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STAFF REPORT
SUBJECT:
Proposed Ordinance 2003-0100 would adopt the Executive’s proposed 2003 Space Plan and update the adopted 2002 Space Plan.  
BACKGROUND: 

The job of planning, acquiring and managing office space for county agencies resides with the Executive
. Under the code, the Executive is required to determine the current and future space needs of county agencies and submit a county space plan update to the Council by August 1st
of each year. The county adopted the initial space plan in 1993 and subsequent space plan updates were approved in 1997 and 2002. 
Council approval and oversight of the Executive’s space planning efforts are vested in the authority to approve the space plan, approve long-term leases, adopt agency operating and capital budget appropriations, and through expenditure restrictions (provisos).  Under the Council’s organizational structure, the BFM Committee is responsible for reviewing the Executive’s proposed annual space plan update.
The BFM Committee was briefed on the proposed 2003 Space Plan (Attachment #3) last October, but delayed action to review other space-related legislation such as lease renewals, the Courthouse Lobbies (3rd and 4th Avenue entrances) Project, and the New/Purchased King County Office Building (N/PCOB).  The Council has since approved all pending lease renewals, the Courthouse Lobbies Project, and phase two of the N/PCOB.
The King County Space Plan is the master plan for all county facility development. It is a sub-element of the capital facilities element of the county's Comprehensive Plan and as such, the Council may adopt amendments to the space plan only in conjunction with either 1) the annual amendment to the Comprehensive Plan; or 2) adoption of the annual county budget. Upon completion of BFM Committee review, the ordinance adopting the plan would hold its place on the Council agenda to coincide with either of those actions.  
SUMMARY:
The purpose of today’s briefing is to provide the BFM Committee an opportunity to review the elements of the Executive’s proposed 2003 Space Plan, identify issues for further staff analysis and provide direction to staff on how proceed. For example, the BFM Committee has the option to adopt the 2003 Space Plan or delay action and take up the Executive’s proposed 2004 Space Plan update later this year.
Proposed Ordinance 2003-0100 adopts the 2003 Space Plan, updates the current and future space needs of county agencies and updates the implementation plan adopted in the 2002 Space Plan. 

The 2003 Space Plan contains the following information:

1. Policies that guide decisions on the use and acquisition of county office space 

2. Summary of current conditions including:

a. Agency staffing levels, building location and square footage occupied 

b. Square footage per FTE (full-time equivalent)

c. County office building conditions 
d. Status of agency space – is it owned or leased? 
e. Lease rates and expiration dates
3. Long-term projections including future growth or decrease of FTEs and office space needs
4. Implementation plan for achieving space plan policies

REVIEW: PROPOSED 2003 SPACE PLAN 


1. Policy Framework:

Below is a summary of the major policies discussed in the proposed 2003 Space Plan. For a complete discussion of all the policies, please see Section 3 (Page 7) which also includes an explanation of changes to the adopted 2002 policies.  A complete crosswalk illustrating the transition of policies since 1993 is included in Appendix I of the Space Plan (Attachment #3).
A. Retain and Restore the Courthouse:  The policy to retain and restore the Courthouse has been a consistent policy in the three previous plans as well as the current proposal.  However, the policy has evolved over the years from the Courthouse being the general seat of government to becoming a facility for more specific criminal justice and security needs.
Executive staff have noted that the intent of the policy shift is to remain consistent with the 2002 adopted “criminal justice functions” policy while at the same time emphasize the need to co-locate all functions requiring security within the Courthouse in order to minimize security costs.

1993 Space Plan:  “Retain and restore the central Courthouse as the seat of county government and location of central governance functions.”

1997 Space Plan: The policy was not restated, however the implementation plan supported the original policy.

2002 Space Plan:  “Retain, upgrade, and restore the King County Courthouse for criminal justice functions.”  The implementation plan noted that the Courthouse buttress addition had been dropped which eliminated 110,000 square feet of additional space.  The plan further noted that all non-criminal justice functions housed in the Courthouse would be candidates for a future move to a new building.

Proposed 2003 Space Plan:  “Retain, upgrade, and restore the King County Courthouse for functions requiring weapons screening or a heightened level of security throughout the building.”

The implementation plan for the proposed 2003 Space Plan further elaborates on the proposed policy by stating that the Courthouse is a:

“…specialty building serving those functions such as courts who require a high level of security.”  The implementation plan clarifies that “All non-specialty functions that do not require high levels of security are candidates for a future move to a new building as functions requiring a high level of security need more space.”

The adopted criminal justice policy and the proposed heightened security policy are key elements in the planning assumptions for the following legislation adopted by the Council on December 8, 2003:

· Phase II of the N/PCOB (Ordinance 14812): Agencies to be located in the N/PCOB do not require security.  (See Attachment #4 for a list of candidate agencies slated to occupy the N/PCOB.)
· Lease renewal legislation for PAO offices in the Key Tower and Bank of California (Ordinances 14804 & 14805): These PAO units require security and will therefore be relocated to the Courthouse when the leases expire.

· Supplemental appropriation for capital improvements to the Courthouse to accommodate the relocation of the Child and Family Services Unit of the PAO to the 4th Floor (Ordinance 14806): This PAO unit requires security.
Discussion:

· Does the BFM Committee concur with the Executive’s proposed policy regarding the use of the Courthouse as a secure facility? 

· Should the Executive’s Office  be located in a secure facility?  
· Under their proposal, the Executive’s Office will not be relocating back to the Courthouse; discussions with Executive staff indicate the Executive will ultimately be relocated to the Administration building. Council staff are working to analyze the associated costs and consequences.
· Do you agree with the way the Executive is proposing space assignments? 

· Council directive to Executive: Explore relocating Work Release space on 10th Floor of the Courthouse to the Jail  – FMD is doing an analysis of this proposal – could this space be occupied the Executive?
B. Maintain Safe, Attractive Buildings:  The policy to maintain safe attractive public buildings has not changed. However, the implementation plan encourages consideration of a transition to a full cost recovery model for building operations, maintenance, and replacement.  Under the current financial plan operations and maintenance costs attributable to CX agencies are included in the CX fund but are not allocated directly to CX agency annual budgets.  The proposed full cost recovery model would fully allocate these costs to CX agencies in order to identify the true cost of CX agency operations.
Discussion:

The proposed 2003 Space Plan provides only a broad outline of the proposed cost recovery concept but insufficient documentation to analyze the cost effectiveness of this proposal or if implementing such a model would result in unintended consequences.  Consideration of this full cost recovery model should be made following submittal of a thorough and complete proposal. NOTE: This proposal appears to be consistent with the recent change to the Major Maintenance Reserve Fund (MMRF) program to recover MMRF costs to overhead CX agencies from non-CX agencies.  

C. Reduce the Cost of Short-term Moves:  The policy to reduce the cost and disruption of moving county agencies for a short period was expanded to include special exceptions where it is necessary to:

1. Achieve flexible lease terms in contemplation of an ultimate move to a county owned facility.

2. Economically reclaim pockets of vacant space created through budgetary reductions.

D. Space Standards: The proposed 2003 Space Plan includes a revised summary of space standards establishing per square foot ranges for various categories of county employees. The policy calls for the manager of the Facilities Management Division (FMD) to certify that office designs fully comply with the new county’s space standards. 

The proposed space standards are intended to be tested and refined as part of the programming for the proposed N/PCOB.  Estimating per square ranges per employee is critical to the planning and programming of the N/PCOB as it will likely effect the overall size of the building.  This proposal represents the first update to the space standards since 1993.  A comparison of the proposed space standards with the previous standard, DLR Group (Goat Hill) program, City of Seattle standards, and a pilot program for the Assessor’s Office is included in Appendix II of the proposed 2003 Space Plan. The issue of space standards needs further staff analysis to account for modern workstation configurations which could result in a more efficient use of space.
1. Hard Walled Office Policy:  In addition to establishing per square foot ranges for employees, the Space Plan identifies which employee categories will be provided with hard walled (traditional-style) office (i.e. Executive, Councilmember, Department Director). 
2. Modular Furnishings:  The policy and implementation plan regarding emphasis on modular furniture to achieve efficient use of office space has remained unchanged from 2002.

Discussion:

· Based on the above the policy, future space planning in King County will include a cost analysis to justify the purchase of modular furniture.  This type of analysis could result in higher furnishing costs, but they could be offset by a more efficient use of space.  Any project in which modular furniture is proposed should include a comparison of modular workstation square footage compared to the space standards using standard furniture configurations.  In the case of a proposed new building, the analysis could result in the need for a smaller building.
· Council staff requested user feedback from modular workstation users at the King Street Center Building and the recently completed pilot program in the Assessor’s Office.  The feedback should include management and user responses to such topics as acoustic privacy, distractions, and productivity.  On February 2, 2004 a positive response was received from the Division Manager Commercial/Business; Department of Assessments (Attachment #5).
E. LEEDs (Leadership in Energy and Environmental Design Program)
: 
The Executive’s Green Building Initiative has been elevated from an Implementation Plan in the adopted 2002 Space Plan to a policy in the proposed 2003 Space Plan. 

For newly acquired or constructed office buildings, the plan calls for the county to comply with the use of LEEDs methods and techniques including practices that conserve resources, use recycled content materials, maximize energy efficiency and consider other environmental benefits.  However, while the Space Plan supports the use of LEEDs methods and techniques, it does not actually establish a LEEDs policy.  
Discussion:

· Full compliance with the LEEDS program has not been vetted by the Council or established as a policy.  Nevertheless, LEEDs methods and standards are being evaluated and incorporated into various county projects including:

· Harborview Bond Program is going through an evaluation of the LEEDs program.  
· The Transit Communication project pre-design criteria include LEEDs requirements.  
· The N/PCOB project noted the difficulty of achieving LEEDs standards in old buildings.  

· LEEDs is an area requiring further cost-benefit analysis and deliberation.  Council staff have requested that a LEEDs policy discussion be initiated prior to transmittal of such CIP projects such as the next phase of the N/PCOB and the Transit Communications project.  The evaluation should include a cost benefit analysis of the program and a summary of the merits at peer institutions (i.e. Harborview, University of Washington, Seattle University, City of Seattle, etc.).

2. Current Conditions:

A. Agency and Building Occupancy Data: The Space Plan summarizes agency and building occupancy data
, outlining the 18 core buildings
 totaling 1.5 million square feet of owned and leased space with over 5,400 Full Time Equivalent and Term Limited Temporary employees
 (FTE/TLT).  The total space in county-owned downtown core buildings is 1.2 million square feet.  The leased space in downtown core buildings is 278,572 square feet or 23 percent of the total downtown core building square footage.
· Buildings in downtown corridor 
· King County Courthouse

· Administration Building

· Yesler Building

· King Street Center

· Bank of California

· Central Building

· Exchange Building

· Key Tower

· Smith Tower

· Walthew Building

· Wells Fargo Buidling

· Prefontaine Building

· Other buildings
· 7300 Building at the Airport

· Airport AOC

· Airport Administration Building

· Black River facility

· Regional Justice Center (RJC), 
· Youth Service Center 
Additional information provided in the Space Plan includes the total FTE/TLTs assigned by department for 2001 and 2002 with the current departmental square footage, average square footage per person and the agency square footage totals by building and by agency with FTE/TLTs totals.

A shortcoming of the table format is that it is difficult to visualize “who is where” from an overall perspective.  As an interim step committee staff have requested copies of Blocking and stacking diagrams similar to the ones used in the adopted 2002 Space Plan. These diagrams should provide a clearer visual picture of agency and department locations within buildings.  Additionally, FMD uses an excellent set of 8-1/2” x 11” detailed floor plan diagrams for all county buildings.  These diagrams are interrelated with database space summaries for all agencies but as yet do not visually indicate agency locations.  Property Services staff are evaluating acquisition of compatible computer aided design & drafting (CADD) tenant software that will graphically show agency locations on these floor plans in an easy to understand visual format.  Property services staff indicated that these diagrams may be available to attach as an appendix to the 2004 Space Plan which should be transmitted by June 2004.
B. Current Leases & Renewals:  King County agencies occupy over 275,000 square feet of rented office space in eight buildings scattered throughout the downtown corridor. The Space Plan summarizes the current leased space by building, square footage, lease expiration dates, current base rates and terms.  Some of this information is outdated as the Council approved legislation in 2003 renewing leased space for the Department of Public Health (DPH) in the Wells Fargo Building through 2013 and a lease extension for the Prosecuting Attorney Office (PAO) in the Bank of California through the end of 2004.  The Wells Fargo lease termination coincides with the availability of the N/PCOB as DPH is slated to occupy the new county building. Additionally, the PAO lease expires at the end of 2004 in time for tenant improvements on the 4th and 5th floors of the Courthouse to be completed.
3. Long Term Projections:

Staffing projections were evaluated for 2006, 2008, and 2012 following a process outlined in Section Five of the Space Plan.  Each agency provided growth projections for 2006 and 2008 based upon their business plans.  Factors considered included future revenue variables, potential staff reductions, voter initiatives and projected annexations and incorporations.  Ten-year projections were acknowledged as the most volatile and resulted in a high and low percentage range, which varied, significantly by department.  Guideline direction for the 10-year projection included the requirement for a 90% confidence level that actual conditions fall within the projected range.  The Office of Management and Budget reviewed all projections.  

Ten-year growth projections for all agencies ranged from a low-end between –35% to +8.2% while high-end projections ranged between -15% to +30%.  A complete summary of the growth projections by department is included in Appendix III.  

Table 1: Ten-year FTE growth projections by county agency

	Agency / Department
	2012 - Low
	2012 - High

	Council
	-5%
	5%

	Prosecuting Attorney’s Office (PAO)
	5%
	25%

	Assessor
	-5%
	5%

	Superior Court
	8%
	8%

	Dept. of Judicial Administration (DJA)
	-10%
	10%

	District Court
	-10%
	0%

	Sheriff *
	0%
	15%

	Executive
	-5%
	5%

	Dept. Executive Services (DES)
	-10%
	0%

	Dept. Natural Resources & Parks (DNRP)
	2.5%
	7.5%

	Dept. of Public Health (DPH)
	0%
	30%

	Dept. of Development and Environmental Services (DDES)
	-35%
	-15%

	Dept. of Community and Human Services (DCHS)
	-5%
	26%

	Dept. of Transportation (DOT)
	4%
	5%

	Department of Adult & Juvenile Detention (DAJD)
	-5%
	5%


*The Sheriff’s Office did not provide 2012 figures.  Percentages shown were extrapolated from 2008 projections

The 10-year growth projections for CX agencies ranged from a –2% to a +10% of 2002 staffing levels or –115 staff to +550 staff from a 2002 base staff of 5,453.  One notable exception is the PAO which had a high end growth projection of 25% which seemed high when compared with linked agencies such as the Superior Court (8.2%) and DJA which indicated a +10% growth.

Among non-CX agencies, DDES estimated a low-end ten-year growth projection of –35% and the DPH estimated a high-end growth projection of +30%.

Applying the FTE/TLT square foot per person average to the ten-year growth projections for the agencies currently housed in the downtown core buildings the anticipated growth in square footage would range from a low-end of –9,481 square feet to a high-end of 155,644 square feet.  

Agencies provided various reasons provided for the ten-year departmental growth projections.  The PAO assumptions are based on population projections while Superior Court projections are based on the same caseload growth experienced during the last ten years.  Superior Court projections assume the addition of five new judges plus staff.  DJA growth projections are based on a combination of Superior Court projections and offsetting technology enhancements.  

The proposed 2003 Space Plan noted the following regarding Sheriff’s Office projections:

“The Sheriff’s Office representatives did not believe there would be any staff reductions under any scenario. The Office of Management and Budget review of the Sheriff’s office indicated that under a worst case scenario about 56% of unincorporated King County’s population resides in areas that will be annexed into cities over the next 10-years.  A review of the potential annexation areas disclosed that few, if any, of these areas would be annexed to cities currently under contract with the Sheriff’s Office.  A likely scenario as far as population served would result in the Sheriff’s contracted and unincorporated populations decreasing by 13% to 27%.  Clearly then, the Sheriff is facing some significant downside risk in staffing levels if contract cities decide to create their own police force or if contracted and regional services do not grow at the same rate as decreased service populations.”

Despite the above annexation scenarios and downside staffing risks, Sheriff’s staff expressed belief that increases in line staff and administration staff will occur and that now is the time for a complete program and facilities plan update for the Sheriff’s Office. 
A summary list of ten programmatic and space needs are summarized on page 35 of the proposed 2003 Space Plan.  Included in the list is the desire to relocate 22,000 square feet of Criminal Investigation Division (CID) from the RJC back to the courthouse.  As a reminder, the CID was specifically programmed into the RJC in 1992 which at that time was considered a mandatory function.  Consideration to assess relocation of Special Operations is also noted.

Next Steps:  

· Develop or obtain diagrams and charts of where county agencies are located.

· Further analyze space standards using modern workstations and the impact on the N/PCOB space requirements.

· Analyze assumed growth projections for the PAO, Sheriff’s Office, etc.

· Respond to BFM Committee members’ questions and concerns.

· Complete review and analysis of the Implementation Plan section.

INVITED:

· Kathy Brown, DES, Director, Facilities Management Division

· Dave Preugschat, DES Deputy Director, Facilities Management Division

ATTACHMENTS:


1. Proposed Ordinance 2003-0100

2. Transmittal Letter, dated March 3, 2003

3. Proposed 2003 Space Plan
4. List: Proposed agencies to occupy N/PCOB

5. Department of Assessments e-mail, dated February 2, 2004
� The Facilities Management Division within the Department of Executive Services is responsible for performing these functions.


� The LEEDs Green Building Rating System™ is a voluntary, consensus-based national standard for developing high-performance, sustainable buildings. Members of the U.S. Green Building Council representing all segments of the building industry developed LEED and continue to contribute to its evolution (see:� HYPERLINK "http://www.usgbc.org" ��www.usgbc.org�)	.


� The 2003 Space Plan analyzes space for administrative, court, executive, legislative and judicial functions, and DOES NOT address space for jails, health centers, district courts or police precincts.


� Buildings excluded from the core buildings summary are specialty type buildings including functions such as district court facilities, public health clinics, police precincts, storefronts, shops, storage facilities and jails.  These spaces typically do not lend themselves to a per square foot analysis.  


� 2002 budgeted
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