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Hull, Georgia is a beautiful community full of friendly people. Hull is a 
great place to live, work, play, raise a family, and do business. We 
are one of the safest communities in the nation, and the City 
government is efficient, effective, and fiscally sound and is known for 
its Code of Ethics. Whether you're visiting here for business, 
vacation, or have lived here for years, we welcome you and hope you 
find your visit … a pleasant one. 

- Mayor Paul Walton 
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A. NEED FOR THE FACILITY 

 

Why the facility is necessary and what the project will accomplish for the 

organization and community? 

 

The City of Hull, located in Madison County, Georgia, is seeking USDA funding from the 

Community Facilities loan and grant program to construct a new city hall intended to 

replace the current aging facility, improve efficiency of city services, and to promote a 

healthy staff working environment. This building will be approximately 4,375 sq. ft. and 

will contain a large, multi-purpose community meeting room, office space for staff and 

elected officials, a large conference room, and ancillary spaces like storage, restrooms, 

a break area and a public lobby space.  

 

Strategic planning meetings within the Hull community have established strong public 

support for this multi-purpose facility, as it will allow the city to capitalize on three main 

goals of the city’s strategic plan: 

 

Goal 1: Improve City Services and Staff Work Experience 

This building is intended to improve the functionality and efficiency of city 

governmental services from a centralized location due to better-equipped 

work spaces for staff that are properly designed to support daily functions of 

various city departments.  The facility accommodates appropriate storage 

needs for organization, rearranges staff locations and meeting spaces for 

improved productivity, and provides adequate space for current staff while 

anticipating future growth as city services are improved and expanded.  The 

building will improve employee’s quality of life with access to new technology, 

natural daylighting and improved break spaces.  With a high-quality work 

environment, the city will be better equipped to attract and retain quality, 

skilled employees that would otherwise commute to surrounding large 

metropolitan areas. 
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Goal 2: Catalyst for Downtown Development 

Madison County is a rural county located in NE Georgia with a population of 

over 30,000.  Similar to much of the nearby Athens metropolitan area, 

anchored by the University of Georgia, population in the city is increasing and 

economic development is dynamic in the areas in and around Hull.  The 

community is realizing a boom in retail construction, including grocery stores, 

restaurants, gas service stations, and other essential services. 

 

It is important for the city administration, and the community, to prioritize 

establishment of the downtown area to take advantage of an expanding 

economy and provide opportunities to its economically disadvantaged 

population.  Developing the new city hall building as visual marker of the 

center of government - as the heart of the city - provides a clear delineation of 

a downtown area that will provide an anchor for real estate development in 

the community to advance the economic opportunities for the area.  Active 

planning with city leaders, including a proposed downtown zoning district for 

land use, has led to a growing confidence among developers and investors 

that is essential to the success of the downtown area.   

 

Goal 3: Community Participation 

This building will boost civic pride by providing a central gathering space for 

community meetings and activities and will facilitate services that the public 

cannot currently access conveniently.  Citizens of Hull do not currently have 

access to large meeting spaces with modernized technology capabilities that 

meet the needs of community groups or leaders.  The space could also allow 

for city-sponsored educational training sessions that could be beneficial to the 

community, could educate the workforce, and improve skills and quality of life 

of citizens.  

 

Overall, the proposed facility supports the city’s mission to provide improved services for 

citizens and to act as a catalyst for opportunities for overall economic and physical 

growth of the city. 
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Need to Replace Aging Facilities  

The current city hall is an existing pre-engineered metal building originally constructed 

as a fire station in the 1980’s, approximately four decades ago. When the fire station 

constructed a new facility in 2008, the vacant metal building was repurposed as a city 

hall without any renovations to systems or aesthetics.   

 

The building has served its life cycle purpose and the respective community well, 

however, due to the age of the facility, all major systems - including mechanical, 

electrical and plumbing systems - need to be replaced. The cost of these repairs and 

replacements are expensive as upgrades are required to meet today’s minimum building 

standards. The functionality of the building is subpar in providing the quality city hall 

spaces needed for the staff and the community. 

 

Upgrading the existing facility to current building standards would include modifications 

to comply with the Americans with Disabilities Act (ADA) for access, and extensive 

renovations to meet current building code standards – including life safety and security 

requirements, asbestos abatement, energy inefficiencies, and environmental problems.  

  

A new construction city hall facility would replace these aging assets and their physical 

challenges and limitations.  The result of this project will provide the City of Hull a state-

of-the-art facility which will serve not only the staff, but the entire community with a new 

city center that can be used for community programs and events. 
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B. EXISTING FACILITIES 

Describe - include condition, adequacy, suitability for continued use and other 

pertinent information.  

 

Currently, the city conducts official business within an aging, pre-engineered metal 

building with limited space for city functions, inadequate systems and equipment, and a 

lack of handicap accessibility.  The small capacity of meeting space limits community 

involvement and participation – a core purpose of a city hall.  City and community 

functions and gatherings requiring additional space are often served through an 

outsourced partnership with local businesses or other facilities that burden the city with 

rental fees.  The current condition of the existing facility is not adequate for continued 

use as a city hall. 

 

The existing city hall facility was completed in the 1980’s, was originally constructed as a 

fire station, and later was converted to use as a city hall without any significant 

renovations.  The 1-story metal building is approximately 2,646 SF with a small 1-story 

block building addition of approximately 716 SF.  A portion of the interior space remains 

as unfinished fire station truck bays, which prevents the utilization of the full building 

footprint for city use.  With a life expectancy of 40 years, the building has received 

minimal renovations or upgrades, and has exceeded the useful life of the structure.  

 

The building systems, infrastructure, and meeting spaces are out of date, increasingly 

expensive to maintain, are not compliant with current programmatic space needs to 

efficiently operate city services.  Building Systems have been maintained to the point 

that they remain functional, but have exceeded their useful life and deteriorated to 

inefficient operations and maintenance.  All systems would need to be completely 

removed and replaced to bring them up to current building and energy conservation 

codes.  

 

Mechanical Systems 

Mechanical systems do not meet the present Mechanical Code for indoor air quality, and 

compared to current technology and energy conservation codes, are grossly inefficient.  
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Electrical Systems 

Electrical systems are aged to the point that all wiring, breakers, disconnects, etc. need 

to be replaced to provide a safe environment for the occupants.  

 

Plumbing Systems  

Plumbing systems, including septic system and distribution lines, water lines, and 

fixtures require frequent repair to maintain functionality and do not meet current 

plumbing code. A comprehensive replacement represents an opportunity to reduce the 

building’s water use and environmental impact.   

 

Building Envelope 

The building envelope has been maintained, but still represent inefficiencies and sub-par 

aesthetics for identification as a public building. 

 

ADA Compliance  

Accessibility compliance with the Americans with Disabilities Act often proves difficult in 

1980’s era buildings.  The investment required to bring the facility, and particularly the 

site improvements, into compliance with current code would be significant and not 

feasible considering the age of these facilities and associated cost of improvements. 

 

Technology Infrastructure  

The existing building was not constructed with consideration for network infrastructure, 

internet access, digital presentations, or newer technologies required by current 

technology standards and as needed for the intended uses of the city hall.  Building 

users are limited by this lack of technological infrastructure, a must-have if the City of 

Hull is to keep pace with departmental and community needs.  Network infrastructure 

and availability to these technologies is an important program change needed, and one 

that could support community programs - programs that support local workforce 

development and aid in community involvement.  
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Existing Building from Old Elberton Road 

 

 

Existing Building from Old Elberton Road  
 
 

  
Existing Building from Daniel Street with block building addition to left 
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Existing Building interior at block structure 
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C. PROPOSED FACILITY 

General description of proposed facility including design criteria adopted for 

continued use and other pertinent information. 

 

The proposed new City Hall project will consolidate city administration and staff into a 

new 4,375 SF single-story facility that will support all city services and functions. The 

building will meet a number of project needs, including easing health, safety and 

accessibility concerns, improved operation and maintenance costs, and satisfying 

anticipated growth capacity.   

 

Refer to attached Exhibit A – SITE PLAN 

Refer to attached Exhibit B – FLOOR PLAN 

Refer to attached Exhibit C – BUILDING ELEVATION 
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Design Criteria 

The proposed building design solution offers the City an optimization of space that 

minimizes operating costs, offers the flexibility to accommodate both city and community 

meetings and functions, as well as accommodate future growth. Our goal was to 

effectively combine the city’s administrative offices, a dual-purpose meeting room for city 

council and the public, and incorporate an emergency shelter area for public safety.   

 

The building will be sized to nearly 50' X 80', providing approximately 4,375 square feet 

of space.  The following are spaces programmed for the building: 

 

 

      

 

SPACE PROGRAMMING

MEETING SPACES

PUBLIC SPACES

OFFICE SPACES

SUPPORT SPACES

COUNCIL CHAMBER                             800
CONFERENCE                                        230

LOBBY                                                    325
PUBLIC TOILETS                                   150
JANITOR                                                   25

MAYOR                                                    210
CLERK                                                     120
OFFICE                                                    120
OFFICE                                                    120

STAFF TOILET                                          75
WORKROOM                                           100
BREAK                                                     425
FURNITURE STORAGE                          140
GARAGE                                                  300

              SUBTOTAL                            3,140
CIRCULATION 30%                               940

                      TOTAL                           4,080
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Character of City Hall and City Center 

The proposed city hall will be new construction of a single-story, multi-purpose facility 

that will be sited on property already owned by the city and utilized for city services.  

With the current city hall metal building structure removed, the new building can be 

better positioned to maximize visibility from the main thoroughfare, highway 72, and 

provide a visual marker for the central location of the city government.  Along with the 

improvements of the new building, the site will include ample greenspace for festivals 

and events and enhanced parking areas and pedestrian access walkways.   

 

The exterior blends with the wooded, residential character of the community by limiting 

the scale of the building to one-story, providing a sloped roofline, and utilizing natural 

materials.  

 

System Operation and Maintenance  

The project will utilize sustainable building practices to minimize the facility’s impact on 

the environment and reduce long-term maintenance and operation costs. 

 

Growth Capacity 

The City expects increased community involvement due to modest growth over the life 

expectancy of the facility.  Likewise, the city departments anticipate increased growth as 

the services expand and new services are provided.  The need for convertible meeting 

and activity space as future programming changes become necessary, and has been 

accommodated with a multi-purpose meeting space to serve the administration, staff and 

entire City of Hull community.  Presently, such a facility does not exist in the City.    

 

Employee Recruitment 

Employee recruitment and retention to support city departmental needs will be facilitated 

with a new facility that is healthy, comfortable and meets the needs to efficiently and 

effectively produce work.  Having a state-of-the art facility will help maintain talented 

employees that would otherwise travel outside of the city limits to Athens area 

employers. 
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D. BUILDING SITE  

 

This report was commissioned to gain an understanding of any site development 

challenges that exists and help identify the probable cost of site work that is included in 

the project scope. 

 

Amount of Land Required 

The City of Hull currently owns two adjacent land parcels - 0.610 Acres and 0.662 Acres 

- that house the existing City Hall building, and a County 

Volunteer Fire Station with parking areas.  The City can realize a substantial cost 

savings for this project by eliminating the need to acquire any new property.  The 0.662 

Acre property will be sufficient for the proposed City Hall project, including parking. 

 

The existing city hall structure will be demolished and the new building will occupy a 

similar location on the site with improvements to the orientation and visibility of the city 

hall building, accessibility for disabled persons, and parking and site improvements.  

 

  

Parcel Map for Proposed City Hall – Hull, GA – 0.662 Acres 

 

EXISTING CITY
HALL BLOCK
ADDITION TO
REMAIN

EXISTING HULL
CIVIC CLUB

EXISTING CITY
HALL TO BE
DEMOLISHED

EXISTING FIRE
STATION
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Boundary Survey of Existing Site Conditions – Hull, GA – 0.662 Acres 
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Proposed Site Location   

The proposed site is well-suited for the project, and does not require substantial work to 

be made project-ready. The property for the proposed City Hall is an approximately 

0.622 acre tract located in the center of the City.  The property abuts both Old Elberton 

Road and Daniel Street and has two existing entrances / exits.  It is easily accessible 

from the main major transportation corridor - US Hwy 72.   

  

By locating the facility on property already owned by the city, a cost reduction can be 

realized by utilizing shared existing improvements and utilities already established on 

city-owned property.  Acquiring additional property would be a major hurdle for the City 

with the current financial forecast. Consolidating next to adjacent city/county facilities 

(the Hull Civic Club and volunteer fire station) mitigates the fiscal and logistical 

challenges of duplicating services and resources, including shared site improvements. 

 

Alternate Locations 

Alternate locations were not fully studied for the purposes of this report, due to the cost 

savings projected for property already owned by the City.  However, there are suitable 

property locations North of the existing County Fire Station, currently owned by a local 

church, that are mostly undeveloped and are well-suited for the growth of the Downtown 

Area. 
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Preliminary Site Design 

The proposed site plan – attached Exhibit A – SITE PLAN - shows the overall site 

layout including the new City Hall building improvements, Parking and Green Space.   

 

Also included – attached Exhibit D – SITE SURVEY - is a site survey showing the 

existing topography and site features.   

 

Site suitability 

The proposed building site has a favorable site suitability that stems from utilizing the 

location of the demolished structure that will minimize the impact to the site and 

requirements for new infrastructure.  Overall, the project seeks to avoid or limit adverse 

impacts on the natural environment with new development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Topography and Natural Features 

The existing topography is advantageous as grading will be diminished with minimal 

slopes.  Existing tree cover will not be affected, and the site does not contain any natural 

water sources.   
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Access 

Access to existing roads and drives will be maintained, and parking will be reconfigured 

largely at the extents of existing paved areas. Access to sidewalks for pedestrians will be 

improved along with handicap accessibility.  Drives for emergency vehicles, deliveries, 

public transit, bicycles, and pedestrians will be maintained. 

 

Environmental Hazards 

There are no known site conditions or environmental hazards presenting increased 

construction or operational costs, such as expansive soils, high ground water, rock 

outcroppings, etc.  Further geotechnical investigations are recommended to verify the 

existing conditions. 

 

Infrastructure Cost Savings 

The proposed site, after demolition of the existing metal structure, can take advantage of 

existing power, gas and water utilities that currently serve the building.  The city will 

realize a cost savings by reusing previously installed infrastructure with only minor 

reconnection of services necessary at the building location.   

 

Downtown Development Proximity 

One of the goals of the City is to further develop the downtown area as a major priority to 

take advantage of an expanding economy and provide opportunities to its economically 

disadvantaged population.  Developing the new city hall building as visual marker of the 

center of government - as the heart of the city - provides a clear delineation of a 

downtown area that will provide an anchor for real estate development in the community 

to advance the economic opportunities for the area.  The proposed site, located in the 

proposed downtown district, is ideal for the City Hall location. 
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E. COST ESTIMATE 

 

An estimate of probable cost is included in the table below.  The desired programming, 
design elements and anticipated site work have been captured in the facility construction 
budget.  Facility construction costs are based on historical records of our firm.   
 
The requested USDA funding is $982,000. 
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Development and construction ($740,000) 

Development and construction cost is estimated at $740,000 for the proposed city hall 

building and associated site improvements. 

 Site Work   $200,000 

 Demolition and Removal  $15,000 

Construction   $525,000 

 

Land and rights ($0) 

No cost for land and rights as the city already owns the selected location.  

 

Legal ($0) 

Legal fees are not expected as the city has an existing contract for legal services. 

 

Architect fees ($75,000) 

Architectural fees for this project are valued at $75,000  

(includes Architectural, Structural, Mechanical, Electrical, Plumbing) 

 

Equipment ($10,000) 

$10,000 for equipment and furnishings in addition to relocated existing equipment and 

furnishings. 

 

Contingencies ($128,000) 

$128,000 (Recommended 15% of SubTotal)   

             

Other (described) 

Other Architectural and Engineering Fees        $24,000  
(includes ALTA Survey, UG Utility Survey, Geotechnical Survey, Civil Engineering, 
Septic/Drain Field, Site Retaining Wall, Low Voltage and Access Control)  

 
Project Inspection Fees         $5,000 
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F. ANNUAL OPERATING BUDGET 

 

Income 

The City of Hull does not anticipate a projected income from operations of the City Hall 

facility. Some City Services may charge fees to the public to cover costs of providing the 

services. 

 

Operation and Maintenance Costs 

The existing City Hall building systems, infrastructure, and meeting spaces are out of 

date, increasingly expensive to maintain, and are not compliant with current 

programmatic space needs to efficiently operate city services.  Building Systems have 

been maintained to the point that they remain functional, but have exceeded their useful 

life and deteriorated to inefficient operations and maintenance.   

 

The proposed City Hall facility will be constructed to current building and energy 

conservation codes, and is projected to reduce the cost of operations and maintenance 

of mechanical, electrical, plumbing and technology systems.  An effective building 

envelope design will lower the cost of fuels and power to control interior climate and will 

improve the level of comfort as well as the health and safety of life within the building. 
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G. MAPS, DRAWINGS, SKETCHES, AND PHOTOGRAPHS 

  

Show locations, boundaries, elevations, population distribution, existing and proposed 

facility, right-of-way, and land ownership.  

 

Refer to attached Exhibit D – SITE SURVEY for the extents of 2 land parcels owned by 

the City of Hull.  Tract 1 is identified as 0.610 Acres, and Tract 2 is identified as 0.662 

Acres. 

 

Location 

 

 

Regional Map for Athens, GA and Hull, GA 
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Boundaries 

 

 

 

Boundary Map for Proposed City Hall – Hull, GA 

City of Hull is owner of 2 adjacent land parcels: 

Tract 1 - .610 Acres 

Tract 2 - .662 Acres 
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Topography 

 

 

 

Topography Map for Existing City of Hull Property 

Area for proposed building area lies between elevation 785 and 780 
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Drawings and Sketches 

Show preliminary design and layout elevations. 

 

Refer to attached Exhibit A – SITE PLAN 

Refer to attached Exhibit B – FLOOR PLAN 

Refer to attached Exhibit C – BUILDING ELEVATION 

 

 
Photographs  

Site Photographs – illustrating existing building to be demolished and 

surrounding buildings: 
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H. CONSTRUCTION PROBLEMS 

Discuss in detail.  Include information on items which may affect the cost of 

construction.  

 

The proposed City Hall project is straightforward, with no foreseeable construction 

challenges.  The decision to utilize the existing building site reduces the risk of 

encountering any unanticipated site or building challenges.   

 

Existing utilities and infrastructure can be reused as a cost savings measure.  The 

existing building infrastructure includes water, gas and power. 

 

The topography of the site is gently sloped – from elevation 785 to elevation 780 - and 

existing grading will largely remain as-is for the new building site.  Reworking of the 

paving, sidewalks and site features will have a minimal impact on the overall site 

topography.  The likelihood of encountering unsuitable soils or underground rock or 

obstructions is reduced with the reuse of an existing building location that encountered 

no known issues. 
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I. CONCLUSIONS AND RECOMMENDATIONS.  

 

Considering all aspects of this report and the proposed project, the City Hall facility is 

straightforward, compact and cost efficient, and will be a major success for the 

community of Hull, GA.   

 

As stated in previous sections, simply replacing the aged facility addresses a critical 

need.  However, the City of Hull wishes to take advantage of this opportunity to address 

the higher need to improve and expand opportunities for the community.  The building 

will be a catalyst for the development of the downtown district, and will serve as the 

heart of the new City Center.  The project will realign space and programming with the 

needs of City staff and administrators for implementation of departmental services.  The 

building will be efficient, healthy, and more comfortable for the employees and visitors to 

the building, and will be more economical to operate and maintain.  And finally, the 

building anticipates future growth of the City for years to come.  
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