
Manzanita City Hall 
Phase 2 and Financing Decision 



“Now this is not the end. It is not even the beginning of the end. But it 
is, perhaps, the end of the beginning.”

Winston Churchill 
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1995 City Hall Fund Established

Distance to Goal

2023

2-3 years

If you have the land, and the resources a typical development 
project of this size takes about 2-3 years - start to finish. 
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1995 City Hall Fund Established

30 years
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City Hall Complete
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1995 City Hall Fund Established

Distance to Goal

Time 
&
Cost

Only source of dedicated funding to the CH fund was .52% interest from LGIP account



1995 

Adjacent Property
Old CH

Addition to Building
(Old CH and PS)

Looked at acquiring either 
through purchase or eminent 
domain the property north of 
543 Laneda

Initial studies of adding a 
second story and expanding 
543 Laneda. Unreinforced 
masonry and limitations on 
the size of the property.

2017 

Underhill Plaza Purchased



2017

1995 City Hall Fund Established

Distance to Goal 

Underhill Purchased (10 year note $1.5M) Resolution 17-11

Time 
&
Cost
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1997 City Hall Fund Established
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2000

Public Facilities Advisory Committee Established
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Public Facilities Advisory Committee 

• PURPOSE
Evaluate possible uses of the Underhill Plaza property, the current City Hall site and the old fire 
station site and recommend to City Council which uses should be accommodated and where the 
recommended uses should be located; and evaluate and make recommendations on possible 
funding sources to implement.

• ASSUMPTIONS
1. City administrative offices, police services, and emergency preparedness facilities will be located 

on the Underhill Plaza property as it is out of the tsunami inundation zone.

2. It is expected that a phased approach to implement any recommendations will be needed, and it 
is not expected that all desired uses will be implemented at once.
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1997 City Hall Fund Established
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2019 PFAC Report (February)
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PFAC Final Report - February 2019

• Final report included 10 options for the Underhill Site 
“Although our committee was convened to study options for all of the
city properties, it is understandable that the majority of our time was 
concentrated on Underhill Plaza, and the need for City Administration 
to operate in a safe, secure environment, in a center which is
reflective of Manzanita’s values and uniqueness.” 



PFAC Design Options 
1.  New City Hall and police department, based on a 35% increase in floor space from existing city hall (5,000 sq ft)
2.  As (1), based on desirable space for existing functions (6,785 sq ft)
3.  As (1), based on 20-year requirements (7,435 sq ft)
4.  As (3), plus floor space for emergency hub functions (7,734 sq ft)
5.  As (3),plus renovate and relocate Quonset building for emergency storage and emergency hub functions (9,885 sq ft)
6.  As (4), plus Quonset renovated and relocated for community meeting hall (10,184 sq ft)
7.  As (4) plus new meeting hall (TBD Sq ft)
8.  As (4) plus new meeting hall (TBD Sq ft). Relocate and renovate the Quonset building for storage & emergency hub.
9. Renovate existing school building for city administration and police. Relocate and renovate the Quonset building for storage and
emergency hub. Uses structural engineer's estimate for renovations.
10.    Renovate existing school building and add 1,830 sf floor space. Includes 750 sf community space.

Two Additional options “Do Nothing” and “Low-Cost Modular Construction” were 
discussed at a workshop with the City Council and discarded and are not therefore 
presented here. 

Source: PFAC Report Appendix C Design Options Page 1



Renovate or New Construction  

• WRK Report
• Strickler Engineering 

“ …the Public Facilities Advisory Committee commissioned WRK Engineering to perform a structural 
study to identify the conditions of the old school structure. The study reported that the structure is 
in poor condition. The Council then determined that more information was needed in order to 
make a final determination on what to do with the structure. Staff contracted the services of 
Stricker Engineering to perform a second assessment. John Doyle, from the engineering firm was 
present to deliver his findings. Doyle’s findings included his recommendation to demolish the 
building as it might be more expensive to remodel than to built new; the foundation is *probably 
made with beach sand, the west wall is flaking off, and the top part is damaged; the additional costs 
to consider are the asbestos removal; the mechanical, plumbing and electrical systems would have 
to be replaced; and since the structure was built on 1948 the building could only be slightly 
improved without major renovations and high costs.” 
*source corrected Minutes from March 22, 2019 as approved on May 8, 2019
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2019
March 22, 2019 City Council voted unanimously to proceed with 
new construction and to demolish the schoolhouse 
Source Council Meeting Minutes March 22, 2019 
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Bond Measure 

• Scott Steele Architects hired to do a schematic design based on the 
new construction options (2,4,5 and 6) in the PFAC report. 

• More public outreach including informal “coffees” and development 
of a webpage devoted to the City Hall project.

• Town Hall Meeting in June 2019
• Resolution 19-08 – Authorizing up to 6.5 Million in GO Bonds for the 

Construction of an Emergency Hub and Offices for Police and 
Administrative Personnel and Related Matters 

• GO Bond $0.50/$1000 in November 2019
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2019 Bond $6.5M 11.7ft2

2000

Measure Results 
Yes – 132 (32%)
No – 284  (68%)  
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Manzanita Listens 

• January 2020 – Council committed to a year long process to listen to 
Citizens 

• Established work sessions to discuss and hear from the public 
regarding next steps 

• Conducted a survey 
• Held focus groups 



1997 City Hall Fund Established

Distance to Goal 
(Expanded City Hall/New City Hall)

2020 Evacuation of Laneda City Hall, COVID 19, City Manager Resigns 



Meetings & 
Attendance







A B C
Construction Type Limited choice Wider choices Widest choice

Material Finishes Lower quality/durability Commercial quality/durability High quality/durability

Design Considerations Very limited (e.g., low ceilings, fixed 
floor plan)

Less limited (e.g., increased 
flexibility for floor plans, building 
layout)

Few limits (e.g., totally flexible floor 
plans, flexible ceiling height)

Seismic Preparedness & 
post-disaster replacement*

Least resilient – likely will require 
replacement

Moderate – may require 
replacement

Most resilient –usable post disaster

Sustainability Code minimum Code minimum w/some features Code minimum w/features 

Lifespan Approx. 20 – 25 years Approx. 40+ years Approx. 50+ years

Cost Lowest cost (varies) Approx. 1.5 - 2 x Cost of A Approx. 2-2.5 x Cost of A

*All buildings used for public safety  are required to meet higher seismic requirements, regardless of building concept





Investment

Longevity

Scalability

Resiliency

Sustainability

Consistency

Value

Functionality

Option B 



Resolution 20-21 
August 2020



Resolution 20-21
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New City Manager, Resolution 21-03
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Resolution 21-03
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Owners Rep, Architect, CMGC, Public Outreach, Financing Options 
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Project Milestones by Phase 

PHASE I  
• Building the team 
• Site work 
• Sell Old City Hall
• Schematic Design (SD)
• Overall Financial strategy 

PHASE II
• Design Development (DD)
• Construction Documents (CD)
• Construction Contract (GMP)
• Construction 



Project Milestones by Phase 

PHASE I  
• Building the team 
• Site work 
• Sell Old City Hall
• Schematic Design (SD)
• Overall Financial strategy 

PHASE II
• Design Development (DD)
• Construction Documents (CD)
• Construction Contract (GMP)
• Abatement and Demolition 
• Construction 



Financial Strategy

Schematic Design

Site Work

Sell old City Hall

Build the team

Hire Owners Representative 

Hire CMGC
Hire Project Architect 

Team is set for advancing 
the project through design 
and construction. 

Additional Testing 
Remediation 

Environmental 
remediation is complete, 
and site is development 
ready.

Appraisal 
Public Hearing 
Sell Property 

Property is sold funds are set 
aside into the City Hall Fund. 

Community Engagement 
Evaluate background information 
Additional due diligence 
Preliminary building concepts
Select preferred option 

Identify sources and uses
Develop financial strategy 
and plan 

A building designed with 
input from the community 
that is cost effective, and 
delivers on project goals. 

ACTION  OUTCOME 

Funding is secured. 



Project team 
Legal

Owners Rep

Architect

CMGC

Financial Advisor
City Attorney

Klosh, Inc., Jessie Steiger

Piper Sandler, John Peterson

Bearing Architecture, Christopher Keane, AIA

Cove Built, Jason Stegner



Public Outreach 



Town Hall 1 

• August 29

• Survey

• How do we gain your trust?

• What do we need to know about the Manzanita culture? 

• What should a civic building be like in Manzanita? 

• Other programs or uses youd like to see on the site. 

• Do you have ideas about design / development of site youd like to share?  

• Visual Preference Survey



Town Hall 2 

• October 3, 2022
• Showed the community 

three concept plans
• Schoolhouse
• Q Hut 
• New Construction



Option 1

Remodel the Schoolhouse 



Option 1 – 
Schoolhouse 
remodel 



Option 2 

Quonset Hut Reuse 



Quonset Hut 
Reuse 



Option 3 

New Construction 



Option 3 New 
construction 



Town Hall 3 

• Nov 16,2022
• Combined what we learned from 

outreach, additional due diligence 
and professional opinion of the City's 
selected contractor 

• Budget and Finance 



More Due 
Diligence on 
Feasibility of 
a Remodel – 
Hazardous 
Materials 

• Schoolhouse 

• Flooring is asbestos 

• Roof is asbestos. 

• Mold is all over interior – will need to 
strip all walls & ceilings down to studs 

• Exterior sheathing has mold. 

• Mold on back side of drywall & 
insulation, possible to maybe isolate 
interior walls. 

• Exterior walls major water intrusion will 
be a challenge to remediate, drywall & 
insulation need to go. Mold is prolific 
from water intrusion events. Need to 
strip interior completely to evaluate 
structure. 

• Strip down to studs – clean or 
encapsulate. 

• Quonset Hut 

• Asbestos is on roof in silver 
paint. Scraping off is hard vs 
replacing may be easier. 

• Roof is leaking & there's 
mold. 

• Quonset has mold growth 
on wood, 

• Some rot in the wood. 
garage has big leaks & mold. 

• Maintenance garage has big 
leaks & mold. 



More Due 
Diligence on 
Feasibility of 
a Remodel – 
MTI 
Structural 

• Deteriorated concrete was found 
throughout the footing along with 
cracking that radiated upwards from 
the footing into the CMU wall 
above. 

• Appeared to be differential 
settlement contributing to the 
apparent cracking of the foundation. 

• Concrete crumbled in several areas 
under the force of light tapping with 
a carpenter hammer. 

• Iron oxide dust and corroded 
reinforcement was observed. This 
type of corrosion is usually 
indicative of calcium chloride and 
water intrusion in the concrete. 

• Found bar in places that had been 
oxidized to the extent that 90% of the 
bar was lost. Aggregate bond 
appeared non-existent in places and 
gradation was atypical for any mix 
design commonly produced by today's 
suppliers. 

• Swiss hammer readings were taken on 
the West, and East sides of structure 
on the stem wall. 

• Rebound values were very 
inconsistent and ranged from too low 
to read on the scale to approx. 3000 
psi. 

• A wide range of rebound hammer 
readings were observed within a very 
small area.



Due 
Diligence – 
Geotechnical 

• Liquefaction between 30 to 40 feet BGS. • Lateral 
spreading towards the lake and Ocean. • We will 
need deep foundations for risk category IV 
structures. • Risk category II could potentially be 
supported on shallow spread footings

• Shallow spread footings can be placed on firm native 
subgrade or on top of engineered fill. 

• Continuous wall and isolated spread footings should 
be at least 18 and 24 inches wide, respectively. 

• The bottom of exterior footings should be at least 24 
inches below the lowest adjacent exterior grade. 

• The bottom of interior footings should be 
established at least 18 inches below the base of the 
floor slab. 

• Use a minimum of 12 inches of compacted gravels 
below the spread footings, wall footings and grade 
beams.

• Deep foundations should be supported below 40 feet 
BGS. 

• Continuous flight auger (CFA) piles are an economical 
method of supporting the proposed structures. 

• Recommend the CFA piles be installed at least 10 feet 
into the dense to very dense sands which were 
encountered below a depth of 40 feet in the borings. 

• The minimum depth of the CFA piles is recommended 
to be 50 feet BGS.

• Deep foundations should be supported below 40 feet 
BGS. 

• Continuous flight auger (CFA) piles are an economical 
method of supporting the proposed structures. 

• Recommend the CFA piles be installed at least 10 feet 
into the dense to very dense sands which were 
encountered below a depth of 40 feet in the borings. 

• The minimum depth of the CFA piles is recommended 
to be 50 feet BGS.







survey





Site Analysis

Size 
(acres)

Tsunami 
Evacuation ASCE  Landslide 

Emergency 
Gathering 

Storage 
Potential 

Underhill 
Plaza 2.67 Outside Outside None Yes Yes

Old City Hall 0.22 XXL Outside None No No

Public 
Safety / 
Temp City 
Hall 0.47 XXL Partial

Moderate 
to None No No 



Site Analysis 

Condition Studies 

Foundation Structure 
Hazordous 
Materials Survey Geo Tech

Concrete 
Testing 

Structural 
Evaluation Phase 1 ESA 

Underhill Plaza Poor Poor X X X X X X

Old City Hall Unknown Unknown Partial None None None None None 

Public Safety / Temp City 
Hall Unknown Unknown Partial None None None None None 









Proposed 
Schedule 

• Feb 15, 2023 – Review and Discuss Findings on Q Hut – Council voted 
unanimously to demo the Quonset Hut and the Schoolhouse and proceed 
with Option 1.  

• March 27 – 1st Financial Strategy Discussion – proposed estimates provided to 
City Council 

• April 8– 30% Design and Cost Estimate Presentation 
• April 12th – 2nd Financial Strategy Discussion 
• April 19 – Final Community Meeting 
• May 8th – City Budget including financial projections provided to the budget 

committee 
• May 10th – Work Session Discussion with City's Financial Advisor and Special 

Public Works Fund 

City Hall related items have been on the agenda no less than 18 times not including informal updates 
during the City Manager updates. 
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Manzanita City Hall | Police Station/EOC 
Project Budget 3/27/2023

$3,445,621 
"Hard" 

Construction 
Costs in 

current $

Description of Terms

• "Hard Costs" include the labor, materials, and 
overhead to construct the project. Estimated at 
current market rates.

• Escalation is calculated as a % of hard costs to 
adjust the estimate to the future when the work 
will occur.

• Design contingency allows the project to adjust to 
unknowns or overcome assumptions and is 
absorbed into hard costs over time

• Construction contingency is calculated as a % of 
hard costs and allows the contractor to cover scope 
gaps or pay for overtime when needed

• GMP is the Gross Maximum Price and is the total 
value of the construction contract. 

• Soft Costs include all other project work outside of 
the GMP – design & consulting fees, permit fees, 
utility connection fees, furniture, special 
inspections testing, etc.

• Owner Contingency is a % of all direct project costs 
and allows the City to adjust to unknown site or 
building conditions, scope changes, or any other 
unknown issues during the course of the project

• All Contingencies (orange) decrease over time and 
any unused amount is returned to the City

$153,881 
Escalation

$3,599,502 
"Hard" 

Construction 
Costs in 
future $

$3,599,502 
"Hard" 

Construction 
Costs at start 

of 
construction 

or total 
amount of 

all bids

$161,575
 Constr. Cont.

$3,761,077 
Total 

Amount of 
GMP, Gross 
Maximum 

Price

$0 
Design Cont.

$1,277,609 
"Soft" Costs

$5,038,686 
Subtotal All 

Project Costs

$755,803 
Owner Cont.

$5,794,490
 Total Project 

Budget

=

=

=

=

=
$5,000,000

$5,794,489

$4,000,000

$3,000,000



Resources Required for Phase 2 and 
Abatement and Demolition 

Required Resources for Abatement and Demolition $251,000
Phase 2 Costs for Design and Project Management $424,484
Total Required Resources      $675,484 



Funding Approach 

Debt/Bond Financing       $3,500,000
Property Sales         $600,000
Grants/Bake Sale        $450,000 
Remaining Fund Balance City Hall Fund    $220,000

Total Estimated Resources      $5,530,000

Total Requirements       $5,793,340
Total Paid         $283,283
Remaining Requirements      $5,513,920

General Fund FY 24       $460,000
Building Fund         $200,000
TLT           $100,000

Donations         $0



Funding Approach 

Debt/Bond Financing       $4,000,000
Property Sales         $634,000
Grants          $60,000 
Remaining Fund Balance City Hall Fund    $220,000

Total Estimated Resources      $5,513,920

Total Requirements       $5,794,490
Total Paid         $283,283
Remaining Requirements      $5,513,920

General Fund FY 24       $544,000
Other          $55,920



General 
Obligation 

Bond    

$3.5M-$4M 

$0.47-0.54/$1000 

Term - 15 years 



Full Faith and Credit or Special Public Works Fund - 
$4Million 

• Rates would be about the same for FFC or SPWF 

• Assuming 3.96% for a 30 year note 
• Annual Debt Service Payment $228,000

• Assuming 3.56% for a 20 year note 
• Annual Debt Service Payment $281,000 
• About half the interest of a 30 year but higher annual payment 



Comparing Loan Options 

• Locked in for 10 years 
• Take out full loan amount 

• Refinance at any time 
• Reimbursement – we only 

borrow what we need 
 

• Full Faith and Credit • Special Public Works Fund 



5-year forecast 

• Assumes only 6% increase in TLT for FY 25 onward 

• Includes new revenue of $150,000/year for STR Renewal 
Fees 

• Does not include any new potential funding sources 

• Underhill debt retired mid way through FY 28 

+1 +2 +3 +4 +5

FY24 FY25 FY26 FY27 FY28

Contingency/Policy 
Reserve $          536,000 $          381,000 $          446,000 $          515,000 $          536,000 

Undesignated $       1,494,783 $       1,795,568 $       1,898,633 $       2,023,102 $       2,300,124 



5-year forecast 
• $281K Annual Debt Service

• 20 year term  

+1 +2 +3 +4 +5

FY24 FY25 FY26 FY27 FY28

Contingency/Policy Reserve $          536,000 $          381,000 $          446,000 $       515,000 $       536,000 

Undesignated $       1,494,783 $       1,233,842 $       1,056,044 $      899,650 $       895,899 



5-year forecast 
• $228K Annual Debt Service

• 30 year term  

+1 +2 +3 +4 +5

FY24 FY25 FY26 FY27 FY28

Contingency/Policy Reserve $          536,000 $          381,000 $          446,000 $          515,000 $          536,000 

Undesignated $       1,494,783 $       1,339,460 $       1,214,471 $      1,110,886 $       1,159,944 



1995

Distance to Goal 

2017

New City Manager, Resolution 21-03

PFAC Formed

2020

Underhill

PFAC Report

Bond

COVID, Evacuation, Resolution 20-21, City Manager Resigns 

2021

Manzanita Listens

2019

Owners Rep, Architect, CMGC, Public Outreach 2022

Public Outreach, Financing Options 2023
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&
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June 7th 
Decision on 
Phase 2 
Decision on 
Funding 
Approach 



1995 City Hall Fund Established

28 years

Distance to Goal 

2025
City Hall Complete

Time 
&
Cost



Phase 2

Yes

No

Bond

FFC
 

Referral
To Voters

Debt 
Issuance

Yes

No

Debt 
Issuance

Demo and 
Abate 

Alternative 
Solution

Construction

Construction

Manzanita City Hall Funding Decision Tree 

Design CD’s

Alternative 
Solution

Demo 
and 

Abate

SPWF
 

Debt 
Issuance

(reimbursement)
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