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INTRODUCTION
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The Municipal Overview/Study Committee has been working since
the fall of 2004 with John Rahill, of Black River Design, Architects
to review the Town’s upcoming building needs. This report reﬂects
the research by John and the recomendations of the committee
members, who spent many evenings reviewing information and
ideas about the future of our buildings and institutions in the town of
Middlesex.

BUILDING COMMITTEE:

Walter Kelley, Selectboard
Steve Martin
Paul Zabriskie
Mike Patterson
Rita Ricketson
Karen Greenwood
Cindy Carlson

The charge from the Select board to the Study Committee was to
work with the consultant to:
A. Identify and describe the long term facility needs for the
town:
a. Town Ofﬁces
b. Road Department
c. Fire Department
d. Whole Town Meeting Place
e. Middlesex Historical Society
f. Other Anticipated needs
B. Review the existing facilities.
C. Explore options available to the Town, with an eye toward
achieving efﬁciencies through sharing of facilities.
D. Provide rough cost projections for the selected options and
potential grants/funding.
The Committee met four times over the Fall and Winter to review
and discuss the needs and possible solutions to the existing space
problems.
We have taken the somewhat bold step of adding up all the costs
of the new construction and renovation options that are needed by
the town. Although these costs will almost certainly be innaccurate,
since we are too early in the speciﬁc discussions about the individual
projects, it is useful to see the compariative costs of different
solutions, and the savings that can potentially be realized by creating
spaces with multiple uses.
For this reason, the indivdual costs for each project solution should
be viewed as preliminary. Every year building costs go up, so these
numbers need to be evaluated each year. Recently the construction
cost inﬂation factor has been 5-10% per year.
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SUMMARY OF MUNICIPAL NEEDS
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A. TOWN OFFICES:

The vault is getting overcrowded and additional space is needed
for the Listers and their ﬁles, and the Selectmen’s meeting room.
We explored several options.
1. Move Town Ofﬁces to 2nd ﬂoor with storage space on 1/2
of ﬁrst ﬂoor. (Renovation of the remainder of the 1st ﬂoor
space could be used by the Historical Society or for rental
space.)
2. New Town Ofﬁces on 2nd level above new Fire Station.
3. New Town Ofﬁces on new site (not yet selected).
Initial cost projections range from $277,000 to $535,000 for the
town ofﬁces (plus the cost of land if it needs to be purchased and
any site development costs).

B. FIRE DEPARTMENT:

The existing Fire Department building in the Village is too small
and has many code deﬁciencies. Options reviewed were:
1. New Station on land owned by the Town in back of the
existing Fire Station.
2. Combined building with Town Ofﬁces on same property.
3. Combined building with Town Ofﬁces and Town Meeting
place on same property (may not be possible due to
wastewater disposal requirements for 300 people).
Initial cost projections for the Fire Department are in the range of
$1 million to $1.25 million, depending on the size and the septic
requirements. It should be noted that wastewater capacity appears
to be very limited on the land owned by the town between the
existing ﬁre station and the store. This will almost certainly limit
the ability for a new Town Meeting space to be constructed on this
site, and it may limit the community uses of a ﬁre station.

C. ROAD DEPARTMENT:

The Road Department has several relatively small, short term
needs, but has budgeted for these needs over the past several years
and construction work is expected this year.
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SUMMARY OF MUNICIPAL NEEDS
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D. TOWN MEETING PLACE

The current Town Hall Meeting Place is becoming too small for
Middlesex’s growing population, people are standing around the
edges and blocking exits. The number of people in the existing
hall is causing a potentially unsafe condition (and exceeds the
maximum occupant load of the building under the Building Code).
Voting booths need to be accommodated in a more efﬁcient
arrangement. Options explored were:
1. Adapting the Rumney Gym for Town Meeting use;
improving acoustics, adding bleacher seating, improving
lighting for meetings. Its capacity is in the range of 300,
compared to the capacity of the existing town hall at 170±.
2. Building a new space above a new Fire Station on the land
owned by the Town to the East of the existing Fire Station
and Town Hall property.
3. Building a new Town Meeting place on a new site (not a
recommended option).
Initial cost projections range from $70,000 to $550,000 for the
Town Meeting Hall component.

E. HISTORICAL SOCIETY:

The Middlesex Historical Society needs a permanent home for
exhibits and displays, a work room, and archival-type storage
space. We looked at:
1. New building. (no site selected)
2. Purchasing and renovating the Railroad Station in the
Village.
3. Moving into the Town Hall, when or if the Town Meeting
space or Town Ofﬁces move to a new location.
Initial cost projections range from $90,000 to $305,000.
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MIDDLESEX TOWN OFFICES

A

The early town ofﬁces are bursting at the
seams. The vault space is overly crowded.
The front ofﬁce is crowded and provides no
security or waiting area. The Selectboard
meeting room is adequate in size, but is open
to other functions and lacks privacy. Storage
is a major need.
There options were explored for solving
the space needs:
A. New Town Ofﬁces
B. Combining with a new Fire Station

The Selectboard meeting room currently lackes privacy.

Storage is spilling out into workspace.

The vault is nearing capacity.
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C. Moving into the second ﬂoor of the
Town Hall.
Costs ranged from $277,000 to $534,000.

PROGRAM OF SPACE NEEDS
Middlesex Municipal Facilities

Date November 22, 2004

Town Offices
Town Clerk’s Office

4 day week currently

Lister’s Office

Material is out of vault - space is too small

264

200

Selectman’s Office/ Small meeting
room

400

Vault

Vault is too small

Work area

Work area with room for four attorneys - included in meeting room

Bathrooms

Single stall, Unisex, HC use

Kitchenette

Makes more rentable for weddings/funcions etc.

Sub-Total
Halls, Walls Mechanical Spaces
Total

500

96

150
80
360

25-30% multiplier

200

1,530
459
1,989 SF

MIDDLESEX FIRE DEPARTMENT

B

Existing Conditions & Code Conﬂicts
The existing station is too small
fundamentally, but it has other code
problems as well.
- The second ﬂoor is not structurally
sound, and almost certainly does not
meet the 40 lb/sf required ﬂoor load
capacity.
- Second ﬂoor is not accessible and lacks
ﬁre egress.
- The wiring is outdated.
- The underground oil tank is out of
compliance.
- Headroom is insufﬁcient and the
building is very inefﬁcient energy-wise.
To renovate would mean tearing down
most of what is there before you found any
component worth adding to. As such it is
assumed that it makes no sense to convert
in this structure. Rather the team should
see this as an opportunity to look at a new
facility on this or other sites.
Options reviewed were:
1. New Station on land owned by the
Town in back of the existing Fire
Station.
2. Combined building with Town
Ofﬁces on same property.
3. Combined building with Town
Ofﬁces and Town Meeting Place
on same property (may not be
possible due to wastewater disposal
requirements for 300 people).
Initial cost projections for the Fire
Department are in the range of $1 million
to $1.25 million, depending on the size
and the septic requirements. It should be
noted that wastewater capacity appears to
be very limited on the land owned by the
town which is being considered. This will
almost certainly limit the ability for a new
Town Meeting space to be constructed on
this site, and it may limit the community
uses of a ﬁre station.

BLACK RIVER DESIGN, ARCHITECTS - MIDDLESEX MUNICIPAL

PROGRAM OF SPACE NEEDS
Middlesex Fire Department
SPACE/ACTIVITY

Date November 22, 2004
DESCRIPTION / REQUIREMENTS / REMARKS

ADJACENT TO EXISTING
AREA (SF)

PROPOSED
AREA (SF)

Fire Department
Engine Space -Vehicles

3 Bays, 2 deep, Space for 6 vehicles

Equipment Storage

Coats & boots (8X10), apparatus, maintenance, fluid storage, air pack
storage (10X12) and first aid.

3,400
320

Small Meeting Room/ Training Room
Small Bunk room

300
1 bunk / 1 side

130

Radio Room / Office

200

Kitchenette

Small

50

Bathroom w/ Shower

Single stall, unisex HC use

100

Emergency Generator

Disaster shelter

100

Air Compressor

50

Sub-Total
Halls, Walls, Mechanical Space
Total

1,750
25-30% multiplier

4,650
1,395
6,045

Existing Fire
Station

Town owned land. Use may be limited by wastewater treatment.
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MIDDLESEX ROAD DEPARTMENT

C

The Middlesex Road Department has
expressed minimal new building needs for
the near future.
A new sand storage shed was feared to be
mandated but reportedly the requirements
for such a structure have been lifted.
The Road Department has budgeted some
money for renovations, and cooperation with
the Fire Department has resulted in a sharing
of the Shady Rill Fire Department building.

Town Garage

2005

2006
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MIDDLESEX TOWN MEETING PLACE

D

The existing Town Hall is becoming
increasingly crowded at Town Meeting
time. The voting booths in the room make
the situation even worse.
The public safety division rules, using
the Life Safety Code, rate the capacity at
170± (without the voting booths). With
people standing in the exits, it is not a safe
situation.
The difﬁculty in looking for a bigger
space is that buildings cost just as much if
it is used once per year than if it is used all
year long. Septic requirements are similar;
you have to design assuming the building
is used to capacity on a constant basis.
As a result it will not be inexpensive to
build a new meeting space.
Options explored:
A. New Town Meeting Place (on a new
site).
B. New Town Meeting Place over a
new Fire Station.
C. Renovating the Rumney gym to
make it more suitable for town
meeting use.
D. Permenant Bleacher Seating
Addition (to create permanent
seating for not only improving
viewing and sight lines for town
meeting, but for basketball games,
theater productions, etc. An addition
to the east was explored and
extimated.)
Costs range from $70,000 (to renovate the
Rumney gym) to $550,000 for a separate
new Town Ofﬁce .
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PROGRAM OF SPACE NEEDS
Middlesex Town Meeting Space

Date November 22, 2004

Town Hall
Meeting Room

Too small as is - infrequent daytime meeting use. Capacity (Life Safety
Code) 1200/7 = 171 people - future capacity projected = 300

1,200

2,100
300
2,400 SF

RUMNEY GYM RENOVATION COST ESTIMATE
Renovating the Gym at Rumney to provide a quality town
meeting hall
1. Seating Capacity 270-300+
2. Cost to improve acoustics
Sound absorbing material to improve acoustics
Bafﬂes above seating

$10,000
$5,000
$15,000
Other potential improvements
$10,000
House Lights, Theatre Lighting for Selectboard table $15,000
Bleachers
$15,000

Total Cost
Contingency 20%

$15,000 - $55,000
$3,000 - $11,000
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RUMNEY GYM RENOVATION COST ESTIMATE
In order to allow for maximum number of
“good” seats at town meeting, and to be able
to use the gym for watching basketball and
other events, an addition was explored.
Cost would be in the range of:
$135,000-150,000
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MIDDLESEX HISTORICAL SOCIETY

E

The Middlesex Historical Society has no
space that they can call their own.
They need space for the exhibits and storage
of historical artifacts that they have been
collecting, and work space dedicated for
historical society materials.
Ideally these spaces would be
environmentally controlled, so that these
materials and artifacts are in archival space,
to insure that they will be around years from
now.
Options explored:
1. New Building (no site selected)
2. Purchasing and renovation the
railroad station in the village
3. Moving into Town Hall, when or if
the Town Meeting Space or Town
Ofﬁces move to a new location
The Middlesex Historical Society explored
the option of ﬁxing up the Railroad Station.
Costs were in the range of $300,000. It
needs lots and lots of work and has some
challenges that may be difﬁcult to solve;
septic, ownership, etc.
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ANALYSIS & HISTORICAL FEATURES

2A. SITE ANALYSIS
1. LOCATION

The site is very prominent for its small size, located on the
outside of a curve in Rte. 2 Middlesex Village to the north of
Route 2. It was constructed in 1918 after the original station
burned in 1917. The old station was located on the other side
of the tracks.

RAILROAD STATION
View traveling west on route 2

2. POSSIBLE SITE CONSTRAINTS

Parking will be a potential problem due to the small site. It
is not too far from Bridge St., however, so there is overﬂow
parking within walking distance.
Wastewater disposal will potentially be a hurdle as well,
although preliminary indications from Dexter Lefavour, Civil
Engineer, point to the potential to grandfather the existing
system, assuming limited use of the building.

Small area for parking

3. ACCESSIBILITY

Making buildings accessible to the handicapped is almost
always a requirement of any renovation. The lowering of the
East end of the building creates a step in ﬂoor level. Therefore
a ramp (or raising of the ﬂoor to its original level and a raising
of the grade on the exterior) will almost certainly be necessary.

East end where new loading door has been added
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TOWN HALL BUILDING DEMOLITION OPTION

F

The options of tearing down the existing
Town Hall, presuming that the land it is
sitting on is more valuable for parking
or a new building than it is in its current
condition, was considered.
If the basis of this option was purely
economic, it is possible that this solution
makes the most sense. However, this
building has contributed to the history of
Middlesex and, being older than 50 years, it
could qualify for nomination to the National
Register of Historic Sites.
As such, much discussion would have to
take place in order to weigh the pros and
cons of any proposal that would involve
tearing down the building. Because there
are potential alternate uses for this building,
even if it is no longer used as a town gather
space, it seems more reasonable to consider
an adaptive reuse of this building.
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SUMMARY OF COST PROJECTIONS
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BASIS OF COST ESTIMATES

In reviewing the building needs of the Town of Middlesex, it
needs to be said that any building solution is highly dependant on
the needs of each Town Department, and if something changes in
the operation (the Fire Department no longer provides EMT services
for example) the space needs change as well. We have based our
projections of how big a building is required on the needs expressed
by the people in the various departments. These are quantiﬁed in
our Program of Space Needs for each Department. Clearly, if these
needs are reduced or enlarged, the building solution will be smaller
or larger and costs will be have to be adjusted accordingly.

SQ. FT. COSTS

At this preliminary stage, it is appropriate to use an admittedly
crude method of cost projecting. Being more precise about costs
can only be achieved when the projects, their construction methods,
material and ﬁnishings are better deﬁned.
Cost estimating is a difﬁcult task, especially looking far out into
the future. The costs stated here are almost surely off to some degree,
but they should show the comparative costs of various solutions quite
well. If one building solution is less expensive today, it will probably
be less expensive in ﬁve years.

SCENERIO A

New Fire Station
New Town Ofﬁces
New Town Meeting Space
New Historical Society
Added bay at Town Garage

SCENARIO B

$2,737,250

Same as A except Town Ofﬁces and Town Meeting Space are
incorperated as part of a new Fire Station, Historical Society
moves into Town Hall

SCENARIO C

$2,197,750

Same as option B except Town Ofﬁces move into second ﬂoor of
Town Hall. Rumney Gym is renovated for Town Meeting use and
the Historical Society moves into the Town Hall as well
$1,892,750
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Town of Middlesex
Rough Cost Projection of all Municipal Needs
Report 1-29-05
Scenario A
Scenario B
1. Fire Department
A. New Fire Station
-6,045 x $150/sf
+ Site costs/Utilities + design/ engineering
+ contingency
Sub Total
A1-Renovating of Shady Rill Garage
2 Bays - renovate
Sub Total
2. New Town Offices
A. New - 2,030 x $150/sf
(above fire station)
+ Site costs/utilities/land + design/engineering
+ contingency
Sub Total
B. Move to upstairs of existing Town Hall
- 1900 x $75/sf
+ 1/2 of downstairs = 1100 x 75
+ Site costs/utilities/land + design/engineering
+ contingency
Sub Total
3. Town Hall/Meeting Room with Kitchen
A. New - 2,400 x $150/sf
+ Site costs/utilities + design/engineering
+land
+ contingency
Sub Total
B. 2nd Floor of Fire Station
2,400 x $125/sf
+ Site costs/utilities + design/engineering
+ contingency
Sub Total

$906,750
150,000
200,000
$1,256,750

$906,750
150,000
200,000
$1,256,750

$906,750
150,000
200,000
$1,256,750

($25,000)

($25,000)

($25,000)

$304,500
$150,000
$80,000
$534,500

$270,000
$20,000
$30,000
$320,000
$142,500
$82,500
$22,000
$30,000
$277,000

$360,000
$100,000
$90,000
$550,000
$300,000
$45,000
$60,000
$405,000
$15-$55,000 +
storage; see
breakdown
$5,000
$10,000
$15-$170,000

C. Renovate gym at Rumney
+ design/engineering
+ contingency
Sub Total
C Bleacher Addition at Rumney
4. Historical Society
A. New - 1,170 x $150/sf
+ land/sitework - parking, utilities
- design, wastewater engineering
+ contingency (20%)
Sub Total
B. Renovation of old Railroad Station
+ Site costs/utilities/land + design/engineering
+ contingency
Sub Total
C. Move into Town Hall 1700 x $50/sf

Scenario C

$120,000-$140,000

$175,000
$70,000
$20,000
$35,000
$300,000
($200,000)
$65,000
$40,000
($305,000)

$200,000 demolishing town hall

$85,000

square foot basis for estimates should be adjusted for inflation after 2005

Town of Middlesex
Rough Cost Projection of all Municipal Needs
Report 1-29-05
+ utilities + design/engineering
+ contingency
Sub Total
D. Move into portion of Town Hall (1170/sf in 1st floor Town Hall)
1170 x $50/sf
+ Site costs/utilities/land + design/engineering
+ contingency
Sub Total

$15,000
$20,000
$120,000
$58,000

$15,000
$20,000
$93,000

5. Road Department
A. Salt Shed
Sub Total
B. Renovate Fire Station Bay (1 Bay)
Sub Total
C. Add Bay (50x20=1000/sf) x $80/sf
+ Site costs/utilities + design/engineering
+ contingency
Sub Total

$80,000
$8,000
$8,000
$96,000

$80,000
$8,000
$8,000
$96,000

$80,000
$8,000
$8,000
$96,000

TOTAL

$2,737,250

$2,327,750

$1,892,750

Scenario A
New Fire Station
New Town Offices
New Town Meeting Space
New Historical Society
Added Bay at Town Garage

$2,737,250

Scenario B
Same as A except Town Offices and Town
Meeting Space are incorporated as part of a new
Fire Station, Historical Society moves into Town
Hall

$2,197,750

Scenario C
Same as option B except Town Offices move into
second floor of Town Hall. Rumney Gym is
renovated for Town Meeting use and the
Historical Society moves into the Town Hall as
well.

$1,892,750

square foot basis for estimates should be adjusted for inflation after 2005

SUMMARY

SITE LIMITATIONS

The three largest town facilities (other than the school) are
the Town Ofﬁces, Town Meeting Place, and Fire Department.
They are all located in Middlesex Village. The principal
limitation factors on any expansion or new construction for all
these functions are aspects outside the buildings themselves;
wastewater treatment capacity and parking. Some aspects
of building development can be resolved by spending more
money, but parking requires ﬂat land, and septic requires
suitable permeable soils. Both are scarce in the village, and
these will probably be the hardest aspects to solve.

OPPORTUNITIES FOR SHARING

The clearest opportunity for long term savings to the town
are to plan for facilities which can provide for a wide variety
of uses. The possibility that seemed most worth pursuing
as a result of meetings with the various groups, is shared
meeting space. The Fire Department, the Town Selectboard,
the Planning Commission, and the Historical Society all
have needs for meeting space periodically, and of course the
Town Meeting Place has a need for a larger space than they
have now, even though it is infrequent. Therfore, there is an
opportunity for avoiding duplications of meeting space, but
that will require careful planning. The opportunities for cost
savings are obvious.

Discussion should continue on the needs of each department, as
well as the opportunities for sharing space between departments.
Both have a direct impact on costs. Although the cost estimates
included in this report are necessarily rough at this phase of
discussions, they should be useful in helping the community
balance needs with the associated costs of the options available
to the Town for solving these needs. It will not be an easy
process.
The town should be commended for taking the step of looking at
all the facility needs and for taking a long range view. Too often
we see communities construct one building at a time without
considering either the opportunities to create a town center or the
opportunity for shared use. Creating spaces that can accomodate
a variety of uses by the community is the surest way to realize
construction cost savings and long term operational savings.
Hopefully this report will be of assistance when Middlesex
investigates the broader planning goals for the following topics:
-village center commercial and other development
-municipal wastewater system feasibility
-ﬁre and rescue needs
-the school as a community center
-updating the zoning plan
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Middlesex Village
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Middlesex Village
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Rumney Elementary

Town Garage
Fire
Department

Shady Rill
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Town Garage, Fire
Department buildings

Rumney

Shady Rill
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