mirrors add depth and make this cozy room feel spacious.


		Our living room didn’t always look this open or bright, but with a fixer-upper, you can unveil and elevate existing features, like the original wood window and door moulding.


		Older homes can have so much character. Even in this one shot, you’ll see historic woodwork, wall accents, an original stair post, and antique vent grates.


		In this fixer-upper, we focused on the core elements of this original room: natural light and a beautiful fireplace, to envision how we could renovate the space.


		Here, we have two different tones in the original woodwork, providing a subtle contrast. When restoring them we left them that way to emphasize the detail in both designs.


		This old junk shop was a former carriage house! We had to stretch our imagination to rethink this entire property. See how it turned out on pages 200–201.


		While we were a bit terrified of the stained, crumbling floor, we were mesmerized by the stunning skylight in this old carriage house.


		It’s all about the juxtaposition of black and white in this vestibule and entryway–crisp, modern, and elegant.


		Formerly a dark, damp space, this carriage house kitchen is now full of modern lines, functional storage, and gorgeous light.


		Our style is very historic charm-meets-modern design, so we love adding unconventional shapes and stark lines—like these chairs and built-in shelves—in old homes.


		The subtle star of this hallway is the sliding glass pocket door. We love that it provides privacy and a sound barrier without cutting off the light coming in the study window.


		This parlor is balanced between modern, elegant, and historic features. The ornate marble fireplace and the original mirror are complemented by the simplicity of the sofas.


		Our biggest challenge with this loft kitchen was creating more space. We moved the entry door over to gain 3 valuable feet of kitchen space.


		We wanted to give this modern Brooklyn apartment a classic feel, so we added picture frame moulding on the walls. It’s an easy and cost-effective way to add character.


		This living room is a total sanctuary. The soft color palette is paired with comfortable fabric, curved edges, and warm lighting.


		This kitchen combines different tones, styles, and textures. The finished product may look effortless, but it’s essential to have a strong plan to execute a multilayered space.


		A mood board can help us get a feel for how all of the different elements of a room will work together.


		This bedroom is a blend of modern and vintage elements: a velvet headboard with a mod shape, simple shelves with antique items, and classic window frames with sleek black sashes.


		We adore a bold powder room. Since they are small and separated from the rest of the house, don’t be afraid to embrace colorful wallpaper, funky tiles, or unique fixtures.


		The red wallpaper in this dining area is bold and bright. It’s an unexpected way to draw light into the room.


		The architectural feel of this classic-meets-modern kitchen is striking. Historic details like the crown mouldings beautifully play off the modern Fibonacci chandelier by Blueprint Lighting.


		No two kitchens should look the same, but they should all have great storage, plenty of work or serving space, and seating.


		We kept the colors very neutral and muted in this room to draw attention and focus to the gorgeous fixtures and intricate details in the crown mouldings.


		In this restored Brooklyn carriage house, the courtyard is a transitional space between interior and exterior—now, the homeowners can cook and entertain seamlessly.


		You may not think of dark navy as a color to brighten or enlarge, but in this Brooklyn loft’s kitchen we found this deep tone gave the room a lot of depth and intrigue.


		This kitchen may look busy at first, but notice the design “reflections” throughout—the floor and the countertops match and the lines of the tiles are reflected in the vertical wood detailing.


		Extending your marble countertop up onto the wall as the backsplash is a fantastic way to draw the eye up and create continuity.


		The light and dark wood, cool concrete counters, a custom wood-slatted and curved island, and a bold green in the backsplash of this kitchen are all visually satisfying.


		The primary bathroom is a place to escape and unwind. We infused this space with a moody, luxurious feel. The egret tiles by Justina Blakeney on the floor add an element of fun.


		Simple, intentional design can help your bathroom to feel like a private spa. Here, we mirrored the curve of the bathtub with an elegant arched niche.


		In this garden-level bathroom, we created a large wet area (see page 95) for the tub and shower. This design makes efficient use of the space while still looking sleek and tidy.


		This pink marble vanity is a “wow” moment in this primary suite bathroom. If you love the custom look, reach out to a local stone fabricator or woodworker to create your own.


		For this Jack and Jill bathroom, we upcycled a dresser with drawers and cabinet space. The bold blue color is offset with simple hardware that will grow with the kids.


		A wall-mounted faucet can be luxurious choice to make your bathroom unique. These arched medicine cabinets from West Elm contrast the linear sconces and tile layout.


		The sleek, floor mounted toilet in this teal bathroom is a quiet complement to the bold and bright space. It’s tucked away to keep focus on the beautiful floor and shower tiles.


		In this pink W.C., the wall-mounted toilet saves space. It’s front and center without being overstated.


		To keep this vintage-inspired bathroom looking bright and open, we opted for a translucent shower curtain and a hoop shower rod matching the finish on the other bathroom fixtures.


		We live in the bathroom as much as any other space. Adding details like a washable rug, a stool for your bath accessories, and a vase gives the bathroom character and charm.


		We’re inspired by the gorgeous tile-work we see throughout NYC and Brooklyn, so we love adding unique or handmade tiles to our spaces. This hexagonal tile has a subtle ombré that creates texture.


		Each of these bathrooms shows how combining two different colors or even two different types of tile can enhance the design-intrigue of your space.


		If you still associate wallpaper with your grandparents’ home, think again! Modern wallpaper can be elegant, playful, whimsical, or funky.


		This living room is completely tranquil and modern. We put back a marble fireplace where one had been removed and restored the stained glass for vintage character.


		A neutral palette is a nice backdrop for layering a room. Add unique shapes, textures, and patterns, to create lots of visual interest in the space without a lot of color.


		Don’t be afraid to move the furniture off the wall. Here, we created a sitting space in the middle of the room, anchored by the fireplace.


		The natural light coming in through the main windows and the vestibule area makes this space feel warm and inviting. We added a statement chandelier to keep that glow into the evening.


		This family space aligns with the windows in the back of the home and gets much cooler, crisper light. We wanted to reflect those cool tones in the stark white of the two hanging lamps.


		Adding twin recessed arched nooks to this dining space adds architectural detail where there was none. It also conceals the radiator in plain sight!


		These custom built-in shelves combine curves and straight lines to give a retro silhouette. The warm wood in the bookshelf, the door frame, and the fireplace mesh well together.


		Consider this room without the pouf: It’s still a fantastic space with the deep green of the sofa and the rich black coffee table. But adding the pouf creates a welcome contrast.


		The wood inlay in this floor is stunning and intricate, while the clean lines of the vintage chair is structurally open and subtle in this corner.


		In comparison to the fresh cream walls, this walnut table from Rejuvenation becomes the immediate focal point of the room. Its warmth makes it incredibly inviting for a cozy meal.


		From the orientation of the bed to the lighting surrounding it, your bedroom is the most intimate space in your home and you should design it as such.


		Think of your bedroom as a calming space to rest your head and your mind.


		Orient your bed in a way that feels inviting when you enter the room, but also relaxing and comfortable when lying in it.


		A clear, visual sight line through the closet and bathroom make this primary suite feel luxurious and open.


		Don’t be afraid to add bold colors to the bedroom; it’s not only neutrals that can give a warm, inviting feel to the space.


		Integrated lighting and wall niches are great if you are short on space for a proper nightstand. We love the juxtaposition of these modern elements with the original wood window details in this bedroom.


		Whether you have room for a large walk-in closet or not, it’s easy (and fun!) to get creative with how you lay out your closet and store your items.


		These sleek built-ins add plenty of storage space without adding too much visual clutter to the room. This full-sized coat closet is practically camouflaged into the white walls of this bedroom.


		By adding a rug, carving out a space for a vanity, and adding a fun stool, we made this closet feel more like a room itself.


		A mix of drawers, short hanging, long hanging, and shelves not only makes the most of your space, but helps you stay organized and efficient.


		Consider double bi-fold doors on a reach-in closet if you’re tight on space. They allow you to see everything in your closet at once.


		The original trim in this home had such rich texture and detail. A medium dark stain highlights the depth of the trim and makes the windows and doors a focal point in this bright front room.


		In a historic home, it’s all about restoring and elevating those original features, like door trim. Don’t be afraid of a few dark spots and imperfections—they add to the home’s character.


		This Shaker panel door combines modern lines with a classic look. The four panels create depth, shadow, and variety.


		The picture frame moulding in this primary suite was easy to install and helps carry the historic look of the home into this otherwise modern bedroom.


		Creating a semi-custom door is a great way to amplify the design flow of the room. When you open this vintage-inspired W.C. door, you enter a completely vintage-inspired space.


		For this brownstone parlor, we refreshed the existing trim paint in this pristine white that carries throughout the room. Here, the trim and mouldings are more subtle, but still stand out.


		Finding a beautiful, detailed wood floor in an old home is such a treat. The delicate inlay in this hardwood border was worth every minute of repair and restoration!


		The contrasting colors and patterns of this parlor floor are the first thing you notice in this parlor. Floors aren’t just practical, they truly have a transformative power in the design of any room.


		For this intricate floor medallion, we went with a clear, matte finish to elevate the natural beauty of the different types of wood.


		This home had a challenging position for natural light, so we chose a clean and crisp light-toned hardwood for the floor. The consistent flooring throughout ties the spaces together.


		There are many shapes and sizes of tile available. The shape you choose contributes as much to the design as the color.


		Combining different tiles in the same space can be a budget-friendly way to incorporate stand-out tile with more standard designs.


		We chose a white oak floor in a herringbone pattern from Stuga to add character and charm in this modern loft renovation.


		The facade of this former carriage house-turned-junk-shop is now clean and contemporary while still calling back to its historic roots. See the before shot on page 23.


		A black satin paint adorns this brownstone’s original entry doors, giving it an elegant, timeless look.


		It’s important to remember that making a change to your exterior can be an extension of the design inside. There is a terra-cotta-tiled deck off this kitchen, which complements this room’s aesthetic.


		New windows can enhance the exterior and interior of your home, like in this sunny bathroom.


		This steel and glass door has a thin, delicate frame that’s modern and elegant, while the arched top suggests a more traditional shape.


		The windows in this apartment flood the space with light and don’t interrupt the view with multiple panes.


		Just because doing laundry is dull doesn’t mean your laundry room has to be! Liven up the space with an unexpected choice like these bold patterned tiles.


		When space is at a premium, compact stacked units can be a great space saver. These units are contained within a wall of storage cabinets so that they blend in seamlessly with the design.


		A small space like a laundry room is a great place to bring in bold colors and patterns that might be overwhelming covering an entire large room.


		Remember to keep practical needs in mind too; in this laundry room there’s a counter for folding with open shelves above for storage.


		Why not go wild in your laundry room? Turning it into a fun space that’s designed around you might just make laundry something you look forward to!


		It’s the little things that make a room feel complete–we installed these small but mighty wall sconces on either side of this antique fireplace.


		This room feels full of life without feeling overfilled, thanks to the modern curves and clean shapes of the furniture and custom built-in.


		Originally, this kitchen entryway featured a plain, low ceiling, making the space feel dark and crowded. By introducing an arch, we opened up the space and added architectural detail.


		A custom niche at the top of a staircase is the perfect place to feature art and other items. Unlike a bookcase, a niche creates display space without a footprint.


		In any home, natural light is essential. It can be hard to come by in historic homes, so it pays to get creative! This elongated skylight brightens the staircase on all three floors.


		From the tub to the wallpaper to the wainscoting to the door, this bathroom is a bold color haven! Don’t be afraid to mix different shades of the same color.


		The limewash paint in this studio apartment brings texture and variation. Even in a smaller space, you can still go with a darker tone on the walls without making it feel confined.


		Opaque glass doors create privacy without shrinking a space or sacrificing valuable natural light. They allow rooms to feel both intimate and airy at the same time.


		Our basement workspace doesn’t get any natural light, so we had to be very intentional about installing light sources. The backlit stained glass panel gives the illusion of natural light!


		You never know what’s hiding underneath layers of paint and varnish in a historic home! This newel post was covered in white paint and took skill and time to uncover completely.


		Tall, double entry doors are signature features of brownstones. If you’re renovating a historic home, take the time to research the architectural elements unique to that style of residence.


		This antique door required meticulous care to remove the old paint. The restored piece now stands as a testament to the home’s timeless elegance.


		We took this wainscoting from globby mess to crisp and clean. Set against the deep black staircase, the pristine white wainscoting brings an elegance to the space.


		Staircases can be absolute art pieces, but they also need to be incredibly functional. Here, we improved the quality of the steps to make them safe and durable, while restoring the banister.


		While this stained glass isn’t original to our home, it certainly blends with the antique, old school vibes of our basement workspace.


		This modern carriage house wraps around a unique inner courtyard that provides the ultimate indoor-outdoor living experience.


		This backyard has areas for entertaining, dining, cooking, planting, and playing. It’s a perfect escape from the bustle of the busy streets outside the home.


		We used bright color to make this small outdoor space happy and inviting. The glimpses you get from inside make it as much of a part of the interior design as the outdoors.


		This ultra comfortable and durable outdoor couch from West Elm makes this outdoor seating area feel like just another room in the home.


		Al fresco dining is one of the best ways to make your outdoor space and extension of our living space. This big table with ample seating overlooking the treetops of Brooklyn is perfect for lingering dinner parties.
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