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Q. Please state your name and your position. 1 

A. My name is Gregg M. Giasson and I am the Deputy General Manager of Operations.  I 2 

oversee the Engineering, Water Supply and Transmission & Distribution Divisions of the 3 

Providence Water Supply Board. 4 

 5 

Q. Please describe your educational background and work experience. 6 

A. I obtained a Masters of Science in Environmental Engineering from Worcester Polytechnic 7 

Institute in 2001 and a Bachelor of Science in Civil Engineering from Tufts University in 8 

1992.  I have worked for the Providence Water Supply Board for just under three years, the 9 

first two years as the Senior Director of Operations and the last year as the Deputy General 10 

Manager.  From 2008 to 2012, I worked for the Pawtucket Water Supply Board as the 11 

Assistant Chief Engineer/Chief of Operations.  Prior to Pawtucket, I worked at the consulting 12 

firm Camp, Dresser & McKee for 12 years where I worked on a variety of drinking water 13 

projects as both a project engineer and project manager.  I am a Registered Professional 14 

Engineer in the State of Rhode Island.   15 

 16 

Q. What items are being addressed in this testimony? 17 

A. My testimony will cover: (a) the process Providence Water followed to locate and purchase a 18 

new central operations facility (COF), (b) how the purchase price was negotiated, and (c) the 19 

total cost to purchase and rehabilitate the new COF.   20 

 21 

Q. Why does Providence Water need a new COF? 22 
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A. In 2007, Providence Water engaged the consulting firm Camp Dresser & McKee (CDM) to 1 

conduct a facility assessment.  The two studies are included in Exhibit GG-1.  Phase I of the 2 

assessment evaluated the conditions of the Academy Avenue (Providence) and Scituate 3 

Avenue (Cranston) facilities and developed an initial needs assessment of the Providence 4 

Water organization.  Phase II provided an updated needs assessment and suggested locations 5 

within our distribution system that would potentially fit our needs.  6 

 The Phase I assessment had the following conclusions (reference page E-1 of the Phase I 7 

CDM report): 8 

 “The site is too small to accommodate programmed needs for parking of employee, visitor, 9 

and PWSB vehicles.” 10 

 “Large trucks making deliveries to the central stock room or yard storage areas are not able 11 

to maneuver safely into the yard due to restricted aisles and turning space, and frequently 12 

must be unloaded by forklifts while parked on Academy Ave, resulting in a serious hazard to 13 

traffic and pedestrians.” 14 

 “Building facilities components are approaching or beyond their useful service life, and the 15 

upgrades required to bring all components into compliance with current codes represents a 16 

substantial investment and rehabilitation program.” 17 

 As a result of this work, and an ongoing re-evaluation of Providence Water needs, criteria 18 

were developed to evaluate potential COF locations.  The criteria is included in Exhibit GG-19 

2. 20 

 21 
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Q. What properties did Providence Water consider for the new COF? 1 

A. From 2007 through 2015, Providence Water evaluated at least 29 different properties.  A 2 

comprehensive list is included in Exhibit GG-3.  Many of the facilities on the list were 3 

quickly dismissed because they did not meet many (or any) of the criteria provided in Exhibit 4 

GG-2.  5 

 6 

Q. What property is Providence Water purchasing for the new COF? 7 

A. Providence Water has signed a Purchase and Sales (P&S) agreement for the property at 125 8 

Dupont Drive in Providence.  A copy of the P&S agreement is attached as Exhibit GG-4.  9 

Highlights of the property at 125 Dupont Drive are included in Exhibit GG-5.   10 

 11 

Q. What makes the facility at 125 Dupont Drive the best choice for Providence Water? 12 

A. The property at 125 Dupont Drive meets or exceeds all of the criteria in Exhibit GG-2.  Also, 13 

of all the facilities that were evaluated, the property at 125 Dupont Drive is the closest to the 14 

center of our distribution system as shown in Exhibit GG-6.   15 

 16 

Q. How was the $10.35 million purchase price determined? 17 

A. The best way to answer this question is to provide a timeline of events that culminated in the 18 

signing of the P&S. 19 

 On February 5, 2015, Peter Hayes from Hayes & Sherry notified Providence Water that a 20 

property with a 175,000 square foot building on 16.5 acres was going to be made available 21 

for purchase.   22 
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On February 20, 2015, Providence Water toured the facility at 125 Dupont Drive. 1 

On February 26, 2015, Hayes & Sherry indicated that their research of comparable properties 2 

would warrant an offer of $10,000,000 (approximately $58/square foot). 3 

On March 2, 2015, Providence Water met with representatives of the Commission and the 4 

Division to brief them on potential new COF.  5 

On March 13, 2015, Providence Water receives three appraisals on the property at 125 6 

Dupont Drive.  The appraisals ranged from $9.2 million to $15 million. 7 

On March 16, 2015, Providence Water submitted an offer to buy the property for $9.5 8 

million. 9 

On March 26, 2015, Providence Water settled on a purchase price of $10.35 million. 10 

 11 

Q. What is the total acquisition and rehabilitation cost for 125 Dupont Drive? 12 

A. Providence Water engaged Dimeo to develop a preliminary construction cost estimate to 13 

rehabilitate the property at 125 Dupont Drive to meet the needs of Providence Water.  The 14 

estimated construction cost is $16.3 million.  The construction cost includes converting the 15 

existing 100% office space to a mix of 70% office space and 30% garage space.  Including 16 

purchase price, due diligence costs, and borrowing costs, the total cost to Providence Water 17 

is estimated to be $30 million.  A complete breakdown of costs is included in Exhibit GG-7.   18 

 19 

Q. Mr. Giasson, does that conclude your testimony? 20 

A. Yes it does 21 
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56 Exchange Terrace 
Providence, Rhode Island 02903 
tel: 401 751-5360 
fax: 401 751-5499 

August 17, 2009 
 
 
Mr. Gary Marino  
Engineer/Project Manager 
Providence Water Supply Board 
552 Academy Avenue 
Providence, Rhode Island 02908 
 
 
Subject: Academy Avenue and Cranston Facilities Assessment  

Phase II Final Report 
 
Dear Mr. Marino: 

We are providing ten copies of the final report for the above referenced project for your 
records. 

On behalf of CDM, we thank Providence Water for the opportunity to perform this important 
evaluation of the existing facilities in Providence and in Cranston, and we trust that you will 
find the report informative and to your satisfaction for the goals of the project. 

We wish to thank the Providence Water staff for their assistance in the completion of this 
project. Should you have any questions or comments, please do not hesitate to contact us at 
(401)751-5360.  

Very truly yours, 

 

 
Ian Mead, P.E., BCEE 
Principal 
Camp Dresser & McKee Inc. 
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Executive Summary 
 
The Providence Water Supply Board (PWSB) retained CDM to complete an assessment 
of the Scituate Avenue (Cranston) and Academy Avenue (Providence) facilities and 
operations. The purpose of this Phase II report is to provide the PWSB with updated 
space recommendations, possible configurations for new space, a listing of possible 
properties that meet the requirements, costs associated with obtaining properties and 
constructing facilities, and a summary for consideration in advance of implementation.  

Under Phase I of the project, CDM’s team of architects and engineers reviewed available 
on-site documentation and conducted a visual assessment of both facilities. Our findings 
and recommendations for this work are discussed further in the Phase I Final Report. 
However, in completing the Phase II tasks, the following concerns have been considered: 

• Additional space is needed for both existing operations and future growth. 
• The Academy Avenue site is functionally obsolete, and presents numerous site 

safety and access challenges.  
• Current parking space is inadequate at the Academy Avenue site.   
• There is inadequate space for heavier operations such as materials storage, truck and 

heavy equipment parking, tools, vehicle maintenance, and water meter service.   
• Customer service facilities are limited. 
• Safety and security of PWSB staff and the general public is a concern. 

As a result of the market research, site visits, and work performed under Phase II of the 
project, updated size recommendations were compiled, various site configurations and 
department combinations were considered, and planning level costs have been 
compiled. A summary of conclusions follows: 

• The combination of all operations at a single convenient site is challenging, but is an 
attractive possibility from a management standpoint. The Gorham site offers a 
feasible location for this option.  

• Separating the heavy operations (field operations, T&D, vehicle maintenance, meter 
service and storage) provides functional flexibility at existing and potential sites. The 
Dike Street property offers an attractive, centrally located option for the T&D facility. 

• PWSB owns the Cranston site, and its expansion for administrative offices is a 
feasible solution. Further development on or to the rear of this site for the T&D 
facility may not be feasible given abutter concerns and the lack of a separate access 
from Phenix Avenue. This location of this site relative to the service area may also 
limit its feasibility for a T&D facility.  

• PWSB owns the Neutaconkanut site, which could facilitate additional development. 
However, it is likely that similar abutter and access concerns would be encountered. 
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  Executive Summary 

Cost ranges to purchase or lease these sites, plus to construct the separate facilities and 
site improvements have been developed under this Phase of the project, and are 
summarized as follows: 

LOCATION                                                                       COST RANGE* 
           LOW               HIGH    
 
Dike Street (T & D only)                                    
Land Purchase Price                              $1,000,000.00                           $1,000,000.00 
Multifamily Property Costs (5 lots)  $250,000.00 $1,250,000.00 
Bello Property Cost (1 lot, allowance)  $1,000,000.00 $1,000,000.00 
Site Costs (includes demolition)          $140,000.00                                 $600,000.00 
Paving Costs (low due to lot size)  $270,000.00          $500,000.00 
T & D Building Costs                         $11,200,000.00                              $14,900,000.00    
A/E Costs (20-25% site/bldg costs)  $2,350,000.00                              $4,000,000.00    
  $16,210,000.00                              $23,250,000.00 
 
Gorham Site (Admin and T & D – with land purchase, and lease buy-out) 
Land Purchase Price (T & D)                  $400,000.00              $600,000.00 
Lease Buyout/Site Purchase (Admin) $7,500,000.00 $9,000,000.00 
Site Costs (exclusive of environmental) $60,000.00 $140,000.00 
Paving Costs (only needed for T & D) $415,000.00 $485,000.00 
Admin Building Costs (refit existing) $6,750,000.00 $8,400,000.00 
T & D Building Costs                          $11,200,000.00                               $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $3,685,000.00                              $6,000,000.00    
 $30,000,000.00                               $39,500,000.00 
           
Cranston (Admin) 
Site Costs (Admin) $52,500.00 $52,500.00 
Paving Costs (Admin) $500,000.00 $590,000.00 
Admin Building Costs  $7,200,000.00 $9,000,000.00 
A/E Costs (20-25% site/bldg costs) $1,600,000.00                              $2,000,000.00    
 $9,400,000.00 $11,700,000.00 
 
Cranston (T & D) 
Site Costs (T & D) $300,000.00 $300,000.00 
Paving Costs (T & D) $415,000.00 $485,000.00  
T & D Building Costs $11,200,000.00 $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $2,400,000.00                              $3,900,000.00    
 $14,350,000.00 $19,600,000.00 
 
Nuetaconkaunut (T & D) 
Site Costs (T & D) $262,500.00 $300,000.00 
Paving Costs (T & D) $415,000.00 $485,000.00 
T & D Building Costs $11,200,000.00 $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $2,400,000.00                              $3,900,000.00    
 $14,300,000.00 $19,600,000.00 

 
*note – figures have been rounded 

A  E-2 



  Executive Summary 

A  E-3 

 
Once again, CDM would like to acknowledge the support and assistance provided 
throughout both phases of the project by Joe Spremulli, Gary Marino, Tony Araujo, and 
Jackie Brosco. 



Section 1 
Project Understanding and Approach 
 
1.1 Project Understanding 
The Providence Water Supply Board (PWSB) implemented this project to develop a 
comprehensive assessment of its existing building facilities in Cranston and 
Providence, identify space needs for existing and future operations, and identify 
possible sites to which the operations could be relocated. The work was divided into 
two separate phases, detailed below.  

1.2 Project Approach 
1.2.1 Phase I 
The following items were completed under Phase I of the project, and are detailed 
further in the Phase I Final Report, December 2008:  

1. Project Kickoff Meeting and Data Collection - CDM met with PWSB to identify 
appropriate contact personnel.  CDM also worked with PWSB to obtain and 
review copies of existing relevant information such as building and site. The 
PWSB organizational chart and current staffing levels for each department were 
reviewed. Also compiled was a listing of vehicles, trailers, mobile equipment and 
accessories to be garaged and/or serviced at each site.  
 

2. Facility Assessments - CDM visited the existing Providence and Cranston 
facilities to evaluate current physical and mechanical conditions, including 
architectural, structural, electrical, HVAC, and instrumentation. Costs to correct 
identified deficiencies were compiled. 

 
3. Organization and Operations Assessment - This evaluation included interviews 

with selected PWSB staff to determine how current space is used, and what space 
is required to effectively perform job functions.  
 

4. Needs Assessment – As a result of the inspections and interviews, CDM generated 
program documents including space requirements, identification of shared 
facilities, vehicle considerations, and recommended site and building sizes. 

 
5. Phase I Report – This document summarized and presented the data generated 

under all Phase I tasks, including the facilities assessments, organizational 
analysis, and needs assessment. 
 

1.2.2 Phase II 
The Phase II work commenced following delivery and approval of the Phase I report. 
The work completed under Phase II, and summarized in this report, includes the 
following: 
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1. Evaluation of Facilities Siting - Given the deficiencies, needs, and costs identified 
in Phase I, CDM evaluated possible site configurations and compared them with 
the existing facilities.  

 
2. Market Evaluation -Working with our Real Estate Consultant, Hayes and Sherry, 

CDM evaluated real estate market conditions to identify cost effective options for 
the PWSB, including identification of existing properties and/or buildings that 
meet the requirements identified in Phase I, such as future expansion and storage 
requirements, rehabilitation or reconstruction issues, and planning level square 
foot costs for both new construction and reuse of existing buildings.  

 
3. Phase II Report- This final report incorporates the updated space configurations, a 

summary of available sites, a discussion of the differing challenges and benefits of 
the various sites, cost summaries, and possible implementation strategies in line 
with PWSB’s goals. 

 



Section 2 
Evaluation of Facilities Siting 
 
2.1 Existing Configuration 
The staff of PWSB is currently divided between two facilities: Scituate Avenue in 
Cranston and Academy Avenue in Providence (exclusive of Water Supply staff at the 
Philip J. Holton Water Purification Plant in Scituate.)  
 
The single-story Cranston facility is primarily office staff, encompassing Engineering, 
Finance, and a small contingent of Support Services. There is a separate document 
storage facility on site, and a small amount of light materials (i.e., waters service curb 
boxes) are delivered to and stored at the rear of the site. Current access to the site is 
via Scituate Avenue. There is a pipeline easement from the rear of the site that extends 
to Phenix Avenue down a steep (over 8% average) grade. 
 
The two-story Providence facility contains the remainder of the PWSB staff, including 
Administration, MIS, Commercial Services, the balance of Support Services, Special 
Projects, and Transmission and Distribution. This facility also houses meter storage 
and service, vehicle maintenance, fueling, customer service, heavy equipment, soil 
and pipe material storage, and parking.  
 
2.2 Challenges 
Phase I of this project identified physical deficiencies and estimated costs to update 
each of the two facilities. These evaluations, deficiencies, and costs are detailed 
further in the Phase I summary report. 
 
The Academy Avenue site is owned by the City of Providence, and is located in a 
residential neighborhood adjacent to LaSalle Academy. As noted in the Phase I report, 
this facility includes many operational challenges due to its location, limited (single) 
site access, mix of office and field staff, customer service facility, site and building 
configuration, security concerns, and age of the structure. Although PWSB has 
maximized the use of this space for several years, it has become functionally obsolete, 
and the future growth and efficient operations of the PWSB would be best served by 
moving staff from this location to a more modern facility. 
 
2.3 Potential Configurations 
The Phase I report included suggested space requirements for existing personnel, plus 
parking, materials and equipment, and future growth. The report included 
programming tables reflecting the relocation of all personnel to a single site of 7 or 
more acres. This remains a feasible option for the PWSB.  
 
Under Phase II, another option was developed including two separate sites: one 3.5+ 
acre site for administrative (i.e., “office”) staff, and a second 4+ acre site for all T&D 
staff, Support Services auto maintenance, carpentry, and materials handling staff,  
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Commercial Services field and meter services staff., and a bill paying lobby. This 
option allows PWSB the flexibility to identify one site (or utilize and expand the 
existing Cranston facility) to accommodate additional office staff, while locating a 
separate centrally located site for the T&D building that provides easy access to the 
retail delivery area for all field personnel, as well as customer access.  
 
The updated programming tables including departmental needs for building and 
ancillary space for this two-site option are included in Appendix A, and are 
summarized as follows: 
 

 Table A.1 – Space Summary: Summarizes space needs for all staff, vehicles, 
yard areas, open space, and future expansion at both facilities. 

 
 Table A.2 - Departmental Space Requirements for T&D Site: Lists required 

area for offices, meeting rooms, personnel areas, storage, locker rooms, 
vehicle/equipment maintenance, parts storage, and specialty workshops for 
this garage-type facility. 
 

 Table A.3 - Departmental Space Requirements for Administrative Site: Lists 
required area for offices, board and meeting rooms, personnel areas storage, 
plus computer and related equipment rooms for this administrative facility. 
 

 Table A.4 – Shared Department Facilities: Lists required area of shared 
spaces included for each facility such as conference rooms, locker rooms, 
restrooms, delivery rooms, lunch and copy rooms, and reception/lobby areas.  

 
 Table A.5 – Vehicle, Equipment and Employee Parking: Lists vehicle parking 

requirements for each facility, including garage space and outdoor parking.  
 
Maintaining two separate sites would allow PWSB to separately evaluate and address 
security requirements of the different facilities, provides more site options (discussed 
further in Section 3), and offers the possibility of utilizing the existing Cranston site 
for the expanded office facility. Some communication challenges may result. 
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Section 3 
Market Evaluation 
 
3.1   Introduction 
Utilizing the space needs developed under Phase I work, plus the updated two-site 
option discussed in Section 2, CDM and Hayes & Sherry evaluated the current realty 
market to identify potential sites that met the PWSB programming estimates for size. 
The purpose was to identify options that would accommodate all staff at one site, or 
facilitate the split described in Section 2 – one T&D building and one admin building. 
 

3.2 Market Data 
Hayes & Sherry surveyed current market conditions to compile a list of available (and 
“potentially available”) properties that met the size requirements. Some properties 
were only land suitable for new construction, others were parcels with old buildings 
requiring demolition, and others were parcels with existing buildings that could 
potentially be built out to suit the needs of the PWSB. The list included the following 
potential sites: 
 

1. 586 Atwells Avenue, Providence (GE Building – mixed use) 
2. 300 Niantic Avenue, Providence (existing warehouse) 
3. 498 Kinsley Avenue, Providence (Eastern Display Group building – small site) 
4. 555 Valley Street, Providence (Alco building – site constraints) 
5. Lakeside Commerce Center, Johnston (undeveloped land near RIRRC) 
6. 2080 Plainfield Pike, Cranston (existing warehouse – subsequently sold) 
7. The Gorham Site/Stop & Shop, Providence (existing building and City land) 
8. 100 Dike Street, Providence (Colonial Knife, requiring demolition) 
9. 31 Manton Avenue, Providence (brick building – small site) 

 
Two of these properties were subsequently sold, and other properties were eliminated 
from consideration with input from PWSB staff due to location, site or configuration 
restrictions, or the presence of other tenants. As a result, this list was refined further to 
include only sites #2, #5, #7, and #8 for future site visits. 
 
3.3  PWSB Properties 
In addition to assessing available commercial, industrial, and manufacturing 
properties, existing City of Providence parcels and other PWSB sites were considered 
as well.  
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CDM and Hayes & Sherry met with Mr. Thomas Deller of the City of Providence 
Department of Planning and Development to review existing City of Providence 
properties in an effort to identify any possible options for either site option. Mr. Deller 
reviewed a GIS map of all City of Providence properties, and eliminated them all 
from consideration; he noted generally that they were all existing schools, parks, 
cemeteries, fire or police stations, or other existing City facilities. The only option he 
noted as feasible was the Gorham Site (option #7 above) which is discussed further 
below and in Section 4. 
 
The PWSB was also interested in determining whether the Cranston location (and the 
vacant lots between the Cranston site and Route 295) and the Neutaconkanut 
Reservoir site in Johnston represented feasible options for relocation as well. These 
two locations were added to the four sites identified above in Section 3.2 for site visits. 
 
3.4   Final Site Assessments 
Representatives of PWSB, CDM, and Hayes & Sherry met on March 16, 2009 to visit 
the six sites and assess the feasibility of each for PWSB operations. Subsequent to the 
site visits a debrief meeting was held at the PWSB offices in Cranston, and the 
following assessments and general comments were compiled for each site: 
 

• The site at 300 Niantic Avenue, Providence was deemed too small, the layout 
was not ideal, and the building had been partially leased. 

• The Lakeside Commerce Center (Route 295 Industrial Park) was deemed too far 
from the PWSB retail area to be a feasible location for the T&D group. 

• The Dike Street site was deemed a suitable and convenient location for the 
T&D facility, located near the intersection of Route 6 and Route 10. The 
buildings on site would require demolition, with new construction for 
planned activities. This parcel is somewhat smaller than the recommended 
size, at 2.73 acres. However, the size of the site could be enlarged if the PWSB 
was also able to purchase abutting properties (including one 1.45-acre parcel.) 
Further, if the PWSB was able to purchase the entire block, the total site size 
would exceed the minimum recommended size of 4.5 acres. Hayes & Sherry 
have noted repeatedly that the owner of the Dike Street site parcel is very 
motivated to sell this property. 

• The Gorham site appeared feasible for both options: separate administrative 
and/or T&D facilities, or all staff in a single location. The existing building 
could be built out as an administrative office, and the City-owned parcel to the 
rear of the building would facilitate a T&D structure. One or both options 
could be considered. This site is conveniently located between Route 10 and 
Route 95, and there is little concern about disturbing residential neighbors 
given the existing abutters and railway adjacent to the site. There is also an 
existing fueling facility on the property. Environmental concerns have been 
raised during this project, however; specific details on the nature of the site 
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contamination and/or remediation efforts completed to date have not been 
found. 

• To the rear of the existing PWSB Cranston facility, access to the vacant lots 
along the pipeline easement from Phenix Avenue is too steep for vehicles, and 
the site conditions are uneven with significant evidence of ledge. Further, 
although the existing office site is large enough to facilitate new buildings for 
either operation, concerns from abutters encountered by the PWSB during the 
original building construction would likely limit this location to 
administrative offices only. If abutter concerns could be successfully 
addressed, the T&D facility could potentially be constructed in the vacant lots 
to the rear of the site, possibly with a second (T&D only) vehicle access from 
Scituate Avenue. This location is not ideal for T&D access to the retail area, 
and is also further away from customers who visit the customer service lobby. 

• The Neutaconkanut Reservoir site appears to have ample land available, though 
the possible building locations are in an area with significant elevation 
differences, and there is evidence of a brook and associated wetlands. Further, 
this site is located within an established residential neighborhood on Ashby 
Street, which raises concerns over access for vehicles, trucks, and heavy 
equipment. Access from Plainfield Street would be challenging due to 
elevation difference and the close proximity of existing abutters. Potential 
concerns regarding impacts to King Park and Neutaconkanut Park between 
Central Avenue and Plainfield Street could also limit this option. 

 
As a result of these visits, the list of feasible options has been refined further to 
include four sites. The final list as detailed by Hayes & Sherry is included in 
Appendix B, with a brief summary of pros, cons, and general comments for each, plus 
market rate cost estimates that are discussed in further detail below. 
 
3.5   Costs 
In general, new construction is anticipated for both the administrative building and 
T&D structure at all sites. Once exception is for the existing building at the Gorham 
Site (Mashapaug Common/Stop & Shop.) This structure would be built out for the 
office staff, with the garage building located to rear, on the land currently owned by 
the City. The Dike Street structures would be demolished to facilitate new 
construction. In general, the following assumptions and qualifications were 
incorporated into the planning level cost estimates: 
 

• A new combined facility would feature a two story administrative building; 
• The façade of the administrative building is likely to be brick or block veneer 

with metal stud back-up and a steel framed building. 
• For the Cranston site, a new two story administrative building would be 

constructed in the front (near Scituate Avenue), with the new garage 
constructed to the rear of the existing site, or on the current vacant lots. The 
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Cranston site is less desirable as a location for T&D due to its location, far from 
the center of the retail service area. 

• The Dike Street location may not facilitate all operations unless additional 
parcels were procured by the PWSB. Therefore, it is assumed that, at least 
initially, this site would be utilized solely for the T&D facility. It is expected 
that this facility would be a two story building, with ancillary office space 
located on a second floor and/or over some portion of the garage. The façade 
would likely be a masonry veneer due to the area and likelihood of the 
building being located immediately adjacent to the property line. 

• New garages would likely have a masonry façade at least 8-feet up, and would 
be high-bay, slab on grade, pre-engineered metal buildings.  

• Site development reflects potential differing site challenges including 
cuts/fills, drainage, utilities, wetlands replication, and rock removal. Flat sites 
such as Dike Street and Gorham are on the lower end, while the sloped sites at 
Neutaconkanut and Cranston (the parcels abutting the current property) are 
on the higher end of the range, as it is anticipated that more work will be 
required to prepare the sites for construction.  

• These estimates to not include handling of any contaminated materials, such 
as additional work required at the Gorham site to facilitate new construction. 

 
Planning level costs for facility construction and site procurement follow. 
 
3.5.1 Construction  
For the purposes of planning, the following cost ranges are suggested: 
 

• New administrative building - $180-225/sf 
• New garage (T&D) building - $150-200/sf  
• Interior refit of existing building MEP and finishes - $120-150/sf (assumes roof 

is good; MEP is mechanical, electrical, and plumbing)  
• Demolition of existing structures - $100,000 to $200,000 allowance  
• New site paving - $6-7/sf (includes excavation, 12” gravel base, 4” binder, 2” 

wearing) 
• Site development - $15,000 to 75,000/acre 
• Architectural/Engineering fees – 20 to 25% of construction costs 

 
3.5.2 Purchase/Lease 
The following details have been compiled relative to purchase and lease of properties: 
 

• Purchase price of Dike Street is listed at $1,000,000. However, Hayes & Sherry 
indicates that the seller owner is quite motivated, and a better price could 
likely be negotiated. The other large parcel adjacent to this parcel is known as 
the Bello site, and is about 1.45 acres. There is currently no available 
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information regarding cost to purchase, as the current owners do not have the 
property on the market and have been in the process of permitting the site for 
future retail developments. An allowance of $1,000,000 is carried for 
budgeting purposes. The other multifamily parcels abutting the property 
could be expected to sell within a range of $50,000 (for bank-owned 
properties) to $250,000 (for hostile acquisitions.) 

• Purchase of the Gorham site - Hayes & Sherry indicates that a purchase price 
of $100K - $150K per useable raw acre is reasonable, and it is understood that 
the site contains about 4 useable acres. No response has been obtained from 
the City of Providence Department of Planning on this potential transaction, 
and it is likely that senior management of the PWSB would have to initiate 
these negotiations with the City. Environmental concerns have been raised as 
well, though specifics of contamination and/or remediation are unknown. 

• The purchase price of the existing Stop & Shop building may vary due to the 
existing ownership arrangement. The City of Providence currently owns the 
site and leases it to Kimco, a large REIT out of NY, which in turn leases it to 
Stop & Shop. The lease to Kimco is for 20 years, and for a nominal amount of 
money. The federal government provided funds to the City to address 
environmental issues at the site (details on contamination and/or remediation 
measures are unknown,) with the condition that the city must retain 
ownership of the property for the next 20 years. It is estimated that the lease 
expires around 2020, at which point the ownership transfers directly to Kimco. 
It is estimated that Kimco’s investment in the site, building, and related 
improvements is about $15 million, and a portion of this cost may be 
recovered by Kinco through negotiated buy-out of the existing Stop & Shop 
lease (i.e., Stop & Shop might pay $6 - 7.5 Million to terminate the lease, versus 
the estimated $12.5 Million remaining on their lease, in which case, PWSB 
could expect to pay the balance of the $15 Million to obtain the property.)  

• Lease of  the existing Stop & Shop space adjacent to the Gorham site is 
expected to be about $10 NNN/triple net (tenant pays for all three extraneous 
costs: 1.) Taxes 2.) Common Area Maintenance 3.) Utilities. Note that the Stop 
& Shop space is currently under lease until 5/31/2022 (they are currently 
paying $17 NNN but the broker indicates that a sublease deal closer to $10 
NNN is likely. The improvements on the site, i.e. the buildings and parking 
lot, are owned by Kimco. The existing building size is about 56,000 square feet. 

3.5.3 Cost Summary 
In conjunction with the unit costs from sections 3.5.1 and 3.5.2 and the updated space 
requirements detailed in the Appendix A tables, the range of costs for each of the 
possible properties is as follows:  
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LOCATION                                                                       COST RANGE* 
           LOW               HIGH    
 
Dike Street (T & D only)                                    
Land Purchase Price                              $1,000,000.00                           $1,000,000.00 
Multifamily Property Costs (5 lots)  $250,000.00 $1,250,000.00 
Bello Property Cost (1 lot, allowance)  $1,000,000.00 $1,000,000.00 
Site Costs (includes demolition)          $140,000.00                                 $600,000.00 
Paving Costs (low due to lot size)  $270,000.00          $500,000.00 
T & D Building Costs                         $11,200,000.00                              $14,900,000.00    
A/E Costs (20-25% site/bldg costs)  $2,350,000.00                              $4,000,000.00    
  $16,210,000.00                              $23,250,000.00 
 
Gorham Site (Admin and T & D – with land purchase, and lease buy-out) 
Land Purchase Price (T & D)                  $400,000.00              $600,000.00 
Lease Buyout/Site Purchase (Admin) $7,500,000.00 $9,000,000.00 
Site Costs (exclusive of environmental) $60,000.00 $140,000.00 
Paving Costs (only needed for T & D) $415,000.00 $485,000.00 
Admin Building Costs (refit existing) $6,750,000.00 $8,400,000.00 
T & D Building Costs                          $11,200,000.00                               $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $3,685,000.00                              $6,000,000.00    
 $30,000,000.00                               $39,500,000.00 
           
Cranston (Admin) 
Site Costs (Admin) $52,500.00 $52,500.00 
Paving Costs (Admin) $500,000.00 $590,000.00 
Admin Building Costs  $7,200,000.00 $9,000,000.00 
A/E Costs (20-25% site/bldg costs) $1,600,000.00                              $2,000,000.00    
 $9,400,000.00 $11,700,000.00 
 
Cranston (T & D) 
Site Costs (T & D) $300,000.00 $300,000.00 
Paving Costs (T & D) $415,000.00 $485,000.00  
T & D Building Costs $11,200,000.00 $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $2,400,000.00                              $3,900,000.00    
 $14,350,000.00 $19,600,000.00 
 
Nuetaconkaunut (T & D) 
Site Costs (T & D) $262,500.00 $300,000.00 
Paving Costs (T & D) $415,000.00 $485,000.00 
T & D Building Costs $11,200,000.00 $14,900,000.00 
A/E Costs (20-25% site/bldg costs) $2,400,000.00                              $3,900,000.00    
 $14,300,000.00 $19,600,000.00 
 
*note – figures have been rounded  
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Land purchase and building lease costs were developed by Hayes & Sherry. For the 
purposes of developing the planning level cost estimates included in this summary 
table, the administration building size is 40,000 square feet (sf) and the T&D building 
is 74,500 sf (see Appendix A for more details.) Cost ranges for land and paving costs 
are applied to the space needs as defined in Appendix A, unless limited by individual 
site constraints (i.e., Dike Street at 2.73 acre site.) 

It is assumed that Dike Street would be utilized for the new T&D facility only. It is 
assumed that the Gorham Site building would be bought out via Kimco and refit for 
the administrative building, although it is larger than the programming tables call for. 
The T&D building would be built on the empty site to the rear of the existing 
building, which would also be purchased from the City (environmental 
considerations unknown.) Although both building costs are shown for the Cranston 
site, it is assumed that only the new Administration building would be constructed on 
the existing PWSB site, in front of the existing modular office building.  



Section 4 
Summary 
 
4.1 Implementation 
The PWSB has proactively evaluated its existing facilities and identified several 
options for relocation of staff and operations. Each of the four site options is 
summarized below, with supporting documentation listed in Appendix A. 

Dike Street 
The old knife factory is a centrally located facility within the retail service area, 
though it is currently somewhat undersized based on the programming data for the 
T&D facility. However, indications are that the owner of this site is very motivated to 
sell, and it is likely that the property could be obtained for a very reasonable price. 
Further, it is possible that the immediate abutters could systematically be bought out, 
which would provide PWSB with the entire block, exceeding the minimum 
recommended site size of 4 acres for the T&D facility. The existing structures would 
be demolished, and a new facility would be constructed to maximize efficient use of 
the site. 

The Gorham Site 
This location offers PWSB a feasible option for relocating all staff to one, centrally 
located site. There are several considerations to address, such as other nearby tenants, 
lease or purchase terms, and potential development of the land to the rear of the site. 
The site is flat, and the fueling facility may also be available to the PWSB. The existing 
building would be built out to accommodate staff, and a new garage would likely be 
built to the rear of the site to accommodate T&D and related operations. Regarding 
operational considerations, this location would have an impact on engineering staff 
that regularly travel between the treatment plant and the Cranston site. 
Environmental concerns have been raised during this project; however, specific 
details on the nature of the site contamination and/or remediation efforts completed 
to date have not been found.  

Cranston Site 
Given the updated size requirements for the two-facility option, it appears that 
utilizing and expanding the existing Cranston site to include the administrative 
building as described in this report would be a feasible, cost effective option. No 
additional land costs would be incurred, and staff could continue to work in the 
existing building while the new facility was constructed adjacent to it. The original 
building could then be removed from the site, and additional parking or other site 
improvements could be constructed.  

Further, the PWSB may wish to utilize the site for all operations and staff (including 
T&D), though this scenario is unlikely given the location of the site relative to the 
retail customers. Another alternative is the property to the rear of the site. The 
existing topography along the pipeline easement access from this site to Phenix 
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Avenue does not lend itself to the construction of an access road, as the slope is 
greater than 8% on average. However, if PWSB could create a separate access road 
from Scituate Avenue, adequately shielding abutters from noise, this may offer access 
to the adjacent property to the rear of the site for the T&D facility. In this scenario, the 
office building would still be constructed adjacent to the existing facility. The 
challenge of this location remains that it is not centrally located for T&D and 
Commercial Services field staff with regards to the retail customers. 

Neutaconkinut 
The reservoir site is within a residential area, and there is a stream running through 
the portion of the site that would be developed. Site preparation and costs would be 
more involved due to the elevation difference and presence of a stream. This option 
would minimize additional land costs, but concerns by abutters may be an issue.  

4.2 Closing 
The PWSB has proactively evaluated its existing facilities and identified several 
options The PWSB must decide which option best suits the long term operations of 
the enterprise. Negotiations with existing property owners for lease or purchase can 
then be initiated in earnest, as applicable. This report summarizes the site options 
along with construction or retrofit costs. Other considerations, such as political and 
organizational, may impact the PWSB’s decision regarding relocation of staff and 
operations.  
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Providence Water Supply Board Option 1 Facilities Programming Study

Summary

Department Total Total Total Site Open Space
Dept PWSB Yard Employee Visitor Building Useable Occupied Allowance Square Acres

Personnel Drive-thru Access Vehicle Storage Parking Parking (gross Outdoor (sq. ft.) add 20% Feet
Aisles Parking Allowance sq. ft.) Space (sq. ft.)

(sq. ft.)
Administration (Security) 429          -               -               -               -               -               -               -               -               -                -                  -                -          

Commercial Services 3,363       -               -               -               4,500       -               -               -               -               -                -                  -                -          
MIS 429          -               -               -               -               -               -               -               -               -                -                  -                -          
Transmission & Distribution 3,504       -               -               -               10,000    -               -               -               -               -                -                  -                -          
Support Services 17,314     -               -               -               500          -               -               -               -               -                -                  -                -          
Shared Facilities 6,929       -               -               -               -               -               -               -               -               -                -                  -                -          

TOTALS 31,967     25,200    10,500    6,767        -               15,000    45,600    2,280       6,288       74,434    69,168     143,602    28,720        172,322    3.96         
Recommended Minimum Site Size (acres) 4.00        

Summary

10% 
Future 

Expansion

Option 1 - Two Separate Sites

Administration Offices

Transmission & Distribution w/ Support Services Auto Repair and Commercial Services Inventory

Minimum Site Area
Vehicle Garage

These totals include only those spaces programmed for this location
Building Area (gross)

10% Future 
Expansion

Outdoor Area (sq. ft.)

Department Total Total Total Site Open Space
Dept PWSB Yard Employee Visitor Building Useable Occupied Allowance Square Acres

Personnel Drive-thru Access Vehicle Storage Parking Parking (gross Outdoor (sq. ft.) add 20% Feet
Aisles Parking Allowance sq. ft.) Space (sq. ft.)

(sq. ft.)
Administration 11,991     -               -               -               -               -               -               -               -               -                -                  -                -          
Finance 2,191       -               -               -               -               -               -               -               -               -                -                  -                -          
Commercial Services 1,651       -               -               -               -               -               -               -               -               -                -                  -                -          
MIS 1,700       -               -               -               -               -               -               -               -               -                -                  -                -          
Engineering 6,449       -               -               -               -               -               -               -               -               -                -                  -                -          
Transmission & Distribution -               -               -               -               -               -               -               -               -               -                -                  -                -          
Support Services 6,056       -               -               -               -               -               -               -               -               -                -                  -                -          
Shared Office Staff 6,229       -               -               -               500          -               -               -               -               -                -                  -                -          

TOTALS 36,267     -               -               3,627        19,000    500          53,200 3,800       7,650       39,894    84,150     124,044    24,809        148,853    3.42         
Recommended Minimum Site Size (acres) 3.50        

Pros at T&D Pros at "Offices"
Separates "heavy construction" operations from other office functions "Office" functions can be in less industrial area
Improved vehicular access, movement and safety. Improved safety for employees and visitors with no heavy equipment
One building type required;  Garage w/ warehouse and smaller "office" sections Improved efficiency with all departments centralized
Better yard layout for materials storage and handling
Visitor access limited to deliveries, improves safety and security
All PWSB vehicles garaged on site

Support Services Auto mechanics at T&D, quicker response
Reduces heavy traffic thru neighborhood

Vehicle Garage
10% Future 
Expansion

Outdoor Area (sq. ft.)

10% 
Future 

Expansion

These totals include only those spaces programmed for this location
Minimum Site AreaBuilding Area (gross)

A 8/14/2009
Table A.1
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Providence Water Supply Board Option 1 Facilities Programming Study

Part A

No Employees Office Cubicle Open Area Closet Storage Room Other Room
ID Department Director Men Women Position Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) 8 nsf ea Use Large (nsf) Med (nsf) Small (nsf) Total (nsf) Purpose Area (nsf)
A1.0 Administration
A1.10 Security Room 300 Dept
A1.11 Total (nsf)

subtotal (nsf) 0 subtotal (nsf) 0 subtotal (nsf) 0 0 subtotal (nsf) 0 subtotal (nsf) 300 300
A3.0 Commercial Svcs Ricky Caroulo 21 5

A3.7 Meter Shop Tech 1 72 72
A3.8 Supervisor 1 72 72 File/supplies 100 100
A3.9 Clerk 3 60 180 New Meters 150 150
A3.10 Red Tag Meters 180 180
A3.11 Old Meters 360 360
A3.12 Meters for Disposal 180 180
A3.13 Bill Paying Lobby 375
A3.14 Public Unisex Toilet 45
A3.15 Copier Room 100
A3.16 Meter Reader Workroom 140 Dept
A3.17 Meter Test Shop 400 Total (nsf)

subtotal (nsf) 144 subtotal (nsf) 0 subtotal (nsf) 180 0 subtotal (nsf) 970 subtotal (nsf) 1,060 2,354
A4.0 MIS
A4.7 Staff 1 120 120 Dept
A4.8 Multi Purpose 180 Total (nsf)

subtotal (nsf) 120 subtotal (nsf) 0 subtotal (nsf) 0 0 subtotal (nsf) 0 subtotal (nsf) 180 300
A6.0 Support Services Joe Spremulli 12 3

A6.11 Automotive Clerk 1 45 45
A6.12 Stockroom Clerk 1 45 45
A6 13 M tl H dli Cl k 1 45 45

DEPARTMENTAL SPACES for T&D Site ( w/ Auto and partial Customer Support)
These totals reflect only those employees and spaces proposed at this location

Option 1 - Two Separate Sites

A6.13 Matl Handling Clerk 1 45 45
A6.14 Supervisors 3 45 135
A6.29 Stock Room 6000 6000
A6.30 Flamm/Comb Matl 120 120
A6.31 Tools, Parts, Equip 600 600
A6.32 Vehicle Maintenance Bay (1) 1200
A6.33 Vehicle Maintenance Bay (2) 1200
A6.34 Vehicle Maintenance Bay (3) 1200
A6.35 Air compresser 30
A6.36 Carpentry Shop 300 Dept
A6.37 Mechanic's Repair Shop 1200 Total (nsf)

subtotal (nsf) 0 subtotal (nsf) 0 subtotal (nsf) 270 0 subtotal (nsf) 6,720 subtotal (nsf) 5,130 12,120
A7.0 Transmission & Ronald Del Gallo 55 2
A7.1 Distribution Director 1 200 200 8

A7.2 ++ Manager 1 168 168
A7.3 Dispatcher 1 200 200
A7.4 Supervisor (payroll) 1 72 72
A7.5 Supv (dig safe) 1 72 72
A7.6 Supv (road) 2 72 144

Supv Engineer 1 72 72
Engineer 1 72 72

A7.9 Admin Asst 1 45 45
A7.10 Road Report Clerks 2 45 90
A7.11 Equipment Mechanic 1 45 45 Mechanic's Workshop 1000
A7.12 Switchboard Clerk 1 45 45
A7.13 Records, files 100 100 Dept
A7.14 Work area in open office 120 Total (nsf)

88 10 subtotal (nsf) 568 subtotal (nsf) 432 subtotal (nsf) 225 8 subtotal (nsf) 100 subtotal (nsf) 1,120 2,453

Program Net Area (nsf) 17,527

Future Expansion Allowance  10% (nsf) 1,753

Subtotal  (nsf) 19,280

Net to Gross Factor 0.70

Program Gross Area (gsf) 27,542

A
Table A.2
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Providence Water Supply Board Option 1 Facilities Programming Study

Part A

No Employees Office Cubicle Open Area Closet Storage Room Other Room
ID Department Director Men Women Position Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) 8 nsf ea Use Large (nsf) Med (nsf) Small (nsf) Total (nsf) Purpose Area (nsf)
A1.0 Administration Pamela Marchand 4 2

A1.1 Chief Engr 1 400 400 8 . Gnl Mgr Restroom 50
A1.2 Mgr Security 1 72 72
A1.3 Mgr Personnel 1 168 168
A1.4 Supv Personnel 1 72 72
A1.5 Personnel Clerk 2 45 90
A1.6 Dep Chief 2 240 480 16
A1.7 Comm 1 200 200
A1.8 Spec Prj 1 150 150
A1.9 Asst 1 168 168
A1.10
A1.11 File/supplies 40 40 Security Room 300
A1.12 Board Rm 80 80 Permanent Records Storage 5000
A1.13 Board Room 700
A1.14 Board Mens Restroom 160
A1.15 Board Womens Restroom 160 Dept
A1.16 Bd Rm Kitchenette 80 Total (nsf)

subtotal (nsf) 1,470 subtotal (nsf) 72 subtotal (nsf) 258 24 subtotal (nsf) 120 subtotal (nsf) 6,450 8,394
A2.0 Finance Jeanne Bondarevski 3 13

A2.1 Director 1 200 200 8
A2.2 Manager 2 168 336
A2.3 Supervisor 4 72 288
A2.4 Payroll Clerk 3 60 180
A2 5 AP Clerk 3 60 180

DEPARTMENTAL SPACES for Administrative Offices
These totals reflect only those employees and spaces proposed at this location

Option 1 - Two Separate Sites

A2.5 AP Clerk 3 60 180
A2.6 Acct Clerk 2 60 120 Dept
A2.7 Switchboard 1 72 72 File Room 150 150 Total (nsf)

subtotal (nsf) 536 subtotal (nsf) 360 subtotal (nsf) 480 8 subtotal (nsf) 150 subtotal (nsf) 0 1,534
A3.0 Commercial Svcs Ricky Caroulo 6 9

A3.1 Director 1 200 200 8
A3.2 Manager 1 168 168
A3.3 Sr. Supv 3 72 216
A3.4 Supervisor 1 72 72
A3.5 Sr Adm Asst 1 72 72

Clerk 7 60 420 Dept
Total (nsf)

subtotal (nsf) 368 subtotal (nsf) 780 subtotal (nsf) 0 8 subtotal (nsf) 0 subtotal (nsf) 0 1,156
A4.0 MIS Dave Delsesto 6 0

A4.1 Sr. Manager 1 168 168
A4.2 System Techs 5 72 360
A4.3 Temp Tech 1 72 72
A4.4 Computers Incoming 120 120
A4.5 Computers Outgoing 120 120
A4.6 Server Room 150
A4.7 Tech Spec Workroom 100 Dept
A4.8 Conference Room 100 Total (nsf)

subtotal (nsf) 168 subtotal (nsf) 432 subtotal (nsf) 0 0 subtotal (nsf) 240 subtotal (nsf) 350 1,190

A
Table A.3
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Providence Water Supply Board Option 1 Facilities Programming Study

Part A

No Employees Office Cubicle Open Area Closet Storage Room Other Room
ID Department Director Men Women Position Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) Number Size (nsf) Total (nsf) 8 nsf ea Use Large (nsf) Med (nsf) Small (nsf) Total (nsf) Purpose Area (nsf)

DEPARTMENTAL SPACES for Administrative Offices
These totals reflect only those employees and spaces proposed at this location

Option 1 - Two Separate Sites

A5.0 Engineering Paul Gadoury 25 4

A5.1 Director 1 200 200 8
A5.2 Mgr CIP-IFR 1 168 168
A5.3 Mgr Const Svcs 1 168 168
A5.4 Mgr Records 1 168 168
A5.5 Mgr Customer Svc 1 168 168
A5.6 Sr Supv IFR 1 120 120
A5.7 Supv Cross Conn 1 120 120
A5.8 Supv FH Records 1 120 120
A5.9 VAC 1 96 96
A5.10 Real Estate 1 96 96
A5.11 Statistian 1 96 96
A5.12 Backflow 1 96 96
A5.13 IFR 5 96 480
A5.14 Engineer 1 96 96
A5.15 Inspector 6 64 384
A5.16 Clerk 1 64 64
A5.17 CAD Tech 4 64 256
A5.18 Field Equip 210 210
A5.19 Valve & gate boxes 240 240
A5.20 Records 800 800
A5.21 Supplies 100 100
A5.22 GIS Server 100 Dept
A5 23 Copy Plot Print Fax 160 Total (nsf)A5.23 Copy, Plot, Print, Fax 160 Total (nsf)

subtotal (nsf) 1,232 subtotal (nsf) 864 subtotal (nsf) 800 8 subtotal (nsf) 1,350 subtotal (nsf) 260 4,514
A6.0 Support Services Joe Spremulli 9 6

A6.1 Director 1 200 200 8
A6.2 Mgr Int Govt Rel 1 168 168
A6.3 Mgr Facil & Equip 1 168 168
A6.4 Mgr Safety & Risk 1 168 168
A6.5 Aide to Chief 2 72 144
A6.6 Claims Administrator 1 72 72
A6.7 Supv Purchasing 2 72 144
A6.8 Purchasing Agent 1 45 45
A6.9 Purchasing Clerk 1 45 45
A6.10 Switchboard Clerk 1 45 45
A6.15 Records 1000 1000
A6.16 Personnel Files 100 100
A6.17 Copy paper 100 100
A6.18 Janitor 100 100
A6.19 Yard Maint Eq 400 400
A6.20 Furniture/Off Equip 600 600
A6.24 Int Govt Rel Library 168
A6.25 Copy 144
A6.26 Phone Equipment 200
A6.27 Mailroom 100 Dept
A6.28 Switchboard Room 120 Total (nsf)

subtotal (nsf) 704 subtotal (nsf) 360 subtotal (nsf) 135 8 subtotal (nsf) 2,300 subtotal (nsf) 732 4,239

Program Net Area (nsf) 21,027

Future Expansion Allowance  10% (nsf) 2,103

Subtotal  (nsf) 23,130

Net to Gross Factor 0.70

Program Gross Area (gsf) 33,042

A
Table A.3
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Providence Water Supply Board Option 1 Facilities Programming Study

Part B

Programmed spaces that would be located at this location

ID Department Space No Rooms Size (nsf) Area (nsf) Comment:
B.01 All Reception/Lobby 1 400 400 Building, with receptionist/switchboard
B.02 All Copy Room 1 140 140
B.03 Office Staff Lunch Room 1 700 700 Seating 24 people, kitchenette, vending
B.04 All Conference Rooms 3 240 720
B.05 Office Staff Men's Restroom 1 160 160
B.06 Office Staff Men's Locker Room 1 60 60 6 lockers
B.07 Office Staff Women's Restroom 1 160 160
B.08 Office Staff Women's Locker Room 1 60 60 6 lockers
B.09 Road Staff Men's Restroom 1 290 290
B.10 Road Staff Men's Locker Room 1 780 780 80 lockers, 6 showers
B.11 Road Staff Women's Restroom 1 160 160
B.12 Road Staff Women's Locker Room 1 160 160 12 lockers, 2 showers
B.13 All Uniform Locker Room 1 100 100

B.14 All Deliveries/Recycle 1 160 160
B.15 Road Staff Ready Room / Training 1 800 800 Doubles as Lunch Room for Road Staff

subtotal (nsf) 4,850
Net to Gross Factor 0.70

Program Gross Area (gsf) 6,929

SHARED FACILITIES at the T&D Site

Option 1 - Two Separate Sites

60 - 6x12x36 lockers, dirty uniform hamper 
provided by laundry vendor

Programmed spaces that would be located at this location

ID Department Space No Rooms Size (nsf) Area (nsf) Comment:
B.01 Reception/Lobby 1 400 400 Building, with receptionist/switchboard
B.02 Copy Room 2 120 240
B.03 Lunch Room 1 1,280 1,280 Seating 50 people, kitchenette, vending
B.04 Men's Restroom 1 200 200
B.05 Men's Locker Room 1 160 160 12 lockers, 1 Shower
B.06 Women's Restroom 1 200 200
B.07 Women's Locker Room 1 160 160 12 lockers, 1 Shower
B.08 Deliveries/Recycle 1 160 160
B.8 Conference Rooms 1 160 160 Seating 6 at table
B.9 Conference Rooms 2 250 500 Seating 10 at table
B.10 Conference Rooms 3 300 900 Seating 12 at table

subtotal (nsf) 4,360
Net to Gross Factor 0.70

Program Gross Area (gsf) 6,229

SHARED FACILITIES at the  Administration Offices Site

A
Table A.4
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Providence Water Supply Board Option 1 Facilities Programming Study

Part C    Option 1 - Two Separate Sites

VEHICLE PARKING  at the T&D Site

These totals reflect only those vehicles that will be housed at this location

Vehicles Proposed for Garaging
Parking Space Size (nsf) Total Drive Total w/

Vehicle Type No. Vehicles 9 x 20 12 x 20 12 x 24 12 X 30 Drive Thru Aisle (nsf) Aisles
Large Vehicle 35                      12,600 12,600 5,250 17,850
Pickup or Similar 35                      10,080 10,080 4,200 14,280

Total Vehicles 70                      Pr roposed P ogram Net Area (nsf) 22,680 32,130
Net to Gross Factor 0.90 0.90

Proposed Program Gross Area (gsf) 25,200 35,700

Outdoor Parking at T&D Site
Parking Space Size (nsf) Drive Total w/

No. Vehicles 9 x 20 Aisle (nsf) Aisles (nsf)
Employee Parking 110                    19,800 22,000 41,800
Spare Spaces 10                      1,800 2,000 3,800
Visitor Parking 6                        1,080 1,200 2,280

Total Vehicles 126                    Program Net Area (nsf) 47,880

VEHICLE PARKING  at the Administration Building Site
These totals reflect only those vehicles that will be housed at this location

Vehicles Proposed for Garaging
Parking Space Size (nsf) Total Drive Total w/

Vehicle Type No. Vehicles 9 x 20 12 x 20 12 x 24 12 X 30 Drive Thru Aisle (nsf) Aisles
Large Vehicle -                         0 0 0 0 0 0 0
Pickup or Similar -                         0 0 0 0 0 0 0

Total Vehicles -                         Pr roposed P ogram Net Area (nsf) 0 0
Net to Gross Factor 0.90 0.90

Proposed Program Gross Area (gsf) 0 0

Outdoor Parking at T&D Site
Parking Space Size (nsf) Drive Total w/

No. Vehicles 9 x 20 Aisle (nsf) Aisles (nsf)
Employee Parking 130                    23,400 26,000 49,400
Staff Vehicles 50                      9,000 10,000 19,000
Spare Spaces 10                      1,800 2,000 3,800
Visitor Parking 10                      1,800 2,000 3,800

Total Vehicles 200                    Program Net Area (nsf) 76,000

A
Table A.5

Page 1 of 1 8/14/2009



 
 
 
 
 
 
 

 
Appendix B  

 
Final Hayes and Sherry Market Data 

Summary 
 
 
 
  
 



 
 

PROVIDENCE WATER 
PROPERTY EVALUATION 

RHODE ISLAND 
 

 
 
 
 

Prepared For: 
 

 
 
 
 
 
 
 

Prepared By: 
 

Peter C. Hayes, Partner 
& 

Matthew T. Fair 
 
 
 
 
 
 
 
 
 
 

 
 

HAYES & SHERRY 
THE WESTMINSTER SQUARE BUILDING 

10 DORRANCE STREET, SUITE 650 
PROVIDENCE, RHODE ISLAND 02903 

(401) 273-1980 



  
PROVIDENCE WATER 
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RHODE ISLAND  

 
 

 
 

   430 SCITUATE AVENUE, CRANSTON 
 

 
   NEUTACONKANUT RESERVOIR, JOHNSTON 

   (Central Ave & Ashby St)  

 

 
   THE GORHAM SITE, PROVIDENCE    (Reservoir Ave & Adelaide Ave) 

 

 
   100 DIKE STREET, PROVIDENCE 

 

 
  
 

 
  

 
 

 
 

 
 

 



 
 

PROVIDENCE WATER 
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SITE MAP 
 

 
       

 
 



 
 

430 SCITUATE AVENUE 
CRANSTON, RHODE ISLAND 

 
 
Map #  
 
 

 
 

 
 

 
 
 
 
 
 
 
 

 

Building Address: 430 Scituate Avenue 
Total Square Feet: N/A 
Space Available: N/A 
Floorplate: N/A 
Sales Price: N/A 
Parking: N/A 
Land Area: +/- 9 acres 
Zoning: A 80 



 
 

 

       NEUTACONKANUT RESERVOIR 
       JOHNSTON, RHODE ISLAND 

 
 

Map #  
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 

 

Building Address: Central Ave & Ashby St, Johnston 
Total Square Feet: N/A 
Space Available: N/A  
Floorplate: N/A 
Rental Rate: N/A 
Parking: N/A 
Land Area: +/- 33 Acres 
Zoning: R 40 



 

 
THE GORHAM SITE 

PROVIDENCE, RHODE ISLAND 
 
 

Map #  
 
 

 
 
 
 
 
 
 
 
 
 
 
 

Building Address: The Gorham Site – Parcel C (yellow) 
Mashapaug Common - Stop & Shop (red) 

Total Square Feet: N/A 
55,985 square feet 

Space Available: N/A 
55,985 square feet 

Floorplate: N/A 
55,985 square feet 

Rental Rate/Sales Price: Negotiable 
Negotiable 

Parking: N/A 
+/- 5 spaces per 1,000 square feet leased 

Land Area: +/- 4 acres 
N/A 

Zoning: M1 (Manufacturing) 
 
 



 
 

100 DIKE STREET 
COLONIAL KNIFE 

PROVIDENCE, RHODE ISLAND 
 
 

Map #  
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Building Address: 100 Dike Street 
Total Square Feet: 98,000 
Space Available: 98,000 
Floorplate: N/A 
Sales Price: $1,000,000 
Parking: N/A 
Land Area: 2.73 acres (possibility to acquire 1 additional 

contiguous acre) 
Zoning: M1 (Manufacturing) 



 
 

PROVIDENCE WATER 
PROVIDENCE PROPERTY EVALUATION 

PROS AND CONS 
 
 

 
Property Pros Cons Comments 

 
 
 
 
 
 
 

430 Scituate Avenue, Cranston 

• Adequate size 
• Property located on land 

controlled by PWB and is 
adjacent to a PWB 
facility 
 
 

• Significant work required 
to excavate land and 
build new construction 

• Located several miles 
from the majority of PWB 
service area 

 
 
 

The site appears to have a 
drastic grade variation and 
would require significant site 
work to deal with the ledge 
area. 
 
 
 

 
 
 
 

Neutaconkanut, Johnston 

• Adequate size 
• Property located on land 

controlled by PWB and is 
adjacent to a PWB 
facility 

• Site located in a 
residential area which 
may be problematic for 
heavy equipment traffic 

• Requires significant site 
work 

The presence of residential 
homes on the access road to 
the site seems to be 
problematic. 

 
The Gorham Site, Providence 

A = Parcel C Land 
B = Stop & Shop 

A 
• Ability to customize new 

construction on raw land 
• City owned property 
• Centrally located in PWB 

retail area 
 
B 

• Existing 55,985 sf Stop & 
Shop can be renovated 
to accommodate either 
T&D or Admin  

• Appears to be cost 
effective 

• Motivated Landlord 
 

A 
• New construction is 

expensive 
• May be on the small side 

due to wet land area 
 
 

          B 
• Landlord may require 

PWB to lease/buy the 
entire retail complex due 
to conflicting uses 

• Currently designed as a 
retail complex 
 
 

 

A 
The former Gorham Site is 
currently controlled by City of 
Providence and is the only city 
owned property that appears 
to make sense for PWB 
 
B 
Stop & Shop is under Lease 
until 2022. 
Landlord has a 99 year Land 
Lease on the land with the 
City of Providence. 



 
 

PROVIDENCE WATER 
PROVIDENCE PROPERTY EVALUATION 

PROS AND CONS 
 
 

 

 

Property Pros Cons Comments 
 
 
 
 
 

100 Dike Street, Providence 

• Good Highway Access 
• On the small end of size 

requirement 
• Motivated Seller 

 

• Significant demo work 
needed 

• Has some historic 
protection rehabilitation 
requirements 

Possibility to acquire 1 
contiguous acre. 



 



  EXIHIBIT GG‐2 
  CENTRAL OPERATIONS FACILITY CRITERIA 

s:\central operations facility\puc\exhibits\exhibit_gg‐2_125 dupont drive_general notes.docx 

 

 

General Facility Requirements: 

 Facility must be within close proximity 

to center of our distribution system 

 

 Minimum Parcel Acreage for one 

combined facility 10 ‐12 acres 

 Separate Admin or Operations Facility 

site 5‐8 acres/ each 

 

 Minimum parking (employee, visitor, & 

company vehicles) on combined site:  

400 parking spaces 

 

 Minimum Building SF for one COF 

Facility 80,000 – 100,000 SF 

Desirable SF for one COF 100,000 – 

140,000 SF 

Separate Operations or Admin Facilities 

40,000 – 60,000 SF/ each 

 

 Minimum Garage/ Automotive SF: 

44,000 SF 

 Desired Garage/ Automotive SF: 

52,000 SF 

 

 
Facility Preferences: 

 

 The combination of Administrative and 

Operations at a single facility increases 

efficiency 

 Natural boundaries to provide a 

security buffer 

 Expected 100 year facility ‐ Functional 

flexibility that has additional space for 

both existing operations and future 

growth  

   



 



PROPERTY LOCATION ACREAGE

PROVIDENCE

1 125 Dupont Drive 16.5

2 GE Building - 586 Atwood Avenue 7

3 COX Communication - 50 Houghton Street 25

4 Paragon Mill - 39 Manton Avenue 4

5 Colonial Knife - Dike Street 6‐11

6 Imperial Knife - 60 King Street 8.65

7 Providence Journal Buildings -  288/286 Kinsley  Avenue* 3.14

8 4 Sims Avenue, 351 Harris Avenue, & 430 Kinsley Avenue* 11.29

9 475-486 Valley Street, 411 Valley Street & 4 Sims Avenue* 1.34

10 498 Kinsley Avenue (Behind Court House) 3.2

11 100 Dike Street 2.73

12 American Locomotive, ALCO Bldg #59 555 Valley Street ‐

13 Rising Sun Mills - 144 Valley Street ‐

14 Gorham Site/ Stop & Shop -Adelaide Avenue 9

15 Conley's Wharf 6‐7

16 300 Niantic Avenue 5

17 100 Niantic Avenue 2.7

18 Herb Chambers - 101 Cadillac Drive 2.87

CRANSTON
19 Aqueduct Reservoir - 430 Scituate Avenue 32

20 Rojacks Shopping Plaza - Independence Way ‐

21 Super Value Distribution Site - Plainfield Pike ‐

22 Katharine Gibbs - 80 Garfield Street 7+

23 Trolley Barn Property - 777 Cranston Street 6.55

JOHNSTON
24 Shaw's Market - 1485 Hartford Avenue 7+

25 BJ's Wholesale - 1300 Hartford Avenue 11.5

26 Neutaconkanut Reservoir - Ashby Street 32

27 Vacant Land @ intersection of Rt. 295 and Hartford Avenue ‐

28 Lakeside Commerce Center ‐

29 FM Global Building - 1301 Atwood Avenue 150

*Smaller parcels would be combined with other parcels

T&D

‐

Admin & T&D

Admin & T&D

Admin

T&D

Admin

Admin & T&D

Admin & T&D

Admin

Admin

Admin & T&D

T&D

Admin

Admin

Admin

Admin 

EXHIBIT GG‐3

T&D

SITE ACCOMODATES 

ADMIN   /  T&D

Admin & T&D

T&D

Admin & T&D

Admin

T&D

Admin or T&D

Admin & T&D

Admin & T&D

Admin & T&D

Admin

S:\Central Operations Facility\PUC\Exhibits\EXHIBIT_3_PUC_Property List.xlsx Page 1
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EXHIBIT GG‐5 
 
 

COF SPRECIFICATION SHEET 
 
 

YEAR BUILT   1968 
 

CONVERTED TO OPERATIONS CENTER   1983 
 
BUILDING AREA         Ground Floor  146,177 square feet 

  Second Floor   31,323 Square Feet 
      Total         177,500 square feet 

 
GROUND COVER RATIO                  20.30% 
 
LAND‐TO‐BUILDING AREA RATIO         4.06:1 
 
PROPERTY ASSESMENT     $8,825,600 
 
PROPERTY TAXES        $324,340.80 
 
SITE SIZE     Approximately 16.53 acres, or 719,933 square feet 
 
STREET FRONTAGE   469.46 feet along Dupont Drive 
 
ENVIRONMENTAL PROBLEMS OBSERVED OR KNOWN     2005 Phase I & II Report are available 
 
ACCESS Average 
 
DRAINAGE Appears Adequately Maintained/Catch Basins 
 
ADEQUACY OF UTILITIES Good 
 
TRAFFIC PATTERN Average 
 
STREET Asphalt Paved/City Maintained 
 
CURBS AND GUTTERS Yes/Public 
 
LIGHTING Yes/Public 
 
ELECTRIC Yes/Public 
 
NATURAL GAS Yes/Public 
 
WATER Yes/Public 



 
SEWER Yes/Public 
 
STORM/DRAIN Yes/Public 
 
SIDEWALKS Yes/Public 
 
TOPOGRAPHY Level 
 
UNDERGROUND UTILITIES Water/Sewer/Natural Gas 
 
SOIL/SUBSOIL CONDITIONS Urban Complex ‐ Suitable for Community Development 
 
TOTAL PARKING SPACES  704  (691 Standard and 13 Handicap) 
 
UNDERGROUND FUEL STORAGE TANKS  One double‐lined 10,000 gal, One 5,000 gal and One  
            2,500 gal 
 
 
Mechanicals 
SPRINKLER   Full ‐ Wet Sprinkler 
 
EMERGENCY LIGHTING SYSTEM Yes 
 
ELEVATORS   Two electric passenger 
 
HEATING                             Natural gas/WhirlPower boiler (circa 1968);  Natural gas and    
          oil/Tyclo‐Therm (circa 1968) 
AIR CONDITIONING                    50 roof‐top units ‐ 7 to 12 tons; 6 at 60 tons.  Predominant Ages 

‐ 5 years 
ELECTRICAL                          23 FV Split Substations; #1 at 2,075 KVA 

and #2 at 664 KVA 
GENERATORS                        Caterpillar 500 KW (2008); Onan‐Detroit 1000 KW (1986);  
          Onan‐Cummings 500 KW(1986) 
HOT WATER                           Natural gas ‐ Two at 90 Gallons (2004/ 2005); One at 80 

Gallons (2009) 
PLUMBING                            PVC and Copper 
 
 
 

Exterior 

IMPROVEMENT DESCRIPTION 
 
PROPERTY TYPE                       Back Office/Clerical Operations 
CONSTRUCTION TYPE              Predominantly Metal/Concrete Block 
NUMBER OF BUILDINGS          One 
NUMBER OF STORIES               One to Two 
BUILDING HEIGHT                     24.7 Feet 



FOUNDATION                            Concrete Slab ‐ No Basement 
EXTERIOR WALLS                      Metal 
ROOF COVERING                       Flat ‐ Carlisle Rubber Membrane (New) 
WINDOWS                                 Very Limited/Fixed‐Casement Type 
DOORS                               Safety Glass/Aluminum Framed Main Doors; Metal Passage Doors 
 
 

Finishes                            Predominantly Office Areas 
WALLS                               Painted Drywall 
CEILINGS                            Dropped Acoustical Tile 
LIGHTING                            Recessed Fluorescent/Parabolic 
FLOORING                            Commercial Grade Carpeting 
INSULATION                          Unknown 
LAVATORIES                         Four Sets of Men’s and Ladies’ Lavatories; An additional set having 

showers  
 
Shipping/Receiving                  Three truck‐height level docks; Two truck drive‐in bays; Three bay 

ground‐level garage 
 



 





 



Providence Water Supply
Providence, Rhode Island

March 20, 2015

01000 General Conditions

02050 Demolition

02100 Sitework

02900 Landscape

03100 Concrete

04200 Masonry

05100 Steel Structure

05500 Misc Metals

06100 Temp Requirements

06200 Millwork

07400 Metal Panel

07500 Roof

07900 Joint Sealants

08100 Doors / Frames / Hardware

08300 OH Coiling Door

08410 Glass & Aluminum

09250 Drywall

09300 Tile

09510 Ceiling Systems

09680 Carpet / Resilient

09900 Paint

10440 Signage

10505 Lockers

10605 Wire Mesh Partitions

11160 Loading Dock Equip

12500 Window Treatments

15300 Fire Protection

15400 Plumbing

15500 HVAC

16000 Electrical

$8,901,677

Allowance     Fuel Disp AST Storage Tanks $300,000

Allowance     Covered Storage $420,803

Allowance   Granular Storage $346,419

Allowance     Fixtures & Equipment / Security $1,000,000

Allowance     Data / Network / Phone $500,000

Allowance     Haz Mat Abate Allowance $100,000

Allowance     Escalation Factor Excluded $0

$11,568,899

8.00% Architectural Fee $925,512

$12,494,411
$8.5/$1000 General Liability $106,203

1.20% Subguard Insurance $149,933

$12,750,547
LS Prov Building Permit $2,200 + $19/k $2,200
$19/$1000 Prov Building Permit $2,200 + $19/k $242,260
LS Prov FireDept Permit $3,033 + $4/k $3,033
$4/$1000 Prov FireDept Permit $3,033 + $4/k $51,002

$13,049,042

10% Contingency- Estimate / Design $1,304,904

10% Contingency- Construction $1,304,904

$15,658,850

3.25% CM Fee $508,913

$16,167,763

Payment & Performance Bond $105,090

$16,272,853

Order of Magnitude Budget, based on Program Area Layout, Pre-Design.

$400,000

$867,750

$156,013

$248,000

$16,625

$669,600

$50,000

$142,200

$162,802

$37,000

$167,500

$617,350

$251,650

$100,000

$83,600

$179,200

$245,627

$170,400

$291,250

$458,030

$50,000

$23,500

$12,500

$373,183

$40,000

$18,500

$1,471,350

Subtotal:

$365,910

$556,825

$675,314

TOTAL

GaryM
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