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1.

EXECUTIVE SUMMARY

1.1.

Objectives

October 26, 2010

Summary of Existing Space Inventory

Jones Lang LaSalle (JLL) and its sub-contracting partner, HOK architects,
were retained by Napa County to develop a Conceptual Site Development
and Phasing Plan (CSDP) for the County‟s Health and Human Services
Agency (HHSA) Campus and the County‟s Downtown Napa Campus through
the year 2028. Key goals of this plan are to:

Existing Occupied Space
Facility

1. Identify alternatives and provide recommendations for a phased
redevelopment strategy for the HHSA campus that supports the
organization’s long term space requirements
2. Identify alternatives and provide recommendations for the phased
redevelopment of County owned properties in downtown Napa to
support the long term space requirements for Law & Justice and
Administrative functions

Usable Square Feet

Administration Building

52,141

Carithers Building

47,138

Hall of Justice

12,595

650 Imperial Way

22,852

Health and Human Services Agency Campus

85,444

Total

220,170

3. Provide preliminary cost estimates for new construction required at
both campuses to support the recommended phasing plans
1.2.

Summary of County Facilities Evaluated for the Study

interior measurement of the space used exclusively by the occupant. Usable square
feet includes private (tenant-only) rest rooms, closets, storage and any other areas
and does not include common area square footage. GSF is calculated by measuring
the entire area of a building, including core penetration from the outside faces of
exterior walls. For purposes of this report all calculations computed for new facilities
are in GSF, whereas the 2008 Space Needs Assessment uses USF to determine
interior space requirements. In this report USF requirements were converted into GSF
requirements by multiplying USF by 1.25

This report includes the evaluation of five county facilities: the Administration
Building, the Carithers Building, the Hall of Justice, 650 Imperial Way, and the
Health and Human Services Agency Campus. Cumulatively, these facilities
comprise approximately 220,000 useable square feet of space (USF)1.
1

Throughout this report two key building square foot forms of measurement are
referenced: Useable Square Feet (USF) and Gross Square Feet (GSF). USF is the
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1.3.

Basis for Space Requirement Projections

Projected Year for Exceeding Facility Capacity *

The space requirements used to inform the space demand and sequencing
requirements for new facilities were derived from discussions with County
Senior staff and the findings contained in the 2008 “County Space Needs
Assessment” study prepared by JLL (formerly “Staubach”) and HOK. The
CSDP and the Space Needs Assessment collectively contain comprehensive
findings and recommendations about projected needs for County space to
support County operations and strategies and sequencing to provide adequate
facilities to fill these needs. Therefore, both documents should be used in
conjunction with one another.
1.4.

October 26, 2010

Facility
Administration Building

Year
Mid- 2009

Carithers Building

2010

Hall of Justice

2008

650 Imperial Way

2024

Health and Human Services Campus

2008

Key Issues and Drivers
1.4.2. County Buildings Inefficiently Designed and Approaching End of
Useful Life

The Space Needs Assessment and the work done in the development of the
CSDP identified the following key issues that must be addressed to ensure the
provision of adequate facilities to support County operations and client
services through the year 2028.

JLL performed a Preliminary Facilities Condition Assessment (PFCA) of the
County buildings subject to this study and found that most of the County‟s
buildings (with the exception of 650 Imperial Way) are approaching the end of
their useful life and require significant investments over the next several years
to keep them serviceable. The initial indications from this report are that the
poor conditions are most acute in buildings located on the HHSA campus and
the Administration building. The PFCA report estimates that it will cost the
County approximately $8.3 million over the next ten years to keep these
facilities in serviceable condition. Moreover, even if these repairs are made
the buildings will remain inefficiently designed, poorly suited for their intended
purpose and will not provide enough space to support projected growth.

1.4.1. Insufficient Space
A key finding of the Space Needs Assessment is that Napa County facilities
are at or over capacity and are insufficient to accommodate projected staff
growth. Several facilities are currently unable to accommodate additional staff,
and within other facilities, the space allotted to certain departments is
inadequate for their needs. Additionally, many facilities are inefficiently
designed and have significant deferred maintenance issues.
According to County staff growth projections, the County will require
approximately an additional 145,000 USF of space by the year 2028 if more
efficient workplace standards are not adopted, and approximately 100,000
USF if best practice standards are implemented.
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Facility

10 Year Repair Cost Estimate*

HHSA Campus

$1,770,000

Administration Building

$6,585,000

6. Also considered in the downtown plan is the impact of the Jail expansion,
which, according to the County‟s approved Adult Correctional System
Master Plan, will occur on the site of the current Jail, Hall of Justice and
adjacent parking lots
The recommended strategies contained in this report provide a road map for
the redevelopment of both the HHSA and downtown campuses to support the
needs of the County through 2028 and beyond. Each recommended plan
includes a listing of assumptions, the location and Gross Square Foot (GSF)
description of new facilities required and a preliminary development cost
estimate and phasing plan. Once approved, this plan will become the guiding
document informing subsequent phases, which will include detailed capital
planning, further architectural studies for detailed site and facilities planning,
environmental review, and development implementation.

*costs rounded to the 1,000’s and adjusted for inflation

1.5.

October 26, 2010

Redevelopment Strategies

The redevelopment concepts and strategies created and analyzed in this
report were informed by several factors:
1. Project Goals and priorities established by the Board of Supervisors in a
meeting on February 10, 2009, including the decision to consolidate most
County Administrative and Law & Justice functions in downtown Napa and
to consolidate most HHSA functions on the HHSA campus

1.6.

Recommended Strategies & Next Steps

The following summarizes the recommendations for downtown and HHSA
redevelopment and phasing strategies that are described in detail in the body
of this report. The phasing plans were determined based on several factors,
including age and condition of facility, most acute space need, construction
costs and minimizing multiple moves and staff disruption.

2. County 2008 Space Needs Assessment
3. Site studies of the downtown and HHSA campuses
4. Condition assessments of existing facilities

1.6.1.

5. Interactive discussions between the consulting team and a County
Steering Committee comprised of County staff and a representative from
the Board of Supervisors2

Downtown Campus

The departments subject to the downtown study include: The Office of the
CEO (including Human Resources and ITS), the Board of Supervisors (and the
Board of Supervisors‟ Chambers), Environmental Management, Conservation,
Wippern, HHSA Deputy Director Operations; Don Ridenhour, Public Works Director; Juan Arias,
Public Works Engineering Manager; John Payne, Public Works Facilities and Fleet Manager

2

Steering Committee members: Supervisor Keith Caldwell; Nancy Watt, CEO; Britt Ferguson,
Assistant CEO; Larry Florin, Community and Intergovernmental Affairs; Helene Franchi,
Principal Analyst; Hillary Gitelman, Conservation, Development & Planning Director; Mitch
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Development and Planning, Public Works (excluding the Flood District), the
Auditor/Controller, Assessor, Treasurer/Tax Collector, and County Counsel,
Public Defender, District Attorney, Child Support Services and Probation.

October 26, 2010
− Demolish the existing Administration building and replace it with a new
building of 4 to 5 above grade stories of approximately 90,000 GSF
(72,000 USF) with an additional floor of below grade space of
approximately 22,000 GSF5 that can be used for meeting and/or
storage space

These departments currently occupy approximately 100,000 USF of space in
four buildings, including the Administration building, Carithers building, Hall of
Justice and 650 Imperial Way,3 Under the assumption that the County will
adopt new workplace standards that will yield a more efficient 200 USF person
space utilization, the 2008 Space Needs Assessment preliminarily projects the
County will require a total of approximately 130,000 USF of space to support
these departments through 2028. The following are the key recommendations
to support these department‟s requirements and the other goals of the
County‟s Facility Master Plan.

− Consider in the design process whether 4 or 5 stories for the two new
buildings best complements the neighborhood context and supports
the County‟s programmatic requirements
− Consolidate functions currently located in the Carithers and 650
Imperial buildings into the new downtown facilities and sell these
surplus properties
Reserve space for a new jail on the site of the existing jail, Hall of Justice
and parking lot, and plan for design and construction

Consolidate all administrative and all non-jail specific Law & Justice
functions in two buildings on the Sullivan Block and on the site of the
current Administration Building

Realign the corner of 3rd and Randolph to provide for a better
development site and enhance traffic flow. Vacate 4th street between
Randolph and Coombs for use as landscaped parking and emergency
access

− Determine space requirements using the growth projections and new
space standards recommendations contained in the 2008 County
Space Needs Assessment

Design the campus to enhance street life in downtown Napa, emphasizing
pedestrian/bicycle and transit access. Make use of generous setbacks
along 3rd street and the potential vacation of 4th street between Randolph
and Coombs to support this goal

− Develop a new building of 4 to 5 above grade stories on the Sullivan
Block of approximately 90,000 GSF (72,000 USF)4 with underground
secured parking
3

These groups fully occupy the Administration Building and share
occupancy in the Carithers buildings the Hall of Justice and 650
Imperial Way with other groups
4
Final sizing to be driven by detailed programming and decisions
about the size of the facility to occupy the current Administration site

5

The total new build SF exceeds the preliminary 2028 projection to
accommodate future needs beyond that date. This will allow for a
small amount of expansion beyond 2028.
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2. Develop the buildings to minimize visual and auditory impact on the
surrounding neighborhood. This includes limiting the height of the
buildings adjacent to the surrounding neighborhood to 2 stories. Where
possible, create a buffer between the buildings and the surrounding
neighborhood

According to a parking study conducted in 2009 by Kimberly Horn, there is
currently an oversupply of parking servicing the downtown campus. The
report does not address future demand but it appears there currently is
adequate parking available to support County and general public parking
demand for the next decade. After this, parking may become more
constrained when factoring in anticipated County growth and general
public parking demand in downtown Napa.
1.6.2.

October 26, 2010

3. Design the campus to encourage pedestrian/bicycle and transit access.
Execute a phased development of parking to support projected growth
over time. Reserve land for structured parking on the NW section of the
site if needed in the future

HHSA Campus

The HHSA campus currently provides approximately 110,000 GSF of space.
Many of the buildings on the campus are in poor condition and nearing the end
of their useful life. According to the growth projections and new space standard
recommendation for HHSA contained in the Space Needs Assessment; the
overall space requirement for HHSA at full build out in 2028 is approximately
184,000 GSF (this includes staff currently located in the 650 Imperial Way and
Carithers buildings). The HHSA campus currently provides a total of 242
parking stalls for a ratio of 2.5 stalls for every 1,000 GSF of building space
feet. For this planning effort, the County established a target of 3 stalls per
1,000 GSF for build out of the campus (a total of 540 stalls), which it believes
will provide ample parking when combined with a transportation demand
management program that encourages the use of transit and alternative
modes of transportation.

4. Preserve existing Building “B” to maintain some of the historic character of
the site and work to preserve the “Crescent” shaped entry to the site from
Old Sonoma Road

The following recommendations are in support of these requirements:
1. Execute a phased development of four new buildings of 2 and 3 stories in
height on the site to support all HHSA functions. Structure phasing in a
manner that best supports consolidation of compatible services and other
programmatic needs, growth, addresses acute building deficiencies and
minimizes disruption to existing operations and the neighborhood
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2.

BACKGROUND

Existing County facilities are not sufficient to support current staff let
alone projected staff growth with many departments having already
outgrown their space and have been forced to either split or invent
creative measures for accommodating staff within their existing
space

The scope, analysis and recommendations contained in this report are guided
and informed by the findings, recommendations and direction from the Board
of Supervisors contained in the County‟s Facility Space Needs Assessment
study, which was conducted by HOK and Jones Lang LaSalle (formerly
“Staubach”) in 2008.
2.1.

October 26, 2010

Projected Year for Exceeding Facility Capacity *

Purpose & Scope of 2008 Space Needs Assessment

Facility

The purpose of the County Facility Space Needs Assessment was to:

Administration Building

a. Develop a Vision and Goals for Napa County facilities to guide future
space and facilities decisions
b. Assess and analyze future space needs, deficiencies and opportunities for
improvement, existing space inventory, and co-location opportunities and
provides comparisons to similar government agencies
c. Provide recommendations for space standards, departmental adjacencies
and future policy and investment decision in facilities that will improve the
County‟s use of space to efficiently and effectively support operations over
next 5, 15 and 30 years

Year
Mid- 2009

Carithers Building

2010

Hall of Justice

2008

650 Imperial Way

2024

Health and Human Services Agency Campus

2008

*Assumes existing space standards are not changed

Other key findings from the study revealed:
There are wide discrepancies in quality and functionality of building assets

The facilities evaluated in the Space Needs study included the Administration
Building, Carithers Building, Hall of Justice, 650 Imperial Way, and the
buildings located on the Health and Human Services Campus.

There are wide inequities between departments in the quantity and quality
of space provided
There are numerous instances of poor co-location and inefficient
adjacencies, which interferes with the ability for departments to operate
efficiently and for citizens to easily access County services

The most significant findings of this study were:
Most existing County facilities have reached or are nearing the end
of their useful life
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2.2.

Conceptual Site Development and Phasing Plan

2.3.

As a result of these findings, the HOK/JLL consulting team recommended that
Napa County develop a Conceptual Site Development and Phasing Plan
(CSDP) that incorporates new work standards in order to accommodate
growth, address building deficiencies, improve public service and the overall
functionality, efficiency, quality and cost effectiveness of County‟s real estate
and facilities. These recommendations further articulated priorities for the
County to consider in developing the comprehensive facilities master plan:

October 26, 2010
Board of Supervisors Direction

The findings and recommendations from this study were presented to the
Board of Supervisors on February 10, 2009. At the meeting the Board
identified the following priorities to guide the development of a CSDP:
1. Construction of new Health and Human Services Agency Campus is top
priority. The new building(s) should be high performing, and all HHSA
services could be consolidated into one location
2. There is a preference for administration/core services to remain
downtown. Core services include departments that provide counter
services to the public

Improve space planning and allocation standards to achieve better
utilization and flexibility. The study recommended a Countywide utilization
target of 200 Useable Square Feet (USF) per employee

3. There is an interest in developing scenarios for alternative occupancies,
including, but not limited to:

Improve departmental adjacencies to increase internal productivity and
facility utilization

a. Redevelopment of 1195 3rd Street (Administration) Building that would
relocate current Carithers Building tenants to Administration Building
and relocating current occupants

Improve client convenience through co-location and “one stop” centers
Develop a master plan that:
Plans for phased replacement at the Health and Human Services
Campus

b. Creation of satellite offices in appropriate areas in County

o

Plans for of the consolidation of services in downtown Super
Block, consisting of the Sullivan Block and the blocks housing the
Hall of Justice and the Administration building

d. Potential relocation of non-administration/core service departments to a
non-downtown location such as the Health and Human Services
Agency Campus

o

Considers disposition value of under-performing properties

o

c. Construction of new Administration Building on present Sullivan Lot

4. There is an interest in the concept of shared meeting spaces between the
City of Napa and Napa County
5. Scenarios to be developed must include cost analysis for multiple time
horizons and multiple occupancy models
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At this meeting, the Board was presented a preliminary list of overall goals and
objectives for the functionality and use of County Facilities that had been
developed by a Steering Committee comprised of senior County staff. From
this list, the Board determined the following priority goals:

HHSA, the Agricultural Commissioner and the UC Cooperative Extension. JLL
was tasked to specifically analyze: 1) the construction of a new Administration
Building on the Sullivan Block and; 2) either the renovation of the existing
Administration Building or the construction of a new Building in place of the
current Administration Building. The HHSA Plan is to evaluate two scenarios,
including a high density “Maximum Site Capacity Scenario,” and lower-density
“Low Rise Scenario.” The County further tasked JLL to perform a Preliminary
Facility Condition Assessment of the buildings on both the HHSA and
downtown campuses in order to better inform the preferred timing and
sequencing of development phasing plans.

Overall Goals & Objectives for Napa County Facilities
Public Service

Integrate services into convenient locations around
common clientele
Plan future “satellite” service locations in growth
areas of the County

Quality of Environment

Function & Efficiency

2.4.

The County‟s work environment should help to
attract and retain the best staff
The work environment should promote a healthy
atmosphere through the use of sustainable products
and building practices

Integration of the Space Needs Assessment Study with the
Conceptual Site and Phasing Plan for the Napa County
Downtown and Health & Human Services Agency Campuses

This current study to develop a Conceptual Site Development and Phasing
Plan (CSDP) for the Downtown and HHSA campus is directly linked to the
data, findings and recommendations derived from the 2008 Space Needs
Assessment and the resulting direction and priorities provided by the Board of
Supervisors. In summary, the Space Needs Assessment establishes the
information and direction about the County‟s demand for space over time and
what its characteristics should be. This current study uses the space demand
data in the Needs Assessment to investigate and identify building alternatives
and development sequencing that optimally supports this demand.

Create space that is flexible and supports cost
effective adaptation to ongoing change
Optimize utilization of high value County property

Cost Effectiveness

October 26, 2010

Identify consolidation opportunities in order to
maximize space efficiency, promote cost savings,
and minimize operating costs

On November 10, 2009, the Board of Supervisors approved an agreement
with JLL to assist the County in developing a Conceptual Site Development
and Phasing Plan for the HHSA and Downtown Campuses. The Downtown
campus is to include space for all County departments except the Sheriff,
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3.

PROJECT SCOPE & METHODOLOGY

October 26, 2010
a. Conceptual massing diagrams of building alternatives

The focus of the CSDP is to present a comprehensive short and long-term
plan to address County facility needs. The CSDP also considers and
coordinates with the Jail expansion plans addressed in the Napa County Adult
Correctional System Master Plan.

b. Ability of alternatives to meet program requirements

3.1.

c. Cost estimates for new facilities

Redevelopment Planning Framework

Support workspace needs

ii.

Support of parking

d. Estimate of sequencing and timing for development

Specific to the study is the creation of viable long range occupancy alternatives
to support a phased redevelopment strategy for the Downtown and HHSA
campuses.
3.1.1.

i.

3. Review of preliminary alternatives with County Steering Committee
4. Refinement of alternatives based on County feedback

HHSA Campus

5. Development of final site strategy, including:

Specific tasks undertaken to develop the concept and strategy for the phased
redevelopment of the County-owned HHSA campus to support HHSA
functions through at least 2028 include:

a. Graphic depiction of the scenario
b. Narrative to support how the scenario best meets the needs and
goals of the County

1. Study of Site conditions
a. Utility capacity and traffic/ roadway system constraints that might limit
site development capacity

c. Cost estimates and suggested sequencing and rationale for
development

b. Parking need for staff and clients

d. Other Issues as appropriate
3.1.2.

c. City Zoning implications for potential land use and scale of
development

Downtown Campus Redevelopment

Specific tasks undertaken to develop the concept and strategy for a phased
redevelopment of the County-owned properties in downtown Napa to
support the County‟s Administrative and Law & Justice functions over the
next 30 years and beyond include:

d. Community issues/concerns
e. Condition assessment of current facilities
2. Develop building alternatives that address requirements using the findings
from the Space Needs Assessment

1. Study of Site conditions

-9-

Napa County Conceptual Site Development and Phasing Plan
a. Community issues/concerns

October 26, 2010

7. Development of final site strategy to include

b. Condition assessment of current facilities

a. Graphic depiction of the scenario

c. Utility capacity and traffic/ roadway system constraints that might
limit site development capacity

b. Narrative to support how the scenario best meets the needs and
goals of the County

d. Parking need for staff and clients

c. Cost estimates and suggested sequencing and rationale for
development

e. City Zoning implications for potential land use and scale of
development
2. Analyze the cost and viability of remodeling the existing Administration
Building against building new
3. Develop building Size and Cost Estimate for new Administration
Building on the Sullivan Block
4. Develop building alternatives that address requirements using the
findings from the Space Needs Assessment
a. Conceptual massing diagrams of building alternatives
b. Ability of alternatives to meet program requirements
c. Support workspace needs
d. Support of parking
e. Cost estimates for new facilities
f.

Estimate of sequencing and timing for development

5. Review of preliminary alternatives with County Steering Committee
6. Refinement of alternatives based on County feedback

-10-
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4.

HHSA SITE CONDITIONS & SCENARIO
DEVELOPMENT

This section provides a description of the scenarios developed to support the
long term needs of the County employees on the HHSA Campus within the
parameters of the existing HHSA site.
4.1.

Health & Human Services Agency (HHSA)

The Health and Human Services Agency (HHSA) Campus houses all divisions
within HHSA, with the exception of Comprehensive Services for Older Adults
(CSOA), CallWORKS, the One Stop Employment Workforce Development
Center, and additional HHSA staff who are housed at other locations in the
community for program purposes and are not relevant to this study. The HHSA
site is located at 2344 Old Sonoma road on an approximately 8 ½ acre site that
is bounded by residential neighborhoods on Old Sonoma Road to the South,
Walnut Avenue to the West and Gesford Street to the East and Pine street to
the north. Properties immediately adjacent to the site include the Seventh Day
Adventist School to the north, residential neighborhoods to the east and south
and the County‟s Juvenile Justice Center on the southwest corner and western
border of the site.
The Campus is owned by the County and was opened in the 1920‟s. The site is
well landscaped and characterized by a crescent shaped entrance bordered by
buildings A, B & C, which are the original public health buildings.

-11-
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4.2.

HHSA Site Conditions

4.2.1.

Existing Building Conditions

Currently, the various HHSA functions are diffused in 12 buildings, consisting of
wood framed buildings of between 55 and 75 years old and several modular
buildings. The general condition of the buildings ranges from fair to poor, with
many of the older buildings being dilapidated and code deficient.

October 26, 2010

Several temporary trailers located on the northwest corner of the site are also
used as HHSA office space. Collectively, these buildings provide for slightly
over 100,000 gross square feet (GSF) of space. HHSA functions also occupy
20,000 GSF of office space off-campus (in 650 Imperial and Carithers bldgs).
Nearly every division located on the Health and Human Services Agency
campus is at or over capacity in their allocated space. The existing buildings do
not support the level of service the County is striving to provide. Many divisions
are dispersed in several buildings, which create operational challenge and
inefficiencies. For example, Mental Health is dispersed in 10 different buildings.
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4.2.2.

October 26, 2010
Preliminary Facility Condition Report

As a separate analysis, JLL was engaged to perform a Preliminary Facilities
Condition Assessment (PFCA) analysis of several County buildings; one of
which was the HHSA Campus.
As buildings age and deteriorate, there comes a time where it no longer makes
sense to continue to repair a facility that will later be torn down. Thus, a key
purpose of the PFCA is to assess a period where the County is “throwing good
money after bad” by continuing to maintain obsolete buildings. This study
reviewed the key elements to be repaired/updated and their associated costs.
These costs were aggregated in a Capital Reserve Analysis that defines needs
by type and by estimated year they would require expenditures .
Like other County facilities, the Health and Human Services Agency Campus
lacks adequate meeting and training space. Staff frequently must commute to
the Administration Building for mandatory training, which is inefficient for staff
and creates an unnecessary expense for the County.
Due to the number of buildings, floor plan configuration, and floor plate sizes,
the County‟s ability to improve its space utilization of the campus is limited.
Even with renovation, it is unlikely space utilization efficiency can be improved
to the 200 Useable Square Foot (USF)/person (or 250 Gross Square Foot
(GSF)/person) planning target suggested in the Space Needs Assessment.6
6

Usable Square Feet (USF) is the interior measurement of the space used
exclusively by the tenant. Usable square feet includes private (tenant-only) rest
rooms, closets, storage and any other areas and does not include common
area square footage). GSF is calculated by measuring the total area of the

The Capital Reserve Analysis does not include all costs to maintain the facility
as JLL was engaged to only evaluate certain items. The analysis does not
assess the currently leased buildings as it is our understanding that the lessor
would be required to make any necessary improvements to these buildings
required for them to remain habitable. Nor does the analysis address short
term issues. Short term issues are estimated to cost $34,000 and it is
estimated to cost $48,800 to also resolve certain code issues. It is assumed
these costs would be included in an ongoing maintenance program
established by the County.

building, including core penetrations, from the outside faces of exterior walls.
For purposes of this report all ratios and calculations are computed in GSF,
whereas the 2008 Space Needs Assessment uses USF. USF requirements
were converted into GSF requirements by multiplying USF by 1.25

-13-

Napa County Conceptual Site Development and Phasing Plan
The anticipated 10 year cost schedule is a tool to assess a point in time when
it will be prudent to construct the first HHSA Building. According to the PFCA
the HHSA campus will require an investment of approximately $1,770,000 over
the next 10 years to keep the buildings in serviceable condition and these
costs increase significantly beyond then.

October 26, 2010

Storm Drain
There is no storm drain in Old Sonoma Road in front of the site. There is a
storm drain line in Walnut Street and to the east of the site. The City did not
have capacities readily available. Given storm water issues in Napa, this will
require further investigation and onsite retention might be necessary.
Power

4.2.3.

Infrastructure

JLL contacted the various public works agencies in the City of Napa and
Pacific Gas and Electric (PG&E) to obtain some background information on the
utilities around the HHSA Campus. From these preliminary conversations it
appears that there is sufficient utilities infrastructure to support the planned
growth, however, this should be subject of further study.
Water
There are two water mains in Old Sonoma Road; a 6” main and a 12” main.
The 6” main runs under the sidewalk and the 12” main is in the street on the
north side. There does not appear to be any capacity issues. However, it is a
low pressure area (Zone 1: 40 to 60 psi). Given the increased density and
building heights, a booster pump might be needed for the fire sprinkler
systems.
Sewer
There is a 10” clay pipe running in Old Sonoma Road west of Walnut and a 12”
clay pipe east of Walnut. The pipe is undersized for wet weather conditions.
The City does not have plans to increase its capacity. However, it is in their
plans to construct an inceptor that will divert some flow to a new pipeline and
take some load off Old Sonoma Road.

According to PG&E there is adequate power available to the site to support all
anticipated growth. The Utility access is currently above ground and can
easily accommodate two 2000 Amp connections.
4.2.4.

Zoning

The HHSA campus has been used for County facilities for the better part of the
1900‟s until now. The City nominally classified the property as Public Quasi
(PQ) in its General Plan. The County is not bound by City zoning code and
does not require approval from the City for construction of County facilities.
The surrounding neighborhood consists of the Juvenile Detention Facility, a
school and single family one story homes.
There are several concerns in this area that will guide the development plan:
(1) the HHSA campus development plan occurs in a manner that meets the
growth requirements for HHSA, is respectful to the context of the
neighborhood and (2) minimizes the development impact on adjacent users;
particularly the residential neighborhood that is located to the East and the
South of the site. As plans for development progress the County should
consult with the City and process an Environmental Impact Report under
CEQA, allowing for input from the City and the public during that process.
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4.2.5.

Public Transportation and Parking

The site is conveniently serviced by public transportation on Old Sonoma road
and there is a transit stop directly in front of the entrance to the campus.
Currently, the site only provides 242 parking spaces for HHSA functions. This
excludes the 56 spaces for the Juvenile Justice Center. This provides a ratio of
approximately 2.5 stalls for every 1,000 GSF, whereas City zoning suggests 4
stalls per 1000 GSF for office uses. Not surprisingly, when considering that
HHSA receives a high amount of client traffic, parking is already a complaint
registered by both staff and clients. The lack of adequate parking is also an
issue with the surrounding neighborhood as residents must compete with
HHSA staff and clients for off site street parking. Therefore, planning for
additional parking to accommodate the future staff growth is an important
consideration for the site redevelopment strategy.
It was determined by the County Steering Committee that a target 3 stalls per
1,000 GSF should be used in the redevelopment strategies because this would
represent an improvement over existing conditions, and would also support an
emphasis on enhancing pedestrian/bicycle and transit access by employees
and clients. To support parking requirements in 2028 would require providing
550 parking stalls on site. The recommended site concept reserves the
northwest corner of the site as a potential location for future structured parking
to accommodate additional parking on site.
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4.2.6.

October 26, 2010

Projected Staff Growth and Space Need

The following table shows the HHSA projected staff growth and the corresponding space need through Year 2028 based on the 2008 Facility Space Needs
Assessment. The space requirements listed in the table are based on the assumption that the County adopts new modern workspace standards and occupies
efficient buildings, which would allow for an average space utilization of 250 Gross Square Feet (GSF) per employee (or 200 Useable Square Feet per employee).
From the table, HHSA„s overall space requirements are projected to be 119,000 GSF in 2013, 139,000 GSF in 2018 and 185,000 GSF in 2028. These
requirements were used as the demand criteria to create the redevelopment and phasing scenarios contained in this report.
HHSA Space Need (** Assume 250 GSF per person)
YEAR

2013

DEPARTMENTS
Public Health
Mental Health
Alcohol and Drug Services
Child Welfare Services
Human Resources
Quality Management
Fiscal
Operations
Administration
Eligibility, Training & Employment (currently on HHSA site)
Therapeutic Child Care Facility (assume approx. same SF as current)
Subtotal
Departments currently not located on HHSA site
Eligibility, Training & Employment - Job Training
Comprehensive Services for Older Adults
Subtotal

STAFF
64
104
29
58
7
9
23
7
5
71
377

GSF
16,000
26,000
7,250
14,500
1,750
2,250
5,750
1,750
1,250
17,750
4,000
98,250

STAFF
74
121
34
67
8
11
27
8
5
89
444

GSF
18,500
30,250
8,500
16,750
2,000
2,750
6,750
2,000
1,250
22,250
4,000
115,000

STAFF
99
163
45
90
11
14
36
12
7
121
598

GSF
24,750
40,750
11,250
22,500
2,750
3,500
9,000
3,000
1,750
30,250
4,000
153,500

46
36
82

11,500
9,000
20,500

52
42
94

13,000
10,500
23,500

68
56
124

17,000
14,000
31,000

459 118,750

538

138,500

722

184,500

Total

2018
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4.2.7.

4.3.

HHSA Redevelopment Criteria

In a meeting with the County Steering Committee on December 9, 2009 it was
determined that the following major considerations should drive the
development of redevelopment scenarios:
Create a phasing plan that provides for new space on campus in line with
the project need and timing which includes consolidating staff from other
locations such as Carithers and Imperial Way
Maintain an attractive landscaped campus „feel‟ while improving
accessibility and efficiency
Implement a phased building approach with the conclusion of each phase
including a reassessment of County needs
Plan for full build out to support the 2028 projected demand of 185,000
GSF. Full build out assumes that most of the HHSA functions that are
currently located off the campus will be consolidated on the campus

October 26, 2010
Preliminary Site Capacity Tests

Using these initial criteria, the consulting team performed several initial site
capacity tests. The purpose of these initial tests was not to settle on the final
answer, but to frame the range of possibilities for site development to meet
most of the program goals. It allows for a comparative analysis of strengths
and weaknesses, in order to establish a direction for further study. These
preliminary site capacity tests are described below.
Concept 1
This concept provides all of the required SF at full build out in 4 buildings. The
buildings are drawn inward to the site so as to minimize the impact the
surrounding neighborhood. This scenario provides for parking at a ratio of
slightly less than 3 stalls per 1,000 GSF. In this scenario, if the County wanted
to keep the Crescent entrance at full build out, it would require constructing
structured parking on the NW portion of the site or providing additional off-site
parking.

Improve environment and adjacencies described in the Space Needs
Assessment
Provide an on-site parking ratio of 3 stalls for every 1,000 GSF of building
space
Reserve space on the NW portion of the site for potential future structured
parking if needed based on parking demands after build out
Minimize visual and noise impact of redevelopment and attempt to create
a buffer between the single family homes in surrounding neighborhood
and the redevelopment
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Concept 2
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Concept 3

L

In this concept, all of the programmed needs at full build out are contained in 2
large buildings of 3 to 4 stories. The buildings are constructed in the center
portion of the site to minimize their impact on the immediate neighborhood. At
full build out this concept provides for surface parking at a ratio of 4 stalls per
1,000 GSF.

In this concept, all of the programmed needs at full build out are contained in 4
buildings of between 2 and 3 stories. Building B is preserved as is the
Crescent. This scheme does not provide even 3 stalls of parking per 1,000
GSF of surface parking at full build out and would require either structured
parking to be constructed in the NW corner of the site, or off site parking.
Portions of the Crescent could be realigned to provide additional parking if
needed. This scheme would most effectively preserve some of the original
character of the site.

-18-

Napa County Conceptual Site Development and Phasing Plan
After reviewing these preliminary concepts, the County Steering Committee
determined that providing for parking at a 4 stall per 1,000 GSF ratio overly
constrained the development potential of the site and determined a 3 stall
per 1,000 GSF target should be planned for. It was also determined that the
concepts should try to preserve some or a portion the Crescent entry way
and buildings A, B & C.
4.4.

October 26, 2010

Scheme A – Optimize Site Utilization

HHSA Preliminary Site Redevelopment Scenarios, Evaluation
& Consideration

After review these initial concepts, the Steering Committee established the
following priorities for site development:
1. Work to preserve the historic character of the site and still provide
adequate parking and facilities that don‟t overly dominate the site and
negatively impact the surrounding neighborhood
2. Minimize the visual and auditory impact of new development on the
surrounding neighbors
Concept Elements

3. Work to minimize the cost and disruption to HHSA and through project
phasing
4.5.

Meet 2028 space need with 2 and 3 stories buildings

Refined Scenarios

Achieve 3 per 1000 GSF parking ratio (approx. 550 spaces)

With this direction from the Steering Committee, the consulting team
developed the following two conceptual redevelopment scenarios.

Reserve the northwest corner portion of the site for parking structure to
address any additional parking need in the future
Preserve Building „B‟ for shared meeting spaces and amenities
Redesigned but maintained a ceremonial entry concept
Possible to accomplish first phase without significant need for offsite
space
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Scheme B – Preserve Existing „A‟, „B‟, „C‟ & Crescent Entry

October 26, 2010

After reviewing these two concepts, the Steering Committee provided the
consulting team the following direction to develop a final site redevelopment
concept.
Further develop Scheme A to address the following criteria:
Do not exceed 3 stories for any structure
Put the highest buildings the furthest away from the site edges to minimize
neighborhood impact
Try to preserve as much of the “Crescent” shaped entry as possible. If it
must be redeveloped to support growth, do not change it until later phases
of the redevelopment
If possible, preserve all or a portion of buildings A, B & C in order to
preserve and respect the heritage of the original campus
Provide a minimum parking of 3 stalls per 1,000 GSF
If on site structured parking is required to preserve the 3 stalls/1,000 GSF
parking target at build out, do not construct until the final redevelopment
phase

Concept Elements
Meet 2028 space need with 3 stories buildings
Does not meet 3 per 1000 GSF parking ratio (approx. 450 spaces)
Would require additional land to provide for parking requirements if onsite
parking structure is not desirable
Preserve Building „A‟, „B‟, and „C‟ and crescent entry
Would likely need to lease interim space in order to achieve the first phase
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4.6.

Recommended Site Redevelopment and Phasing Strategy

Using the direction provided by the Steering Committee and information
gathered in the Preliminary Facility Condition Assessment, the consulting team
developed a refined site concept and phasing plan. The following diagram
depicts the site at full build out.

Parking

3 Story

3
Story

October 26, 2010
enlarged on the eastern side of the site to create an additional buffer
between the facilities and the adjacent residential neighborhood
Building “B” is preserved as a focal point to the campus entrance
The Crescent entrance would be preserved in early development phases
and could be preserved permanently if structured or off site parking is
provided

2
Story

If structure parking or offsite parking are not provided in the later phases,
reconfigure the crescent to maximize parking while maintaining a gracious
main entry

2
Story

The layout and massing of the buildings provides enough space between
buildings to allow for open space and landscaping to be used to design a
pleasant and cohesive character for the overall campus
The Steering Committee recognized the importance of providing parking
during the demolition and construction phases and recognizes it is
essential to provide adequate parking in a relatively low density
development that will not overpower the neighborhood

As can be seen in this diagram, the site end state development consists of four
buildings of 2 and 3 stories in height. In keeping with the planning goals
established in the first Steering Committee meeting, the following attributes
and principles are incorporated in this scenario:
The two 3 story buildings are in the center portion of the site to minimize
their visual impact on the surrounding neighborhood. Also, parking is
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4.7.

Conceptual Site Sketch and Massing Diagram
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HHSA Site – View from Old Sonoma Road with existing entry drive

The sketch on the right provides a sense of how the entry to the site would
look from Old Sonoma Road if the existing crescent is maintained. As can be
seen, the redevelopment concept maintains similar characteristics of the
campus by preserving Building B as the focal point of the site. The new
buildings flank and frame Building B and the mass is softened by trees and
landscaping.
In this concept the front entry way has been kept in its current state. The
sketch on the following page provides a visual representation of how the
current entry might be modified in later development stages to provide for
additional parking on the site while still maintaining a ceremonial entry that
preserves Building “B” as the focal point.
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The figures on the bottom and right provide a section and plan view illustration
of the development concept as viewed from the entrance on Old Sonoma road.
This section shows the relative impact the massing of new development would
have on the site. As can be seen in the diagram, the existing Building B is
preserved and remains the focal point of the site, flanked by new development
on either side. The lower 2 story buildings are sited adjacent to the residential
neighborhood to the east in order to minimize the visual impact of the
development. This impact is further mitigated by a widened surface parking
area that forms a buffer between the residential development and the
development on the HHSA site. The 3 story buildings to the west are located
centrally in the site and are of a compatible size to the Juvenile Justice Center
that is located adjacent to them to the west.
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Phase I
4.8.

Phasing Plan Sequencing

The following series of diagrams illustrate a site phasing sequence for
redevelopment. However, the actual phasing sequence will ultimately be
influenced by the availability and timing of County funds and programmatic
needs. The guiding principles behind this phasing plan include:

L
Parking

Parking

Support the projected growth in space needs of HHSA through 2028
Phase I
Bldg

Address urgent needs first
As guided by the Preliminary Facility Condition Assessment, avoid
investing significant funds to maintain buildings to be demolished

Parking

Minimize disruption of existing occupants and the need to move to
temporary space during construction
Building to be demolished or moved

Do not move HHSA divisions currently off site to the campus until final
stages
Although this phasing plan indicates four separate phases, it is possible to
achieve the build out in fewer phases if budget allows and there is a desire to
reduce the amount of disruption caused by construction.

New building
New /reconfigured parking area

In Phase I, buildings A would be demolished or removed and replaced with a 3
story building. After the new building is completed, buildings D, E, F, & J
would be demolished and new surface parking would be constructed on the
eastern side and northwestern portions of the site
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Phase II
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Phase III

L

Parking

Parking

Phase I
Bldg

Phase
2
Bldg

Parking

Parking

Parking

Phase 3 Bldg

Phase I
Bldg

parking

Parking

L

Phase
2
Bldg

Parking

Parking

Building to be demolished or moved

New building

Building to be demolished or moved

New /reconfigured parking area

New building

In Phase II, Building C would be demolished or removed and on its location a
new 2 story building would be built. Once the new facility is completed,
Building H could be demolished.

New /reconfigured parking area

In Phase III, the eastern portion of Building K would be demolished and a 3
story building would be constructed. If desired, the western portion of Building
K could remain in operation until the new building is completed. Then, the
remaining portion of Building K, Building G and the Therapeutic Child Care
Center would be demolished after a new 3-story building is completed.
Also, additional surface parking would be created to the east of the new phase
3 building.
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Phase IV

4.9.
Parking

Phase 3 Bldg

Phase
4
Bldg

The costs do not inlude estimates for items such as furniture fixtures &
equipment (FF&E), financing costs, move costs, swing space costs, and cost
escalation. These will be real costs associated with any redevelopment and
should be factored in as the County develops a more detailed redevelopment
schedule and capital budget.

Parking

Phase
2
Bldg

Phase I
Bldg

HHSA Construction Cost Estimates

The consulting team developed rough order of magnitude construction cost
estimates for the four phased building development. These cost estimates
were developed assuming construction costs current as of 2010 and include
costs directly associated with: demolition, site work, core & shell, tenant
improvements and surface parking.

Reserved area for potential parking structure

Parking

October 26, 2010

In developing these cost estimates, concrete tilt up construction was assumed
for the 2 story buildings and a steel framed structrue was assumed for the 3
story buildings.

New Entry and Parking

Building to be demolished or moved
New building

Since there are no details on the four new buildings, and this is only based
upon square footages, JLL has made the following general assumptions on the
buildings:

New /reconfigured parking area

A 2-story building would be constructed in the northeast corner of the site,
completing the over all site redevelopment. At this time, it wil be necessary to
provide additional parking to preserve the 3 stall per 1,000 GSF target. This
parking could be provide on site by either converting the Crecsent entry way to
surface parking or developing structured parking on the Northwest portion of
the site.

The 3 story buildings are steel framed structures with precast panel and
glass exterior skin
The 2 story buildings would be concrete tilt up construction for cost
affordability and speed of construction
Environmental Impact Report processed for the entire site
Demolition of existing buildings and site area allocated on a per square
foot basis
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October 26, 2010

spread fixed costs. A fixed cost, allocated over a smaller square footage,
relates to a higher per square foot cost, though the overall costs are lower.

Facilities to be designed and constructed to LEED Gold standard
No hazard materials on the site
All parking is surface parking

Steel Framed: Not including financing expenses, the costs would be between
$239.00 and $283.00 per gross square foot for an 84,000 SF building and
between $257.00 and $299.00 per gross square foot for a 50,000 SF building.

Foundation on concrete footings, not piles

The full detail for the cost esimates can be found in Appendix I.

Hydraulic passenger elevators

Construction Phase

Building Size

Estimated Cost*

Phase I

50,000 GSF

$13,910,000

Individual HVAC units per building. No central plant is assumed

Phase II

25,000 GSF

$7,230,000

Emergency generator

Phase III

84,000 GSF

$21,930,000

Phase IV

25,000 GSF

$7,230,000

Total

184,000 GSF

$50,300,000

All utilities in the street

Wet pipe sprkinler system, fire alarm system
1000 amp electrical service per building

No specifics on level of security system, so not able to price at this time
Allowance for standard Tenant Improvements to build out interior spaces
to reflect proposed County standards
A 10% contingency on costs
With these assumptions, a cost per square foot price was developed for the
two building types (concrete tilt vs. steel framed). These costs are shown in
Appendix I Exhibits A and B.
Concrete: Not including financing expenses, the costs would be between
$265.00 and $314.00 per gross square foot. Though it might be counter
intuitive that a concrete building would cost more per square foot than the steel
framed building, this is because of the smaller square footage over which to
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DOWNTOWN SITE CONDITIONS & SCENARIO
DEVELOPMENT

October 26, 2010

5.

Map of the County’s Downtown Facilities.

This section provides a description of the issues studied and the conceptual
scenarios developed to support the long term needs of County employees to be
housed on the Downtown Napa Campus. The goal of this study is to establish
a redevelopment and phasing strategy to efficiently support the long term needs
of the County‟s downtown Administrative and Law & Justice functions,
exclusive of the jail. Although the jail is not in the scope of this study, the jail
expansion plan approved by the Board is considered within this study to ensure
the coordination of a comprehensive plan for all County downtown operations.

Historic
Courthouse

5.1. Downtown Campus Overview
The County owns several buildings in downtown Napa, including the
Administration Building, Hall of Justice Building, Carithers building, Jail,
Library, Historic Courthouse, and the 650 Imperial Way Building, located just
outside the downtown area. The County also owns the “Sullivan block”, which
is located directly to the west of the Administration building, and the 5th street
parking garage.

County –owned properties
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5.2.

Downtown Site Conditions and Study Considerations

The following are the buildings in and near downtown Napa that currently
support administrative and Law & Justice functions. Each of these buildings,
with the exception of 650 Imperial Way, is located in downtown Napa.
5.2.1.

October 26, 2010

Existing Building Conditions

Administration Building
The Administration Building is located at 1195 3rd Street. It was built in 1978
and is a three story Building of 58,317 GSF. The building currently houses the
office of the Board of Supervisors (and the Board of Supervisors‟ Chambers
which doubles as the EOC), the CEO (including Human Resources),
Environmental Management, Conservation Development and Planning, Public
Works (excluding the Flood District), the Auditor/Controller, the Treasurer/Tax
Collector, and County Counsel. The Administration building has inefficiently
designed floor plates that hinder the ability of the County to adopt more flexible
planning standards. The diagonal layout of the building and the location of the
mandatory exit hallways significantly decrease the efficiency of the building. It
also restricts workplace flexibility and reinforces departmental silos. The
building currently is at maximum capacity.
The building has not been seismically retrofitted and its major systems are
nearing the end of their useful life.
.All the scenarios developed in this study assume that the current occupants of
Carithers will be relocated into other facilities and the Carither’s building will
become surplus.

Hall of Justice
The Hall of Justice is located at 1125 3rd Street. It was built in 1976 with
slightly more than 127,000 GSF of space. It houses Probation and
Conservation (included in this study), as well as the County Jail and related
functions (not subject of this study). The scenarios included in this study
assume that the Hall of Justice will be torn down to make room for a new Jail
and not be replaced. The Probation and Conservation departments will be
relocated to another facility as part of the overall plan.
Carithers Building
The Carithers Building is located at 1127 First Street. It was built in 1973 and
is a two story structure with a mezzanine encompassing 51,457 GSF. It
currently houses the offices of the District Attorney, the Public Defender, Child
Support Services, the Assessor/Recorder-Clerk, the Elections Department,
and Comprehensive Services for Older Adults (CSOA). The Carithers Building
is above capacity and is not large enough for the departments it houses
currently. The Carithers building was previously a department store. The
adaptation of the department store floor plan to offices has resulted in poorly
configured and inefficient space and the building‟s design does not provide
adequate access to natural light for offices, decreasing the quality of the work
environment, and increasing energy costs per employee.
650 Imperial Way
650 Imperial Way is a County owned and maintained building which currently
houses the ITS division, the One Stop Workforce Development program of the
Health and Human Services Agency , and has some office space leased to
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private parties. The scenarios created in this study assume that most of the
occupants currently in 650 Imperial will be relocated into County owned
buildings, either in downtown or on the HHSA campus, and 650 Imperial Way
will become surplus.
Sullivan Block
The Sullivan Block is a full City block owned by the County that is located
immediately to the west of the Administration Building. The site is
approximately 42,000 SF and is currently used as a temporary surface parking
lot.
Hall of Justice & County Jail
Although not part of this study, the consulting team reviewed current plans for
the jail expansion to ensure that its impact is considered in developing a
comprehensive downtown redevelopment and phasing plan. The County‟s
Adult Correctional System Master Plan calls for constructing a new 179,000
square foot, 366 bed Jail on the site of the current Jail, Hall of Justice and
adjacent parking lots, with the ability to expand to 500 beds on that site as
needed.

5.2.2.

October 26, 2010
Infrastructure

There is adequate utilities infrastructure in downtown Napa to support all of the
redevelopment scenarios. The impact over time of projected growth and new
County development on traffic and parking will need to be considered as new
development nears commencement. It is expected that traffic will be an issue
considered in the EIR process for the County‟s downtown development.
5.2.3.

Surrounding Neighborhood Context

A key element in the redevelopment of the County‟s properties is the desire for
a 48‟ set back for structures on the south side of 3rd Street. The reason for
this set back is to preserve the view corridor looking west along 3rd Street
towards the historic 1st Presbyterian Church, located on the corner of 3rd and
Randolph Street. The setback also provides an opportunity to enhance the
streetscape along 3rd to encourage pedestrian traffic. Therefore, building
designs will have to address 3rd Street with landscaping, pedestrian and
bicycle access, passenger loading, etc. As mentioned previously, the County
is not subject to City approval; however, it is assumed the County will consult
with the City in addition to providing input during the CEQA process.
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5.3.

October 26, 2010
Downtown Redevelopment Objectives

The 2008 Space Needs Assessment projects growth by major County
department, establishes priority adjacencies between departments and
proposes a space per person allocation of 200 Useable Square Feet (USF).
This data and assumptions are used to establish the space demand profile for
the County‟s downtown site redevelopment and phasing concepts.
A key finding from the Space Needs Assessment is downtown facilities
(Administration Building, Carithers and Hall of Justice) are currently at capacity
and are insufficient to support projected County growth. Another finding is that
the downtown buildings are inefficiently configured and space is allocated
inequitably between various departments.
Informed by the Space Needs Assessment, the Board of Supervisors decided
the County should maintain its central Administrative and Law & Justice
functions in downtown Napa. In a subsequent meeting on December 9, 2009,
the County Steering Committee established the following major criteria for the
creation of redevelopment and phasing scenarios:
Create a redevelopment and phasing plan that will, at a minimum, support
the County‟s projected downtown staff growth through 2028 using the 200
USF per occupant target

View looking West towards church from 3rd Street
5.2.4.

Transportation and Parking

All downtown locations are conveniently located to public transportation.
Currently there is adequate supply of parking; particularly since the County
owned 5th Street Garage has been recently put into service.

Support critical departmental adjacencies as described in the Space
Needs Assessment
Provide enough space in the new buildings to allow departments currently
located in the Carithers Building to consolidate into the new buildings and
allow the ITS division and HHSA to vacate 650 Imperial Way
Assume that a new County building will be constructed on the Sullivan
Block
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− Assume 4 to 5 stories to accommodate needs, surrounding area
massing, appearance and streetscape
Assume that the current Administration Building will be either be
renovated, or replaced with a larger building that can house the needs of
its proposed occupants through 2028 and beyond
− Assume 4 to 5 stories to accommodate needs, surrounding area
massing, appearance and streetscape
Consider whether additional parking is required to support growth through
2028
Respect the City‟s desire for a 48‟ set back on 3rd Street and provide
landscaping and streetscape improvements to enhance the pedestrian
friendly character on 3rd Street
Assume that 4th Street between Randolph and Coombs can be vacated and
converted into landscaped parking with emergency access, and that the
intersection of Randolph and 3rd can be reconfigured to eliminate the curved
right turn.
5.3.1.

County Downtown Space Needs

The County determined that the consulting team should test the site capacity
of the Sullivan Block and the renovation or replacement of the current
Administration Building to support Administrative and Law & Justice functions.
The departments proposed to occupy each building adhere to the adjacencies,
projected growth and 200 USF per occupant space standard and established
in the Space Needs Assessment.
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Key Adjacency Relationships between Downtown County Departments
The below diagram taken indicates the preferred adjacencies between County departments as determined in the 2008 Space Needs Assessment. These
adjacencies relationships have been used to guide the preliminarily determination of which departments should occupy a new building built on the Sullivan Block
and a replacement building on the site of the current Administration Building.
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Downtown Projected Growth by Department
The below table shows the space required for downtown departments in 2013, 2018 and 2028 if new buildings are built on the Sullivan Block and the current
Administration Building site and new Space Standards of 200 USF/staff are adopted. More space would be required if the current Administration Building is
renovated instead of replaced, due to its inefficient floor plate design. 7 Ideally, ITS would stay with the departments identified for occupancy in the new building
on the Sullivan Block, but the site size and setback requirements restrict constructing a building large enough to house all these departments.
Scenario by location - 100% New Facility Model
*assume 200 USF per person
2008
Department
Sullivan Block
CEO (w /o ITS)
Assessor/Recorder/County Clerk
Auditor-Controller
Board of Supervisors
Conservation/Development/Planning
County Counsel
Environment Management
Public Works
Treasurer-Tax Collector
Total
Assume GSF conversion at 1.25
1195 Third Street
ITS (650 Imperial Way)
Child Support Services
District Attorney
Probation
Public Defender
Total
Assume GSF conversion at 1.25

Staff

USF

Staff

2013
Req. USF

Staff

2018
Req. USF

Staff

2028
Req. USF

43
43
22
5
48
20
29
48
14
272

8,600
12,732
7,347
2,511
10,201
4,945
5,307
7,421
3,327
62,391

58
43
23
5
48
25
32
53
17
304

11,600
60
8,600
43
4,600
23
1,000
5
9,600
48
5,000
31
6,400
35
10,600
57
3,400
18
60,800
320
76,000 GSF

12,000
62
8,600
43
4,600
23
1,000
5
9,600
48
6,200
37
7,000
40
11,400
66
3,600
18
64,000
342
80,000 GSF

12,400
8,600
4,600
1,000
9,600
7,400
8,000
13,200
3,600
68,400
85,500 GSF

55
37
59
41
23
215

11,144
5,232
15,594
6,762
5,502
44,234

64
37
67
53
26
247

12,800
65
7,400
35
13,400
76
10,600
57
5,200
29
49,400
262
61,750 GSF

13,000
66
7,000
35
15,200
97
11,400
61
5,800
38
52,400
297
65,500 GSF

13,200
7,000
19,400
12,200
7,600
59,400
74,250 GSF

(Please note that the USF represented for departments in the 2008 column is at current utilization of approximately 230 per SF and does not reflect the anticipated new
utilization rate of 200 USF per person that can be achieved with new office standards and a more efficiently designed building)
7
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5.4.

Downtown Site and Building Considerations

Unlike the HHSA campus, where the consulting team was directed to use a
“blank slate” approach to redeveloping the campus, for downtown the
consulting team was directed to test redevelopment concepts within the
following parameters:
Test site and massing concepts for a new building on the Sullivan block to
support the following departments through 2028: Board of Supervisors;
CEO;
Assessor/Recorder/County
Clerk;
Auditor/Controller;
Conservation/Development/Planning; County Counsel; Environmental
Management; Public Works and Treasurer/Tax Collector
Test site and massing concepts for either renovating or replacing the
existing Administration Building to support the following departments:
Probation; Child Support Services; District Attorney; Public Defender and
Information Technology Services ( ITS)8

5.4.1.

October 26, 2010

Sullivan Block Development Considerations

The Sullivan block is currently a temporary parking lot and is approximately
47,000 SF, or slightly more than 1 acre. When factoring in a 48 feet setback
from the edge of the curb, the useable site area for development is
approximately 40,000 SF, or 0.9 acre. The Sullivan site currently has a curved
road on the northeast corner of Randolph and 3rd that negatively impacts the
site‟s capacity and development concept.
The County‟s goal for the Sullivan Block is to construct a new building that can
accommodate the space needs of the departments programmed for
occupancy through 2028 and beyond.

Coordinate the site development concepts for the existing Administration
Building site with the site development proposed for the jail expansion
Determine whether sufficient parking exists to support County growth
through 2028 and, if additional parking will be required, forecast when the
need is likely to occur

Ideally, ITS would stay with the departments identified for occupancy in the new
building on the Sullivan Block. However, the site size and setback requirements
prevent the County from constructing a building large enough to house all these
departments together.
8
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Historic
Courthouse

New Sullivan Building Redevelopment Strategy
Given the programmed uses, goals of the County, and site constraints, the
JLL/HOK team performed a site capacity test which resulted in the following
planning perimeters:

3rd Street

• 48 feet set back of the building from the 3rd Street curb edge

4th Street

Admin
Coombs Street

Randolph Street

Sullivan
Block

• Design the building to be either a 4 story office building = approx. 56 feet,
or a 5 story building of a maximum of 70 feet in height if it better suits the
surrounding neighborhood in both massing and appearance

Courts

Existing Hall of Justice and
Future Jail Expansion

Main Street

Church

October 26, 2010

• Floorplate size = approx. 21 to 24K GSF per floor
• Building Area = approx. 90K GSF
• Onsite surface parking = approx. 20 to 40 spaces
• Below grade secured parking garage with approx. 80 to 100 parking
spaces for County owned vehicles and selected uses

Existing
Parking Garage
5h

• Assume realignment of the right-hand turn curve at 3rd and Randolph
Streets

Street

County
Library

The development capacity of the Sullivan block is limited by its dimensions, as
well as parking and circulation considerations. Because of these limitations
and the County needs, design options should include evaluating both a four
and a five story building to determine which solution best preserves flexibility to
set back or sculpt the upper stories of the building, maintain the set back from
3rd Street and design its façade and the streetscape in consideration of views
to the church.
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5.4.2.

1195 3rd Street – Current Administration Building
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Preliminary Facility Condition Assessment

The current Administration Building, is located at 1195 3rd street on a lot of
49,381 SF, or approximately 1.13 acres. When factoring in the 48‟ set back
requirement from 3rd Street, the useable site area is approximately 43,000 SF,
or slightly over 1 acre. The existing building is three story steel framed
building of 58,317 GSF with a one level basement and was built in 1978.

JLL performed a through review of the Administration Building, which included
reviewing drawings, reports and other documentation provided by the County,
touring the site, and performed (as part of a separate study) a Facility
Condition Analysis of the property. After this review, JLL evaluated the costs
to either rehabilitate the facility or build a new structure.

The building is designed as diagonal two wings around a central core/lobby
and it does not support the efficient configuration and utilization of the space.
The building is currently at maximum occupancy. The building is aging and its
major building systems are approaching the end of their useful life.

The Administration building was constructed in 1978. It is a four story, steel
framed building with a one level basement. The main service utilities
(electrical panels, main point of entry for telephone, etc.) are located in the
basement.

The goal of the redevelopment plan is have a building on this site that can, at a
minimum, support the space requirements for the departments identified for
occupancy through 2028, which is approximately 74, 250 GSF if a 200 USF
per person space efficiency is achieved.
5.4.2.1. Renovation Versus Replacement Evaluation
Because of the inefficient design of the building‟s floor plates, deferred
maintenance issues, the need to renovate the building to current seismic code
and its questionable ability to fit the programmed uses, the County asked JLL
to perform a cost estimate for renovating the facility and a space analysis of
whether the renovated building could support the departments planned for
occupancy. The goal of this study was to determine if renovation or
replacement of the facility best meets the long term needs of the County.

The building originally had an exterior plaster/stucco skin. To create a façade
that would compliment the Criminal Court Building, an Exterior Insulation and
Finish System (EIFS) was installed in 1999. Unfortunately, the system was
either not installed properly or the product was inferior. The County had a
study completed on the EIFS system and there are a number of areas where
there is failure. It appears that the entire system will need to be replaced. We
used the study performed on the EIFS replacement by Allana, Buick & Bers to
inform us as to costs for correcting this situation.
The structural steel system is a braced tube frame. Though this allows for a
more rigid structure, it does not allow for the flexibility in connections to
accommodate earthquake movements that are necessary in today‟s structural
code. Although JLL was not engaged to do a complete structural analysis,
they spoke to a structural engineer who suggested adding some cross bracing
that will account for the moment forces in an earthquake. As a result, a $20
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per square foot allowance was factored in the renovation estimate for
structural improvements.
There are a number of construction items that are cause for concern should
the existing building be reused. For example:
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could attain a LEED Gold designation without a significantly greater investment
than calculated in the JLL cost estimate. In comparison, the estimated cost to
replace the building is between $135 to $145 SF for the building shell and
core.
Space Deficiency

 The interior of the building has had a number of modifications made
over time. Wire mold has been used on the exterior of the interior walls
to extend electrical and data connections. Wall partitioning has been
completed over time resulting in an inefficient layout

Most importantly, a renovated Administration Building would be too small to
accommodate all the departments planned for occupancy through 2028. This
is illustrated in the tables on the following page, one of which shows the space
required to support growth in a renovated Administration Building versus
another that shows the space required in a new efficiently designed facility.
Each scenario uses the growth projections contained in the Space Needs
Assessment.

 There is not a complete fire/life safety system. For example, not all the
entire building had fire sprinklers, the fire annunciation system was not
complete throughout the building and smoke detectors were not to code
 There is potential for hazardous materials in the fireproofing, VCT or
plumbing insulation
 Many of the major building systems are at the end of their useful life
(e.g. the chiller, boiler and air handlers)
However, there are some benefits to using the existing facility:
 No major site improvements are needed
 Some of the major building components can be reused (e.g. the
elevators as they were recently refurbished)
JLL estimated it will cost approximately $95 to $105 SF in 2010 dollars to
renovate the building‟s shell and core to meet current codes and extend its
useful life for another 30 years. However, the renovated building would still
have inherently inefficient floor plates, a “dated” look and it‟s unlikely that it

-38-

Napa County Conceptual Site Development and Phasing Plan

October 26, 2010

If renovated, the building‟s inherent inefficiencies will make it unrealistic to achieve the 200 USF per person standard. With renovation the building would, at best,
only achieve a 230 USF per person utilization, which means it would require approximately 15% more space to support the same functions as in an efficiently
designed building floor plate. This would result in the renovated building reaching 100 percent capacity around the year 2018 and would shortly thereafter exceed
capacity, forcing the County to address the space short fall.
Collectively, the Sullivan Block and the renovated Administration Building would only be able to accommodate all the departments to be housed in downtown
through 2018. This would prevent the County from achieving its long-term goal of consolidating its operations in these buildings, which would allow it to vacate the
Carithers building, move Probation out of the Hall of Justice building and move ITS out of 650 Imperial Way.

Scenario by location - Major Renovations Model
*assume 230 USF per person
2013
2018
2028
Department
Staff
Req. USF
Staff
Req. USF
Staff
Req. USF
1195 Third Street (assum e to be located in the renovated Adm in. Bldg)
ITS (650 Imperial Way)
64
14,720
65
14,950
66
15,180
Child Support Services
37
8,510
35
8,050
35
8,050
District Attorney
67
15,410
76
17,480
97
22,310
Probation
53
12,190
57
13,110
61
14,030
Public Defender
26
5,980
29
6,670
38
8,740
Total
247
56,810
262
60,260
297
68,310
Assume GSF conversion at 1.25
71,013 GSF
75,325 GSF
85,388 GSF

Note: Total Capacity of current Administration Building is 58,000 GSF
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If a new building is built to replace the current Administration Building, it could be designed to achieve the 200 USF per person space efficiency target and sized
large enough to accommodate its programmed uses through 2028 and provide additional space for other uses. The surplus space created by replacing the current
Administration Building would lessen the space demand at the Sullivan Block and could provide more development flexibility for that site.

Scenario by location - 100% New Facility Model
*assume 200 USF per person
Department
1195 Third Street
ITS (650 Imperial Way)
Child Support Services
District Attorney
Probation
Public Defender
Total
Assume GSF conversion at 1.25

Staff

2013
Req. USF

64
37
67
53
26
247

Staff

2018
Req. USF

12,800
65
7,400
35
13,400
76
10,600
57
5,200
29
49,400
262
61,750 GSF

Staff

2028
Req. USF

13,000
66
7,000
35
15,200
97
11,400
61
5,800
38
52,400
297
65,500 GSF

13,200
7,000
19,400
12,200
7,600
59,400
74,250 GSF

Note: Total capacity of a new building would be approximately 90,000 GSF above grade, plus approximately 20,000 GSF below grade
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The following table summarizes the key comparative factors to consider between renovating or replacing the current Administration Building.
Comparison of Issues related to Renovation versus Replacement of Current Administration Building
Issues
Construction Cost

Renovate
$95/$105 SF for core and shell

Build New
$135 to $145 SF for core and shell

Ability to support
program

Will only have capacity to house programmed uses
through 2018 with difficult parking after jail
expansion

Can size the building to fit 20 year space need projections or add additional
uses and accommodate parking

Efficiency/Functionality

Renovation will moderately increase efficiency of
interior layout, but it will still be inefficient
compared to new construction using efficient floor
plate

Can design a much more efficient building floor plate by designing to the
intended uses with a more flexible interior fit out

Sustainability

Might be difficult or prohibitively expensive to
attain LEED Gold or better

Can attain LEED Gold or better by incorporating into the original design

Major Building Systems

Renovation costs assume replacement of major
building systems and repair to structural system

Code compliant structural, Mechanical/Electrical /Plumbing, fire/life safety
systems will reduce operational costs and increase safety

Image

Will still have dated looking building unless exterior
skin significantly modified

New design can reflect image desired by County

Areas of Risk

Need to make major investment to fix old systems
prior to renovation/ construction cost
escalations/financing rate

Construction cost escalations/financing rate
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5.5. Steering Committee Direction

Final Downtown Development Concept

After reviewing these issues and supporting data, the County Steering
Committee directed the JLL/HOK team to focus on developing a concept for a
replacement building on the 1195 3rd Street site, instead of renovating the
existing building.

The addition of new buildings on the Sullivan Block and at 1195 3rd Street of
the size and configuration described in this report would provide the County
with aggregate new, efficiently designed space of approximately 180,000 GSF
and an additional 20,000 GSF of auxiliary storage/meeting space. This will
provide enough space to meet the projected requirements of the County
through 2028 (which is approximately 160K GSF) and provides additional
space for future expansion beyond 2028 of approximately 20,000 GSF.

The goal is for the replacement building is to meet the programmed uses
through 2028 and still provide space for future expansion. The building
concepts assumed a 4 to 5 story height and 48‟ set back from 3rd Street.

5.6. Replacement of Current Administration Building

The following figure illustrates of how the two buildings can work together to
support the County‟s overall space needs.

Guided by the Steering Committee, the JLL/HOK team performed a site
capacity test which resulted in the following planning perimeters for replacing
the building at 1135 3rd Street:
• 4 to 5 stories above grade office building with a basement
• Floorplate size = approx 22K to 25K GSF per floor
• Building Area = approx 90K GSF above grade area with approximately
22,00 GSF below grade area
• 48‟ setback, similar to setback on the Sullivan Block
A building with these parameters would maximize the site‟s development
potential and would provide for all programmed uses through 2028, plus
providing additional above grade expansion space of approximately 15,000 SF
and over 20,000 SF of basement space that could support storage, meeting
and other uses.
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Sullivan Block
• CEO (without ITS)
• Assessor/Recorder/County Clerk
• Auditor-Controller
• Conservation/Development/Planning
• County Counsel
• Environment Management
• Public Works
• Treasurer-Tax Collector
• Board of Supervisors Chambers
• Hearing Room / Building Lobby Reception
• Emergency Operation Center (EOC)

Building Capacity = approx. 90K GSF
+ below grade parking

1195 Third Street
Excess capacity allows for additional
growth

• Child Support Services
• District Attorney
• Probation & Training rooms
• Public Defender
• ITS

Building Capacity = approx. 90K GSF
+ basement 20K GSF

Napa County Conceptual Site Development and Phasing Plan
In addition to meeting the County‟s space requirements, the buildings will
provide the following benefits:
Greatly improved adjacency relationships between departments
Provides efficient floorplate configurations that will allow the County to
achieve a much more efficient use of space
Provides more sustainable and energy efficient buildings that will
decrease energy consumption
Creates new modern facilities that will contribute to the effectiveness
,health and well-being of County employees
Creates a consolidated downtown County campus that will provide
easy access to County Services for citizens
The 48‟ set backs of the two adjacent buildings will provide an
opportunity for a more pedestrian friendly 3rd Street and the new
buildings can positively impact the character of downtown
Allows the County to surplus and sell the Carithers building and 650
Imperial Way
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Site and Massing Diagrams
See enlargement of
Third Street area

B

48’ setback
view to
church
3rd Street

Church

Legend

Surface Parking

4th Street

1195
Third Street
(4 to 5 stories)

A See Section View ‘A’

Courts

Future Jail

B See Section View ‘B’

Main Street

Sullivan Block
(4 to 5 stories)

Coombs Street

Randolph Street

A

Existing
Parking Garage
5h Street

County
Library
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The figure to the left illustrates
the conceptual massing of the
two new buildings and the new
Jail.
As can be seen, a
gracious set back is achieved
along Third Street and surface
parking is provided behind the
building on the Sullivan Block.
(This is under the assumption
that Fourth Street will be
vacated between Randolph and
Coombs street.)
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While it is important to remember that this study is not intended to provide aesthetic design concepts and detailed architectural drawings, the following illustrations
provided a general representation of the relative impact and relationship of the new facilities looking west along 3rd Street and North along Coombs Street.

Sullivan Block
(4 to 5 Stories)

Church

Site Section View ‘A’

4th
Street

48 feet
setback

1195 Third Street
(4 to 5 stories)

3rd
Street

Sullivan Block
(4 to 5 stories)

Church

Courts
Courts
Main
Street

Coombs
Street

Current County
Admin Building

Site Section View ‘B’
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The below diagram provides an illustration of how the new buildings collectively work together to provide sufficient set backs from 3rd Street to enhance the
pedestrian friendly character of street and also preserve the view corridor to the Church.

Landscaped setback for view
of church
Pedestrian-Scale
Street Frontage

View to
Church

County buildings should be planned
to work as a unified complex

Third Street

Sullivan
Block
Sullivan Block
(4(4to
5
stories)
to stories)

Coombs
Street

Church

Randolph
Street

48
feet
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Courts
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5.7. Pedestrian Friendly Streetscapes
The County intends to plan the frontage area along 3rd Street to reinforce
the City‟s aim for a pedestrian friendly, landscaped area and providing for
48‟ setbacks for both buildings fronting 3rd Street creates a significant
opportunity to achieve this goal and activate 3rd Street. This will also allow
for the design of a prominent façade for the new County offices and should
provide an opportunity to create a high qualified and dignified aesthetic
image for the County Campus.
The following figures illustrate how wide, well designed streetscapes can be
used to encourage pedestrian traffic and create pedestrian friendly street
character.

5.8.

Parking Considerations

According to a study done by Kimberly Horn in 2009, there is currently an
oversupply of parking in downtown Napa. The supply of parking in the
immediate vicinity of downtown County facilities includes parking structures
at 5th street (494 stalls), 2nd and Coombs (178 stalls), surface parking on
the Sullivan block (123 stalls) and surface parking behind the Administration
Building on Coombs street (53 stalls). This provides a total of 828 parking
stalls, not including street parking.
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Although parking is adequate for current County needs, it is likely to
become more constrained over time for the following reasons:
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Uncertain Public Demand. The 5th street parking garage opened
in 2009 and is currently underutilized. However, as the new
development on the Riverfront becomes stabilized and people
become more aware of the garage, pubic demand for this parking
is likely to increase and compete with County parking.

County Growth. There are currently approximately 490 County
employees working downtown that our subject to this study. 9 The
downtown County workforce is expected to increase to
approximately 640 staff by 2028 (through a combination of staff
increases and jobs consolidating to downtown from other
locations). This is an increase of almost thirty percent and will
create more demand for parking.

The following table illustrates the demand for parking using a three stall per
1,000 GSF of development factor. This is the same parking ratio set as a
development target for the HHSA campus. To meet this ratio to support the
full development contemplated in this study would require approximately 480
parking stalls. With almost 830 parking stalls provided in the area
immediately surrounding the County‟s facilities, there currently is an ample
supply of parking for the County. However, it must be noted that the supply
of parking in the surrounding area is not dedicated to County uses and is
available to the general public.

Parking Supply. With the construction of a new facility on the
Sullivan Block and the expansion of the Jail towards Coombs
Street, approximately 176 surface parking stalls will be eliminated.
Approximately 120 parking stalls could be replaced by providing
approximately 80 parking stalls located under the new building on
the Sullivan Block10 and approximately 40 stalls of surface parking
that can be placed behind the building. Also, some additional
surface parking can be provided behind the building if 4th street is
vacated and made available for this use. The net result of these
changes is that there will be a slight loss in total parking as result of
the jail expansion and the development of new buildings on the
Sullivan Block and at 1195 3rd Street.

Because of the uncertainty in public demand (particularly with the new
development on the Riverfront) it is difficult to forecast if there is adequate
parking to support the County‟s long term needs beyond 10 years. This
should be the subject of a future study.

5.9. Construction Cost Estimates
JLL developed Rough Order of Magnitude (ROM) cost estimates for the two
new buildings contemplated on the Sullivan Block and at 1195 3rd Street.
The cost estimates were done using current 2010 construction pricing and
assumed modern facilities designed to a LEED Gold designation.

9

The study down not include staff working directly in support of
County Jail functions
10
However, the stalls under the building will likely be restricted in
use for security reasons

A detailed breakdown of these cost estimates can be found in Appendix I.
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Utilities in the street

5.9.1. New Building on Sullivan Block

One level of underground secured parking, formed in concrete

JLL developed a preliminary budget for a new County building on the
Sullivan Block. This budget is based upon the following assumptions:

No specifics on a dewatering system, so not able to price at this
time

48 feet set back of the building from the 3rd Street curb edge

Foundation on concrete footings, not piles

5 story office building, 14 feet floor to floor height

Four geared passenger elevators

Floor plate size = approximately 22,000 GSF per floor

Wet pipe sprinkler system, fire alarm system included

Building Area = approximately 88,000 GSF (does not include any
roof top HVAC/equipment unit area)

1600 amp electrical service
Emergency generator included

Onsite surface parking = approx. 20 to 40 spaces

No specifics on level of security system, so not able to price at this
time

Below grade secured parking garage with approx. 80 to 100
parking spaces (assume 10 to 11 feet below grade) for County
owned vehicles

No FF&E

Realignment of the right-hand turn curve at 3rd and Randolph
Streets (assumes 5,000 square feet of surface area – no utilities
relocated)

Allowance for standard office build out and additional costs for
upgraded areas (e.g. County Chambers and offices, permitting
center, etc.)

Since there are no details on the building, and the estimates are only based
upon square footages, we have made the following general assumptions on
the building:

Based upon these assumptions, we have developed a preliminary budget of
approximately $329 per gross square foot for a total of $29,000,000 (see
Appendix I).
The costs do not inlude estimates for items such as FF&E, Move Costs,
Financing Costs, and Cost Escalation. These will be real costs associated
with any redevelopment and should be factored in as the County creates a
more detailed redevelopment.schedule and capital budget.

A steel framed structure with stone exterior skin
Facility designed and constructed to LEED Gold standard
No hazard materials on the site
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Four geared passenger elevators

5.9.2. New Building on 1195 3rd Street

Wet pipe sprinkler system, fire alarm system included

JLL developed a preliminary budget for a new Building to replace the
current Administration Building at 1195 3rd Street. It is based upon the
following assumptions:

1600 amp electrical service
Emergency generator included
No specifics on level of security system, so not able to price at this
time

48 feet set back of the building from the 3rd Street curb edge
4 - 5 stories office building, 14 feet floor to floor height

Allowance for standard office build out and additional costs for
upgraded areas

Floor plate size = approximately 22,000 GSF per floor
Building Area = approx 88,000 GSF above grade area + 22,000
below grade area (does not include any roof top HVAC/equip unit
area)

Based upon these assumptions, we have developed a preliminary budget of
approximately $283.00 per gross square foot for a total of approximately
$30,150,000 (see Appendix I).

No surface or below grade parking

The costs do not include estimates for items such as Furniture Fixtures &
Equipment (FF&E), Move Costs, Financing Costs, and Cost Escalation.
These will be real costs associated with any redevelopment and should be
factored in as the County developes a more detailed
redevelopment.schedule and capital budget.

Since there are no details on the building, and the estimates are only
based upon square footages, we have made the following general
assumptions on the building:
A steel framed structure with stone exterior skin
Facility designed and constructed to LEED Gold standard

5.10. Downtown Project Phasing Strategy

No hazard materials on the site

Although the timing for development will be dictated by funding and
considering other development priorities such as the HHSA campus and the
jail expansion, there is a very logical sequence for development of the new
facilities contemplated in this study.

utilities in the street
No specifics on a dewatering system, so not able to price at this
time
Foundation on concrete footings, not piles
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1. The first building constructed should be the new building on the
Sullivan Block and the occupants of the current Administration
Building would move into this building.
2. Once the current Administration Building is vacated, the next action
will be to demolish this building and build a new building on the site.
3. Once the new building at 1195 3rd Street is completed, Probation
can move into to if from the Hall of Justice, the DA, Pubic Defender
and Child Support services can move into it from the Carithers
buildings and ITS can move into it from 650 Imperial.
4. Once these departments have moved to the building, Carithers
Building will become surplus and can either be sold or used for
other purposes. The Imperial Way Building will become surplus
once ITS and HHSA functions have moved out of the building.
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6. Recommendations and Next Steps

October 26, 2010
help the County avoid making investments in maintaining buildings
slated for demolition.

This section contains recommendations for the County to move forward to
achieve a redevelopment strategy for the HHSA and Downtown sites in a
manner that best supports the County‟s overall needs, goals and objectives.

Phase II
It is recommended that the new building on the Sullivan Block be constructed
as the next of this project after the first two buildings have been constructed
on the HHSA campus. This is for the following reasons:

6.1. Overall Development Phasing Plan
The phasing plan identifies four major phases of redevelopment between the
HHSA and Downtown campuses. These phasing recommendations provide
a general outline of these actions and should not be confused with the
detailed strategies and timelines that will be required to implement each
specific phase of the plan. It should be noted that in addition to this
redevelopment there is also a planned expansion of the jail. In all phases,
the jail expansion site should be kept available so that design and
construction can commence when needed.

The current Administration Building is at capacity and the addition of a
new building on the Sullivan Block will provide needed expansion space
This building will house most of the occupants currently located in the
current Administration Building. By constructing this building first, it will
eliminate the need for a double move
By moving the current occupants out of the Administration Building first,
it will reduce the need to make costly investments in maintaining a
building that is ultimately scheduled for demolition

Phase I
It is recommended that initial development commence by constructing the
first two buildings contemplated in the redevelopment plan for the HHSA
campus. This is for the following reasons:

It creates more efficient space utilization, which decreases the County‟s
overall demand for office space
Phase III

HHSA has the most acute space deficiencies and there is no more room
for expansion in the current facilities. Providing these new buildings will
support projected growth through 2020

It is recommended that in Phase III a new building be constructed on the
site of the current Administration Building. This is for the following reasons:
It saves the County from having to make a significant investment in
maintaining an inherently inefficient building

HHSA‟s buildings are in the worst condition of any County buildings
Constructing buildings in the locations identified for Phase I and Phase II
will replace the HHSA buildings that are in the worst condition first and

In conjunction with the new building on the Sullivan Block, It creates
sufficient space to provide for all downtown space needs through 2028,
plus some additional expansion space
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It allows for the consolidation out of the Carithers Building, which frees it
as surplus asset to be monetized

o

A project schedule that shows all the major tasks that need
to be accomplished to complete the project

It creates more efficient space utilization, which decreases the County‟s
overall demand for office space

o

An evaluation and description of the most advantageous
project delivery methodology for the first phase of
redevelopment, which addresses the process for the
facilities design, construction and financing

o

A financing plan that evaluates the most advantageous
way for the County to pay for the development

Phase IV
In phase IV, it is recommended that the third (and possibly fourth) phase of
the HHSA campus redevelopment be completed. The third phase of the
HHSA campus redevelopment plan will provide sufficient space to provide
for all HHSA‟s project space needs through 2028 and if the final phase IV is
completed it will allow for offsite HHSA functions to be consolidated on
campus.11 At this time the County will also be able to make a determination
whether structured parking is be needed.

Complete a detailed site master plan consistent with the redevelopment
concepts included in this plan
Initiate community outreach efforts in the surrounding neighborhoods
Use the completed site master plan to initiate an EIR processes for the
HHSA campus and the jail if appropriate. Consider whether a lesser
level of review can be used for the Administration Campus

6.2. HHSA Near Term Site Redevelopment Strategy
The JLL/HOK recommendations are to initiate the overall site redevelopment
plan by completing Phase I and Phase II of the development outlined in
Section IV of this report for the HHSA campus. This phase would consist of
the following major actions:

Create the architectural designs for the phase I & phase II buildings
Acquire temporary space for the HHSA occupants that will be displaced
by the initial site construction

Develop a detailed Project Delivery Plan and supporting Schedule that
outlines the specific actions and time sequencing that need to occur to
initiate the first phase of HHSA redevelopment. Some of the items to be
addressed in this plan should include:
11

Depending on County priorities, it may be possible to move HHSA
offsite functions (currently located in the Carither’s and 650 Imperial
Way buildings) to the HHSA campus in earlier construction phases
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6.3. Downtown Near Term Site Redevelopment Strategy

6.4. Capital Planning Model

For the downtown Campus the JLL/HOK team recommends the following
near term actions:

Given the magnitude and urgency of the County‟s Space Needs over the
next 20 years, the County should immediately initiate the development of a
capital planning model to support funding priorities and decisions related to
the development described in this report. This model should be flexible and
adaptable to changing conditions and should address the following major
issues:

Initiate conversations with the City to discuss the County‟s long term
redevelopment plans as described in this report. Key topics to discuss
in the process include:
o

Discussing the realignment of the curved access road
between Randolph and Third Street

o

Discussing the massing of the buildings and the possible
need to go to 5 story‟s in height with the new building on
the Sullivan Block and merits of 4 to 5 story buildings and
the relative impact on the viewshed

o

Confirm agreement with City to vacate 4th street to provide
for landscaped parking and emergency access

o

Discussing the benefit provided by the County in
preserving a 48‟ set back along Third Street in order to
support the City‟s goals of facilitating a pedestrian friendly
downtown and discussing other opportunities to enhance
the streetscape of Third Street between Main and
Randolph

Cost and timing of new construction to include:
o

Pre development costs (EIR, site studies, community
outreach, etc.)

o

Demolition and site work

o

Soft costs

o

Hard costs for shell and core

o

Tenant Improvements

Costs for Furniture, Fixtures & Equipment (FFE)
Operations and Maintenance costs
Costs associated with moving and space during construction
Financing costs (including interest rate assumptions)

Initiate environmental review for the redevelopment of the Sullivan Block
and replacement of the Administration Building. Initiate further design
studies for the Sullivan Block building.

Allowance for cost escalations (applied to construction and FFE)
Funds received from the sale of surplus property created as a result of
the new development
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Once the baseline cost categories have been established they should be
integrated in a planning model that can forecast the Cash Flow and Net
Present Value (NPV) implications of various timing scenarios for new
development. This model can then help the County plan to fund these
projects accurately and in right priority. The model should be dynamic
and be capable of readily adapting to new scenarios and updated
assumptions.
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APPENDIX I:
HHSA & DOWNTOWN COST ESTIMATE SCENARIOS
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APPENDIX II:
Space Needs Assessment
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