TURNKEY LANGUAGE:

1.1 G.
This a turnkey project.  All references to Tenant Improvement Allowance are for cost proposal purposes only.

1.29
TENANT IMPROVEMENTS FOR TURNKEY LEASES (SEP 2000)


A.
Tenant Improvements are those costs required for building out the Government demised area in accordance with the Government approved design intent drawings.  For purposes of this SFO, “Tenant Improvements” includes Building Specific Security items, unless otherwise indicated.  All Tenant Improvements required by the Government for occupancy shall be performed by the successful Offeror as part of the rental consideration, subject to price adjustments as discussed in the paragraph entitled, “ADJUSTMENTS TO OFFERED PRICES PRIOR TO PRESENT VALUE EVALUATION (MAR 2006).  All improvements shall meet the quality standards and requirements of this SFO and its attachments and GSA Form 3517, General Clauses.


B.
The Tenant Improvement costs shall include all the Offeror’s administrative costs, general contractor fees, subcontractor’s profit and overhead costs, Offeror's profit and overhead, design costs, and other associated project fees necessary to prepare construction documents to complete the Tenant Improvements.  It is the successful Offeror’s responsibility to prepare all documentation (working drawings, etc.) required to receive construction permits.  NO COSTS ASSOCIATED WITH THE BUILDING SHELL SHALL BE INCLUDED IN THE TENANT IMPROVEMENT PRICING.

3.5
ADJUSTMENTS TO OFFERED PRICE (MAR 2006) (*)


A.
So that the Government (in accordance with FAR 15.403) can determine that the turnkey tenant improvements (see the TENANT IMPROVEMENTS FOR TURNKEY LEASES paragraph elsewhere in this SFO) for this projects are fair and reasonable, the Government will evaluate and adjust the gross rental rates submitted by offerors.  The offered gross rental rate includes a separate per square foot rate that amortizes all Tenant Improvements required by the SFO, all SFO attachments, and any written or referenced specifications. However, since the rental rate to be paid by the Government is limited by amortization of a Tenant Improvement Allowance that is computed by the Government, the offeror’s rental rate may be adjusted if his/her Tenant Improvement work exceeds that Government-determined Tenant Improvement Allowance.  This Allowance will not be disclosed to offerors, however, it is a rate per ABOA square foot, and the same rate will be used for any and all recomputations of offerors’ rental rates.  The adjustments will be made in the price evaluation as follows.


B.
After converting all square footage rates to ANSI/BOMA Office Area rates (ABOA), and prior to performing the present value evaluation described in the Evaluation of Offered Prices (Present Value) paragraph below, the Contracting Officer will make adjustments to the annual rental rate as follows:



1.
Compute the ABOA Tenant Improvement Allowance to be provided by the Government.  This per square foot amount will be used for each offer to calculate the adjusted rental rates to be used in the Evaluation of Offered Prices (Present Value).



2.
Deduct the Offeror’s ABOA per square foot cost of total Tenant Improvements from the offered per square foot rental rate as reflected on the GSA Form 1364.



3.
Using the Offeror’s stated amortization term and interest rate, compute a revised per square foot rate for the Tenant Improvement Allowance using the allowance computed by the Government.  This will yield the amount of Tenant Improvements that the Government will fund through the rent.



4.
Add the re-amortized Tenant Improvements per square foot cost to the building shell (including real estate taxes), Building Specific Amortized Security and operating costs per square foot costs.  This is the adjusted gross rental rate to be used in the present value calculation in the Evaluation of Offered Prices (Present Value) paragraph below.  This is also the rental rate the Government will state in any resulting lease.



5.
Over and above the Government’s Tenant Improvement Allowance, the difference, if any, between the Offeror’s stated Tenant Improvement costs and the Government-driven Tenant Improvement Allowance is present value for purposes of the Price Evaluation (Present Value) paragraph.  This difference must be funded by the Tenant Agency via Reimbursable Work Authorization.  The Contracting Officer will not give a Notice to Proceed for Tenant Improvements to the successful offeror/lessor until the required funding document has been received from the Tenant Agency.  Upon acceptance of the Tenant Improvements, the successful offeror/lessor must invoice the Government for this difference in accordance with the “Other Payments” section of the Prompt Payment clause in the General Clauses (GSA Form 3517B).



6.
In the event the sum of the adjusted Tenant Improvements, shell rent, Building Specific Amortized Security and operating rent exceeds a Government-imposed rent limit, the Building Specific Amortized Security and/or Tenant Improvements will be reduced so as to not exceed that limit.  That difference in costs is present value for purposes of the Price Evaluation (Present Value) paragraph, and the funding, Notice to Proceed, and invoicing procedures described in subparagraph 5 above will apply.

3.6
EVALUATION OF OFFERED PRICE (PRESENT VALUE) (MAR 2006)(*)


A.
If annual CPI adjustments in operating expenses are included, the Offeror shall be required to submit the offer with the total "gross" annual price per rentable square foot and a breakout of the "base" price per rentable square foot for services and utilities (operating expenses) to be provided by the Lessor.  The "gross" price shall include the "base" price.


B.
The Offeror shall be required to submit plans and any other information to demonstrate that the rentable space yields ANSI/BOMA Office Area space within the required ANSI/BOMA Office Area range.  The Government will verify the amount of ANSI/BOMA Office Area square footage and will convert the rentable prices offered to ANSI/BOMA Office Area prices, which will subsequently be used in the price evaluation.


C.
If the offer includes annual adjustments in operating expenses, the base price per ANSI/BOMA Office Area square foot from which adjustments are made will be the base price for the term of the lease, including any option periods.


D.
Evaluation of offered prices will be either on the basis of the annual price per ANSI/BOMA Office Area square foot as adjusted in accordance with the ADJUSTMENTS TO OFFERED PRICES PRIOR TO PRESENT VALUE EVALUATION paragraph above if an adjustment was required or as proposed by the Offeror if no adjustment is required. The Government will perform present value price evaluation by reducing the prices per ANSI/BOMA Office Area square foot to a composite annual ANSI/BOMA Office Area square foot price, as follows:



1.
Parking and ware yard areas will be excluded from the total square footage but not from the price.  For different types of space, the gross annual per square foot price will be determined by dividing the total annual rental by the total square footage minus these areas.



2.
Free rent will be evaluated in the year in which it is offered.  The gross annual per square foot price is adjusted to reflect free rent.



3.
Prior to the discounting procedure below, the total dollar amount of the Commission Credit (if applicable) will be subtracted from the first year’s gross annual rent (unless the provision of free rent causes the credit to apply against rent beyond the first year’s term, in which case the Commission Credit will be allocated proportionately against the appropriate year’s gross rent).



4.
Also as stated in the "Broker Commission and Commission Credit" paragraph, the amount of any commission paid to GSA's Broker will not be considered separately as part of this price evaluation since the value of the commission is subsumed in the gross rent rate.



5.
If annual adjustments in operating expenses will not be made, the gross annual per square foot price, minus the Commission Credit (if applicable), will be discounted annually at 5 percent to yield a gross present value cost (PVC) per square foot.



6.
If annual adjustments in operating expenses will be made, the annual per square foot price, minus the Commission Credit (if applicable) and the base cost of operating expenses, will be discounted annually at 5 percent to yield a net PVC per square foot. The operating expenses will be both escalated at 2.5 percent compounded annually and discounted annually at 5 percent, then added to the net PVC to yield the gross PVC.



6.
If annual adjustments in operating expenses will be made, the annual per square foot price, minus the base cost of operating expenses, will be discounted annually at 5 percent to yield a net PVC per square foot. The operating expenses will be both escalated at 2.5 percent compounded annually and discounted annually at 5 percent, then added to the net PVC to yield the gross PVC.



7.
To the gross PVC will be added: 




a.
The cost of Government-provided services not included in the rental escalated at 2.5 percent compounded annually and discounted annually at 5 percent.




b.
If the successful offeror/lessor’s Tenant Improvement Cost exceeds the Government-provided Tenant Improvement Allowance, that difference will be applied as indicated in the ADJUSTMENTS TO OFFERED PRICES PRIOR TO PRESENT VALUE EVALUATION subparagraph 5 above for the lump sum payment.  This amount is based on each offeror’s rent structure, and it is calculated by the GSA Contracting Officer.  (The lump sum payment is present value; it will not be discounted.)




c.
The annualized (over the full term) per ANSI/BOMA Office Area square foot cost of the portion of the Tenant Improvement Allowance that represents the Offeror’s General Conditions and other fees that will not be available to the tenant for actual construction items. The cost of these items is present value; therefore, it will not be discounted.  These figures will be taken from the “Offeror’s Tenant Improvement Fees Schedule” that the offeror submits as part of his/her offer.




d.
The cost of overtime HVAC estimated to be 6,250 hours per year for the 24-hour areas totaling _______ ANSI/BOMA office area only.  This cost is present value, and it will not be discounted.




e.
The cost of relocation of furniture, telecommunications, replications costs, and other move-related costs, if applicable.  These are estimated to be $________.



8.
The sum of either subparagraphs 5 and 7 or subparagraphs 6 and 7 will be the ANSI/BOMA Office Area per square foot present value of the offer for price evaluation purposes.
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