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SUBJECT

A BRIEFING on the Children and Family Justice Center, Project 1117106  
SUMMARY

The Executive is proposing a design build development contract between King County and a yet to be selected contractor for the redevelopment of the 12th and Alder site for the new Children and Family Justice Center (CFJC).  Proposed Ordinance 2014-0183, referred to the Budget and Fiscal Management Committee, would approve an agreement and ask the Council to consider four alternatives to expand the base scope of work, if the alternates could be included within the limitations of the project budget of $210 million.  This briefing will provide an overview of the status of the project.
BACKGROUND
The CFJC project includes construction for the replacement of courtrooms, offices, the detention facility, and a parking structure.  The project is planned to occur in two phases:  Phase I is considered to be the base scope of work and Phase II is the future expansion of the court facility.  (Phase II includes the addition of two stories to the court building equaling five to seven additional courtrooms and additional supporting offices for Family Law.)  The current proposal is for Phase I and the potential to include any of the four alternatives related to Phase II scope that could be accommodated within the Phase I budget, if approved by the Council.
In August 2012, King County voters approved a nine-year property tax levy lid lift to finance Phase I of the new CFJC on the current site at 12th Avenue and Alder, on the southwestern edge of Seattle's Central District.  The estimated cost of the Phase I facility is $210 million.  The project is slated as a design build project.

Design–build (DB) is a project delivery system used in the construction industry.  It is a method to deliver a project in which the design and construction services are contracted by a single entity known as the design–builder or DB contractor.  DB typically involves only one Request for Qualifications/Proposals (RFQ/P) process, while a traditional project procurement process would include at least one RFQ/P process for both the design and the construction phases.

This delivery system relies on a single point of responsibility contract and is seen as a method to minimize risks for the project owner and to reduce the delivery schedule by overlapping the design phase and construction phase of a project.  The DB contractor is responsible for all of the design and construction work on the project.  
Design objectives for the project include the following:
· Create court space to co-locate programs and services for families and youth
· Provide a safe and efficient detention center with adaptability to respond to changing needs
· Provide a safe and secure court environment
· Stimulate growth for an economically, socially, and environmentally sustainable neighborhood
· Support neighborhood plans, policies, and aesthetics – including enhancing pedestrian mobility across the site, reconnecting Squire Park with First Hill, creating a street life that is diverse, and providing accessible community space
According to the Facilities Management Division (FMD), replacing the current aging facilities has been the county's highest priority capital project since 2008.  While considering replacement facilities, the county has spoken to stakeholders and residents in the area to learn about their priorities for redevelopment of the site.  Community priorities include retail space on 12th Avenue, open space, public transportation options, and campus access.
Basic Phase I project facts and figures included in the project are shown below: 
	Courthouse
	10 courtrooms, 137,000 sq. ft.

	Detention Center
	11 living halls, 98,000 sq. ft.

	Estimated Cost
	$210 million

	Levy Lid Lift
	Initial rate of 7 cents per $1,000 of AV for nine years

	Cost to Median Homeowner
	$25 per year

	Space Available for
Private Development
	approximately 118,000 sq. ft., or 2.7 acres

	Parking
	440 stalls in a 4-level garage (2 levels below grade, 2 above)


The Request for Qualifications process conducted in 2013 resulted in three DB teams invited to compete for the contract.  DB teams respond to a Request for Proposals (RFP) that outlines the county needs.  The three finalists currently being considered:
1. Balfour Beatty Construction (known locally as Howard S. Wright), HOD, and Integrus Architecture
2. Hoffman Construction and KMD Architects
3. Mortenson Construction with NBBJ Architects
Final proposals were submitted on April 18, 2014.  The final DB team recommendation (from the project team and the CFJC Oversight Committee) is still under review.  As a result, the Council may not receive final selection information as originally planned.  
Alternates
The Executive is requesting that the Council consider certain scope changes for the project – referred to as alternates – if those alternates can be accomplished within the approved DB contract amount of $154 million.  The alternates are as follows:
1. Alternate I:  Expansion of Phase I to include expanded courthouse lobby areas, daycare, and general circulation to accommodate Phase II  (12,000 sf)
2. Alternate 2:  Enlarge Phase I support areas in the detention building to accommodate additional offices, interview rooms, storage and toilets related to activity in Phase II courtrooms (4,000 sf)
3. Alternate 3:  Add shell and core of two additional floors for Family Law Court Program (70,000 sf)

4. Alternate 4:  Seattle School District Alder Academy (5,500 sf)

City of Seattle – Changes in Zoning
Concurrent with the final DB contractor decision timeline, a "text amendment" is proposed for consideration by the City of Seattle.  The proposed justice center is located in the City of Seattle in a multi-family zone.  For construction of the CFJC to move forward as envisioned, the Seattle Municipal Code land use section will need to be revised.  
The proposed amendment to be considered by the Seattle City Council would establish a public facilities definition for youth services centers operated by King County and allow additions or expansions of such centers to accommodate the unique programming needed to provide for service delivery.  Specific areas include development standards for width, façade limits, and setbacks due to the unique programming required for delivery of the court and detention facility.  

According to FMD staff, the text amendment that will be considered will ask for the following changes to Title 23 of the Municipal Code:

1. NC3 zones:  for Youth Services Center operated by King County, development standards for maximum width and setbacks may be waived or modified by Director as long as the Urban Design objectives are met.

2. NC3 zones:  Youth Services Centers operated by King County are permitted.

3. LR3 zones:  Youth Services Centers operated by King County are permitted.

4. LR3 zones:  for Youth Services Center operated by King County, development standards for width, structure depth façade length limits, and setbacks may be waived or modified as a Type 1 decision (Planning Dept. Director) as long as the Urban Design objectives are met.

As of this writing, the proposed amendment has not been introduced for consideration at the City of Seattle.  However, City of Seattle council staff have indicated to FMD that the text amendment legislation will likely be introduced in early August with final passage anticipated by the end of September.  

Estimated costs for the project could escalate depending upon the timing for consideration of the final version of the amendment.  If the text amendment is not approved in September as anticipated, the delay in consideration by the City has the potential to either possibly change the scope of the project (in the event that it is not considered or passed) or to delay the current schedule.  

Parking

As envisioned, the construction of the new courthouse and detention facility on the north half of the site will occur initially with the current structures continuing operation.  When construction is completed, the next step is the demolition of the existing facilities and construction of a new, centrally located 440 space parking structure on the south half of the site.  (In Phase II, additional spaces could be approved for up to a total of 600 spaces.)  The parking garage is to be located within the interior of the site and is anticipated to improve traffic flow and neighborhood aesthetics.  
Budget

$210 million has been appropriated for the project.  It is unusual for large construction contracts to receive lump sum project appropriation.  The Council usually appropriates multiple amounts as a project progresses.  The difference with this project is the DB aspect that allows the county to contract for both design and construction with one entity.  A breakdown of the estimated costs is shown in the table below:  
	Element
	Cost

	Architectural / Engineering
	9,079,681

	Courthouse
	69,926,948

	Detention Facility
	45,295,157

	Parking
	15,738,537

	Site work
	12,483,226

	Demolition
	2,689,936

	Equipment
	7,063,534

	Contingency 
	13,433,265

	Project Administration FMD
	5,372,149

	1% for Art
	2,009,274

	Other Costs
	26,908,487

	Total Costs of Development
	210,000,194 


It should be noted that schedule delays have the potential to drive costs upward.  At this time, the costs associated with delays has not been verified.  However, it is assumed that both staff oversight costs and DB team costs will increase.
Ballot Measure Requirement regarding Energy Efficiency

Ordinance 17304 that approved the ballot measure for consideration by the voters, included in Section 8 requirements for an energy efficiency report for heating and cooling the new facilities.  The text is below:

A. If the proposition in section 6 of this ordinance is approved by the voters, then, before requesting construction funds, the executive will submit to the council a report on alternatives for heating and cooling the new facility.  The report shall contain, at a minimum:

1. Options for heating and cooling the building;

2. A discussion of the operating, maintenance and equipment replacement costs for the various options;

3. A discussion of the greenhouse gas contributions of the various options;

4. A discussion of how each option achieves the goals established by the Seattle 2030 district, of which king county is a participating member;

5. A discussion of any approved city of Seattle district energy project that might encompass the children and family justice center.
This requirement was included for the project prior to an understanding that a DB methodology would be used.  Because the DB contractor is responsible for design and construction work, the design will need to consider the energy efficiencies after the contractor has been determined.  FMD currently anticipates that the report could be completed during the design verification period (120 days after the contract is finalized). 
INVITED:

1. The Honorable Judge Susan Craighead, Superior Court

2. Kathy Brown, Director, Facilities Management Division
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