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Executive Summary

This report has been a collaboration between numerous Town officials and
departments with an experienced team of consultants for the purpose of
providing an unbiased evaluation and feasibility assessment for the Town’s
public safety services. The following entities were engaged in a forwardthinking process that considered the needs for the Town over a 50-year time
period:
Karl Ekstadt :
Board of Selectmen
Richard Clark:
Board of Selectmen
Jon Carter:
Town Manager
Jo-Ann Putnam:
Police Chief
Dan Moore:
Fire Chief
Mike Livingston:
Town Planner
Jodine Adams:
Town Building Inspector
Ian Reeves:
Architect’s Design Group (planning)
Ron Lamarre:
Lavallee Brensinger Architects (design)
With assistance from members of the Fire Department and Police
Department and input from Eliot Smith, EMS Director.

support modern and innovative public safety services proved that new
construction was the most feasible direction.

The existing Wells police and fire facilities were visited and evaluated for
obstacles and limitations. Planned visits to nearby and regional departments
were conducted to experience Staff were interviewed to learn how services
are limited due to the physical facilities; including short falls spatially and
lacking of technological resources. Comparisons were made with
surrounding communities, regional and national standards, as well as Wells
community-specific needs. Programming requirements were considered,
debated, and finalized based on the needs and requirements established
through this interactive process; which included the Town planning data
required to plan the facilities for 50-years.

The study defined the overall needs for both the downtown site and the
Route 109 site. Programming documents were reviewed in detail and
evaluated for creating shared space as effectively and efficiently as possible.
The overarching mission was to define a “lean” facility properly sized to
support the community into the next several decades, without over-building
or under-building.

The proposed sites were introduced and evaluated for possibilities and
opportunities, as well as constraints. The Town center site was reviewed for
occupied-phased building re-use or replacement of both the Fire and Police
departments to remain located in the center of Wells. The Route 109 site
was reviewed for location to deliver services to the outlying areas of Wells
and strategic location for the consolidation of two sub stations into one subs
station location.
Decisions to replace the central facilities were based on operational
continuity and value of new construction versus renovation to align the
resulting facility and site features with the most advantageous development
over the next 50-years. Building code implications and modern facilities that

Site conditions were evaluated and current ordinances were reviewed to
bring the existing site into compliance as part of the new facility; this includes
property line setbacks and vegetated open space. A new facility will be
designed to comply with these requirements and to accommodate the
necessary site programming for secured parking, visitor parking, and
departmental staff parking.
Building height requirements were reviewed along with the desire from the
Wells community to favor pitched roof structures; which are considered the
desired Wells architectural language. The proposed project defined within
the study has considered options for the roof-scape in comparison with the
current height ordinance. The language of the ordinance has been
discussed in light of different roof types; specifically, low-slope (flat) roofs
versus pitched roof and the definition of unoccupiable structures.

The resulting program defined a combined Public Safety Facility on the
downtown site; which includes the required fire department program, the
required EMS program, and the required police program. In addition shared
community space and infrastructure systems will ensure an effective use of
space and operational costs.
Program Summary:
22,157 sqft
2,852 sqft
18,259 sqft
3,349 sqft
3,943 sqft
5,713 sqft

Police Program
Facility Service Areas
Fire Department Program
Facility Support Areas
Public (community) areas
Emergency Medical Services Program

50,557 sqft

Total Downtown combine Public Safety Facility

The new fire department sub-station planned to be located in Route 109
towards the Sanford ME town line will consolidate the two (2) existing fire
department sub-stations. This facility will offer training and storage areas
shared by both fire and police programs; as well as community program
spaces.
Program Summary:
14,050 sqft

Discussions remain on-going for when the project will be placed on the ballot
for voter approval.
Cost Summary:
The design team engaged a reputable construction management firm to review
and provide a construction cost budget based experience in the southern Maine
and New Hampshire markets.
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Fire Sub-station

Between both facilities, shared spaces were defined as areas that will
support both Police and Fire departments; effectively reducing the overall
size of the required needs by 13,868 sqft.

Following pages include a breakdown of the Total Budget. The total budget is
categorized in the following sections:
- Site Acquisition and Fees, which pertains to the related site development
- Site Data, which pertains to the related site investigation work post-Bond Vote

Cooperation and collaboration between the departments assigned shared
areas and community space that can be scheduled and utilized by both
departments with proper storage and secured equipment to ensure
seamless operation and services.
The Schedule has been reviewed and considered in detail. Current
proposed scheduling options include a phasing approach that maximizes
efficiency and allows continuous, uninterrupted operation to continue during
construction activities.
Phase I will be to construct the Fire Department sub-station on Route 109.
Upon completion, the fire department will relocate and operate out of that
facility for approximately one (1) year.
Phase II will begin after the completion of Phase I and will include the
demolition of the existing fire station and construction of the new combined
police and fire safety facility at the downtown site. The proposed solution
has been designed to allow the existing police department to remain fully
operational and functional on the existing site as the new facility is
constructed.
Phase III will include the demolition and removal of the existing police
station; as well as the completion of the new fire department vehicle truck
apron.
Once the new apron is complete, the Town will benefit from a new public
safety facility for several decades into the future. Most importantly, the Town
will have a Town Center design to reflect the values and culture of the
community; as well as a modern energy and operationally efficient facility.

- Architectural and Engineering Design Fees, which is based on the State of ME
recommended fee schedule for projects of a certain complexity and size. In this
particular case, a fee of 8% of the construction cost has been budgeted for Basic
Services as defined by the traditional Owner-Architect Agreements.
Geothermal and Solar Energy systems have been discussed at length. One option
is to pursue Power Purchase Agreements to defray the up-front design and
engineering cost, as well as the up-front construction cost. The Study design team
has spoken to organizations who are interested in providing these types of
Agreements with the Town. For this reason, the cost of the these systems has not
been included in the budget. They have, however, been considered in the design.
- Independent Consultants, which relates to any specialty consultants that may be
needed or desired on the project. Included in the budget is a fee for acoustic and
Technology. The Police department will need specific acoustics and IT / AV will be
needed in both the Police and Fire departments. Since this is a budget, these
budgeted fees and services can be adjusted to reflect the decisions of services
required.
- Furnishings, Equipment, and Technology, which is related to the fit-up costs for
the project. This assumes all new equipment for the current staff; not the 50-year
furniture and equipment needs. It is assumed that desks, seats, and computer needs
will be added as needed when the departments grow. As decided, built-in growth
space will be used as storage when the facility initially opens.
- Construction Costs, which is for the hard cost to construct the buildings and develop
the site work. These costs are a Preliminary Budget and assume construction is started
in the late summer / early Fall 2016 at the Route 109 site. We then suggest a 3% rate
of inflation annually.

WELLS PUBLIC SAFETY BUILDING ‐ PRELIMINARY BUDGET
JUNE 15, 2015
Site Acquisition and Fees
HAZMAT Disposal
Hazardous materials identification, testing, removal
Financing costs
Insurance Fees
Legal Fees + State Fire Marshall Fees + AGC Fees BUDGET
Site Permittingg Costs ((Wells Planningg BD and DEP))
Site Permitting Fees (Site Specific)
Construction Permit ‐ Wells Hires Independent Engineer
Power company back charges
Utility Impact Fees (sewer)
Water Meter Fees
Other Permitting Fees
Other Local Fees

Notes
TBD

TBD
TBD

Subtotal
Site Data
Site Survey
Geotechnical investigations post vote
Phase I Environmental Site Assessment
Wetlands Mapping

$252,000

TBD
TBD

Subtotal
Architectural/Engineering Design Fees
Architectural/Engineering Basic Services Fees
A/E Reimbursable expenses (estimate)
Permitting Related Engineering Services
Geothermal Design
Geothermal CA
Geological Study req'd by ME DEP
Subtotal

$0
$0 Gas Station ‐TBD
$70,000
$45,000
$30,000
$20,000
$15,000
$35,000
$35,000
$1,000
$1,000
$0
$0

$20,000
$9,000
$0
$0
$29,000

TBD
TBD
TBD

$1,325,000
$25,000
$45,000
$0
$0
$0
$1,395,000

Independent Consultants (additional to A/E Fees)
Acoustic Consultant
Technology Consultant
Geothermal Test Well
HAZMAT Monitoring and Bid Docs

TBD
TBD

Subtotal

$10,000
$35,000
$0
$0
$45,000

Furnishings ‐ Equipment ‐ Technology
Furniture and Equipment
q p
Specialty Equipment
Fitness Center Equipment
AV Systems
Security Management System ‐ Access hardware and CCTV
Relocation Budget
g

$150,000
$
,
$50,000
$50,000
$50,000
$35,000
$20,000
$
,

Subtotal

$355,000

Subtotal ‐ Soft Costs
Construction Costs
Building Construction Cost
Construction Contingency ‐ 5% (+/‐)
Inflation= 3% per year to start construction

$2,076,000

2016

Subtotal ‐ Construction Costs
Rebates through Utility Company(s)
Construction Inspection & Testing
Other Costs
Total Project Estimate

$15,507,608
$775,380
$0
$16,282,988

TBD
TBD

$0
$50,000
$0
$18,408,988

Construction Budget Breakdown
Safety Center Corner Site
Sitework
Demolition
Sitework
Concrete
Formwork
Flatwork
Accessories and Pumping
Masonry
Metals
Structural Steel and Misc. Metals
Misc. Metals
Cold Formed Metal Framing
Metal Roof Trusses
Misc Fasteners
Misc.
Wood and Plastics
Blocking and Furring
Wall Sheathing and Insulation
Roof Sheathing and Insulation
Exterior Trim
Fiber Cement Siding
Interior Trim
Casework and Millwork
Moisture Protection
Vapor Barriers
Board Insulation
Roofing
R fi
Caulking, Air Barriers, and Sealants
Louvers
Doors, Windows, and Glazing
Doors, Frames, and Hardware
Curtain Wall & Windows Glazing
Misc.
i Glazing
l i
Overhead Doors
Finishes
Metal Studs and Drywall
Acoustical Tile Ceilings

Value

$215,000
$523,000
$182,691
$326,059
$42,353
$274,300
$524,313
$157,997
$94,832
$332,326
$15 717
$15,717
$165,072
$44,809
$182,269
$97,455
$58 458
$58,458
$118,160
$290,125
$44,310
$73,320
$408 997
$408,997
$68,990
$22,746
$426,220
$169,610
$42,200
$ 2 200
$97,271

$597,130
$223,717

Route 109 Sub‐station
Sitework
Sitework
Includes tree cutting and clearing
Concrete
Formwork
Flatwork

Value

$512,862

$48,451
$42,726

Masonry
Metals
Structural Steel and Misc. Metals
Cold Formed Metal Framing
Metal Roof Trusses

$30,595
$28,926
$91,491

Wood and Plastics
Blocking and Furring
Wall Sheathing and Insulation
Roof Sheathing and Insulation
Exterior Trim
Interior Trim
Fiber Cement Siding

$26,440
$16,718
$60,515
$41,665
$7 385
$7,385
$30,193

Moisture Protection
Vapor Barriers
Board Insulation
A
Asphalt
h lt R
Roofing
fi
Caulking and Sealants
Louvers
Doors, Windows, and Glazing
Doors, Frames, and Hardware
Curtain Wall Glazing
Windows
i d
Misc. Glazing
Overhead Doors
Finishes
Metal Studs and Drywall
Acoustical Tile Ceilings

$18,093

$14,770
$27,731
$52 604
$52,604
$9,495
$4,431
$33,760
$38,824
$21,100
$2 00
$3,165
$43,888
$52,025
$17,935

Flooring
Painting
Specialties
Equipment and Furnishings
Elevators
Mechanical
Plumbing and HVAC
Exhaust Removal Systems
Sprinkler w/ water from Rt 1
Electrical
Generator
General Conditions

$290,125
$228,767
$237,375
$194,075
$120,230

Flooring
Painting
Specialties
Equipment and Furnishings

$3,106,750
$158,250
$369,250
$1,840,750
$75,000
$891,210

Subtotal
OH & Profit
Maine Sales Tax ‐ assumed not required

$13,331,229
$499,921
$0

Construction Budget Total

$13,831,150

plus

$28,485
$36,925
$40,090
$52,750

Mechanical
Plumbing and HVAC
Exhaust Removal Systems
Sprinkler w/ water from Rt 109
Electrical
Generator

$406,175
$82,290
$59,900
$254,255
$35,000

General Conditions

$308,060

Subtotal
OH & Profit
Maine Sales Tax ‐ assumed not required

$2,579,718
$96,739
$0

Construction Budget Total

$2,676,457

Alternatively, the concept of “moving” or “relocating” the existing fire station
to the Route 109 site was discussed and considered amongst the design
team; based on creative thinking offered by the Town Manager and Board of
Selectmen.
Moving the Existing Fire Station:
Moving the existing fire department will create a few challenges that will
most-likely increase the cost over a new sing-story facility located the Route
109 site. For instance, the existing fire department is a slab on grade
building. Moving buildings typically take advantage of framed first floors that
rest on basement walls. In this case, jacking and picking up the building will
require lateral supports to be installed throughout the facility for placement
on a new slab.
The existing fire station is two stories and does not include an elevator.
When the fire station is moved a new elevator will need to be incorporated
into the facility with associated elevator machine room space. The one (1)
existing stair that connects the existing two floors does not comply with fire
egress stairs. Two new fire egress stairs will need to be incorporated into
the existing facility.
The existing fire station will need to be “disconnected” from the existing
Police Station; meaning temporary exterior wall construction at the Police
Station will be needed when the existing fire station is removed. With regard
to Phasing the existing fire station will need to be prepared for moving,
disconnected, lifted, and moved after new site improvements, infrastructure,
and foundation work at the Route 109 site is complete. Once moved, the
additions (stairs and elevator) and renovations code compliance will then
commence. Code compliance renovations will include upgrades to the
exterior envelope (walls, windows, doors, and roof) for energy conservation;
ADA (accessibility) codes; and replacement of the antiquated electrical /
mechanical systems. Fire Alarm, Security, and Sprinkler systems may be
re-used, but will need modification.
The fire station will not be able to operate out of the existing facility while in
this state of preparation, moving, and final renovations. Some type of
temporary operational facilities would need to be considered, such as
operating only out of the two (2) existing sub-stations. Communication
systems will need to be temporarily relocated for use during this period.
We believe the cost of moving will be above and beyond the needs of a onestory facility.

Re-constructing the Existing Fire Station:
Comparatively, the cost of dismantling and re-constructing the existing
facility will face the same challenges; with the exception of jacking and
moving, which will be replaced with careful selective demolition for re-use of
all materials desired to be salvaged. Either options, moving or reconstructing, takes a specialty contractor skilled in the art of this work.
We believe that dismantling and re-constructing the existing facility will be
more costly than a new one-story sub-station on Route 109. The savings in
material costs, will be replaced by costs for re-constructing in such a way
that brings the facility up to current codes and incorporates the; and the
added costs of those outlined in the Moving Option; which includes at least
the following:
Two (2) added Fire Stairs and one (1) Elevator
Incorporating new mechanical and electrical systems into the
existing conditions during re-construction
Incorporating new insulating systems into the roof and walls.
Arranging temporary facilities for the equipment and
communications during the work.
The work that will remain the same regardless of a New or Re-use Option is
as follows:
New foundations; built to meet the existing footprint plus added
items
New windows and doors; built to meet the existing openings
New infrastructure and sitework; built to meet the existing footprint
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49'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

34'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 1 PTCHED ROOF

OPTION 2 PITCHED PARAPET

Recommended Design Concept:
The Committee met to review the DRAFT report and suggested the design be
more traditional than the developed concepts produced in the DRAFT
and Final Report. The options above reflect a more traditional design
along the roof line dormers.
Option 1 has become the committee's preferred appearance; which
incorporates a traditional sloped roof with interior mechanical units
located in the attic space. This option will require an adjustment to
the current building height ordinance.
Option 2 is a sloped parapet roof option; which provides the appearance
of a pitched roof, while allowing for a low-sloped roof area between the parapets
for placement of exterior-grade mechanical units.

29'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 3 LOW-SLOPE (FLAT)

49'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

34'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 1 PTCHED ROOF

OPTION 2 PITCHED PARAPET

OPTION 1: Looking South down Route 1

29'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 3 LOW-SLOPE (FLAT)

49'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

34'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 1 PTCHED ROOF

OPTION 2 PITCHED PARAPET

OPTION 1: Looking East from Route 1

29'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 3 LOW-SLOPE (FLAT)

49'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

34'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 1 PTCHED ROOF

OPTION 2 PITCHED PARAPET

OPTION 2: Looking South down Route 1

29'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 3 LOW-SLOPE (FLAT)

49'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

34'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 1 PTCHED ROOF

OPTION 2 PITCHED PARAPET

OPTION 2: Looking East from Route 1

29'-0" HIGHEST ROOF POINT
AS DEFINED BY CURRENT ORDINANCE

OPTION 3 LOW-SLOPE (FLAT)
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