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South Berwick Town Hall

History of the Existing Building

History:

• Originally a school built in 1926

• Renovated 1975 into Town Hall

• Previous report by Alpha Home & 
Commercial Building Inspections in 
February 2021

• Winter 2023, Port City Architecture 
was hired to evaluate renovate 
existing building vs new building
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Existing Building

Characteristics of Existing 
Building
• Three Stories

• 20,070 SF

• Brick exterior with Flat EPDM Roof

• Has two stair towers and elevator

• Renovated School so Large Rooms & 
Hallways

• Load Bearing Interior Walls (many will 
need to remain)



South Berwick Town Hall

Existing Building – Evaluation Criteria

• Exterior Façade & Shell

• Exterior Doors & Windows

• Sidewalks & Parking Layout 

• Layout & Security

• Wayfinding

• Fire, Health, & ADA Code Issues

• Mechanical & Electrical

• Appearance & Finishes

• Furniture & Shelving
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Existing Building – Exterior Façade & Shell

Item: Insulation 

There is little to none 
insulation at the exterior 
walls

Item: EPDM Roof

EPDM has a 30-year life 
expectancy, however yours is 
showing significant wear & tear

Item: Brick

Needs to be repointed in 
multiple places
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Existing Building – Exterior Façade & Shell

Item: Precast Concrete

The precast concrete is crumbling and needs to be repaired ASAP
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Existing Building – Exterior Doors & Windows

Item: Existing Exterior Doors & Windows

The exterior doors & windows are in bad shape and need to be replaced 
and trimmed out properly 
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Existing Building – Sidewalks & Parking Lot

Item: Parking Lot

Action: The parking lot is showing sign of wear and needs to be restriped – the walk to the 
ADA spaces needs to be tilted down to meet ADA code
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Existing Building – Layout & Security

Item: Land Use

There is no counter and the public can wander through out the space 
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Existing Building – Layout & Security

Item: Rooms 

Rooms are large & not properly sized & do not have proper walls 
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Existing Building – Layout & Security

Item: Record Security 

Due to lack of secure space, things 
are stored in the unsecured areas

Item: Entry

Lack of monitoring at entry doors 
by human or monitored cameras
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Existing Building – Layout & Security

Item: Clerks Desk

Service desks is not ergonomic 

Item: Clerk Queuing 

There is no queuing space
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Existing Building – Layout & Security

Item: Town Manager Suite

The copier is in the waiting room

Item: Clerks Desk

The built in Clerk’s desk is not adequate
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Existing Building – Way Finding

Item: Wayfinding

There are multiple entry doors and it is hard to find your way in building – there are 
multiple isolated rooms – this can cause confusion and be dangerous
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Existing Building – Fire, Health, & ADA Code Issues

Item: ADA Counters / Sinks

There are no ADA counters / 
sinks throughout the entire 
facility – these need to be 
replaced with ADA 
appropriate fixtures 
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Existing Building – Fire, Health, & ADA Code Issues

Item: Elevator

At the last Elevator 
inspection, it was noted that 
the elevator will require 
major repair / replacement in 
the next few years due to age
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Existing Building – Fire & ADA Code Issues

Item: ADA Bathrooms

None of the existing 
bathrooms meet current 
ADA codes and need major 
renovations

Item: ADA Signage

There is no ADA signage in 
the building & this should 
be provided
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Existing Building – Fire & ADA Code Issues

Item: Stairwell Code Issues

Current stairwells do not meet current codes including: improper handrails; an electrical 
panels in the stairwell; the stair treads are too narrow; fire doors do not have magnetic hold 
openers; and guardrails that are too low with wide balusters
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Existing Building – Mechanical & Electric

Item: Heating System

The existing boilers are being replaced 
this summer – the heating system is 
steam which is inefficient and should be 
replaced

Item: Ventilation

Expected life of an air handler is 25 years 
and yours are over 20 years old – they do 
not provide heating or cooling
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Existing Building – Mechanical & Electric

Item: Existing Lighting

The existing light is florescent and many of the 
fixtures are cracked or yellow – the lighting 
systems should be updated through out the 
entire building with LED
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Existing Building – Mechanical & Electric

Item: Electrical System

The generator is old; 
some breakers that are 
permanently off; signs 
of electrical shortages; 
and oddly placed 
electrical boxes
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Existing Building – Appearances & Finishes 

Item: Finishes

The existing finishes are dated, absent, and/or worn and need to be updated throughout 
the building – this is included in the renovation estimate
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Existing Building – Furniture & Shelving

Item: Furniture

While the desks are great, the shelving systems and meeting furniture needs to be 
updated
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Space Program – Analysis of Required Square Footage
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Space Program – Analysis of Required Square Footage
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Options – Renovate Existing Building Cost Estimate

Programmed square footage for Town Hall  11,600 sf

Renovate Existing Building in One Phase
Existing Building 6,690 sf per floor with 20,070 sf total

Renovations estimate $450 / sf    $   9,000,000

Construction Contingency 15% because Renovation  $   1,350,000
Cost to house Town Hall during Construction   $      150,000

Total Estimated Renovation Cost    $10,500,000
 

Phasing Implications / Costs 
• The shell, egress, & required infrastructure    $3,450,000
 before any floor fitout can begin

• Renovation of each floor    $2,300,000

 Town Hall would require minimum of two floors
• Mobilization for each  Additional Phase   $   500,000

• Potential for additional Housing Cost               TBD

• Inflation Plan on 10% per Year

       



South Berwick Town Hall

The minimal required renovation:

Shell, Egress, & Required Infrastructure  $3,450,000

One floor      $2,300,000

Construction Contingency of 15%

Cost to House Town Hall During Construction $    150,000

Total       $5,900,000

This renovation would not include the following spaces:

• Council Chamber

• Public meeting space

•  1,800 sf of Office Programmed

Options - Renovate vs. New
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New Turnkey Building
• Programmed ~11,600 sf

• New building estimate $550 / sf

Estimated Cost        $6,400,000 

Estimated Sale Price of Existing Building   ($1,500,000)

Total Cost of New Building       $4,900,000

• A new town hall puts the existing building back on the taxes roll for and estimated 
$30,000 revenue annually for ~$900,000 over thirty years of the new bond payment.

• The new building will be more insulated and thus require less heating.

Options – New Building Cost Estimate
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Renovate Entire Existing Building   $10,500,000

Renovate Portion of Existing Building  $5,900,000
Shell, Egress, & Required Infrastructure and One Floor Fitout  
    

New Facility       $4,900,000

Options - Renovate vs. New



Options – New Building

Floor plan here
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Options – New Building
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