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16 August 2019 
 
Mr. Dwayne Smith, P.E. 
Division Director, Engineering and Capital Projects 
Washoe County Community Development Department 
1001 E. Ninth Street 
P.O. Box 11130 
Reno, NV 89520-0027 
 
Re: Washoe County Administrative Complex Master Plan 
 
Dear Dwayne, 
 
Enclosed please find our Final Master Plan Report and Executive Summary. 
 
The scope of our work included the inventory and evaluation of the current spaces and the 
space utilization of all departments currently located at Ninth Street as well as the evaluation of 
the Utilities Division and the Truckee Meadows Fire Protection District administration space. 
Based on historical trends, interviews with staff and projected population growth of the region, 
we were able to project staff growth through 2038. 
 
We evaluated new space standards consistent with “office of the future” concepts, new 
technology implementation (such as paperless filing, reduction in size of workstations, cloud-
based data storage, etc.) and consolidation of workspaces (elimination of most paper storage). 
We also studied the re-organization of departments, where it appears to be effective to do so, 
and believe the County can substantially reduce the need for future new construction by 
implementing these strategies at substantially less cost than new construction. Last, we believe 
the site has adequate capacity to support all improvements. 
 
At the conclusion of the report, we have provided a laddered strategy for the orderly 
implementation of eleven (11) separate projects which result in a modest amount of new 
construction that is less than 10% of the current inventory to satisfy the projected 47% 
population increase and 29% staffing increase by 2038. We have also provided an estimate of 
probable construction cost and escalation rates. 
 
The Executive Summary is intended to be a separate stand-alone document for distribution to 
those who do not possess the full final report. 
 
Thank you for the opportunity to again be of service to Washoe County, and should you have 
any further questions as you move toward implementation, please don’t hesitate to call. 
 
Sincerely, 
 
 
 
 
Todd B. Lankenau, AIA, CSI, DBIA, LEED AP 
Managing Partner 
Collaborative Design Studio 
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I. Introduction 

Collaborative Design Studio was engaged by Washoe County in May of 2018 to provide Master 
Planning services for 16 departments located in the Washoe County Administrative Complex at 
1001 E. Ninth Street in Reno, Nevada. The master planning process was led by Dwayne Smith 
and Brett Steinhardt of the Washoe County Capital Projects Division, Todd Lankenau and Jim 
Steinmann of Collaborative Design Studio, the Master Plan Steering Committee consisting of 
Assistant County Managers, Department Heads and staff.
The aggregate facility size is approximately 275,000 square feet, located in 5 buildings, 4 of 
which are connected together (A, B, C, and D) plus the Senior Center. The existing buildings 
were constructed in the 70’s and 80’s to keep pace with the population growth and increased 
demand for services in the County. The buildings are generally in good condition, and will have 
a useful life of another 30 years or so, if properly maintained
Exhibit 1 identifies the 21.25-acre site. Exhibit 2 shows the gross building area of the five 
buildings.
The stated goals of the Master Plan were to prepare for increased growth in the County and 
provide possible solutions to preparing the County to more effectively conduct business in the 
future by:

1. Increasing the efficiency of operations within County government;
2. Identifying cross-functional issues and improvements;
3. Suggesting the more efficient use of spaces, including departmental adjacencies, 

individual departmental organization and efficient personal workspaces and;
4. Suggesting improvements which will provide the best interaction with customers.

The master planning process followed a 5-phase process as follows:
1. Phase 1 – Project Start Up

a. Initial Consultation;
b. Goals and Objectives;
c. Research and Data Gathering;
d. Demographic Projections (using County supplied data);
e. Estimate Service Levels;
f. Space Utilization Assessment;
g. Operations and Service Delivery;
h. Review/Work Session #1.

2. Phase 2 – Facility Evaluation
a. Other Space Analysis;
b. Office of the Future Work Environment;
c. Space Allocation Standards;
d. Site Evaluation for Expansion;
e. Work Session #2.

3. Phase 3 – Locational Analysis
a. Organization and Interaction;
b. Locational Analysis.
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4. Phase 4 – Projection of Requirements
a. Space Planning and Facility Management Guidelines;
b. Questionnaire;
c. Interviews (assumes 20 units);
d. Projections;
e. Special Area Requirements;
f. Space Requirements Program;
g. Parking Requirements;
h. Work Session #3;
i. Revise space program;
j. Document facility requirements.

5. Phase 5 – The Master Plan Process
a. Develop Master Plan Options. Design options will include additions to existing 

buildings, new structures, removal of existing structures, parking structures to 
accommodate required parking, and other alternatives necessary to provide the 
County with a broad selection of options;

b. Evaluate Options and Prepare Cost Analysis;
c. Work Session #4;
d. Implementation Plan;
e. Draft Master Plan;
f. Review and Refinement;
g. Master Plan Report;
h. Presentation of Master Plan.

CDS conducted multiple site visits and interviews with each department to evaluate their current 
approach to doing business, how they envisioned this evolving over time, the implementation 
of different strategies to enhance the comfort and well-being of employees and service to their 
customers. The continued implementation of new technology to save space and increase 
productivity was also discussed.
During each phase, Steering Committee meetings were conducted to regularly inform all parties 
of the current progress. This provided a forum to explore possible alternative methods of serving 
your customers, re-organizing departments and workspaces, and other possible changes which 
might be made to make the County competitive with private industry in attracting the best talent 
for careers in government.
There is adequate space on the site for the construction of the modest improvements we are 
suggesting, and the parking areas appear to be adequate to support this increase in staff levels 
and floor space (although they do not technically meet the zoning requirements).
Finally we developed alternative plans for solving the County’s modest space expansion 
needs, including an implementation strategy, full project budget and cost escalation rates for 
establishing the CIP.
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II. Summary of Findings

The Administration Complex Master Plan conducted between July 2018 and February 2019 
identified the current space occupied and required at the 9th Street Complex by County 
administrative departments, projected future requirements for 2038, evaluated a number of 
remodeling and construction projects and developed recommendations for remodeling and 
new construction with total project cost estimates. A summary of research, requirements and 
recommendations is presented in the following.

Research

1. The five buildings provide a resource of 204,583 nsf in nine (9) distinct areas with 
272,349 gross square feet.

2. Current office and support space, excluding the Senior Center and large Special Areas 
such as the cafe, council chambers, central conference room and the Health Auditorium, 
totals 153,276 nsf.

3. In the fall of 2018, 522 staff occupied 156,206 nsf at an average area factor of 299 net 
square feet per person.

4. There are currently 80 vacant offices or workstations available to support staff increases.

5. Current office space includes 6,234 nsf of underutilized (or empty) space and 35 
oversized workstations.

6. The 522 current staff could be accommodated in 141,456 nsf at an area factor of 271 
nsf/person with very minimal remodeling, occupying vacant space, and selectively 
reducing office and workstation sizes.

7. Current space could accommodate up to 625 staff with the 15% space utilization 
improvement by adopting the proposed office-of-the-future space standards which 
accommodate two or three monitors and substantially reduce file and shelving 
components as a result of E-filing, digital communications and the evolution to a 
paperless office environment.

8. In 2008, the departments now located at 9th Street had 750 positions in the office space. 
Staff levels decreased to 538 positions in 2014. The ratio of staff located at 9th Street 
per 1,000 county residents decreased from 1.82 in 2007 to 1.06 in 2018.

9. The current Washoe County population is estimated to be 527,000. It will increase to 
690,000 by 2038.

10. There are sufficient parking spaces to accommodate forecast staff levels in 2038 with no 
modifications.

11. The departments have fully embraced technology and conversion to a paperless 
environment, and they will continue to use technology to increase operational capacity 
and minimize future staff level increases.

12. Adult Services has relocated from 9th Street and the space they vacated will be leased 
to the State.
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Requirements

1. The departments projected their staff levels would stabilize at a ratio of between 1.02 
and 1.12 per 1,000 population by 2038 when the population is forecast to be 690,000.

2. The space program projects 713 positions (695 positions with the deletion of transfers) 
located at 9th Street by 2038 representing a 1.4% average annual rate of increase in 
comparison to a 1.7% annual County population increase.

3. Special Area space adjustments indicate a need for a larger and more technologically 
equipped conference/training center, reduced records storage areas, reduced I.T. 
Server Room, a smaller food preparation space in the Senior Center, and a reduced 
Reprographics area as a result of out-sourcing.

4. If all space was converted to the proposed new standards requiring substantial 
remodeling of most space, an additional 8,161 nsf (10,500 gsf) would be required.

5. However, most staff increases can be accommodated in existing department space 
with minimal remodeling. Exceptions are the Health District, Fire District, Community 
Services, and Human Resources. Collectively, these departments will require an 
additional 21,680 nsf which would equate to 27,100 GSF with allowances for core and 
public circulation space.

6. Significant space adjustments are needed to:
a. Remodel Reprographics to accommodate County Manager Communications 

office staff.
b. Remodel I.T. Server Room to accommodate staff consolidation and growth.
c. Develop vehicle maintenance and logistics space for the Truckee Meadows Fire 

Protection District to relocate from leased space.
d. Provide a 4,000-sf Training, Testing, and Hearing Room complex.
e. Provide an additional 7,722 nsf for the Health District clinic functions contiguous 

to the current space in Building B.
f. Provide expansion space to support expansion of Community Services area 

after converting to new space standards where cost effective and to incorporate 
collaborative spaces.

g. Convert some kitchen and to-be-vacated program space in the Senior Center to 
offices and new program areas.

h. Provide a Wellness facility for County staff and the Senior Center users.

Recommendations

After evaluating a number of options, the following actions are recommended:
1. Remodel existing spaces to improve space utilization and accommodate additional staff 

as those positions are added and all existing vacant spaces are utilized. This applies to 
approximately 20,000 sf.

2. Develop a 2,000-sf Wellness Center in the Senior Center.
3. Remodel Reprographics, the space vacated by Adult Services, and the current 

Conference Center to provide an office staging area to facilitate the phased remodeling 
and a new, high-technology conference room.
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4. Construct a Fire District Vehicle Maintenance Building and a Logistics warehouse at 
Longley Lane.

5. Construct a two-level building of 18,000 gsf in the landscaped courtyard for a training/
testing center, Human Resources, and Health District office space expansion (not 
clinics).

6. Remodel Health District clinic space to expand into vacated space which relocates to 
new construction.

7. Provide new, space-conserving furniture systems for 130 additional staff and the 
conversion of 50 existing workstations.

8. Construct a 3,752 sf garage for Utility and CTMRD vehicles requiring heated and 
secured parking.

9. Provide $30 million funding for the capital improvements over the next 20 years with $22 
million available for work between 2020 and 2024.
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III. Current Space Inventory

The 9th Street Complex includes five (5) buildings that total approximately 272,349 gross 
square feet (GSF). The 21.25-acre site and buildings are shown on Exhibit 1. The master plan 
study is primarily focused on evaluating and projecting the net square footage (NSF) required 
to support operations for the next twenty years. Exhibit 4 records the NSF now provided in 
each building and identifies the special purpose spaces that are excluded from the analysis to 
determine the allocation and utilizations of NSF as it relates to “office” space.

Exhibit 3.
Current Building Space Inventory

Building Floor Gross 
Area

Core Circula-
tion

Walls Net Area

1. A 1 40,136 3,320 6,511 1,478 28,827
2. A 2 47,545 3,009 5,280 989 38,267
3. B 1 36,059 2,478 6,112 757 26,712
4. B 2 20,263 4,788 761 441 14,273
5. C 1 28,421 1,708 6,177 963 19,573
6. C 2 19,737 5,081 724 464 13,468
7. D 1 30,116 2,044 2,116 964 24,992
8. D 2 20,930 6,586 1,659 1,189 11,496
9. Senior Center 29,142 1,529 0 638 26,975

10. Totals 272,349 30,543 29,340 7,883 204,583
11. Excluding Senior Center (26,800)
12. Net Area (#10-#11) 177,783
13. Excluding Special Areas (24,507)
14. Net Office Area (#12-#13) 153,276

The Medical Examiner located in a relatively new building on the south side of 9th Street is 
excluded from this analysis as it is disjointed from the main complex, very specialized, and is 
adequate for long-term utilization. Included in the net space inventory, but not analyzed as to 
their adequacy are a number of special areas including: The Commission Chambers, the Cen-
tral Conference Room, Café, department storage on Level A-1, the Media Center, the space on 
C-1 to be leased to the State, and the Health Auditorium. The enclosed parking on the first floor 
of Building A and facilities spaces in Buildings C and D are not included in the net area.  These 
special areas total 24,507 sf.

Also deducted are core areas for restrooms, stairwells, elevators, utility rooms and 
structure. They total 30,543 sf. Public circulation between buildings, public lobbies, and 
corridors between departments currently consume 29,280 sf and exterior walls. 
Excluding special areas, public circulation, and core areas results in a current occu-
pancy of 153,276 NSF assigned to the current 522 staff in the departments. The staff 
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includes all personnel assigned to 9th Street that have an accommodation in the “office” 
space.
Exhibit 10 in Section VII presents the staff summary for 2006 to 2018 for those compo-
nents of those departments that are currently located at 9th Street. Currently we record 
522 positions having “office” accommodations at 9th Street. This results in an estimate 
of 522 staff actually occupying the 156,206 NSF. This reflects an area factor of 299 net 
square feet per person (NSF/person).1

To determine the distribution of NSF to the departments, and to then evaluate space 
utilization and forecast future space requirements, all space was evaluated and the de-
tailed allocations developed on Exhibit 4. The values for GSF and total NSF vary slight-
ly between Exhibits 3 and 4 resulting from using more detailed interior space plans to 
determine core and circulation space in the development of Exhibit 4.
The five buildings at 9th Street provide 275,192 gross square feet as summarized on 
Exhibit 4 in Column A. After deducting core areas, mechanical spaces, public circulation, 
we calculate that the departments occupy 198,653 square feet (Column D).
To determine the “office” space occupied by the current 522 staff, we deduct special 
support areas which total 39,168 sf (Column E) to identify 159,485 net square feet (Col-
umn F).
Exhibit 4 further identifies approximately 80 currently vacant spaces (Column G) which, 
at an average of 140 sf per person (average of offices and workstations with 40% circu-
lation) would amount to 10,920 sf (Column H).
CDS also identified 6,234 sf of under-utilized space (Column I), and 35 oversized work-
stations (Column J). If these spaces were deducted from the current office space oc-
cupied, we estimate the 522 current staff could be accommodated in 141,456 sf at an 
average area factor 271 nsf/person (141,456/522).
Building space plans and the area assigned to each department and special support 
space are presented in Appendix F.

1 The NSF occupied by the departments varies on exhibits in this report and is reported to be 
153,276, 156,206, and now on Exhibit 4 (Column F) as 159,485 NSF. These differences are a result 
of the allocation of shared support spaces and public circulation.
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IV. Space Utilization

CDS visited all space at 9th Street with space plans provided by the County to verify existing 
space allocations, the location of offices, workstations, and all partitioned support spaces. We 
identified all vacant office and workstations that could, without reconfiguration, accommodate 
staff increases. 
The evaluation of existing space also identified areas of underutilized space, excessively 
wide circulation paths between workstations, and vacant floor area that has resulted from the 
reconfiguration of space over the past number of years resulting from staff adjustments and 
department relocations. 
Within the 159,485 NSF the space utilization evaluation observed three types of space that 
could be adjusted to accommodate additional staff with a modest level of remodeling. 
1. Vacant Workstations and Offices

These 80 spaces are the result of the staff reductions from a peak of 750 in 2007 to the 
current 522 staff. They are “valued” at an average of 148 sf per space which is the weighted 
average of 150 sf offices (30%) and 70 sf for workstations (70%) which is 94 sf plus an 
allocation of 40% for internal circulation within the department which results in 131 NSF per 
vacant space. The vacant space represents 10,480 sf (131 sf x 80). Typical vacant spaces 
are shown in orange on Exhibit 6 for Area D-2.

2. Vacant Floor Space 
This includes excessively wide aisles between workstations (more than the desired 4’-
6”), large vacant spaces in the open area, and excessive floor areas in enclosed rooms 
that could be “captured” with space rearrangement. This totals 6,234 sf and, at 4% of 
the 159,485 NSF, is within an acceptable, but capturable, allowance for facility planning 
purposes. Exhibit 5 shows excessively wide circulation space and typical “vacant” floor area 
that could be captured to support staff increases and improve overall space utilization.
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3. Oversized Workstations  
Throughout the 9th Street Complex CDS inventoried the following staff occupancies:

Space Utilization Component Q
ua

nt
ity

Po
te

nt
ia

l
R

ed
uc

tio
n

To
ta

l
Ar

ea

● Management offices not subject to space adjustment 
resulting from going paperless 44 0 0

● Staff offices generally between 120 and 160 sf that could 
be reduced to not larger than 140 sf by reducing file 
cabinets and book surfaces and providing work surfaces 
on two sides as opposed to the current three sides. With 
40% internal circulation, this equates to 30 sf for space 
reduced. 41 30 1,230

● Workstations in an enclosed office that possibly could be 
provided in systems furniture stations in an open area. 
This could reduce the space allocation from 120 sf to 
between 48 and 60 sf. With 40% internal circulation, this 
represents a reduction of 90 sf per station 73 90 6,570

● Workstations in the open area that could be converted 
from an average of 75 sf to 60 sf. With 40% internal circu-
lation this represents a reduction of 20 sf per station 102 20 2,040

● Counter positions, shift staff, reproduction staff, field per-
sonnel working at a specialized stations or lab, reception-
ist, working at spaces that are not subject to adjustment 51 0 0

● Small workstations for staff, part-time, volunteers, etc., 
that are appropriate, now 36 – 48 sf per workstation 85 0 0

● Appropriate size workstations and offices 122 0 0
● Total workstations and offices 518 140 9,840

The total of oversized workstations and offices is 9,840 sf. Typical oversized offices and 
workstations are shown on Exhibit 6. When the office area is reduced by 26,554 sf representing 
these three components, we calculate a total of 132,931 NSF would be required if all vacant 
space was occupied, the underutilized space re-planned to accommodate appropriately sized 
workstations, and current single-occupancy workstations and offices are right sized.
This reduces the net area factor for the 522 included staff to 254 sf/person (132,931 ÷ 522). This 
represents a space utilization improvement of 15%.
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V. Staff Levels

To develop a perspective of where the County has been and what future staff levels may be 
to allow CDS and staff to develop a projection of future staff levels and therefore space needs 
at the 9th Street Complex, we reviewed the historical staff levels of all the departments that 
currently occupy space at 9th Street from 2005. That data is displayed in Exhibit 7. 

To identify historical staff levels CDS first reviewed annual county budgets which recorded 
authorized, but potentially not filled, positions. We reviewed that data with Human Resources 
who then conducted further research with Human Resources to determine actual staff that were 
engaged during the year based on payroll records. That was believed to be a more accurate 
reflection of actual staff levels. 

For those departments currently occupying space in the 9th Street Complex, the best estimate 
of historical staff are shown on Lines #1 through #15. The peak staff level was 750 positions in 
2007. Beginning with the impact of the recession, the total staff levels gradually decreased from 
2008 to a low of 538 positions in 2014. 

Since 2014, staff levels have increased slightly to an estimated 561 positions in 2018. These 
positions include some staff located at other locations (Technology) and others relocated off-site 
during the study in September 2018 (Adult Services). 

Over this extended time frame, overall staff levels from 2010 to 2018 deceased at an average 
rate of 1.8% per year for all of the departments. From 2013 (roughly the bottom of the recession 
impact) to 2018, staff levels increased at an average of .8% per year. Thus, the current number 
of staff as recorded during the interview process and identified on Exhibit 10 in Section VII is 
522 positions. 

Line #17 records the estimated county population which increases from 527,000 in 2018 to 
690,000 in 2038.

On Exhibit 7, Line #17 we have recorded the estimated countywide population which has 
increased to 527,000 in 2018. The ratio of staff at 9th Street to the total population in terms of 
the staff per 1,000 population ratio is show on Line #18. The peak ratio was 1.82 9th Street 
staff per 1,000 county population in 2007. With the recession beginning in 2008, this ratio has 
gradually decreased to a low of 1.11 staff per 1,000 population in 2015. With recovery, this ratio 
has stabilized to 1.14 in 2016, 1.09 in 2017, and is currently 1.06 in 2018. 

Perhaps more instructive is the average ratio of staff per 1,000 population over the previous five 
years. This ratio hovered around 1.7 in the 2009 time frame, and has gradually decreased to a 
current 5-year average of 1.10 in 2018. 

The data provided on Exhibit 7 is presented in Exhibit 8 which displays the total staff in those 
departments located at 9th Street, the staff ratio per 1,000 county population, and the 5-year 
average trend line of staff per 1,000 population. The projection from 2018 to 2038 shows the 
county population increasing to 690,000 while staff levels are expected to increase to within a 
range of 700 to 780 positions. The ratio of staff per 1,000 county population in 2038 would then 
decrease slightly from the current ratio of 1.06 to within the range of 1.02 to 1.12.
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Future Projections  

Future projections of county staff requiring accommodations at 9th Street are based on 
collection of further data, implementation of the more efficient workplace and work flow 
practices, incorporation of e-Filing, and other technology and based on interviews conducted 
with each department. Initial indications were that the majority of the departments currently 
at 9th Street will require minimum staff increases in the future as economies of scale and 
efficiencies are realized through incorporation of technology. 

To support the county population which is forecast to increase to 690,000 residents in the 2038, 
CDS developed a preliminary projection that the staff per 1,000 population based on a trend line 
of that ratio from 2015 to 2018 would result in a year 2038 ratio of between 1.02 and 1.12 staff 
per 1,000 population. This results in an estimate of between 707 and 773 positions requiring 
accommodations. This is shown on Lines #16 and #20 of Exhibit 7. The expected future staff 
level was the average of this range and established at 750 positions.

The Space Utilization Analysis in Section IV identified that the current space could 
accommodate, with modest remodeling and rearrangement, an additional 70 positions. Added 
to the current 80 vacant offices or workstations, indicates that, by 2038, the maximum shortfall 
would be only accommodations for 78 positions (750–522–70–80). 

Preliminary Projection of Future Space Needs

A preliminary estimate of the potential future space needs at 9th Street, assuming all current 
departments that occupy space at 9th street remain and that no current activities that are off-site 
need to be relocated to 9th Street, would indicate an additional 15,600 net square feet (NSF) 
of office space would be required to accommodate the additional 78 positions in an area factor 
(net square feet per person) of 200 square feet (sf) per person in the year 2038.

If the higher ratio of staff per 1,000 (1.15) was realized, and there was a need to accommodate 
an additional 127 positions (794-522-70-80), there would be a need for about 25,000 additional 
NSF at 9th Street. Lines #25 and #26 identify a range of additional space that may be required 
of between 15,966 sf to 25,820 sf.

These very preliminary projections were then revised as a result of the interviews CDS 
conducted with each of the departments and an analysis of the capability to remodel existing 
space to not only capture current vacant workstations or offices but to capture underutilized 
space which is estimated at a total of 26,554 NSF. 

If additional space is to be constructed, the total gross building area required would be 
approximately 25% larger than the net area assigned to a department based on a building 
efficiency ratio of 80%.   

The additional space potentially required to support total staff levels of between 700 and 800 
at 9th Street after incorporating the space utilization improvements was then estimated to be 
between 15,966 GSF and 25,820 GSF on lines 25 and 26 of Exhibit 7.
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VI. Space Standards

The combination of e-Filing, digital records, scanning of existing records, and significant 
reference material and information conveniently available on the Internet results in the need for 
offices and workstations to have reduced space for files, reference material, and work surface.

With the preponderance of communication between staff in one department and another and 
between clients (the public) and staff now via email, text, or other electronic means, the office 
space is becoming significantly quieter with much reduced telephone communication. 

The results of these two trends is that county staff can be functionally accommodated in 
smaller workstations when their space is relocated, remodeled, or expanded in future years. A 
number of staff currently assigned to partitioned offices will not require an office for acoustical 
(concentration or speech privacy) reasons and could be accommodated in appropriately sized 
workstations with 65” high acoustical panels surrounding on three sides. Partitioned offices 
will still be required for staff having frequent confidential discussions of personnel, health, and 
financial information. 

The space program reassigns space standards for a number of staff to smaller workstations 
or from an enclosed office to a workstation for future years under the “revised” column. If the 
department can be accommodated with remodeling in the existing space without downsizing 
offices or workstations, then no change is proposed. If, however, it is necessary to conserve 
space to accommodate future staff levels and space needs without relocating the department 
or expanding it into adjacent space occupied by another department, the future conversion to a 
smaller workstation or office was assumed to be implemented. 

The future space assignments accommodated in the remodeling and new construction options 
only downsized new workstations for additional staff, and only transferred existing staff 
from offices to workstation or smaller office if functionally appropriate and also necessary to 
accommodate future department staff in existing space. 

The proposed space standards are noted in Exhibit 9.

Exhibit 9. Proposed Space Standards.

Space Standard Net Area Plan View
W-2 48 sf B-4
W-3 51 sf B-5
W-4 54 sf B-6
W-5 56 sf B-7
W-6 60 sf – 64 sf B-1 & B-2
W-7 64 sf B-8
W-11 102 sf B-3
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Most staff currently occupy either a nominal 80-sf or 64-sf workstation as depicted in Exhibits 
B-1 and B-2 or a larger, 100-sf to 120-sf workstation as depicted in Exhibit B-3 in Appendix B. 
When staff in these larger workstations are relocated during a remodeling or relocation of their 
department, the workstation will be reconfigured if possible or new components provided to 
allocate the most functionally appropriate new standard of W-2, W-3, W-4, W-5, or W-7 as 
depicted on Exhibits B-4, B-5, B-6, B-7, and B-8 in Appendix B. 

Enclosed offices now provided range from 100 sf to over 300 sf for Elected Officials and the 
County Manager although the vast majority are between 120 sf and 200 sf. Most offices are 
capable of accommodating files and bookcases and two or more guest chairs. Future offices will 
not require freestanding files and storage shelves as most hard copy material are available on 
their computer. 

When space is relocated or remodeled, new enclosed offices can be reduced in size. Existing 
offices that are between 140 sf and 170 sf can be reduced to the new standard of 140 sf (10’ x 
14’). Those between 170 sf and 200 sf can be reduced to 168 sf (12’ x 14”) and those currently 
larger than 200 sf up to 250 sf can be accommodated in 196 sf (14’ x 14’) offices. We propose 
no adjustment to the current offices for department directors and Elected Officials as very few 
of them will be relocated or are involved in a space to be remodeled to accommodate additional 
staff.  
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VII. Space Requirements

The space program projects 543 current staff increasing to 713 positions (695 positions 
with deletion of transfers) by 2038 representing a 1.4% average annual rate of increase in 
comparison to a 1.7% annual population increase. With improvement in space utilization, using 
vacant offices and workstations and downsizing many spaces, the current space of 215,844 net 
square feet (NSF) will need to increase by 8,161 NSF. Space utilization is theoretically improved 
from an area factor of 299 NSF/person to between 215 and 234 NSF/person in 2038. This is 
excluding the Senior Services Center and support spaces and reflects a small adjustment from 
the total space inventory recorded in Section IV. 

This representation of the summary is misleading as the available space in one department is 
not “fluid” to be used by another department as the 9th Street complex is configured with five 
buildings and two floors with net office space split by utility and public circulation which results in 
twelve (12) land-locked spaces. 

The true measure of space deficiency is more appropriately the sum of space deficiencies 
in each of the twelve (12) office areas that cannot be satisfied by utilizing vacant spaces, 
reconfiguring workstations, and reducing office and workstation sizes. This is the sum of space 
shortages in the Health District (7,722 sf), Community Services (2,786 sf). Fire District (620 
sf), Human Resources (800 sf), and new support spaces for Training and Wellness which total 
6,000 sf and a 3,752 sf Utility and CTMRD parking garage. The total space “shortage” in 2038 
is estimated to be 21,680 NSF which, with a 25% allocation for core and circulation becomes 
27,100 GSF. 

Projected Space Analysis 

The space program identifies the current and projected staff levels and net space required for 
each department and, for the Health District and Community Services, each of their divisions. A 
summary is presented in Exhibit 10. 

For 2028 and 2038 the space program identifies two space requirements. The “current” 
space configuration column assumes all office and workstation sizes are retained as currently 
configured to accommodate additional staff, and any “underutilized” space is combined with 
surrounding workstations to reconfigure the space to accommodate additional staff. 

The “adjusted” column assumes offices are downsized to the 120 sf, 140 sf, 168 sf, 192 sf, 
and 240 sf standard if it is needed to accommodate additional staff, staff that are not directly 
supervising a number of staff or do not require conversational privacy for sensitive discussions 
(HR or financial) are converted to an appropriate workstation surrounded with 65-inch high 
panels, and the area is more significantly remodeled to optimize space utilization. 

Both projections assume files and storage areas will be downsized in response to digitized 
records and a more “paperless” environment and the space re-purposed for additional 
workstations.

Thus, the space estimated as required for a department in the “adjusted” column is equal to or 
less than the space identified in the “current” column.
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An analysis needs to determine if the degree of remodeling required is more cost effective than 
constructing additional space. New construction can provide accommodations for one additional 
staff in approximately 150 sf. This represents the “average” net area of an office is 150 sf and 
the average net area of the workstation is 55 sf and 15% of all staff are assigned to an office. 
This calculates to be 70 sf. An internal circulation factor of 45% for access aisles increases this 
to 102 sf/person.

The 102 NSF within a department then needs to be increased by another 30% to accommodate 
public circulation, core elements, and utility spaces external to the department demised spaces. 
The result is a need to construct 133 GSF to accommodate one additional staff. 

Current construction costs in Reno in 2018 for quality office space on an existing site with 
minimum site costs, no off-site costs, no additional parking, and no “specialized” spaces (such 
as a laboratory) is estimated to be $450/GSF. Adding 30% for soft costs, the total cost to provide 
additional space for one staff is estimated to be $585/GSF. This is then multiplied by 133 GSF to 
calculate a total cost of $77,000. 

If an additional square foot of space is constructed, it then must be operated, provided with 
utilities and maintained which is estimated to cost a minimum of $7.00/sf/year. Assuming 
inflation at 2% per year and a discount rate of 4% (cost of capital or public debt financing), this 
adds a present value cost of $157/sf to the cost of space which, if achieved with remodeling 
existing space does not incur any additional cost. This increases the cost of additional space for 
one person to $97,000 ($157 x 133 GSF) + $77,000).

If the level of remodeling and procurement of new systems furniture can be completed for less 
than $97,000 per additional person to be accommodated then the preferred course of action 
would be to remodel. 

An example will illustrate the “breakeven” evaluation.

The example is the heavily partitioned space proposed for the Engineering Division of 
Community Services in Building A-2. The space as currently planned accommodates 15 staff in 
13 offices and 2 workstations in 2,600 sf. If converted to an average of 100 sf workstations the 
space can accommodate 19 staff. The equivalent space that is “captured” (does not need to be 
constructed) is valued at 4 spaces or 532 sf (5 x 133 sf). 

If the 2,600 sf can be remodeled at less than $388,000 which is 4 additional spaces multiplied 
by the cost of $97,000 per additional space, then remodeling is preferred. That calculates to be 
$150/sf. We would estimate the cost of remodeling existing space from concrete floor to a new 
ceiling grid, lighting relocations, and HVAC reconfiguring to be under $120/sf. The remodeling 
cost is estimated to $312,000 (2,600 sf x $120/sf). 

Therefore, this hypothetical evaluation would indicate remodeling is preferred to additional 
construction. 

In another example, if you needed to remodel 5 office spaces occupying 195 sf each (140 sf 
plus 40% circulation) and convert 5 staff to 6 workstations, the value of space “captured” of 
$97,000 would be less than the estimated remodeling cost of $117,000 (975 sf x $120/sf). 
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If the space required in the adjusted column is greater than the current space assigned, the 
department would need to:

1. Initiate further downsizing of offices and workstations and increase the level of 
remodeling beyond the “breakeven” cost;

2. Relocate some staff to other space that is not contiguous to the department unless the 
adjacent department can relinquish some surplus space without significant construction 
cost. This option is rarely available due to the configuration of the five buildings and their 
separation by core or public circulation spaces; or

3. Relocate the entire department to new space where it is quite possible that the total 
space needed can be planned without constraint to achieve optimal space utilization with 
less the total area identified in the 2038 adjusted column.
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VIII. Department Space Evaluations

A number of departments have fewer staff in 2018 than they had at the pre-recession peak in 
2010 to 2013 and have sufficient underutilized space and vacant offices and workstations to 
accommodate the staff levels projected for 2038. 

Other departments can be cost effectively rearranged with minimum construction to convert 
some offices and oversized workstations to be accommodated in existing space. 

The department-by-department evaluation indicates the following actions may be required to 
satisfy future staff and space needs: 

1. County Manager – Executive and Common Area – Staff increase from 2018 to 2038 is 3 
positions excluding the Communications Unit 16 staff which are proposed to relocate 14 
staff requiring 3,188 sf to the Reprographics space when reprographics is outsourced to the 
State. Future space can then be accommodated within the new suite. 

2. County Manager – Budget – Can be accommodated with conversion of analyst offices to 
workstations or would require relocation of the unit to adjacent space if available (Human 
Resources Suite). 

3. County Manager – Communications – All 16 projected staff other than 2 management 
positions can be accommodated with the extensive remodeling of the current 4,153 sf 
Reprographics space with a surplus of 965 sf available. The original projection of 23 staff 
was reduced to 14 staff plus 2 management positions in 2038 per management direction.

4. County Manager --  County Commissioners’ Office - One option to consider to relieve 
space congestion in the County Manager’s Office would be to develop a suite for the five 
Commissioners plus one staff position in space that would be available directly across the 
public circulation to new construction with the proposed Training/Hearing Room. The site 
would include:

5 Commissioner offices at 168 sf each 840 sf
1 Conference room at 160 sf 160 sf
1 Reception area at 120 sf 120 sf
1 Coffee/Service station 40 sf
1 Support staff workstation 48 sf
Internal circulation (35%) 423 sf 
TOTAL 1,631 NSF 

This option would provide about 1,200 sf within the County Manger’s Suite to accommodate 
the five additional positions forecast for 2038. The current 168 sf offices are too large for 
a single professional staff but could be occupied as-is by two staff who would otherwise 
be in 60 sf to 84 sf workstations to minimize remodeling costs. This minor remodeling is 
compatible with Option 9-a which remodels the Human Resources suite and is included 
Exhibit 33 in Section XII. 
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5. County Clerk – One additional staff can be accommodated in available underutilized open 
area. 

6. Recorder – Projects a staff reduction in the future and could have a surplus of up to 1,000 
sf representing 12% of their current space to provide space in Building A to support another 
function such as the 340 sf Vital Statistics Unit from the Health District.

If the records storage area was converted to high-density mobile aisle storage units, an 
additional 1,000 sf could be made available on the public circulation aisle across from the 
Registrar of Voters. We do not think this conversion is necessary or cost effective and have 
not identified a viable use for an isolated 1,000 sf that could be made available, although 
consideration could be given to providing a training room (smaller than the projected need) 
or the relocation of a component of Community Services such as Capital Projects. 

7. Treasurer – Additional 4 staff can be accommodated in existing underutilized space with 
minimal remodeling. 

8. Assessor – The current space accommodated over 80 staff pre-recession. The forecast for 
20 additional staff will increase the staff level to 80 positions which could be accommodated 
in existing space with minimum remodeling and the conversion to smaller workstations in 
less space than currently assigned. With conversion from offices to workstations for a few 
staff and downsizing many workstations, the department could be accommodated in 3,000 
sf less than now occupied if there was an alternative use for the surplus space. However, 
the space would be “land-locked” and not easily accessed from public circulation by another 
department. 

If Building D is extended to the east as was initially considered, extensive remodeling of 
the Assessor space would be needed to consolidate all staff on the south side of the public 
corridor that would run west to east between the Treasurer and the Assessor suites to 
provide public access to the department assigned to the new space on the east. This option 
was not included in the final recommendation.

9. Comptroller – The 8 additional staff can be accommodated in existing underutilized space 
with conversion of low drywall partitioned workspaces to systems furniture. If the records 
storage room is reduced after most records are scanned, about 500 sf could be made 
available to accommodate a relocated break room shared with the Fire District to help 
alleviate (but not eliminate) the Fire District space shortage. 

10. Registrar of Voters – The 4 additional staff can be accommodated in existing space which 
is sized to accommodate an additional 20 part-time staff during election cycles. Some 
remodeling will be needed to improve supervision and capture excess circulation. 

11. Technology - The 25 additional positions include the relocation of 6 staff from the Edison 
facility. The use of cloud storage has substantially reduced the “hardware” area required 
so the future staff can be accommodated in existing space with the significant remodeling 
of 3,080 sf. If most staff were accommodated in workstations and not one or two per 168 
sf office, a surplus of up to 1,500 sf could be created if there was a need for this amount of 
“isolated” space on the second floor of Building C. 
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12. GIS – The existing space can accommodate one staff addition as projected. 

13. Truckee Meadows Fire District – The Fire District currently occupies 3,914 NSF on the 
second floor of Building D at 9th Street with 13 staff. The District projects a need for 20 staff 
in 2038 as they add four (4) stations, eight (8) companies to existing or expanded stations, 
and a total of 64 staff to the current complement of 170 staff. By 2038 the District will 
require 4,533 sf, an increase of 620 sf (16%) over current accommodations if current space 
standards and allocations are maintained. With new standards the requirement is for 4,382 sf.

Current space is fully utilized with no vacant spaces. The District notes the lack of a 
dedicated conference room and difficulty scheduling the use of the adjacent Comptroller’s 
conference room. 

The 9th Street Master Plan includes a recommendation to expand the District office space 
into the adjacent 450 sf break room shared with the Comptroller after the break room 
relocates to a more appropriately sized 320 sf area in space created by compressing 
Comptroller records space as a result of scanning and implementing paperless processes. 
Remodeling of adjacent Comptroller space will be able to accommodate their projected 
expansion of 7 staff and allocate the 170 sf to 400 sf need by the District in later years.

14. Human Resources – Six (6) additional staff will require 1,000 additional sf as the current 
space is compactly occupied with only 2 vacant workstations. The space program assumed 
the 672 sf common area training room is deleted from the department space allocation. One 
option is to develop a 4,000 sf Training, Testing, and Hearing Room Complex. If the current 
training room is converted to workstations, Human Resources can be accommodated in 
existing space with the remodeling of about 2,000 sf. 

15. Health District – The total staff level for all seven (7) components increases by 59 positions 
(38%) by 2038 to support a 50% county population increase. Collectively they will require 
an additional 7,722 sf unless spaces are substantially remodeled or some component is 
relocated to new construction or off-site. With remodeling of office and some clinic spaces, 
the deficit could be reduced to 4,000 sf.

There are a few opportunities to relocate some components (WIC, Finance offices, and Vital 
Statistics) to space in other buildings that could be made available along a public corridor 
although the District would like to keep all components in contiguous and secured space to 
maximize operational efficiency and avoid space duplications. 

Some new construction will definitely be required for the Health District. The program does 
not include 2,000 sf for the Tuberculosis Clinic as this space is currently located off-site and 
will remain off-site. 

Health District Space Summary 

No. Space Component Current
NSF

Staff 2038
Sq. Ft.

Increase
2018 2038

1. District Health Officer 1,621 8 16 2,003 382
2. Health Administration 1,735 9 13 1,981 246
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No. Space Component Current
NSF

Staff 2038
Sq. Ft.

Increase
2018 2038

3. Community Clinic & Public 
Spaces 

17,098 47 65 18,845 1,747

4. Air Quality 4,844 20 25 5,183 339
5. Environmental Health 8,303 44 60 8,894 591
6. Community Clinic Office Space 2,049 8 16 2,995 946
7. Epidemiology 3,079 18 22 2,973 (106)
8. TOTAL 38,729 154 217 42,874 4,145

Health District Space Adjustments 

The Health District space is complex because of clientele with different needs, the inclusion 
of clinic examination spaces, laboratories, counseling, general office areas, and the 
significant number of important internal agencies. Early in the study CDS explored a number 
of options to provide the additional 5,000 sf to 8,000 sf required.

The four units on the second floor of Building B now fully occupy 14,600 net square feet 
(NSF). These units require 16,589 NSF in 2038 to support 102 staff. This is a rather 
compact area factor of 162 sf per person. The 400 sf required for four Vital Statistics staff 
is not included as it is currently located on the first floor and could be relocated to any other 
available space at 9th Street if it needs to be displaced by CCHS on the first floor. 

The shortage of 1,989 sf cannot be alleviated by conversion to a higher degree of open plan 
or by reducing office or workstation size. The relocation of Epidemiology (3,079 sf) off the 
floor could provide space to support the expansion of others although Epidemiology and 
Environmental Health work closely with each other. 

Relocation of either Administration (1,735 sf) or the District Health Officer (1,621 sf) could 
balance the floor with the relocation of the Technology Office (140 sf) and conversion of a 
few 120 sf offices to 80 sf workstations. However, these two units should be adjacent to 
each other (as they are now) and both should relocate. This would reduce the future space 
needed on the second floor to 12,708 sf and provide 1,892 sf available for an alternative use 
such as the WIC consultation area of 1,200 sf to 1,600 sf.

The only other unit that could be the relocation of office staff providing education, 
investigation, billing, and other “non-client contact” staff within the CCHS office and support 
space which provides all of the non-client contact (examination) services and currently has 
8 staff adjacent to Air Quality and 4 staff on the first floor within the clinic space. This would 
reduce the CCHS office and support space to 1,700 sf which is slightly less than the current 
allocation of 2,058 sf.

The east portion of Building B is occupied by CCHS offices (2,049 sf) and Air Quality (4,844 
sf). Together they project a future need for 8,178 sf which is an increase of 1,298 sf over the 
available 6,880 sf. If the 8 staff in CCHS office space were accommodated on the second 
floor in the potentially available 1,892 sf, then the future space requirements of Air Quality 
could be accommodated within the up to 6,880 sf that could be available without having to 
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downsize offices or convert offices to workstations. 

The CCHS “clinic” components on the first floor will require an additional 3,214 sf to support 
18 additional staff by 2038. This represents a 38% increase over the current 47 staff 
positions to support an increase of 34% in county population over the next twenty years. 

The space available on the first floor to accommodate the staff, immunization and 
examination rooms, lab, and other direct support spaces can increase by 1,616 sf by 
relocating WIC and 324 sf by relocating Vital Statistics to other space with direct public 
access. This could provide all 17,404 sf required to support the clinic requirements of 
18,845 sf (20,532 sf less 324 sf for Vital Statistics, 1,616 sf for the WIC office, and the 
accompanying 30% circulation). 

This results in a future shortage of 607 sf (18,011 sf less 17,404 sf) on the first floor (3.5%). 
There are a few ways to reduce future space needs:   

1. Provide workstations for nurses in a suite as opposed to two workstations in a 120 sf 
office.

2. Reduce the immunization rooms from 120 sf each to a curtain screen area of 60 sf 
each.

3. Remodel the Immunization counter area and extend it to the lobby to add 200 sf. 

These adjustments would require the construction of an additional 6,000 sf to accommodate 
WIC, Vital Statistics, Administration, and the Health District Officer in reasonably adjacent 
space. Options could be in the courtyard between Buildings A and B or to the east of 
Building B. Either location would be able to connect to Building B – Level 2 although 
questions of daylighting to Buildings A and B and exiting will need to be resolved.  

16. Community Services – With the requested relocation of 5 Utility staff (only one workstation 
and two hoteling stations) from off-site, 6 CTMRD staff from Building C-1, and a forecast 
increase of 22 positions within the current 99 position components, the total staff in 2038 is 
projected to be 121. 

With conversion of some offices to workstations, reducing workstation sizes, and 
remodeling, the space deficit could be reduced to 1,500 sf. 

The relocation of Capital Projects (1,087 sf), the relocation of the Conference Center (850 
sf), or keeping CTMRD office in Building C-1 (769 sf) could eliminate this projected space 
deficit. 

17. Senior Services – All 6 additional staff can be accommodated in the Senior Services Center 
with remodeling of about 3,500 sf which is available in existing office area. With the transfer 
of the Daybreak program to a state facility and a reduction in kitchen space needs, there will 
be an available 5,000 sf for other functions. 

18. Support Services – Two additional support spaces should be considered. 

a. The Wellness Facility requires 2,000 sf and could be located in:
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 ■ The Senior Services Center to serve both county staff and senior citizens;
 ■ In space potentially vacated by CTMRD offices and the current Mail, Room;
 ■ Space carved out of the former Adult Services office space, Central Conference 

Center, and Reprographics; or
 ■ In new construction in the landscaped courtyard between Buildings A and C. 

b. The 4,000 sf Training Center would require new construction unless additional office 
space is constructed and a department currently located along public circulation is 
relocated to it. Candidates could be limited to the proposed State of Nevada 6,600 sf 
lease in Building C-1 and the Recorder who could be accommodated in 2,000 sf less 
than currently allocated in their existing suite if provided new space. However, both of 
these locations have limited clear ceiling height desired for a large assembly area. 
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IX. Special Area Requirements

1. Truckee Meadows Fire District

The Fire District leases 9,000 sf at Suite 105 at 1315 Gregg Street for Vehicle Maintenance and 
Logistics which provides supplies, equipment, and consumables for 20 fire stations and 170 
career and volunteer staff. This lease provides 4,500 sf for vehicle servicing and repair, 3,060 
sf for logistics storage, and 700 sf for office, workstation, restroom, and secured (high value) 
storage. If this space was “right-sized” to support current service levels, a total of at least 12,000 
sf would be required. 

CDS met with Jon Murry (Fleet Manager), Wayne Zeroni (Logistics Manager), and Tom Maltezo 
(County Equipment Services, Heavy Equipment Shop Supervisor) to develop a projection 
of future vehicle maintenance requirements and evaluate the space and cost differences of 
accommodating future requirements at various locations. 

Exhibit 11 develops data regarding the current and projected service levels for Fire District 
Vehicle Maintenance and Logistics. Future department staff, station, company, and vehicle 
levels were provided by Chief Charles Moore. Requirements are developed on Lines #2 through 
#18. 

Maintenance hours per vehicle are assumed on Lines #19 and #20 which then project a 
requirement for 6.4 maintenance bays (Line #25) based on 1,500 hours per year of service 
time per mechanic per year. Six vehicle bays translate to 9,600 sf at 1,600 sf per drive-through 
bay (20’ x 80’). Additional space for parts storage and offices and support indicates a need for 
12,350 sf in 2038 if a new facility was developed at 9th Street or another site.

Logistics currently occupies 3,060 NSF with storage to 16-feet to 20-feet high in 30% of the 
space. The bulk area of items to be stored is adequate to support the additional fire stations, 
companies, and staff forecast for 2038. 

If new space was developed at 9th Street the 18,000 sf is estimated to cost $6,900,000 on 
Exhibit 10. If developed at Longley Lane, maintenance bays can be shared with the current 
County Fleet Services Facility, capacity is available in the county parts room and offices and 
locker area can be shared. The construction cost would be approximately $3,750,000. Soft 
costs and inflation would increase the total project cost to approximately $5,688,000. 

If developed adjacent to County Fleet at Longley Lane, it is estimated that staff can be shared 
and the number of dedicated maintenance staff needed in the future could be reduced from 5 to 
3.5 positions which represents a life-cycle savings of $2,400,000. Development of Longley lane 
will provide substantial savings over construction at 9th Street. 

Longley Lane Development Cost 

Exhibit 12 identifies a need for 9,000 sf of space at Longley Lane to supplement the existing 
16,700 sf to accommodate maintenance for the 156 Fire District vehicles projected for 2038. 
An addition of 2,000 is needed for Logistics. The site plan showing the proposed building 
expansions is presented on Exhibit 11.
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Exhibit 11.
Fire District Vehicle Service and Logistics Requirements

Nbr. Component Units Per 2018 2028 2038
1 Population 460,000 570,000 690,000
2 Carrer Staff in 2018 as a base 140 140 140
3 Current Volunteer Staff 30 30 30
4 Total Staff 170 170 170
5 Fire Stations 20 20 22 24
6 Light Vehicles 59 59 59 59
7 Heavy Vehicles 53 53 53 53
8 Additional  Fire Companies to add to existing stations 0 4 8
9 Additional Light Vehicles per Station 2 0 4 8
10 Additional Heavy Vehicles per Station 3 0 6 12
11 Additional Light Vehicles per Company 1 0 4 8
12 Additional Heavy Vehicles per Company 2 0 8 16
13 Total Heavy Vehicles   (7+10+12) 53 67 81
14 Total Light Vehicles   (6+9+11) 59 67 75
15 Total Vehicles   (13+14) 112 134 156
16 Additional Staff per Station 8 0 16 32
17 Additional Staff per Company 4 0 16 32
18 Total Staff  (4+16+17) 170 202 234
19 Annual Maintenance Hours per Light Vehicle 10 10 10 10
20 Annual Maintenance Hours per Heavy Vehicle 48 48 48 48
21 Total Annual Vehicle Maintenance Hours 3,422        3,886        4,350       
22 Maintenance technitions based on  hours/year 1,500 2.3 2.6 2.9
23 Maintenance Bays required per Technition 1.5 3.4 3.9 4.4
24 Specialty  Bays required for Tire change, wash, lubrication 2 2 2 2
25 Total Vehicle Maintenance Bays 5.4 5.9 6.4
26 Logistics Storage Area (existing space) 3,000
27 Logistics floor area per Station  (reduced by 1% per year) 125 125 113 101
28 Logistics floor area per  staff 4 4 4 4
29 Total Logistics floor area Required 3,060        3,035        2,990       
30 Staff per 1,000 population 0.370 0.354 0.339
31 Vehicles per Population 0.243 0.235 0.226
32 Total Maintenance  Space required    (20' by 80' bays) 1,600        6,400        8,000        9,600       
33 Office,lockers, rest room, break, files, reference 750           750           750           750          
34 Parts Room 2,000        2,000        2,000       
35 Total Maintenance Space 9,150        10,750     12,350    
36 Total Fire District Space required for support (29+35) 12,210     13,785     15,340    

Data provided by Chief Moore
Extrapolated or assumed data by consultant to verify
Values included to get formulas to work to be reviewed
         and updated by County and District staff
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The cost of this development will be less per square foot than construction at 9th Street as 
it would allow a reduced aesthetic design and would benefit from economies of scale as an 
addition to an existing vehicle maintenance facility. We have assumed a 15% savings in the cost 
per square foot for a building developed at Longley Lane. 

Overall savings by developing at Longley Lane will include the life-cycle cost avoidance of 
$2,400,000 for 1.5 positions that can be reduced by sharing county maintenance staff.

Both locations will require a similar complement of specialized equipment for vehicle exhaust, 
fluids distribution, 5-ton overhead cranes over both halves of each maintenance bay, and 
portable hoists. We have allocated $800,000 for these systems.

The recommended Fire District Support Space Development Program is the construction of 
three separate components added to the three existing buildings at Longley Lane. An alternative 
to consider would be to combine the Logistics space with the Vehicle Maintenance expansion 
and to release the existing 2,000 sf storage building to the County to repurpose if there is a 
need for it by another county function.

In this option the five (5) bay, 8,000 sf maintenance shop would be expanded by two (2) 20’x80’ 
bays configured to be converted to vehicle maintenance bays if needed after 2038 but initially 
used to provide 3,200 sf of high-bay storage for Logistics. This would increase the cost by 
approximately $400,000 and would leave the existing 2,000 sf storage building available to 
others. 

The option to also consolidate the county vehicle maintenance parts crib with the 1,000 sf 
required to accommodate the Fire District and develop it adjacent to the expanded vehicle 
service bay was discussed. The current parts crib is well located between the county light 
and heavy vehicle maintenance shops. If relocated and expanded to 5,000 sf it would further 
increase the development cost by $1,875,000. This further expansion would add the equivalent 
of three (3) 20’x80’ bays for a total of 4,800 sf and, with the 3,200 sf Logistics expansion extend 
the addition by 7,000 sf and a total of 200 feet to the west. This would then begin to restrict fleet 
and service vehicle flow from the yard entrance on the south to the north. This larger addition 
would be ten (10) 20’x80’ bays and totals 16,000 sf. The construction cost would be between 
$10 million and $12 million.

Design, soft costs, fees, permits, and special studies will add a 25% allowance to the costs. The 
cost estimate in 2018 values is: 

1. Construction, 11,000 sf $3,750,000
2. Special Equipment & Systems $800,000
3. Sub-total (#1+#2) $4,550,000
4. Soft Costs@ 25% x #3 $1,138,000
5. Total Cost (2018 Values) $5,688,000

The Fire District reports currently paying $135,000 per year for rent that could offset a portion 
of the cost of developing the facilities at Longley Lane. The annual cost of a $6,000,000 
construction project, if financed at 4% tax-exempt interest over 30 years, would be 
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approximately $350,000 per year. 

A CIP requirement for $6,000,000 would be required. If it takes four years to implement this 
project with construction in 2021, the inflated cost could be as much as $7,000,000.

Alternative Consolidated Maintenance Building at Longley Lane

The recommended Fire District Support Space Development Program is the construction of 
three separate components added to the three existing buildings at Longley Lane. An alternative 
to consider would be to combine the Logistics space with the Vehicle Maintenance expansion 
and to release the existing 2,000 sf storage building to the County to repurpose if there is a 
need for it by another county function.

In this option the five (5) bay, 8,000 sf maintenance shop would be expanded by two (2), 20’ 
by 80’ bays configured to be converted to vehicle maintenance bays if needed after 2038 but 
initially used to provide 3,200 sf of high-bay storage for Logistics. This would increase the cost 
by approximately $400,000 and would leave the existing 2,000 sf storage building available to 
others. 

The option to also consolidate the county vehicle maintenance parts crib with the 1,000 sf 
required to accommodate the Fire District and develop it adjacent to the expanded vehicle 
service bay was discussed. The current parts crib is well located between the county light 
and heavy vehicle maintenance shops. If relocated and expanded to 5,000 sf it would further 
increase the development cost by $1,875,000. This further expansion would add the equivalent 
of three (3), 20’ by 80’ bays for a total of 4,800 sf and, with the 3,200 sf Logistics expansion 
extend the addition by 7,000 sf and a total of 200 feet to the west. This would then begin to 
restrict vehicle flow from the yard entrance on the south to the north. This larger addition would 
be ten (10), 20’ by 80’ bays and totals 16,000 sf. The construction cost would be between $10 
million and $12 million. 

Support Space Design Criteria 

Vehicle Maintenance will require two projects to be constructed. The maintenance bays will 
include the following features:

 ■ Two (2), 5-ton overhead mobile cranes;
 ■ Central exhaust system;
 ■ 14” wide by 16’ high overhead doors on both ends of the drive-through bays;
 ■ One (1) vehicle automatic wash rack; and
 ■ Oil separation drainage system.

The parts storage area will require a 1,000-sf addition on the rear of the current parts building. It 
requires only 8-foot high storage as the current space has adequate high-bay storage area for 
larger items.

Logistics Storage will require a 2,000 sf addition to an existing 2,000 sf metal storage building. It 
will require:
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 ■ 12’ wide by 12’ high overhead door;
 ■ Structure that allows storage on 16-foot high racks that can store items (pallets) to a 

20-foot height; and
 ■ Heat to a nominal 50° F as the space is generally not occupied by staff.

Exhibit 12
Fire District Vehicle Maintenance Requirements – 2038

Space/Cost Component 9th Street Longley Lane
1. Vehicle Maintenance Bays – Light (20’ x 80’)  (3) 2 1
2. Vehicle Maintenance Bays – Heavy (20’ x 80’) 4 3
3. Wash Bay 1 1
4. Tire Change Bay  (5) 1 0
5. Total Equivalent 20’ x 80’ Bays 7 5
6. Maintenance Area 11,200 8,000
7. Office, Lockers. Files, Support 800 0
8. Parts Crib (Current 1,800 sf) (1) 3,000 1,000
9. Total Vehicle Maintenance 15,000 9,000

10. Logistics Storage (Current 3,000 sf) (2) 3,000 2,000
11. Total Space Required (#9+#10) 18,000 11,000
12. Construction Cost/sf – Maintenance $400 $350
13. Construction Cost/sf – Logistics Storage $300 $275
14. Construction Cost $6,900,000 $3,750,000
15. Total Staff Required (4) 5 3.5
16. 20 Year Staff Cost for 1.5 Staff@$80,000/yr $2,400,000 -------
17. Total Life-Cycle Cost $9,300,000 $3,750,000

1. Current County Vehicle Parts Crib is underutilized and many parts and lubricants are 
common and space can be shared. Additional 1,000 sf added to existing is proposed.

2. Addition to current, mostly vacant, 2,000 sf storage shed proposed.
3. Surplus capacity available in current Light Vehicle Maintenance Garage.
4. Share Light Vehicle Servicing, Parts, Technician, and 1 Mechanic.
5. Share tire change bay with County Vehicle Maintenance. 
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2. Utility Services Division of Customer Services

 The Utility Services component of Customer Services provides sanitary sewer and storm water 
maintenance to a service area that extends in county area bordered by Cold Springs, Verdi, 
Wadsworth, and Mount Rose from the South Truckee Meadows Plant and Water Reclamation 
Facility. The unit dispatches vehicles throughout the county daily from the location at the 
Reclamation Facility. As Washoe County continues to develop to the north, vehicle distribution 
patterns and driving distances will be reduced if the unit relocates closer to the intersection of 
I-80 and US 395 (I-580). The cost of services can be reduced and more maintenance calls can 
be accommodated with the current vehicle fleet with the proposed relocation to 9th Street. 

The department would like to relocate the Utility Supervisor (one office or workstation), 4, 
increasing to 5, utility workers requiring hoteling stations, a small supply complement, and 
indoor, heated parking for three large and two standard vehicles to 9th Street. 

Field technicians require a check-in (hoteling) station in the morning and changing/shower/
restroom area. This is provided in the heated garage area.

Total space requirements are: 

● Workstation in office area on A-2………………….…………….. 120 sf
● Hoteling stations, 2 @ 26 sf………………………………………… 72 sf
● Internal circulation (40%)………………………………………….. 77 sf
● Total Office Area 269 sf
● Parking for 3 large vehicles, 14’ x 45’…………………………… 2,814 sf
● Parking for 2 standard vehicles, 14’ x 22’………………………. 616 sf
● Showers and restrooms……………………………………………. 100 sf
● Storage……………………………………………………………….. 208 sf
● Total Heated Garage Area 3,738 sf

The garage configuration is 67 feet by four (4) 14’ wide bays for a total of 3,738 sf and is 
depicted on Exhibit P.

The addition of 269 sf to the Customer Services office area on A-2 can be accommodated with 
the remodeling of the Customer Services suite as currently proposed and with conversion of 
a number of enclosed interior offices to workstations and with the introduction of collaborative 
workspace in the Engineering Division area. 

3. CTMRD Division of Customer Services

CTMRD currently occupies 1,960 sf on the first floor of Building C with a 586 sf laboratory 
and 1,380 sf of workstations. Customer Services management would prefer to have the office 
component located with the balance of Customer Services – Engineering staff on the second 
floor of Building A. 

The laboratory receives material from service vehicles and is well served in the current location. 
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Three vehicles require heated parking to protect equipment and collected water samples. 
CTMRD has a 200 sf storage container that can be accommodated in the heated garage with 
the two vehicles.

The vehicles can be stacked in one (1) drive-through lane that is 14-feet wide with a 12-foot 
wide door at each end. The storage can be on the side of the garage. A total of 938 sf is 
provided (14’ x 67”). Added to the 2,814 sf Utility garage, a heated parking building of 3,752 sf is 
included in the CIP list.  

4. Training Center

Human Resources and Technology have identified a shortage of adequately sized and equipped 
testing and training facilities. Ideally the County would have a central resource to accommodate 
up to 40 staff, each with a computer interface for training and testing in spaces equipped with 
full audio visual and large monitors.

Additionally, departments expressed a shortage of large conference rooms often resulted in 
scheduling delays.

A 1,200-sf conference room to accommodate 24 people at flexible table configurations and an 
additional 20 attendees in side chairs would be adjacent to the training room and separated with 
an acoustical sound wall to allow the two spaces to be combined to provide a 3,200 sf flat floor 
Hearing Room that could seat up to 200 attendees.

The Training Center would be available for evening and weekend events and be self-contained 
with its own HVAC, security, and utility systems to allow use without allowing attendees to enter 
into the county offices or circulation between buildings. An entrance to a waiting/reception area 
from the current landscaped courtyard and from the complex entrance from the north parking 
area between Buildings B and C could be provided. Restrooms adequate to support 200 
attendees would be included in the 4,000 sf Training Center.

Adequate power and data would be available for 40 computer training stations operating on 
WiFi and full audio visual and large, wall-mounted monitors would be provided to support all 
table configurations.

The Training Center totals 4,000 sf and is depicted on Exhibit 15.  
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 5. Wellness Facility

A number of staff inquired about the feasibility of providing a wellness facility that would include 
exercise equipment and a yoga studio along with restrooms, showers, and day lockers. The 
space program would include:

● 10 exercise stations @ 80 sf.………………………………………… 800 sf
● Yoga studio for 12 @ 50 sf………………….………………………… 600 sf
● Men’s restroom with 2 showers and 12 lockers…………………. 300 sf
● Women’s restroom with 2 showers and 12 lockers……………… 300 sf
● Total Wellness Facility 2,000 sf

Potential locations for a 2,000-sf Wellness facility with direct access from the site to allow 
evening and weekend utilization without compromising building security includes available 
space in the Senior Center and the space currently occupied by CTMRD offices on the first floor 
of Building C. 

If located in the Senior Center, the Wellness Facility could be available to senior citizens during 
the day and to county staff before and after work and potentially on the weekends. The space 
could be secured from the balance of the Senior Center program and office space. Restrooms 
and utilities are currently available in the 2,600 sf space currently designated as the Daybreak 
Program area which is scheduled to relocate off-site to space provided by the State.
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X. Parking Requirements

A current inventory of parking spaces at the 9th Street Complex is presented on Exhibit 16. It 
identifies 802 available parking spaces for county staff and visitors. Excluding spaces marked 
for visitors to the county buildings (62 spaces), a lot dedicated to the Health District entrance for 
visitors (26 spaces), and the 39 motor pool spaces, 675 spaces are available for the current 522 
staff.
Prior to the recession starting in 2010, 9th Street accommodated a maximum of 750 staff in 
2007. In 20188 we have identified the current occupancy to be 522 staff. The projected staff 
level in 2038 is 713 staff and well within the historic occupancy levels. 
If the projection of 713 staff in 2038 is realized, the staff parking accommodation would be 
94.7% or one parking space to accommodate 94.7% of the maximum staff level. CDS does not 
believe it will be necessary to provide any adjustment to the parking area to support forecast 
requirements through the master plan time frame.  
During the study CDS inventoried available parking spaces at 9th Street on four occasions 
between 9:30 a.m. and 3:00 p.m. and found there was always between 140 and 200 vacant 
spaces. They were mainly located to the north and east parking areas near the rodeo grounds. 
Our conclusion was there is currently no parking space shortage and the addition of up to 170 
staff over the next twenty years should not require development of additional parking. If other 
functions are relocated to 9th Street and additional new construction footprint consumes existing 
parking spaces, then consideration may be required to develop a multi-level parking structure 
on the northeast corner of the site with access from Sutro Street.  
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XI. Facility Development Options

A number of minor interior remodeling projects will be required to modify existing spaces to 
support department staff increases and thus avoid the construction of additional space. These 
projects are depicted in Exhibits 17 through 24 which identify open space to be rearranged with 
minimum partition adjustments shown in “yellow” and more significant remodeling with partition 
changes in “blue”. 

Exhibit 17- County Clerk, Registrar of Voters, and Recorder space adjustments. The Recorder 
area remodel of 760 sf will accommodate the relocation of Vital Statistics from B-1. 

Exhibit 18 – The space highlighted in “yellow” in the Planning Unit of Customer Services can 
be realigned with 70 sf workstations to accommodate 5 additional staff than currently planned 
in the proposed remodeling. The space highlighted in “blue” in the Engineering Unit requires 
conversion from offices to workstations to accommodate 6 additional staff and to provide 
collaboration space. Both changes will help reduce the Customer Services Department space 
shortage to under 2,000 sf. 

The development of a Communications Unit in the County Manager’s Office will allow the 
space highlighted in “blue” to be remodeled and converted to a higher degree of open space to 
accommodate staff increases and reduce the department space shortage to under 1,000 sf. 

Exhibit 19 – The Reprographics area highlighted in “green” will be converted from “industrial” 
space to primarily open office space. Concurrent with this remodeling and the State Leasing 
6,770 sf in space recently vacated by Adult Services, the Central Conference Room will be 
remodeled to provide a more technological capability in 1,100 sf. 

The balance of the space, 2,340 sf, will be remodeled for flexible space to provide a hoteling 
space to support interim occupancy of staff from departments as their space is being remodeled. 

Exhibit 20 – Although long term staff levels can be accommodated in existing space with two 
or even three workstations in the larger offices and conversion of the current small conference/
training room to open space, the available server room is significantly larger than needed as 
technology and cloud storage is implemented. A total of 3,200 sf can be remodeled to provide a 
more functional “office of the future”, collaborative environment. 

Exhibit 21 – The Treasurer and Assessor space has the opportunity to reconfigure workstations 
in the “yellow” highlighted area and to convert the partitioned “blue” area to open workstations to 
accommodate future staff increases.   

Exhibit 22 – Space on D-2 can be reallocated between the Comptroller and Fire District suite 
to accommodate future staff with the reduction in Comptroller records storage, relocation of the 
shared break room, and transfer of office space from the Comptroller to the Fire District.  

Exhibit 23 – With the relocation of the Daybreak Program and conversion of the kitchen to only 
warm and serve food prepared off-site, the current space and office suite can be remodeled 
to consolidate Senior Services offices and make up to 4,000 sf available for a Wellness facility 
and/or Senior Services program space expansion. 
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Exhibit 24 – When new space is constructed in the courtyard area about 3,200 sf on B-1 can be 
remodeled to support the expansion of Clinical Services into space currently occupied by Vital 
Statistics and the WIC program. Adjacent space accommodating nurse workstations, support 
offices, and immunization areas can be remodeled to increase the overall capacity of the entire 
Clinic area.  

Two remodeling projects cannot be initiated until new construction adds space and some 
spaces relocate to it. They are depicted in Exhibits 25 and 26:

Exhibit 25 – When the Human Resources Department relocates and their suite is available, it 
can be partially remodeled to provide space for the following components. 

 ■ The 600 sf conference room now located on public circulation (“purple”) remains;
 ■ The 1,000 sf training room is linked through the file room and an office to connect 

directly to the central public corridor;
 ■ Approximately 1,400 sf directly across the public circulation from the County Manager’s 

Office is remodeled to accommodate the Budget Unit, Security, and Internal Audit; and
 ■ Approximately 2,400 sf is available to accommodation functions that cannot be 

accommodated in the current Customer Services space. This could include Capital 
Projects, Finance, and/or the large conference room. 

Exhibit 26 – When space is provided to accommodate about 6,000 sf of District Health 
expansion, the WIC Clinic (“blue” area) and the Vital Statistics space (“yellow” area) will be 
available to support expansion of adjacent clinic functions to provide additional examination 
rooms and nurse workstations. 

The Health District requires between 6,000 sf and 8,000 sf additional square feet to support 
future requirements. The space needs to be contiguous to the current reception and clerical 
spaces on the south side of B-1 and B-2. CDS explored three locations to provide the space as 
presented in the following exhibits:

Exhibit 27 – 6,000 sf can be provided with a two-level building with 3,000 sf on each level 
between Buildings A and B or east of Building B in the courtyard. These are separate options.

Exhibit 28 – Space could be constructed to the north of the Health District Conference Center 
to accommodate Clinic Services expansion. Some of the current Conference Center could be 
repurposed for offices if a Central Training Center was developed for large assembly uses. The 
expansion could provide up to 3,000 sf on each of two floors and be connected on the second 
floor to the second floor of Building B. 

Exhibit 29 – One new building could provide space to accommodate the expansion of the Health 
District, the relocation of Human Resources, and the development of a Training Center. The 
one-level building would be limited to approximately 12,000 sf. 

Exhibit 30 – If it is desired to construct one new facility to provide all space required to support 
2038 space needs, a two-level building of up to 18,000 sf would be required. It would capitalize 
on being adjacent to public circulation on the north side of the courtyard and being connected to 
the second floor of Building B. This concept is detailed in area blockouts for Floor 1 in Exhibit 31 
and for Floor 2 in Exhibit 32.
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Minor remodeling of areas to accommodate staff increases for County Clerk, Registrar of Voters and Recorder. 
Recorder accommodates relocation of Vital Statistics from Health District B-1.

Relocation of HR and Training Room accommodates expansion of County Manager and Community Services. 
Space utilization is improved in 1,400- and 2,600-sf Community Services area.
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Reprographics area remodeled for Communications Unit and Central Conference Center reconfigured to provide 1,150 sf 
state-of-the-art technology meeting room and hotel suite for remodeling staging area. CTMRD offices to relocate to A-2.

Technology server room remodeled for offices, conference room converted to offices and offices converted to 
open area workstations.
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Current Treasurer and Assessor space remodeled to convert offices to workstations to accommodate addition-
al staff.

Shared break room and Comptroller records remodeled to accommodate Fire District expansion and Comptrol-
ler space utilization improvements.
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Vacated 2,300 sf Daybreak area converted to Wellness Facility, Kitchen remodeled for Senior Services pro-
gram space, and offices consolidated in existing space.

After development of additional space for Health District in Courtyard, the 3,120 sf of clinic space and WIC is 
remodeled to accommodate clinic expansion.
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After construction of 18,000-sf Courtyard space and relocation of HR and Training, the space is available to 
support expansion of County Manager and Community Services as needed.

Initial relocation of Vital Records and future relocation of WIC allows expansion of Health Clinic services.
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Two options to develop two-level Health District space contiguous to existing B-1 and B-2.

District Health space could be added on two levels adjacent to the conference center and connected to Level 
B-2.
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One- and two-level courtyard expansion of 19,700 sf developed in two or three phases.

One-phase courtyard expansion in two-level building.
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Detail of recommended expansion of 18,000 sf for Floor #1.

Detail of recommended expansion of 18,000 sf for Floor #2.
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Exhibit 33.
Recommended Capital Improvement Projects Cost Estimate 12/12/2018

1. 10,580 $70 $740,600
a. Assessor (3,000)
b. Voters (620)
c. Recorders area to add Vital Statis (760)
d. Registrar of Voters (620)
e. County Clerk  (400)
f. Treasurer  (1,800)

2.
a. Technology 3,080 $120 $369,600
b. Comptroller/Fire District 2,870 $100 $287,000
c. Senior Services Offices  3,200 $120 $384,000

3. 2,300 $180 $414,000
4 Staging Area, Conference Center, rep 7,175 $80 $574,000
5 3,680 $60 $220,800
6 3,600 By State  $0
7 Fire District Vehicle Maintenance & LSeparate Fund  $0
8 18,000 $550 $9,900,000
9

a. Human Resources Suite 5,100 $70 $357,000
b. Community Services & Collaborat 4,000 $100 $400,000
c. Health District B‐1 remodel 3,200 $130 $416,000
d. Health District B‐2 remodel 2,100 $100 $210,000

10 Furniture for 130 staff & 50 conversions $900,000
11 3,752 $200 $750,400
12 $15,923,400
13 30% $4,777,020
14 $20,700,420
15 County Contingency 20% $4,140,084
16 22.5% $4,647,244
17 $29,487,748

Soft Costs 
Total Costs in 2018 

Inflation Allowance
TOTAL FUTURE CAPITAL IMPROVEMENT PROGRAM 

Courtyard Consolidated Building 
Related Interior Remodeling 

Utility  and CTRMD Garage 
Sub‐Total Costs 

Minor Remodeling 

Major Remodeling 

Wellness Center in Service Center

Communications tenant improveme
State Offices 
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XII. Recommended Capital Improvement Projects

The capital improvements projects recommended to complete the 9th Street Facility Master 
Plan are presented on Exhibit 33. The eleven (11) projects represent construction of only 
21,752 gross square feet of additional space at 9th Street which is less than 10% of the current 
inventory to support a 50% county population increase and a forecast 25% increase in staff. 

To adjust the space that is available by components relocated to new construction, 
approximately 44,345 net square feet of existing office space will then be remodeled over the 
next twenty years. Costs for furniture (Line #10) will be added to specific remodeling projects as 
needed.

A county-controlled contingency of 20% is added on Line #15 to account for unknowns and 
provide flexibility in scheduling the projects.

An inflation allowance that averages a cumulative 22% over the next twenty years of 
implementation must be added to each project for the year of implementation in accordance 
with the escalation factors provided in Section XIII.



Collaborative Design Studio. Architecture of experience and place. 60

Ex
hi
bi
t 3

4

3.0
%

11
/8/

20
18

A
B

C
D

E
F

G
H

I

20
20

 - 
20

24
20

25
 - 

20
29

20
30

 - 
20

34
20

35
 - 

20
38

1
Co

mm
un

ica
tio

ns
, S

tag
ing

 A
re

a, 
Co

nfe
re

nc
e C

en
ter

 
7,1

75
$8

0
30

%
$7

46
,20

0
$8

58
,13

0
$8

58
,13

0

2
Te

ch
no

log
y s

pa
ce

 co
nv

er
sio

n
3,0

80
$1

20
30

%
$4

80
,48

0
$6

24
,62

4
$6

24
,62

4

3
Co

mp
tro

lle
r&

 F
ire

 D
ist

ric
t r

em
od

eli
ng

2,8
70

$1
00

30
%

$3
73

,10
0

$4
29

,06
5

$4
29

,06
5

4
Co

mm
un

ica
tio

ns
 of

fic
es

 to
 R

ep
ro

gr
ap

hic
s a

re
a

3,6
80

$6
0

30
%

$2
87

,04
0

$3
30

,09
6

$3
30

,09
6

5
Co

ns
oli

da
te 

Co
ur

tya
rd

 E
xp

an
sio

n
18

,00
0

$5
50

30
%

$1
2,8

70
,00

0
$1

4,8
00

,50
0

$1
4,8

00
,50

0

6
Re

mo
de

l H
ea

lth
 on

 B
-1

3,2
00

$1
30

30
%

$5
40

,80
0

$6
21

,92
0

$6
21

,92
0

7
Fir

e D
ist

ric
t V

eh
icl

e M
ain

ten
an

ce
 an

d L
og

ist
ics

$0
$0

$0

8
Re

mo
de

l H
ea

lth
 on

 B
-2

2,1
00

$1
00

30
%

$2
73

,00
0

$3
54

,90
0

$3
54

,90
0

9
Co

mm
un

ity
 S

er
vic

es
 O

pe
n P

lan
 de

ve
lop

me
nt

4,0
00

$1
00

30
%

$5
20

,00
0

$6
76

,00
0

$6
76

,00
0

10
Re

mo
de

l H
.R

. s
pa

ce
 fo

r C
.S

. a
nd

 M
an

ag
er

5,1
00

$7
0

30
%

$4
64

,10
0

$6
03

,33
0

$6
03

,33
0

11
Vi

tal
 st

ati
sti

cs
 to

 R
ec

or
de

r s
uit

e
76

0
$1

20
30

%
$1

18
,56

0
$1

36
,34

4
$1

36
,34

4

12
W

ell
ne

ss
 F

ac
ilit

y d
ev

elo
pm

en
t in

 S
en

ior
 C

en
ter

2,3
00

$1
80

30
%

$5
38

,20
0

$6
99

,66
0

$6
99

,66
0

13
Se

nio
r C

en
ter

 of
fic

e c
on

so
lid

ati
on

3,2
00

$1
20

30
%

$4
99

,20
0

$5
74

,08
0

$5
74

,08
0

14
Mi

no
r r

em
od

eli
ng

 of
 O

ffic
es

 on
 A

-1
,C

-1
, a

nd
 D

-1
10

,56
0

$7
0

30
%

$9
60

,96
0

$2
00

,00
0

$3
00

,00
0

$3
50

,00
0

$4
00

,00
0

$1
,25

0,0
00

15
Fu

rn
itu

re
 S

ys
tem

s  
for

 12
0  

sta
ff a

nd
 60

 co
nv

er
sio

ns
18

0
$5

,00
0

5%
$9

45
,00

0
$3

50
,00

0
$4

00
,00

0
$4

50
,00

0
$1

,20
0,0

00

16
Ut

ilit
y  

an
d C

TM
RD

  G
ar

ag
e 

3,7
52

$2
00

30
%

$9
75

,52
0

$1
,41

4,5
04

$1
,41

4,5
04

17
Co

un
ty 

co
nti

ng
en

cy
20

%
$4

,11
8,4

32
$3

,66
0,0

27
$7

31
,70

2.8
0

$4
42

,90
0.8

0
$8

0,0
00

.00
$4

,91
4,6

31

18
To

ta
l C

os
t 

$2
4,7

10
,59

2
$2

1,9
60

,16
2

$4
,39

0,2
17

$2
,65

7,4
05

$4
80

,00
0

$2
9,4

87
,78

4

To
tal

 C
os

t 
20

18
 P

ro
jec

t 
Co

st
So

ft C
os

ts
20

18
    

 
Un

it C
os

t 
Ar

ea
 

CI
P 

Co
mp

on
en

t 
No

. 

W
as

ho
e C

ou
nt

y 9
th

 S
tre

et
 C

ap
ita

l Im
pr

ov
em

en
t P

ro
gr

am
 

Co
st

 E
st

im
at

e &
 P

ha
sin

g 
Sc

he
du

le 
Inf

lat
ion

 R
ate

 

Im
ple

me
nta

tio
n S

eq
ue

nc
e 



Collaborative Design Studio. Architecture of experience and place. 61

XIII. Cost Estimate

The estimated project costs for each of the construction and renovation projects included in 
Section M are provided in values that reflect the cost if implemented in 2018. These costs 
include construction, renovation, planning, design, fees, permits, new furniture, county 
administrative costs, and an allowance for project management. 

All costs other than construction costs and any general contractor/CMAR mark-ups are included 
in a 30% soft cost allowance. The percentage of soft costs to construction costs would be higher 
for remodeling and small projects than for larger new construction projects.

Unit costs for new construction are based on average costs per square foot for similar building 
types adjusted for northern Nevada labor and material cost differentials as provided by a 
professional cost estimating consultant.

Costs for new construction in the courtyard between Buildings A and B, C, and attached to the 
existing structure assume:

 ■ No hazardous material abatement required;
 ■ No adverse sub-surface soil conditions;
 ■ Connection to existing wet and dry utilities and sewer and drainage are available;
 ■ No upgrade of the existing building for code, structural, or ADA requirements;
 ■ New construction would require an independent HVAC system and distribution but can 

utilize available chilled water capacity;
 ■ New construction can use available primary electrical capacity; and
 ■ Construction would be minimally disruptive of concurrent county office operations, thus 

increasing general conditions costs.

Costs for minor interior remodeling assume:
 ■ The nature of the remodeling is to remove partitioned offices and convert most space to 

open plan workstations;
 ■ Ceiling systems and lighting will be adjusted to the same standard and configuration as 

provided in surrounding office areas that are not disturbed;
 ■ Carpeting will be selectively replaced with carpet tiles that are aesthetically compatible 

with existing roll goods in the area remodeled if partitions are removed. Full re-carpeting 
of the suite is not contemplated;

 ■ Power poles will be acceptable to distribute power and data to workstations that are not 
located adjacent to full-height walls with furniture system panels that have raceways;

 ■ New furniture systems are provided for all staff transferred from enclosed offices to 
workstations;

 ■ Work will require the space to be remodeled to be vacated with staff relocating to the 
staging (hoteling) area developed in Building C-1; and

 ■ The Technology department will provide all data and voice lines and existing equipment 
will be reused.
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Costs for major interior remodeling assume: 
 ■ The space is demolished from the concrete floor slab to the ceiling structure above with 

the exception of primary power and fire sprinklers; Space is developed to a finish level 
compatible with surrounding office space but with high efficiency electrical fixtures; and

 ■ All interior improvements, ceilings, lighting, and floor covering will be new.

The estimated construction cost for all projects in $15,908,208 (Line #12 of Exhibit 33). 
Soft costs add 30% and increase the project cost to $20,680,764 in terms of 2018 values. A 
county-controlled contingency of 20% is added on Line #15 and the inflation allowances for 
implementation from 2022 to the 2030 time frame adds $4,591,130 to then establish the total 
CIP at $29,408,046. The 22.2% inflation allowance is a calculated value to increase the total 
cost to match the sum of inflation costs developed in Exhibit 34. 

Costs will increase by the following compounded rates if the work is implemented in future 
years. It is assumed that no work will be initiated until financing is secured and design is 
completed with the first projects implemented in 2021 at a premium of 16% over 2018 costs.

Year Inflation Multiplier
2019 6.5% 1.07
2020 5% 1.12
2021 4% 1.16
2022 3% 1.20
2023 2.5% 1.23
2024 2.5% 1.26

2025 - 2038 2.5% 2.5% per year

After 2025, we have assumed 2.5% per year for inflation. 

The total cost, including inflation allowances is estimated to be approximately $30 million.
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XIV. Implementation Sequence 

The projects included in the recommended master plan can be implemented in phases 
to correspond to county priorities and increased staff levels. Seven (7) of the projects are 
independent of staff changes and are not related to other projects and can be initiated at any 
time and in any sequence. They are presented as numbered on Exhibit 33:

2. Technology space conversion;
7. Fire District Vehicle Maintenance and Logistics developed at Longley Lane; 
12. Wellness Facility Development in the Senior Center; 
13. Senior Center office consolidation;
16. Utility & CTMRD garage;
3. Comptroller and Fire District space remodeling; and
11. Vital Statistics relocation to Recorder’s Suite.

Other projects need to be initiated in a sequence as spaces relocate from one location to 
another into space vacated by prior projects. The first sequence to implement to start the space 
relocation and expansion progression is:

Sequence A  

1. Remodel the Reprographics Area for the new Communications section of the County 
Manager department and to develop a staging area for subsequent remodeling; and then

4. Tenant improvements for Communications offices relocated to the Reprographics area can 
be completed.

Sequence B

5. Construct the consolidated courtyard expansion of 18,000 square feet and then proceed to:

6. Remodel Health on B-1;

8. Remodel Health on B-2 and link it to the new courtyard space; 

10. Remodel Human Resources space to accommodate Customer Services space overflow, the 
County Manager Budget Section, and miscellaneous offices as needed; and

9. Implement Community Services open plan remodeling and the development of collaborative 
work space. The total cost on Line #18 assumes phased implementation over the 20-year 
master plan time frame but with a significant concentration of projects between 2020 and 
2024 with 70% of the total expenditures scheduled in that time frame.
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Appendix A. Space Program
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Appendix B. Space Standards
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Appendix C. Steering Committee Meeting #2 Presentation
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Appendix B - Space Standards

1

4 October 2018
Washoe County Administration Complex Master Plan
Steering Committee Meeting #2

Washoe County 
Administration Complex

 Space Inventory

 Space Utilization Analysis

 Historical Staff Levels

 Future Proposed Space Standards

 Organizational Space Changes to Evaluate

 Range of Future Space Requirements

 Development Opportunities

INTRODUCTION/ OUTLINE OF WORKSHOP DISCUSSION

Master Plan Scope of Work and Schedule 

Washoe County Administration Complex Master Plan
Steering Committee Meeting #2
4October 2018
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Key Dates for Master Plan Study
Study Tasks Date

1. Distribute Introduction of Study to Stakeholders 07/17/18

2. Response to Brief Included Information Request 07/31/18

3. Space Utilization Analysis 07/26/18 – 07/27/18

4. Kick-Off Meeting with Departments 08/09/18

5. Round #1 Individual Meetings with Departments Having 
Service Levels Related to Demographics and Economics 08/22/18 – 08/23/18

6. Steering Committee Workshops 10/04/18 ● 11/15/18
12/17/18 ● 01/17/19

7. Interim Board Presentation 01/29/19

8. Final Report 03/25/19

Washoe County Administration Complex Master Plan
Steering Committee Meeting #2
4 October 2018

9TH STREET SPACE INVENTORY

SITE MAP
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TOTAL SPACE BY BUILDING AND SITE

9TH STREET SPACE INVENTORY

Building Gross Square Feet Office Net Square Feet 

A 90,518 71,528

B 56,322 34,881

C 48,158 26,221

D 51,052 26,855

Senior Center 29,142 0

TOTAL 275,192 159,485

Washoe County 9th Street Space Allocations
A B C D E F G H I J K

No. Building/Level 
Building 

Gross Area
Core Areas 
& Walls (1)

Public 
Circulation

Dept. 
Gross Area

Special or 
Support 

Area
Office 
Gross

Vacant 
Spaces (2) 

Vacant 
Area

Under 
Utilized 
Space 

Potential 
Oversize 
Stations

NSF 
Required

1 A-2 Manager 9,155 9,155 9,155 3 420 1,374 7,361 

2 A-2 Human Resources 5,715 5,715 5,715 2 280 5,435 

3 A-2 C.S. Planning 4,000 4,000 4,000 3 420 3,580 

4 A-2 C.S. Finance 2,300 2,300 2,300 1 140 2,160 

5 A-2 C.S. Building and Safety 4,000 4,000 4,000 2 280 3,720 

6 A-2 C.S. Capital Projects 970 970 970 0 970 

7
A-2 C.S. Public Lobby and 
Common 2,002 2,002 2,002 0 2,002 

8 A-2 C.S. Engineering 5,450 5,450 5,450 3 420 5,030 

9
A-2 C.S.  Admin., Bus. Lic., & 
Water 1,978 1,978 1,978 2 280 1,698 

10 A-2 Circulation & Core 10,498 1,916 2,354 0 0 

(1) Core areas include stairs, elevator shafts, utility rooms, restrooms, for the public (not special use), and structure and walls..

(2) Currently unassigned or available offices (average of 150 sf) and workstations (70 sf) plus required internal circulation of 35%. 

SPACE BY NET, CIRCULATION, CORE, DEPARTMENT

Washoe County 9th Street Space Allocations

A B C D E F G H I J K

No. Building/Level 
Building Gross 

Area
Core Areas & 

Walls (1)
Public 

Circulation
Dept. Gross 

Area
Special or 

Support Area Office Gross
Vacant 

Spaces (2) Vacant Area
Under Utilized 

Space 

Potential 
Oversize 
Stations NSF Required

11 A-1 Recorder 8,802 8,802 8,802 3 420 8,382 

12 A-1 Voters Registration 8,882 8,882 8,882 0 8,882 

13 A-1 Manager and Support 1,825 1,825 1,825 0 1,825 

14 A-1 Security & Vacant 626 626 626 3 420 206 

15 A-1 County Clerk 4,606 4,606 4,606 3 420 4,186 

16 A-1 Commission Hearing 8,160 474 3,000 4,686 4,686 0 0 

17 A-1 Circulation & Core 11,549 3,015 3,511 0 0 

(1) Core areas include stairs, elevator shafts, utility rooms, restrooms, for the public (not special use), and structure and walls..

(2) Currently unassigned or available offices (average of 150 sf) and workstations (70 sf) plus required internal circulation of 35%. 

SPACE BY NET, CIRCULATION, CORE, DEPARTMENT
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Washoe County 9th Street Space Allocations
18 B-1 Health Clinic 13,682 13,682 2 280 800 12,602 

19 B-1 AQMD 4,670 4,670 2 280 5 4,265 

20 B-1 Community Health Services 2,256 2,256 2 280 3 1,901 

21 B-1 Circulation & Core 33,885 2,482 6,112 0 0 

22 Central Plant & Facilities 3,430 0 0 

23 B-1 Health Auditorium 2,174 2,174 2,174 0 0 0 

24 B-2 Health Clinic 20,263 5,229 761 12,273 12,273 4 560 300 11,413 

25 B-2 Epidemiology 2,000 2,000 2 200 1,800 

26 C-1 Adult Services 8,144 8,144 17 2,380 300 7 5,289 

27 C-1 CTM Remediation 1,964 1,964 1 140 2 1,774 

28 C-1 Reprographics 3,862 3,862 0 3,862 

29 Central Conference Room 2,172 2,172 0 0 0 

30 Café 2,558 2,558 0 0 0 

31 Facilities 270 603 603 0 0 0 

32 C-1 Circulation & Core 28,421 2,671 6,177 0 0 

33 C-2 Technology Services 19,737 5,545 724 11,131 11,131 6 840 1,100 9,191 

34 C-2 G I S 2,337 2,337 1 140 2,197 

(1) Core areas include stairs, elevator shafts, utility rooms, restrooms, for the public (not special use), and structure and walls..

(2) Currently unassigned or available offices (average of 150 sf) and workstations (70 sf) plus required internal circulation of 35%. 

SPACE BY NET, CIRCULATION, CORE, DEPARTMENT

Washoe County 9th Street Space Allocations

A B C D E F G H I J K

No. Building/Level 
Building 

Gross Area
Core Areas 
& Walls (1)

Public 
Circulation

Dept. 
Gross Area

Special or 
Support 

Area
Office 
Gross

Vacant 
Spaces (2) 

Vacant 
Area

Under 
Utilized 
Space 

Potential 
Oversize 
Stations

NSF 
Required

35 D-1 Assessor 30,116 3,008 1,486 17,171 17,171 8 1,120 1,600 10 14,201 

36 D-1 Treasurer 8,188 8,188 5 700 3 7,413 

37 D-1 Facilities 289 0 0 

38 D-2 Fire District 3,937 3,937 0 3,937 

39 D-2 Comptroller 20,936 6,744 1,659 7,559 7,559 5 700 560 5 6,174 

40 Senior Center 29,142 2,167 26,975 26,975 0 0 0 

41 TOTAL 275,192 35,073 27,951 198,653 39,168 159,485 80 10,920 6,234 35 141,456 

(1) Core areas include stairs, elevator shafts, utility rooms, restrooms, for the public (not special use), and structure and walls..

(2) Currently unassigned or available offices (average of 150 sf) and workstations (70 sf) plus required internal circulation of 35%. 

SPACE BY NET, CIRCULATION, CORE, DEPARTMENT

COMPONENT SQ. FT. %

Gross area 275,192

Core & demising walls 35,073

Public circulation 27,951

Department gross area 198,653 72%

Special areas 39,168

Office gross area 159,485 58%

Vacant Stations/Offices 80

Unused space 10,920

Net office area required 141,456 89%

SPACE INVENTORY SUMMARY
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SPACE UTILIZATION ANALYSIS

PLAN OF D-1

INTERIOR SPACES
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INTERIOR SPACES

INTERIOR SPACES

INTERIOR SPACES
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INTERIOR SPACES

1.
Net Square Feet

159,485
2.

Staff
561

3.
Area Factor (NSF/Person)

284
4.

Vacant Offices & Workstations
80

5.
Vacant Space at 136 sf/person

10,920
6.

Underutilized Space 
6,234

7.
Oversized Workstations – 300 at 23 sf

6,900
8.

Potential Space Reduction
24,054

9.
Adjusted Space Required (#1 ‐ #8)

135,431
10.

Adjusted Area Factor 
241

11.
Improvement Potential with No Remodeling 

15%

SPACE UTILIZATION CALCULATIONS
SPACE UTILIZATION ANALYSIS

1. Net Square Feet 159,485

2. Staff 561

3. Area Factor (NSF/Person) 284

4. Vacant Offices & Workstations 80

5. Vacant Space at 136 sf/person 10,920

6. Underutilized Space 6,234

7. Oversized Workstations – 300 at 23 sf 6,900

8. Potential Space Reduction 24,054

9. Adjusted Space Required (#1 - #8) 135,431

10. Adjusted Area Factor 241

11. Improvement Potential with No Remodeling 15%

LOCALGOVERNMENT BENCHMARK

Area Factor 210

County Staff 561

Ideal Space Requirement 117,810

Current Adjusted Space 141,456

Remodel/Relocation Potential 23,646

Improvement Potential 17%

SPACE UTILIZATION CALCULATIONS
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9th STREET CAPACITY ANALYSIS

Current Staff 561

Utilize 50% Vacant Spaces 74

Capacity Increased to: 635

Capacity with Remodel or Relocation (+/- 17%) 743

Area Factor Could Reduce to 215

Staff Increase Potential in 20 Years 182

20 Year Staff Increase 32%

Annual Rate of Increase 1.5%/Year

Potential to Break Even with Remodeling 

CAPACITY ANALYSIS WITH INFILL

STAFF LEVELS

Washoe County 9th Street Staff 
Staff Levels in Year (June 30, 20xx)

Rate of 
Change Future Staff Levels

Department 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
2010-

18
2013-

18 Future 2023 2028 2038

1 Assessor 73 75 83 75 65 62 61 59 56 59 56 60 59 60 -0.6% 1.4% 2.00% 66 73 87

2 Clerk 29 30 30 30 26 21 18 13 13 12 15 14 14 14 -6.3% 1.5% 1.00% 15 15 17

3 County Manager 29 32 33 30 26 23 21 22 18 18 26 27 28 28 2.2% 11.1% 1.00% 29 31 34

4 Commissioners 5 10 9 9 6 6 5 5 5 5 5 5 5 5 -2.5% 0.0% 0.00% 5 5 5

5 Registrar of Voters 6 8 7 7 5 8 6 6 4 6 6 5 6 5 -4.2% 5.0% 1.00% 5 6 6

6 CSD 70 70 70 70 65 60 55 53 53 53 60 63 63 58 0.6% 1.9% 1.00% 61 64 70

7
Finance-
Comptroller 28 30 34 33 30 22 21 20 18 21 16 26 28 28 2.7% 11.1% 1.50% 30 32 37

8 Health 211 211 212 204 193 193 167 165 157 149 150 151 151 151 -3.5% -0.8% 1.50% 162 174 201

9 Human Resources 16 22 24 20 19 18 19 17 17 18 19 19 19 20 0.7% 3.5% 2.00% 22 24 29

10 Recorder 26 27 25 24 24 24 24 20 20 20 19 21 21 22 -1.8% 2.0% 1.00% 23 24 27

11 Adult Serv.-Ind. Asst. 47 49 45 47 46 44 40 35 35 33 38 41 30 30 -5.8% -2.9% 1.00% 32 33 36

12 Senior Services 40 38 40 40 43 42 35 34 28 29 25 26 27 27 -6.9% -0.7% 1.00% 28 30 33

13
Technology 
Services 63 60 93 93 89 91 87 77 77 76 78 82 80 75 -1.7% -0.5% 0.10% 75 76 77

14 Fire District 20 20 20 20 20 20 20 20 20 20 20 20 20 20 0.0% 0.0% 1.00% 21 22 24

15 Treasurer 26 26 25 25 22 20 19 19 19 19 20 20 20 18 0.0% -1.1% 1.00% 19 20 22

16 Total Staff Levels 689 708 750 727 679 654 598 565 540 538 553 580 571 561 -1.8% 0.8% 1.28% 594 629 705

HISTORICAL DATA

22

23

24

A
pp

en
di

x 
C

. S
te

er
in

g 
C

om
m

itt
ee

 M
ee

tin
g 

#2
 P

re
se

nt
at

io
n



Collaborative Design Studio. Architecture of experience and place. 117 9

Washoe County 9th Street Staff

Staff Levels in Year (June 30, 20xx) Rate of Change Future Staff Levels

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2010-18 2013-18 Future 2023 2028 2038

16 Total Staff Levels 689 708 750 727 679 654 598 565 540 538 553 580 571 561 -1.8% 0.8% 1.28% 594 629 705

17 Population (1,000) 393 400 409 414 418 422 424 429 433 439 445 453 460 470 520 570 690

18 Staff/1000 population 1.75 1.77 1.83 1.76 1.62 1.55 1.41 1.32 1.25 1.23 1.24 1.28 1.24 1.19 1.15 1.12 1.07

19 5 year average ratio 1.75 1.71 1.63 1.53 1.43 1.35 1.29 1.26 1.25 1.24 1.22 1.20 1.15

20
Total Staff
@ line #19 ratio 634 684 794

21
Population forecast 
(1,000s) 393 400 409 414 418 422 424 429 433 439 445 453 460 460 520 570 690

22

Current surplus
Capacity @ 50% 
achievement 40 40 40

23
Staff Increase
(line #16) -7 28 104

24
Staff Increase
(line #20) 33 83 193

25
Space @
area factor of 150 (1,065) 4,225 15,568 

26
Space @
area factor of 150 5,010 12,450 28,875 

HISTORICAL DATA

RATIO/1,000 POPULATION

RATIO/1,000 POPULATION
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RATIO/1,000 POPULATION

82% RESPONSE TO QUESTIONNAIRES BY 10/1

STAFF INCREASE TO 2038 124

AVERAGE INCREASE PER YEAR 1.43%

POPULATION INCREASE PER YEAR 2.5 %

PROJECTED STAFF INCREASE W/ 100% 150

TOTAL STAFF IN 2038 711

PRELIMINARY STAFF PROJECTIONS

Staff Levels Staff Ratio/1,000

2008 727 1.76

2014 565 1.23

2018 561 1.19

Projected Based on Rate/1,000

2038 - Low 738 1.07

2038 – High 794 1.15

Projected Based on Population Growth 

2038 – Low (50% Population Rate) 707 1.02

2038 – High (75% Population Rate) 771 1.12

9TH STREET STAFF LEVEL MACRO PROJECTION
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Staff Increase Net Space (1) Gross Area (2) 

Ratio/1,000 – Low 738 177 17,700 23,600

Ratio/1,000 - High 794 233 23,300 31,000

Percent Increase – Low 707 146 14,600 20,000

Percent Increase – High 771 210 21,000 28,000

(1) Space added at (15% @ 140 sf and 85% @ 56 sf) + 45% circulation = 100 sf/person
(2) 75% net to gross area 

RANGE OF FUTURE SPACE REQUIREMENTS

SPACE STANDARDS

Rationale
 Reduced Files
 Reduced Reference Material
 Reduced Acoustical Dampening Needed
 Fewer “Guests” and Verbal Interaction

Results
 Reduced Floor Space for Files & Shelves
 Work Surface of 24” Down From 30” – 36” 
 Reduced Need for Guest Seating 

REVISED SPACE STANDARDS
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Space Current Proposed

Office >  180 sf No Change

Office 151 sf – 179 sf 140 sf

Office 150 sf 120 sf 

Office < 120 sf No Change 

Workstation 8’ x 10’ = 80 sf 8’ x 8’ = 64 sf

Workstation 8’ x 8’ = 64 sf 7’ x 7’-6” = 52 sf

Workstation 6’ x 8’ = 48 sf 6’ x 7’ = 42 sf

SPACE REDUCTIONS

PROPOSED OFFICE OF THE FUTURE STANDARDS

7’-6” x 7’-6” = 56 SF
W-5

7’-6” x 6’-3” = 48 SF
W-3

PROPOSED OFFICE OF THE FUTURE STANDARDS

6’-0” x 8’-6” = 51 SF
W-4
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PROPOSED OFFICE OF THE FUTURE STANDARDS

7’ x 8’ = 56SF
W-5

PROPOSED OFFICE OF THE FUTURE STANDARDS

8’-6” x 7’-0” = 60 SF
W-6

PROPOSED OFFICE OF THE FUTURE STANDARDS

8’-6” x 7’-0’ = 60 SF
W-6

37

38

39

A
pp

en
di

x 
C

. S
te

er
in

g 
C

om
m

itt
ee

 M
ee

tin
g 

#2
 P

re
se

nt
at

io
n



Collaborative Design Studio. Architecture of experience and place. 12214

FURNITURE OPTIONS

7’ x 9’ = 64 SF
W-7

PROPOSED OFFICE OF THE FUTURE STANDARDS

7’-6” x 8’-6” = 64 SF
W-8

7’-6” x 7’-3” = 54 SF
W-9

PROPOSED OFFICE OF THE FUTURE STANDARDS
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PROPOSED OFFICE OF THE FUTURE STANDARDS

9’-3” x 11’-0” = 102 SF
W-11

TYPICAL WORKSTATION CONFIGURATIONS

Layout Studio - Hive

TYPICAL WORKSTATION CONFIGURATIONS

Renew Link
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TYPICAL WORKSTATION CONFIGURATIONS

Ethospace - Hive

TYPICAL WORKSTATION CONFIGURATIONS

Action Office

TYPICAL WORKSTATION CONFIGURATIONS

Action Office
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TYPICAL WORKSTATION CONFIGURATIONS

TYPICAL WORKSTATION CONFIGURATIONS

TYPICAL WORKSTATION CONFIGURATIONS
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Applied to Space if Relocated or Totally Remodeled
 Space Reduction – 23 sf/person
 Value @ $600/sf = $13,800/person

Applied Only to Internal Space Reconfiguration 
 Space Reduction = 18 sf/person
 Value @ $600/sf = $10,800/person 

SPACE STANDARDS SPACE IMPROVEMENT

SPACE CHANGES TO EVALUATE

1. Social Services Program with State
 Daybreak to Relocate 
 Audit Services Relocates to Downtown Reno 
 Meals on Wheels Food Preparation to New Site
 Senior Services Relocates to Vacant Space in Senior Center

2. Communications Department
 Reprographics Outsourced
 Staff Increases for Media and Communications

POTENTIAL SPACE ADJUSTMENTS
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3.   Information Technology Consolidates 
 6 Staff from Edison Relocate to 9th Street 

4. Community Services 
 Implements Current Space Rearrangement 
 Staff Accommodations for 10 Years

5.  Utilities
 Consider relocation from current location to 9th Street
 Reduce Transit Time to Field Locations
 Requires 10,000 sf = +/- $4,000,000

6.   Fire District
 Develop Vehicle Maintenance
 Requires 9,000 sf = +/- $4,500,000

POTENTIAL SPACE ADJUSTMENTS

NSF

1. Senior Services Staff to Senior Center (1,200)

2. Adult Services to Relocate to Downtown (7,000)

3. Lease Space for 31 Staff to State 4,650

4. Communications Department Reorganization (1,000)

5. Information Technology Consolidation 1,100

6. Community Services Remodeling (1,500)

7. Fire District Logistics & Maintenance 9,000

8. Utilities Operation 10,000

9. TOTAL POTENTIAL SPACE CHANGES 13,850

10. Office Space Adjustments Only (#1 ÷ #6) (5,150)

PENDING SPACE ADJUSTMENTS

Office Space Minimum Maximum 

1. Staff Increases 20,000 39,185

2. Pending Office Space Adjustments (5,150) (5,150)

3. Space Utilization Improvements (24,054) (24,054)

4. Full Remodeling Potential (9,204) 1,796

Industrial Space 

5. Utilities 0 10,000

6. Fire District 0 12,540

POTENTIAL FUTURE SPACE REQUIREMENTS
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PARKING

9th STREET PARKING ANALYSIS - CURRENT

PARKING
SPACES

1. TOTAL SPACES ON COUNTY SITE 802

2. LESS 62 VISITOR SPACES AT ENTRANCE 740

3. LESS 26 VISITOR SPACES FOR HEALTH 714

4. LESS 39 FOR MOTOR POOL 675

5. CURRENT STAFF 561

6. SPACES AT 85% ALLOCATION 477

PARKING ALLOCATIONS

PARKING
FUTURE PARKING REQUIREMENTS

PARKING
SPACES

1. MAXIMUM PROJECTED 2038 STAFF 800

2. SPACES @ 85% ALLOCATION 680

3. 275,000 GSF @ 4 SPACES/1,000 1100

4. 35,000 GSF ADDITIONAL SPACE 140

5. OFFICE EXPANSION FOOTPRINT 20,000 SF 50

6. PARKING STRUCTURE FOOTPRINT 25,000 SF 100

7. TOTAL MAXIMUM FUTURE SPACES 1390
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ADDITIONAL PARKING REQUIREMENTS

PARKING
SPACES

MINIMUM PER OCCUPANCY AND OBSERVATION (680 + 50) - 675 = 55

MAXIMUM PER OCCUPANCY AND OBSERVATION (680 + 50 +100) - 675 = 155

MINIMUM PER CODE (1,100 + 140 + 50) – 675 = 615

MAXIMUM PER CODE (1,100 + 140 + 50 + 100) – 675 = 715

PARKING

DEVELOPMENT OPTIONS

HEALTH ADDITION
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OFFICES TO EAST OF D-MINIMUM

OFFICES TO EAST OF D-MAXIMUM

PARKING STRUCTURE
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FIRE

UTILITIES

 Space is underutilized by 17%

 New space standards could result in 10% space savings

 Departments are incorporating technology

 Staff projections are modest – 1.4%

 Health District is largest increase

 Minimum identified staff relocations require 20,000 to  40,000 square feet

CONCLUSIONS AND OBSERVATIONS
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THANK YOU… ANY QUESTIONS?
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Appendix D. Steering Committee Meeting #3 Presentation
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11/15/2018

1

15 November 2018
Washoe County Administration Complex Master Plan
Steering Committee Meeting #3

A

 Final Space Inventory

 Department Staff Level Projections

 Space Shortfall

 Department Accommodations

 Expansion Options

 Potential Cost & Phasing 

PRESENTATION OUTLINE

B

Master Plan Scope of Work and Schedule 

Washoe County Administration Complex Master Plan
Steering Committee Meeting #3
15 November 2018 C
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11/15/2018

2

Gross Building Area 270,000 sf

Net Square Feet 217,306 sf

Office Area 157,596 sf

Net Square Feet Required 141,007 sf

Current Staff 553

Current Area Factor 296 NSF/Person

Support Spaces 29,960 sf 

Space Inventory

D

RATIO/1,000 POPULATION

E

ACCEPTED SPACE ADJUSTMENTS

 Adult Services relocates to off-site

 Senior Services to Senior Center

 State to occupy 6,000 sf in C-1

 Communications replaces Reprographics

 Utilities consolidates at 9th Street

 Fire District Maintenance & Logistics to Longley Lane
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11/15/2018

3

2038 Theoretical – w/ Maximum Remodel 3,018 sf 2%

2038 Theoretical – w/ Minimum Remodel  9,000 sf 5%

2038 Component Minimum Requirement 12,000 sf 7%

2038 Component Maximum Requirement 18,000 sf 10%

How to Accommodate Additional 166 Staff

G

Requiring up to 18,000 Net Square Feet
1. Fill vacant space

2. Rearrange open space

3. Reduce paper accommodation

4. Re-configure workstations to office-of-the-future 

5. Convert offices to workstations

6. Expand to contiguous space 

7. Relocate to new space 

8. Construct additional space 

How to Accommodate Additional 166 Staff --

H

Remodeling in Existing Space

Minor Major

 County Clerk  Comptroller/ Fire District

 Registrar of Voters  Technology

 Recorder  Senior Services

 Treasurer

 GIS

 Assessor

Departments Accommodated With:
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11/15/2018

4

Building D-1

K

Building A-1

L

Building C-2

M
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11/15/2018

5

Relocation of a Component

 County Manager 5 staff 471 sf

Relocate Communications to C-1

 Communications 15 staff 1,500 sf

Outsource Reprographics

 Human Resources 4 staff 800 sf

Relocate Training Room

Departments Accommodated With:

N

Building C-1

O

Relocation of a Component or Space Conversion

Community Services requires additional 2,646 sf

Potential adjustments:

Relocate Capital Projects 1,239 sf

Do Not Relocate CTMRD 769 sf

Relocate Finance Offices 1,700 sf

Convert Offices to Workstations 1,200 sf 

TOTAL 3,808 sf

Departments Accommodated With:
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11/15/2018

6

Building A-2

P

Building A-2: Human Resources

SS

Expansion to Adjacent Space

TM Fire Protection District (800 sf)

Adjacent Break Room 580 sf

Relocate to Comptroller 400 sf

Break Room to Comptroller Records 250 sf

Departments Accommodated With:
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11/15/2018

7

Building D-2

T

 A-2 Conference Room to:

Space Infill Opportunities

 Health Facility (Exercise) to: 

 Reprographics and Central Conference 1,800 sf

 CTMRD Office, Laboratory, Mail Room Area 2,100 sf

 Senior Center Daybreak Area 2,300 sf

 A-2 Conference Room to:

 Security/Lobby on A-1 700 sf

V

Senior Center Space Configurations
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11/15/2018

8

Building C-1

O

Health District

 4,500 sf with offices converted to workstations

 8,000 sf with minimal remodeling

 Vital Records to Recorder 400 sf

 WIC to new construction 1,200 sf

 Administration & Health offices to construction 4,100 sf

 10,000 sf with TB Clinic

Building Expansion Required For:

W

Building B-1
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11/15/2018

9

New Construction Options

Gross Square Feet

A. Training Center/Hearing Room 4,500

B. Training Center/Hearing Room  & Human Resources 9,000

C. Health Expansion – Between Buildings A & B 6,000

D. Health Expansion – Courtyard 6,000

Z

PROPOSED TRAINING/HEARING ROOM CONFIGURATION

TT

COURTYARD EXPANSION
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11/15/2018

10

HEALTH EXPANSION IN COURTYARD

UU

REMODEL HEALTH ON B-1

V V

Building B-1

Y

A
pp

en
di

x 
D

. S
te

er
in

g 
C

om
m

itt
ee

 M
ee

tin
g 

#3
 P

re
se

nt
at

io
n



Collaborative Design Studio. Architecture of experience and place. 144

11/15/2018

11

One 2-Level Addition in Courtyard – 18,000 GSF

Health Administration 2,000 sf

WIC Clinic 1,200 sf

Training Center & Core 4,500 sf

Community Services or HR 4,400 sf

District Health Office 2,100 sf

SUBTOTAL 14,000 sf

Plus Core & Circulation (25%) 18,000 sf

Consolidated Expansion Option

BB

COURTYARD DEVELOPMENT - CONSOLIDATED EXPANSION

CC

 Office suite remodeling 1,700 sf

 Develop Health (exercise & yoga) Center 2,300 sf 

 Convert surplus kitchen area to program space 1,500 sf

Senior Center Modifications
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11/15/2018
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Senior Center Space Configurations

GG

 Relocate 4 Vacuum Trucks

3 Light Vehicles

500 sf Storage

 Develop Storage Building 3,000 sf

 Incorporate 60 Parking Spaces 22,800 sf

 Total 28,000 sf

Utility Garage & Parking

KK

Utility Gararage

FF
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11/15/2018

13

Fire District Support Requirements

 Fire Vehicle Maintenance 10,000 sf

Longley Lane Development 

 Fire Logistics

Expand Storage by: 2,000 sf

 Fire Vehicle Parts Storage

Expand County Parts by: 1,000 sf

II

FIRE DISTRICT OPERATIONS AT LONGLEY

JJ

CIP Components Square Feet Unit Cost Extended Cost 

1. Minor Remodeling 10,560 $70 $739,200

a. Assessor (4,260)

b. County Manager (1,390)

c. Recorder (760)

d. Registrar of Voters (1,100)

e. County Clerk (650)

f. Treasurer (2,400)

2. Major Remodeling

a. Technology 3,080 $120 $369,600

b. Comptroller/Fire District 2,870 $100 $287,000

c. Senior Services Offices Program Space 3,200 $120 $384,000

3. Health Center in Service Center 2,300 $180 $414,000

4. Communications 4,000 $120 $480,000

Cost Estimate
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11/15/2018

14

CIP Components Square Feet Unit Cost Extended Cost 

5. State Offices 6,600 By State $0

6. Fire District Support Separate Fund $0

7. Courtyard Consolidated Building 18,000 $550 $9,900,000

8. Related Interior Remodeling

a. Human Resources 5,700 $70 $399,000

b. Community Services Open Plan or relocate 3,000 sf 4,000 $100 $400,000

c. Health District B-1 3,200 $130 $416,000

d. Health District B-2 2,100 $100 $210,000

9. Utility Garage 27,000 $120 $3,240,000

10. Subtotal Costs $16,804,800

12. Soft Costs 30% $5,041,440

13. Total Costs in 2018 $21,846,240

14. Inflation in 2030 Average @ 2.5%/Year 37% $8,083,109

15. TOTAL FUTURE CAPITAL IMPROVEMENT PROGRAM $29,929,349

Cost Estimate

NN

 Communications, Staging Area, Conference Center

 Comptroller and Fire District

 Vital Statistics to Recorder suite

 Courtyard Development

 Interior Remodeling

IMPLEMENTATION PRIORITY

WW

Washoe County 9th Street Capital Improvement Program
Cost Estimate & Phasing Schedule

Inflation Rate 2.5%

A B C D E F G H I
Implementation Sequence

No. CIP Component Area
2018

Unit Cost Soft Costs
2018

Project Cost 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2038 Total Cost

1 Communications, Staging Area, Conference Center 6,746 $80 30% $674,600 $758,925 $758,925 

2 Technology Space Conversion 3,080 $120 30% $600,000 $750,000 $750,000 

3 Comptroller & Fire District Remodeling 2,870 $100 30% $211,900 $238,388 $238,388 

4 Communications Offices to Reprographics Area 4,000 $40 30% $600,000 $675,000 $675,000 

5 Consolidate Courtyard Expansion 18,000 $550 30% $11,880,000 $13,365,000 $13,365,000 

6 Remodel Health on B-1 3,200 $130 30% $520,000 $585,000 $585,000 

7 Fire District Vehicle Maintenance & Logistics $0 $0 $0 

8 Remodel Health on B-2 2,100 $100 30% $262,500 $328,125 $328,125 

9 Community Services Open Plan Development 4,000 $100 30% $300,000 $375,000 $375,000 

10 Remodel HR Space for CS & Manager 5,100 $70 30% $446,250 $557,813 $557,813 

11 Vital Statistics to Recorder Suite 760 $120 30% $60,000 $67,500 $67,500 

12 Health Facility Development in Senior Center 2,300 $180 30% $517,500 $646,875 $646,875 

13 Senior Center Office Consolidation 3,200 $120 30% $480,000 $540,000 $540,000 

14 Minor Remodeling of Offices on A-1, C-1, & D-1 10,560 $70 30% $598,500 $200,000 $302,000 $350,000 $400,000 $1,100,000 

15 Furniture Systems for 120  Staff & 60 Conversions 180 $5,000 5% $945,000 $350,000 $400,000 $450,000 $1,200,000 

16 Utility Garage & Parking for 60 Cars 27,000 $120 30% $4,050,000 $5,568,750 $5,568,750 

17 Total Cost $22,146,250 $16,779,813 $3,307,813 $6,318,750 $350,000 $26,756,375 
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RENO-SPARKS AREA ESCALATION FORECAST

YY

1. Training/Testing/Hearing Center
2. Community Services or HR to Courtyard
3. Health Center to Senior Center or C-1
4. Health Expansion to:

 Between A & B
 Courtyard East of B
 Northwest of B 

5. TB Clinic to 9th Street
 B-1 North
 ½ of Auditorium & Construction

6. 18,000 sf Consolidated in Courtyard or Phased Development 
7. Utility Staff to 9th Street
8. Fire District Vehicle Service & Logistics to Longley 

Discussion Topics

QQ

Presentation to County Commission…………......…………………..December 18

Draft Report……………………………………..………………………….January 11

Steering Committee Meeting (Draft Report Review)…..………………January 17

Final Report……………………………………………………………….February 22

Next Steps
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Appendix E. Progress Review Presentation
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17 December 2018
Washoe County Administration Complex Master Plan
Progress Review

 Project needs for 20 years

 Support 38% population increase from 527,000 to 690,000

 Improve space utilization

 Reduce space to benchmark 225 NSF/person

 Identify capital requirements

Study Objectives

• Identify future services

• Investigate service delivery options

• Incorporate technology

• Implement paperless initiatives

• Improve housekeeping, remove surplus

Study Process
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1. Paperless Environment in 
7 Years
 Smaller workstations
 Reduce filing areas
 Minimum archives

2. 2 or 3 Monitors
3. Shared Support Spaces
4. Fewer Enclosed Offices 

Space Efficiency Opportunities 

 E-mail & texting replaces 
telephone

 E-filing & e-mail replace 
office visits

 Less paper on work 
surface

 Less reference material
 Shared meeting areas
 Team rooms
 Collaboration spaces 

Changes in the Workplace: 

Master Plan Scope of Work and Schedule 

Washoe County Administration Complex Master Plan
Review Meeting -17 December 2018

Current estimated completion date

4
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Remaining Activities

1. Participate in Strategic Planning Session in January
2. Present Final Recommendations to Steering Committee following Strategic 

Planning Session
3. Final Report in February

Key Dates for Master Plan Study

COMPONENT SQ. FT. %

Gross area 272,349

Core & demising walls 33,129

Public circulation 22,829

Department gross area 216,391 80%

Special areas 29,707

Senior Center 29,240

Office gross area 157,444 57%

Vacant Stations/Offices 80

Unused space 10,480

Net office area required 146,964 93%

Space Inventory Summary

Plan of D-2
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Inefficient Space Utilization

Paper Storage To Be Eliminated

1.
Net Square Feet

159,485
2.

Staff
561

3.
Area Factor (NSF/Person)

284
4.

Vacant Offices & Workstations
80

5.
Vacant Space at 136 sf/person

10,920
6.

Underutilized Space 
6,234

7.
Oversized Workstations – 300 at 23 sf

6,900
8.

Potential Space Reduction
24,054

9.
Adjusted Space Required (#1 ‐ #8)

135,431
10.

Adjusted Area Factor 
241

11.
Improvement Potential with No Remodeling 

15%

Space Utilization Calculations
SPACE UTILIZATION ANALYSIS

1. Net Square Feet 157,444

2. Staff 522

3. Area Factor (NSF/Person) 302

4. Vacant Offices & Workstations 80

5. Vacant Space at 131 sf/person 10,480

6. Underutilized Space & Oversized Workstations 9,840

7. Potential Space Reduction (5 + 6) 20,320

8. Adjusted Space Required (#1 - #8) 137,124

9. Adjusted Area Factor 262

10. Improvement Potential with No Remodeling 13%
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Rationale
 Reduced Files
 Reduced Reference Material
 Reduced Acoustical Dampening Needed
 Fewer “Guests” and Verbal Interaction

Results
 Reduced Floor Space for Files & Shelves
 Work Surface of 24” Down From 30” – 36” 
 Reduced Need for Guest Seating 

Suggested Adjustments to Space Standards

Space Current Proposed

Office >  180 sf No Change

Office 151 sf – 179 sf 140 sf

Office 150 sf 120 sf 

Office < 120 sf No Change 

Workstation 8’ x 10’ = 80 sf 8’ x 8’ = 64 sf

Workstation 8’ x 8’ = 64 sf 7’ x 7’-6” = 52 sf

Workstation 6’ x 8’ = 48 sf 6’ x 7’ = 42 sf

Space Reductions

Proposed Office of the Future Standards

7’-6” x 8’-6” = 64 SF
W-8
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Existing Workstation with Panels

Typical Workstation Configurations

Ethospace - Hive

Potential Space Adjustments

1. Relocate Adult Services off-site
2. Relocate Senior Services to Senior Center
3. Outsource Reprographics & relocate Communications
4. Move CTRMD to Community Services
5. Move Vital Statistics to Recorder
6. Information Technology consolidates 6 staff from Edison
7. Community Services 

 implements current space rearrangement

8. Utilities 
 consider relocation  from current location to 9th Street
 reduce transit time to field locations

9. Move Fire District Support from leased space to Longley Lane

16
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Parking Allocations

Ratio/1,000 Population

 2007 – 750 staff

 2018 – 561 staff

 Historical – 1.3 to 1.8 / 1,000

 Current – 1.2 / 1,000

 Projected – 1.07 to 1.15 / 1,000

 Staff in 2038 = 700 to 800

Staff Data
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 Space is underutilized by 17%

 New space standards could result in 10% space savings

 Departments are incorporating technology

 Staff projections are modest – 1.4% per year

 Health District is largest increase

 Minimum identified staff relocations require 15,000 to 30,000 square feet

Conclusions and  Observations

Gross Building Area 270,000 sf

Net Square Feet 217,306 sf

Office Area 157,596 sf

Net Square Feet Required 141,007 sf

Current Staff 553

Current Area Factor 296 NSF/Person

Support Spaces 29,960 sf 

Space Inventory

Requiring up to 18,000 Net Square Feet
1. Fill vacant space

2. Rearrange open space

3. Reduce paper accommodation

4. Re-configure workstations to office-of-the-future 

5. Convert offices to workstations

6. Expand to contiguous space 

7. Relocate to new space 

8. Construct additional space 

How to Accommodate Additional 166 Staff --
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Remodeling in Existing Space

Minor Major

 County Clerk  Comptroller/ Fire District

 Registrar of Voters  Technology

 Recorder  Senior Services

 Treasurer

 GIS

 Assessor

Departments Accommodated With:

Building D-1

Relocation of a Component

 County Manager 5 staff 471 sf

Relocate Communications to C-1

 Communications 15 staff 1,500 sf

Outsource Reprographics

 Human Resources 4 staff 800 sf

Relocate Training Room

Departments Accommodated With:
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Building C-1

Building A-2: Human Resources

Expansion to Adjacent Space

TM Fire Protection District (800 sf)

Compress Comptroller Records 250 sf

Break Room to Comptroller Records 250 sf

Adjacent Break Room 580 sf

Relocate offices to Comptroller 400 sf

Departments Accommodated With:
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Building D-2

Health District

 4,500 sf with offices converted to workstations

 8,000 sf with minimal remodeling

 Vital Records to Recorder 400 sf

 WIC to new construction 1,200 sf

 Administration & Health offices to construction 4,100 sf

Building Expansion Required For:

Building B-1
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Proposed Training/Hearing Room Configuration

One 2-Level Addition in Courtyard – 18,000 GSF

Health Administration 2,000 sf

WIC Clinic 1,200 sf

Training Center & Core 4,500 sf

Community Services or HR 4,400 sf

District Health Office 2,100 sf

SUBTOTAL 14,000 sf

Plus Core & Circulation (25%) 18,000 sf

Consolidated Expansion Option

Courtyard Development - Consolidated Expansion Floor 1
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Courtyard Development - Consolidated Expansion Floor 2

 Population: + 38%

 Staff at 9th Street: + 28%

 Space increase: + 7%

 Current area factor: 294 sf/ person

 Future area factor: 232 sf/ person

Space Assessment Results 2018-2038

 Office suite remodeling 1,700 sf

 Develop Health (exercise & yoga) Center 2,300 sf 

 Convert surplus kitchen area to program space 1,500 sf

Senior Center Modifications
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Senior Center Space Configurations

 Relocate 4 Vacuum Trucks

3 Light Vehicles

500 sf Storage

 Develop Storage Building 3,000 sf

 Incorporate 60 Parking Spaces 22,800 sf

 Total 28,000 sf

Utility Garage & Parking

Proposed Utility & CTMRD Heated Garage
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Fire District Support Requirements

 Fire Vehicle Maintenance 8,000 sf

Longley Lane Development 

 Fire Logistics

Expand Storage by: 2,000 sf

 Fire Vehicle Parts Storage

Expand County Parts by: 1,000 sf

Fire District Operations at Longley

 Minimum remodel…………. $40 - $80/sf

 Maximum remodel……….... $120/sf

 Convert to workstation……. $10,000/staff

 Additional workstation…….. $5,000/staff

 New space…………...…….. $550/sf

Project Costs
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2018 New construction $11.0 million

2018 Remodeling & Furniture $4.9 million

Subtotal $15.9 million

Soft costs @ 30% $4.8 million

Subtotal $20.7 million

Inflation at 22% $4.6 million

County contingency at 20% $4.1 million

TOTAL $29.4 million

Total Costs

Cost Estimate

Cost Estimate and Phasing Schedule
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Appendix F. Space Inventory
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