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Introduction 

In The Fall of 2023, GKO Architects was engaged to prepare a Feasibility Study and Needs 

Assessment for a Public Works Facility. For the past eight months, GKO Architects has 

collaborated with Township representatives to consider alternatives to meet the long-term 

needs and goals of Lower Gwynedd Township and the Department of Public Works. This Study 

builds upon the Township’s 2022 Strategic Plan to develop a complete program for a new Public 

Works Facility that is ready to proceed to design (including preliminary layouts). 

 

Currently, the Department of Public Works (DPW) operations are dispersed at six locations.  The 

main DPW facility is located at the Township Municipal Building.  This location includes staff 

offices, staff lunchroom, locker facilities, indoor vehicle storage garage with a repair / 

maintenance bay, and other support and storage areas. The second DPW location is located at 

917 Bethlehem Pike behind Gerhard’s Appliance Warehouse.  This location includes a small 

garage building for indoor vehicles and equipment storage.  Outdoor facilities include a Salt 

Shed, Storage Shed, open-air Material Bins, a Covered Trailer Storage Shed, and a Fueling 

Station.  Vehicular access is provided by a driveway easement connected to Bethlehem Pike 

which passes along the side of a Retail Center.  There is also a narrow driveway connected to 

Penllyn Pike. The third DPW property is the Penllyn Woods Park location where park and trail 

maintenance related indoor and outdoor storage is located.  The fourth location is known as 

the Pump Station Site where snowplow blades, sewer pipe and fittings, etc. are stored.  The 

fifth location is known as the McCormick Garage site where two tractors and miscellaneous 

other equipment are stored.  The sixth location is known as the historic Ingersoll House and 

Barn property, which is being prepared for sale in summer 2024.  The Barn is currently used for 

miscellaneous indoor equipment storage and material storage and will not be available for DPW 

use after the sale. 

 

The goals for the Study included designing a Public Works Facility to accommodate indoor 

vehicle storage, vehicle maintenance bays, wash bay(s), indoor general storage, outdoor 

storage, salt shed, parking and vehicular circulation, energy efficient building design, staff 

offices, breakroom / kitchen, restrooms, locker rooms, bunk rooms, other support spaces, 

consider future needs, and technology infrastructure needed. An important goal that would 

improve efficiency would be to accommodate Public Works operations at a single “primary” 

location, if possible. 

 

The scope of work identified in the Township’s RFP for the Study included: 
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1) Build upon the 2022 Strategic Plan to develop a complete program for a new Public 

Works Facility that is ready to proceed to design (including preliminary layouts)  

2) Meet with the current public works team and other stakeholders to gain insight into the 

facility needs, future expansion, and ideas for locations/operations.  

3) Identify the appropriate property size to accommodate a New Public Works Facility. 

4) Analyze the existing properties currently operated by Public Works to determine if any 

can be developed, consolidated, or sold, assist in the final site selection process. 

5) Prepare an initial budget estimate for design and construction and present a summary 

of the Feasibility Study findings to the Board of Supervisors. 

 

To provide a thorough analysis of potential options for the Township’s consideration, the DPW 

Feasibility and Needs Assessment Study has considered seven different scenarios.  Potential 

Costs and Pros and Cons for each were identified (see tab #3 for more detail).  The scenarios 

considered included the following: 

 

 Scenario #1) - Construct a new Public Works Facility at Moore Drive (or another site 

with similar characteristics).  This scenario would provide space at the existing Township 

Municipal Building for expansion of the other departments.  Several Sites were 

considered by the Township and the Planning Team with Moore Drive being the best 

alternative of available properties for a new DPW facility. With this scenario, the 917 

Bethlehem Pike property could be sold. 

Scenario #2) - Develop the existing 917 Bethlehem Pike site within the property’s 

current metes and bounds configuration to allow expansion of the DPW.  This scenario 

would require a renovation of the existing DPW area at the existing Township Municipal 

Building.   

 Scenario #3) - Develop the existing 917 Bethlehem Pike site within the property’s 

current metes and bounds configuration, provide a minimal renovation of the existing 

DPW area at the Township Building, and construct an addition or new facility on a new 

site (at some point in the future).  This new facility would accommodate growth for one 

or more Township Departments.  

             Scenario #4) - Develop the 917 Bethlehem Pike site (like Scenario 2), renovating the 

existing DPW area at the Township Building, and developing the existing Township 

Municipal property with a new facility to allow for future Township departmental 

expansion. This scenario was deemed not viable due to existing site constraints. 

Scenario #5) – Develop the Township Municipal Building Site to partially expand DPW 

and also develop the 917 site to expand PW operations.  To make room for PW 

expansion, this scenario would require Township Departmental expansion elsewhere.  
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 Scenario #6) – Construct a DPW addition at the existing Township Building, develop 917 

Bethlehem Pike and construct new facilities for Township department expansion on 

another site (at some point in the future).  

Scenario #7) – Develop and expand the existing 917 Bethlehem Site by acquiring 

additional adjacent property, demolishing the existing buildings, and constructing a new 

facility that would accommodate most of the DPW needs, renovate portions of the 

existing Township Municipal Building, and construct a small connecting link addition.  It 

should be noted that the idea for this scenario came from one of the two collaborative 

meetings with DPW staff.  

 

Executive Summary 

In reviewing the seven initial scenarios identified, three were selected for further consideration 

(Scenarios 1, 2, and 7).  For the purposes of this report, these scenarios have been redesignated 

Site Scenario “A” at 917 Bethlehem Pike (Initial scenario 2), Site Scenario “B” at 917 Bethlehem 

Pike with expanded property boundaries (Initial Scenario #7), and Site Scenario “C” at Moore 

Drive with PW Building Concept 2C (Initial Scenario 1).  

 

After the pros and cons of each approach were discussed, the Township agreed that Site 

Scenario “C” at Moore Drive with PW Building Concept 2C was the most cost-effective and 

operationally advantageous site and design to pursue for a new Public Works facility because it 

appeared to satisfy the Township’s long-term needs for the Public Works Department, while 

also allowing the PWD to continue operations in the current facilities during construction. 

Another advantage of Site Scenario “C” is that the 917 Bethlehem Pike property can be sold.  

 

The Township requested several additional revisions be considered for Site Scenario “C” at 

Moore Drive with PW Building Concept 2C:   

 

1) Consider moving the Public Works facility away from the existing residential properties 

which are located on the north side of the proposed rear property line.  This would be 

accomplished by rotating the facility’s orientation parallel to Moore Drive.  While this 

approach will require purchasing a larger land parcel, the Township felt this modification 

would help alleviate and address potential concerns of the neighboring property owners 

and accommodate future expansion needs of the facility.   

2) Consider adding back several of the proposed cuts made in the development between 

Building Concept 2B and Building Concept 2C. These cuts included the Emergency 

Management Meeting room and additional space in the Locker Room / Lunchroom / 

Bunk Room areas), as the small savings on the overall cost did not appear to justify the 

loss in functionality.   
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In consideration of the feedback, two additional Site Plan options with expanded 

acreage were created for the Moore Drive Site.  These modified Site Plans, which 

include 16 Acre parcels, were designed to accommodate several versions of the facility 

layouts including Building Concepts 2C, 2B, and a new layout option based on the BOS 

feedback, Concept 2D. Concept 2D proposes two primary buildings, one which would be 

“People-Focused” and the other which would be “Operations-Focused.”  
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 Scenario #6) – Construct a DPW addition at the existing Township Building, develop 917 

Bethlehem Pike and construct new facilities for Township department expansion on 

another site (at some point in the future).  

Scenario #7) – Develop and expand the existing 917 Bethlehem Site by acquiring 

additional adjacent property, demolishing the existing buildings, and constructing a new 

facility that would accommodate most of the DPW needs, renovate portions of the 

existing Township Municipal Building, and construct a small connecting link addition.  It 

should be noted that the idea for this scenario came from one of the two collaborative 

meetings with DPW staff.  

 

Executive Summary 

In reviewing the seven initial scenarios identified, three were selected for further consideration 

(Scenarios 1, 2, and 7).  For the purposes of this report, these scenarios have been redesignated 

Site Scenario “A” at 917 Bethlehem Pike (Initial scenario 2), Site Scenario “B” at 917 Bethlehem 

Pike with expanded property boundaries (Initial Scenario #7), and Site Scenario “C” at Moore 

Drive with PW Building Concept 2C (Initial Scenario 1).  

 

After the pros and cons of each approach were discussed, the Township agreed that Site 

Scenario “C” at Moore Drive with PW Building Concept 2C was the most cost-effective and 

operationally advantageous site and design to pursue for a new Public Works facility because it 

appeared to satisfy the Township’s long-term needs for the Public Works Department, while 

also allowing the PWD to continue operations in the current facilities during construction. 

Another advantage of Site Scenario “C” is that the 917 Bethlehem Pike property can be sold.  

 

The Township requested several additional revisions be considered for Site Scenario “C” at 

Moore Drive with PW Building Concept 2C:   

 

1) Consider moving the Public Works facility away from the existing residential properties 

which are located on the north side of the proposed rear property line.  This would be 

accomplished by rotating the facility’s orientation parallel to Moore Drive.  While this 

approach will require purchasing a larger land parcel, the Township felt this modification 

would help alleviate and address potential concerns of the neighboring property owners 

and accommodate future expansion needs of the facility.   

2) Consider adding back several of the proposed cuts made in the development between 

Building Concept 2B and Building Concept 2C. These cuts included the Emergency 

Management Meeting room and additional space in the Locker Room / Lunchroom / 

Bunk Room areas), as the small savings on the overall cost did not appear to justify the 

loss in functionality.   
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Lower Gwynedd Township 
New Public Works Facility – Option “2C 
Square Footage Summary        
3/6/2024 

 
     (Gilmore) (GKO current) 
Category   Projected SF   Option “2C”  SF Note 

Indoor Vehicle Storage  33,298 SF 23,000 SF   
            
 
Indoor General Storage  13,920 SF 9000SF  + fut.     
with covered areas removed 8,594 SF      

  
 

 
 

Building Space   4859 SF 5000 SF   

Building Indoor Totals  52,076 SF 37,000 SF   

       9,472 SF  W/ future options = 46,472 SF  

Additional Outdoor Cover 3,100 SF 5,340 SF  Salt Shed / Fuel Depot /  
         3 Covered Material Bins 

Total Building  / Covered SF 55,176 SF 51,812 SF 

Drive-thru bays
(no  interior  drive  needed)

Future:  2964  snowplows  +  
3360 trailers  +  Option for 2500
SF loft Stor.  +  648 Brine Tanks  
=18,472 SF  if all items placed 
indoors per original program.

Bunk rooms / kitchen / Offices
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30 x 30 general storage 
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Scenario #1 
Construct a new Public Works Facility (on the Moore Drive Site or other 
suitable property)  

a. New Public Works (per Option 2C)    $26.4 Mil 
b. Contingency and Soft Cost  

(included the above costs)    $0 
_____________________________________________________ 

  Total Project Cost      $26,406,282 
   
  Pros and Cons 

• Public Works program fully accommodated.  
• Future Departmental expansion accommodated at 

the Township Municipal Building (Future phase) 
• The 917 Bethlehem Pike property can be sold.  
• May be a good option to balance project cost with 

long-term Township goals. 
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Scenario #2  
(Development at the 917 Bethlehem Pike Site is similar in Options #3, 4, 5, 6) 
 
Develop 917 property to expand Public Works while retaining the current PW 
space at the Township Building 

a. New Public Works Garage  
(10 bays plus small staff support area)  $4,500,000 

b. New Salt Shed      $750,000 
c. New Vehicle Wash Garage    $800,000 
d. New Fuel Depot      $250,000 
e. Sitework       $2,000,000  
f. Minimal renovation at existing  

Public Works area of the Twp. Bldg.    $410,000  
g. Allowance for Contingency  

and Soft Costs (30% of above)   $2,610,000  
_____________________________________________________ 

  Total Project Cost      $11,310,000  
     
  Pros and Cons 

• Public Works program and equipment list mostly 
accommodated (future equipment not included) 

• Public Works remains split at several site locations.  
• Future Departmental expansion is not 

accommodated at the Township Municipal Bldg. 
• Least initial cost but does not address all long-term 

facility goals. 
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Scenario #3  
Develop 917 property to expand Public Works and retain the current PW 
space at the Township Building and Build a new Facility to accommodate 
future departmental growth at Moore Drive (or other suitable location). 

a. New Public Works Garage (10 bays  
and a small staff support area)   $4,500,000 

b. New Salt Shed      $750,000 
c. New Vehicle Wash Garage    $800,000 
d. New Fuel Depot      $250,000  
e. Sitework       $2,000,000  
f. Minimal renovation at existing  

Public Works area of the Twp. Bldg.    $400,000 
g. Renovate the Lower Level of the  

Existing  Township Municipal Bldg. 
for PW support Space + 1200 SF Add.   $2,885,000 

h. Construct a new building for departmental 
growth  
(18,500 SF allowance)     $18,000,000  
(including land acquisition) 

i. Allowance for Contingency  
and Soft Costs (30% of above)   $8,875,500 
_____________________________________________________ 

  Total Project Cost      $38,460,000  
     
  Pros and Cons 

• Public Works program and equipment list mostly 
accommodated (future equipment not included). 

• Public Works remains split at several site locations.  
• Future departmental expansion is provided. 
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Scenario #5  
Develop Township Site to accommodate a partial expansion of PW, PW would 
also expand at 917 Bethlehem Pike Public Works site (Public Works 
operations would remain split on several sites), Build a new or expanded 
facility at some point in the future to accommodate future departmental 
expansion.  

a. Construct a new facility for 
Future departmental expansion. (18,500 SF  
allowance, including land acquisition)  $18,000,000   

b. Construct a 6400 SF Addition for PW  
expansion at Twp. Bldg.                           $2,560,000 

c. Site Work at exist. Township Property      $1,500,000 
d. Renovate exist. Lower Level for  

PW support space       $2,500,000 
e. Develop 917 Site:  

i. Construct a New Garage  
(smaller than Scenario #2)     $3,000,000 

ii. Construct a vehicle wash Garage      $800,000 
iii. Construct a new Salt Shed       $750,000 
iv. Site work at 917  

(Less than Scenario #2)     $1,750,000 
v. Construct a Fuel Depot        $250,000 

f. Continency and Soft Costs (30%)    $9,484,500   
_____________________________________________________________ 

  Total Project Cost      $40,940,000  
     
  Pros and Cons 

• Full Public Works program and equipment list can be 
accommodated (to be confirmed by actual layouts) 

• Public Works remains split on several sites.  
• New Facility provides space for future departmental 

expansion. 
• Second most expensive approach. 
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Scenario #6  
Build a New Facility for departmental expansion at Moore Drive (or other 
suitable location), develop the Township Site to accommodate a partial 
expansion of PW, PW would also expand at 917 Bethlehem Pike Public Works 
site (Public Works operations would remain split on several sites).  The 
existing Lower-Level space would be renovated as additional Public Works 
space. 

a. Construct a new Facility for future departmental  
growth (33,500 SF incl. land)                          $30,000,000                
Additional land cost allowance                    $500,000 

b. Construct a 6400 SF Addition for PW expansion  
at the Twp.  Bldg.  (or a sim. size exp. at 917)              $2,500,000 

c. Site Work at Township Site                 $1,500,000 
(allowance) 

d. Renovate exist. Lower-Level area  
for PW Garage and support space  
(8552 SF existing area)                  $3,000,000 

e. Develop 917 Site:  
i. Construct a Garage  

(smaller than Scenario #5)                $2,000,000 
ii. Construct a vehicle wash Garage                   $800,000 

iii. Construct a new Salt Shed                   $750,000 
iv. Site work at 917  

(Less than site work in Scenario #2)               $1,750,000          
v. Construct a Fuel Depot                    $250,000 

___________________________________________________________________ 
Subtotal (all above cost item lines)             $43,050,000 
        

f. Continency and Soft Costs (30%)                         $12,915,000 
  
_____________________________________________________________ 

  Total Project Cost                $55,965,000   
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Pros and Cons 

• Full Public Works program and equipment list can be 
accommodated (to be confirmed by actual layouts) 

• Public Works remains split at several site locations.  
• New facility provides for future departmental 

expansion. 
• Full expansion / update for Public Works, and 

departmental expansion is provided.  
• Most expensive approach. 
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Scenario #7  
Construct a new Public Works facility at 917 Bethlehem Pike site which would 
be expanded by purchasing additional land.  This scenario would 
accommodate most, but not all, PW vehicles and equipment (Note: Public 
Works would maintain operations on several sites with 917 Bethlehem being 
the primary site).  Portions of the existing Public Works area at the Township 
Building would be renovated and a small “connection” addition would allow 
for departmental expansion. 
 

a. Purchase approximately 2 + acres of  
additional land directly adjacent to the   
917 Bethlehem Pike Site (allow 325k / acre)       $ 650,000 

b. Demo the existing buildings at  
917 Bethlehem Pike (Allowance)           $250,000 

c. Develop 917 Site:  
i. Construct a two Garage  

Buildings of approx. 34,200 SF 
at $365/SF =     $12,500,000 

ii. Construct a Trailer Shed of  
Approx. 4000 SF @ $188 / SF          $750,000 

iii. Construct a new Salt Shed          $750,000 
iv. Site work at 917         $3,750,000 
v. Construct a Fuel Depot           $250,000 

d. Site Work at Township Site (allowance)          $500,000  
e. Construct a small 1,000 SF “connection” 

addition for departmental expansion at the  
Twp.  Bldg.  (365/sf)             $365,000 

f. Renovate a portion of exist. PW Garage  
and PW support space  
(2500 SF existing area @ 150/sf)           $375,000 

___________________________________________________________________ 
Subtotal (all above cost item lines)     $20,140,000 
       

g. Continency and Soft Costs (30%)                    $6,042,000  
                          _____________________________________________________________  
                         Total Project Cost         $26,182,000   
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Pros and Cons 

• Full Public Works program and equipment list can be 
accommodated (though on multiple sites). 

• Public Works remains split at several site locations 
(There could be an option to keep all PW vehicles on 
the 917 Site and relocate some Parks and Rec 
equipment to other sites). 

• Some departmental expansion is provided. 
• One of the least expensive approaches while offering 

a degree of departmental expansion. 
• Zoning Ordinance challenges should be carefully 

considered. Challenges include: 
o Expanded property will be in several 

zoning districts. 
o Building setbacks. 
o Building + impervious surface coverage 

requirements.  
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G O D S H A L L     K A N E     O ’ R O U R K E     A R C H I T E C T S ,     L L C 
 

KE VIN R . GODSHA LL, AIA  •  DA MON ROYA L K A NE (1958 - 2013)   •  P. MICHA EL O’ROURKE, AIA 

Lower Gwynedd Township 
New Public Works Facility (Feasibility Study Cost Estimate) 
Concept 2C – Larger Total 40K SF and Expanded 16-acre Property  
Revised 05/02/2024 
___________________________________________________ 
 
Buildings 
 40,000 SF x $365 / SF(Public Works – larger SF option (Sim. to 2B)  $14,600,000 
 3,360 SF covered shed x $188 / SF     $     631,680 
 Covered Fuel Depot and Tank  (900 SF roof)    In Sitework # 
 _________________________________________________ 
Subtotal      $15,231,680 
 
Sitework         $  4,500,000 
 _________________________________________________ 
Subtotal      $19,731,680 
 
Contingencies 
 _________________________________________________ 
6% Bidding Contingency =       $  1,183,901 
4% Inflation Contingency =       $     789,267 
 _________________________________________________ 

Total Construction Cost      $21,704,848 
 
Soft Costs 
 _________________________________________________   
20% Soft Costs =        $  4,340,967 
 _________________________________________________  
Subtotal         $ 26,045,815 
 
Allowance for Land Acquisition (16 Acres) 
          $   5,000,000  
 ______________________________________________________________________ 

Total Project Costs (including Land purchase)           $31,045,815 
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ADD Alternate Prices   

 

A) Solar Panels (Level One) on Free-standing Garage   Add $ 150,000  

B) Solar Panels (Level Two) on Main Building   Add $ 150,000 

C) Solar Panels (Level Three) on Main Bldg. Garage   Add $ 150,000 

D) Add roof over trailer storage     Add $ 300,000 

___________________________________________________________________________ 

Total all buildings      Add  $750,000 
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Conclusion 

After collaborating with Lower Gwynedd Township to identify seven possible scenarios for the 

Department of Public Works, our recommendation for the best option is to purchase property 

and construct a new facility at Moore Drive (or a site with similar characteristics to Moore 

Drive).  If property at the Moore Drive site is procured, we concur that the facility should be 

oriented along Moore Drive so that it can be located as far away as possible from the 

residential properties to the north.  This will require procurement of a larger property than 

identified in the 2022 Strategic Plan. We have estimated the property should be approximately 

16 (sixteen) acres. A property of this size should provide an average dimensional setback of 

approximately 400’-0” from the back of the facility to the rear property line where the 

residential properties are located. We further recommend that Master Site Plan Scenario “C” 

with one of the Concept “Two” Building layout variants (2b, 2c, or 2d) be utilized as the design 

basis for the new DPW facility. The Moore Drive property, which is located behind the Giant 

Foods Grocery Store, is an ideal location for the new Public Works facility in our view.   
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APPENDIX

     The following drawings are included:

•  Initial Sketch for a Public Works Facility
     - Concept #1
            - Site Plan
            - Building Layout 
• Concept 2B Site Plan on a 10 Acre Parcel
• Concept 2C Site Plan on a 9.5 Acre Parcel
• Feasibility Study Timeline 
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