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EXECUTIVE SUMMARY 

 
Prior to this Feasibility Study, the Public Safety Building Committee had studied the history of the two 

existing facilities and considered various proposals to replace them, the most recent study referenced in 

2014. The current Fire Station was built in 1863 as a schoolhouse and continued to function as such until 

1927. In 1948 the building was reestablished as a firehouse. In 1971 several additions were constructed 

to complete the building as it now stands. The Police Department was housed in the basement of the 

original Town Hall, constructed in 1904. In 1972 an addition added offices and a garage to house a 

growing department. Currently the Police Department occupies the entire building. The existing facilities 

were renovated to support fire and police functions based on the needs of a certain time period, are 

undersized, and not organized to safely support modern public safety operations. 

 

In June 2023, HKT Architects was selected by the Town of Southampton to prepare a Feasibility Study 

for the Town of Southampton. The mandate for the project was to determine the space needs of the 

Police and Fire Departments, assess three possible sites for suitability for a new Public Safety Facility, 

develop a conceptual design for a facility on a selected site with an estimated project and operating costs, 

and suggest a project schedule. HKT Architects worked closely with the Public Safety Facility Committee 

to provide program data, site assessments, concept plans for selected sites, and to ensure that the 

Committee had all the information necessary to make informed decisions that were in the best interests of 

both the end users and the citizens of Southampton. 

  

HKT worked to make recommendations regarding the following issues:  

• What are the current and future space needs of Southampton’s police and fire departments? 

• What is the feasibility of each of three potential sites identified by the Town for a new public 

safety facility based on land use, constructability, access, traffic, future growth, environmental 

impacts, availability and other factors? 

• Are each of the proposed sites adequate in size to meet the projected space needs? 

• What would be the cost to construct a new facility to meet the departments’ needs on the 

preferred site? 

 

It should be noted that the goal of this phase of the study was not to propose the final design for a public 

safety facility. That step would occur following funding approval. The scope of the study was to determine 

whether any of the three sites could meet the needs of a future public safety facility, offering enough room 

to meet building and site programmatic needs while providing safe circulation for public and emergency 

vehicle traffic. To that end, the sites were carefully studied to assess their suitability for public safety use 

and constructability, several “test fit” diagrams were then developed to assess whether the proposed 
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program would fit on each of the two most advantageous sites chosen by the Committee, and a 

conceptual design was then completed for the final preferred site. An estimated probable project costs 

was then developed based on a preferred scheme on the most reasonable site.  

 
Methodology 
To start the study, HKT sent pre-programming questionnaires out to each department prior to the on-site 

meetings. These questionnaires are meant to help the departments define the various aspects of their 

operations and determine the individual departments’ needs, not for just the next year but going forward 

well into the future. HKT then met with the chiefs in August of 2023 to define their departments’ needs in 

terms of a space program and to tour the existing police and fire stations to understand how they 

currently function. Discussions with the Chiefs focused on developing an understanding of the 

departments’ current operations, anticipated future growth and potential for synergies that would facilitate 

the sharing of spaces. Based on the programming sessions and the completed questionnaires, a draft 

program was developed, reviewed, and some adjustments made to develop the final ideal public safety 

facility space program. 

 

While the program was being developed, civil/site engineers from Pare Corporation assessed the 

feasibility of three potential sites identified by the Town: a parcel located at 204/210 College Highway, a 

parcel located at 0 College Highway (now known as 125 College Highway) and a parcel at 79 Clark 

Street. Only the 204/210 College Highway site is owned by the town and currently houses the Fire 

Department and Town Hall. Assessments were based on on-site observations of two of the properties 

where access was granted, and review of available public data. Analysis included consideration of 

topography, soils, wetlands, FEMA flood zones, lot shape, past uses, site access, utilities, 

environmentally sensitive resources, environmental records, historical records and other aspects.  

 

The site at 204/210 College Highway included two parcels owned by the Town totaling 8.7 acres. The site 

is shared with Town Hall and the current Senior Center plus associated parking for this structure. Both  

the Fire Station and the Town Hall are located within the Southampton Center Historic District which is 

designated on the National Register of Historic Places. The Fire Station building is also recognized for its 

historic significance by the Massachusetts Historical Commission. The sloping and terraced terrain site 

includes reported and visually apparent high groundwater, exposed bedrock and boulders and soil 

generally not conducive to on-site septic systems without a raised and pumped system. There are also 

wetlands and a potential river front setback. All of these issues restrict use of the site. 

 

The site at 125 College Highway (formally called out as 0 College Highway) is a 4.2 acre parcel within a 

41.5 acre parcel which is privately owned. Initially the entire site was under preliminary design and 

permitting for potential mixed-use development. The 4.2 acres within the development would rely on 
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approving the mixed-use development and donation of the lot. The site is located in the Commercial  

Village (C-V) District and in the Water Supply Protection Overlay District. The site is generally level and 

soils appear suitable for both on site stormwater management and on-site sewage disposal. There are no 

Natural Heritage issues and the site is within Barnes Aquifer / Water Supply Protection Overlay 

 

The site at 79 Clark Street is a privately owned parcel totaling 16.2 acres. The odd shaped parcel is split 

into two pieces separated by another privately owned and developed parcel, leaving the eastern leg of 

the lot mostly cut off from the buildable site area. The site includes sloping terrain towards Clark Street 

and the dominate soil on site is not conducive to on-site septic systems or site stormwater infiltration. The 

site is within the Barnes Aquifer / Water Supply Protection Overlay.  

 

While initial assessments indicated there did not appear to be any constraints that would make any site 

unfeasible for a public safety facility, challenges at each site were noted.  

 

A comparative site matrix was prepared to augment the data produced in the engineering report. This 

matrix used the engineering data plus the knowledge of the Town to rank the sites based on the following 

categories: 

• Location 

• Accessibility 

• Site Features 

• Environmental 

• Site Development 

• Availability 

 

From the assessments and matrix, two sites, 125 College Highway, and 204/210 College Highway, 

ranked highest and were selected for further consideration. Following the selection of the two sites, HKT’s 

next task was to complete two test fits for each site. Test fit diagrams were developed by taking the 

building program, grouping similar programmatic areas together into larger blocks of space and then 

arranging these blocks on the site according to ideal programmatic adjacency relationships. It should be 

noted that the test fit diagrams are not representative of building floor plans. The purpose of these 

diagrams was to demonstrate whether the space program previously developed would fit on the sites, 

how spaces might be organized to meet the departments’ operational needs given existing site 

constraints and whether the overall proposed sites were of adequate size to meet the Town’s needs. Test 

fits also helped to highlight additional challenges to the sites in terms of topography, natural resources 

and other issues.  

 

The site at 204/210 College Highway, totaling 8.7 acres, included multiple and challenging site issues. 
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From high groundwater, exposed bedrock, wetlands, and soil not conducive to a simple septic system, 

this small lot size had two other very challenging issues to deal with: the steeply sloping grades and the 

connection to the existing Town Hall Building and parking area. To stay out of the buffers, to align the 

entry elevation with entry point for Town Hall, thereby sharing parking, while still providing a fire 

apparatus apron free of overlap to other vehicles, the building, now housing two departments, would need 

to incorporate three levels as the building climbed the grades. Parking at Town Hall would still need to be 

regraded and on-site leach fields would be challenging to locate on what remains of the site. Each option 

might include extensive earthwork to connect each tier of building and parking. 

 

The privately owned site at 125 College Highway is a 4.2 acre parcel within a 41.5 acre parcel. Prior to 

the development of test fits, the Committee began the discussion about acquisition of an additional 2.27 

acre portion of the larger site to gain direct access to College Highway, thus avoiding the complication of 

public safety equipment exiting the site within a private development. One test fit option for this site used 

the original 4.2 acre site and the second option used both the original site and an adjacent parcel that 

was planned for commercial development and connected directly to College Highway. Both sites 

supported the public safety program, with the second option providing clear and unobstructed access to 

the main road in town. These sites, located in the Commercial Village District and in the Water Supply 

Overlay District, are generally level sites with soils suitable for both on-site stormwater management and 

on-site sewage disposal. Both test fit options included a second level and with similar floor plan 

organization. The civil engineer saw no significant concerns for grades or site elements and felt these 

sites easier to permit. 

 

Based on the four test fits on two sites, it was decided that the best option for the public safety building 

would be to locate the building on the College Highway site. Prior to developing the two concepts the 

Town paused the study effort to determine if acquiring the additional parcel was feasible. As the 

negotiations progressed, HKT was provided with a revised site plan. which included the original 4.2 acres 

and an additional 1.14 acre parcel located on College Highway. This additional site would be developed 

as the entry driveway for all vehicles entering the site directly from College Highway. 

 

Two conceptual plans were developed at this time, including both one-story and two-story building 

options. Given the site constraints and requirement for easy emergency response access to College 

Highway, both plan options were placed on the site with the apparatus apron/doors facing directly onto 

the driveway parcel. The fire department operations are primarily located on the northwest portion of the 

site while the operations area for the police department is located on the southeast portion of the site. 

Administrative areas for both departments, living space for the fire department, as well as the shared 

entry, meeting and exercise rooms, are located between the two operations areas. Parking for each 

department was separated to provide dedicated spaces for the Fire Department call staff and Police 
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Department patrol car space and personal vehicles with visitor parking located closest to the entry.   

 

The two-level scheme was fundamentally the same except that both administrative areas and police staff 

support spaces were located on the upper level. This footprint was slightly smaller on the site but would 

require two egress stairs and an elevator, adding to the overall building’s square footage and potential 

cost. After evaluation and consideration, the Committee decided that the one-story scheme should be 

developed for estimating purposes. 

 

While options were being developed GGD Consulting Engineers Inc. presented an overview of options for 

HVAC systems which included discussion on the goals of economic analysis, Life Cycle Cost Analysis 

(LCCA) methodology, HVAC options that met the MA Stretch Energy Code adopted by Southampton, 

Executive Order 594 concerning electrified heating systems versus natural gas heating, three options for 

systems for this project and supplemental heating that may be required. They also presented information 

on utility company incentives and federal tax credits. A full Life Cycle Cost Analysis is typically performed 

during a later design phase and assists Owners with choosing the most appropriate and cost-effective 

HVAC system for their building based on the first costs, operating and maintenance costs and potential 

utility rebates and other incentives over a 40-50 year period. For the purposes of this study, it was agreed 

to develop cost estimates for each of the three HVAC systems options to give the Town an idea of the 

range of potential first costs for construction. 

 

The one-story plan was further revised to respond to the two elevation studies that were completed. One 

option included a masonry base and fiber cement envelope and pitched roofs. The second option 

included an all masonry building with a “flat” roof. The selected option was an all masonry option with 

some minor modifications that the town felt might appeal to a broader base of supporters.  

 

Consolidation of the police and fire departments into a shared public safety facility in a central location 

would resolve the current and future space needs of each department. Furthermore, both departments 

advocated for combining facilities to take advantage of savings in operations and building efficiencies. 

Building a single combined facility can also reduce overall construction costs as the two departments can 

share a number of building systems and spaces that would otherwise need to be duplicated in separate 

facilities. These include: 

• Building Systems 

o HVAC equipment 

o Emergency generator 

o Fire protection / fire alarm systems 

• Communication Systems 

o Telephone 
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o Computer servers 

• Security Systems 

o Door access control systems 

o Interior and exterior security cameras 

• Program Spaces 

o Public Access: Townspeople can find the help they need simply with a single facility. 

The police department is continuously occupied 24 hours a day / 7 days a week. The fire 

department is not continuously occupied when firefighters are responding to a call and 

because they are a call-department. If a member of the public comes looking for the fire 

department when they are on a call, someone from the police department is always 

available to help them in a combined facility. 

o First Aid / Medical – Occasionally a member of the public or a detainee will arrive at the 

police station needing some medical assistance. With a shared facility, the fire 

department can quickly respond. 

o Training / Emergency Operations Center 

o Work-out / Fitness Facility 

o Lobby / Reception Space 

o Public toilet rooms 

• Site Development 

o Visitor parking 

o Site improvements – walkways, fencing, flagpoles, site lighting, etc. 

o Utilities entering the site  

• Extended Operations – During extended operations, such as a snowstorm, the departments are 

able to work together and coordinate more easily from a shared facility and they are able to share 

resources, such as food, for personnel working extended shifts. 

 

Cost Analysis 
Finally, HKT developed estimated probable total project costs for a new public safety facility on the 

preferred site. Cost estimator, TCi, reviewed project documentation including the space needs analysis, 

site assessments, conceptual and design narratives to estimate the cost of construction (hard costs). 

Administrative costs (soft costs) such as architectural and engineering fees, project management fees, 

communications/radio equipment and furnishings, among others, were assumed as a percentage of hard 

construction costs based on costs from similar built projects. The intent of this estimate was to gain a 

better understanding of what a public safety facility, based upon the agreed upon program, might cost the 

Town of Southampton. With this information in hand, the Town leadership could then decide what next 

steps should be taken in the project. 
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Public Forum 
In April of 2024, the Building Committee, along with HKT, presented the Feasibility Study at an open 

public forum. The Town provided a brief overview of the study and a video tour of the existing buildings 

which described existing conditions and explained how spaces are used for police and fire operations. 

HKT then presented a PowerPoint of the Feasibility Process explaining the space needs 

assessment/program development work, the site evaluations, the selected concept design and the Total 

Project Cost Estimate. The Committee and HKT then conducted a comments and questions session on  

the information presented.  

 

125 College Highway Site 
Based on the study findings and other general municipal needs of the Town of Southampton, the Town 

entered into negotiations with the Owner of the 125 College Highway parcel to acquire the entire 52-acre 

site which included both the 41.5-acre parcel as well as an adjacent approximately 10-acre parcel. At 

Spring 2024 Town Meeting the Community voted to conclude the negotiations for purchase and a debt 

exclusion vote passed in June of 2024. The Town of Southampton has now acquired the entire site. 

 

Comparisons to Other Western MA Communities  
The Building Committee collected data from three other local communities: Granby, Hadley and Lee. The 

data included general information on population, geography and median household income as well as 

data related to public safety facilities. That public safety facilities data included the year the facility was 

built, the overall size of the building, sizes of specific spaces such as training and evidence storage, 

counts of vehicles and the space to house them and information on personnel. All the data was then 

charted and included along with data on the existing Southampton fire and police station buildings and 

the new future proposed joint structure. 

 

Conclusion 
After analyzing the options on the two potential sites, the Town agreed that the one-story building on the 

College Highway site was the most desirable location for the future Southampton Public Safety Building. 

This preference is due in a large part to the site’s location in Town and its relatively uncomplicated site 

conditions. Consolidating the town’s emergency services in a single facility will provide the Town of 

Southampton the kind of modern command center it needs to address any emergency situation now and 

far into the future. There are very clear benefits including shared spaces for training and dual use as a 

community room, shared mechanical, electrical, plumbing, fire protection and technology systems, 

storage of vehicles and firefighting apparatus in climate-controlled spaces or under protective cover, 

providing a legally code compliant and accessible building, and constructing an energy efficient and 

sustainable structure. The proposed plan meets the operational goals of both departments and provides 

accommodation for future changes to public safety equipment and scope of services.  
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SPACE NEEDS ASSESSMENT 

 
The programming process began with a set of questionnaires that were completed by the police and fire 

departments and which outlined general information about the departments including current and 

anticipated future staffing levels and vehicle and equipment inventories. After responses were gathered, 

HKT Architects interviewed Police Chief Ian Illingworth and Fire Chief Richard Fasoli and toured the 

existing police and fire stations. Our goal of these meetings was to focus on how staff of the departments 

perform various functions rather than asking for a compilation of spaces that they thought they would 

need. Discussions focused on each department’s current and future needs as well as the potential for 

shared use spaces and spaces that might be used by other groups in Town. Existing spaces were 

observed during site visits to understand how that space currently met operational needs. 

 

Following the initial programming meetings, HKT analyzed the data collected and compared projected 

space needs with those of police and fire stations we have designed in similar towns and with industry 

best practices, including standards published by the National Fire Protection Association (NFPA) and The 

Commission on Accreditation for Law Enforcement Agencies (CALEA). The space needs were then 

illustrated with room data sheets which describe the quantitative and qualitative aspects of each room. 

Tabulations of required program spaces were developed by first adding the net square footage (NSF), 

defined as the area required to do an activity measured exclusive of surrounding walls, of each functional 

space. Net square footage was then converted to gross square footage (GSF). Gross square footage 

measures the entire building area to the exterior face of exterior walls and includes all net square footage, 

plus all circulation spaces (corridors) and the thickness of interior and exterior walls. Since floor plans 

have not been developed during early programming phases and there is no way to measure these 

circulations spaces and walls, conversion of net square footage to gross square footage is done by 

applying grossing factors. In the case of public safety facilities, where the building is typically carved into 

many smaller rooms with surrounding walls, a gross area factor of 15% of net square footage typically 

captures the area required for interior and exterior walls. Similarly, circulation area factors of 25% of net 

square footage typically captures the extensive circulation and corridor spaces required to connect the 

smaller discrete rooms in a public safety facility. Exceptions to these percentages do occur in areas of the 

building with large open spaces, such as apparatus bays, and in those cases the grossing factor 

percentages were adjusted accordingly. 

 

Drafts of the programming documents were shared with the departments to obtain their feedback and 

various revisions were made. 

 

The final space program for the building demonstrates the need for a 27,904 gross square foot facility. A 

summary of the program is below: 
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 Gross Square Footage 
Police Department Spaces 9,017 GSF 

Fire Department Spaces 11,557 GSF 

Shared Spaces 7,330 GSF 

Total 27,904 GSF 

 

In addition to the building, carports for both departments and a shooting range for the police department 

were three significant site elements being considered in the early programming and concept phases. The 

total area for these site elements was 4,068 GSF. These were eventually estimated as separate line 

items for consideration and eliminated from the project (see further discussion under Cost Analysis 

section of this report). Consolidating the police and fire departments in a shared facility benefits the Town 

by reducing construction costs as overall building area is reduced with the efficiencies of shared spaces 

that would otherwise be duplicated in separate facilities. In a combined public safety facility, the 

departments can share building systems (HVAC equipment, emergency generator, fire protection and fire 

alarm systems), communication systems (telephone, computer servers) and security systems (door 

access control, interior and exterior security cameras). Departments can also share some program 

spaces/rooms including a Training Room / Emergency Operations Center (EOC) / Community Room, a 

fitness room for staff, lobby/reception space, public toilet rooms and circulation spaces. Site development 

costs can also be reduced in a shared facility as the departments share visitor parking, site improvements 

(walkways, fencing, flagpoles, site lighting) and the cost of utilities entering the site.  

 

Parking needs were also analyzed as part of the space needs assessment. Parking totals account for 

various factors including personal vehicles of staff, visitors and call firefighters as well as department 

owned vehicles. The resulting count factors in the anticipated vehicles on site during a shift change when 

personal vehicles from both the arriving and departing shift are on site along with departmental vehicles 

staff may drive while on shift. Providing adequate parking during a shift change is critical. Shift changes 

are when building occupancy is at its highest. At these times, personnel from the departing shift must 

meet personnel from the arriving shift to brief them on any ongoing matters. The count also factors in 

when call firefighters might be on site for an emergency call or training during a shift change. The 

following table summarizes the needs: 

 Parking Spaces 
Shared / Visitor Spaces 20 

Police Department Spaces including 9 spaces at carport 29 

Fire Department Spaces including 3 spaces at carport 23 

Total 72 

 

The program tabulation in the Appendices illustrate the departments’ proposed ideal building program. 
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SITE ASSESSMENTS 

Civil/site engineers at Pare Corporation assessed three sites identified by the Town as possible locations 

for the future Public Safety Facility: a parcel located at 204/210 College Highway, a parcel located at 0 

College Highway (now known as 125 College Highway) and a parcel at 79 Clark Street. Only the 204/210 

College Highway site is owned by the town and currently houses the Fire Department and Town Hall. The 

assessments that follow in the Appendices are based on Pare’s on-site observations and existing public 

data and was not an exhaustive or detailed review. Reports do not appear to indicate any constraints that 

would immediately exclude any of the sites from being considered a feasible location for the Public Safety 

Facility.  

 

Pare’s evaluation did not include confirmation of type of specific hazardous materials or petroleum based 

products; capacity analysis of existing utilities; capacity analysis of existing vehicular traffic conditions and 

turning movements; previous or historical site developments; or any information not provided by the 

resources identified herein. 
 
125 College Highway 
This first site considered is a 4.2 acre parcel within a 41.5 acre parcel which is privately owned. The site is 

located in the Commercial Village (C-V) District. and in the Water Supply Protection Overlay District. Site 

1 (0 / 125 College Highway) is in Water Supply Protection Overlay District (WSPOD), Zone II Wellhead 

Area, and the Aquifer Yield mapping. The site appears to be currently used as undeveloped farmland or 

for agriculture purposes. Initially the entire site was under preliminary design and permitting for a potential 

mixed-use development and the 4.2 acres within the development would rely on a donation of the lot to 

the Town.  

 

The 41.5-acre parcel is bounded by College Highway to the northwest, and residential properties to the 

north and south, and the former railroad right way to the southeast. The site abuts properties Zoned C-V 

to the north, and abuts properties zoned R-V to the south, east, and west, which appear primarily to 

consist of residential properties. The 4.2 -acre parcel consists of existing meadow or open field, several 

clusters of trees and is generally level terrain. It appears that no wetlands, vernal pools, or flood plains 

are located within the designated site. In addition, no Natural Heritage, Estimated Habitats of Rare 

Wildlife or Priority Habitats of Rare Species demarcations exist on the overall 41.5-acre parcel or 

designated lot. 

 

According to NRCS Web Soil Survey mapping, the 4.2-acre lot consists primarily of hydrologic soil group 

(HSG) of A, deep, well drained sands or gravely sands with a high rate of water transmission. It is 

assumed and required that the proposed development will include stormwater management systems 
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compliant with state and local stormwater standards.  

 

As the site is currently undeveloped, no buildings exist nor are any served by public utilities. However, 

based on visual observations, utilities are located along College Highway and are readily accessible for 

service connections. As the Town of Southampton does not have a municipal sanitary sewer network or 

corresponding wastewater treatment plant, the site will require an on-site septic system design and 

permitted in accordance with Title 5 (310 CMR 15.00). 

 

The site is located approximately 1 mile from the center of Southampton and the Town Hall is considered 

the center. Based on field observations and review of Google Earth satellite images, the intersection sight 

distance from the proposed site access is estimated as 350 feet or greater to the north along College 

Highway. College Highway elevation decreases (slopes down) in northerly direction. The intersection 

sight distance is also estimated as 500 feet or greater to the south along College Highway (SR 10) from 

the proposed development access / road. The College Highway elevation is generally level in the 

southerly direction. The proposed access / intersection to College Highway is approximately 140 feet 

south from existing Greenbrier Estate access drive. However, upon review of the Town of Southampton, 

Subdivision Regulations and intersection sight distances required for a minor road, it appears that the 

existing sight distances for the proposed access road onto College Highway will meet or exceed the 

Town’s requirements.  

 
204/210 College Highway  
The second site includes two parcels owned by the Town totaling approximately 8.7 acres. The site is 

shared with Town Hall / Senior Center and the Fire Department plus associated parking for these 

structures. Both the Fire Station and the Town Hall are located within the Southampton Center Historic 

District which is designated on the National Register of Historic Places. The Fire Station building is also 

recognized for its historic significance by the Massachusetts Historical Commission. Both properties are 

located within the Residential Village (R-V) District. Site 2 (204/210 College Highway) is  in the WSPOD, 

Zone II Wellhead Area, but not within the Aquifer Yield mapping. 

 

The 210 College Highway parcel is currently developed including the existing Town Hall with Senior 

Center, the Fire Department, and other man-made improvements. The 210 College Highway site is 

bounded by College Highway to the east, Maple Street to the south, and residential properties to the north 

and west off High Street. The site abuts properties zoned R-V to the north and west all of which are used 

as residential properties. The 204 College Highway parcel is a former residential property that is currently 

vacant or free of structures, but does contain masonry foundation remnants, a north-south oriented 

drainage swale, and woods with severe invasive plant species overgrowth. 
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The site along the College Highway frontage is generally flat to moderately sloped at the Fire Sation 

/ Town Hall entrance but increases in slope as one proceeds west along the driveway and toward the 

Town Hall parking areas. The land has been altered or graded to three plateaus; Level 1 is at the Fire  

 

Station and includes the parking areas, Level 2 is 50-feet to the west of Fire Station, and Level 3 is 

located 200-feet to the west of the Fire station. Based on visual observations and surface evidence, 

boulders or bedrock outcrops were present at Levels 1 and 2. Clear standing water and saturated soil 

were present at the surface at Level 3. Furthermore, it was reported that previous preliminary subsurface 

investigations revealed the presence of bedrock at very shallow depths below the ground surface at both 

plateaus to the rear or west of the existing fire Station. 

 

Based on available MassMapper data, the northeastern portion of the 204 College Highway lot contains 

wetlands with typical 100-foot setbacks or buffers and also includes a small segment of Potash Brook 

with associated 200-foot riverfront setbacks. The majority of the two parcels are located within a Zone II 

Wellhead Protection Area. No surface water supply protection areas, aquifer boundary’s, vernal pools, or 

Natural Heritage, Estimated Habitats of Rare Wildlife or Priority Habitats of Rare Species demarcations 

exist or are shown. 

 

According to NRCS Web Soil Survey mapping, the site contains a mix of soils within the group (HSG) of 

C, fine texture with a layer that impedes the downward movement of water resulting in a slow rate of 

water transmission. Udorthents soils are mapped for the Town Hall and associated parking areas and are 

considered altered by manmade activities that no attempt to classify the naturally occurring soil is made 

nor are hydrologic soil group listed. 

 

Based on visual observations and surface evidence, the existing stormwater management system on the 

site is very limited and consists of one stormwater catch basin located approximately 70 feet east of the 

fire station building front. The catch basin appears to be constructed of cinder blocks, is sediment filled, 

does not include an oil/debris hood, and the outlet pipe (if exists) was obstructed with sediment. An 

existing drainage swale with a north-south orientation is located on the 204 College Highway parcel and 

is approximately 10-feet deep, 10 feet wide at the stream bed, and has 2H:1V embankment slopes. The 

drainage swale start point is at a cement concrete headwall and drainage or storm sewer pipe outlet 

located north of the fire station parking area. The discharged water is clear, odorless, and is estimated to 

be a groundwater subsurface drain from either the Town Hall parking area or potential building perimeter 

drain (unconfirmed). 

 

Based on visual observations, utilities are located along College Highway and appear readily accessible 

for service connections. An exposed PVC sanitary sewer line with cleanout is located between the 



 18 

Public Safety Building  
Feasibility Study 

Southampton, Massachusetts 
 

sleeping quarters of the Fire Station building. As previously noted, as the Town of Southampton does not 

have a municipal sanitary sewer network or corresponding wastewater treatment plant, the site will 

require any new buildings or additions to include a new on- site septic system design and permitted in 

accordance with Title 5 (310 CMR 15.00). 

The site is located in the center of Southampton. Based on field observations it is estimated that the 

intersection sight distance from fire station driveway apron at College Highway to the north is estimated 

as 350 feet or greater. The intersection sight distance from the fire station driveway apron at College 

Highway to the south is estimated as 350 feet or greater. The East Street intersection with College 

Highway is located approximately 130 feet south of the fire station apron. Vehicle maneuvering or left 

turns from East Street onto College Highway are not allowed due to the existing residential dwelling at the 

corner and obstructed sight distance. It appears that the existing sight distances for the existing access 

onto College Highway may meet the Town’s requirements and current standard design practice but will 

require further or more detailed evaluations. 

 

79 Clark Street  
The final site is a privately owned parcel totaling 16.2 acres and is located within the Industrial Park (IP) 

District. Site 3 (79 Clark St) in in WSPOD, Zone II Wellhead Area, and the Aquifer Yield mapping. The site 

is currently undeveloped and consists of wooded areas at far south and east property edges with an 

existing cornfield or actively tilled for ongoing agriculture. The site is bounded by Clark Street to the north, 

and industrial properties to the south, east and west. The site abuts properties zoned IP to the south and 

east which are undeveloped, and a property zoned IP to the east that is developed for industrial use. HKT 

and Pare Corporation did not receive verbal or written permission from the landowners to complete an on-

site field assessment. As such, visual observations were completed from Clark Street and the former 

railroad right of way. 

 

The site appears to be gently sloping up from Clark Street to the south or rear of parcel. Based on 

available MassMapper data, the northeastern portion of the site contains wetlands associated 100- foot 

WPA buffer and a potential vernal pool located on the southwestern portion of the site. Based on 

available MassMapper data, there are flood plains identified at the site. However, the site is located within 

the Barnes Aquifer and Water Supply Protection Overlay District and includes a Natural Heritage Priority 

Habitat of Rare Species demarcation. However, no Natural Heritage Estimated Habitats of Rare Wildlife 

demarcations are shown. 

 

According to NRCS Web Soil Survey mapping, the site has a hydrologic soil group of D, a poorly drained 

soil with a very slow rate of water transmission.  

 

As the site is currently undeveloped, no buildings exist nor are any served by public utilities. Based on 



Public Safety Building 
Feasibility Study 
Southampton, Massachusetts 19  

  

field observations utilities are located along Clark Street and readily accessible for service connections. 

As previously described, the Town of Southampton does not have a municipal sanitary sewer network or 

corresponding wastewater treatment plant, and as such the site will require an on-site septic system 

design and permitted in accordance with Title 5 (310 CMR 15.00). 

 

The site is located approximately 0.5 miles from the center of Southampton. The vehicular access point 

with Clark Street was assumed to be at the center of the northern property line. Based on field 

observations it is estimated that the site distance for the access/intersection to Clark Street is 

approximately 400 feet for both the western and eastern approaches. It appears that the existing sight 

distances for an access road onto Clark Street will meet or exceed the Town’s requirements.  
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SITE EVALUATION MATRIX 
 

HKT developed a site evaluation matrix as an objective tool to analyze and compare the three sites 

studied. Based on data gathered from the site investigations along with other less definitive categories, 

HKT outlined a list of six key site criteria for consideration including location, accessibility, site features, 

environmental, site development and availability. Within each main category, several sub-categories were 

created with detailed criteria for each site to be evaluated on.  

 

Next, a point scale of 103 points was then divided among the sub-categories. Point values were not 

assigned equally to each sub-category. Categories were instead weighted based on the known 

complexities of the site, operational requirements of the departments and Town and community goals and 

values. For example, sub-category 1.1 Geographic Location was more heavily weighted at seven 

available points than sub-category 4.4 Existing Tree Cover at three available points. This was a logical 

result of the fact that the fire department must be located on a site that meets emergency response times 

throughout the Town and is critical to operations while the cost of clearing trees is a site complication that 

can be managed relatively easily. Given the known characteristics of each site, HKT developed a list of 

comments for each sub-category, describing what site factors would generate a high, medium or low 

point value, to help guide the group in reviewing and then assigning points impartially. The Committee 

reviewed the initial matrix and worked with us to refine the categories and to assign values. 

 

Finally, HKT met with the Town to rank the sites. Together, the group reviewed the criteria and discussed 

the known data on each site before assigning a point value in each sub-category. The sites were judged 

in an objective fashion with HKT commenting on technical aspects for consideration while the Town 

provided insight into impact on their operations and community values. 

 

The final results of the exercise demonstrated that the preferred site for the future public safety facility 

was 125 College Highway which received a ranking of 78 out of 103 possible points available. While the 

204/210 College Highway site ranked only six points higher than 79 Clark Street in total, it ranked 

considerably higher in the category of Location. Of 23 available points in Location, the 204/210 College 

Highway site received 22 points compared to 15 points for 79 Clark Street.  
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2014 FIRE AND POLICE STATION SPACE NEEDS 
ASSESSMENT AND LOCATION STUDY 
 

HKT was not asked to formally review the findings of a previous space needs assessment and location 

study for a public safety facility in Southampton. The previous study noted inadequacies and 

obsolescence of the existing stations and the Committee explored three possible town-owned sites, with 

only one site, 204/210 College Highway, proposed in the two studies. The study suggested the existing 

Town Hall and Fire Station site would meet the requirements of the departments. Though there was 

discussion on reusing the existing building it was noted that there was no identified use for the existing 

structure and any reuse might be considered a compromised solution for a new facility.  

 

The report from 2014 is nearly a decade old and there have been multiple changes to operations for the 

departments as well as changes to the building code, most notably the Energy Code. Construction costs 

have also risen dramatically and continue to exceed standard escalation factors. 
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DESIGN – TEST FIT AND CONCEPTUAL OPTIONS 
Preliminary building and site test fit diagrams were developed for 204/210 College Highway and 125 

College Highway in response to the space needs identified during programming sessions with the police 

and fire departments and the restrictions outlined for the two selected sites. The purpose of these 

diagrams was to “test fit” the program on each of the sites to determine if the sites would be adequate in 

size for the ideal program.  

 

Test fits would also help alert the design team of any challenges that the sites might pose in terms of 

topography, impact on natural resources and traffic, among other issues. In developing the diagrams, the 

design team set several goals relating to the facility operation: 

• If at all possible, keep the main public entrance, shared administration areas and the any 

community use rooms on the same floor level to facilitate personnel workflows while interacting 

with visitors. 

• Provide good access to a main road for emergency vehicles to exit the site quickly and safely, 

minimizing response times. 

• Provide drive-through apparatus bays whenever possible to allow easy circulation of fire 

apparatus parked in tandem within the building, allowing vehicles to exit/enter the station through 

front and back doors. Provide drive-thru sally port if possible. 

• Separate emergency response vehicles, staff and public parking for the safety as emergency 

response vehicles quickly exit the site. 

• Conceal the sally port entrance from public view for safety and security of detainees and police 

officers. 

 

Test fit diagrams were developed by taking the building program, grouping similar programmatic areas 

together into larger blocks of space and then arranging these blocks on the site according to ideal 

programmatic adjacency relationships and the goals noted.  

 

The Town owned site at 204/210 College Highway included multiple and challenging site issues for both 

options developed. Planning on this small lot size, once considerations for wetlands buffers, steeply 

sloping grades, expected connection to the existing Town Hall Building and parking area, were factored 

in, proved challenging. To accommodate the two departments, including apparatus bays and sally port / 

impound bays, a three-level building was planned. The two options developed attempted to stay out of 

the buffers, aligned the entry elevation with the entry point for Town Hall and provided a fire apparatus 

apron free of overlap to other vehicles. Each option most likely would include extensive earthwork to 

connect each tier of building and parking, and planning for on-site leach fields would remain challenging.  

The parking layouts are not ideal, and the total number of spaces accommodated did not meet the 



 26 

Public Safety Building  
Feasibility Study 

Southampton, Massachusetts 
 

program expectation. 

 

The privately owned site at 125 College Highway included test fits for either the original internally 

accessed site or a site that added another parcel allowing direct access from College Highway. Both sites 

supported the public safety program, with the second option providing clear and unobstructed access to 

the main road in town while the original smaller parcel required construction of the proposed road into the 

larger development. Both test fit options included a second level and with similar floor plan organization. 

These sites are generally level sites with soil suitable for both on-site stormwater management and on-

site sewage disposal. The parking layouts are ideal, and the total number of spaces accommodated meet 

the program expectation. 

 

Based on a careful review of the four test fits on two sites, the Committee decided that the best option for 

the public safety building would be to locate the building on the 125 College Highway site. As the next 

step involved further development and conceptual planning of two concepts on the 125 College Highway 

site, the Town paused the project to determine if acquiring the additional parcel was feasible. 

Subsequently, a revised site including the original internal parcel and a different but smaller parcel 

located on College Highway were provided for further development. This additional site would be 

developed as the entry driveway for all vehicles entering the site but was too narrow to construct a 

building on. 

 

Two “L” shaped plans were developed including one-story and two-story building options. Both plans 

were similarly placed on the site with the apparatus portion of the building and its apron/doors facing the 

driveway parcel for the best movement of firetrucks. The fire department operations areas are located 

immediately adjacent on both sides of the apparatus floor, while the operations area for the police 

department is located at the rear of the building and as remote from any public spaces as is possible. 

Administrative areas for both departments, living space for the fire department, the shared staff exercise 

room, the shared public space including the entry and Community Room and are located between the two 

operations areas. The two level scheme was fundamentally the same except that both administrative 

areas and police staff support spaces were located on the upper level. This two-level scheme footprint is 

slightly smaller on the site but would require two egress stairs and an elevator to meet code, adding 

square footage and potential cost to the project. Parking for each department is easily accommodated on 

these sites and visitor parking is located close to the public entry.   

 

After evaluation and consideration, the Committee decided that the one-story scheme should be finalized 

for estimating purposes. 

 

Elevation studies were completed based on the one-story plan. One option included a masonry base and 
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fiber cement clapboards/trim with pitched roofs. The second option included an all masonry building with 

a “flat” roof. Both options were without unnecessary or superfluous detail to allow ease in future 

maintenance. The selected option was an all masonry option with some modifications that the Town felt 

might appeal to a broader base of supporters. The plan and elevations were then adjusted to match final 

comments. The final elevations included a second masonry color/product at the base and as trim at the 

entry, windows and doors. 
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COST ANALYSIS 
 
The goal for this study included the development of an estimated total project cost budget for the 

construction of a public safety facility on the preferred site. That budget could then be used by the Town 

to discuss what next steps should be taken. Total project cost is a combination of the cost for construction 

(hard costs) and administrative costs borne directly by the Owner (soft costs). As previously explained, 

one conceptual option was selected for cost development. Below is an explanation of how these costs 

were arrived at. 

 

Hard Costs 
Hard construction costs were estimated by an independent professional cost estimator, TCi Tortora 

Consulting. Included in the hard cost figures is a design and pricing contingency added to cover the cost 

of items that cannot be foreseen at this time without a more defined design. The 10% contingency is 

typical at the feasibility study phase and is reduced as the project is further developed. Finally, these total 

costs are estimated for the expected construction bid date in mid-2025, and if bidding is delayed the 

estimated Total Project Costs budget can be escalated based on what bid date is anticipated at that time, 

assuming anywhere from 7-10% per year. Currently, these escalation factors are higher than the industry 

standard which rose significantly during the pandemic and have remained high. 

 

Ideally the next stage of the project would begin immediately following approval at Town Meeting / Voting, 

with the hiring of an Owner’s Project Manager, selection of the design team, and production of biddable 

documents. The document process lasts eight to nine months.  

 
Soft Costs 
Soft costs include a variety of administrative costs typical of a project such as this. Fees for the architects, 

engineers and owner’s project management are typically estimated as a percentage of the construction 

cost. Other costs can vary from project to project including costs associated with specialized services 

such as a survey or traffic engineering, permitting, legal fees, commissioning, communications, printing of 

bid documents, advertisement of the project, testing during construction, a clerk of the works and 

furniture, fixtures and equipment, among others. As detailed information on the soft costs for this project 

are not known at this early stage, soft costs were instead assumed at 25% of hard construction costs, a 

figure in line with other similar public safety projects in Massachusetts. 

 

Owner’s Contingency 
The Owner’s contingency is carried as a line item to cover changes that are initiated at the Owner’s  

option or latent conditions such as unforeseen circumstances. Examples of unforeseen circumstances 

might be additional hazardous waste removal or boulder removal. This contingency can also cover 
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changes that the Owner chooses to initiate. Upgrading to a better grade of equipment or deciding to 

change a spatial arrangement during construction are but two examples. For this project 10% was 

included in the Total Project Costs. 

 

Total Project Costs 
The combination of hard and soft costs yields total project costs. The approved building program was for 

a 27,904 GSF project. The final conceptual layout, which did not include an upper level, was for a 26,895 

GSF building.  Total project costs for the chosen site are outlined below: 

 125 College Highway 
Hard Cost for 26,895 SF Building * (bid date mid-2025) $29,468,826 

Soft Costs @ 25%; Owner’s Contingency @ 10% $10,314,090 

Estimated Total Probable Project Costs $39,782,916 
*Includes cost two carports and a shooting range as site elements not included in the square footage noted. 

 

In the Hard Cost total, the costs to construct two freestanding carports and a shooting range, all part of 

the programming, were included as separate line items. The Committee decided that these three 

elements, totaling approximately $2 million dollars in hard construction costs, would not be included in the 

project. Thus, the Hard Costs and the Estimated Total Project Costs would be reduced by that amount. 

The final figures presented to the Committee for total project costs were as follows: 

 

 125 College Highway 
Hard Cost for 26,895 SF Building (bid date mid-2025) $27,398,826 

Soft Costs @ 25%; Owner’s Contingency @ 10% $9,589,590 

Estimated Total Probable Project Costs $36,988,416 
 

In addition to these base costs, one Deduct Alternate and five Add Alternates were included for 

consideration. These included two different HVAC systems options (as described earlier in this report), 

EV charging stations, photovoltaic arrays on roofs, rainwater harvesting and green roofs.  

 

One potential variable to this budget is if there should be a significant change in the economy (such as a 

was seen in the COVID-19 Pandemic) which could affect the base cost and the escalation contingency. 

Another variable is timing, as a delay to the project being bid would also affect the total cost. It is 

important to keep monitoring costs as the project moves forward into the design phases to make certain 

that factors such as “scope creep” do not distort the original size and intent of this study. 
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CONCLUSION 

 
The current Southampton Police and Fire Stations no longer meet the needs of the departments. The 

buildings and systems are obsolete and do not support the work of modern police and fire departments. 

 

The Fire Station was built in 1863 as a schoolhouse and in 1971 several additions were constructed to 

complete the building as it is now. Major spaces such as the apparatus bays are undersized for modern 

fire equipment and living quarters are in a trailer. The most recent building addition is more than 50 years 

old. Likewise, the Police Department is in a building constructed in 1904 as a Town Hall with a 1972 

addition. Spaces are undersized and not well organized due to existing conditions. The most recent 

building addition is also more than 50 years old. A building expansion/renovation for either site would not 

resolve basic needs for operations, which is the goal of any Public Safety Building, which would need to 

meet all current codes and standards. 

 

A consolidated public safety facility would resolve the current and future space needs of each 

department, improve department coordination and cooperation, and save the Town the added cost of 

building separate facilities on separate sites. As previously explained, in a consolidated public safety 

facility, the police and fire departments can share a number of building systems and spaces that would 

otherwise need to be duplicated in separate facilities. And because the two departments work together, 

sharing the same facility could benefit the departments operations as well.  

 

Examination of the three sites proposed for the public safety facility indicated that the 125 College 

Highway site would be a clear preferred choice for the new facility.  

 

This study has laid the groundwork for a new public safety facility for Southampton by confirming previous 

assessments of the inadequacy of the existing stations, defining the departments’ current and future 

space needs, determining the preferred location for the future facility, and developing an estimated 

probable total project cost.  
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MAIN ENTRY LOOKING FROM NORTHEAST

APPARATUS BAYS LOOKING FROM NORTHWEST
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