
DESIGNING & FUNDING

A NEW EOC IN THE 21ST CENTURY
IAN REEVES, AIA, IALEP AND SUSAN GANTT, AIA, LEED AP



EOC Guidance Publication EOC Design Process

Lessons Learned Emerging TrendsDesign Considerations

AGENDA

Environmental & 
Manmade Threats



• Historical context, research sources, database
• Planning for EOC development
• Hazard identification and risk management
• Programming/ establishing facility spatial need
• Architectural/ engineering guidelines for EOC facilities 
• Criteria for redundant facility systems
• Communications capability
• EOC security concepts and requirements 
• Evaluation of existing eoc facility
• Development options: “new, remodel, or adaptive reuse”
• Delivery options: “how facilities can be constructed”
• Human factors
• Funding operations and facility costs
• How to obtain professional services
• “Standards” and accreditation
• Existing facilities/ floor plans
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EOC GUIDANCE PUBLICATION

Size of facility 
appropriate for 

the function

NO
68%

YES
32%

Facility located 
in a known flood 

hazard area

NO
79%

YES
21%

Originally 
constructed 
as an EOC

NO
56%

YES
44%



EOC DESIGN 
PROCESS
•  Retain a knowledgeable consultant
•  Review all potential grant and funding opportunities
•  Create a professional: “spatial needs assessment”
•  EOC personnel and the professional: “co-authorship”
•  Involve your staff in “participatory planning”



EOC DESIGN PROCESS
Phase 1: Create a Professional “Spatial Needs Assessment”



EOC DESIGN PROCESS
SPACE DESIGNATION SPACE REQUIREMENTS (SF)

No. Space Function Option “A” Option “B” Option “C”

1.0 Public Access Area 869 869 869

2.0 Emergency Management 10,707 11,690 12,178

3.0 Public Safety Communications 9,456 10,481 11,297

4.0 Facility Support Areas 8,002 8,002 8,290

5.0 Facility Services 1,534 1,534 2,028

6.0 Total 30,567 32,576 34,663

7.0 Fire Administration 1,960 2,064 2,064

8.0 Constitutional Officers Area 1,893 1,893 1,893

Phase 1: Create a Professional “Spatial Needs Assessment”



EOC DESIGN PROCESS
GENERAL NOTES

2.36 Locate in proximity to EOC

2.37 PSN: People with Special Needs

2.39 Includes ACS and I.T. Techs. Six (6) people

SPACE DESIGNATION SPACE REQUIREMENTS (SF)
No. Space Function Phase 1 2021 Phase II 2031 Phase III 2041

2.35 Media Briefing Room 400

2.36 Joint Information Center 400

2.37 PSM Coordinator 120

2.38 Communications Unit @ 36 S. F. (8) 288

2.39 Communications Equipment 445

2.40 Subtotal 8,236 15% 15%

Efficiency Factor @ 30% 2,471 15% 15%

2.42 Total 10,707 983 489

2.43 Cumulative Total 11,690 12,178

Phase 1: Create a Professional “Spatial Needs Assessment”



EOC DESIGN PROCESS
• Per 1000 Population…….....105 - 1 10 GSF*
• Per Staff Position………......175 -225 GSF*  
(Activated)

• Smaller Jurisdiction…….......3,000 - 5,000 
  Minimum GSF*

• CPG-120..........................................50 - 85 GSF*
• State of Florida..............85 GSF* / Person

General “Rules of Thumb”

*GSF = Gross Square Feet



• Incident Command Center.........................1,800 - 2,400 SF
• Break Out Rooms.................................................220 SF / Each
• Elected Official / Decision Room…..........….………400 SF
• Food Service…………....................................................…1,000 SF
• Dormitories……….................................................300 SF / Each
• Press Briefing…….................................................……...…800 SF
• Medical Triage………….................................................…..600 SF
• Technology Rooms ……................................................…900 SF
• Drone & Video Observation Rooms….............……250 SF
• MEP Spaces ........................................................................1,200 SF
• Emergency Generator / Fuel Tank…….............…1,000 SF 
• Optional Spaces:
    • Data Room..................................................................1,000 SF
    • Traffic Management Center..............................1,500 SF
       • Training / Meeting Room...................1,000 - 1,500 SF

Representative Areas
EOC DESIGN PROCESS



Documentation of Deficiencies
EOC DESIGN PROCESS



EOC DESIGN PROCESS
Williamson County Tennessee Population

Data Collection: Population and Demographics

25,26723,409 22,845 25,220 24,307
34,330

58,108

81,021

126,638

183,182

241,933

318,873



Data Collection: Population and Demographics
EOC DESIGN PROCESS

Osceola County Florida Population

172,493

107,728

49,287

25,267
19,029

11,40610,11910,699
7,195

268,685

361,100

463,200

550,100



EOC DESIGN PROCESS
Prepare Options

ALTERNATIVE ELEMENTS EST. DEVELOPMENT COSTS

E-1 Re-use of existing facility $7,870,000

E-2 New EOC Facility at City Owned Property $6,464,995

E-3 New EOC Facility at Boulevard St. Site $6,805,995



EOC DESIGN PROCESS
Avoid the “Taj Mahal Syndrome”

• Understand the political approval process
• Consider joint-use facilities – multiple users 

equates to multiple support
• Include systems, furniture and technology costs 
• Explain why EOC’s cost more than other project types
• Include all turnkey development costs



EOC DESIGN PROCESS
Avoid the “Taj Mahal Syndrome”



EOC DESIGN PROCESS
• Facility tours
• Lessons learned
• Talk with your counterparts



EOC DESIGN PROCESS
Community Advisory Committee: “Educate, Not Advocate”



METHODOLOGY

Monitor Construction Activities
• Contract Documents Compliance
• Schedule Compliance
• Compliance with Schedule of 

Values
• Certify Payment Applications
• Shop Drawing Review
• Prepare Punch Lists
• Certify Site Work / Permits
• Furnishings Bid Package
• Move-Management

Warranty Inspection 11 Months 
after Substantial Completion 
with Design Team, City, and 
CMAR/GC

Monitor Permit 
Applications/
Acquire Permits 
Necessary 
to Start 
Construction

Release for 
Bidding to 
Subconsultants

Pre-Construction Conference

Commence Construction

Bi-Monthly Coordination Meetings

• Technology Integration
• Furniture Installation 
• Building Computer 

Graphics
• Training  

 

Construction Close-Out
• Ensure “Punch List” 

Completion
• Obtain Materials & 

Systems Warranties
• Assemble Finished 

Construction Photos
• Monitor Warranty 

Items

SUBSTANTIAL COMPLETION
FINAL COMPLETION

Notice to Proceed

Kick Off Meeting 
• Review Project Scope 
• Review Schedule

Document Review
• Update Initial 

Programming (2 
weeks)

• Site Information 
• Vehicle Access
• Circulation
• Review and 

Confirm Regulatory 
Requirements

Site Identification & 
Analysis

Identify Potential Grant 
Opportunities

CONSTRUCTION PHASE 
SERVICES

BIDDING / GMP 
COORDINATION

POST-CONSTRUCTION 
SERVICES

BUILDING 
COMMISSIONING

PRE-DESIGN PLANNING DESIGN OF PUBLIC SAFETY FACILITY

Schematic Design

Design
Development

Construction 
Documents

Schematic Review 
& Approval 
• Conceptual Plans 

Refined
• Elevations / 

Materials
• Cost Estimate / 

Budget
• Feedback from 

Community and 
Stakeholders

• Owner/Permit 
Agencies Review

• Refine Materials
• Select MEP 

Systems
• Constructibility 

Review
• Security Systems
• Finishes /  

Furnishing
• Value Engineering 

/ Management
• Energy Efficiency 

for Operation Cost 
Savings 

• Cost Estimate / 
Budget

• Owner/Permit 
Agencies Review

• Prepare 
Drawings and 
Specifications

• 30%, 60%, 90% 
Reviews

• Update Cost 
Estimate / 
Budget

• Submit for Site 
Permitting

• Owner/Permit 
Agencies 
Review

1-2 Months 14-18 Months 11 Months1 Month3-4 Months 12-14 Months (includes reviews)

Site Plan Alternatives 
• Access/Egress 

Analysis 
• Security Concerns

Conceptual Design
• Refine Site Plan
• Operational 

Adjacency 
Diagrams 

Final Site Master Plan

Update Project 
Schedule & Budget

Community Outreach 
Program (if desired)

• Environmental 
Constraints

• Future Space 
Needs/Expansion 

Participatory Design 
Process

Quality Control 
Team Review

GMP Delivered



MASTER PLANNING
Site Evaluation | Data Collection

Site Selection Matrix
No. Evaluation Criteria Criteria 

Value Site I Site II Site III Site IV

1 Appropriate Surrounding Land Use 7

2 Proximity to other Municipal Facilities / Functions 6

3 Site Size:  Ease of Future Expansion 10

4 Zoning 6

5 Site Development: Relocation/Demolition/etc. 9

6 Access: Vehicular/Pedestrian/Public Transportation 8

7 Impact on Redevelopment    6

8 Proximity to Potential Hazards 9

9 Land Acquisition Costs  7

10 Adequacy of Infrastructure 8

Total

Rank



MASTER PLANNING SITE EVALUATION
Simple Site Complicated Site



MASTER PLANNING
Existing Conditions Existing Utilities



Vegetation / Ground Trees Wetland / Water Course
MASTER PLANNING



MASTER PLANNING
Site Zoning Site Studies / Circulation



MASTER PLANNING
Bringing It Together



CONCEPTUAL DESIGN
Existing Property Zoning Worksheet



CONCEPTUAL DESIGN
Design Charrette Site Plan



CONCEPTUAL DESIGN
Operational Adjacency Diagrams



CONCEPTUAL DESIGN
Methodology - Phase II

Monitor Construction Activities
• Contract Documents Compliance
• Schedule Compliance
• Compliance with Schedule of 

Values
• Certify Payment Applications
• Shop Drawing Review
• Prepare Punch Lists
• Certify Site Work / Permits
• Furnishings Bid Package
• Move-Management

Warranty Inspection 11 Months 
after Substantial Completion 
with Design Team, City, and 
CMAR/GC

Monitor Permit 
Applications/
Acquire Permits 
Necessary 
to Start 
Construction

Release for 
Bidding to 
Subconsultants

Pre-Construction Conference

Commence Construction

Bi-Monthly Coordination Meetings

• Technology Integration
• Furniture Installation 
• Building Computer 

Graphics
• Training  

 

Construction Close-Out
• Ensure “Punch List” 

Completion
• Obtain Materials & 

Systems Warranties
• Assemble Finished 

Construction Photos
• Monitor Warranty 

Items

SUBSTANTIAL COMPLETION
FINAL COMPLETION

Notice to Proceed

Kick Off Meeting 
• Review Project Scope 
• Review Schedule

Document Review
• Update Initial 

Programming (2 
weeks)

• Site Information 
• Vehicle Access
• Circulation
• Review and 

Confirm Regulatory 
Requirements

Site Identification & 
Analysis

Identify Potential Grant 
Opportunities

CONSTRUCTION PHASE 
SERVICES

BIDDING / GMP 
COORDINATION

POST-CONSTRUCTION 
SERVICES

BUILDING 
COMMISSIONING

PRE-DESIGN PLANNING DESIGN OF POLICE HEADQUARTERS

Schematic Design

Design
Development

Construction 
Documents

Schematic Review 
& Approval 
• Conceptual Plans 

Refined
• Elevations / 

Materials
• Cost Estimate / 

Budget
• Feedback from 

Community and 
Stakeholders

• Owner/Permit 
Agencies Review

• Refine Materials
• Select MEP 

Systems
• Constructibility 

Review
• Security Systems
• Finishes /  

Furnishing
• Value Engineering 

/ Management
• Energy Efficiency 

for Operation Cost 
Savings 

• Cost Estimate / 
Budget

• Owner/Permit 
Agencies Review

• Prepare 
Drawings and 
Specifications

• 30%, 60%, 90% 
Reviews

• Update Cost 
Estimate / 
Budget

• Submit for Site 
Permitting

• Owner/Permit 
Agencies 
Review

2 Months 14 Months 11 Months1 Month3-4 Months 1 YEAR (includes reviews)

Site Plan Alternatives 
• Access/Egress 

Analysis 
• Security Concerns

Conceptual Design
• Refine Site Plan
• Operational 

Adjacency 
Diagrams 

Final Site Master Plan

Update Project 
Schedule & Budget

Community Outreach 
Program (if desired)

• Environmental 
Constraints

• Future Space 
Needs/Expansion 

Participatory Design 
Process

Quality Control 
Team Review

GMP Delivered

Monitor Permit 
Applications/
Acquire Permits 
Necessary 
to Start 
Construction

Release for 
Bidding to 
Subconsultants

BIDDING / GMP 
COORDINATION

DESIGN OF PUBLIC SAFETY FACILITY

Schematic Design

Design
Development

Construction 
Documents

Schematic Review & 
Approval 
• Conceptual Plans 

Refined
• Elevations / 

Materials
• Cost Estimate / 

Budget
• Feedback from 

Community and 
Stakeholders

• Owner/Permit 
Agencies Review

• Refine Materials
• Select MEP 

Systems
• Constructibility 

Review
• Security Systems
• Finishes /  

Furnishing
• Value Engineering / 

Management
• Energy Efficiency 

for Operation Cost 
Savings 

• Cost Estimate / 
Budget

• Owner/Permit 
Agencies Review

• Prepare Drawings 
and Specifications

• 30%, 60%, 90% 
Reviews

• Update Cost 
Estimate / Budget

• Submit for Site 
Permitting

• Owner/Permit 
Agencies Review

1-2 Months12-14 Months (includes reviews)

Participatory Design 
Process

Quality Control 
Team Review

GMP Delivered



SCHEMATIC DESIGN
Floor Plans - Georgetown Upper Level



SCHEMATIC DESIGN
Floor Plans - Georgetown Lower Level



EOC DESIGN PROCESS
Explain the Potential Solutions with Visual Tools for Public Understanding
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EOC DESIGN PROCESS
Explain the Potential Solutions with Visual Tools for Public Understanding
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Phase One Phase Two



EOC DESIGN PROCESS
Explain the Potential Solutions with Visual Tools for Public Understanding
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EOC DESIGN PROCESS
Explain the Potential Solutions with Visual Tools for Public Understanding



• Not a rewarding process for the elected official… 
 “You want me to raise taxes?”

• Public perception different than for facilities: museums, libraries,  etc.
• The window of opportunity
• Have a political advocate:  “the motion maker”

EOC DESIGN PROCESS
Political Approval Process

“We are cutting services and staff and you 
want me to vote on a new building?”



EOC DESIGN PROCESS
Out of Sight Out of Mind

Only when there is an emergency will the issue of an appropriate facility come to mind.

TORNADO
JOPLIN, MISSOURI



EOC DESIGN PROCESS
Change in Attitude

When elected officials have to 
“hunker down”...

Elected officials attitudes toward 
EOC facilities change.



Construction Costs: Category 5 Construction
DESIGN PROCESS

2022

WAR


