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	STAFF REPORT
	


AGENDA NO:        


MEETING DATE:   August 17, 2015



	To:
	Honorable Mayor and City Council
	
	

	Date:
	August 17, 2015
	
	

	From:
	Margaret Glomstad, Parks and Recreation Director – (650) 558-7307


	Subject:
	City Council Study Session Regarding the Proposed Community Center Conceptual Plan



RECOMMENDATION

Staff recommends that the City Council review the presentation on the conceptual design options for a new community center and provide feedback.

BACKGROUND

Since 2012, City staff, in collaboration with Group 4 Architecture, the Citizen’s Advisory Committee (CAC), and community members, has been working on developing plans for a new community center in Washington Park.  The work includes development of a master plan for the active areas of the park.

The current Recreation Center building was built in 1948 as a memorial to those who gave their lives in WWII.  Over the years it has been remodeled, expanded and repaired many times and is now in need of significant upgrades.  Although the City originally considered modifying the existing building, this option was rejected due to significant challenges with the building, and the City decided that a new structure was the most reasonable option.  Some of the problems with the current building include: 

1. There are structural deficiencies causing seismic concerns.
2. There is a lack of sprinklers throughout the majority of the building, causing fire safety concerns. 
3. The HVAC is inadequate; there is no air in the Ceramics Room, Art Room or Studio B; and the Front Office is very cold in winter due to drafts and inadequate heating.
4. There is insufficient electrical/power structure to support today’s need for technological media.
5. There is a lack of adequate drop-off and pick up areas. 
6. The facility lacks convenient parking, which necessitates patrons parking in front of the neighbors’ houses.
7. The building has poor lighting.
8. There is an excess of non-programmable space due to inappropriate access and poor layout.
9. The current available space restricts class/program options and reduces options for available meeting spaces.
10. The doors/thresholds, counters, corridors in staff areas, kitchen counter tops, and parking spaces require improvements to enhance universal access.
11. Security is lacking due to the absence of a central alert/paging system, and staff cannot monitor certain rooms because of the poor layout.
12. Storage is challenging, causing staff to spend an inordinate amount of time moving equipment back and forth and up and down stairs. 
13. The building also presents many challenges for the senior population as a result of problems with access, the HVAC system, lack of near accessible parking, poor lighting, and layout of the building.

Master Plan Phase

After the determination that renovating the existing facility was not the best option, staff undertook the development of a Master Plan for Washington Park and a new community center that would meet the needs the entire Burlingame community and that would have a useful life well into the future.  The Master Plan is a document that defines the framework and vision for the Burlingame Community Center and Washington Park. The recommendations for the Master Plan are based on analyzing the recreational needs of the community, best practices and future trends of community centers, as well as an assessment of the existing facility.  The vision and recommendations for the Master Plan have been developed with the Burlingame community through an engaging, open and participatory process. Through a series of statements defining the parameters of the project, the Burlingame Community Center Master Plan is a pragmatic, implementable, master plan that will respond to the needs and goals of the citizens of Burlingame.  

During this process, the City and its consultants considered many factors, including the size of the building, the location in the park, respecting the passive areas of the park, the mature trees, the ballfields, the tennis courts, the Lions Club, parking challenges, and the impact on neighbors.  

The outcome is a functional, two story, 35,500 sq. ft. building that is larger than the current single story 21,200 sq. ft. facility and only increasing the building and parking area’s footprint by 1,000 sq. ft. The new facility has a full complement of recreational multi-use, multi-generational, flexible spaces that support all of the identified community needs.  During the development of the master plan, there was discussion regarding the inclusion of a gymnasium in the new facility. However, the community members who participated in the process determined that a gym was not appropriate for this site, as it would create a footprint that encroached significantly into Washington Park (with both the larger building and additional parking considered). Fortunately, due to the strong relationship with the Burlingame School District, the City has access to their gymnasiums for many of the youth programs in addition to many private gymnasium options on Rollins Road.  

The west end of Washington Park was considered as a site option. However, input from the community and the City’s traffic engineers identified major traffic concerns from Burlingame High School and the train crossing that would make that location for a building undesirable. The proposed building remains in the same general location but opens to the park to reduce noise that could be heard if the building was oriented toward the street. Additional, the Master Plan worked around the Lions Club and ballfields.  

The playground was shifted away from the street to address park user’s safety concerns about the proximity of the playground to the street.

The City is very proud of the status of being a 36 year-long Tree City, USA and is committed to preserving as many mature trees as possible, which led to using the areas in the park that were already hardscaped to minimize the removal of mature trees.   

Lastly, parking for the current Recreation Center is severely inadequate. To reduce the impact on the neighborhood, the ITE (Institute of Transportation Engineers) formula of 3.2 cars/1000sf of building was used based on a recommendation from the City Public Works staff.  The Master Plan includes two potential parking options in addition to the current surface parking adjacent to the building.  The strategies are under the new building, and ½ grade under the tennis courts.  The Citizen’s Advisory Committee is interested in planning for both options at this time.  The parking under the building could serve the community center and the park, while the ½ grade under the tennis courts could serve the Lions Club, sports fields and downtown.

The Master Plan was presented and approved by Council in July of 2014 (Exhibit A, page 8)

Conceptual Design Phase

The Conceptual Design phase began on January 21, 2015 with a CAC meeting. The CAC reviewed the updated project schedule and made suggestions for potential outreach opportunities in addition to the scheduled opportunities for input. The CAC viewed the Master Plan's building program and design spaces to offer input to assist Group 4 Architecture as they moved forward with developing the building design options.  Outreach meetings and presentations to the community covered three subject areas:

1. Reviewing and summarizing the site and building goals and objectives identified in the Master Plan phase.
2. Reviewing and discussing the updated and refined building program option. 
3. Reviewing and providing input on design value images, which illustrate architectural styles, massing strategies, design strategies. 

Through the community’s input, five potential design options have been refined to two options to be reviewed by Council at tonight’s study session. 

Programming Opportunities

The Parks and Recreation Department provides a high level of programming in conjunction with community partners, as measured by the variety, scope, and number of programs offered, especially when considering the conditions of the existing facility. The goal is to provide program offerings that are responsive to community demand and current trends and are designed to maintain interest, and create dynamic opportunities for the community while generating revenue to reduce the burden on the City’s General Fund. 

The proposed interior layout provides new and improved spaces that will allow staff to offer opportunities that have never been available before.  The new community center will have a community hall with a dining capacity of 300 occupants that will be available for rent and is divisible by a modular wall for additional programming activities.  The hall will also have a raised platform that can be used from inside the hall or from outside in the park.  This offers opportunities for a variety of theater programming. The active spaces such as camp and preschool classes will be on the lower level, while the quieter activities, such as art and adult enrichment, will be on the upper level and easily accessible from an elevator or three sets of stairs. 

New spaces include a maker space, which will have the technical support and layout to offer classes such as Great Inventions, App Design, and Teen Architectural Design.  Kids Town will be a space for younger children’s programming, with the appropriate-sized furnishings and design.  This space will also be available for party rentals.  The Teen Scene will be a modern space for active youth to attend classes or “hang out”.  It can also be used for the more mature population to socialize during the day and participate in activities.  The entry area will be warm and inviting with clear and easy visual access to staff and includes a comfortable lounge that community members can use while waiting for programs to begin or end or as a space to meet their neighbors or just relax.  The Community Hall will have an adjacent commercial catering kitchen that will help increase the number of rental opportunities.  Upstairs, an Active Lounge and Enrichment classroom have been added to facilitate new programming for the older population and as well as additional space for community members to reserve for meetings and presentations. In addition to the new spaces, other spaces will be available for work areas, storage and quiet study areas.

The programmatic intent for the rooms in the proposed community center is identified in Exhibit B.  The financial performance of the new center is expected to improve based on expanded capacities, flexible design, new types of rooms in which to offer programming (dance studio, maker space), and a new attractive facility to attract additional rentals. 

Community Hall Banquet and Receptions Space, Market Demand Space Comparisons

It is important to note that the attached inventory (Exhibit C) is not an “apples to apples” comparison. The rooms range in quality and hierarchy of use. For example, Marin JCC, Livermore, and Mill Valley all are similar in quality and purpose with an emphasis on marketing the community hall for the private rental market during prime time. On the other extreme, Strawberry is a gym setting without a caterer’s kitchen. The rates also vary as to the amenities and services included and should be considered a “range of market value” pricing.

Market Demand

The Sports Management Group (TSMG) contacted local area event planners to assess the demand for event space in Burlingame. Allegra Entertainment & Events, Glow Meetings & Events, and Any Occasion all responded that a facility accommodating 150-300 people in Burlingame is in constant demand during primetime (Saturday & Sunday) for social events, weddings, holiday parties, and smaller company parties. The proposed amenities, catering kitchen, courtyard, natural light, and access to side rooms were all positive attributes of the proposed space.

These companies have clients looking for spaces renting in the $2,000-$4,000 range. For all day rentals, 8-12 hours would be needed to start and complete the event. The park setting and courtyard would be desirable settings, and they expressed that it is a beautiful location and a good area for weddings.

TSMG also contacted San Francisco Recreation and Parks Department to inquire about the demand they experience. They receive wedding and social event facility requests “all the time” and do not have an indoor facility to accommodate the 250-300 banquet seating in a quality setting. 

Based on this preliminary market research, there appears to be a demand for a 250-300 capacity banquet hall space in Burlingame. Event planners stated that seating for 250-300 people is the desired attendance for weddings and social events. There are limited venues in this market niche at an affordable rate, defined as between $2,000 and $4,000. The site was considered “charming”, and a great location for a range of social events.




Community Hall Examples:
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Example of possible rental revenue*:
Number of prime rental days per year – 110 
If 80% of prime rental days are rented, and of those days, 44 are all day rentals (8hrs) and 44 are 5-hour rentals, the total number of hours rented is 572. 			
Total Rental Revenue	$250 Per Hour = $143,000 
				$300 Per Hour = $171,600  
				$350 Per Hour =  $200,200
*Source- The Sports Management Group (TSMG)

DISCUSSION

Through the project’s community outreach, Group 4 Architecture identified the community’s preference for the architectural styles that best reflect Washington Park and Burlingame’s values. The four preferred design values as determined by the community are:

· contextual inspiration 
· traditionally influenced
· warm + inviting 
· civic

At the CAC Meeting #3, four conceptual building massing options were presented for the CAC’s initial review and input: two “traditionally inspired” options, and two “warm + inviting” options (Exhibit A, page 21). Through feedback provided by the CAC, staff and Group 4 decided to pursue the “traditionally influenced Mission style” for further development of conceptual design options. Despite an appreciation for the contemporary “warm + inviting” options, the CAC felt that the “traditionally influenced Mission style” option aligned more closely with Burlingame’s existing architectural context.  

At the CAC Meeting #4, Group 4 Architecture developed two updated “traditionally influenced Mission style” options: 

· Option A: civic scale
· Option B: residential scale 
 
Included in Exhibit A  is “civic” Option A, in addition to a revised version of “residential” Option B (page 22), which incorporates recommendations given in the last CAC meeting. 

Option B contains two sub-options (B1 and B2) highlighting two varying exterior design approaches:  

· Option B1: utilizes a combination of articulated, varying-sized window openings, stepped massing, and a combination of gabled and hip roofs to tie the building more closely with its surrounding context
· Option B2: uses the arched opening as a main architectural feature that repeats at key instances throughout the building to signify key programmatic elements and main entryways

Both Options A and B (and sub-options B1 and B2) pursue the concept of creating a rhythm of window openings along Burlingame Avenue’s façade to provide continuity with the neighborhood character. On the park side, all options use generous bands of windows and ground-level sliding doors to create a strong indoor-outdoor connection to the park for key programmatic spaces.     

At this early point in the design process, the project team is seeking input from the City Council on the conceptual design Options A and B (B1 and B2). Council’s comments and preferences on the various options will be used to help refine and develop the conceptual design, which will be brought back for Council’s consideration in the late fall. 

FISCAL IMPACT

The estimate in 2014 for the proposed community center was $15,165,000.  The site work including parking and the relocation of the playground ranges from $8,964,000 to $10,544,000.  Soft costs range from $7,705,000 to $8,170,000. The project is currently unfunded, and discussions of funding structures are in progress.

Exhibits:
A. Power Point Presentation
B. Programmatic Intent
C. Community Hall Rental Survey
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