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Meeting Overview
• Project History 

• Project Challenges and Cost Impacts 

• Next Steps | Construction Timeline 

• Design Update 
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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 





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
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Resolution 21-03



Legal

Owners Rep

Architect

CMGC

Business Oregon

1995

Distance to Goal 
 

2017

Establish the Team / Public Outreach

2020

2021

2019

2022

Miller Nash

Klosh, Inc.,
Jessie Steiger

Bearing Architecture, 
Christopher Keane, AIA

Cove Built,
Jason Stegner



Project Milestones by Phase 

PHASE I
Building the team 
Site work 
Sell Old City Hall
Outreach
Schematic Design (SD) 
Overall Financial Strategy 

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





• August 29, 2022
• 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 you'd 
like to see on the site. 

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

• Visual Preference Survey



• October 3, 2022
• Showed the community three 

concept plans
• Schoolhouse
• Q Hut 
• New Construction



3 Options

Schoolhouse Remodel Quonset Hut Reuse                      New Construction 



3 Options

Schoolhouse Remodel              Quonset Hut Reuse                      New Construction 



Town Hall 3 

• Nov 16,2022
• What we learned from our outreach

• What we learned from additional due diligence
• Hazardous Materials 
• Structural 
• Geo Technical 



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 







Project Development  Schedule 

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

15 Feb. 2023

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

27 Mar. 2023

30% Design and Cost Estimate 
Presentation

8 Apr. 2023

2nd Financial Strategy Discussion

12 Apr. 2023

Final Community Meeting

19 Apr. 2023



ci.manzanita.or.us/city-hall-project
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Funding Strategy 

City Budget including financial 
projections provided to the budget 
committee

8 May 2023

Work Session Discussion with City's 
Financial Advisor and Special Public 
Works Fund

10 May 2023

Resolution 23-07 Phase 2, and 
Resolution 23-08 directing the city 
manager to submit a SPWF loan 
request to the state of Oregon

7 June 2023

Resolution 23-23 authorizing SPWF 
loan contract with the state of 
Oregon

6 Dec. 2023

+ 4 other specific work session or 
agenda items in 2023 

2023



Project Milestones by Phase 

PHASE I
Building the team 
Site work 
Sell Old City Hall
Outreach
Schematic Design (SD) 
Overall Financial Strategy 

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



Process – SD to DD  

o Resumed design after Phase 2 was authorized 
o Geotechnical investigation and foundation design 
o Hazardous materials abatement plans and development fan early work amendment to abate 

and demo buildings 
o SHPO Clearance 
o Completed Design Development (DD) set late September 2023
o CMGC conducted pricing of DD set October 2023
o Revisions to meet target budget October – November 2023
o November 2023 City Council updated on project budget $6,000,340

o Resolution 23-21 early work amendment for abatement and demolition and 23-22 
dedicating COVID funding  

o December 2023 Council approval of SPWF Loan Resolution 23-23



From DD – CDs 

Land Use / Design Review 
Hearing  - Planning 
Commission approval of 
project

11 Dec. 2023

Construction documents issued 
and put out to bid

26 Jan. 2024

City Council approved 
Supplemental Budget

7 Feb. 2024

Bids due date

16 Feb. 2024

Updated Cost Estimate 
received

28 Feb. 2024

Anticipated Gross Maximum 
Price Amendment

6 Mar. 2024



Manzanita City Hall | Police Station/EOC 
Project Budget 3/27/2023

$3,445,621 
"Hard" 

Construction 
Costs in 

current $

$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

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



Manzanita City Hall | Police Station/EOC 
Project Budget 11/15/2023

$4,091,785 
"Hard" 

Construction 
Costs in 

current $

$ 4,091,785 
"Hard" 

Construction 
Costs in 
future $

$ 4,091,785 
"Hard" 

Construction 
Costs at start 

of 
construction 

or total 
amount of 

all bids

$169,384
 Constr. Cont.

$4,261,169 
Total Hard 

Costs
 

$3,941,397
 Est. Amount 

of GMP, 
Gross 

Maximum 
Price

$1,149,475 
"Soft" Costs

$5,410,644 
Subtotal All 

Project Costs

$589,696 
Owner Cont.

$6,000,340
 Total Project 

Budget

=

=

=

=

=
$5,000,000

$5,794,489

$4,000,000

$3,000,000

$153,881 
Escalation

$6,000,340

$319,772 
Early Work 

Amendment 

Changes from SD to DD

• GMP from $3.76 to $4.26
• 500K increase = foundation, and abatement scope, 

demo and abatement shift  
• Increased project budget $206K 



Early Design Challenge

• Deep foundations under Level IV (police) more 
extensive and costly than early assumptions

• Required separating building functions to stay 
within budget

• Square footage and overall building program 
maintained

• Look, feel, and quality maintained

• END RESULT – Project has been bid and is within 
budget!



Deep Soil Mixing
April 2024



Construction Phase

Apr. 2024

Break Ground

May 2025

Construction Complete

June 2025

Building Operational



46% of construction contract 
awarded to coastal subcontractors

o Surveying  
o Garage Door  
o Mechanical

Concrete  
o Metal Storefront  
o Earthwork
o Framing  
o Painting   
o Paving
o Gutters  
o Plumbing   
o Finish Carpentry

Local Jobs. 
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