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SCHEMATIC
DESIGN

Mahoney City Center – Progress Summary

2024 2026 2028

MAHONEY CITY CENTER COMMITTEE MEETS MONTHLY

City Council
Presentation Referendum

2025 2027

9/3/24: City Council directs City Manager to pursue development of Mahoney Site

CITY COUNCIL MEETINGS

P.D. SITE SELECTION

M3C 2/18/25: Mahoney City Center Committee created

CONCEPT
DESIGN

6/17/25: SMRT Selected as Design Team



Project Team
Mahoney Central Fire Police



SMRT Charge
Concept Design Phase:  Summary Report and Estimated Construction Cost:

Establish Project Goals and Guiding Principles
o New City Services Consolidation at existing Mahoney Building

o Vacate existing City Hall, Assessor, Hamlin School and Library
Buildings at Mahoney (existing space or new addition)

o Evaluate reusing or repurposing existing Auditorium and Gymnasium
o New Police Station at Mahoney Site
o New Central Fire Station at existing Public Safety Site

(Broadway/Anthoine)



Concept Design Input and Community Feedback

M3C

Programming Phase: Multiple meetings with each department leader, including police & fire
chiefs and library directory to develop and refine efficient programs.   Surveys for individual
city staff on their work process and preferences for better efficiencies in the future

City Staff Working Group: Design Team has met 15 times, bi-weekly, since end of June
to advise and advance the concept design.

Mahoney City Center Committee: 6 Public Presentations to M3C since June.

Designer “Drop-Ins”: 2 virtual public forums allowing the public to ask questions of the
design team and provide comment.

Building Crawls: 2 city-led open houses providing chances for the public to tour the
buildings and explore the opportunities at Mahoney and deficiencies at existing facilities.

Design Deep Dive: Public design charrette offering the community an opportunity to
weigh in on various aspects of Mahoney City Center design.



Concept Design Input and Community Feedback (Cont.)

City Staff Public Presentation: Each Major Department held presentations (at Library)
coordinated by Shara and recorded by SPCTV.  Public Safety, Library, and City Services

Existing Public Safety / Central Fire Station Focus Public Meeting: Public meeting
provide opportunity for Chief Selberg and the design team to share details and nuances of
rebuilding at existing site as well as best practice in Fire Station designs

Online Surveys: Coordinated by city eliciting feedback from residents.

Planning and Development Input: Meetings with Code Enforcement, Planning, and
Public Works to review proposed site concepts and receive feedback on each site.



Programming



Program Comparison



Mahoney Space Breakdown
City Services and Library Spaces
• Consolidates City Services currently in City Hall, Assessor’s Office, and

Hamlin School
• 80 Dedicated Workspaces (includes Library Staff)
• Public Meeting space, including Council Chambers
• Internal shared departmental meeting space
• Public Lobby and Customer Service Center
• Internal Workrooms and Breakrooms
• Departmental Storage Space
• Restrooms (both internal and public) and Wellness Rooms
• Building Support Space (MEP, IT, AV)
• Library
• Existing Theater
• Existing Gymnasium / Multi-Purpose Room



Police Station Space Breakdown
• Lobby with Main Desk and Public Restrooms
• Community Meeting Space / Training Space
• Dedicated Departmental Workspace for:

• Patrol Facilities
• Traffic Division
• Behavioral Health
• Investigative / Community Response
• Administration

• Secure Storage for Evidence and Records
• Specialty Storage for SWAT and Dive Teams
• Prisoner Processing Space
• De-Escalation Training Space
• Staff Support (including Fitness Center, Locker Rooms, and Restrooms)
• Building Support (MEP, IT, AV)
• Secure Yard:  Maintenance Repair, Vehicle Parking & Sally Port for safe / secure /

private transfer



Fire Station Space Breakdown
• Lobby with Main Desk and Public Restrooms
• Community Meeting Space / Training Space
• Apparatus (Fire Truck) Space:

• 6 right sized bays and capable for future flexibility in truck sizes.
• Existing has 4 small limited use bays.

• Dedicated Workspace for:
• Fire Chief
• Deputy Chief
• Fire Inspector
• Administration

• Living Space for Firefighters (Kitchen & Dining, 10 Bunk Rooms, Day Room)
• Staff Support (including Fitness Center, Locker Rooms, and Restrooms)
• Firematic Support (Decontamination, Storage, Turnout Gear Storage, Supplies)
• Building Support (MEP, IT, AV)



Mahoney Total Program
AreaSpace

38,641 SFCity Services

28,283 SFLibrary

7,047 SFGymnasium

10,132 SFAuditorium

84,103 SFSubtotal:

7,471 SFUnprogrammed Bldg. Circulation

91,574 SFTotal:

*Mahoney Auditorium and Gymnasium were not Programmed as
new space
** Existing Mahoney Attic will be utilized for building infrastructure
but no usable square footage in calculations

84,103 SF



Guiding Principles



Prioritize inclusive engagement and cultural expression in a welcoming environment that
reflects the diverse needs, values, and aspirations of South Portland.

Community Centered
Design

Enables the integration of civic administration, public safety, public learning, and cultural
engagement within a unified space, promoting operational efficiency, enhanced public access,
and stronger community collaboration.

Integrated City
Functions

Strive for the most efficient, electrified, resilient campus designed to align with leading
building science and technology.

Achieve One Climate
Future Goals

Create modern, flexible spaces that meet the needs of future generations while honoring
South Portland’s past, preserving its stories, and reflecting its unique identity.

Future-Focused
Design with a Respect
for History

Create public service buildings that are accessible, secure, and support health and well-being
of the community and city staff.Safe, Accessible &

Healthy

Invest taxpayer money wisely—spending carefully on construction now and planning for future
costs like maintenance, staffing, and energy to keep the buildings running efficiently over time
and avoid costly repairs.

Smart Investment of
Public Funds

GUIDING PRINCIPLES: Define the Project “Why”



• City’s sustainability and resilience plan
• Guiding framework for municipal projects & policy
• Key Themes

• Buildings & Energy
• Waste Reduction
• Transportation & Land Use
• Climate Resilience

One Climate Future



• Energy: All-electric, fossil fuel–free ready systems
• Building Performance: Passive House principles
• Wellness: daylight, ventilation, healthy materials
• Battery storage, EVs, geothermal

Strategies

Photo credit: Paul VanDerWerf



High Level Existing Facility Improvements



Renovation of Existing Facilities for Reference
Estimated Construction Cost

$
POLICE FIRECITY HALL LIBRARYHAMLINASSESSOR

+++

$$$
Renovation Assumptions:

• Renovations and additions at each facility to meet generally proposed program with inefficiencies
• Major site improvements may need to include structured parking solutions to facilitate additions (not in estimates)
• Improvements to envelope and meet energy code (may not fully meet one climate future goals)
• Some MEP system improvements but many systems remain as is, continue with current on-going maintenance
• Multi-phased construction as buildings need to maintain operations
• Shorter Building lifespan after Improvements
• Does not meet projects Guiding Principles for centralized city services
• Potential - Police and Fire would need to relocate during construction.   Police a potential nonstarter.



Estimated Construction Cost: $107.9m*

POLICE FIRECITY HALL LIBRARYHAMLINASSESSOR

+++

$14.5m*
$675/sf

$12.4m
$728/sf

$23.8m*
$840/sf

$57.2m*
$786/sf

*Estimate does not include structured parking solutions

Renovation of Existing Facilities for Reference
Estimated Construction Cost



Renovation of Existing Facilities



Renovation of Existing Facilities – Estimated Total Project Cost

Estimated Construction Cost: $107.9m

* (does not include costs for structured parking, potential leases, etc.)

POLICE FIRECITY HALL LIBRARYHAMLINASSESSOR

+++

Estimated Soft Cost & Escalation: $45.7m
Estimated TOTAL PROJECT COST: $153.6m



Site Analysis and Planning



Site Analysis and Planning



Existing Mahoney Site



Concept Site Plan – Mahoney City Center and Police Station



Mahoney Site – Outdoor Space Options



Existing Public Safety Site



Existing Public Safety Site



Concept Site Plan – Fire Station



Mahoney Renovation Options







Third Floor

Second Floor

Ground Floor
Basement Floor – Gym



Third Floor

Second Floor

Ground Floor



Mahoney – Options

Option 1
Keeps Theater / Auditorium

/ Gym

Option 2
Repurposes Theater /

Auditorium for Library and
keeps Gym

Option 3
Repurposes Theater /

Auditorium for Library and Gym
for a Multi-purpose space



Mahoney – Option 1 Concept Plans



Mahoney – Option 1 Concept Plans

+/- 12,000 SF New Addition



Mahoney – Option 1 Concept Plans



Mahoney – Option 1 Concept Plans



Mahoney – Option 1 Concept Plans

+/- 12,000 SF New Addition



Police Station



Police Station – Level 1 Concept Plan



Police Station – Level 2 Concept Plan



Fire Station



Fire Station – Level 1 Concept Plan



Fire Station – Level 2 Concept Plan



Concept Design Report and Cost Estimates



Concept Design Report Narratives



`

Hard Cost:
• Construction Cost Building
Soft Cost:
• Land Purchase Cost
• Design / Procurement / Management Fees
• Surveys / Regulatory / Permitting Fees
• Equipment / Systems / Furniture
• Financial Fees
• Insurance / Legal
• Project Contingency
• Moving or relocation Costs
• Other Misc. Project Costs
• Escalation

TYPICAL PROJECT - Total Project Cost

Soft costs usually
account for 30% to
35% of the total
project budget/



• PCM, Maine based Independent Cost Estimator
• Led by Kyla Magnusson
• Evaluated our Concept Design Report
• Met with the design and OPM team to enhance

knowledge sharing
• 40+ page detailed review
• If not clear at this level of design, several

assumptions have been made
• Estimate in Todays Dollars

Concept Design Report
Construction Cost Estimate

Example of Detailed Summary



$

$ $

MAHONEY
OPTION 1

$

MAHONEY
OPTION 2

$
MAHONEY
OPTION 3

PROPOSED PROJECT

POLICE
FIRE & SITE

DEVELOPMENT

Concept Design - Estimated Construction Cost

MAHONEY SITE
DEVELOPMENT

$



• Site Development Costs.   Poor soils
with urban fill (dump)

• Parking and Stormwater
Management

• Accessibility (elevators and
entrances)

• Major Envelope Improvements
(Walls, Insulation, Windows and
Roof)

• Auditorium / Theater Improvements:
Potential huge cost range (targeted
lower end)

• Historic Features maintain, preserve
and protect

Renovation Mahoney High Level Cost Impacts

Concept Design - Estimated Construction Cost



• Mechanical / HVAC System
Improvements

• Total new system with Geothermal
heating and cooling systems:
• High first cost but provides realistic

payback with incentives for major
rebates

• Plumbing Systems:   All new with all
new toilet facilities.

• Electrical System:   Complete system
upgrades with new service and back
up generator

• Fire Alarm System:   All new
• Fire Protection / Sprinkler System
• Structural Foundation:  significant

potential repairs pending testing
• Structural Framing,  majority of

masonry system is not reinforced to
meet current code

Renovation Mahoney High Level Cost Impacts

Concept Design - Estimated Construction Cost



• Generally, more predictable with
recent comparable projects

• Site Development Costs.   Poor soils
with urban fill (dump) as well as
resiliency for essential services
buildings

• Site Costs for Fire Station for
resiliency planning focused on sea
level

New Construction – Police and Fire Station

Concept Design - Estimated Construction Cost



``
NEW POLICE STATION

NEW POLICE STATION SITE

SITE



Option 1
Keeps Theater / Auditorium & Gym

$70.6m
$771/sf
91,574sf

Option 2
Repurposes Theater / Auditorium for

Library & keeps Gym

$70.1m
$744/sf
94,154sf

Option 3
Repurposes Theater / Auditorium for

Library & Gym for Multipurpose Space

$64.9m
$757/sf
85,754sf

Mahoney – Construction Cost Options

Library Services all on one floor Library Services on two floors Library Services on two floors



Concept Design - Estimated Construction Cost

OPTION 1

PROPOSED PROJECT

POLICE
STATION

CENTRAL FIRE
STATION & SITE
DEVELOPMENT

MAHONEY SITE
DEVELOPMENT

CITY HALL
& LIBRARY

Estimated Construction Cost (Option 1): $143.4 m

$70.6m
$771/sf

91,574sf

$13.6m
$37/sf
365,000sf

$27.7m
$1,021/sf

27,100sf

$31.5m
$877/sf*

35,900sf
*Includes Site Costs



Option 1 – Concept Design



• Schedule Option A: (Cost Estimate Based)
• Mahoney/Police Fire
• Staggered & Overlapped Design
• 4 years, 3 months

• Schedule Option B:
• Police         Fire         Mahoney
• Staggered & Overlapped Design
• 6 years, 1 month

• Schedule Option C:
• Mahoney/Police         Fire
• One Design Phase
• 5 years, 10 months

• Schedule Option D:
• Mahoney         Police         Fire
• Fully Staggered Design & Construction
• 6 years, 9 months

Potential Project Schedule Assumptions: Based on starting after referendum November 2026

2027 203320302028 2029 2031 2032

ConstructionDesign
Fire Station

ConstructionDesign

Mahoney / Police Station

Police Station
ConstructionDesign

Fire Station
ConstructionDesign

Mahoney
ConstructionDesign

Police Station / Mahoney
Design Construction
Fire Station
Design Construction

Mahoney
Design Construction

Police Station
Design Construction0

Fire Station
Design Construction0



Escalation Cost
How Escalation Works in Construction Projects:

Definition: Escalation is the increase in costs over time due to inflation,
market conditions, and supply chain factors.

• Key Drivers:
o Material price inflation (steel, concrete, lumber).
o Labor cost increases due to wage growth and shortages.
o Fuel and transportation costs impacting delivery.

• Impact on Phased Projects:
o Each phase starts later, so base costs rise with inflation.

• Example: A 5-year phased project at 4% annual escalation could
cost 20% more by the final phase.



Concept Design - Estimated Total Project Cost
PROPOSED PROJECT

Estimated Construction Cost (Option 1): $143.4m
Estimated Soft Cost & Escalation: $50.4m
Estimated TOTAL PROJECT COST: $193.8m

OPTION 1

POLICE
STATION

CENTRAL FIRE
STATION & SITE
DEVELOPMENT

MAHONEY SITE
DEVELOPMENT

CITY HALL
& LIBRARY



ALBANY HIGH SCHOOL
RENOVATION

Comparable Projects

LOCATION: ALBANY, NY
ORIGINALLY BUILT: 1912
RENOVATED: 2024
SIZE: APPROX. 73,000 SF

COST PER SQ. FT. $628/SF

MAHONEY MIDDLE SCHOOL
RENOVATION

LOCATION: SOUTH PORTLAND
ORIGINALLY BUILT: 1924
RENOVATED: TBD
SIZE: APPROX. 91,500 SF

COST PER SQ. FT. $770/SF
*Includes 12,000 SF Library Addition

*Excludes Site Development Cost*Excludes Site Development Cost



OTHER NEW
LIBRARIES

Comparable Projects

(SAMPLING OF 6 LIBRARIES)

LOCATION: NEW ENGLAND
COMPLETED: 2022 - 2025

COST PER SQ. FT. $410 - $763/SF

PROPOSED
SOUTH PORTLAND
LIBRARY ADDITION

LOCATION: SOUTH PORTLAND
COMPLETED: TBD

COST PER SQ. FT. $666/SF
Blend of New Construction and Reno

*Excludes Site Development Cost

Blend of New Construction and Reno

*Excludes Site Development Cost



OTHER NEW
POLICE STATIONS

Comparable Projects

(SAMPLING OF 8 POLICE STATIONS)

LOCATION: NEW ENGLAND
COMPLETED: 2022 - 2025

COST PER SQ. FT. $635 - $964/SF

PROPOSED
SOUTH PORTLAND

POLICE STATION

LOCATION: SOUTH PORTLAND
COMPLETED: TBD

COST PER SQ. FT. $886/SF
*Excludes Site Development Cost*Excludes Site Development Cost



OTHER NEW
FIRE STATIONS

Comparable Projects

(SAMPLING OF 8 FIRE STATIONS)

LOCATION: NEW ENGLAND
COMPLETED: 2023 - 2025

COST PER SQ. FT. $444 - $992/SF

PROPOSED
SOUTH PORTLAND

FIRE STATION

LOCATION: SOUTH PORTLAND
COMPLETED: TBD

COST PER SQ. FT. $877/SF
*Includes Site Development Cost*Excludes Site Development Cost



Where do we go from here?
Scope: Defines what the project will deliver (program).
Schedule: The timeline for completion.
Budget: The financial resources allocated. Budget is
directly impacted by scope and schedule changes.

Key Aspects:
• Increase scope → higher cost and longer schedule
• Shorten schedule → higher cost or reduced scope
• Reduce budget → smaller scope or longer schedule.



Typical Project Phases

67

70%
Design

100%
Design

20%
Design

5%
Design



Prioritize inclusive engagement and cultural expression in a welcoming environment that
reflects the diverse needs, values, and aspirations of South Portland.

Community Centered
Design

Enables the integration of civic administration, public safety, public learning, and cultural
engagement within a unified space, promoting operational efficiency, enhanced public access,
and stronger community collaboration.

Integrated City
Functions

Strive for the most efficient, electrified, resilient campus designed to align with leading
building science and technology.

Achieve One Climate
Future Goals

Create modern, flexible spaces that meet the needs of future generations while honoring
South Portland’s past, preserving its stories, and reflecting its unique identity.

Future-Focused
Design with a Respect
for History

Create public service buildings that are accessible, secure, and support health and well-being
of the community and city staff.Safe, Accessible &

Healthy

Invest taxpayer money wisely—spending carefully on construction now and planning for future
costs like maintenance, staffing, and energy to keep the buildings running efficiently over time
and avoid costly repairs.

Smart Investment of
Public Funds

GUIDING PRINCIPLES: Define the Project “Why”



Reminder - Proposed Project Benefits

• Consolidate City Services
• Promoting operational efficiency, enhanced public access, and

stronger community collaboration
• Strive for the most efficient, electrified, resilient campus designed to

align with leading building science and technology.
• Flexible spaces that meet the needs of future generations
• Create public service buildings that are accessible, secure, and

support health and well-being of the community and city staff.
• Invest taxpayer money wisely keep the buildings running efficiently

over time and avoid costly emergency repairs.
• Allows vacated properties (City Hall/Assessors, Hamlin and Library) to

be repurposed for other much needed community use.



Next Steps for Design Team
Priorities – Project Options:
1. Do you approve of project direction as presented?

• Potential Outcome: Design team will continue to work on refining design,
assumptions, allowances with the goal decreasing project cost without
changing scope

2. Whether or not the unanticipated price tag of $194 million changes the direction
Council wishes to take with this project.
• Potential Outcome: Significantly Revise Scope:

• Reestablish Project Goals and Guiding Principles
• City Services Consolidation
• Library Relocation
• Police
• Fire



PROPOSED PROJECT
Mahoney City Center Committee – Approved Direction

OPTION 1

POLICE
STATION

CENTRAL FIRE
STATION & SITE
DEVELOPMENT

MAHONEY SITE
DEVELOPMENT

CITY HALL &
LIBRARY

Estimated TOTAL PROJECT COST/DURATION: $193.8m / ~4 Years



Q&A


