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EXECUTIVE SUMMARY 
The existing Public Safety Building is located at 251 South Main Street, adjacent to the Wolfeboro Public 
Library and across the street from Huggins Hospital.  It was constructed in 1974 and has had only minor 
improvements made to it since then, including some ADA modifications and heating/cooling system 
improvements.  The approximate gross area of the building is as follows:  

▪ The two story Office building; 40’ X 80’ footprint (3,200) X two levels = 6,400 gross sq. ft.  
▪ The Apparatus/ Sally Port Bay area; 95’ X 70’ = 6,650’ gross sq. ft. 

 
The Feasibility Study explored the current and future needs of the Police and Fire Departments, and 
evaluated the possibility of upgrading the current facility or plan for a new facility on the existing site.  
 
The Lavallee Brensinger Architects team was charged with preparing a Feasibility Study comprised of the 
following key steps: 
 

1. Space Needs Analysis    
We performed an analysis of the space needs for the Wolfeboro Police and Fire Departments, 
taking into account the potential for shared use of some spaces, and a 20-year future space needs 
projection.   
 

2. Evaluate Current Facility for its potential for rehabilitation and expansion to meet the space 

needs for the Police and Fire Departments 
Our team reviewed the existing Public Safety facility and prepared an Existing Conditions Report 
including the building’s structural, mechanical, electrical, and plumbing systems, to determine their 
general condition and identify potential improvements required to make the existing building and 
any addition(s) compliant with current building and accessibility codes. 
 

3. Evaluate feasibility of proposed options and provide cost analysis with recommendations, 

including any phasing that may be required in implementing recommendations. 
Based on the approved Space Program, Lavallee Brensinger prepared conceptual site and building 
design options including proposed additions to and complete renovation of the existing building, as 
well as the possibility of an entire new public safety building. Based on detailed conversation with 
the Study Steering Committee, an addition/renovation option was selected for final development.  
  

EXISTING CONDITIONS REPORT SUMMARY  
The Lavallee Brensinger Architects Team prepared an Existing Conditions Report of the existing Public 
Safety Feasibility. The full report has been submitted to the Study Steering Committee and is available for 
review. The following is a summary of findings:  
 

▪ Site – there are no major site issues impacting the proposed project.  

✓ An existing sewer line crosses the site from North to South.   
✓ Maximum Building Coverage at 30% of Lot Area (74,000 SF x 0.3 = 22,000 SF 
✓ Buildable Area (+/- 56,000 SF within setbacks) 
✓ The site is not located in a flood zone and there are no wetlands or other natural water 

features 

▪ Building Envelope - in reasonable condition 

▪ Accessibility – accessible areas limited to the first floor only 

▪ Life Safety – the facility is need of corrective design and upgrades to meet current code 
requirements including seismic design criteria  

▪ Structural – the existing building design is not conducive to vertical expansion. Lateral expansion is 
achievable.  

  

Existing Conditions Diagram  
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EXISTING CONDITIONS REPORT SUMMARY (cont’d) 
 

MEP Systems – the existing facility features several deficiencies including: 

✓ Lack of ventilation/exhaust in the Sally Port and equipment bays  
✓ Uninsulated plumbing pipes  
✓ Non-ADA compliant fixtures  
✓ Lack of an automated fire sprinkler system  
✓ Outdated electrical panel boards, wo separate services into the building, and inadequate 

overall capacity of service 
✓ Lack of code compliant emergency lighting   
✓ Fire Alarm system is more recent and code compliant  

 

SELECTED OPTION DESCRIPTION  

After reviewing options developed by LBA to satisfy the space needs and operational adjacencies 
requested in the programming phase, the Study Steering Committee unanimously selected a conceptual 
design option that combines full renovation of the existing building with additions to the existing structure.  
 
The selected option: 

✓ Keeps the familiar façade of the existing Public Safety Building intact and visible from Main 
Street, 

✓ Provides much-needed additional space for both the police and fire departments,  
✓ Improves security of the site and building access, and 
✓ Replaces the existing undersized equipment bays with new taller and longer bays 
✓ Proposes a phased implementation allowing continuous operations during construction 

 

Site Layout 
The site is generally organized with the following key components and locations: 

✓ Functions:  
o Fire Department bays and supporting spaces are generally located towards the front 

(Main Street) side of the site, with Police Department functions generally at the rear. 
The renovated existing building is shared by the two departments and contains space 
for both.  

✓ Site Circulation and Parking:  
o A single access point from Main Street is provided at the north end of the site for all 

vehicles 
o Fire Department truck access and aprons are organized perpendicular to the street 

(vehicle bays do not face Main Street). Two FD bays are accessed at the rear of the site. 
o A driveway leads past the existing building and Fire Department bays to visitor parking 

and a main public entrance off the driveway 
o Staff and Fleet Parking is consolidated into a single lot at the rear of the site, slightly 

larger than the existing parking lot and out of sight from Main Street. A secure area is 
provided for vehicle impound and other exterior secure storage needs of the Police 
Department. 

o The Sally Port is accessed at the rear of the site in a secure, out-of-the way location from 
public areas.  

o An emergency-only vehicular access is provided from the rear parking lot to the Library 
lot 

 

Building Layout 
In this combined Public Safety Building, access to and from public and shared space is a key consideration 

of the building layout. Public functions such as the lobby, reception, and the EOC are located to provide 

convenient access from both departments. Front-facing departmental functions such as the fire 

department plan review room and the dispatch area are located in close proximity to these public areas. 

Police Department functions are located at the back of the site. Administrative offices and PD storage are 

located primarily on the second floor, with booking and dispatch located on the first floor. 

Fire Department equipment, decontamination areas, and administration offices are located on the first 

floor in close proximity to the FD equipment bays. Second floor space for the Fire Department contains FD 

living areas and a shared duty office. A shared Agility and Training Room is located between the two 

departments on the second level.  

The building layout takes into consideration the need for separation of the two departments for functional 

and security reasons, while maintaining appropriate main building circulation and egress.   

Site diagram of the Selected 

Option; see following pages for 

more detailed images  
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SELECTED OPTION
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• Consolidated footprint at the center of the 
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the existing large trees
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• Phased construction required
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street
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circulation
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ARCHITECTURAL ASSESSMENT    

 

Town of Wolfeboro, New Hampshire 

Police and Fire Facility  

Existing Conditions and Space Needs Report 

WOLFEBORO PUBLIC SAFETY BUILDING - EXISTING CONDITIONS ASSESSMENT 

EXISTING CONDITIONS -  INTRODUCTION 

The Town of Wolfeboro contracted with Lavallee Brensinger Architects and its consultants Underwood Engineering; 

Civil Engineers, Yeaton Associates; HVAC Engineers, Foley Buhl Roberts and Associates; Structural Engineers, to 

conduct an existing facilities assessment of the Town Public Safety Building at 84 South Main Street, Wolfeboro, NH 

on January 5, 2018.  This structure houses the combined Town Police Department and the main Fire Department 

facility.  The Town provided Lavallee Brensinger with the following studies and documentation as reference in our 

assessment.  Additionally, the Town made available access to existing Department personnel to assist with 

anecdotal information during our on-site review. 

Owner Shared Existing Conditions Documentation 

• AG Architects, PC;   Space Needs Assessment, dated 2003 

• AG Architects, PC;  Wolfeboro Public Safety Building Renovations, Permit Set, dated May 2010. 

• Bennett Technical Services LLC:  Building Inspection and Life Safety Code Analysis of the Wolfeboro Public Safety 

Building, dated 2010 

• Existing Facility Construction Documents (partial documents set) by Donald E. L. Hallock, Eng./Designer, dated 

1973. 

• Melanson Company; Apparatus Bay Reroofing quote (LBA contacted and requested info) (See Addendum) 

  

EXISTING BUILDING – General Overview 

The existing facility is constructed of two (2) building structure types.  Both Departments share office functions in an 

attached 2-story platform framed wood structure with a 4” thick cavity wall veneer finish.  The north, east and south 

elevations are of brick.  The west elevation abutting the one-story apparatus bay structure is veneered with 4” thick 

concrete block.  The roof structure is a pitched wood truss construction bearing on exterior wood 2x4 stud walls on 

the east and west elevations.  A smaller minor dormer roof section of similar wood construction located on the east 

elevation is over-framed on the main roof trusses. The exterior cavity wall structure sits on a perimeter concrete 

frost wall foundation with a first floor slab-on-grade construction.  The roof waterproof layer is an asphalt shingle 

style product.  The windows are thermal insulating glass with wood frame.  Exterior personnel door types vary on 

each elevation including sheet metal with vision glass, anodized aluminum frame with insulating glass and solid 

wood panel type with wood frame. 

The Apparatus/ Sallyport Bay structure abuts the two-story office structure to the west.  It consists of a combined 

exterior painted single wythe 8” concrete block perimeter bearing wall and interior steel column and beam 

structure.  The roof structure is a low pitch bar joist construction bearing on interior steel beams and exterior 

masonry wall.  Metal deck roof construction spans bar joist.  The roof waterproof layer is a single-ply membrane 

product and drained to internal drains.  The exterior personnel doors are sheet metal construction with insulating 

vision glass.  The few west wall windows are sliding aluminum frame with single pane glass.  The apparatus bay 

overhead doors are a sectional insulating type construction using two (2) exterior layers of fiberglass sheets with an 

internal aluminum frame construction. 

 

 

 

 

The approximate gross area of the building is as follows: 

• The two story Office building;  40’ X 80’ footprint (3,200) X two levels = 6,400 gross sq. ft. 

• The Apparatus/ Sallyport Bay area;  95’ X 70’ = 6,650’ gross sq. ft. 

Site visit weather conditions during our facility assessment was cold and in the low 20 degrees Fahrenheit.  There 

was a light breeze and sunny with intermittent snow showers.  On the day before our visit, January 4th, there was a 

snow storm which left approximately 11 inches of snow accumulation. 
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BUILDING EXTERIOR ENVELOPE 

ROOFING 

Due to the previous day’s weather conditions, it was not possible to fully observe and verify existing conditions.  We 

were able to contact the roofing contractor; Melanson Company of Bow, NH who recently installed a new roof and 

insulation on the apparatus bay portion for further information.  With this information and from discussion with 

existing employees, the following was determined:   

• Roof - Fire Department Apparatus Bay/ Police Department Sallyport  

The Apparatus Bay and hose tower roofs are low pitch (1”/12” slope) construction.  The roof system including 

membrane, metal edge drip flashing and insulation were totally replaced in 2012.  The system is a Firestone single-

ply EPDM membrane system with a 15-year warrantee.  Two (2) inch thickness of rigid isocyanate insulation was 

installed over the metal deck.  This insulation has a thermal value R-11.4 Long Term Thermal Resistance (LTTR).  The 

recommended roof R-value for this climate zone (Zone 6) is R-25 (PIMA).  Due to snow covered roof, we were unable 

to observe the membrane conditions.  However, considering that the roof membrane is only 5+ years old, it should 

be in very good condition.  No evidence of water leakage was apparent nor shared by employees.  This roofing 

system would appear to be in very good condition. 

• Roof – Office Facilities 

The two-story Office roof (7”/12” slope) portion of the facility is covered with a 3-tab style shingle style asphaltic 

product.  From information provided by the Town’s employee, this roof was replaced around the late 1990’s.  The 

quality of product used is unknown.  And if the assumed install date is accurate, this roofing would be close to 20 

years old.  Anecdotal comments from the employee shared that the roof shingles are showing aging with edge wear 

and curling.  We were unable to confirm this condition due to snow accumulation on the roof.  No evidence of 

interior space water leakage was observed.  And, no other comments were offered at the time of review.  The 

average residential quality asphalt roofing shingles warrantee and life expediency is between 15 to 25 years for this 

type shingle.  Further review by a roofing contractor would be suggested to get a detailed report and confirm 

conditions.  Based on the age of the existing roof, the replacement of this roof will be recommended as a part of the 

planned renovation and expansion for the facility.  

Minor ice damming on the east elevation roof in the small gable roof valleys above the public entry doors was 

observed.  No similar conditions were observed elsewhere.  Soffit venting was observed along the main roof and 

gable ends.  Venting in the lower soffit above the masonry exterior wall was missing.  In reviewing the construction 

drawings, the small gable roof section was built over the main roof plywood sheathing and supported by the main 

trusses.  This creates a complex space and potentially difficult to vent.  So, it is suspected that this valley ice buildup 

could be a result of trapped heat loss from below causing melting snow on the roof.  Further study of this area might 

clarify what is causing this issue.  Interior damage from water back-up was not apparent from inside the building.  

Ice damming was not observed on the west facing gable roof. 

 

 

 

 

 

Minor ice damming at East façade roof  

EXTERIOR FACADE 

• Masonry Walls – Fire Department Apparatus Bay/ Police Department Sallyport  

The Apparatus Bay walls appear to be in good condition and well maintained.  The walls are holding a good paint 

finish with no evident surface failures.  Mortar joint degradation and cracking was not observed. 

The exterior Hose Tower brick veneer was not accessible from the outside for a close review.  They appear to be in 

good condition.  According to the Bergeron report, the brick should have been repointed.  However, it does not 

appear to have been repointed recently.  The hose drying tower from the interior view appears to have moisture 

saturation on the interior concrete block surfaces on the south and west walls near the top of the shaft.  This 

moisture could be due to warm air rising from inside the Apparatus Bay and condensing on the walls.  However, this 

shaft is vented at the top with a wall louver on the west elevation and should relive this possibility.  A better 

possibility could be from a combination of roof and wall conditions. The tower roof pitch drains moisture over the 

roof edge allowing water to drain down the brick face.  This can saturate the veneer surface and travel inside the 

wall.  Similar moisture conditions were identified in the “Bergeron” report.  Further review of this issue is warranted 

to resolve the cause of this condition. 
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• Masonry Walls – Office Facilities 

The two-story Office portion of the facility appears to be in good condition with only a few issues for comment.  The 

exterior brick veneer extends up from just above finished grade to the roof overhang on the north, east and south 

elevations.  The wall face is well protected by an 18”+/- roof overhang.  Thru-wall asphalt coated copper cavity wall 

flashing was observed extending under the brick and above the concrete foundation wall.  The flashing was cut flush 

with the brick and concrete foundation wall.  The same metal flashing was also observed atop steel lintels at 

masonry wall window and door openings.  It too was cut flush with brick finish.  Unfortunately, missing at all these 

locations were masonry cavity wall weep openings.  These openings should be located just above thru-wall flashing 

in vertical brick joints 16” o.c.  These vents allow moisture from within the wall cavity behind a brick to drain out.  In 

review of the Bergeron report, it called for brick joint repointing in numerous locations of the brick walls.  It also 

noted along with repointing repair work to, “Be careful however to not fill intentional drainage “weeps” with 

mortar.”.  Apparently, this warning was not followed during repairs and repointing process incorrectly mortared 

existing weeps close.  Reinstalling cavity weeps as soon as possible is imperative for a healthy cavity wall 

construction.  Moisture build-up in the wall cavity behind brick from capillary action through wet brick and mortar 

joints has no way to escape.  Trapped moisture can cause damage to wood framed walls, cavity side sheathing and 

interior gypsum wallboard wall finish.  We recommend the install of pre-manufactured rectangular cavity wall 

weeps.  An example product to be considered is “Cell Vent” by Hickmann (3/8”x2-1/2”) or other similar product 

specifically designed for this purpose.  Weeps at the bottom of wall cavity should be maintained free of ice and snow 

build-up.  And, the perimeter grade at walls should pitch positively away from walls.  The present flashing location is 

only slightly above adjacent finish grade creating a potential problem.  If moisture build-up at grade is an issue, 

further steps could be taken to keep moisture away from these weeps. 

The brick veneer and mortar joints on all elevations appeared to be in good condition.  There is evidence that some 

isolated repointing to wall mortar joints was executed.  Brick sills at locations accessible to observe need some 

repointing where mortar has chipped and eroded.  Sills see severe weathering, and should all be reviewed for 

attention.  There is some minor build-up of liken and moss growth along the lower 16”+/- surfaces above grade only 

on the east elevation wall.  This could be resulting of constant wetting of the brick surface from roof rain run-off and 

splashing up from the adjacent finish grade.  This liken should be removed with a proper cleaning method.  The 

“Bergeron“ report recommended applying a waterproofing to all brick surfaces.  If this was executed during the 

earlier restoration, a reapplication may be recommended following cavity weeps installation and brick cleaning. 

 

 

Hose tower exterior and interior views of moisture saturation. 

 

Brick masonry previous repointing – no brick weeps                              Liken growing on east façade brick. 
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WINDOWS 

• Exterior Windows – Fire Department Apparatus Bay/ Police Department Sallyport 

Exterior windows on the west wall of the Apparatus Bay are side-sliding aluminum frame with single pane glass.  

They appear to be original installed product.  They look in good condition but are very poor energy efficiency 

performing.  Considering the poor energy performance of the Apparatus Bay envelope, replacement of these 

windows may not prove a valued action until further overall envelop improvements are considered. 

• Exterior Windows – Office Facility 

Exterior windows appear in general to be in good condition.  They appear to be of a residential level quality product 

and expect are replacement units since the original building construction.  The windows are of a thermal insulating 

glass and wood frame type with weather-stripping.  Some conditions were observed where the bottom weather-

stripping on lower sash have come free.  It would be our recommendation to review all windows and replace or 

repair weather-stripping as necessary.  Reducing air infiltration through windows is a major step in increasing 

building energy performance.  And, this maintenance is a very cost-effective action to take.  Perimeter joints 

between window frame and brick masonry are very important to maintain building energy efficiency as well in the 

reduction of air infiltration.  These joints should be inspected annually and replaced about every 7+/- years.  It was 

observed from inside the attic and outside that the south attic semi-circular window joint between frame and brick 

had no sealant.  Although the attic is an unheated space, this opening also allows moisture into the building which 

can then create damage to the interior wall system along with air infiltration.  It is unknown when sealant joints 

were last reviewed.  It usually happens when wood trim is repainted.  A review of all joint conditions should be 

scheduled to determine the full extent of repairs necessary. 

 

 

 

 

 

 

 

Apparatus Bay west windows                                                    Office section window weatherstripping repair 

 

 

 

 

 

Missing sealant around window to brick joint. 
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DOOR OPENINGS 

• Exterior Doors – Fire Department Apparatus Bay/ Police Department Sallyport 

Apparatus Bay garage roll-back overhead doors were preplaced around 2012 per the facility staff.  They are an 

aluminum framed door with fiberglass sheets on the interior and exterior face of the frames creating an insulated 

panel system.  They appear to be in good condition and presently operate appropriately according to facility staff.  

There is one bay door on the south elevation on the west end of the building that has a broken exterior skin.  We 

would recommend this condition be repaired to keep moisture intrusion from the door system and return it back to 

designed thermal quality.  There are two (2) exterior personnel doors.  Both doors and their weatherstriping appear 

to be in good condition.  It could not be verified whether these doors are insulated. 

• Exterior Doors – Office Facility 

Exterior pass doors are of a metal type except one (1) and all appeared to have perimeter weather-stripping.  It 

could not be verified whether these doors are insulated.  The north elevation door and frame are of wood and may 

be original to the building.  The front public entry doorway is a commercial style of aluminum and insulating glass 

with two (2) swinging doors.  Because it is difficulty to weatherstrip double doors, they potentially are not very 

energy efficient. 

WOODWORK 

• Exterior Wood Trim – Office Facility 

In general, all trim at roof soffits, windows and doors appear to be in good condition with no observed chipping or 

pealing.  There are numerous insect cocoons collected on the wood surfaces.  The colonial wood decorative trim 

over the front entry door is showing some rotting.  Considering the advanced condition, it looks like this condition 

may have been here for a while.  Moisture may be gathered on the flat top surface and soaking into the wood.  

Repair or replacement would be recommended.   

• Exterior Wood Trip – Fire Department Apparatus Bay/ Police Department Sallyport 

 No wood trim was observed on this part of the building. 

 

 

             Apparatus Bay south elevation overhead doors (with damage).              Offices exterior metal doors. 

 

 

                                                        Trim rotting above front public entry doorway 
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BUILDING INTERIOR 

FINISHES 

The interior of the building floor plan layout appears mostly unchanged from the time of construction.  Minor 

renovations consisted of the addition of a handicapped toilet room accessed from the public entry lobby, an 

adjacent revised Police Department Staff Room and Evidence Room on the first floor.  These changes are 

documented on the drawings by AG Architects dated May 13, 2010.  Walls and floors appear to be well maintained.  

Minor renovations to the second floor on the Police Department side of the building added offices and small storage 

rooms where once was open space. 

DOORWAYS AND HARDWARE 

Interior Office space doors and frames appear to be existing from time of original construction and renovations.  

They are wood frames with wood doors and appear to be in good working condition.  It appears some door 

hardware has been replaced and upgraded as needed.   

Egress Stairway interior doors appear to be existing and in good working condition.  Older style panic bar hardware 

is installed but without door closer mechanism.  These doors appear to be labeled “Type B – 2 Hr.” fire rated.   The 

doorway separating the Offices and Apparatus Bay appears also rated but was unable to verify due to a painted label 

being.  The doorway between Offices and the Sallyport is labeled “Type B – 2 Hr.”  There is an interior horizontal 

sliding type fire door between the Apparatus Bay and the Fire Department workroom which follows the fire 

separation between Storage and Business Occupancies.  This door is also rated but was unable to confirm the rating 

due to a painted label.  Fire labels should not be painted.  Paint should be removed on all labels to expose door’s 

label ratings. 

RESTROOMS & PUBLIC TOILET FACILITIES 

The existing toilet facilities provided are split between the Police Department, Fire Department and Public spaces.  A 

new ADA handicap compliant public toilet was recently installed off the Pubic lobby (see AG Architects documents).  

This is the only fully accessible toilet in the facility.  Toilets for the Fire Department and Police Department appear to 

be original to the facility.  By present Building Accessibility and ADA Code requirements, these facilities would not 

comply.  The door swing accessing the toilets on the Police department side were restricted by toilet fixtures 

severely limiting access. 

 

 

       Interior finishes                                          Door opening missing interior closers 

 

            Toilet Room door swing conflict                          Missing door closer hardware 
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VERTICAL & HORIZONTAL EGRESS   

Horizontal egress through main egress corridors to stairways and exterior exits appeared to be a minimum 44” 

width. 

There are three stairways within the existing facility.  Stair run width appeared to be a minimum 44”.  Only the south 

and east stairways exit directly to the exterior.  The north stairway in the Fire Department side empties into a first 

floor unprotected corridor.  This unprotected corridor leads to an exit doorway on the north elevation. 

Stairway enclosure protection appears to be continuous gypsum wall board finish.  But, full verification could not be 

confirmed.  Stairway wall enclosure is only separated at the first floor level and open to the second floor level at 

both the north and south stairways.  The east stairway is open to the first floor Lobby and through the Police 

Department information window and public entry lobby.  It did appear that all doors were rated for at least a one (1) 

hour fire rating.  But the following code required hardware was missing: 

- Door closers mechanisms are missing on all fire labeled doors. 

- The north Fire Department stairway first floor door was missing a positive latch mechanism. 

It was noted in multiple locations that areas under egress stairways are being used for storage.  It was not possible 

to determine if protectives are in place to protect stairway construction from fire starting from within these storage 

areas. 

Present stairway construction and protections would not comply with present Code requirements if substantial 

renovation were to be considered.  They would need to be replaced. 

BUILDING HANDICAP ACCESSIBILITY 

Handicap code accessible is limited to the first floor level Public Lobby.  There is no elevator in this facility.  Access is 

limited to the main entry lobby space.  Doorways and corridors beyond the Public Lobby do not provide proper side 

clearances and circulation necessary for access.   The facility meeting room and breakroom on the second floor level 

are inaccessible.  

 

Public entry handicap ramp 

 

                       Exit stairway from Second Floor through Public Lobby. 

 

        Exit stairway from Second Floor Police Department side 
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ATTIC; 2-STORY OFFICE BUILDING 

The attic space is an unconditioned vented space from soffits vents and a high location in the west roof by multiple 

vent hoods placed at approximately 7’+/- above the lower cord of the roof truss.  There are two types of pitched 

roof trusses installed; a “scissor” truss configuration on the southern portion creating a cathedral style sloped ceiling 

space and “Fink” truss configuration on the northern portion of the roof over the Fire Department spaces.  This roof 

design is noted on the “Existing Facilities Construction Documents”.  Access to the attic area is by a pull-down/ fold-

out residential quality wood stairway. 

Mechanical equipment and systems components are installed on and within truss framing members. 

The “scissor” truss framing has a gypsum wall board ceiling installed over the bottom truss cord.  Fiberglass 

insulation batt is installed above this ceiling and dislodged at various locations.  It is assumed this ceiling is original 

construction.  There were holes cut thru the ceiling at various location and observed associated with mechanical 

equipment and controls locations.   

Apparently at some time after occupancy, this second floor area was renovated to create Police Department rooms.  

A flat ceiling framing was added over top of new stud walls.  A sheet plywood deck was added across the top of 

ceiling joist framing.  There was no documentation when this renovation work was completed.  The purpose for this 

deck was documented in the “Bennett” report as being used as storage of files.  We observed that this area is clear 

and not being used for storage.  There is only a plywood walkway installed over the midspan of the “Fink” truss 

bottom cord to access existing mechanical equipment. 

The effective attic insulation layer is between ceiling framing and truss lower cord members.  The material appears 

to be a loose blown-in cellulose product.  Thickness was measured at 6”+.  Random placement of 6” fiberglass batt 

insulation was also observed above cellulose but not in any effective placement to add thermal value. 

 

Scissor Truss area with plywood decking atop ceiling joists and openings to access H&V equipment controls. 

 

    Mechanical systems above second floor ceiling. 

 

          Loose blown-in cellulose insulation - uneven layered. 
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BUILDING COMPARTMENTATION 

OCCUPANCY USE CLASSIFORCATION 

Because this facility contains multiple building code Occupancy Use Classifications, separation by fire rated wall 

systems and opening protections is required.  The Apparatus/ Sallyport Bay (STORAGE classification) and the offices 

(BUSINESS classification) portion of the facility need to be separated by a rated construction.  Extensive on-site 

review was not included in the scope of this assessment to verify continuity of separation.  From observations within 

spaces, block wall construction appears to be continuous between the Apparatus/ Sallyport Bay and Offices.  

Personnel doors and frames are fire rating labeled.  However, it was observed that a vision window opening 

between the Apparatus Bay and adjacent Fire Department office is not properly fire rated.  This window is a breech 

in protection of the fire separation and should be replaced.  This condition was referenced in the “Bennett” report. 

VERTICAL SHAFT SEPARATION 

Walls 

It was observed from within spaces that stairway walls appeared to be continuous for all three conditions.  

According to referenced documentation, walls were constructed of wood stud covered with 5/8” fire code gypsum 

wall board.  Stair construction appears to be of wood.  And doorway openings in the egress path within separation 

walls are fire rating labeled.  It was also observed that spaces under each stairway appear to be used as storage 

space of flammable products.  We are not able to confirm proper fire separation between storage spaces and the 

exit stair construction.  But, it would be good practice not to store anything below a stairway without proper safety 

separation measures in place. 

Opening Protections 

Exit door latching hardware is installed on all doors except the north stairway first floor door Fire Station.  This door 

is missing latching hardware.  All doors through protected walls are missing door closer mechanism hardware.  It is 

unknown at this point whether closer hardware was a code requirement at the time of construction.  However, by 

todays code standards, a door closer mechanism is required as an opening protection in stairway rated walls.  We 

would recommend that closers be installed to maintain opening protection of rated wall protection. 

 

 

Fire Department Apparatus Bay (Storage Use Occupancy) block wall and rated sliding fire door.    NOTE: window on 

left of wall is an unprotected opening through the concrete block separation wall into the Office (Business Use 

Occupancy) 

 

Separation wall in the Police Department Sallyport 
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THERMAL ENVELOPE 

Below is a summary representing what is assumed existing envelope thermal resistant values based on provided 

information and observations. 

• Fire Department Apparatus Bay thermal protections 

o Roof; R-11.6 - 2” rigid isocyanurate insulation (Melanson Company information). 

o Walls; R-2  -  8” concrete block walls with no added insulation 

o Garage Doors; R-2  -  unknown/ assumed, 2” cavity fiberglass skin/ aluminum frame sectional garage 

doors 

o Personnel Access Doors; R-5 – unknown/assumed metal insulated 1-inch rigid urethane insulation 

• Offices 2 Story Structure 

o Roof; R-21  -  above the second floor ceiling) observed/ measured - 6”+/- loose blown-in cellulose 

insulation @ R-3.5/inch 

o Walls; R-21  -  estimated base on construction design document wall section – 4” Brick cavity wall 

construction, 1” rigid urethane cavity insulation, 2x4 wood stud wall construction - referenced 

“Existing Facility Construction Document”. 

o Windows; R-1.6  -  assumed – wood double hung with insulating glass, residential quality, 3/16” 

glass, 1/4" air space. 

o Personnel Access Doors; R-5 – unknown/assumed metal insulated 1-inch rigid urethane insulation 

 

FACILITY CODE COMPLIANCE 

Safety Facilities such as this includes multiple Use Occupancies which include Business, Assembly and Storage 

Occupancies within one structure.  The present facility is grandfathered by an older code from 1973.  This review 

does not include an evaluation of compliance with the present enforced building codes or the previous.  If 

renovations are anticipated altering the present building’s design, a complete code evaluation will be necessary 

upgrading the to present Town adopted Building Codes. 

The current codes for the Town of Wolfeboro are: 

State of New Hampshire Building Code (RSA 155A): 2009 editions below effective April 1, 2010   

2009 International Building Code, with amendments  

2009 International Existing Building Code, with amendments  

2009 International Energy Conservation Code, with amendments  

2009 International Plumbing Code, with amendments  

2009 International Mechanical Code, with amendments   

2011 National Electrical Code, with amendments   

State of New Hampshire Fire Code  CHAPTER Safe - C 6000 STATE FIRE CODE Statutory Authority:   RSA 

153:5; RSA 153:10a, III; RSA 153:14, IV; and  RSA 158:28, V(a) [Of particular interest the adoption of 

NFPA 101, The Life Safety Code® and  NFPA 1, The Fire Prevention Code]   
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Apparatus Bay – Floor Slab 

The original construction drawings indicate that the apparatus bay floor is a 5” grade-supported concrete slab, 

pitched to drain to an interior trench drain located along the centerline of the building and reinforced with 6”X6” 

welded wire fabric.   The original plans do not specify the concrete strength.  This floor slab is extensively cracked.   

To some degree, the cracking may be the result of inadequate subgrade compaction.  However the primary cause of 

the cracking is more likely the result of inadequate slab thickness and reinforcement to support the wheel loads 

imposed by the fire apparatus. 

Apparatus Bay – Foundation 

Minor step cracking in the west end concrete masonry exterior wall is indicative of some foundation settlement.  

This condition has been previously remediated by repointing of the masonry. 

Apparatus Bay – Interior Masonry Wall 

The masonry partition separating the apparatus bay from the sally port is not restrained at the top of the wall.  This 

condition represents a seismic hazard. 

Apparatus Bay – North and South Exterior Walls 

The exterior walls on these two elevations have been reconstructed and/or extensively repaired, reportedly due to 

the previous collapse of a section of the roof due to the failure of one of the original door headers.   Construction 

drawings for the reconstructed walls were not available for review for this report.  Based on field observations, 

reconstruction apparently included the full extents of these two walls, including the piers between the overhead 

doors and the door headers.  The reconstructed door headers are apparently of reinforced concrete masonry 

construction (whereas the 1973 construction drawings indicate that the original door headers were comprised of 

steel channels.).   The reconstructed masonry walls are in good condition. 

Apparatus Bay Roof 

The roof of the apparatus bay is a low pitch (1V:12H), high bay gable roof.  The roof deck is a 22 gauge, 1.5” deep 

cold formed steel deck, supported on 24” deep open web steel joists spaced at 5’-0” on centers.  The joists bear on 

the north and south exterior masonry walls and on one line of interior structural steel framing, located beneath the 

center ridge line.  The joist spans are 35 feet (measured horizontally) on either side of the main ridge line.   

The interior structural steel bearing line beneath the main ridge line is comprised of W14 rolled steel wide flange 

sections, supported on a line of W6 steel columns spaced at 15’-0” on centers.  These steel columns are relatively 

slender elements and they are not protected from vehicular impact in any manner. 

 

 

 

 

 

 

      

 Cracked floor slab, Apparatus Bay 

  

         Reconstructed/Repaired masonry bearing walls and door headers, Apparatus Bay 
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Apparatus Bay Roof (continued) 

On the basis of field measurements and the date of construction, the open web joists are believed to be 24J8 

sections.  These joists are most likely the limiting factor with respect to the roof snow load capacity. Based on this 

information, the original design roof snow load capacity (which is not specified on the construction drawings) is 

estimated at 40 to 45 pounds per square foot.   

 

While this roof remains code-compliant in a “grandfathered” status, the current New Hampshire building code 

requires considerably heavier snow loads for new construction in Wolfeboro.  For comparison, the current code 

would require a minimum design roof snow load of 75 pounds per square foot for a similar structure, based on an 

Occupancy Category IV (i.e. essential facility) categorization. 

The apparatus bay roof is lower than the adjacent two-story office wing.   Current design codes would require that 

allowances be made for drifted snow loads on the lower (apparatus bay) roof.  Drifted snow load requirements were 

not mandated by Code at the time this building was designed.  Review of the apparatus bay roof framing indicates 

that drifted snow was not considered in the original design. 

 

Apparatus Bay – Lateral Loads 

The 1973 date of construction indicates that the building predates any building code requirements for seismic 

design considerations.  In particular, the apparatus bay has an inherent vulnerability to east-west seismic loads. 

Sally Port – Mezzanine 

The sally port contains a wood framed mezzanine, accessible by a ladder, used for storage.  Attachment of the 

ledger that attaches the mezzanine floor joists to the supporting masonry wall is inadequate and should be 

supplemented. 

 

Office Wing – Foundation 

The original structural drawings indicate that the first floor of the building is a grade-supported 4” concrete slab.   

The perimeter concrete foundation walls are typically 10” thick and bear upon 1’-10” wide strip footings, with the 

bottom of footing elevation 5’-4” below the slab.  The foundation also include a central 8” foundation wall down the 

centerline of the building, founded on a 1’-8” wide strip footing.  Despite the presence of that center foundation 

wall, it is apparent from the second floor framing plan that some load-bearing first floor walls bear directly on the 4” 

floor slab.   Despite this condition, no evidence of foundation issues was observed in the course of this assessment.   

 

 

  

 Open web joists and centerline steel framing, Apparatus Bay. 

  

 Sally port mezzanine framing ledger. 
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Office Wing – Second Floor 

The typical second floor framing is comprised of a plywood floor deck on 2x12 sawn lumber floor joists spaced at 16” 

on centers.  No lumber species or grade is specified on the original structural drawings.  These joists are exposed to 

view only in very limited areas.  No lumber grade stamps were observed on these floor joists in the course of this 

assessment.   On the basis of the limited areas exposed to view, we believe the lumber would likely be classified as 

Spruce-Pine-Fir.  The floor joists span length is variable.  Spans of 18 feet are common, and the maximum joist span 

is 20 feet.    Given these span lengths, the live load capacity of the second floor is limited and probably no more than 

40 pounds per square foot.  This floor is not suitable for assembly or storage uses. 

Office Wing – Exterior Walls 

The exterior walls are comprised of a 4” brick veneer with a 2x4 wood stud backup.  The walls have punched window 

openings with steel angle lintels.  No issues were noted with the brick veneer or with the stud walls. 

The attachment of the shed canopy over the entry door at the south end of the building appears to be inadequate 

and should be reinforced. 

Office Wing – Interior Stud Walls 

As previously noted, the original second floor framing plan indicates that many of the north-south stud walls within 

the building are load-bearing walls.   Some of these walls are aligned over interior foundation walls while others 

apparently bear directly on the 4” floor slab.  This observation may complicate or limit repartitioning of the space 

during future renovations since removal of load-bearing interior walls would require re-support of the second floor 

joists in the affected areas. 

Office Wing – CMU Walls 

Concrete masonry walls (interior and exterior) exist in the holding cells, in the hose tower, and between the Office 

wing and the Apparatus Bay.   No issues or concerns were noted with these walls.   It was not possible to ascertain if 

these walls are reinforced or grouted.   A similar CMU wall in the sally port area is unrestrained at the top of the 

masonry, and that wall appears to be neither reinforced, nor grouted. 

Office Wing – Roof Structure 

The roof of the office wing is a gable configuration, with a 7:12 pitch.  The roof deck is plywood, with asphalt shingle 

roofing.  The primary roof framing is comprised of 39’ span metal plate connected wood trusses, spaced typically at  

2’-0” on centers, spanning the short axis (i.e., east-west) of the office wing and bearing on the exterior walls. 

The roof trusses in the southern end of building are a scissor truss configuration, although subsequent to the original 

construction a flat ceiling has been framed below these scissor trusses.  The reason for this modification is not 

evident. 

 

 

 

  

 Top: Sally port interior wall, ungrouted and unreinforced  / Bottom: South side entry canopy 
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Office Wing – Roof Structure (continued) 

The roof trusses in the northern end of the building are a “Fink” configuration (identified on the original roof framing 

plan as “Belgian Trusses”).    These Fink trusses are notable in that the web members are unusually small member 

sizes (2x3 lumber). 

Office Wing – Roof Structure (continued). 

With regard to all of the 39 foot span roof trusses (Scissor and Fink Trusses) these trusses have no Continuous 

Lateral Bracing (CLB; also known as through-truss bracing).   CLB is commonly required by the truss designer and its 

purpose is to limit the buckling length of truss web compression members.  The complete absence of CLB in this roof 

structure is a concern.   It is  possible – but unusual - to design wood trusses of this size so as not to require CLB 

bracing.  Given the member sizes used– especially for the Fink trusses – it is likely that these trusses should have had 

CLB installed.  Determining whether CLB is required in the absence of further information regarding the original truss 

design and the lumber grades is a complex task. 

 

  

Fink roof truss 2x3 web members, no thru-truss bracing. 

Office Wing – Potential for Vertical Expansion (i.e., added third floor) 

The office wing was not designed for vertical expansion.  The first floor load-bearing stud walls and the foundations 

are not adequate to support an additional story.   An additional story would also trigger Building Code requirements 

for full compliance with current wind, snow and seismic design standards.   Given those requirements and the 

inherent limitations of the existing building structure, a completely new building would be a more cost-effective 

solution. 

 

 

 

 

 

 

 

 

 

 

 

 

 Scissor trusses – no thru-truss bracing 
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Introduction 

Yeaton Associates, Inc. has been engaged by Lavallee│Brensinger Architects to provide a Facility Assessment of the 

Mechanical, Electrical, Plumbing & Fire Protection Systems at the Town of Wolfeboro Fire and Police Safety Building 

on Main Street, Wolfeboro, New Hampshire 

 

Yeaton Associates conducted an on-site inspection of the property on January 9th, 2018, and has reviewed existing 

floor plans of the MEP systems.  The goal of this assessment is to outline findings and comment on the condition and 

integrity of the mechanical, electrical, plumbing and fire protection systems as they exist today.   
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Mechanical 

The apparatus bays for the fire and police department are heated by LP gas fired infrared tubes installed high in the 

bays and power vented through a common pipe out the back of the fire department truck bay.  Three Space-Ray 

heaters rated for 130,000 BTU/hr serve the fire department.  One (1) 130,000 BTU/hr heater serves the police 

department sally port.  Heaters are controlled by an electronic wall mounted thermostat, one for each department.  

All reports indicate that in the 15 plus years the heaters have been installed, no issues have been noticed and the 

heat output is more than sufficient for the space.  The heaters were observed to be in fair condition.  At more than 

15 years old, small signs of vent deterioration and tube pitting are starting to show.  It is estimated the tubes have 5-

7 years of useful life remaining before deterioration starts to warrant replacement.  Additionally, residue around the 

vent pipe joints was observed indicating back-pressure may be allowing some products of combustion into the 

space. 

 

Supplemental heat in the apparatus bays are provided by electric unit heaters hung from the roof structure.  The fire 

department is served by four (4) heaters and the Police sally port is served by one (1) heater.  Heaters are controlled 

by wall mounted Honeywell thermostats, which were not functional when tested.  None of the electric heaters have 

been used since the installation of the radiant tube heaters.  Under a renovation, it is recommended that these be 

removed and turned over to the Owner. 

 

Vehicle exhaust fumes in the Fire Department Apparatus Bay are removed by a relatively new Plymovent vehicle 

exhaust system.  The system is of the “Source Capture” type, with 4”Ø flexible hoses attach directly to the tailpipe of 

the vehicle once it is moved into the space.  Hoses are attached to a sliding track system allowing them to move with 

the vehicle and keep the hose attached at all times while in the space.  All hoses are attached to a galvanized spiral 

duct exhaust network running towards the back of the bay where a direct drive fan blows vehicle exhaust out the 

side of the building through a 10”Ø spiral pipe.  The system is in very good conditional and no complaints were 

reported.  It is estimated the system has at least 10-15 years of useful life remaining. 

 

The sally port of the Police Department has no ventilation or exhaust to speak of.  Walls do not run to the roof deck, 

and air freely communicates from the sally port to the apparatus bay of the Fire Department.  Cars are not 

permanently parked or run in the space and there is no requirement for a vehicle exhaust system. 

 

There is no general ventilation or exhaust currently installed in the apparatus bays.  All fresh air is introduced by 

infiltration through doorways and windows, and the day to day opening of overhead doors.  The currently adopted 

2009 International Mechanical Code requires enclosed parking garages be designed with a system that exhausts 

0.75 CFM per square foot of occupiable space.  Apparatus bays are generally viewed as an enclosed parking garage, 

and it is good practice to continuously exhaust these spaces to remove hazardous fumes.  Under a renovation of the 

space the installation of an exhaust and heated make-up air system is recommended, including a roof mounted, 

aluminum exhaust fan with ductwork leading to steel exhaust grilles installed low in the space is optimal.   

 

Heating, ventilation and air conditioning in the combination police/fire department is primarily done by two 4-ton 

York air source heat pumps located in the attic of the building.  A heat pump is dedicated to serving the fire 

department and a heat pump is dedicated to the police department.  Perimeter electric baseboard radiators serve as 

necessary supplemental heat sources in each room with an exterior wall.  Installed roughly 7 years ago, both heat 

pumps blow air through insulated ductwork to all occupies spaces.  It was observed that spray-foam insulation was 

used to cover galvanized ductwork in the attic.  While effective, the spray-on insulation is not even in all spaces and 

may not provide the code required R-8 thermal resistance required by the 2009 International Energy Conservation 

Code.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 
                                                                         Example of Infrared Tube Heaters 

 

 

 

 

 

 

 

 

 

 

 

 

 

   Vehicle Exhaust System Connected to Fire Truck 
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All branch ductwork in the building appeared to be insulated flex ductwork.  The flex duct is in good shape, although 

it is kinked in some areas and most likely restricts airflow from the heat pump to some degree with long twisting 

runs.   

Outdoor air is introduced to the heat pump system through a passive opening field cut into the return air ductwork 

at the heat pump.  Through negative pressure the cold attic space presumably allows some fresh air into the duct 

system which is then pushed through the duct network.  This is not a code compliant means of introducing outdoor 

air, and the amount introduced is not quantifiable.  It is recommended a ducted connection from the outdoors be 

installed with a manual damper than can allow a balancer to set outdoor air to the code compliant amount. 

 

Condensing units located on grade outside run a single circuit of insulated refrigerant lines to the heat pumps.  The 

condensing units are in very good condition, and are expected to have a useful service life of 10-15 more years. 

 

Air terminals in the occupied spaces were observed to be surface mount diffusers and registers.  The grilles 

appeared to be in fair physical condition, but are dirty and have accumulated dust.  Under a renovation, these air 

terminals are recommended to be replaces with a more modern style to compliment aesthetic upgrades. 

 

Electric baseboard installed around the perimeter was observed to be in varied condition.  Older radiation appeared 

somewhat dirty and aesthetically out of date.  Most of the older radiation is controlled using unit mounted dials, 

which is functional but is not viewed as convenient.  Recently renovated spaces have been upgraded to include new 

electric baseboard with new wall mounted thermostats.  The newly installed radiation is in excellent shape. 

 

Electric Wall Heaters were found at each building entry.  The building staff reported that the heaters are never used, 

and do not have the capacity to quickly respond to a cold gust of air when they do turn on.  These heaters do not 

appear to be of any use, and it is recommended that they are replaced with a more substantial heater. 

 

The Dispatch Room of the Police Department is serves by a dedicated 1-ton Mitsubishi heat pump split system, with 

a wall mounted evaporator and on-grade condensing unit.  The split system is in good condition and reportedly cools 

the room and offsets equipment heat loads.  The staff did note that condensate, which gravity drains to the exterior 

wall, drips when the room is especially hot.  Insulation is recommended on the piping, and if the problem persists, a 

drip pan may be considered. 

 

Dedicated Ceiling Exhaust fans are located in each bathroom.  Fans, for the most part, are exhausted to exterior wall 

cape presumable through flex ductwork.  A lower level toilet room in the Fire Department was observed to exhaust 

into the adjacent storage room.  This is not a code compliant installation and it is recommended this fan is ducted to 

the outdoors if the opportunity becomes available.  All fans are functional but appear to be aging.  A replacement 

with quieter, more modern fans is recommended when opportunity arises. 

 

The Evidence Room in the police Department is served by a dedicated energy recovery ventilator, which is set to run 

on a 24 hour, 7 day a week basis.  Spiral duct with ceiling supply and exhaust grilles run from the room to above the 

sally port, where the unit is located.  It was observed that the equipment exhaust connection blows directly into the 

sally port space, which is not a code compliant installation.  Furthermore, the outdoor air inlet at the exterior wall 

was found to be directly next to a vent serving a gas fire radiant heater.  The close proximity of the vent to an 

outdoor air inlet is not code compliant and possibly allows for hazardous vent fumes to be introduced directly into 

the evidence room.  It is recommended that the outdoor air inlet be located to a minimum of 10 feet from the vent 

as required by the 2009 International Mechanical Code. 

 

                

       

 

 

 

 

 

 

 

 
 

                Existing Heat Pump Serving Police Department                   Existing Condensing Units Serving Heat Pumps 

 

 

 

 

 

 

 

 

 

 

 

     

 

 

 

 

 

 

 

 

 
Existing Ductwork in Attic 

 

                      

 

 

 

 

 

 

 
  

               Example of Recently Installed Electric Baseboard            Ductless Split Serving Dispatch Room 
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The IT closet located in the Police Department suffers from excessive heat gain.  An open ended duct off the heat 

pump system currently allows cool air, when the unit is providing air conditioning, into the space in an un-controlled 

manner.  A sign on the door clearly states that the door is to remain open, indicating the open-ended duct does not 

provide enough air movement to prevent overheating.  Additionally, should the heat pump system be in heating 

mode, the warm air introduced to the space adds heat to the space instead of removing it.  The heating load 

produced by the equipment should be evaluated, and a properly sized, dedicated exhaust fan is recommended to 

remove the heat.   
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Plumbing 

The building water entrance lies in the apparatus bay, and begins with a 4” cast iron entrance thru the slab with a 

gate valve for isolation.  The entrance splits into two separately metered services, a 1” metered service to the police 

and fire station building, and a 2” dedicated to the apparatus bays.  Copper tubing is connected to existing 

uninsulated system and is in good condition.  There is no water pressure boosting system, and the observed water 

pressure at fixtures was noted to be excellent. 

 

Hot water for the entire facility is heated by a recently installed Bradford White 50 gallon electric hot water heater.  

Installed in 2017, the heater is in like-new condition and was noted by staff to be of sufficient capacity for the 

current usage.  Along with the new heater, a new mixing valve and new copper tubing has been installed around the 

heater.  The Fire Department Staff reported hot water supply and delivery time was adequate at all fixtures, 

indicating good pressure and relatively short runs of hot water piping.  No hot water recirculation was found to be 

installed.  While not required by the 2009 International Plumbing Code, installation of a recirculation line to fixtures 

furthest from the heater may further improve hot water delivery times and prevent growth of bacteria in warm 

stagnant pipes.   

 

Water distribution piping throughout the building is constructed of un-insulated copper tubing, with some pex tube 

piping installed around the new hot water heating.  The copper piping is in fair condition, is expected to last many 

more years.  No pipe insulation was noted during the site visit.  Alterations to the existing building will require 

insulation on domestic piping as notes in the 2009 International Energy Conservation Code, Chapter 5. 

 

Plumbing fixtures were noted to be manual operation and of varying condition throughout the building.  Lavatories 

are vitreous china construction of the counter or wall mount type and were observed to function properly and 

without leaks.  Toilets are floor mount with manual Sloan Royal flush valves.  Urinals are vitreous china with manual 

Sloan Royal flush valves.  Showers were of the plastic insert type, with manual valves and non-adjustable heads.  

Fixtures did not appear to meet ADA standards, and are generally dated in appearance.  It is recommended that all 

fixtures be replaced should a renovation encompass any restrooms.   

 

Two hose bibbs were found on the exterior.  Existing hose bibbs are of the non-freeze type and are in fair condition.  

The building does not appear to have extensive landscaping and the need for additional hose connections is not 

anticipated unless requested by the Department’s Staff.  Interior hose connections are located at each apparatus 

bay on both the Police and Fire side.  1 ½” ball valves with hose connections are dropped on each column in the fire 

station bays for cleaning of the trucks. 

 

Stormwater is collected over the apparatus bay by two horizontal roof leaders running the length of the bay, joining 

together to a single 6” PVC exit at the rear of the facility.  Horizontal runs are insulated and all piping appears to be 

in good condition. 

 

Facility sewer runs under the building headed west with a 6”Ø exit connecting to Town sewer on the west side of 

the building.  Piping is original and is most likely schedule 40 cast iron soil pipe, although more recently installed 

piping was observed in the apparatus bay to be schedule 40 PVC.  Trench drains with iron grating run down the 

center of the apparatus bay, pitching to a sump near the front of the building and connecting to sewer.  The sump 

has to be cleaned of sand and debris on occasion, which is normal for garages of this type.  Sewer and drainage 

piping was reported to function as intended, with no reported backups or complaints of a lack of drainage. 

 

 

 

           

     

 

 

 

 

 

 

 

 

 

 

 

 

                             Building Water Entrance                                                            Domestic Hot Water Heater 

 

 

 

            

             

  

 

 

 

 

 

 

 

 

 

 

 

                  Example of Existing Plumbing Fixtures                                 Example of Existing Shower Stall 
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Propane (LP) Gas 

LP Gas fired equipment in the building includes infrared tube heaters in the apparatus bay and the generator.  An 

existing 1 ½” line formerly serving the fire and police department is capped and no longer in use.  Two above grade, 

1,000 gallon tanks located to the back of the site provide LP gas to all equipment.  Two wall mounted regulators 

provide separate and dedicated low pressure LP gas to the generator and building interior.  Gas piping within the 

building is schedule 40 steel with screwed fittings.  The piping, tanks, and regulator all appear to be in good 

condition and no signs of deterioration were observed. 

 

Compressed Air 

There are two air compressors located in the Fire Department Apparatus Bay.  A 21 CFM, 60 gallon Ingersoll Rand 

compressor is located at the far end of the Apparatus Bay and serves the spaces general compressed air needs 

including filling tires.  The system was reported to be sufficient for the needs of the apparatus bay and is in good 

condition.  Given its condition and capacity the reuse of this compressor should be sufficient to handle a renovation 

or added space.  A second compressor is located between tow overhead doors in the Fire Department Apparatus 

Bay and is dedicated to the Plymovent Vehicle exhaust system.  The compressor is in excellent condition, and was 

observed to be functioning properly.  The compressor is recommended to be reused if the apparatus bay is 

renovated. 

 

Laundry 

Laundry is done by a residential grade washer and dryer located in the Apparatus Bay of the Fire Department.  

Additionally, a heavy duty Milnor machine washes heavily soiled gear.  Machines are plumbed off the standard 

domestic system, and discharge into PVC sanitary piping seen through an in-floor grate.  The equipment functions 

well and the plumbing is leak free.  If more suitable location is desired as part of a renovation, slab cutting to 

accommodate new drainage piping may be required.  Additionally, hot and cold water are readily available due to 

the Laundry’s proximity to the water entrance and hot water heater.  New piping will most likely be required if the 

machines are moved. 

 

The clothes dryer is currently vented through the apparatus bay wall through 4”Ø pipe and a standard louvered wall 

cap.  Dryer venting is assisted by an inline Fantech dryer booster fan.  The fan operates on sensing pressure from the 

dryer activating, and appears to function properly.  Foil faced tape sealing the fan to the vent appears to be peeling 

away, and the fan appears to be in fair condition.  If the dryer is relocated as part of a renovation, the need for a 

booster fan will be evaluated.  A new fan is recommended, and will be required should venting exceed 35 feet in 

equivalent length. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Existing LP Gas Tanks 

 

 

                    

                                         

 

 

 

 

 

 

 

 

 

 

 

 

 

                                  

                                         Existing Air Compressor                                    Existing Compressor Serving Plymovent Systems 
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Fire Protection 

There is no sprinkler system serving the building.  Although it is not anticipated, a significant renovation or addition 

to the building may require installation of an NFPA 13 compliant automated sprinkler system.  International Existing 

Building Code v.2009 requires addition of an automated sprinkler system sprinkler if all of the following 

requirements associated with a Level 2 Alteration are met: 

- Alterations to the existing building exceed 50% of the floor area. 

- Water pressure be readily available without need of a fire pump.  

- The area renovated requires a sprinkler system as stated by International Building Code v.2009, for new 

constructions. 

 

The need for an automated sprinkler system must be reevaluated once a clear vision of building additions and 

renovations has been obtained.  Additionally, at that time, a flow test should be conducted to determine if adequate 

flow is available without the need for a fire pump. 
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General Power 

The existing electrical power infrastructure to the building, consists of two separate electrical services.   

 

Building Electrical Service #1 is the original underground electrical service which terminates in the Fire Department 

Main Electrical Room, off the apparatus bay.  This service used to be a 400 ampere, three phase at 120/208 volts, 

but was changed at some point to a 200 ampere service. The original service was fed from parallel sets of 250 KCMIL 

aluminum conductors from the utility riser pole. One of these sets has been disconnected at the main panel, and at 

the riser pole, with the remaining set of conductors metered at the existing indoor CT Cabinet. The service 

disconnecting means is clearly labeled and is fed from the CT cabinet.  From this service disconnect, it travels thru a 

whole house generator transfer switch and back to the 400 ampere main distribution panel (MDP), at this room. The 

limiting factor for the 400 ampere panel is the single set of conductors and the 200 ampere overcurrent 

device/service disconnecting means. Further conversations with the power company has determined that one of the 

sets of underground conductors failed due to frost issues. It was never replaced and the resulting service converted 

to 200 amperes.  We would recommend a new 600 ampere electrical service be installed, as part of any renovations 

to the building.  We feel that the second service #2 should be eliminated in favor of one larger service.  

 

 It should be noted that utility demand readings are not available for evaluation, as this utility does not bill demand 

charges.  Yeaton is unable to assess the actual service capacity without costly third party testing and chart recording 

metering.  We feel comfortable with our recommendation for a new single three phase service upgrade as noted. 

 

Building Electrical Service #2 is the fairly new overhead electrical service which terminates in the building attic to 

serve heating and air conditioning equipment.  This service is installed as a 200 ampere, single phase at 120/240 

volts, fed with overhead utility conductors to an outdoor meter/disconnect.   The service disconnecting means is 

clearly labeled.  From this service meter/disconnect, it travels vertically up the outside of the building to a 

panelboard in the attic.  .  As part of any major renovations to the building, we would recommend removing this 

single phase service and combining the two electrical services as one, as described in the previous paragraph. 

 

Circuit Breaker Panelboards appear to be original and are installed as residential style load centers, fed from the 

main distribution panel described in the Building Electrical Service #1.  There appears to be five lighting and plug 

load panels, and two heating panels.  As part of any major renovations to the building, we would recommend 

replacing all of these residential load centers with new commercial rated panelboards. 
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Standby Power Systems 

The existing three phase electrical service #1 is supported by a propane fueled emergency generator and 200 

ampere transfer switch.  The existing outdoor rated generator is a Kohler 50 KW machine, which is good for 173 

amperes at 208 volt three phase.  This generator size compliments the existing 200 ampere service and present 

demand.  We would recommend no changes to this system, short of reconfiguration of the non-code compliant 

emergency lighting system wiring down-stream of the transfer switch.  If the owners desire addition standby power 

to support air conditioning systems, then consideration should be given to replacing this generator and transfer 

switch to a 100 KW machine to compliment a 400 ampere building service solution. 

 

Lighting and Emergency Lighting 

The building lighting systems are a mix of compact and linear T8 fluorescent, incandescent and some recently 

installed LED.  Recessed lighting is linear fluorescent parabolic louver product with T5 HO linear strip lights in the 

apparatus bay.  As part of any major renovations to the building, we would recommend changing all of the lighting 

to LED product to gain performance, energy savings and eliminate lamp changes.  Consideration could be given to 

keeping the more recently installed apparatus bay lighting intact and adding like product to accommodate any bump 

out addition to the truck bays. 

 

Technology what it is today would suggest that LED lighting be installed to replace existing, where substantial 

renovations are programmed.  There are value added rebates and incentives from the electric utility, to defray some 

of the cost associated with these upgrades.  The LED upgrades are recommended to eliminate the need for 

replacement lamp stock and the labor to install them as they burn-out.  The LED lighting systems have no lamps to 

replace, and have expected life beyond 60,000 hours, which equates to 15 years at 4000 hours per year.  Even after 

15 years the lighting will still be operating, but only producing 90% of the initial rated lumens.  There is energy 

savings and maintenance savings associated with replacing the existing fluorescent lighting systems with LED. 

 

Code Compliant Emergency Lighting for the building is non-existent and is provided basically from normally powered 

lighting products and exit signs, wired and powered thru the standby generator power system and its transfer 

switch. The existing standby generator picks up the entire Building Electrical Service #1 thru this transfer switch.  

NFPA 70 and 101 require UL 1008 and UL 924 listed transfer equipment and shunt devices, in order to allow 

connection to a standby generator source. As part of any major renovations to the building we would recommend 

the installation of Code Compliant UL 1008 devices and distribution to pick up those lighting systems needed to 

provide illumination of the path of egress, exit access and to the exit public way.  An alternate means to provide 

code compliant emergency lighting would be to install self- contained, battery powered emergency lighting units 

and exit signage, wired to the unswitched lighting circuits serving the paths of egress.  The building is presently in 

violation of NFPA 70 and NFPA 101 from a life safety standpoint as the lighting system wiring is shared with other 

non-life safety circuits, and not separated or controlled in terms of UL 1008 and UL 924. 

 

 

 

 

 

 

 

 

           

                                                                                                                    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Standby Power Systems 
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MECHANICAL / PLUMBING / FIRE PROTECTION / ELECTRICAL ASSESSMENT 

 

 

Town of Wolfeboro, New Hampshire 

Police and Fire Facility  

Existing Conditions and Space Needs Report 

General Wiring 

The existing exposed general wiring consists basically of conductors in conduit to feed load centers and large 

equipment and most of the branch circuits.  It was difficult to determine the concealed wiring for branch circuits 

associated with lighting, heating and receptacles.  Type NM (romex) cabling has been installed in the attic for feeds 

to heat pump and air handling equipment.  We would expect that much of the concealed wiring in non-cmu wall 

cavities and wiring above accessible ceilings has been installed as NM cable. This method was code compliant for 

this type of wood frame structure.  As part of any renovations, we would recommend conductors in conduit for 

exposed work and armored MC cabling for concealed work in non-cmu walls and above accessible lay-in ceilings.  

 

Connectivity Systems – Voice/Data 

Existing connectively appears to be in good shape.  We would suggest that review of these elements is subjective, as 

tenants traditionally make changes to their spaces to accommodate their needs, associated with technology, 

internet speeds and overall support of their spaces. In general, there is access to the outside world thru existing 

conduit systems.  We recommend no changes to this system, short of expansion and cabling associated with 

renovations and additions. 

 

                                                                         

 

 

 

                 

 

 

 

 

 

 

       
General Wiring 

                                                                          

 

 
Connectivity Systems – Voice/Data 
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MECHANICAL / PLUMBING / FIRE PROTECTION / ELECTRICAL ASSESSMENT 

 

 

Town of Wolfeboro, New Hampshire 

Police and Fire Facility  

Existing Conditions and Space Needs Report 

Fire Alarm Systems 

The existing Fire Alarm System is presently supported by a recent vintage, addressable Napco Fire Wolf Fire Alarm 

Control Panel, with two indoor remote annunciators located in each of the fire and police dispatch rooms.  The 

system has Horn/Strobe notification with full detection as the building is not sprinklered.  There are a mixture of 

spot smoke and heat sensors to provide full coverage.  The system appears to be monitoring conventional, non-

addressable initiation devices which were installed from a previous system.  The system is fully expandable.  We 

recommend no changes to this system, short of expansion associated with renovations and additions.   

 

         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

             

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Fire Alarm Systems  
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Town of Wolfeboro, New Hampshire 

Police and Fire Facility  

Existing Conditions and Space Needs Report 

EXISTING FACILITY  –  SITE ASSESSMENT  
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Existing Conditions Synopsis:  
Site Access, Drainage and Utilities 

 

 
Town of Wolfeboro, New Hampshire 
Police and Fire Facility  
Existing Conditions and Space Needs Report 

Site Access 
Site access is provided from two curb cuts off South 
Main Street (NH Rte 28).  Parking for Police and Fire 
Department customers is provided in the front of the 
building which sets back from the road approximately 
100 feet.  The northern driveway (entrance) continues 
around the back of the building to the Fire 
Department’s garage bays.  Although the garage door 
bays are arranged for pull through parking, the 
pavement width limits the required turn movements 
for most fire apparatus to pull in from this side.  Instead, 
large equipment backs into the garage from the south 
side of the building.   
 
The driveway access continues beyond the garage and 
opens to an area of additional parking, snow storage 
and dumpster staging.  The Police Department vehicles 
are parked in this area as well as staff parking for both 
Departments. 
 
A total of six (6) bays are provided at the north garage 
wall and seven (7) bays are provided at south garage 
wall (5 large and 2 small bays). Fire Department 
vehicles exit from the south facing garage bays and pull 
out onto South Main Street with assistance from 
emergency preemption controls at the driveway exit. 
 
A third driveway is provided to the south of the main 
exit for non-emergency vehicles. 
 

Drainage 
A closed drainage system is provided to manage 
stormwater runoff generated from the impervious 
surfaces on site.  In general, stormwater runoff paths 
are separated by a subtle ridge running east to west 
behind the Fire Department garage area.  Runoff 
generated to the west of the ridge leaves the back of the 
site by sheet flow.  Runoff generated east of the ridge is 
captured in the closed drainage network of catch basins 
and subsurface drainage pipes.  Two separate pipe 
segments discharge stormwater collected from the 
surface to South Main Street at the entrance and exit 
driveways. 
 
Site improvements were constructed within the last 10 
years to address subsurface drainage conditions in the 
parking areas including underdrains to control 

groundwater levels.  Based on staff reports, the 
aggregate materials used in the construction may be 
moisture susceptible and the pavement surface 
exhibits stress from frost action in certain areas. 
 
Utilities 
The Town’s sewer main runs through the property just 
a few feet off the face of the building entrance.  The 
building sewer service is located of the northwest 
corner of the main building.   
 
The Town’s water main is located within South Main 
Street.  Water service to the building is provided by a 
4” ductile iron pipe running below the entrance drive 
and entering the building at the first man door before 
the garage bays. 
 

 

 

 

 

 

 

 

 

 

 

 

Emergency Pre-emption at driveway exit (left), Christian Ridge 

Road (right) and South Main Street (2 locations not shown) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Garage bay entrance at north building wall (6 large bays) 

 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

Existing Conditions Site Plan (Green = Sewer Line, Orange = Drain Lines, Blue = Drainage High Point) 
 

 

 

 

 

 

 

 

 

 

 
 
 
 

  

See attached Figure 1 for Zoning Requirement information. 

Garage bay entrance at south building wall (5 large bays and 2 small bays) 
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Existing Conditions Synopsis:  
Site Access, Drainage and Utilities 

 

 
Town of Wolfeboro, New Hampshire 
Police and Fire Facility  
Existing Conditions and Space Needs Report 

 

  

N 

 NOT TO SCALE 

Figure 1: Existing Conditions w/ Zoning Info. 
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Town of Wolfeboro, New Hampshire 

Police and Fire Facility  

Existing Conditions and Space Needs Report 

APPENDIX 
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SCALE:

Police and Fire Safety Building - Existing Conditions and Space needs Report

03/26/18Town of Wolfeboro, NH
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TOWN OF WOLFEBORO 

Public Safety Building Study 
 
 
 

 
 

 

Early Option - Conceptual Budget 

New Building Option 
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Wolfeboro Public Safety Building Study 
Kick-Off Meetings 1/9/2018 
 
9:30-10:30 AM PROJECT KICK OFF MEETING 
 
Intro participants and roles 
 
Sergeant PD and Lieutenant FD will lead LBA through building 
 
Stakeholders & Point of Contact 
-Dave Owen City Mgr 

• DO: you will report to Board of Selectmen. LBA will make a presentation to them, representative 
on Steering Committee will be liason until then 

• RR: Steering Committee? Would prefer smaller group if possible for streamlined communication 
and decision making 

o DO: planner, chiefs PD & FD, town mgr, selectmen rep 
 
SCOPE OF WORK REVIEW 

• Dale – review structure, finishes, accessibility, etc…existing conditions review. Will assemble 
report, draft for review and final. 

o FD Chief – facilities maintenance budget is under FD. “public safety maintenance” for 
whole building 

▪ Dale – please provide work done on facility in last 2 years 
▪ Lt. Jim Dearborn contact at FD for facilities maintenance 
▪ Roof shingles are in poor condition 

o PD Chief – the Steering Committee should be able answer all questions about building 
condition 

o RR: study is overview “annual check-up” of building condition. Mostly code, accessibility. 
LBA is cognizant of end game – seems to be a check on whether functions can remain on 
site with renovation/expansion or not. 

• DO priority – library must remain operational during work, along with public safety operations.  

• RR: important to have conversations up front about priorities and direction 

• Programming overview: PD questionnaire is complete but need more tiem for 2038 projections, 
strategic planning occurring now for Police Commission 

o RR: things affecting projections: demographics, hot-button issues (opioids, etc) 
o Planner – Wolfeboro is losing population. PD/FD chiefs disagree with census numbers 
o PD chief: population does appear to be increasing “tremendously”.  Traffic conditions 

are an examples 
▪ DO: do we design building on anecdotal info or fact?  
▪ Chief -  we are missing transient population. RR: study peak population. DO 3-

month period 

• Planner – we have traffic info that will support increase in transient 
population 

• Chief  - nearing 60,000 calls/year at PD. Need to  evaluate and justify 
need based on PD/FD activity, not necc population 

• Site Planning overview 
o Research buildable area, circulation, parking and apparatus needs, overlay with program 
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o RR initial discussion about phasing: what do you need minimally to operate on site 
o AC: we will program to 2038 number, but do we build 2038 building now, or preserve 

site area for future expansion? 
▪ RR: considerations: cost of construction (escalation), and practicality of future 

expansion is important factor in making that determination 
▪ DO: CPI for this area is 1.6% northeast. RR: cost of construction is running +/-5x 

higher 

• Final Documentation 
o Draft and final reports 
o Budget: 

▪ RR: may apply general metrics to options that we put together along the way as 
a check, but final cost estimate will occur once preferred option has been 
determined. 

o AC: we will look at big picture options first to figure out general idea of cost differences 
among options 

• Final Presentation of Study to Board of Selectmen 
o DO: televised, publicly viewed 

• SCHEDULE 
o Programming and Site Conditions complete 4-5 weeks; end of January draft report 
o Options – big picture may occur February, more detailed study March/April 
o Final option May/June. Possible to complete study before end of June (?) 

• Agreement signed, LBA waiting for PO 

• RR: would like to do additional service of measured drawings, OK? 
o DO will get PO for project 
o RR: measured drawings will occur ASAP; scanned drawings have been sent to Town 

• DO reviewed history of ADA compliance 
o Complaint filed with DOJ 2006 regarding ADA compliance in town 
o Report/assessment created of deficiencies and proposed solutions at that time. 
o Town entered Consent Decree with dept of Justice to complete ADA improvements; 

town spent millions to complete 
o AG architects was involved in ADA improvements in town. Ramp and ADA bathroom in 

lobby at public safety bldg. 
 
PROGRAMMING INTRO MEETING 
Town Hall 10:45-11:30 
 

• RR: 2 weeks for draft program 

• AC: who are individuals to speak to related to specific functions, adjacencies, etc? May discover 
some of these today 

• RR: we will assist in identifying over/under programmed spaces in honest and straightforward 
way 

o DO: we want LBA to distinguish between needs and wants 

• 2003 Space Need study was completed for all Town departments  

• Initial assumptions and visioning 
o Chief – we all understand that we need to fit in a budget (not stated) 
o RR: we will prioritize operational needs, quality of life for occupants 
o AC: divorce mentally from current operations and think about future functionality 
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• Questionnaires 
o FD – needs time to sit with staff to discuss vision and projections. 

▪ Apparatus is main focus of space need 
▪ Apparatus are getting bigger, taller. Guidelines 
▪ RR: give us some guidance on living arrangements 

o PD 
▪ Questionnaires mostly complete, waiting on 2038 strategic planning 
▪ Holding cells needed are increasing, law requires certain things that they don’t 

currently have 
o Draft Program –  

▪ DO: will it compare existing space to need? RR: can do this by gross area or by 
overall department 

▪ Chief: we have constitutional challenges that are posing issues. Ex: impound lot. 
DO: there is no impound lot in the county, Wolfeboro should not necessarily 
have to have this facility. 

▪ Sight/sound separation for prisoners is an issue. We are 15 mins away from 
county jail, so often transport to that facility. Need to hold, secure, process, and 
interview prisoners. 

▪ Draft program to be sent by email, then meet to “scrub”  
▪ AC: any questions regarding site or preferences for circulation will help inform 

site studies that will be underway soon 

• Discussion: Potential Shared Space 
o Current Lobby/reception: dispatchers currently serve as “greeters” for all Public Safety 

Bldg 
o Potential Shared Spaces: 

▪ Public uses (RR diagram): 

• Lobby & Vestibule with access to: 
o EOC/Community Room/Police Commission Meeting Room 

▪ Kitchen, Storage 
o Public counters for PD/FD 
o Interview room outside departments 
o Restrooms 

▪ Shared Conference Room PD/FD, with good access to Administrative Suites 
(chiefs) 

▪ Agility Room/Tactical Training/Fitness Room 
o Police Commission (chief reports to them), must brief them monthly on budget 
o Selectman question: will all this be on the first floor? Elevator will be needed.  

• Dispatch discussion 
o DO: currently under control of PD. Can use PD break room, share PD common uses. 
o Chief: we are 24/7. Break room needs to have kitchen function.  Currently only 1 

dispatcher on late shift…they may need their own amenity spaces and potentially 
duplicate restrooms, break area, etc. 
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NOTES FROM THE SITE CONCEPT DESIGN MEETING – MAY 1, 2018    10 AM – 11:30 AM  
 
Participants discussion the following: 
 

1. Bob R. introduced the Agenda and goals for this meeting.  
2. Participants received the Final Space Program document LBA will be using to implement the 

Concept Design.  
3. Bob R. reviewed the current time line and schedule for the project. Our team was tasked to 

complete the Study by July 1, 2018. The schedule proposed in order to meet the deadline of July 
1 is as follows: 
Next Steps in the Study – May/June 2018 

a. Develop Site, Building Massing, and Concept Plans for the Selected Option – May 2018 

b. Concept Design Review – May 22, 2018 

c. Prepare brief Basis of Design Narrative outlining the overall quality of the proposed Option – 

June 1, 2018  

d. Prepare Conceptual Budget for the Selected Option – June 12 

e. Complete Report – June 18, 2018 

f. Final Presentation/Meeting at the Town Hall – June 20/21, 2018 

4. Review the 3 Test Fit Options: 
Alice C and Bob R introduced the overall concept of the 3 options. LBA presented each option 
and then opened the discussion up to all participants.  The following comments were made by 
participants: 
a. Option 1 – New Construction at Rear of Site  

✓ PD Chief noted that all 3 options will work for the PD but liked Option1.  
✓ Town Manager noted that he is not in favor of this option due to the fact that it 

pushes the new building to the rear of the site and does not present a positive 
presence to Route 28 to enforce the street frontage 

✓ Bob R noted that this option would involve the least number of phases (estimated 2 
phases) 

✓ Group consensus was that circulation around the back of the building was not 
mandatory. PD Chief asked about secondary access through lots at the rear of the 
site, via a new easement or roadway. The group concluded that this should not be 
under consideration at this time. 
 

b. Option 2 – Two Building Option with Connector and Renovation of Existing – Phasing 
(estimating 3 to 4 major phases) 

✓ This option appeared to be the least favorite due to several logistic challenges and 
the connection between the PD and FD, and the location of the Shared Spaces in 
one of the buildings. 

✓ Although the exact location of Shared Space could be altered slightly, its proximity 
to the PD appears better than to the FD, and it was unclear how public visitors 
would enter and circulate through the complex if meeting at the FD. 
 

c. Option 3 -  Renovation of Existing and Addition(s) to Existing – Phasing (estimating 4 major 
phases)  

✓ Shared Spaces needs to be accessible directly from the PD and the FD.  
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✓ Relocate the main entrance into the Shared Space closer to Route 28, but cannot be 
directly adjacent to the FD equipment bay apron.  

✓ Expand the Shared Space to encompass most of the first floor in the existing 
building  

✓ The FD confirmed that 5 large double-loaded bays with a 14’ min. clearance are 
acceptable. 

✓ The FD confirmed that 2 smaller bays with an 11’ high are also acceptable. 
✓ FD confirmed that the configuration of the bays and apron is acceptable. 
✓ The new PD/FD addition can be shaped several ways to accommodate the Space 

Program. LBA will review.  
✓ Comments were made regarding snow removal/storage on site. LBA will review.  
✓ Security fence is only required at the Sallyport. (not at the PD and FD vehicle and 

staff parking) 
✓ Parking lot overall shape can be adjusted as needed  
✓ Participants discussed the connection between the Library and Public Safety 

complex. LBA will reach out to Underwood to obtain the most recent site layout and 
Civil design. A gate may be needed at the connection between the PD/FD and the 
Library for a second means of emergency egress if the main entrance is blocked. A 
vehicular connection for public use may cause too many issues of circulation and 
security, but emergency access is preferable, in the event of a closure of the Public 
Safety complex main entrance drive. 

 

OPTION 1 OPTION 2 OPTION 3 

 

 

 

 

5. Final voting for the Site Concepts resulting in the Selection of Option 3 for further Concept 
Design development: 
 

Town Manager  Option 3 State he did not like any of the 3 Options and was imagining something 
closer to the front of the lot and with larger presence to Route 
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28.  Liked keeping and renovating the existing building. Wants to limit 
the fencing around the building and the proporty.  

Selectman Senecal  Option 3 Noted that some “massaging” of the PD block and relocation of the 
Main Entrance into the Shared Space is needed.  Liked keeping and 
renovating the existing building.  

PD Chief Option 2, all Stated that all 3 options work, but is OK with Option 3 to move 
forward.  Fencing is not needed around PD and Staff parking.   

PD Captain  All OK  

FD Chief  All OK Stated that Option 3 will work for the FD.  See item #4 notes above for 
additional comments. 

FD Deputy Chief  All OK Option 3 will work  

Town Planner  Option 3 Option 3 will work. See item #4 above for additional comments.  

 
Please contact us with any comments or amendments.  
Sincerely 
Bob and Alice  
 
Robert C. Robicsek, AIA, NCARB  
Principal, Civic Studio Leader 
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Project: Town of Wolfeboro Public Safety Building Study  
 
Date: June 6, 2018   
Time: 12 Noon – 2 PM  
 
Project Number: 17-083-00 
Location:  Town of Wolfeboro Town Hall  
 
List of Attendees:  per the attached sign-in list  
 
Purpose of Meeting: Review of Options 1 and 3 and selection of one option to proceed to Final Report  
 
MINUTES  FROM  OPTIONS 1 & OPTIONS 3 CONCEPT DESIGN MEETING  
 
Participants discussion the following: 
 

1. Bob R. introduced the Agenda and goals for this meeting.  
 

2. Bob R. provided a brief overview of work performed to date which includes: 
a. Space Programming with the PD and FD – completed  
b. Existing Conditions and Report – completed  
c. Preparation of 3 Options and review – completed  
d. Decision to proceed with Options 1 and 3 for more detailed review – completed  
e. Prepare Options 1 and 3 including a basis-of-design, site and building conceptual layouts, 

and conceptual budgets – completed  
 

3. Bob R. reviewed the updated time line and schedule for the project. Our team was tasked to 
complete the Study by July 1, 2018.  However the schedule was extended for additional 
exploration of Options 1 and 3 to July 27, 2018. The schedule proposed in order to meet the 
deadline of July 1 is as follows: 
Next Steps in the Study – June/July 2018 

a. LBA will review the comments received from the June 6 meeting – competed as of June 15 

b. LBA will set up Skype conferences with PD and FD to review the block plans for the selected 

Option 1 – completed June 15 

c. LBA will update Option 1 Plans based on comments received and provide to the Town for 

final review – June 22 

d. Comments due back from Town to LBA by July 6 

e. LBA will complete the Final Report – July 18, 2018 and provide to the Town for inclusion in 

the July Board package via email in PDF format.   

f. Final Presentation/Meeting at the Town Hall – July 25, 2018 
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4. Review of Option 1 and Option 2: 
Alice C and Bob R introduced the overall concept of the 2 options. LBA presented each option 
and then opened the discussion up to all participants.  The following comments were made by 
participants: 
 
a. Option 1 – New Construction at Rear of Site  

✓ PD Chief noted the need for a 3 car secure storage for vehicle evidence impound. 
Area needs to be enclosed with a fence, have a concrete pad to mitigate fuel and oil 
leaks, and video surveillance.  Participants discussed potential locations.  

✓ Site circulation is not ideal. Also, building is pushed to the back of the lot with a 
large expanse of parking and driveways facing Route 28.   

✓ Group consensus was that based on building massing, overall layout and cost this 
option was not favored.  
 

b. Option 3 -  Renovation of Existing and Addition(s) to Existing – Phasing (estimated 4 major 
phases)  

✓ Committee members noted that based on site layout, proposed building massing, 
functional space layout, and budget estimate, this Option is more appealing and 
conducive to garner community support.  

✓ Vehicle Impound Lot location was discussed. This option offers better location for 
this function.  Refer to Item 4.1 for details.  

✓ Comments were made regarding snow removal/storage on site. Upon further 
discussion the Committee felt that this was not an issue and could be addressed by 
the DPW.  

✓ Security fence is only required at the Sallyport and the Vehicle Evidence Impound 
area (not at the PD and FD vehicle and staff parking) 

✓ Participants discussed the connection between the Library and Public Safety 
complex for emergency access in the event of a closure of the Public Safety complex 
main entrance drive.  It was agreed to indicate this connection on the final site plan.  

✓ Phasing:  PD noted that it is possible to utilize the Sheriff Department in the short 
term for lock-up, booking, and holding during the phase construction.   

✓ Space Plan Layout: PD and FD discussed layout of functions on the first and second 
floors.  The layout will be reviewed further in accordance with Item 3.b and 3.c 
above.  

 

 

5. Marc Jobin presented and reviewed the Conceptual Budgets for Options 1 and 3 and explained 
the approach, the basis-of-design standards, and the “hard” and “soft” costs.  The projected 
costs for the options are very similar for both options and as such is not a major differentiator in 
selecting a preferred option.  Costs provided are benchmarked for 2021, reflects phasing, and 
includes escalation projection.  Budget items for consideration by the Town in addition to the 
costs identified in the Conceptual Budget include:  

✓ Capital expenditures for PD/FD Dispatch Equipment – Town to provide estimated cost  
✓ PD Radio Communications tower and equipment – relocation or new?  Town to provide 

info. 
✓ Moving costs for phase implementation  
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6. Final voting for the Site Concepts resulting in the Selection of Option 3 for further Concept 
Design development: 
 

Town Manager  Option 3 Liked Option 3  

Selectman Senecal  Option 3 Liked keeping and renovating the existing building.  Stated that this is a 
better solution for the Town and would be easier to gather community 
support for this Option. 

PD Chief Option 3 Liked Option 3 to move forward with the comments made in Item 4.   

PD Captain  Option 3  Selected Option 3  

FD Chief  Option 3  Stated that Option 3 will work best for the FD based on layout.  See 
item #4 notes above for additional comments. 

Town Planner  Option 3 Stated that Option 3 is best from a planning perspective based on site 
access, massing, and overall design.  

 
7. LBA will proceed with the Final Study Package which will comprise of the following items for the 

selected Option 3: 
▪ Executive Summary with brief narrative of design approach 
▪ Space Program Document 
▪ Conceptual Site Plan 
▪ 3D Building Massing images  
▪ Concept Plans  
▪ Basis of Design  
▪ Updated Budget Estimate  
▪ Appendix with prior documents generated during the Study 

 
Please contact us with any comments or amendments.  
Sincerely 
Bob and Alice  
 
Robert C. Robicsek, AIA, NCARB  
Principal, Civic Studio Leader 
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