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Staff Report

SUBJECT: 
This motion would approve a report on reopening of the King County Courthouse South entrance as requested by Ordinance 15586, Ordinance 15917 and Motion 12335. 
BACKGROUND: 

Historically, the primary entrance to the Courthouse was on the South side of the Courthouse in the area that is currently the loading dock. The service entrance to the Courthouse was at the basement level, which was accessed via a vehicular tunnel below City Hall Park. The entrance to this tunnel is located at the South end of City Hall Park between Dilling Way and the Yesler overpass. In 1967, based on increasingly limited vehicular service access in the basement, the tunnel was abandoned as the service entrance for the Courthouse. The historic South entrance was converted to a loading dock and the primary entrance was relocated to the 3rd Avenue and 4th Avenue entrances on the first and second floors. 

Re-Opening of the South Entrance:

Preliminary planning and design work was undertaken on a South entrance to the Courthouse as recently as 2000. The impact of the Nisqually earthquake in 2001affected projects at the Courthouse. The Courthouse and Seismic Project or CASP project shifted the focus of the Courthouse construction to more urgent needs. Preliminary work and schematic drawings for the South Entrance project were completed as late as January of 2001 just weeks before the earthquake hit. Details of the project as envisioned at the time are included below: 

Scope:  

The scope of work for restoration of the Courthouse South Entry in 2001 included:

· Restoration of the historic south entry, 
· Relocation of loading dock services to the south end of City Hall Park, 
· City Hall park landscape and hardscape improvements, 
· Development of a separate WER entrance, 
· Elevator modifications and addition of new stairs and escalators, 
· Reconfiguration of 3rd and 4th Avenue Entrances to Exit only, and 
· Lobby improvements.
Copies of the South Entry Restoration design (December 2000) and basis of design narrative prepared by the design team (Coughlin, Porter, Lundeen) are available upon request.

Schedule:  
The direction to initiate a design to restore the historic South Entry to the Courthouse did not occur until midway through the schematic design phase of the Courthouse Seismic Project which resulted in the south entrance design slightly behind the schedule for the core seismic project.  Additionally, because the South Entry design included an interface with the City Hall Park it was necessary to coordinate with City of Seattle and community stakeholders in an open public process.  The Design Development phase for the core seismic project was concluded on January 19, 2001.  
Immediately following the Nisqually Earthquake on February 28, 2001, the Executive recommended to the Council that design work on the South Entry Restoration alternate be stopped in order to allow the design team to focus all of their efforts on completion of the core seismic project.  The BFM Committee members concurred with the Executive’s recommendation and the project was stopped.

Budget:  
Because the South Entry was discretionary and not part of the original “Fire and Life Safety” core seismic project it was tracked separately from the core seismic project.   In order to avoid the possibility of potential future budget and/or permitting conflicts the South Entry restoration project was tracked as a separate additive bid alternate.  Following the direction to stop work on the South Entry design in March 2001, a final design development cost estimate for the South Entry Restoration was submitted on April 5, 2001 for $6.7 million.  
Courthouse Seismic Project Construction:  
During construction of the Courthouse Seismic Project the existing loading dock and Jefferson Street were used as the site for the tower crane and construction service access. 

Courthouse Seismic Project – Lobbies Project:  
In June 2003, after the Courthouse Seismic Project was underway, the Executive proposed Courthouse Lobbies Project that incorporated several elements of the previous South Entry Restoration Project.  The $8.0 million Lobbies Project was implemented as an amendment to the Courthouse Seismic Project and included improvements to the 3rd Avenue and 4th Avenue building entrances, reconfiguration of security access equipment to improve traffic flow and equipment upgrades to improve elevator service.  The project combined art projects and historic finishes to improve the historic character of the entrance lobbies.  The project:

· Reconfigured the entrances on 3rd and 4th Avenues and upgraded the security screening equipment and processing layout.

· Upgraded elevator service by activating two additional elevators and provided a state of the art control system to significantly improve the capability of the existing elevators.  The existing elevator cab interiors were refurbished.

· Provide major architectural refurbishment of the 1st and 2nd floor lobbies consistent with the original Courthouse design.

· Art projects.

The Courthouse Lobbies Project was completed in May 2005.  The Courthouse Lobbies project scope of work did not include restoration of the south entry, relocation of the loading dock, separate WER entrance, or City Hall Park improvements.

City Hall Park:
When discussing City Hall Park, to be clear, we’re referring to a public park, which is owned and operated by the City of Seattle and is located at the South end of the King County Courthouse between Jefferson St. on the North, Dilling Way on the South, 4th Avenue on the East and 3rd Avenue on the West. This public park covers area of 1.3 acres and contains walking and sitting areas. 

The City is currently undertaking a project titled “City Hall Park Improvement Project” with the goal of transforming City Hall Park into an attractive gateway to downtown Seattle. The City has further been presenting its redevelopment plan to neighborhood groups and also briefed the Committee of the Whole on June 5, 2006. The 2006 estimates for the redevelopment project in City Hall Park were $3.5 to $4.0 million 

The Board of Park Commissioners recommended the schematic design to the Park Superintendent for approval on June 22, 2006. Following the Superintendent's decision, the City Council was to be briefed on the design. The most recent public update (June 2007) indicated that the City was postponing any further work for City Hall park until the County had progressed further in our design of the South Entrance. It is currently unclear whether the Superintendent made a decision on schematic design. 

The schematic design for City Hall Park Improvements has been reviewed by multiple parties including a Project Advisory Team, the Seattle Design Commission, and the Pioneer Square Preservation Board Architectural Review Committee.  City of Seattle Parks Committee briefing on this project has been scheduled by the Chair of the Committee, Councilmember Tom Rasmussen.  King County Councilmembers have been invited to attend this briefing, to be held on April 22nd in the City Hall Chambers.
Prior Legislative History:
The County Council has passed several pieces of prior legislation related to the re-opening and historic preservation of the Courthouse South Entrance. A summary is briefly included below: 

Ordinance 15586 (September 2006): appropriated $375,000 for the funding of updates to the original 2001 designs for the project as well as other due diligence work. This ordinance also included language noting the importance of a more thorough look at the space planning efforts and capital project needs for the downtown campus. 

Motion 12335 (September 2006): called for a detailed evaluation of funding options, debt capacity, security and operational impacts, and access to the courthouse by all branches of King County government and their employees, jurors and the general public of capital improvements to renovate and reopen the south entrance to the King County Courthouse and for the potential closure of the east and west entrances of the courthouse.
Ordinance 19515 (October 2007): once again called for the report called for by Motion 12335 to be submitted and also pointed out that decisions of this magnitude should not be made in absence of vital information such as the 2006 space plan, which at that time was eighteen months late. 
ANALYSIS: 
The Executive submitted the Courthouse South Entrance report to the Council in November 2007. The report addresses several critical issues as directed by the County Council. Specifically, the report covers: 
· A detailed security staffing and operations evaluations

· Study of public use and the impacts to public access of both the reopened entrance as well as closing the east and west entrances

· Outreach to the stakeholder groups that use the building

· A detailed study of the identified issues surrounding funding, debt capacity and operational impacts to branches of KC government

Section A of the report is the Courthouse Utilization Study. OMB conducted a study of the pedestrian utilization of the courthouse. This study was conducted in July and August of 2007. The study found, not surprisingly, that pedestrian traffic flows into the building peaked between 8:00 and 9:00 am as well as 12:30 to 1:30 pm. Also, there are currently four screening stations: 

· 2 on third avenue

· 1 on fourth avenue, and

· 1 in the tunnel between the courthouse and administration building

The utilization study found that there was a demonstrated need to continue the use of four screening stations. The report concludes that three screening stations should be included in the South Entrance with one remaining in the tunnel. The report surmises that if there were only two screening stations at the South Entrance, it was much more likely that there would also be long queues at the tunnel entrance. 

The utilization study also looked at Courthouse staffing models and the decision of whether or not to continue operating a loading dock for the Courthouse. Currently there are 16 screeners and 5 deputy sheriffs to staff the various Courthouse entrances. If the number of entrances is reduced staffing efficiencies could be achieved through staff reductions. The Executive looks at four staffing models to view the difference in costs. These options are summarized below: 

· Option 1: Deputies at 3rd & 4th Avenue, as well as a courthouse loading dock. 

· Option 2: Deputies at 3rd & 4th Avenues, and no loading dock

· Option 3: No Deputies at 3rd & 4th Avenues and a loading dock

· Option 4: No Deputies at 3rd & 4th Avenue and no loading dock. The Table summarizes the various cost implications of the options. 
Table 1: Operational Impact of Various Options: 

	Cost
	Current Staffing
	Option 1
	Option 2
	Option 3
	Option 4

	Screeners
	16
	12
	11
	12
	11

	Deputies
	5
	10
	9
	5
	5

	Total Annual Costs 
	        1,183,000 
	  1,306,000 
	  1,186,000 
	   971,000 
	   918,000 

	Fiscal Impact
	0
	     123,000 
	         3,000 
	 (212,000)
	 (265,000)


As noted above, Option 3 and Option 4 both provide operational savings to the County over the current model. This table shows only the operational costs. Later in the staff report when Capital Costs are discussed it will be shown that the value of the capital cost differences between Option 3 and Option 4 is approximately $8 million. 

The study notes that KCSO recommends continued staffing at 3rd & 4th Avenue, even if the doors are converted to exit only. The Executive recommendation in this report is that, if the county moves forward, no deputies be stationed on the 3rd & 4th Avenue exits. 

Stakeholder Outreach Efforts: 

FMD performed an outreach study seeking comment from principal user groups of the Courthouse. FMD solicited comments from the following groups regarding renovation and relocation of entrances to a new South entrance: 

· King County Superior Court

· King County District Court

· King County Prosecuting Attorney’s Office

· King County Sheriff

· Department of Judicial Administration

· Office of Civil Rights Enforcement

· Pioneer Square Historic Board

· King County Landmarks Board

· King County Bar Association

The report notes that: Restoring the south entrance was supported by all stakeholder groups provided that the level of security is not reduced and the City Hall park is cleaned up.” The letters sent by the various stakeholders are included in the report, beginning on page 58. The District Court’s letter appears to have been omitted from this report, and a copy is included as Attachment 4. The letters appear to reach a somewhat different conclusion to that described by the stakeholder statements summary in the report.  It may be more appropriate to label the tone of the letters as recognizing the historical significance of the project, but also raising serious concerns regarding the operation of the building. 

Appendix B to the report contains a narrative summary of the comments received. Note: it appears that the Council and other Legislative Branch agencies like the Auditor and Clerk were not included in this outreach effort. 

Project Capital Improvement Costs: 

The biggest single question regarding this project is the future of a loading dock facility within the Courthouse. The current Courthouse loading dock facility is in the location of the historical entrance to the building. The renovated South entrance would replace the loading dock. This necessitates a choice of whether to continue to have a loading dock in the Courthouse. This decision is approximately a $8.3 million dollar choice. 

· Capital Cost with a loading dock: $16.5 - $16.8 million

· Capital Cost with a loading dock: $8.5  - $8.9 million

The utilization study discussed earlier in this staff report found that the Courthouse loading dock is an under-used facility. Deliveries to and from the Courthouse could be made via either the “old” loading facility located underneath City Hall Park or into the Administration building or a “new” administration building with a modern facility. 
Several of the stakeholder groups noted the possible operational impacts of not having a loading facility within the Courthouse. Also, the report notes that there may be other operational cost increases associated with not having a loading facility in the building. The example that was cited was the possible need for additional janitorial staff to transport garbage from the Courthouse to one of the other county loading facilities. The Executive would not support a project to rebuild the loading facility in the Courthouse. 

Life-Cycle Project Costs: 

As noted above, the project costs will be between $8.5 and $16.9 million depending on the choices made surrounding the loading dock facility and staffing. The report discusses both the capital project costs which are relatively straight forward, depending on the choices surrounding a loading dock facility, and also looks at a project life-cycle costs which essentially credits the project for operational savings (if any). 

The project has received an $800,000 grant from the Historic County Courthouse Rehabilitation Grant Program of Washington, which is also credited to all the various options. 

Table 2: Life-Cycle Capital Cost Estimates
	Cost
	Option 1
	Option 2
	Option 3
	Option 4

	Capital Costs
	16,500,000
	8,500,000
	16,900,000
	8,900,000

	Annual Staffing
	123,000
	3,000
	(212,000)
	(265,000)

	 
	
	
	
	

	Life-Cycle Capital
	10,700,000
	5,300,000
	10,900,000
	5,600,000

	Life-Cycle Staffing
	1,600,000
	-
	(2,700,000)
	(3,400,000)

	 
	
	
	
	

	Total Life Cycle Costs
	12,300,000
	5,300,000
	8,200,000
	2,200,000

	 
	
	
	
	 

	Annual Debt Payments
	      1,113,954 
	         546,334 
	      1,142,335 
	         574,715 


Project Financing: 
The prior legislative action also called for an analysis of the debt capacity associated with the South entrance project. The report notes that over the next few years, the County will be issuing permanent debt for the following project: 

· Jail Integrated Security & Jail Health Projects

· Elections Facility 

· Data Center Replacement 

· Accountable Business Transformation (ABT)

If these costs are included into the current general fund debt, the remaining total indebtedness the County could incur without exceeding our current debt limit is approximately $27 million. That amount is sufficient to cover the costs of the options presented for this project, but it does not allow for a significant amount of debt capacity for other, potentially high priority, county projects. The County is currently undertaking planning processes for a number of agencies, including: 

· District Court

· Superior Court

· King County Sherriff’s Office

· Adult and Juvenile Detention

· Health Department

The report correctly points out that final decisions on these projects have not been made. Depending on the mix of projects for these agencies, if any, the remaining debt capacity could be exhausted. Certainly with the case of expanding the capacity of the adult and juvenile detention systems would exhaust all remaining debt and it is likely that voter approved funding would be necessary for this type of expansion. The various projects that might be approved for the agencies listed above would be funded from the same county resources as the South entrance project. 
Use of Proceeds from the Sale of the North Kingdome Lot: 

One of the options contemplated for paying a portion of the construction costs of the South Entrance is the Kingdome North Lot sale, expected to close in late 2008 or 2009. Currently, under county code, ten percent of the sale of current expense owned property is transferred to the County’s cultural development authority, 4Culture. In this case, ten percent is roughly $1 million. The report indicates that the County could instead use these funds for the Courthouse South Entrance. 

In adopting the 2008 budget, the Council identified $2 million of the sale of the North Lot as funding that could ultimately go towards the Courthouse South Entrance project. This identification was made in the current expense fund financial plan, which was adopted as an attachment to the 2008 budget. 
Remaining Issues to Consider: 

There are several issues still to consider with regard to moving forward on a renovated South Entrance project. The first is the consideration of a New Administration Building on the site of the current administration building. While this building would eliminate the need for a Courthouse loading dock, or additional staffing related to garbage removal, it may require significant county investment. 

Next, the single biggest decision to make within the scope of the project is the final determination on a loading dock facility. Currently, the Executive, according to the report, would not support an option whereby a new loading dock facility was built in the Courthouse. The stakeholders have raised this as an issue of concern. 

The capital cost estimates include new security screening equipment that is more efficient than currently in use. The report envisions a new South Entrance with state-of-the-art security equipment that maximizes security operations as well as traffic flow. Specifically, this includes: 

· Monitors greeting the public and broadcasting instructions upon entry to the building

· Walk through metal detectors sized for ADA accessibility

· Smaller X-Ray machines with longer rollout tables on each end

The report notes that ultimately advances in security technology could reduce the need to keep three security stations at the South Entrance. This would lead to increased cost savings. 

Enhanced King County Courthouse security has been discussed for much of the last year. In 2007 the Council adopted an ordinance requiring a county-wide security plan as well as appropriating $200,000 for immediate upgrading or “hardening” of the courthouse. Future decisions on enhanced security within the Courthouse, especially those that involve staffing and ongoing costs, may ultimately need to be considered when making a final decision on moving forward with a revised South Entrance project. 

Finally, the report highlights that the staircases from the South Entrance down to the first floor will require removal of two elevator entries on the South side of the floor. The escalators taking the majority of pedestrians up to the second floor will impact conference room and hallway space on the second floor. This issue has been raised as a concern by the stakeholders. The ADA elevator taking disabled visitors up to the second floor and down to the first will affect the food service area on the first floor. These space planning issues will likely need to be discussed in the broader context of a county-wide space plan.  
REASONABLENESS: 

The report appears to address the various aspects outline in the policy motion. As such, adoption of the report would constitute a reasonable business decision. It should be noted, that the adoption of the report merely indicates that the Executive has met the requirements laid out in Motion 12335, it does not commit the County or the Council to any of the options presented in the report. That decision would ultimately be made via an appropriations ordinance including the capital improvement project. 
There are improper references to prior legislative action contained as part of the motion. Councilmember may wish to direct staff to prepare an amendment to correct those errors prior to final passage by the Council. 

INVITED: 

Bob Cowan, Director, Office of Management and Budget

Kathy Brown, Director, Facilities Management Division

ATTACHED: 

2007-0617 

Transmittal Letter Dated November 8, 2007

Courthouse South Entrance Report

District Court Letter dated May 7, 2007
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