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OVERVIEW
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The County of Orange engaged the Gensler Team to 
complete a Facilities Master Plan for the County’s real 
estate portfolio. The goal of the Facilities Master Plan, 
and the focus of this report, is to make 
recommendations to the Board of Supervisors for the 
most efficient and economic use of County owned and 
leased land, facilities and parking for the next five, ten, 
and twenty years. 

These recommendations support the County’s core 
mission of maximizing resources and improving 
the quality of life for County residents. The results 
of the study are specific recommendations regarding 
the size, type, and location for new construction, 
existing facilities renovation, and asset enhancement. 
The Plan reflects a growing demand for additional 
services and the need to renovate, replace, or enhance 
existing facilities. Though not revenue neutral, the Plan 
and its phasing is designed to minimize the costs to the 
County over the years by carefully crafting what, how, 
and when to implement.
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Over the last several years, Orange County has been 
developing a number of sophisticated methods and policies to 
guide its budgeting process, track financial performance, and 
plan for long-term needs. A critical tool is the annual Strategic 
Financial Plan, which focuses on the General Fund.

One of the gaps in the capital improvements portion of this 
Financial Plan has been a real estate and facilities plan that 
provide the baseline data, principles, strategies and metrics 
necessary to support rational planning and efficient allocation of 
the General Fund. Recognizing that the Facilities Master Plan 
would be very closely tied to the Strategic Financial Plan, the 
Gensler Team took an approach to developing the Plan that 
operated on two parallel tracks. The recommended Master Plan 
reflects the combined findings.

The first track was a long-term strategic demand and supply 
analysis of the agencies and departments identified by the scope
of work. This evaluation ultimately produced a needs forecast in
terms of headcount growth, space needs and locations.

The second track involved a series of special studies on specific 
priority properties designated by the County. The focus was 
essentially on short-term tactical issues and long-term real 
estate potential.

This two-pronged approach, coupled with other 
recommendations, resulted in the recommended Facilities 
Master Plan. The Plan was evaluated in financial terms by 
comparing it to a “do nothing” status quo scenario over the 
twenty-year planning period to quantify the financial impact.

By design, the Plan reflects a very practical approach 
enhancing the County portfolio and includes a rigorous financial
analysis. As time passes, the Gensler Team hopes that the 
County will be able to address more of the issues related to 
urban design, civic center revitalization, and other objectives 
not emphasized in this Facilities Master Plan.

PROJECT APPROACH AND PROCESS 
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PROJECT APPROACH AND PROCESS
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SCOPE AND METHODS

PROJECT TEAM
The Project Team is comprised of four consultants providing 
specific expertise as follows:

Gensler - Santa Monica, CA (310) 449-5600
Team lead; strategic planning and design
Contact: Paul Natzke

Asset Strategies - Santa Monica, CA (310) 449-5880
Real estate planning
Contact: Judy Frank

Gruen Gruen + Associates – Deerfield, Il (847) 317-0634
Financial modeling
Contact: Aaron Gruen

Choate Parking Consultants – Irvine, CA (949) 474-0880
Civic Center parking supply and demand analysis
Contact: J. Richard Choate

The Team’s work focused on the following individual 
efforts:

• Preparation of a 20-year Facilities Master Plan for a 
substantial portion of the County’s owned and leased 
facilities, with a special focus on twelve “priority” properties
and seven lease conveyance properties.

• Preparation of supporting Workplace Design Guidelines for 
the office-based workspaces in the County’s portfolio.

• Preparation of a Financial Model indicating the revenue 
and costs associated with implementing the Plan.

• Recommended enhancements to the existing real estate 
database (CRED) as a means of improving its analytic 
capabilities and use as a management tool.

• Assessment of the parking supply and demand at the Civic 
Center as a component of the Facilities Master Plan.

The study process was designed to include the active 
participation of County staff during several primary data 
collection and analysis activities: 

• Electronic surveys
• Site and facility tours
• Department interviews
• Cross-departmental focus groups
• Data validation and informal discussion

The process commenced in July 2005 and led to final report in 
June 2006.
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KEY FINDINGS

SUPPLY: EXISTING OWNED AND LEASED PORTFOLIO
• The County does not require additional land to 

accommodate growth and portfolio alignment objectives, 
assuming vacant land on existing sites is utilized to meet 
such objectives.

• With a few exceptions, the County’s facilities appear to 
be in moderate-to-good condition. Facilities generally 
support the work process well.

• The County’s facilities are generally well located in 
terms of client service and interdepartmental adjacency 
requirements.

• In general, leased facilities are in better condition than 
owned facilities, likely because private sector landlords 
are more diligent about maintaining their portfolio.

• A few owned and leased conveyance buildings require 
upgrades and maintenance (some of which is already 
being planned).

• The County has done an excellent job in utilizing the lease 
reimbursement feature of Federally funded programs, like 
OMB 87, by keeping eligible participants in leased 
facilities. Such programs should be monitored going 
forward for potential changes that could impact future 
reimbursement amounts.

• The County’s owned office portfolio averages 278 
GSF/Person, which is in alignment with the recommended 
planning metric of 275 GSF/Person (based on industry 
benchmarks). The County’s leased office facilities are 
over the planning metric, averaging 315 GSF/Person.

DEMAND: HEADCOUNT GROWTH, STORAGE, AND 
PARKING THROUGH 2025

• Overall, County staffing levels are projected to grow at 
an average annual rate of approximately .9% a year 
through 2025. This is slightly higher than the 0.7% 
average annual projected growth in County population 
and the 0.6% average annual growth in approved 
headcount.

• If space is replanned over time to align with the new 275 
SF/Person planning metric, approximately 374,000 GSF 
of additional office space will be required by 2025 to 
house the 2,400 additional staff.

• The County’s owned office space is on average slightly 
underutilized, while leased office space is moderately 
underutilized.

• There is an overall need for additional immediate-
access and long-term storage space. Several 
departments currently lease private off-site storage.

• Some departments are implementing file imaging 
programs, which could reduce short and long term file 
storage space requirements.

• There is currently a strain on parking for visitors and 
staff at the Civic Center, though reported complaints 
from departments were relatively few in number.

• Space demand for several public facing departments 
will be changing and evolving in the future based on 
technology, policy legislation, and customer service 
needs.
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KEY FINDINGS

REAL ESTATE PORTFOLIO

• The overall condition of the portfolio and utilization metrics 
is good, but the County’s approach to asset management 
is fragmented, largely due to the decentralization in the mid 
1990’s.

• In general, lease rates are at or below market rates for 
comparable space. This is true for both reimbursed and 
non-reimbursed leases.

• Costs of leasing space are projected to outpace the costs 
of buying or developing space over the next 20 years. 

• Existing occupancy costs are estimated average 
approximately $12.46 per square foot per year for owned 
space and $18.49 per square foot per year for leased 
space, based on 2004 Building Owners and Managers 
Association (BOMA) standards for operation and 
maintenance costs in Orange County. Actual occupancy 
cost data was not available in a usable format.

• Though there are a few key parcels and some office space 
that are currently underutilized, the County does not have 
much in the way of surplus properties. The two included in 
this study are the vacant Santa Ana Boulevard parcel and 
the 100-acre parcel at El Toro MCAS. More study is 
needed to determine El Toro’s optimal disposition potential.



I - 8
JUNE 2006Gensler Team Orange County Facilities Master Plan

SECTION I: EXECUTIVE SUMMARY

RECOMMENDATIONS

The recommendations that follow are based on demand drivers 
that respond to the totality of the planning process noted above. 
Clearly, the County will have to make specific decisions as 
conditions and resources warrant. 

• Implement the Facilities Master Plan as funding and 
resources allow. It is critical that the Plan be centrally
managed in collaboration with individual agency and 
department leadership.

• Review current Board policies in light of new 
recommendations on space planning, workplace design 
guidelines, and Civic Center parking allocation.

• Phase implementation of the Plan in accordance with the 
sequencing noted ahead to optimize resource allocation

• Continue to align the County portfolio in the context of 
the overall planning principles and goals:
Á Proactive Asset Management
Á Asset Enhancement
Á Customer Service/Community Involvement.

• Rollout the new Workplace Design Guidelines as new 
space is acquired and as the opportunity for re-planning 
existing space arises.

• Utilize the recommended metric of 275 SF/Person when 
performing macro-level planning of new or reconfigured 
space. This metric should be revaluated every five years to 
reflect best practices in space configuration, furniture and 
technology.

• Create an annual report on facilities, including 
occupancy costs, vacancy, facility activities, headcount, 
and other key metrics.

• Update the Facilities Master Plan annually to reflect 
organizational shifts, changes in service delivery, and 
funding availability.

• Regularly reassess space demand based on 
headcount projections, customer service goals, and the 
funding outlook.

• Implement a centralized real estate database (CRED)
to assist in managing the portfolio and communicating 
with agencies and departments.
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RECOMMENDATIONS

REAL ESTATE MANAGEMENT (cont.)

• Make full use of underutilized land, including County 
Operations Center, Fruit Street complex, Chestnut site, 
and Santa Ana Boulevard in Santa Ana, and South Justice 
Center in Laguna Niguel.

• Continue to explore planning and partnering 
opportunities with other public, not-for-profit, and 
private sector entities, particularly in the area of social 
services.

• Exercise purchase rights on all seven lease conveyance 
options. It is particularly critical to exercise the conveyance 
option on 1501 E. St. Andrews Place in Santa Ana as soon 
as possible, which will save the County approximately $3.6 
million.

• Utilize new leases and renewals as opportunities to 
collocate County and other government-compatible 
groups in convenient locations.

• Conduct a space audit to capture existing conditions at 
each owned facility in terms of as-built layout, occupancy, 
and square footage.

• Create a task force containing a cross-section of key 
department representatives to develop an 
implementation plan for a new space and occupancy 
system. This will help define and standardize roles and 
processes to ensure ongoing data maintenance is 
successful.

• Establish cross-agency task force focused on document 
imaging and electronic filing.
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RECOMMENDATIONS

Below is a diagram that graphically depicts the key 
relationships and sequencing for Katella Yard and Fruit 
Street in Santa Ana, Animal Control in Orange, and Tustin 
MCAS.
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FINANCIAL HIGHLIGHTS

The amounts below exclude potential revenues generated by 
the sale of the 100-acre El Toro MCAS property because the 
specifics surrounding the County’s ownership of this site are 
not finalized. Based on current area comparables, the site 
could yield $40 per square foot ($174 million) if sold today for
industrial use. Land values in Irvine/El Toro area are projected
to increase in the coming years.

ECONOMIC BENEFITS 
20-YEAR TIME FRAME

(Not calculated on present value basis)

REVENUE GENERATION ESTIMATES Amount Comments
Fruit Street, Santa Ana disposition $43,500,000 Potential sales revenue
17th Street, Santa Ana retail frontage $1,035,000 Potential ground lease revenue
South Justice Center, Laguna Niguel retail $2,035,000 Potential ground lease revenue
1770 N. Broadway, Santa Ana (HCS Headquarters) $13,700,000 Potential sales revenue
El Toro Marine Corps Air Station TBD Availability to be finalized; market study to be performed
TOTAL POTENTIAL REVENUE $60,270,000

COST SAVINGS/AVOIDANCE
Preference for buying rather than leasing $99,575,000 Savings due to buying vs. leasing new space
Reduce space/person to 275 square feet $47,460,000 Savings vs. acquiring new space at current utilization
Eliminate Public Defender leases $17,170,000 Savings
Eliminate storage leases $6,800,000 Savings
Exercise St. Andrews, Santa Ana option early $3,600,000 Savings vs. waiting to last exercise date
Maximize existing Civic Center parking resources to gain up to 269 stalls $9,000,000 Avoidance vs. building new parking structure at Civic Center
Utilize underutilized buildings: Building 16, Santa Ana & 401 S. Tustin, Orange $14,418,000 Avoidance vs. purchasing new buildings of same size
Replan RDMD Headquarters to maximize utilization $4,400,000 Avoidance vs. purchasing 18,000 additional SF
Utilize vacant land at County Operations Center, Santa Ana TBD Alternate disposition/acquisition site studies needed
TOTAL POTENTIAL SAVINGS/AVOIDANCE $202,423,000

Though not cost neutral, the Plan and its phasing is designed to
minimize the costs to the County over the years.  The estimated 
net present value of the General Fund costs to implement the 
Plan over the next 20 years is $641 million. The chart below 
estimates the financial benefits of the Plan in terms of revenue
generation opportunities, cost savings, and cost avoidance.
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FINANCIAL HIGHLIGHTS

MAJOR CONSEQUENCES OF STATUS QUO
If the Status quo is maintained and the County implements none 
of the Plan recommendations, the estimated present value costs 
to the General Fund would be $525 million. Although the 
County would avoid the additional costs of several new and/or 
renovated facilities by operating under a Status Quo Scenario, 
there are many significant consequences to consider.

• Lost revenue generation opportunities from the Priority 
Properties and utilization of vacant County land.

• Existing functional deficiencies would continue and get 
worse over the years:
Á Facilities would become overcrowded if additional 

space to accommodate growth is not acquired.
Á Customer service would be diminished as employee 

productivity suffered due to inadequate conditions.

• Critical facilities such as the Animal Control facility in 
Orange, and the Health Lab/Clinic, Probation Field Office, 
and Social Services Headquarters in Santa Ana would 
remain in poor condition.

• Numerous operational cost savings opportunities 
would be lost despite the avoidance of significant facilities 
replacement costs, resulting in (to name a few):
Á Additional costs of leasing vs. owning space to 

accommodate growth.
Á Non-standard agency and department workspace 

layouts that don’t promote flexibility and accountability. 
Á Underutilized Civic Center parking resources.
Á Continued facility planning done without full 

consideration of overall County needs and impact.

It should be noted that many of the Plan recommendations 
could be implemented as standalone projects, thus modifying 
some of the negative impacts of maintaining the status quo. 
The quantitative measures and sequencing recommendations 
for these Plan elements are noted in the Implementation Guide, 
the Recommendations Sections and in the Financial Analysis 
of the Master Plan Document.
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FINANCIAL HIGHLIGHTS

COMPARISON OF COSTS
Below is a chart comparing the present value of estimated office
space occupancy costs for the Status Quo and Master Plan 
scenarios. A complete discussion of occupancy costs is included 
in Chapter 3 and Chapter 4 of A Financial Analysis of the 
Facilities Master Plan for Orange County in the Appendix.

Present Value of Estimated Occupancy Costs for Office Space
2006 - 2025

EMPLOYEE GROWTH
The costs below reflect headcount growth as projected by each 
agency and department from 2005-2025. Such growth 
averages 0.9% annually. Historical approved growth as 
identified in the last five County budgets averages 0.6% 
annually. If actual growth were to equal 0.6% instead of the 
projected 0.9%, costs attendant to the acquisition and 
occupancy of additional needed space would only be reduced 
by $900,000 on a present value basis over the twenty year 
planning horizon.

$525 million
$641 million
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FINANCIAL HIGHLIGHTS

TOTAL COSTS BY PLANNING HORIZON
Below is a comparison of present value costs for each of the 
three planning horizons: 2010, 2015 and 2025. Data for this 
chart comes from Table IV-4 of A Financial Analysis of the 
Facilities Master Plan for Orange County in the Appendix.
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$800

2006-2010 2006-2015 2006-2025

Forecast Net Present Value Master Plan Occupancy Costs for Office Space
2006 - 2025

$175 million

$342 million

$641 million

(millions of Dollars)
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FINANCIAL HIGHLIGHTS

COMPARISON OF COSTS (cont.)
Below is a twenty-year cash flow for office space in the Status 
Quo and Master Plan scenarios. Data for this chart comes from 
Table IV-8 of A Financial Analysis of the Facilities Master 
Plan for Orange County in the Appendix.

Estimated Annual Occupancy Costs for Office Space
2006 - 2025
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$20,000,000

$40,000,000

$60,000,000

$80,000,000

$100,000,000

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Status Quo Total Costs - Off ice Space
Master Plan Total Costs - Off ice Space
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FINANCIAL HIGHLIGHTS

SPECIAL NOTE: EL TORO MCAS

The Plan exclude potential revenues generated by the sale of 
the 100-acre El Toro MCAS property. The specifics 
surrounding the County’s ownership of this site are not 
finalized. Based on current area comparables, the site could 
yield $1.74 million per acre ($174 million for the entire property) 
if sold today. Land values in Irvine/El Toro area are projected to 
increase in the coming years. Additional information on El Toro 
is included in the Facilities Master Plan, Section IV: 
Recommendations - El Toro MCAS.
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Orange County, like many of its public and private sector 
counterparts, realizes that a pro-active approach to managing its 
real estate and facilities is critical to the County’s financial and 
operational success. Financial and operational success in turn, 
are essential ingredients of successful governance.

Over the last several years, Orange County has been 
developing a number of sophisticated methods and policies to 
guide its budgeting process, track financial performance, and 
plan for long-term needs. One of these tools is the annual 
Strategic Financial Plan, which focuses on the General Fund.

The Strategic Financial Plan looks at County needs through a 
“sources and uses” approach that forecasts the general 
economic outlook and projects General Fund revenues. It then 
allocates funds to operations and prioritizes spending choices. 
One of the gaps in the capital improvements portion of this plan
has been a strategic real estate and facilities plan including 
several analytic tools that provide the baseline data and metrics 
necessary to support rational planning and efficient allocation of 
the General Fund.

It is within this context that in the summer of 2005, the Board of 
Supervisors engaged the Gensler Team to:

• Prepare a Facilities Master Plan for an actionable portion 
of the County’s owned and leased facilities.

• Prepare supporting Workplace Guidelines for the office 
portions of the County’s portfolio.

• Evaluate, on a individual basis, a group of priority 
properties that play a key role in all alternative plan 
strategies.

• Recommend enhancements to the existing real estate 
database (CRED) to improve its analytic capabilities and 
use as a management tool.

• Assess the parking supply and demand at the Civic 
Center.

The goal of these work efforts and the focus of this report is to 
make recommendations to the Board of Supervisors for the 
most efficient use of County owned and leased land, facilities 
and parking for the next five, ten, and twenty years. These 
recommendations include prioritization and suggested 
implementation methods.

CONTEXT, PURPOSE & GOALS
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SCOPE OF INQUIRY

This Facilities Master Plan is a strategic look at all County 
facilities and real estate (leased and owned) except for facilities 
under the jurisdiction of the following departments/agencies:

• Harbors, Beaches, and Parks
• John Wayne Airport
• Flood Control District
• Roads Division 

In preparation of the Facilities Master Plan, the Team has:

• Determined agency and department macro-level space 
needs based on projected growth or reduction over the 20-
year planning horizon. Emphasis has been on office, 
support, and storage requirements.

• Evaluated the following high impact owned properties:
Á Building 16, Santa Ana (Civic Center)
Á Katella Yard, Anaheim 
Á Animal Control Facility, Orange
Á Fruit Street Complex, Santa Ana 
Á Santa Ana Boulevard parcel, Santa Ana 
Á Chestnut Storage Facility, Santa Ana 
Á 909 N. Main Street, Santa Ana 
Á 1300 S. Grand Avenue , Santa Ana 
Á 17th Street Complex, Santa Ana 
Á South Justice Center, Laguna Niguel
Á 401 S. Tustin Ave, Orange
Á Tustin MCAS
Á El Toro MCAS

• Outlined issues and opportunities related to seven leased 
buildings where there is a provision that allows the 
County to purchase these buildings at specific dates and 
prices. These buildings are an integral part of the 
Facilities Master Plan. For purposes of easy identification 
in this report, they are designated at the “lease 
conveyance properties":
Á 888 N. Main Street, Santa Ana
Á 1928 S. Grand Avenue, Santa Ana
Á 800-840 Eckhoff, Orange
Á 1770 N. Broadway, Santa Ana
Á 1015/1055 N. Main Street, Santa Ana
Á 401 Civic Center Drive, Santa Ana
Á 1501 St. Andrew Place, Santa Ana
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PROCESS OVERVIEW

The Facilities Master Plan was composed of five phases:

• Getting Started
• Assessing the Conditions 
• Finding the Gaps
• Developing the Options
• Recommendations

The process diagram on the following page details the specific 
activities that were involved in each phase, and is followed by an 
overview of the primary data collection and analysis activities.

The process was designed to be highly interactive and involved 
the participation of County staff during meetings and focus 
groups. Representatives from all employment categories were 
included. The Team was also guided by discussions and work 
sessions with the County Executive Office and the Board of 
Supervisors.
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PROCESS OVERVIEW
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METHODOLOGY: DATA COLLECTION

SURVEYS
In October 2005 surveys were distributed to representatives of 
seven key departments to:

• Verify each department’s existing locations

• Estimate headcount growth projections

• Describe trends impacting service delivery and work 
process

• Provide feedback on existing facilities/work environments

• Confirm desired adjacencies 

A portion of the first page of the survey form is shown below (a
full version of the survey form is included in the Appendix).

SITE VISITS
Tours were conducted at the following locations to understand 
site issues and current occupancy, gather impressions of 
building conditions, and evaluate workplace utilization. As 
noted earlier, several of these properties were more specifically 
studied as priority properties or lease conveyance candidates:

• 17th Street Clinic and Lab (1725 W. 17th Street, Santa Ana)
• Animal Control (541 The City Drive, Orange)
• Building 16 (16 Civic Center Plaza, Santa Ana)
• Katella Yard (1750 S. Douglass Road, Anaheim)
• CSS Headquarters (1015/1055 N. Main Street, Santa Ana)
• County Operations Center (1300 S. Grand Ave, Santa Ana)
• DA Headquarters (401 W. Civic Center Drive, Santa Ana)
• Fruit Street Complex (1152 E. Fruit Street, Santa Ana)
• Hall of Administration (10 Civic Center Plaza, Santa Ana)
• Hall of Finance & Records (12 Civic Center Plaza, Santa Ana
• HCS Headquarters (1770 N. Broadway, Santa Ana)
• Probation Field Office (909 N. Main Street, Santa Ana)
• Probation Headquarters (1535 E. Orangewood Avenue, 

Anaheim)
• Social Services Headquarters (888 N. Main Street, Santa Ana)
• Social Services SARC (1928 S. Grand Avenue, Santa Ana)
• Social Services Vacant ICF Facility (401 S. Tustin Avenue, 

Orange)
• South County Regional Center (30143 Crown Valley Parkway, 

Laguna Niguel)
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FOCUS GROUPS
Six focus groups were also conducted in November 2005. They 
included a cross section of County staff members in groups of 
8-10. The groups were arranged according to role/function, as 
follows:

• Executive
• Management
• General
• Clerical/Administrative 
• Health and Human Services – Client facing
• Law and Justice – Client facing

The focus groups’ primary activity centered around creating 
diagrams of “a day in the work week.” The purpose was to 
delve into work space attributes, technology needs, and 
adjacency requirements based on job function. These findings 
were used to inform the Workspace Design Guidelines and the 
planning metric used to project future space needs. Focus 
group photos are shown below.

DEPARTMENT INTERVIEWS
Meetings were held in November 2005 with several key 
representatives of seven of the largest and/or most challenging 
agencies and departments:

• District Attorney
• Health Care Agency
• Probation
• Public Defender
• Resources Development and Management Group
• Sheriff-Coroner
• Social Services Agency

Discussion topics included critical real estate issues, headcount 
projections, storage requirements, parking, and funding. A 
sample of the documentation recorded during the focus groups 
is shown below. A larger version is included in the Appendix.
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METHODOLOGY: DATA SYNTHESIS

=+ Building 
Efficiency Factor

USF
Per Person 

RSF
Per Person

Gross-Up
Factor

CALCULATING DEMAND
In order to assess the County’s demand for space, the team 
determined an appropriate square footage per person based on 
industry benchmarks (both public and private sector) and County 
work practices. This number was “built up” by including a factor 
for support/amenity spaces, building efficiency, and conversion 
of rentable square feet to gross square feet. The Team 
recommends these metrics be used in the design and 
redevelopment of spaces going forward. 

= + GSF
Per Person

NSF
Per Person 

Support/
Amenities + =
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METHODOLOGY: DATA SYNTHESIS

EMPLOYEE AND SPACE PROJECTIONS
The determination of demand was a three-step process. 

1. First, a survey was distributed to each department 
requesting, among other things, existing headcount and 
and square footage by facility as well as staffing 
projections for 5, 10, and 20 years in the future (through 
2025). 

2. Existing facility square footages were then refined (as 
best as possible) to exclude non-office spaces, such as 
large training rooms, jails, and warehouses.

3. Finally, using the previously determined planning metric, 
the team translated the headcount projections into space 
projections. 

Headcount Projection Survey Example

An example of the headcount projection portion of the survey is 
shown below. A full version of the survey form is included in the 
Appendix.
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METHODOLOGY: DATA SYNTHESIS

BEST PRACTICES
One of the critical guidelines in planning for Orange County’s 
future is to know what other similar governments and 
organizations are doing and how they’re doing it. Collectively, 
the Team has drawn upon its similar experiences and lessons 
learned from a number of other counties, cities, the State, and 
private companies in order to provide direction to Orange 
County. These entities include:

• County of San Bernardino
• County of Los Angeles
• County of Monterey
• County of Marin
• City of Los Angeles
• City of Sacramento
• State of California
• Los Angeles Unified School District
• Southern California Edison
• MetLife
• The Hearst Corporation
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KEY ASSUMPTIONS

Additional calculation assumptions and details are outlined in 
the Appendix.

The Team developed recommendations and alternatives based 
on information provided by County agencies and departments in 
terms of facility locations, square footages, current and projected 
headcount, lease information, acreage, and other facility and 
financial data. However, the County’s portfolio is dynamic, so 
unforeseen changes that differ significantly from the provided 
data to the Team could impact the recommendations.

EXCLUDED PROPERTIES
In addition to the excluded departments and facilities noted 
earlier, several buildings or portions thereof have been excluded 
from the headcount projection analysis because they contain 
non-office workspaces, such as warehouses, hearing rooms, 
and detention facilities. A complete list of excluded facilities is 
included in the Appendix.

MAJOR PLANNING PARAMETERS
A few planning parameters were established to guide the space 
projection analysis:

• For purposes of consistency in analyzing owned and 
leased space demand, a “gross-up” factor of 7% (based on 
industry standards) was used to convert rentable square 
footage in leased facilities to gross square footage.

• Office of Management and Budget Circular #87 (OMB 87) 
will continue to provide reimbursements to qualifying 
agencies and departments over the next 20 years.

• Projected Orange County population growth was provided 
by the Center for Demographic Research, CSUF.
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INTRODUCTION

The Facilities Master Plan is a tool for integrated planning and
decision-making across the County. Given the broad and 
comprehensive nature of such a report, the Team recognizes the 
importance of clearly identifying the factors that are driving the 
analysis and decisions.  

Our Team’s approach to crafting a creditable Facilities Master 
Plan for Orange County is guided by:

• The County’s expectations and directives as defined by the 
scope of services.

• The need to employ a comprehensive methodology that 
leads to both long-term plans and immediate real estate and 
facilities solutions.

• A clear understanding of existing conditions, which affect the 
content and implementation of the plan.

• Our professional expertise in evaluating and balancing 
opportunities and hurdles.

The Facilities Master Plan analysis is based on a framework that
looks at supply and demand over a short and long-term horizon. 
The planning horizon identified for this Master Plan is twenty 
years, a relatively long period for any planning purposes.

While County governments are relatively stable entities, external 
conditions, financing sources, and markets will inevitably shift
over time, causing needs and opportunities to change.  
Understanding this duality, the Team has prepared both 
property-specific recommendations as well as a set of guiding 
principles that can be applied as conditions change.

This section details key findings as well as needs and 
opportunities that will likely occur within the planning horizon.  
The findings and opportunities discussed in this section become 
the drivers for the recommendations that follow.
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INTRODUCTION: SNAPSHOT
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44%
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56%

*Excludes facilities under the jurisdiction of Harbors, Beaches, and Parks, the John Wayne 
Airport, the Flood Control District, and the Roads Division per Board directive. Also excludes 
jails, warehouses, and other facilities and portions thereof that primarily consist of non-office 
space.

ANALYZED OFFICE SPACE*

Staff Count GSF SF/Person
Owned 6,495    51         1,802,663   278          
Leased 7,147    61         2,252,291   315          
Total 13,642  112 4,054,955   297          

Projected Workforce by 2025-26: 16,254
Projected GSF by 2025-26: 4,469,925
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CONTEXT: POPULATION & DEMOGRAPHICS

The quantity and demographic character of Orange County’s 
future population is a key determinant in forecasting the need 
for many programs and related facilities.

POPULATION 
The County’s population is estimated to grow by 0.7% annually 
until 2025.*

DEMOGRAPHICS
In Orange County, and across the country, the population is 
aging. Statewide, the population over the age of 60 is expected 
to grow by 112% by 2020**. Orange County is expected to 
grow within that range. It is likely that this older population will 
rely more heavily on the County’s Community Services 
departments. 

CASELOAD GROWTH: Public Protection
The Public Protection departments have noted an increase in 
general caseload, especially in the number of felony cases and 
in the overall Probation caseload.

CASELOAD GROWTH: South County
With many large scale planned communities being completed, 
the population in the South County region has grown 
significantly. Although that growth is expected to level off, 
population shifts may require additional distribution of client-
facing services.

*Source:U.S. Census Bureau and the Center for Demographic Research, 
California State University Fullerton.
** Source: California Department of Aging.

WORKFORCE ISSUES
Currently, there is extremely high competition for qualified 
healthcare employees in Orange County. As a result, many job 
positions in the Health Care Agency remain unfilled.
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CONTEXT: EXTERNAL POLICY, LEGISLATIVE & 
FUNDING DRIVERS

Many Federal and State laws, regulations, programs, and 
funding sources significantly affect County programs, planning 
and implementation. One effect of this complex array of 
programmatic mandates, terms, and conditions is the impact on 
real estate and facilities management. Several key drivers are 
listed below:

FEDERAL RENT REIMBURSEMENTS (87)
OMB Regulation 87 establishes rules for determining the 
allowable costs incurred by government entities under grants, 
cost reimbursement contracts, and other agreements with the 
Federal government. In the case of facilities costs associated 
with these programs, premises must be leased through 
transactions with third-parties in order to qualify for 
reimbursement. Rental rates must be reasonable and there is a 
further breakdown of allowed costs depending on whether the 
lease is deemed to be a capital or operating lease. In a capital
lease, reimbursements are generally limited to interest, 
depreciation, maintenance, and insurance. An operating lease 
allows all rental expenses to be reimbursed for the life of the 
lease.

Most of the County’s social service programs are funded by the 
Federal government. As a result, the ability to recover leasing 
costs becomes a critical criteria in the selection of facilities.  
Regrettably, this incentive can sometimes prevent an agency 
from obtaining locations that optimize client services and/or 
staff efficiencies.

CAL-WIN
Part of the State’s Cal WORKS welfare program, the CalWIN
system allows caseworkers to determine program eligibility and 
benefit levels in real time. The CalWIN computer database 
requires that caseworkers meet with their clients within their 
workstations, triggering specific space needs for Social 
Services Agency caseworkers.

PROPOSITION 36: Drug Offenders Probation & Treatment 
Passage of Proposition 36 in 2000, mandating probation and 
treatment for certain drug offenses, has increased the  staffing
needs in the Probation department. As a result, Probation 
estimates that its adult field caseload will increase by 1% per 
year in the North County region and up to 11.25% per year in 
the South County region.

TRANSFER OF COURTS TO STATE JURISDICTION
As of June 30, 2007 the County courts will be transferred to 
State jurisdiction, though to date only four of the approximately 
500 courts have actually transferred. The Public Defender and 
District Attorney currently occupy space in the Courts. The 
State may want to recapture this space, thus necessitating the 
relocation of these two groups. Office space directly adjacent to 
Courts is extremely limited.

POSSIBLE PUBLIC PROTECTION CHANGES
As reported by the Probation department, there is a possibility 
that Parole functions may be transferred from State jurisdiction
to County jurisdiction. In that case, the logical department to 
handle the caseload would be the Probation department.
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CONTEXT: TECHNOLOGY

IMAGING AND ELECTRONIC FILING
Several County departments and agencies have already begun 
to develop systems for transitioning paper files to electronic 
format. Imaging (high-resolution scanning) existing files will 
ultimately result in a decline in the need for file storage space, 
and should allow documents to be retrieved easily and 
efficiently when needed. There are many issues to be 
considered in developing and implementing an electronic file 
system, including management, document security, access, 
retrieval, and ongoing maintenance.

Of particular concern to the County are the legislated file 
maintenance periods for the Public Protection and Community 
Services agencies and departments. Many of those files must 
be kept in their original paper format for the legislated duration. 
The Public Protection departments also need to maintain their 
paper files, since that remains the preferred format for the Court 
System.

CUSTOMER SERVICE
New uses of technology and computer-based systems have 
already been implemented to help the County better serve the 
needs of its clients. Several departments have informative and 
effective websites, and many transactions that once required a 
visit to a County office can now be taken care of via the 
internet.

Additionally, programs like CalWIN increasingly rely on 
computer databases to manage client information and assist 
caseworkers in implementing programs and reporting 
information.

TECHNOLOGY AND WORK PROCESS
While technology has significantly aided the ability to process 
information requests and client caseloads, some County 
departments noted that it has also resulted in a significant 
increase in requests for information.
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CONTEXT: COUNTY ORGANIZATION

COUNTY ORGANIZATION
Like most large government entities, Orange County faces  
significant organizational challenges. Balancing the drivers of 
what increasingly resembles big business with its public 
governance mission and operating constraints requires a 
structure which is efficient, nimble and sophisticated. The 
pressure to succeed is made greater by very limited resources. 
Among other things, finding the correct equilibrium between the 
efficiencies of centralization and the demands of customer 
service is often complicated and difficult. 

REAL ESTATE ORGANIZATION
The same is true with respect to managing real estate and 
facilities. Efficient utilization and entrepreneurial asset 
management is critical since real estate and facilities are a basic 
operating tool and major cost center for governments. 

Although the Team is impressed with the condition of the 
portfolio and its utilization metrics, the County’s approach to 
asset management is fragmented, largely due to decentralization 
in the mid 1990’s. The Team firmly believes that this issue be 
addressed in the context of implementing this Facilities Master 
Plan and the recommended operating principles discussed in 
this report. 

CAPITAL REPORTING
The County Accounting Purchasing System (CAPS) collects 
and reports occupancy costs for County real estate. The 
information is reported by each agency and department and fed 
into CAPS. However, CAPS is unable to  report the information 
back in any meaningful way. In addition, the information may or 
may not be categorized consistently across all departments. It 
is critical that the County ultimately know the operating costs of 
their buildings as one of many information sources used to 
make intelligent real estate decisions.

The County’s Capital Improvements Plan is a planning and 
reporting mechanism that identifies facilities-related capital 
expenditures on an annual basis. Funding resources are 
allocated and prioritized for each building annually across the 
entire portfolio. This is a successful example of proactive real
estate management.
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SUPPLY: OVERALL KEY FINDINGS

SUPPLY
The County space supply includes all leased or owned 
properties, excluding those specifically noted in the previous 
section of this report. The Team’s analysis of this supply is 
based on quantitative information and a qualitative 
understanding of how these properties and workspaces function.

KEY FINDINGS
The following key findings address attributes of the County’s 
facilities and work environments. These findings are based on 
site tours, department interviews, staff focus groups, and data 
analysis: 

• With a few exceptions, the County’s facilities are in 
moderate-to-good condition. Facilities generally support 
the work process well.

• The County’s facilities are generally well located in 
terms of client service and interdepartmental adjacency 
requirements.

• Four of the seven County lease conveyance properties are 
occupied by agencies receiving reimbursement under OMB 
87 (Social Services, Child Support Services). These leases 
were structured as capital leases rather than operating 
leases. As a result, these agencies will not be affected 
once the purchase options are exercised. They will 
continue to pay operational expenses, but will not be 
paying equivalent of principle and interest. Conversely, 
they will no longer be reimbursed through OMB 87 for 
principle and interest.

Insufficient lighting and disorganized 
support spaces

Wide hallways are inefficient

New workstations and effective 
lighting

Space for client-facing services 
in workstations

Lack of storage space leads to 
boxes in hallways

Specialized storage needs
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SUPPLY: OVERALL KEY FINDINGS

• The County’s owned office portfolio averages 276 
GSF/Person, which is in alignment with the recommended 
planning metric of 275 GSF/Person (based on industry 
benchmarks). The County’s leased office facilities are over 
the planning metric, averaging 315 GSF/Person.

• The allocation of space is uneven across the County’s 
portfolio, ranging from cramped work spaces (e.g. the DA’s 
West Court, North Court, and South County offices) to more 
spacious workspaces and environments (e.g. Probation’s 
Anaheim headquarters). 

• Offices, work stations, support space, public areas, furniture, 
fixtures, equipment, and technology range widely in size and 
quality. 12 Civic Center Plaza in Santa Ana, for example, 
contains unusually wide 8’ corridors.

• There is an overall need for additional immediate-access 
and long-term storage space. Several departments currently 
lease private off-site storage facilities.

• Overall, public-facing facilities are in good condition to serve 
constituents. However, there is variation in the quality and 
comfort of public counters and waiting areas.

• There is variation in the degree to which work environments 
support the increased attention being given to customer 
service.

• Incorporation of ergonomic and modular furniture in new 
office areas is beneficial to employee comfort and productivity.

• Several facilities have successfully incorporated images and
messaging that promotes the departmental mission and 
services within the workplace.

Hallways accommodate file storage
needs

New waiting room with fixed seating
and secure windows

Cramped public counter workspace

Lack of natural light in hallways

New workstations provide ample 
space

Poor lighting and cramped spaces
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SUPPLY: LEASED FACILITIES

LEASED FACILITIES
The Team analyzed 61 properties (out of over 200 total leased 
facilities) comprising 2.25 million RSF. Of this, 13 properties 
totaling 877,000 RSF (39%) are located at or near the Civic 
Center.

In general leased facilities are in good physical 
condition, well located, and generally in better 
condition than owned facilities. Leased 
facilities near the Civic Center are convenient 
to County leadership and other County 
and State departments. !(
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!( Leased

Total # of Facilities 61
Total Headcount** 7,147
Total Square Footage 2,252,291
SF/Person 315

ANALYZED LEASED FACILITIES*

*Excludes facilities under the jurisdiction of Harbors, Beaches, and 
Parks, the John Wayne Airport, the Flood Control District, and the 
Roads Division per Board directive. Also excludes jails, 
warehouses, and other facilities and portions thereof that primarily 
consist of non-office space.

**As of January 2006.
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SUPPLY: LEASED FACILITIES

LEASE TENURES
44% of the analyzed leases (950,000 RSF; 39 facilities) will 
expire by 2010. While there is significant variation in the actual 
workspace allocations across the leased portfolio, the average 
space utilization is 315 SF/Person, which is higher than the 
recommended planning metric of 275 SF/Person. This is likely 
because County agencies and departments have opted to move 
into leased space “as is” to reduce planning and reconfiguration
costs. It may also be the result of the decentralization of County 
space standards in the mid 1990’s. The higher space utilization 
does not impact County costs for programs reimbursable under 
OMB 87.

R
en

ta
bl

e 
Sq

ua
re

 F
ee

t

As these leases come up for renewal there is the opportunity 
to re-plan existing space or identify and plan new space 
based on the new County workplace design guidelines, 
improving functionality and efficiency in the leased portfolio.
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SUPPLY: LEASED FACILITIES

Reg. 87 Reimbursed Properties
Total Leased SF Expiring
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REIMBURSED PROPERTIES
The County has done an excellent job in utilizing the lease 
reimbursement feature of Federally funded programs by keeping 
eligible participants in leased facilities.

Of the 950,000 RSF of leased facilities expiring by 2010, 
approximately half of the programs in these facilities (495,000 
RSF) are operating leases and are eligible for subvention 
reimbursement under OMB 87. These programs should remain 
in leased facilities.
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SUPPLY: LEASED FACILITIES

LEASE CONVEYANCE PROPERTIES
The Orange County office portfolio includes seven office 
buildings referred to as the lease conveyance properties. 
Together they contain 881,000 square feet and provide 
space for 2,929 employees. Each of these properties was 
acquired via a lease/purchase option, which allows the 
County to purchase the building at the end of the lease 
term. Exercise dates for each building vary as do the 
exercise prices. For the most part exercise prices are 
modest.

The departments located in these facilities include:
• Child Support Services
• District Attorney
• Housing and Community Services
• Library Headquarters
• Social Services Agency

Address Agency RSF Headcount Monthly Rent Parking End Date Purchase Price
800-840 Eckoff, Orange SSA 171,109 723 $250,236 511 11/30/2009 $100
1770 N. Broadway, Santa Ana HCS 49,975 146 $68,966 169 11/30/2009 $100
888 Main St., Santa Ana SSA 108,231 350 $137,454 317 1/31/2012 $100
1501 St. Andrew Place, Santa Ana Library 66,106 96 $107,432 246 4/30/2012 $100
401 Civic Center Drive, Santa Ana DA 101,463 362 $136,975 517 11/8/2020 $515,000
1015/1055 N. Main Street, Santa Ana CSS 212,634 670 $261,825 512 12/31/2024 $980,000
1928 S. Grand Avenue, Santa Ana SSA 171,964 582 $306,956 911 2/22/2025 $100
TOTAL 881,482 2,929 $1,269,844 3,183 $1,495,500
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SUPPLY: LEASED FACILITIES

LEASE CONVEYANCES
All of these leases are capital leases as opposed to operating 
leases. This means that, in effect, the County will have “paid” for 
the buildings through their lease payments by the time the 
purchase option is available for exercise. The majority of the 
programs housed in four of the buildings are eligible for certain 
reimbursements under OMB 87. These are:

• 888 Main Street, Santa Ana
• 1928 S. Grand Avenue, Santa Ana
• 800-840 Eckhoff, Orange
• 1015-1055 N. Main Street, Santa Ana

In these four cases, Federal reimbursements reflect an amount 
that covers interest and principal but not operating expenses.  
Operating expenses would be allowed had these leases been 
true operating leases. As a result, when these leases are 
exercised, there will be no more “lease” costs (i.e. interest and 
principle) only true operating expenses. Therefore, the loss of 
Federal reimbursement for principal and interest will  have no 
impact on the County’s on-going operating expenses.

*1501 E. St. Andrew Pl. has a variable exercise period. That period ends in 2012.

*
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SUPPLY: OWNED FACILITIES
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SAN JUAN CAPISTRANO

LAGUNA HILLS
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CYPRESS

Legend
Anaheim

Garden Grove

Orange

Santa Ana

!( Owned

Total # of Facilities 51
Total Headcount** 6,514
Total Square Footage 1,800,444
SF/Person 276

ANALYZED OWNED FACILITIES*

*Excludes facilities under the jurisdiction of Harbors, Beaches, and 
Parks, the John Wayne Airport, the Flood Control District, and the 
Roads Division per Board directive. Also excludes jails, 
warehouses, and other facilities and portions thereof that primarily 
consist of non-office space.

OWNED PROPERTIES
The County’s owned portfolio consists of 51 properties totaling 
approximately 1.8 million GSF of office space. Of this, 9 
properties totaling 823,000 GSF (46%) are located in the 
Civic Center area. While there is significant variation in the 
actual space allocations across the owned facilities, the 
average density is 276 GSF/Person. This is in 
alignment with the recommended planning metric 
of 275 GSF/Person.

Though no building conditions reports were 
available, site tours and feedback from staff 
indicate that some of the County’s 
owned portfolio is substandard in terms 
of physical conditions, layout of space, 
and onsite security. 12 Civic Center 
Plaza in Santa Ana and Probation’s Santa Ana Field Office 
at 909 N. Main Street are notable examples. 

**As of January 2006.
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DEMAND: OVERVIEW

Of the more than 18,000 total County employees, there are over 
13,600 employees in the agencies and departments analyzed for 
this report*. The addition of new positions has been, and will 
continue to be, tied to variable external factors. As noted 
previously, County staff counts are linked to population and 
caseload growth, changing demographics, and available 
funding, which is closely tied to local, State, and Federal 
economies.

For planning purposes, the County’s space demand is 
determined through a combination of quantitative and qualitative
factors. These include current and projected headcount, space 
planning guidelines, departmental requirements, and employee 
work process and well being.

The Team has taken an approach to projecting staff growth that 
relies exclusively on agency and department projections from 
the electronic survey conducted as a part of this project. Limited 
but consistent growth in all groups is anticipated, with the 
highest growth rates occurring in the County Public Protection 
and Community Services functions.

*Based on agency and department reporting as of January 2006.
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DEMAND: POPULATION TRENDS

The population of Orange County is distributed 
primarily in the North/North Central region, with 
a smaller concentration in the South County 
region. The North/North Central region is also 
the most economically challenged, with a large 
client base for County Community Services.
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DEMAND: POPULATION TRENDS

Population growth in Orange County has been steadily slowing 
over the last few decades. Between 1960 and 1970, the 
population grew 50% (from 700,000 to 1.4 million), while 
between 1990 and 2000 the population only grew 18%, to its 
2000 level of 2.8 million. Projections for Orange County over the 
next twenty years show an even slower rate of growth. Between 
2005 and 2025, the population is expected to increase a total of
14%.
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Source:U.S. Census Bureau and the Center for Demographic Research, California 
State University Fullerton
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DEMAND: HISTORICAL HEADCOUNT GROWTH

For purposes of summarizing historical and projected headcount 
growth, agencies and departments have been categorized into 
functional groupings as identified in the County budget. These 
groupings include:

Community Services
• Child Support Services
• Health Care Agency
• Housing & Community Services
• Social Services Agency

General Government
• Assessor
• Clerk of the Board
• Clerk Recorder
• County Counsel
• Human Resources
• Public Administrator/Public Guardian
• Registrar of Voters
• Treasurer/Tax Collector

Infrastructure & Environmental Resources
• Integrated Waste Management
• Public Library
• Resources & Development Management Group

Public Protection
• District Attorney
• Probation
• Public Defender
• Sheriff-Coroner
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DEMAND: HISTORICAL HEADCOUNT GROWTH
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In regional governments, historic headcount growth is often a 
good indicator of future growth. In comparison to departmental 
projections, historic growth rates are more tempered by the 
realities of funding limitations.

The historic headcount growth for Orange County includes 
annual budgeted department growth from budget year 2001-02 
to 2005-06 (5 years) averaged 0.8% per year, which is less than 
the 1.1% growth in County population estimated by the State 
Department of Finance for that same period.* The apparent 
2002-03 surge in County Community Services departments and 
drop in Public Protection departments is due mainly to the 
establishment of a new Department of Child 
Support Services with 782 positions. This had 
formerly been part of the District Attorney in 
Public Protection and was reorganized as part 
of the Community Services Program.
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DEMAND: PROJECTED HEADCOUNT GROWTH

INCLUDING NON-OFFICE WORKSPACE
2005 2010 2015 2025

Headcount* 15,622 15,217 16,012 17,319
-0.5% 1.0% 0.8%Average Annual Change

EXCLUDING NON-OFFICE WORKSPACE
2005 2010 2015 2025

Headcount* 13,661 14,082 14,854 16,105
0.6% 1.1% 0.8%Average Annual Change

HEADCOUNT PROJECTIONS
Overall, County staffing levels are projected to grow at an 
average annual rate of approximately 0.6% a year through 
2025 based on agency and department surveys. This is in 
alignment with the 0.7% average annual projected growth in 
County population.

For purposes of projecting square footage demand, the Team 
has deducted non-office workspaces, such as jails, warehouses, 
probation camps, and other facilities where County staff do not 
primarily sit at desks. When such facilities are excluded, the 
average annual staffing growth rate is approximately 0.9% a 
year through 2025, which is used going forward in the analysis.

The County Community Services and Public Protection groups 
account for the most dramatic projected growth. This is largely 
due to growth in the Health Care Agency. The HCA has adopted 
a “no growth” stance until 2010, but they are projecting a 2% per 
year increase in staffing from 2010 to 2015 for a total average 
annual staffing increase of 1.5%. Social Services is projecting an 
average annual increase of 0.8%. In the Public Protection group,
the Sheriff Coroner is projecting an average annual increase of 
1.7%, largely due to the planned expansion of the Musick facility 
in Irvine. Probation adult field caseloads are steadily increasing 
Countywide, though growth in the South County region is the 
most dramatic. Probation’s average annual 
staffing increase is projected to be 1.0%.

RDMD, part of the Infrastructure & Environmental 
Resources group, is reporting a decrease in staffing due 
to the gradual incorporation of County land into cities and 
the resulting reduction in service needs.
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County Headcount Projections: Including Non-Typical Workspace

*As of January 2006.
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DEMAND: PROJECTED HEADCOUNT GROWTH

GROWTH RATE ANALYSIS
Currently, the overall County staffing growth rate of 0.6% a year 
closely approximates the 0.7% average annual projected growth 
in County population.

However, the rate of growth in the County population is 
projected to be slowing more dramatically than the projected 
growth rate for the County’s departments. This reflects the 
changing demographics of the County, especially an aging 
County population, which will require additional County 
Community Services in the future.

*Orange County population projections provided by the Center for Demographic 
Research, California State University Fullerton
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DEMAND: PROJECTED SPACE NEEDS

# People
Projected
2010/2025

==+ xBuilding 
Efficiency Factor

12%

USF Per Person 
230 SF

275 GSF
Per Person

Total GSF
Required

2010/2025
RSF Per Person

257 SF

Gross-Up
Factor

7%

SPACE PROJECTIONS
In order to assess the County’s demand for space, the Team 
determined an appropriate square footage per person based on 
industry benchmarks (both public and private sector) and County 
work practices. This number was built-up by including a factor 
for support/amenity spaces and for building efficiency – all of 
these metrics should be used in the design and redevelopment 
of spaces going forward. 

+ +

Entity GSF/Person
County of Los Angeles 280
County of San Bernardino 275
Utility 272
South Orange County City 297
Other Government 240
Insurance 208

GSF/Person
Utilization New Planning

Groupings Today Metric % Savings
Owned Properties 276 275 1%
Leased Properties 315 275 13%

Public Protection 251 275 -9%
Community Services 314 275 12%
Infrastructure/Environmental Resources 340 275 19%
General Government 292 275 6%

Countywide Average 297 275 7%
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DEMAND: PROJECTED SPACE NEEDS

SPACE PROJECTIONS
Based on the projected headcount growth and the new 275 
GSF/person planning metric, the County will require 
approximately 376,000 gross square feet of additional space
by budget year 2025/26, representing a 9% increase in the 
portfolio. The vast majority of this growth is in the Sheriff’s 
department because of the planned expansion of the Musick
facility in Irvine. Another area of strong growth is in the Social 
Services Agency, where the need for facilities housing 
reimbursed programs is projected to be 194,000 GSF by 2015, 
declining slightly to 138,000 GSF by 2025.

*This number represents the additional space required in “ideal conditions” under which all space would be reconfigured or built at the target planning numbers. 
However, in reality, many spaces will likely remain at their current square footage allocation (including many leases), thus the actual requirement for new square 
footage could be larger.

Because it is unreasonable to assume that the County will 
immediately reconfigure each facility to meet the new 275 
GSF/person planning metric, this analysis assumes a phased 
approach to alignment, beginning with 25% alignment in 2010-
11 and ending in 100% alignment by 2025-26. 

If the County did not reconfigure existing space over time to be
in alignment with the new 275 GSF/Person planning metric, but 
only used the planning metric when planning new space to 
accommodate growth, the total requirement by 2025 would be 
approximately 672,000 GSF, potentially costing the County an 
estimated $70 million in additional purchase/lease costs. 
However, existing underutilized space (and overcrowded 
conditions) would not be addressed.

2005-06 2010-11 2015-16 2025-26
Headcount GSF Headcount GSF Headcount GSF Headcount GSF

Total Requirement
  Public Protection 3,713 933,428 3,950 1,120,594 4,283 1,207,968 4,689 1,289,611
  Community Services 7,418 2,326,380 7,607 2,312,776 8,041 2,410,326 8,874 2,440,432
  Infrastructure & Environmental Resources 1,125 382,374 1,112 311,271 1,079 300,749 1,047 287,925
  General Government 1,405 410,553 1,412 393,456 1,451 403,553 1,494 410,981
Total 13,661 4,052,736 14,082 4,138,097 14,854 4,322,596 16,105 4,428,950

Total Additional Need*
  Public Protection N/A N/A 238 187,166 570 274,540 977 356,184
  Community Services N/A N/A 189 (13,604) 623 83,946 1,456 114,052
  Infrastructure & Environmental Resources N/A N/A (13) (71,103) (46) (81,625) (78) (94,449)
  General Government N/A N/A 7 (17,097) 46 (7,000) 89 428
Total N/A N/A 421 85,362 1,194 269,860 2,445 376,214
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DEMAND: PROJECTED SPACE NEEDS

PLANNING OPPORTUNITY
As noted earlier, leased facilities are currently averaging 315 
GSF/person or 40 square feet per person over the recommended 
planning guideline of 275 GSF/person. Owned facilities are 
averaging 276 GSF/person or 1 square foot over the 
recommended planning metric. Because of costs and work 
disruption, it is unrealistic to expect that the County will be able to 
immediately re-plan its entire portfolio at the single recommended 
planning guideline. A more reasonable approach is to re-plan 
space incrementally over the next 20 years as leases expire and 
growth is accommodated. The chart below illustrates such a 
phased space re-planning over time.
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DEMAND: ORGANIZATION

In addition to the quantitative analysis, our understanding of the 
County’s space demand is based on a qualitative understanding 
of how County employees work and what each agency and 
department needs to support its mission and work process. 
Below are the key departmental findings based on interviews, 
focus groups and survey responses. Additional department 
findings are addressed in the Department Profiles (Section V).

ORGANIZATION & LOCATION OF DEPARTMENTS
• The Civic Center is a key location for Financial, 

Administrative and Public Protection departments.

• Social Services and Health Care, and to some extent 
Probation, run programs Countywide in order to serve the 
geographic distribution of their client base. For those 
agencies, locations near the Civic Center serve as 
important administrative hubs.  Regional hubs in North 
County and South County would help those agencies and 
departments manage multiple program sites and field work.

• Across the County, Public Protection departments are 
closely tied to the location of the Courts. 

• RDMD has been through several reorganizations in the 
past ten years, leading to changes in space and adjacency 
needs.
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DEMAND: ADJACENCIES

CRITICAL ADJACENCIES
For the most part, agency and 
department adjacencies are in 
alignment with needs. This chart 
summarizes the requirements of 
each agency and department based 
on groupings identified in the County 
budget.

Group Name Functional Relationships
Community Services
  Child Support Services
  Health Care Agency
  Housing & Community Services
  Social Services Agency

General Government
  Assessor
  Clerk of the Board
  Clerk Recorder
  County Counsel
  Human Resources
  Public Administrator/Public Guardian
  Registrar of Voters
  Treasurer/Tax Collector

Infrastructure & Environmental Resources
  Integrated Waste Management
  Public Library
  Resources & Development Management
    Department

Public Protection
  District Attorney
  Probation
  Public Defender
  Sheriff-Coroner

DA and Public Defender required to be 
very near the courts. Probation reports 
being near Social Services offices as 
"very helpful." Sheriff staff don't generally 
require adjacencies to other agencies and 
departments.

RDMD administrative functions require 
proximity to General Government 
departments (i.e. Board and CEO). The 
Library and Waste Management do not 
require adjacencies with other agencies 
and departments.

Have very close working relationships 
internally, but limited requirement for 
direct adjacencies with other groups. This 
group has the greatest need for proximity 
to one another (i.e. CEO and Board) and 
to be in a centralized location among 
other groups. 

Require internal adjacencies with one 
another (i.e. CSS/SSA), but few direct 
adjacencies needed or required outside of 
this group.
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DEMAND: PARKING AND STORAGE

STORAGE
Overall, file storage was of particular concern in the DA, PD, 
County Counsel and Social Services departments, which noted 
particular legislated requirements for storing case files.

Ten departments specifically indicated that they currently utilize 
off site storage (either County-owned or private).  Five 
departments specifically identified a need for significant  
additional off-site storage.

Several departments have specific on-site storage needs, 
which are largely being met. The County Public Protection and 
Community Services groups have some significant on-site file 
storage needs (for daily access) that are not being optimally 
met in some facilities. Many Public Protection and Community 
Services programs have mandated file retention timeframes.

Several departments are in the process of imaging files and 
managing information electronically. However, even with these 
efforts there will continue to be a future need for paper files and 
equipment storage.

PARKING
The Civic Center has a reported parking shortage for visitors 
and staff, though complaints were relatively few in number. The 
County’s Stadium Garage would more than relieve this 
shortage, but the Garage is too far away for daily use by most 
of the County Civic Center employees and visitors. Several 
departments pay to lease approximately 615 spaces closer and 
more convenient for their employees at a total cost of 
approximately $268,000 per year. Employee parking demand 
at the core Santa Ana Civic Center locations is not expected to 
increase over the next ten years, with a reported net reduction 
of two staff (the Assessor is projecting a decrease of 24 staff;
the Auditor, CEO, Clerk of the Board, Clerk Recorder, County 
Counsel, HR, Internal Audit, and Treasurer Tax Collector are 
projecting a combined increase of 22 staff).

Parking was noted as being impacted at Probation’s Santa Ana 
Field Office (909 N. Main Street) and Child Support Services 
Headquarters (1055 N. Main Street, Santa Ana), however, 
observations a various times during the day revealed several 
vacant spaces.

Parking at other facilities is reported as generally adequate for 
employee and visitor needs.
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DEMAND: WORKPLACE
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WORK SPACES & WORK STYLES
There is a wide range of work styles within the County.

On average, the largest percentage of time at individual work 
spaces is spent completing “heads-down” activities 
(43%).The second highest percentage of time (17%) is spent 
collaborating informally onsite, with only 9% of time spent in 
more formal meetings in conference rooms.

Individual workspaces are largely effective in supporting 
work. However, improved configurations, ergonomics and 
flexibility would make workspaces even more effective in 
supporting work needs.

Off-site Work

Heads Down Work

Informal Collaboration

Group Meetings

On-Site Client Service

Other

Off-Site Meetings

Average part of workday 
spent in each activity

LEGEND

COLLABORATION
Across departments, the majority of collaboration and team 
work happens informally, often in offices or at workstations.

There is also a need for large group meeting spaces to 
accommodate department staff meetings. Some facilities are 
better able to accommodate these meetings than others.

OFFSITE WORK
Most County employees spend limited time working off-site
(including off-site meetings). Exceptions to this include the 
Public Protection departments and specific HCA programs, 
which reported approximately 20% of time spent doing offsite 
work. 
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DEMAND: WORKPLACE

WORKING WITH CLIENTS
There is extensive differentiation in the way that County 
employees work with clients. Social Services, some HCA 
programs and the DA have a need to make the office 
environment and individual workspaces welcoming and 
functional for direct client work. Other departments, including 
Public Defender and other HCA programs have the vast 
majority of their interactions with clients off-site.

Client-Facing, Non Client-facing and Public-Facing Services
For the purposes of this report, the Team is differentiating 
between direct client-facing functions and non client-facing 
County functions. More than 50% of the County’s facilities 
house agencies and departments directly involved with a 
regular client base. For the purposes of this discussion, these 
are the client-facing functions.

Another 33% of facilities house departments that are involved 
in direct public interactions, but not with a regular clientele (e.g. 
Clerk of the Registrar). These are categorized as public-facing/
non client-facing. In addition, several departments within 
RDMD directly service infrastructure around the County. While 
these departments are non client-facing they do perform direct 
public regional service across the County.

Currently Orange County’s non-client facing (public and non-
public) services are largely located at the Civic Center and the
County Operations Center. The client-facing (Social Services 
and Public Protection) and regional service (RDMD) 
departments have a well-established, distributed network of 
facilities across the County.  


