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November 13, 2014

Flagler County Board of County Commissioners
1769 E. Moody Blvd., Bldg. 2
Bunnell, FL 32110

Dear Chairman and Commissioners:

As members ofthe Ad H oc H istoric C ourthouse C ommittee, we wantto thank t he
Commission for the opportunity to prepare information for your evaluation of the future
of the Historic Flagler County Courthouse and Annex building.

From the outset, each committee member has taken the charge of the committee very
seriously, by takingtimetotalkto fellow residents, attending bi-weekly c ommittee
meetings, and performing independent research in areas including the real estate value
of the facility, the exterior and i nterior facility requirements, future oc cupants of the
building and many other areas.

We hope the attached report will be of assistance to the County Commission in making
the determination as to the future of the Historic Flagler County Courthouse.

Y

Commissioner Barbara Revels, Chairman

Committee Members: David Alfin, Vice Chairman, Mary Ann Clark, Mark Langello,
John Leinmiller, Joseph Marotti and Charles Warren
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EXECUTIVE SUMMARY

This Executive S ummary, provides recommendations to the Flagler C ounty Board of
County Commissioners in response to Resolution 2014-20, which established the Ad
Hoc Historic Courthouse Committee to evaluate the future of the Historic Flagler County
Courthouse and A nnex bui Iding. The det ailed report that follows provides the
background information that lead to the requested recommendations which were:

(@) The Committee shall study the Bunnell Courthouse/Annex as to the disposition
for its future uses, including but not limited to:

o Sale of the Facility
e Demolition of the facility
e Redevelopment of the facility for private, public and/or non-profit use
o Andt of urtheran alyzean y fundingso urces av ailablef or
redevelopment.

FINDINGS:
1) Sale of the Facility

It is recommended the Historic Flagler County Courthouse and Annex building notbe
sold att hist ime. Shouldt he c ommission consider s elling the building, itis
recommended the County should retain ownership of the historic courthouse portion of
the building. (See Task #5, page 13)

2) Demolition of the Facility

It is recommended the Historic Flagler County Courthouse and Annex building notbe
demolished. (See Task #6, page 14)

3) Redevelopment of the Facility for Private, Public and/or Non-Profit Use

It is recommended the County Commission advance efforts to redevelop the Historic
Flagler County Courthouse and Annex. T he facility is in good condition. Based upon
the interest in the facility during an open house and through c ommittee o utreach to
businesses an d or ganizations, r edevelopment o ft he facility s hould be s trongly
considered. (See Task #4, page 11)

It is important to note, while the committee spoke with numerous potential end users,

the committee charge did not include the ability to solicit or negotiate any offers on the
facility, either for lease or sale. Any lease or purchase negotiations would be performed

5
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upon obt aining appr oval by the C ounty C ommission in ac cordance w ith the pr oper
governmental procedures.

Should this option be selected, the committee discussed, at great lengths, that it would
be unlikely that one p arty would be w illing to take the e ntire facility and per form all
necessary renovations. A Ithough several p arties have shown s ome interest, n othing
concrete has been presented for inclusion as part of this report.

(b)  Analysis of Any Existing Funding Sources to Include Grants, Private and New
Funding Sources

Possible grants, private and new funding sources could be pursued; however, due t o
the uncertainties such as whether the Historic Flagler C ounty C ourthouse and Annex
would be sold or leased to outside entities limited the ability to explore in detail t his
topic.
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ROLE AND FUNCTION OF THE COMMITTEE

The Ad Hoc Historic Courthouse Committee was established by Resolution 2014-20 on
June 2, 20 14. T he committee m embership consisted ofs ixr esidentsa nd a
representative from the Flagler County Board of County Commissioners. The County
Commission appointed Commissioner B arbara R evels as t he r epresentative t o t his
committee. The remaining committee members were selected from a list of individuals
who expressed an interest in assisting with the charge of the committee. The members
selection was generally based on qualifications in the areas of (1) architect; (2) general
contractor; ( 3) r eal e state professional; ( 4) m echanical ¢ ontractor; ( 5) no n-realtor
member; and (6) a citizen at large.

On June 16, 20 14, the C ounty C ommission appointed David A Ifin, Mary Ann C lark,
Mark Langello, John Leinmiller, J oseph M arotti and C harles W arren to serve on the
committee. The duties of the Ad Hoc Historic Courthouse Committee as stipulated in the
2014 Resolution were as follows:

(a) To study the Historic Flagler County Courthouse and Annex as to the disposition for
its future uses, including, but not limited to:

(1) Sale of the facility;
(2) Demolition of the facility; and
(3) Redevelopment of the facility for private, public and/or non-profit use; and

(b) To analyze any existing funding sources to include grants, private and new funding
sources.

OVERALL FACILITY INFORMATION

The facility is a combination of an original two story courthouse building, and a three
story addition (annex). The building sits on approximately one city block fronting Moody
Boulevard, t otaling 1.354 ne tac res. T he
overall gross square footage of the facility is
49,693 squaref eet,i ncludingb otht he
courthouse and annex. Currently, there are
100 parking spaces for this building. There is
the ability to expand the number of parking to
a total of approximately 236.

The or iginal2 -storyc ourthousew as
constructed i n 1 927, ¢ onsistingo f1 3,294
square f eet. T his original portiono ft he

7
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facility has office space that could be combined or reconfigured to accommodate most
office space needs.

The second floor has a courtroom, and within the original courthouse, is a steel fire-
proof records vault and several smaller walk-in safes. T he facility has crown moldings
aroundt hew indows, bas eboards ands taircases

=~ ' appropriate to building construction of the early 1900’s. All

electrical, HV ~ AC, and
plumbingar ei nw orking
order. The net  square
footage f or t he c ourthouse

ﬂ”‘l\ is 8,286 square foot.

The 3 -story annex w as bui ltin 19 82, add ing 36,399
square feet to the facility. This portion h as ac oustical
drop ceilings and VCT flooring in the hallways. The first
flooro ft hisad dition c ontainst he formerc ounty
commission m eeting room an dt wo c ourtrooms o nt he s econd floor. T here are
numerous office spaces on the first and third floors that could be combined or further
broken out. All el ectrical, HVAC, and plumbing are in working order. The net s quare
footage for the annex is 25,062 square feet.

COMPOSITION OF COMMITTEE MEETINGS

Prior to the first meeting, the committee received the following information:

Resolution establishing the committee;

Committee meeting schedule;

Membership list and applications of committee members;
Florida Sunshine Law;

Florida Public Records Law; and

Floor plans for the courthouse and annex.

ANANE NN

Additionally, information made available as a r esource included all prior professional
reports and studies performed on the facility, including the proposed expanded parking
plan, the January 2012 renovations cost estimate, various facility options presented to
the County Commission on May 16, 2014. Also, provided was a history of the facility
prepared by M ary A nn C lark, ai r quality as sessment, | ead-based pai nt s urvey, t he
asbestos s creening r eport, a nd all ot her doc uments pr esentedt ot he C ounty
Commission as part of the ev aluation of the facility as a p ossible r elocation ofthe
Flagler County Sheriff's Office.
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The first meeting of the Ad Hoc Historic Courthouse Committee was held on June 25,
2014, with a briefing on the application of the Sunshine Law and Public Records Law
and a tour of the facility.

The Committee held a total of nine meetings. The meetings were held on June 25, July
9, July 23, August 7, August 20, September 4, October 15, November 5, and November
12, 2015.

COMMITTEE TASK LIST/FINDINGS

In order to provide recommendations for the County Commission on the disposition of
the f acility, at ask | istw as dev eloped. T het ask | ist identified s ix ar eas to be
investigated; with committee members being assigned as task champions. T he tasks

included:
#1 Generating a firm cost of facility's operation when vacant (utilities, grounds,
insurance, etc.). — Barbara Revels
#2 | Reviewing Strollo Architect’s report as to exterior needs and immediate costs.-
Mark Langello
#3 | Identifying primary users for Annex and the Historic Courthouse (including
potential revenue).- Full Committee
#4 | Developing a detailed cost estimate to ready the structure for lease (subdivision
of area, flooring, electrical, data, ceiling, etc.).- Mark Langello
#5 | Performing competitive market analysis on value of property with and without
facility. David Alfin and Charles Warren (Independent Report — each to the
Committee)
#6 | Contact Heavy equipment companies to determine cost to tear down the facility.
Task #1: Generating a firm cost of facility's operation when vacant — Barbara

Revels worked with County staff to assist with determining the cost. It was determined;
the current cost for maintaining the vacant facility is $70,983 annually ($5,915 monthly).
(Appendix B).

Task #2: Reviewing S trollo Architect’s
report as t o ext erior n eeds and i mmediate
costs -- Mark Langello worked with County staff
in reviewing the reports on t he repairs nee ded
for the exterior of the Building. The costs were

9
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then updated with the following results: P ressure washing and masonry repairs to the
outside of the building es timated at $ 13,000 to $ 14,000; window replacementin the
courthouse $33,183 and window replacement in the annex $57,000 (see Appendix C
and Task #4)

Task #3: Identifying primary users for The Historic C ourthouse and Annex —
Discussions were held with members of the pu blic, E conomic D evelopment D irector,
County Administration, etc.

During the July 9 committee meeting, the idea of hosting an open house for the facility
was decided on in order to: (a) allow realtors, companies and individuals who may be
interested in all or part of the facility (either for |ease or purchase) to tour the facility
without any ¢ ommitment on t heir behal f; ( b) al low t he publicto s ee first-hand t he
condition of the facility; and (c) allow the committee to gather input from the public as to
their wishes for the future of the facility.

Toward t hat e nd, a s ubcommittee o f c ounty s taff m embers was formedtodothe
logistics of an open house. The subcommittee met on July 14, July 18, and July 25.
The open house was held on Friday, August 8 from 2:00 p.m. to 4:00 p.m. There were
73 individuals and/or company representatives who participated in the open house. A
full r eport o f al I'i ndividuals who ex pressed ani nteresti nt he f acility, as wella s
comments provided is attached to this report as Appendix B.

The overall commentary was consistent noting the facility is in good condition. Based
upon the interest in the facility during the open house and through committee outreach
to bus inesses and or ganizations, r edevelopment of t he facility s hould be s trongly
considered.

Should the option be selected to redevelop the facility for private, public and/or non-
profit use, it would be unlikely that one party would be amenable to taking the entire
facility and perform all necessary renovations.

The courthouse portion of the facility could be separated from the annex by the type of
user, funding available for renovations, and the timing of both of these items.

While t he ¢ ommittee m embers s poke with num erous pot ential en d us ers, t he
committee charge did not include the ability to make any concrete offers. In addition,
any lease or purchase negotiations would have to be p erformed at the approval of the
County Commission through the proper governmental procedures, as previously noted
in the executive summary. However, potential users, their level of interest, willingness to
invest, and other potential information was noted and staff maintains that information.

Similar to the sale of the facility, if the facility is leased to businesses for other purposes
it will require the C ity of B unnell approval for a rezoning, asw ell as , possible

10
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This s hould no t be an obs tacle for a

company to overcome and the County, as the property owner, would play an i ntegral
role in this effort.

Potential uses for the facility include:
Courthouse

a.

Task #4:

Art gallery

Historic museum

Café

Church (2" floor courtroom)
Teen Court

Public computer classrooms
Other classrooms
Mercantile shops

Annex

Small business incubator

Training facility for specific business
Offices/cubicles rentals

Church offices

Recreational clubs (fraternal, games, etc.)
Social service agencies (non-profits)

Free Clinic

Developing a detailed cost estimate to ready the structure for lease

Facility repairs that have been identified above in task #2 with added items to prepare
the building for leasing include:

e Upgrade of the elevators

¢ Repairs to exterior of facility

e Courthouse windows replaced

¢ Annex windows replaced

e Hallway flooring replaced (annex)
e Air conditioning ducts cleaned

e Separation and upgrade to electrical system **

$ 71,500
$ 14,000
$ 33,183
$ 57,000
$ 3 per sq ft
$ 15,000
$ 231,000

e Upgrade to restrooms with new toilets and sinks(as needed) $ 500 per fixture

Utilities:

11
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Electrical separation is not required, but can be done and if so, would possibly allow
some users to occupy the building at a lower CAM cost when the building is not on one
meter.

Water and sewer is served by a single system. The system could be easily separated to
accommodate other uses. The separation of the two portions of the facility, additional
restrooms would be required for the historic courthouse portion as all of the major/public
restrooms are currently in the annex portion of the facility. Only single use restrooms
are i nthe historic courthouse side. T he c ostforthese two items has not be en
determined.

Build-out:

The end-user would pay for all interior remodeling work in the annex. The committee
discussed t he C ounty pos sibly bor rowing f unds t o c over t he r enovations an d deb t
service and hav e debt be i ncluded as part of the common area m aintenance c ost.
Another alternative is for the C ounty to apply for grants for the renovations with the
required funding match coming from a dedicated county source.

Lease rates and Common Area Maintenance (CAM):

County staff has provided a comprehensive list of operational costs adjusted for inflation
from the last time the facility was occupied. These costs result in a net square footage
estimated fee of $5.55 annually ($185,220 divided by 33,328 square feet). It should be
noted, reserve dollars for future repairs should be included in the CAM.

The actual leasing rates are difficult to determine at this time. The rate would take into
consideration f actors s uch as the condition of the leased s pace atthetimeofthe
contract, th e proposed use, andt he c ombined ut ility needs. Int he C ounty, t here
currently are numerous examples of space for lease ranging from $9 to $17 per square
foot (and currently climbing). Such a large range indicates factors such as the location,
traffic, property size, and when the lease was generated all played a part in the rental
calculation. The lease rate for this facility would need to take into consideration market
conditions when the space is ready for lease, if the lessee performs any of the needed
interior space renovations, and the length of the lease. The County would need to stay
in the lower range of the lease fees due to the facility location. There may need to be a
different common area maintenance rate charged for a | essee who can show very low
electrical needs while another lessee may use a higher level of electrical power.

It is recognized that the County will be competing in the open market against owners of
properties currently marketing their properties for lease. Conversely, the property and
location for the facility is unique that it may not be in direct competition with the open
market.

12
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An option is available to create office condominiums. This would put the property back
on the tax rolls with each individual condominium owner being responsible for their pro-
rated p ortion o f t he a ppropriate t axes. O nce c ompletely s old, t he C ounty w ould no
longer be involved in the property.

-- Mark Langello toured the facility with both Flagler C ounty and the City of B unnell
Building Officials and Fire Marshall to determine what would be n eeded to ensure the
facility was up t o code for future occupancy. It was felt, future purchasers would not
have to do much for fire suppression if the use of the building continues as “business
use” including offices, small retail, adult education, and meeting rooms. If the building is
split into two separate structures (courthouse from annex) without common entrances,
then additional work may be needed to these systems.

One of the options to separate the courthouse and annex would be the upgrade to the
elevator system. At the time the Sheriff's office was analyzing sharing the facility with
the City of Bunnell, it was estimated to cost to upgrade the elevator would cost $71,500.
The el evator upg rade could i nclude s eparating t he t wo el evators in or der f or o ne
elevator to serve the courthouse and the other elevator to serve the annex. Another
option would be to add a new elevator in the historic side of the building.

a. Ata minimum, the common area which includes walls, floors, ceilings and bath
fixtures will require updating.

b. Mr. Langello had produced a figure of $200,000 for the first floor of the annex to
build out 30 offices, including drop ceilings, light framing, dry wall, flooring and
doors. T his cost es timate was prepared at the time t he City o f B unnell was
planning to move into the building. In addition, the County has determined its
costs of $35 per square feet for similar build-out work. C ost savings can be
realized by creating renovated common elements with the tenants completing the
full build-out for their respective space.

Task #5: Performing co mpetitive m arket
analysis on value of pr operty w ith a nd without
facility --

The committee strongly feels at this time there may not
be buyers willing and/or able to pay suggested prices
and t he carrying co stsw ill be continued f or af air
period.

Individually, David Alfin and Charles Warren reported the following:
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A market valuation is subject to both current and future planned uses. In trying to sell
the building in its current state, difficulties were discussed as it relates to recent sales
(lack of comparables) and the current market conditions.

Mr. W arren provided an estimate of $35 per s quare foot for $1.2M with 185 parking
spaces for 5+ acres for the property “today” for the “right buyer”. This price would be for
the facility “as is” and land. It was noted the courthouse facility is in better condition
than the former hospital (which was used as a comparable property). The Roma Court
property in Palm Coast sold at $30 to $35 per square foot.

In addi tion t o t he di scussions o f ¢ ertain c onditions o f t he s ale, one i tem mustb e
completed w hether | eased or s old: T he z oning of the b uildingi s ¢ urrently f or
public/municipal use. The use will need to be changed by petitioning the City of Bunnell
to B-1 or any other appropriate use determined by the buyer/lessee. B-2 is consistent
with adjacent parcels and with the City’s FLUM.

As pr eviously not ed, s hould t he C ommission des ire t 0 s ell t he pr operty q ualified
appraisers will need to be employed to help select a market price.

Task #6 Cost to tear down the facility:

In exploring the costs of demolition as one of the recommendations, heavy equipment
companies were to be contacted to d etermine cost to tear down each component --
Commissioner R evels reported that t he v erbal i nformation r eceived from c ontractors
stated the tear down cost for each component would be between $2 to $2.50 per square
foot, or $142,250 (based on 50,000 sq. ft.). The older Strollo report noted considerably
higher numbers.

Staff has begun work on developing the cost per |easable square foot in order to be

able to calculate the rate of return for the annex, plus the cost for the exterior work on
the entire building. The work effort by staff can continue should the Commission desire.
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