Attachment A

Section One


2008 Update to Executive Summary

This is the 2008 update to the 2006 - 2007 Space Plan.  This updated Executive Summary should replace the Executive Summary in the 2006 – 2007 Space Plan
This update to the Executive Summary, along with the existing Space Plan that was previously transmitted to County Council, serves as the 2008 Space Plan.  
Updating the 2006 – 2007 Space Plan in this manner, rather than submitting a new plan, is the most appropriate approach at this time.  The 2006-2007 Space Plan was transmitted to council only this past December and has not yet been acted upon.  In addition, there are many ongoing facilities planning efforts currently underway, including major criminal justice facilities master plans and the evaluation of the proposal to redevelop the King County Administration Building site.  Given the status of those efforts and the significant impact they may have on county space planning, development of a wholly new space plan should await the outcome of those efforts.  
The King County Space Plan addresses some of the office space issues facing King County government.  This report continues to analyze and propose resolutions to issues outlined in the 2005 Space Plan as approved by the King County Council in November of 2005. Furthermore, the plan considers several critical policy decisions adopted by the King County Council over the past year which impact the mid and long range general government office needs.  
Now that King County has achieved its goals of reducing its reliance on outside leased space through the construction and occupancy of the New County Office Building, now known as the Chinook Building, the emerging program-specific space needs in several areas must be addressed expeditiously and in a coordinated manner.  While the King County Council has approved the lease and acquisition of a consolidated elections facility in Renton, there remains a critical need to secure a primary King County Data Center.  The King County Executive has transmitted for King County Council consideration a long-term lease and supplemental appropriation request to move the existing data center located in the Seattle Municipal Tower.  The County Council is considering the Executive’s proposal for a long-term lease opportunity near Tukwila.  Approval of this lease and appropriation will bring to an end the search for a new data center.

Additional needs include space requirements for criminal justice agencies, and the Seattle-King County Department of Public Health.  The long-term program needs for many of these agencies are being identified through a series of operational master plans (OMP) and facility master plans (FMP) studies have been recently completed or are currently underway for:

· District Courts;

· Superior Court;

· King County Sheriff’s Office (KCSO);

· Department of Adult and Juvenile Detention (DAJD); and
· Seattle-King County Department of Public Health.

Developing facility solutions to address the projected program needs of the various other agencies will be both challenging and costly in terms of capital investment requirements and increased ongoing operating costs.  These solutions will affect both downtown facilities as well as facilities at many of the county’s suburban locations.  

Since the geographic size and population of unincorporated King County is shrinking due to annexations and incorporations, one might expect corresponding reductions in staff and facilities requirements.  This is not necessarily the case for many of the core county services located in downtown Seattle, which comprise “regional” services that must be provided by the county regardless of annexations and incorporations.  Furthermore, reductions are not occurring as one might expect in many of the suburban locations.  Shifting service populations and growth in the urbanizing areas has created a need to relocate services rather than eliminate services.  Additionally, the county frequently provides contract services to cities requiring a continuation of services previously provided before annexation or incorporation.  These contracts can be terminated by the cities with little notice, providing a heightened level of complexity to any OMP/FMP analysis.   

The program planning for the Chinook Building has resulted in a building large enough to house 1,450 employees in 2007; this includes 120 work spaces on the currently non-specific programmed eighth floor and is consistent with the10-year staff projections for the Chinook Building tenant agencies.  The Facilities Management Division expects that full occupancy ultimately will exceed 1,550.  The current 2016 staffing projection for the Chinook Building tenants is 1,287 budgeted FTEs (not including temporary staff and the 8th floor).  The space programming in the Chinook Building is being used as a basis for the final countywide space standards presented.  Proposed changes and expansion of the space standards are presented in “Section Four” of the previously submitted 2006-2007 plan, entitled,” Space Policies.”
A projection of staffing outcomes for county departments over the next 10 years does not result in a significant reduction in demand for downtown Seattle office space.  Rather, the staffing forecast once again shows a slight growth in space needs as the probable outcome.  One possible variable which has not yet come into play would be a significant movement of one or more of the larger county agencies to the suburban areas from downtown Seattle.  The movement of elections to Renton is an example of such a move.  That move resulted in the vacation of about two thirds of a floor in the King County Administration Building.  While the 15,000 rentable square feet vacated is relatively immaterial when compared to the county’s 1.5 million square feet of occupied downtown space, further moves to the suburbs could be a space planning issue.  
The King County 2005 Space Plan clearly established the King County Courthouse as a specialty facility for agencies that require security screening and a higher level of security throughout the building.  Currently the county’s detention facilities and courthouses have this level of screening.  Duplicating this level of screening for general office settings is expensive.   Projected growth, suburban specialty building consolidations, or changes in policy may add to the demand for secured space in the Courthouse or elsewhere.  Functions not in need of the heightened level of security in the Courthouse may be moved to other locations, while functions in need of a heightened level of security may be moved to expanded court or detention facilities.     

With that in mind, the Facilities Management Division (FMD) recently evaluated the feasibility of moving the Work Release Program from the Courthouse.  That study concluded that while it is currently not cost effective to move Work Release from the Courthouse to create space for general office/courts backfill, there will be a time when this type of move may need to be considered again.  The council has asked that this idea be revisited once the Integrated Security Project (ISP) is completed in the King County Correctional Facility (KCCF).  
Major maintenance will continue to be funded consistent with county code requirements.  A plan to reduce deferred maintenance has been developed with the intent to maximize the useful life of facilities and thereby avoid excessive repair and replacement costs.  The FMD is working to address conditions found from a countywide building assessment survey and to strengthen management of the county’s Facilities Major Maintenance Program.  There are two buildings that warrant consideration of replacement prior to further significant outlays of major maintenance funding.  These are the Alder Building at the Youth Services Center and the King County Administration Building.  
The Alder Building is showing signs of reaching the end of its useful life with major maintenance requirements estimated in excess of $20 million. This does not account for probable code upgrades that would be required if a major renovation of this building is undertaken.  The continuing use of this building will be evaluated as part of the facility master planning process that implements the Superior Court and Department of Adult and Juvenile Detention (DAJD) operational master plans and integrated criminal justice planning currently completed or underway. 
Another planning effort currently underway is an economic feasibility analysis related to the potential redevelopment of the King County Administration Building site and the possible sale of the King Street Center.  Market conditions appear to be such that these efforts could result in an ability to redevelop the King County Administration Building site, and consolidate King County services downtown without added costs to King County taxpayers.  The redevelopment of this site also comes into play when considering the results of criminal justice planning currently underway and the space needs of criminal justice agencies.
The King County Administration Building will require significant major maintenance investments in the very near future.  These maintenance investments, coupled with the presence of asbestos in the building and its inefficient design, may contribute to the economic viability of replacing the building.  This idea is currently under study and the FMD will proceed, as approved, with additional feasibility study of this approach.  

The Space Plan continues to address annexation/incorporation impacts by placing those suburban facilities that may be affected by changing county service delivery on a “watch list.”  This approach has been expanded in the 2006 -2007 Space Plan to include those facilities likely to be affected by the outcome of OMP/FMP processes or facilities at risk because of budgetary constraints.  Buildings placed on the “watch list” will be subject to reduced levels of refurbishment and rehabilitation until it is confirmed that individual buildings will be needed over the long-term for county operations.  Capital investments in “watch-list” buildings will be limited to near-term requirements involving direct risks to health and safety or to maintain the physical integrity of the building.  The Space Plan continues a policy to address this condition.

The Space Plan also includes revised space programming standards that were developed as the Chinook Building was being programmed.  An implementation step accompanying the 2002 Space Plan called for a pilot test of modular furniture efficiencies.  The Assessor’s Office remodel was selected as the test project.  Although affected employees of the Assessor’s Office are primarily field employees, the Assessor reduced their eighth floor Administration Building space by over 20 percent,  freeing up space for other county functions and further reducing the reliance on leased space.  Thus, under many circumstances, investment in upgraded modular furnishings may prove cost effective over the long term by providing more efficient use of space.  Modular furniture will be a feature of the Chinook Building and other upgrades of workspace undertaken over the next few years. 

The Chinook Building contains primarily open workstation configurations with hard-walled rooms in the middle of the floor, and on the north and south sides of the building.  Rooms on the north and south sides of the building will have substantial glass so that all workstations will have access to natural lighting.  The available workstations are modular with two size options. There is a standard size and a supervisor/specialty size that is slightly larger. The space planning goal for the Chinook Building was to provide employees highly efficient work space that adheres to modern work practices and environments.  This has been achieved with highly efficient space configurations and noise mitigation measures.  Accordingly, the 2006 - 2007 Space Plan once again proposes a policy that embraces this concept by calling for a feasibility study to systematically replace office furniture and provide on-call ergonomic assistance to size and configure new work stations.  This study would be carried out subject to the availability of funding.  These space improvements should be closely coordinated with the county’s technology plans and upgrades/changes to computer equipment and other hardware.  

The average occupancy for office workers in both owned and leased core facilities is 260 rentable square feet per employee exclusive of courtrooms and court affiliated spaces (see Table 2 for a list of buildings and staff included in this calculation).  This compares favorably to national occupancy benchmarks for similar type spaces.  According to exchange data for 2006 presented by the Building Owners and Managers Association International (BOMA), average occupancies by relevant categories compared to the county average are as follows:
	Category
	Average Rentable Square Feet per Office Worker 

	*King County General Office Occupancies – Budgeted
	260

	
	

	Private Sector – All Buildings Single Purpose
	342

	Private Sector – Downtown 100,000 to 300,000 Sq Ft Single Purpose
	283

	Seattle – Downtown 100,000 to 300,000 Sq Ft Owner Occupied Buildings
	312

	Public Sector – All Buildings
	331


*Does not include true temporary employees. Includes TLTs.

The 2006 - 2007 Space Plan goal with regard to space occupancies, is to reduce the average square foot occupancy for county agencies even further, particularly for those agencies that have square foot occupancies materially higher than the county average.

With the completion of the Courthouse Seismic Project and the programming of a new building or buildings, expectations are that future tenant improvements in the Yesler Building, Courthouse, and Administration Building (if retained) will be designed using these space standards.  Proposed space standards will then be tested against the results of this programming effort but in the context of accommodating probable staff growth over the next five to ten years.  A combination of space efficiency initiatives and long-term office building strategies will result in the optimum-sized building to house county agencies and more efficient use of the larger downtown core office buildings.  
Finally, the development of the Chinook Building has provided King County an opportunity to address space planning policies related to Leadership in Energy and Environmental Design (LEED) principals.  We expect to receive at least LEED Gold designation for the Chinook Building.
The remaining sections of this document contain the balance of the King County 2006 – 2007 Space Plan.  The data that served as the foundation for the analysis included herein is presented in the appendices to this plan.   Below is a summary of the key recommendations in this plan.
It is recommended that:

· King County continue to move toward office space consolidation through the programming of the Chinook Building, the consolidation of long-term leases, or the development of facility master plans (FMPs) in response to approved operating master plans (OMPs);

2008 Status Update.  With the addition of the Chinook Building to the county’s inventory, King County was able to terminate more than 251,000 rentable square feet of leased space in the downtown core.  By relocating to the Chinook Building the Department of Public Health, Department of Community and Human Services, and the Office of Information and Resource Management were able to achieve greater consolidation of their functions.  Moving Finance and Business Operations from the Exchange Building to the Chinook building brought them in closer proximity to the rest of their operations which were left in the Administration building close to the Assessor’s Office, due to the interrelated business operations and service delivery. 

· The programming of the Chinook Building will serve as a foundation for the updated space standards as presented in this 2006 - 2007 Space Plan; 
2008 Update.  The programming of the Chinook Building, using efficient modular furnishings, resulted in a new King County space standard to use as a guideline for all future space programming in a general office setting.  The 2006 Space Plan reported that the average per square foot occupancy for the county combined leased and owned in the downtown core was 260.  
· The county should continue to backfill vacated spaces in county-owned buildings by moving agencies from leased space to county-owned space, rather than leasing new outside office space during periods of program expansion;  
2008 Update.  The new consolidated Elections facility in Renton vacated 15,300 rentable square feet (11,500 useable square feet) on the 5th floor of the Administration Building.  

· Over the mid-term, the FMD should create project spaces in the Chinook Building designed to eliminate the need to move assigned employees to outside leased space.  This project space would provide surge space for tenants in the Chinook Building, thereby eliminating the need to move employees to outside leased space for expanded programs;
· The FMPs addressing each operational master plan will not only consider adjacency requirements but also common facility solutions addressing the needs of the various agencies;
2008 Update.  The Integrated Criminal Justice FMP is poised to do just that.  Over the next two years, the Superior Court, District Court, King County Sheriff’s Office (KCSO) and the Department of Adult and Juvenile Detention (DAJD) have or will complete Operational Master Plans, Facility Master Plans, and related studies to identify future needs, increase efficiency in service delivery and reduce overall facilities capital and operating costs.  Components of these long-range plans are being accelerated to help policy makers with 2008 decisions.
Given the overlap in the timing of the OMP, FMP and space planning processes, and the close operational relationships of key criminal justice (CJ) departments and branches, the county has a unique opportunity to integrate these capital planning efforts to identify potential efficiencies and to provide the seamless delivery of services.  Given the large scale of capital assets required to provide CJ services, the potential for achieving cost savings through an integrated effort is significant.

Operational and facility decisions of CJ agencies will impact the facility and capital decisions of other non-CJ agencies in King County.  Such efficiencies may include the co-location of services, identifying opportunities for sharing capital expenses, and the strategic sequencing of capital projects to maximize the utilization of facilities.  Ultimately, operational and facility issues require a holistic look at a given entity and its partners. 

· As the current round of FMPs are finalized, the county should undertake a broad planning process related to services currently delivered at suburban locations and develop a strategy to reconfigure the location and services delivered in the suburbs as additional annexations to cities occurs.  Contracts with cities for delivery of services should also be considered in this planning effort;
· The county’s current efforts to complete operational and facility master planning for the District Courts, Superior Court Children and Family Programs, KCSO, Adult and Juvenile Detention, and Seattle-King County Department of Public Health all lead to further analysis and implementation of co-location recommendations.  The FMPs addressing each operational master plan will not only consider adjacency requirements but also common facility solutions addressing the needs of the various agencies and lead to further analysis and implementation of facility changes for those buildings on the watch list.  Accordingly, site master plans should be developed for:

· The Norm Maleng Regional Justice Center 
       2008 Update.  Site masterplan efforts began in September 2007 and          

       will be completed by July 2008.
· The Youth Services Center Site 
       2008 Update.  A site master plan was completed in 2005 and will be          

       updated in 2008 as Superior Court’s unified family court needs are            

       defined.
· Downtown buildings including Goat Hill  
       2008 Update.  The outcome of planning for the criminal justice  

       agencies and feasibility,  programming of the new County  

       Administration Building, and resolution of considerations associated 
      with City Hall Park and the south entrance to the Courthouse all will  

      serve as a foundation for the downtown campus master plan.
· In response to the King County Council’s interest in providing weapons screening to all separately elected officials and the King County Executive, the county should develop a strategic security plan that will address all facets of security in the county’s general government buildings and parking garages. The council recently expressed their desire that the Executive ultimately be located in the Courthouse;
2008 Update.  King County is undertaking a comprehensive assessment of security in King County buildings which will conclude in facility, organizational, and resource recommendations.

· The county’s current efforts to complete operational and facility master plans for the District Courts, Superior Court Children and Family Programs, KCSO, Adult Detention and Public Health will lead to further analysis and implementation of service locations including recommendations related to placement of services downtown and the Norm Maleng Regional Justice Center (RJC);
· If deemed advisable, the FMD and the Office of Management and Budget (OMB) will propose a full costing methodology for building operations, maintenance and replacement for review and approval by the council; 
· The FMD shall participate in the KingStat Performance Measurement program as a means to ensure that the FMD is monitoring and meeting performance expectations expected with regard to building operations and maintenance;  
· King County agencies should utilize space standards during the planning and design of tenant improvement projects and capital improvement projects (CIP).  Implementing agencies should certify compliance with space standards to the King County Executive and the King County Council for all tenant improvement and CIP projects;       
· County agencies should program and construct all new or refurbished office space and tenant improvement projects consistent with the Leadership (LEED) policies found in Ordinance 15118, if the cost of those projects exceeds $250,000;      
· Modern workstation furnishings and filing systems should continue to be considered in remodels of existing county-owned space and planned into the Chinook Building.  The FMD should undertake an evaluation of office work station replacement, and, if feasible, develop a strategy for systematically upgrading all office work stations.  Decisions on installing such furnishings should be considered when proven cost effective and/or would result in substantial ergonomic improvements to work space; and
2008 Update.  Where economically feasible, modern workstations are being considered in all re-models of existing countyowned space and modern workstations were installed in the Chinook Building.  It is not economically feasible to systematically upgrade all office work stations at this time.

· The OMB should revise instructions related to CIP requests so that requests consider not only the direct cost of service, but also ancillary costs of space and move.
· King County should continue to evaluate space planning options in the context of the potential redevelopment of the King County Administration Site.
