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Overview

This chapter outlines lease security standards for new and replacement space. Second, it
provides instructions for competitive procurements based on the 2010 interim Interagency
Security Committee (ISC), Physical Security Standards. Third, it outlines the Public Buildings
Service’s (PBS) responsibilities for performing background investigations on the lessors’
contractors. Finally, this chapter clarifies PBS’ responsibilities in leased spaces, which are
outlined in Office of Management and Budget (OMB) guidance, M-05-24, Implementation of
Homeland Security Presidential Directive (HSPD) 12, Policy for a Common Identification
Standard for Federal Employees and Contractors.

Succeeding and superseding lease actions must also follow the requirements of this chapter. For

renewal and extension actions, the Leasing Specialist must work with the Facility Security
Committee (FSC) to determine if any changes to the security requirements are needed.

1. Definitions

Interagency Security Committee (ISC): A Federal committee dedicated to the protection of
Federal civilian facilities in the United States. It has 21 primary member agencies and 30
associate member agencies. The ISC has developed standards applicable to all civilian Federal
facilities, including leased facilities, and has provided the following information that affects the
lease process:

e Facility Security Level (FSL): This standard categorizes buildings based on a security
analysis, which involves several security related facility factors. The FSL is the basis for
implementing the physical security measures specified in ISC Standards. Facilities are
categorized from FSL | to FSL V (lowest to highest).

e Physical Security Criteria for Federal Facilities: This standard establishes baseline
physical security measures for each FSL. This standard defines the process for determining
the appropriate security measures; it also covers any uncommon measures required to
address the unique risks at a particular facility. All Federal facilities must have physical
security measures.

e Design-Basis Threat (DBT): This document profiles the type, composition, and capabilities
of an adversary or threat.

e Facility Security Committee (FSC): This committee is responsible for addressing facility-
specific security issues and approving all security measures and practices. The FSC is made
up of representatives of each Federal agency in the facility, the Security Organization, and
the leasing department or agency. When meeting about new leases, replacing leases, or
lease construction, the FSC will also include the project team and the planned tenant(s). The
FSC was formerly known as the Building Security Committee.
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WARNING: Detailed descriptions and full text versions of the above-referenced documents are
For Official Use Only (FOUO). They contain information that may be exempt from public release
under the Freedom of Information Act (5 U.S.C. 552). That information is to be controlled, stored,
handled, transmitted, distributed, and disposed of in accordance with Department of Homeland
Security (DHS) policy relating to FOUO information and is not to be released to the public or
personnel who do not have a valid “need-to-know.” Leasing Specialists who require FOUO
information in these standards may obtain it from the Federal Protective Service (FPS) physical
security specialist or the GSA regional security specialist.

Security organization: This refers to the Government agency or internal agency component
identified by statute, interagency agreement, or policy responsible for physical security for the
specific facility. The Federal Protective Service (FPS) is the designated security organization for
all GSA lease projects, but client agencies have their own security organizations, which may
provide valid input into projects.

Countermeasure: An action or device used to lessen an anticipated security threat.

2. General Security Framework

The facility security level (FSL) for each space requirement is set by the Department of Homeland
Security-FPS and the client agency, in consultation with the General Services Administration
(GSA) as part of the requirements development phase. If the client agency and FPS have not
already conferred, the Leasing Specialist must coordinate a meeting with the necessary parties to
set the appropriate level of security before the Request for Lease Proposal (RLP) package is
drafted. For broker contract projects, a broker task order may not be issued until the FSL has
been determined.

Implementing ISC Standards could increase lease procurement cycle time and costs. Accordingly,
Leasing Specialists must maintain contact as necessary with the appropriate FPS inspector
throughout the lease acquisition process.

a. Making the Facility Security Level Determination

The FPS and the client agencies will make the initial, basic FSL determination for new leased
space as soon as practical after the identification of a space requirement, including succeeding
leases. They must make the determination early enough in the space acquisition process to allow
for the development of the acquisition strategy and the implementation of required
countermeasures. The FSL represents the basic determination of risk or risk assessment for each
project that results in the baseline security requirements.

Level V facilities are not discussed here because the requirements are project specific and, while
the incorporation of additional factors and criteria makes this standard more useful to determine
the FSL for special-use and other unique facilities—such as high-security laboratories, hospitals,
or unique storage facilities for chemicals or munitions—some facilities may still not fit neatly into
the criteria defined here.

In instances where there is a disagreement regarding the FSL determination, the ISC, as the
representative of the Secretary of Homeland Security, will facilitate the final determination.
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b. Determining Countermeasures

The Physical Security Criteria for Federal Facilities (PSC) prescribes the process for determining
appropriate countermeasures for a facility. Adherence to this process:

e Ensures that all security criteria will be considered,

o Defines the relationship between the levels of risk determined for each undesirable event,
and

e Mitigates risk through countermeasures that provide a commensurate Level of Protection
(LOP).

The higher the risk, the higher the LOP. The baseline LOP must be implemented and completed
for each facility, unless a documented risk assessment justifies a deviation. The assessment of
risk in this step does not necessarily entail a comprehensive onsite risk assessment for existing
facilities; however, site visits by the security organization are recommended. For new lease
construction, no facility will exist; therefore, the assessment must be based on a conceptual
design or set of requirements.

The ISC recommends basing security countermeasures on the FSL and an informed risk-based
threat assessment. For acquisition purposes GSA is treating these ISC recommendations as
Lease requirements. According, all baseline countermeasures and adjustments to
countermeasures based on risk assessment are considered by GSA to be security requirements.

Risk is a function of the values of threat, consequence, and vulnerability. The objective of risk
management is to create a level of protection that mitigates vulnerabilities to threats and their
potential consequences, thereby reducing risk to an acceptable level. Ideally, all risk would be
eliminated; however, that is not practical or feasible.

c. Determining the Threat

The FPS advises the FSC (the project team and agency personnel) on developing the facility-
specific security requirements.

The FPS uses Design-Basis Threat (DBT) profiling in security planning. As mentioned previously,
a DBT is a profile of the type, composition, and capabilities of an adversary used for security
planning. DBT gives the Government a flexible approach for addressing potential security threats.

Security organizations are responsible for identifying and analyzing threats and vulnerabilities;
they are also responsible for recommending appropriate and cost-effective countermeasures to
the FSC. However, the FSC has the decision making authority to decide whether or not to
implement those recommendations.

PBS Leasing Desk Guide 19-3
This page last revised: 9/28/2012





CHAPTER 19: Security

GSA

3. The Lease Process

a. Interagency Security Committee Standards and Lease Reform

The 2010 ISC Physical Security Standards presented a new approach to determining the security
improvements. The 2010 standards revised the “one size fits all” approach; instead, changed its
procedures to customized requirements based on the individual project’s security needs.

Initially, GSA's leasing and security policy officials considered implementing the 2010 standards
by adopting an approach where each project would receive a risk assessment. The evaluation
would be incorporated in an estimated security cost (placeholder dollar amount), which the
agency could use towards meeting its security needs. However, GSA not adopt that approach
because having a customized level of protection for every lease action would unduly prolong the
leasing process and would require more resources than are available.

Another reason for rejecting a custom “risk assessment” with placeholder pricing approach for
each transaction was that GSA implemented a lease reform process that created multiple lease
acquisition models (simplified, streamlined, etc.). While implementation of lease security
standards using a placeholder security estimate may be accomplished with no issues for those
models that included a Tenant Improvement (TI) allowance and post-award pricing in the RLP, it
would provide complications for the turnkey models that require offerors to price the complete
requirements package in lease proposals.

Turnkey pricing means that firm fixed pricing is established at lease award and is not subject to
adjustment post-award. Placeholder allowance or estimate pricing means that final pricing is not
determined until after post-award design. In both instances, certain amortization parameters are
established at lease award; the only difference is when the actual costs (principal) are established.
As stated above, lease reform implemented certain models that price Tl as turnkey and others
that price Tl as a placeholder allowance. This chapter establishes similar processes (turnkey and
placeholder estimate) for security pricing. However, the difference is that the Tl pricing
methodology is determined by the model selection, while the security pricing methodology is
determined by the FSL.

This chapter issues a baseline set of security standards for each FSL (I through 1V):

e FSL I and Il will use turnkey pricing for their security requirements. The standard security
requirements package (RLP paragraphs) will serve as the scope of work and offerors must
price them preaward.

e FSL Il and IV will use placeholder allowance pricing for their security requirements. This will
provide the ability to customize the security requirements package for the client agency and
the market. This is achieved by adjusting the appropriate baseline paragraphs starting with
the requirements development process and completed before issuance of the RLP. The
purpose of the customized security package is to identify for all offerors the security
requirements and lease obligations. The successful offeror will price the required security
after design, post-award similar to TI.

The Leasing Specialist may customize the security requirements for FSL | and Il leases when the
agency requires a higher level of protection, as recommended by the ISC risk and threat
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assessment process performed by the physical security specialist. If the agency’s security
requirements package contains requirements above or outside of the customized baseline
paragraphs indicated by the physical security specialist, then the costs for same will be funded as
tenant specific security and not BSAC (see paragraph 5, Costs).

b. Security-Related Steps for Facility Security Levels | and Il

During the requirements-development phase, the Leasing Specialist must work with the client
agency and FPS to determine the FSL. When the project is designated as a FSL | or Il the
following process must be followed:

1. The Leasing Specialist must obtain the FSL from the FPS’s designated physical security
specialist (this process is described in paragraph 4, Federal Protective Service
Participation). Then, the Leasing Specialist will meet with the tenant agency and the
security organization representative to review the security paragraphs related to the FSL
and determine if any (upward) risk-based adjustments need to be made to the set of
security paragraphs associated with that FSL (not the FSL itself).

2. If one of the buildings to be considered currently houses other Government tenants, this
may have an impact on the security countermeasures needed for this building. In such
instances, the Leasing Specialist must notify the designated physical security specialist of
the time and date of the market survey. The physical security specialist must be included
on the market survey to advise the Leasing Specialist whether this increase in
Government tenancy will affect the FSL of that building and necessitate additional
security requirements.

3. The Leasing Specialist must attach the appropriate baseline security paragraphs (either
FSL | or Il) to the lease (located in the RLP package). These paragraphs will form the
narrative scope of work for all security related improvements required under the lease,
discussed in more detail below. The Leasing Specialist must forward a copy of the
finalized RLP package to the physical security specialist.

4. The Leasing Specialist must consider estimated BSAC costs when developing his or her
negotiation objectives for the lease procurement.

5. Offerors must specify the cost of meeting the security requirements on the Security Unit
Price List (SecUP) (see paragraph 5, Costs). Offerors must also provide an amortization
rate and term to convert the pricing for any BSAC rent. For FSL | and Il projects, this rental
component represents the firm fixed pricing for the security upgrades.

6. The Leasing Specialist must list the BSAC rental component as a separate line item
(BSAC-lessor) on the Occupancy Agreement (OA).

7. After award, the Leasing Specialist must forward a copy of the executed lease to the
physical security specialist and contact him or her to determine the appropriate level of
involvement in the design phase. At a minimum, the Leasing Specialist must forward
copies of the draft DIDs and construction documents (CDs) to the physical security
specialist for review, specifying a timeframe for review that reflects the project schedule,
followed by a set of final DIDs and CDs.

8. Prior to space acceptance, the Leasing Specialist must obtain the physical security
specialist’s final testing, acceptance, and approval of all installed countermeasures.
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c. Security-Related Steps for Facility Security Levels lll and IV

When the project is designated as a FSL Il or IV, the security-related steps are similar to those
for FSL | and 11, but more detailed and include additional steps. During the requirements-
development phase, the Leasing Specialist must work with the client agency and FPS to
determine the FSL. The following process must be followed:

1.

The Leasing Specialist must obtain the FSL from the FPS’s designated physical security
specialist (this process is described in paragraph 4, Federal Protective Service
Participation). Then, the Leasing Specialist will meet with the tenant agency and the
security organization representative to review the security paragraphs related to the FSL
and determine if any risk-based adjustments need to be made to the set of security
paragraphs associated with that FSL (not the FSL itself).

The Leasing Specialist must notify the designated physical security specialist of the time
and date of the market survey. The physical security specialist must be included on the
market survey to advise the Leasing Specialist about any special issues that need to be
addressed in the RLP or Lease.

The Leasing Specialist must use the input from the market survey to adjust the baseline
security paragraphs. He or she must attach any adjusted baseline paragraphs to the
Lease portion of the RLP package. As discussed below, these paragraphs inform offerors
of any potential security related improvements that may be required under the lease;
however, these paragraphs are not meant to serve as the basis for lessor pricing of the
BSAC. Instead, the BSAC for FSL lll and IV projects will be a placeholder estimated dollar
amount that is determined by security level. The placeholder dollar amounts are specified
in the hidden instructional blue text of the RLP, to be adjusted by the PBS Office of
Leasing, as required. The Leasing Specialist must include the appropriate BSAC
placeholder dollar amount in the RLP package. The Leasing Specialist must forward a
copy of the finalized RLP package to the physical security specialist.

The Leasing Specialist must consider estimated BSAC costs when developing his or her
negotiation objectives for the lease procurement.

Offerors must provide an amortization rate and term and convert the pricing to BSAC rent.
The actual BSAC rental component for FSL 11l and IV projects will be determined
postaward based on final pricing. The process is very similar to the Tl adjustment process,
but can exceed the placeholder dollar value, as long as the total fully serviced rent stays
below the high end of a market cap or prospectus dollar limitation. BSAC pricing above the
placeholder estimate may be amortized in the rent. The SecUP will not be used until
postaward (see step 7 below).

The Leasing Specialist must list the BSAC rental component as a separate line item as
BSAC-lessor on the Occupancy Agreement (OA).

After award, the Leasing Specialist must forward a copy of the executed lease to the
physical security specialist. When the DIDs are complete, the physical security specialist
will work with client agency officials to specify the appropriate countermeasures and
complete the security design. The physical security specialist will also provide GSA with
an estimate for the costs of the recommended security countermeasures and will assist in
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evaluating the security pricing.

8. The Leasing Specialist must negotiate a fair and reasonable price. For example, he or she
must use the SecUP to gather separate pricing of the BSAC items from the lessor. This
process can occur at the same time as the Tl negotiation process. The Lease Contracting
Officer will include the BSAC price acceptance in the Tl notice to proceed.

9. The Leasing Specialist must adjust the OA to reflect the actual BSAC expenditure and
incorporate the actual BSAC rent in a lease amendment. If the actual BSAC expenditure
exceeds the BSAC figure stated under the original lease, the OA must be signed by the
client agency, and the Lease Contracting Officer must obtain a revised BA 53 funding
validation, before issuing a notice to proceed.

10. Prior to space acceptance, the Leasing Specialist must obtain the physical security
specialist’s final testing, acceptance, and approval of all installed countermeasures.

11. Depending on the size and complexity of the security build out, the Leasing Specialist may
request the physical security specialist to perform progress inspections.

4. Federal Protective Service Participation

FPS is responsible for providing the physical security specialist, known by FPS as inspectors, for
all GSA projects. When an FPS inspector has not been assigned, the Leasing Specialist must
contact the GSA regional security officer to assist with identifying the FPS inspector.

The Leasing Specialist must submit a schedule to FPS detailing the procurement process and
FPS’ involvement in it. FPS must be given the opportunity to comment on the procurement
schedule to maximize their participation.

Based on discussions with FPS, Leasing Specialists must ask regional inspectors in writing to
participate during the following occasions:

e When a space request is received. The client agency representative and an FPS inspector
will meet to set the appropriate FSL, which determines the baseline set of security
requirements. They will also consult with the Leasing Specialist or other GSA requirements
development specialist. Generally, FSL | and Il do not have requirements for a project-
specific risk assessment process beyond the establishment of the FSL. However, certain
agencies have undergone programmatic assessments that determine a need for security
requirements beyond the baseline (high FSL Il requirements). The agency will identify these
additional security requirements for the Leasing Specialist to include in the security
attachment to the RLP package. FSL Il and IV facilities will have project-specific risk
assessments performed by the FPS during the requirements development phase. The
assessments are used to determine recommended countermeasures and security design
features. The Leasing Specialist must include those recommended countermeasures in the
security attachment to the RLP package.

e On projects with an FSL Il and above, or where one of the buildings to be considered
is currently occupied under a GSA lease. The FPS inspector assigned to the project will
accompany the Leasing Specialist on the market survey to advise him or her and the client
agency representative of any security issues with the buildings. As discussed above, the
inspector, the client agency, and the Leasing Specialist will use the information from the
market survey to adjust the security attachment.
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o When offers have been received. The inspector will assist the Leasing Specialist by
evaluating the BSAC pricing (for FSL | and Il, this must occur prior to lease award; for FSL
and 1V, this must occur postaward). This process is discussed more thoroughly in paragraph
5, Costs.

e Prelease form. The prelease security form has been eliminated from the lease process.

e Postaward. The inspector will provide advice in the preparation of DIDs. The inspector will
also review the DIDs and CDs to confirm that all security countermeasures and equipment
are accounted for and placed appropriately.

e Occupancy. The inspector will inspect and approve the installation and startup of the
required equipment provided under the lease. He or she will also oversee implementation of
all other security measures outside the lease, including development of the Emergency
Occupancy Plan (OEP).

Note: If GSA and FPS have coordination issues, the Leasing Specialist will resolve them
regionally through the FPS chain of command (e.qg., inspector or physical security specialist, Area
Commander, District Director, Regional Director). Problems that cannot be resolved regionally
must be reported to the Assistant Commissioners in the Office of Client Solutions and Office of
Leasing.

5. Costs

The successful offeror must provide an itemized list of expected cost of security countermeasures
using the SecUP form, for the purposes of OA billing and for reporting the cost of security to
GSA's external stakeholders. Depending on the security level, the SecUP will either be completed
preaward, with submission of final proposal revisions, or post-award, with the submission of the
cost estimate for TIs, per the DIDs.

Note: In no event may any BSAC in addition to any amortized TI amounts push the total fully
serviced rent over the high end of a market cap or prospectus dollar limitation. (See Pricing Desk
Guide, Section 2.5.11 for further guidance.)

The breakdown of security costs below is applicable to all leases, including short-term disaster
leases.

a. Pricing Components

In leasing, there are 4 pricing categories in which the security countermeasures can fall. These
are:

e Shell - paid for by the lessor,

e BSAC and SE — amortized together as BSAC component of the rent,

e Tl - for items not specified under a risk assessment and paid for and amortized as part of the
TI component of the rent up to the maximum amount of the Tls, and

e RWA —lump sum funding described below.

Shell Rental Component
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All of FSL | project security countermeasures are considered building shell. These
countermeasures are carried over to the other FSLs, and are also priced as shell. Any security
upgrades above shell must be priced as part of the BSAC or Tl, which will be discussed in detail
below.

Building Specific Amortized Capital Rental Component

In leasing, any item required by a threat assessment can be priced as BSAC and amortized in the
rent.

Building Specific Amortized Capital (BSAC)
This may include not only capital items, but also equipment, as described below.

Under the Pricing Policy, BSAC is any physical security measure that is either part of the building
or attached to the building and not easily removed. BSAC traditionally includes such items as:

e Vehicular barriers such as bollards, gates, pop-ups, and arm gates;

e Building exterior doors, locks, and garage doors;

e |SC required parking lot fencing and gates;

e Guard booths (both attached to the building and free standing);

e Blast resistant windows or shatter proof window glazing;

e Progressive collapse resistant construction; and

e Card readers at the building entrance that solely serve as a locking mechanism.

BSAC does not include TIs.

The BSAC charge is used for security items that are a separate capital investment in the leased
property. BSAC charges are not included in the building shell or Tls for allowance or rate setting
purposes. It is separately priced, normally amortized over the firm term, and charged to tenant
agencies on their PBS Rent bill as BSAC. The amortization rate is typically the same as the Tl
rate, although the rates may differ, depending upon the circumstances of the lease transaction.
For lease rates to compare favorably to local market rates, it is important to separate the BSAC
charges from the shell rent.

Security Equipment (SE)

Security equipment is security related items that are not part of a building and are easily removed
from the building. Security equipment includes:

e Magnetometers,
e X-ray machines,

e Closed Captioning Television (CCTV) systems and cameras, and
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e Intrusion Detection System (IDS) and duress alarm systems

For most projects involving magnetometers and x-ray machines, FPS will be responsible for
project execution, installation, maintenance, and repair. In addition, FPS will purchase security
equipment through its office and will bill agencies directly for security fixtures and equipment (SE)
costs. CCTV and IDS systems are usually installed by the lessor.

How the SE is charged varies, based on if it is an ISC recommendation or not. Sometimes the
lessor will provide the ISC-recommended SE, which is determined through the risk and threat
assessment process. When this occurs, the SE may be amortized in the BSAC Rent bill line item,
but its amortization term is limited to a maximum of 5 years because of its shorter economic life.
Other times, the SE is not an ISC recommendation and only the tenant requires the SE as part of
their tenant-specific security. When this occurs, the SE must be paid in lump sum via RWA.

If item “X” is recommended by the FPS based on appropriate countermeasures for the FSL, then
item “X” is BASC. However, if the agency also adds their security requirement “y”, then “x” is
charged to BSAC and “y” is charged to the agency’s TI.

The lessor shall be responsible for maintaining the lessor-installed SE. Those maintenance
charges must be part of the operating rent. At the end of the useful life of the SE the lessor will be
responsibility for replacing the SE and the replacement costs must be reimbursed to the lessor as
lump sum by the tenant agency via an RWA.

FPS normally provides the security equipment (including its operation and maintenance).
However, the client agency may make a request to the Leasing Specialist to have the lessor
furnish equipment and its maintenance.

FPS determines the specifications for security equipment and the details and specifications for
the installation of the equipment, such as the type, number, and location of security cameras,
magnetometers, and x-ray machines. The Leasing Specialist must ask the FPS inspector to
provide the equipment specifications.

Tenant-Specific Security (Tenant Agency Funded as Part of their TIs)

These are security fixtures that are specific to one tenant agency, requested by that tenant
agency, but not recommended by the risk and threat assessment process or FSL. These
countermeasures are only used by the tenant in relation to their space and not the entire building.
Fixtures, such as expanded wire mesh or bullet-resistant material in partitions, may be amortized
in the Tl allowance. Tenant-specific security equipment or measures that are not fixtures, such as
the tenant’'s HSPD 12 requirements, contractor background suitability determinations that are not
covered by GSA’s HSPD-12 policy, or tenant’s specific contract security guards, may not be
amortized in the Tl allowance.

RWA
RWA funding may be used for the following:

e Tis related to tenant specific security over the general allowance, as part of the Tl
customization buy-down process,
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e Tenant specific security that will push the Tl over the Tl allowance, and

e Security costs that push the rent over the high end of the market or prospectus limit.

b. Application During the Lease Process

Facility Security Level | and Il

The offeror must provide a cost breakout of all of the BSAC security costs using the Security Unit
Price List (SecUP), priced as firm fixed (turn-key) pricing before award. The BSAC amount
(principal), amortization term, and interest rate will be negotiated and established at lease award.

Facility Security Level lll and IV

In FSL Il and IV facilities, BSAC is a placeholder estimate, identified as either dollars per
ANSI/BOMA Office Area Square Foot (3/ABOA SF) or total dollars for a project ($/SF times SF).

The Leasing Specialist must include the BSAC placeholder amount in the RLP; the amortization
term and interest rates are negotiated with the offeror and established at lease award. After
construction drawings are complete, the lessor will use the SecUp List to obtain the security work
pricing (similar to the postaward TI bidding process). After the final costs are negotiated, the
BSAC rent is adjusted. While security work pricing is similar to the postaward Tl bidding process,
it has some differences as well. The BSAC will not have a limit as long as it meets two conditions:
(1) the security features are required by the risk assessment and (2) the total does not push the
fully serviced rent over the high end of the market cap or prospectus dollar limitation.

6. Request for Lease Proposals, Lease Security
Paragraphs, and Security Unit Price List

The current security paragraphs required for FSL I-IV are located in Attachments 1 through 6.
The SecUP Forms are located in Attachments 7 though 9. Below is a table summarizing the
contents of each attachment.

Attachment Content

Name

Attachment 1 RLP template paragraphs related to security
Attachment 2 Lease template paragraphs related to security
Attachments 3 Security requirements, separated as follows:
through 6 o Attachment 3: FSL |

o Attachment 4: FSL Il
o Attachment 5: FSL Il
o Attachment 6: FSL IV

Attachments 7 SecUP, separated into three forms:

though 9 0 Attachment 7: FSL Il (preaward submittal)
0 Attachment 8: FSL Il (postaward submittal)
0 Attachment 9: FSL IV (postaward submittal)
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The paragraphs in Attachments 1 and 2 are incorporated into existing paragraphs of the RLP and
Lease documents. The current versions of the RLP and related documents are available in
elLease or on the Office of Leasing’s Google Web site.

The Leasing Specialist must choose the appropriate paragraphs for the security requirements
and countermeasures from Attachments 3-6 (either FSL I, 11, 1ll, or IV) and attach the text to the
RLP package (which will be retained as part of the final lease contract).

The Leasing Specialist must attach the SecUP listed in Attachment 7 to the RLP package for FSL
I and Il. The SecUP is a postaward submittal for FSL Il and IV.

The prelease security form has been eliminated from the updated security process.

7. Background Investigations in Leased Space

For all leases, the manager of each PBS field office or service center must facilitate compliance
with Homeland Security Presidential Directive 12—~Policy for a Common Identification Standard
for Federal Employees and Contractors (HSPD 12) by obtaining the required background
investigations and fingerprint forms from the lessor. Once compiled, this information must be sent
to FPS for processing in accordance with the 2006 PBS-FPS Memorandum of Agreement. The
GSA Chief Information Officer (CIO) has a credentialing officer in each region that assists PBS in
issuing credentials to lessor contractors.

a. Investigation Process

All lessor personnel and contractors with routine access to the Government'’s leased space for a
period greater than 6 months, in Level Il GSA-leased facilities with 100 percent Government
occupancy or Level IV GSA-leased facilities, must submit complete fingerprint charts and
personal history forms to obtain a background investigation. A client agency whose lease action
does not meet these FSL parameters may also request background investigations on a
reimbursable basis.

All GSA lease contractor employees who require routine access for more than six months to a
GSA-controlled leased facility must receive the appropriate credentials (personal identity
verification card) when the facility meets any one of the following ISC FSL determination risk
levels:

o Level IV facility
e Level lll facility solely occupied by the Federal Government
e Any facility with an on-site GSA childcare center

Routine Access Defined
Routine access is defined as regularly scheduled access that occurs post occupancy. For example,

if a contractor reports to a facility on a regular basis to perform ongoing duties, he or she requires
routine access and must have a background investigation. An intermittent contractor—for
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example, an employee that is summoned for a service call as needed—is not required to have a
background investigation. This definition of routine access only applies to contractor access after
the space is occupied. The background investigation requirement does not apply to lessor
personnel or contractors who are building out or otherwise preparing the space for occupancy.

Instructions for Background Investigations

The manager of each PBS regional field office or service center must comply with the following
background investigations policy:

1. Identify personnel requiring background investigations. In all existing Level IV leases
and Level Il leases with 100 percent Government occupancy, or other leases where
suitability determinations are required, and where background investigations have not been
completed or are not current, a designated PBS employee must consult with the client
agency and FPS to identify which of the lessor’s personnel and contractors require
background investigations.

2. Contact Lessor. The designated PBS employee must contact the lessor and provide a
Contractor Information Worksheet (CIW), which is available on GSA Insite. The lessor will
use the CIW to indicate if their identification verification process will be manual or electronic.
If lessor will use the manual process, the following will be completed.

The following will be completed if the manual process is used:

e Two sets of hardcopy fingerprint cards (FD-258), available from the Government Printing
Office (GPO) at http://bookstore.gpo.gov, or one set of electronic fingerprint cards.

e A SF-85P, Questionnaire for Public Trust Positions, for any individuals requiring background
investigations.

The electronic process will be done through the e-QIP system. The lessor’s contractor and his or
her personnel will receive an email along with instructions for completing the electronic
guestionnaire. The designated PBS employee must then:

e Confirm and document that the forms have been returned to the Government and forwarded
to FPS within 14 days or as otherwise specified by the lease.

e Document when the request was made to the lessor, when the forms were forwarded to FPS,
and when the investigations were completed.

e Add this documentation to the lease file.

3. Obtain credentials as necessary. As outlined above, when lessor personnel have been
identified, the designated associate must contact the regional credentialing officer to obtain
the appropriate GSA-issued credential, as necessary, upon receipt from FPS of a
successfully completed background investigation.

4. Consult Office of Regional Counsel. In cases where lessors delay, resist, or refuse to
provide the required information, the LCO must consult the Office of Regional Counsel to
assist in obtaining such information from lessors. Contract clauses to be relied on include the
existing Background Security Checks paragraph, if available, and the Changes clause in the
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General Clauses. If the lessors have difficulty meeting the requirements of HSPD 12,
document it in the lease file.

5. Include new lease paragraph. All new leases must include the Identity Verification of
Personnel paragraph exactly as written. This paragraph must be included in each level of the
security requirements and countermeasure attachments.

b. Lease Paragraph: Identity Verification of Personnel

The lease paragraph addressing HSPD 12 requirements is included in attachment 2.

8. Guard Services

At the higher FSLs, armed guard service may be required. If armed contract guard service is
required, FPS must provide that service, unless the US Marshals Service is providing the service
to the US Courts family of agencies. Any guards provided by the lessor are considered to be
concierge guards and have no authority in the Government space. The Leasing Specialist, Lease
Contracting Officer, and client agency must consider including extra space in the RLP for a guard
break room, locker room, or both for FPS-provided guards. Unless otherwise specified by FPS,
the Leasing Specialist must provide approximately 200 SF to accommodate five individuals per
shift. The Leasing Specialist must negotiate this space with the lessor as part of the rentable
common area if the space is used exclusively as a guard break room or locker room. Otherwise, it
is to be paid by the tenant agency requiring the FPS guard service.
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Attachment 1, Request for Lease Proposals
Template Paragraphs Related To Security

These paragraphs revise existing RLP language for all models except On-Airport. Revisions are
highlighted in yellow.

a. Section 1 (Changes)

The following paragraphs were amended:

LEASE DESCRIPTION (SEP 2012)

Offerors shall examine the Lease form included in the RLP documents to understand the Government's and the Lessor's
respective rights and responsibilities under the contemplated Lease.

The Lease contemplated by this RLP includes:

A. The term of the Lease, and renewal option, if any.

B. Terms and Conditions of the Lease, including Definitions, Standards, and Formulas applicable to the Lease and
this RLP.

C. Building Shell standards and requirements.

D. Information concerning the tenant agency's buildout requirements, to be supplemented after award.

E. Security requirements.

F. A description of all services to be provided by the Lessor.

Should the Offeror be awarded the Lease, the terms of the Lease will be binding upon the Lessor without regard to any
statements contained in this RLP.

The Lease contemplated by this RLP is a fully serviced Lease. Rent will be based upon a proposed rental rate per
Rentable Square Foot (RSF), limited by the offered rate and the maximum ABOA SF solicited under this RLP. Although
certain Tenant Improvement (TI) requirements information is provided with this RLP and will be incorporated into the
Lease, the TIs to be delivered by the Lessor will be based on the final design to be developed after award of the Lease,
which reflects the Agency’s full requirements. The Lessor shall design and build the TIs and will be compensated for TI
costs, together with design and project management fees to be set under the Lease. Although the TI requirements will
not be developed fully until after award, Offerors shall provide the allowance stated in the Tenant Improvement Allowance
paragraph of the Lease. Offerors are encouraged to consider the use of existing fit-out and other improvements to
minimize waste. However, any existing improvements must be deemed equivalent to Lease requirements for new
construction, and Offerors are cautioned to consider those requirements before assuming efficiencies in its Tl costs
resulting from use of existing improvements.

Unless the Government prepares Design Intent Drawings (DIDs), after award the Lessor must prepare DIDs for the
leased Space conforming to the lease requirements and other Government- supplied information related to the client
agency'’s interior build-out requirements. The Government will have the opportunity to review the Lessor's DIDs to
determine that the Lessor's design meets the requirements of the Lease. Only after the Government approves the DIDs
and a final price for Tls is negotiated will the Lessor be released to proceed with buildout. The Lease also provides that
the Government may modify the Tl requirements, subject to the Lessor's right to receive compensation for such changes.

The security pricing process is described in a separate paragraph.

Upon completion and acceptance of the leased Space, the Space will be measured for establishing the actual annual rent,
and the Lease Term shall commence. During the term of the Lease, rent will be adjusted for changes to the Lessor's
operating costs and real estate taxes, pursuant to paragraphs set forth in Section 2 of the Lease.

Finally, Offerors are advised that doing business with the Government carries special responsibilities with respect to
sustainability, fire protection and life safety, and security, as well as other requirements not typically found in private
commercial leases. These are set forth both in the lease form and in the GSA Form 3517B, which will be part of the
Lease.
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The following paragraphs were added:
PRICING OF SECURITY REQUIREMENTS (SEP 2012)

A.  This proposed Lease contains an attachment with the security requirements and obligations for the
building, which are based on the facility security level (FSL). The Federal Government determines the facility’s
FSL rating, which ranges from FSL | to FSL IV. The FSL is based on client agency mix, required size of space,
number of employees, use of the space, location, configuration of the site and lot, and public access into and
around the facility.

ACTION REQUIRED: SELECT THE APPROPRIATE SUB-PARAGRAPH B. USE THE PARAGRAPH TITLED VERSION
1 FOR FSL | AND Il (FIXED BSAC TURNKEY PRICING BEFORE AWARD). USE THE PARAGRAPH TITLED VERSION
2 FOR FSL IIl AND IV (BSAC PRICING BASED ON PLACEHOLDER DOLLAR ESTIMATE; ACTUAL PRICING AFTER
AWARD).

VERSION 1 (FOR FSL | AND Il): FIXED BSAC TURNKEY PRICING BEFORE AWARD

B.  The security requirements attached to this Lease includes a list of security countermeasures that must be
installed in the leased Space. The Offeror shall use the Security Unit Price List to provide the Government with
itemized costs of these security countermeasures, and he or she shall amortize the cost of any Building Specific
Amortized Capital (BSAC) into the rent.

VERSION 2 (FOR FSL Il AND IV): BSAC PRICING BASED ON PLACEHOLDER DOLLAR ESTIMATE; ACTUAL
PRICING AFTER AWARD

B.  The security requirements attached to this Lease includes a general list of countermeasures that may be
installed in the leased Space as part of the Building Specific Amortized Capital (BSAC). Because each building
is unique, the final list of security countermeasures will be determined during the design phase and identified in
the design intent drawings and construction documents. After completing the construction documents, the
Lessor shall submit a list of the itemized costs. Such costs shall be subject to negotiation.

C.  There shall be no charge to the Government for any items that already exist in the offered Building or
facility.

The following paragraph was not edited:

SECURITY LEVEL DETERMINATION FOR FACILITY HOUSING OTHER FEDERAL TENANTS (APR 2011)

If an Offeror is offering Space in a facility currently housing a Federal agency, the security requirements of the facility may
be increased and the Offeror may be required to adhere to a higher security standard than other Offerors competing for
the same space requirement. If two or more Federal space requirements are being competed at the same time, an
Offeror submitting on both or more space requirements may be subject to a higher security standard if the Offeror is
determined to be the successful Offeror on more than one space requirement. It is incumbent upon the Offeror to prepare
the Offeror’s proposal accordingly.

b. Section 2

The following paragraphs were deleted:
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The following paragraphs were updated:

PRICING TERMS (SEP 2012)

Offeror shall provide the following pricing information with its offer:

A.

B.

GSA Form 1217, Lessor’'s Annual Cost of Services. Complete all sections of the 1217.

GSA Form 1364C-STANDARD, Proposal to Lease Space. Complete all sections of the 1364C, including, but not

limited to:

10.

A fully serviced Lease rate (gross rate) per ABOA and RSF, clearly itemizing both the total Building shell rental,
and Tl rate, Building Specific Amortized Capital rate, operating costs, and parking (itemizing all costs of parking
above base local code requirements, or otherwise already included in shell rent).

Improvements. All improvements in the base Building, lobbies, common areas, and core areas shall be
provided by the Lessor, at the Lessor's expense. This Building shell rental rate shall include, but is not limited
to, property financing (exclusive of TIs), insurance, taxes, management, profit, etc., for the Building. The
Building shell rental rate shall also include all basic Building systems and common area buildout, including base
Building lobbies, common areas, core areas, etc., exclusive of the ABOA Space offered as required in this RLP.

The annual cost per ABOA and rentable square foot (RSF) for the cost of services and utilities. This equals
line 27 of GSA Form 1217, Lessor’'s Annual Cost Statement, divided by the Building size (shown on the top of
both GSA Form 1364C, Proposal to Lease Space, and Form 1217) for ABOA and RSF, respectively.

The annual rent to amortize the Tenant Improvement Allowance (TIA). Such amortization shall be expressed
as a cost per ABOA and RSF per year. This shall be all alterations for the Space above the Building shell
buildout. Such alterations shall be described and identified in the drawings used to construct the Space. The
TIA, which is to be provided by the Lessor to the Government for Tls, shall be made available at lease
execution. If the Offeror chooses to amortize the Tl for a period exceeding the Firm Term of the lease, the
Offeror shall indicate the extended time in the offer. If the Government terminates the lease after the Firm Term
or does not otherwise renew or extend the term beyond the Firm Term, the Government shall not be liable for
any unamortized tenant improvement costs resulting from an extended amortization period.

The annual rent to amortize the Building Specific Amortized Capital (BSAC), if any. Such amortization shall be
expressed as a rate per ABOA and RSF per year. Refer to the security requirements attached to the Lease.

A fully serviced Lease rate per ABOA and RSF for that portion of the lease term extending beyond the Firm
Term. The rate proposed for this portion of the term shall not reflect any Tls as they will have been fully
amortized over the Firm Term.

An hourly overtime rate for overtime use of heating and cooling, and annual rate for areas requiring 24/7 HVAC.
Note: Refer to the Lease document for additional guidance.

Adjustment for Vacant Leased Premises. Note: Refer to the Lease document for additional guidance.

Lessor's Fees to complete Tenant Improvements. Provide a listing of proposed (i) Lessor’s Project
Management fee and (ii) Lessor’'s A/E design costs to prepare construction documents, to complete the Tenant
Improvements. State the basis for determining each component, (e.g. flat fee, cost per RSF, etc.). State any
assumptions used to compute the dollar costs for each fee component.

Rent concessions being offered. Indicate either on the GSA Form 1364C Proposal to Lease Space or in
separate correspondence.
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11. Compensation (expressed as either % or $) to Offeror’s broker and/or representative arising from an agreement
between the Offeror and the Offeror’s representative, agent(s), broker(s), property manager, developer,
employee, or any other agent or representative in connection with the Lease contemplated herein shall be
entered in block 25.b., and if GSA is using a Tenant Representative Broker, compensation (expressed as either %
or $) to GSA’s Broker reflecting the agreement between Offeror and GSA’s Broker, shall be entered in block
25.a.

ACTION REQUIRED: DELETE SUB-PARAGRAPH C FOR FSL IIl AND IV.

C. Security Unit Price List. The Offeror shall use the Security Unit Price list to provide a cost breakdown of the security
countermeasures, which were outlined in the security requirements attachment. The Security Unit Price list includes
various improvements and services to be provided by the Lessor. Each item is classified as part of the shell, tenant
improvements, or building specific amortized capital (BSAC). There shall be no charge to the Government for any
items that already exist in the offered Building or facility.

ACTION REQUIRED: FOR NBC PROJECTS, E-LEASE CONTAINS A TEMPLATE FOR THE
BROKER COMMISSION AGREEMENT. THIS TEMPLATE MUST BE INCLUDED AS AN RLP
ATTACHMENT, AND BE INCLUDED WITH THE DOCUMENTS THAT COMPRISE AN
OFFEROR’S INITIAL OFFER.

D. Any Brokerage Commission Agreement between GSA’s Tenant Representative and the Lessor for commissions
identified in the GSA Form 1217.

ADDITIONAL SUBMITTALS (SEP 2012)
Offeror shall also submit with its offer the information concerning and documentation of the following:

A. GSA Form 3518, Representations and Certifications. Note: This information applies to the status of the
Ownership entity and not the authorized representative completing the form.

B. Satisfactory evidence of at least a conditional commitment of funds in an amount necessary to prepare the
Space. Such commitments shall be signed by an authorized bank officer, or other legally authorized financing official, and
at a minimum shall state: amount of loan, term in years, annual percentage rate, and length of loan commitment.

(o5 Evidence that the Property is zoned in compliance with local zoning laws, including evidence of variances, if
any, approved by the proper local authority, or the Offeror’'s plan and schedule to obtain all necessary zoning approvals
prior to performance if the same have not been received at the time of submission of offers-

NOTE: AGREEMENTS SUCH AS GROUND LEASES OR THOSE TO ACQUIRE AN INTEREST IN THE PROPERTY
SHOULD BE REVIEWED BY REGIONAL COUNSEL

D. Evidence of ownership or control of Building or site. If the Offeror owns the Property being offered or has a long-
term leasehold interest, documentation satisfactory to the LCO evidencing the Offeror's stated interest in the Property and
any encumbrances on the Property, shall be submitted.

E. If the Offeror does not yet have a vested interest in the Property, but rather has a written agreement to acquire
an interest, then the Offeror shall submit a fully executed copy of the written agreement with its offer, together with a
statement from the current owner that the agreement is in full force and effect and that the Offeror has performed all
conditions precedent to closing, or other form of documentation satisfactory to the LCO. These submittals must remain
current. The Offeror is required to submit updated documents as required.

F. If claiming an historic preference in accordance with the Historic Preference paragraph in RLP Section 2,
Eligibility and Preferences for Award, Offeror must submit one of the following as documentation that the Property is
historic or the site of the offered Property is within a Historic District: a letter from the National Park Service stating that
the Property is listed in the National Register of Historic Places or eligible for listing, with a date of the listing/decision; a
letter from the State Historic Preservation Office stating that the Property is listed in the National Register of Historic
Places, or on a statewide register, or eligible for inclusion, with a date of the listing/decision; or, the National Register of
Historic Places Identification Number and date of listing available from the National Register of Historic Places Database
found at www.nps.gov/nr.
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G. If there is a potential for conflict of interest because of a single agent representing multiple owners, present
evidence that the agent disclosed the multiple representation to each entity and has authorization from each ownership
entity offering in response to this RLP package. Owners and agents in conflicting interest situations are advised to
exercise due diligence with regard to ethics, independent pricing, and Government procurement integrity requirements. In
such cases, the Government reserves the right to negotiate with the owner directly.

H. The Offeror must have an active registration in the Central Contractor Registration (CCR) System (via the
Internet at http://www.acquisition.gov) prior to final proposal revisions.

I The Offeror must submit the Fire Protection and Life Safety (FPLS) Information in sub-paragraph a through d
unless the Building meets either exemption 2 or 3 below.

1. FPLS Submittal Information
a. Completed GSA Form 12000, Pre-Lease Fire Protection and Life Safety Evaluation for an Office
Building (Part A or PART B, as applicable).
b. A copy of the previous year's fire alarm system maintenance record showing compliance with the
requirements in NFPA 72 (if a system is installed in the Building).
c. A copy of the previous year's automatic fire sprinkler system maintenance record showing
compliance with the requirements in NFPA 25 (if a system is installed in the Building).
d. Avalid Building Certificate of Occupancy (C of O) issued by the local jurisdiction. If the Building C of
O is not available or the local jurisdiction does not issue a Building C of O, a report prepared by a
licensed fire protection engineer with their assessment of the offered Space regarding compliance
with all applicable local Fire Protection and Life Safety -related codes and ordinances.
2. If the Space offered is 10,000 ABOA square feet or less in area and is located on the 1st floor of the Building,
Offeror is not required to submit to GSA the Fire Protection and Life Safety (FPLS) Submittal Information listed
in sub-paragraph 1 above.

3.  If the Offeror provides a Building Certificate of Occupancy obtained under any edition of the IBC, and the
offered Space meets or will meet all the requirements of the Lease with regard to Means of Egress, Automatic
Fire Sprinkler System, and Fire Alarm System prior to occupancy, then the Offeror is not required to submit to
GSA the FPLS Submittal Information listed in sub-paragraph 1 above.

K. The legal description of the Property and tax ID number associated with the Property, copies of prior year tax
notices and prior year tax bills, as well as any other information (such as a fact sheet, 5” wide x 3” high or larger color
photograph, site plan, location map, and tax parcel map) in case of multiple tax parcels for an offered Building, and any
other information that may affect the assessed value, in order for the Government to perform a complete and adequate
analysis of the offered Property. The Offeror is to provide a detailed overview and documentation of any Tax Abatements
on the Property as outlined in Real Estate Tax Adjustment” paragraph of the Lease.

L. A plan and short narrative as necessary to explain how the Offeror will meet the parking requirements

M. The architectural plans for modernization, if the offered Building is not a modern office Building.

N. An asbestos management plan, if the offered Building contains asbestos-containing materials.

(0] First generation plans, scaled at 1/8" = 1'-0" (preferred) of the entire floor or floors for which Space is being

offered and a plan of the floor of exit discharge.

1. All plans submitted for consideration shall include the locations of all exit stairs, elevators, and the Space(s)
being offered to the Government. In addition, where Building exit stairs are interrupted or discontinued before
the level of exit discharge, additional floor plans for the level(s) where exit stairs are interrupted or discontinued
must also be provided.

2. All plans submitted for consideration shall have been generated by a Computer Aided Design (CAD) program
which is compatible with the latest release of AutoCAD. The required file extension is .DWG. Clean and
purged files shall be submitted on CD-ROM. Plans shall include a proposed corridor pattern for typical floors
and/or partial floors. The CAD file showing the offered Space should show the Poly-Line utilized to determine
the square footage on a separate and unigue layer. All submissions shall be accompanied with a written matrix
indicating the layering standard to verify that all information is recoverable. All architectural features of the
Space shall be accurately shown.
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3. Photostatic copies are not acceptable. All architectural features of the Space shall be accurately shown. If
conversion or renovation of the Building is planned, alterations to meet this RLP shall be indicated.

4. Plans shall reflect corridors in place or the proposed corridor pattern for both a typical full (single-tenant) floor
and/or partial (multi-tenant) floor. The corridors in place or proposed corridors shall meet local code
requirements for issuance of occupancy permits. If the offered Space is above the first floor (or floor exiting at
grade), provide plans for the first floor (or floor at grade) also.

5. GSA will review all plans submitted to determine if an acceptable level of safety is provided. In addition, GSA
will review the common corridors in place and/or proposed corridor pattern to determine whether these achieve
an acceptable level of safety as well as to verify that the corridors provide public access to all essential Building
elements. The Offeror will be advised of any adjustments that are required to the corridors for determining the
ABOA Space. The required corridors may or may not be defined by ceiling-high partitions. Actual corridors in
the approved layout for the successful Offeror's Space may differ from the corridors used in determining the
ABOA square footage for the lease award. Additional egress corridors required by the tenant agency’s design
intent drawings will not be deducted from the ABOA square footage that the most efficient corridor pattern
would have yielded.

P. As provided in the “Amount and Type of Space and Lease Term” paragraph in the RLP, advise whether there
are existing vending facilities in the offered Building which have exclusive rights in the Building.

MUST USE WHEN USING THE NEIGHBORHOOD, PARKING, LOCATION AMENITIES, AND PUBLIC
TRANSPORTATION PARAGRAPH IN THE STATEMENT OF REQUIREMENTS SECTION OF THIS RLP, OTHERWISE
DELETE.

Q. Provide evidence demonstrating amenities do or will exist by the Government'’s required occupancy date. Such
evidence shall include copies of signed leases, construction contracts, or other documentation as deemed acceptable by
the LCO.

R. No later than the due date for final proposal revisions, the Offeror must submit to the LCO:

1. Evidence of an Energy Star® label obtained within the 12 months prior to the due date of final proposal
revisions,

2. Offerors falling under a statutory exception must also indicate by the due date for final proposal revisions what
cost effective energy efficiency and conservation improvements they are proposing to make.

3. If no cost-effective improvements can be made, the Offeror must demonstrate to the Government using the
ENERGY STAR® Online Tools referenced in the RLP paragraph, entitled “ENERGY INDEPENDENCE AND
SECURITY ACT,” why no energy efficiency and conservation improvements are cost effective. This
explanation will be subject to review by the LCO. If the explanation is considered unreasonable, the offer may
be considered technically unacceptable,

4.  If the offeror is claiming eligibility for additional time to obtain the Energy Star® label per sub-paragraph B of the
RLP paragraph entitled “Energy Independence and Security Act,” then the offeror shall provide such indication
with its initial offer and also must provide by the due date for final proposal revisions evidence substantiating
their claim for additional time to obtain the Energy Star® label and substantiating their capability of earning the
Energy Star®.

5. For new construction, the offeror need not submit anything regarding compliance with EISA by the date of final
proposal revisions, but shall be required to produce prior to the issuance of a permit for building construction a
Statement of Energy Design Intent (SEDI) using Energy Star's® Target Finder online tool reflecting an Energy
Star® benchmark score of 75 or higher and a certification from EPA of being Designed to Earn the Energy
Star®.
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ACTION REQUIRED: THE NEXT TWO SUB-PARAGRAPHS MUST BE USED FOR ALL LEASE CONSTRUCTION
PROCUREMENTS OF 10,000 RSF OR MORE

S. For projects 10,000 RSF and above, a LEED®-NC Silver scorecard documenting the proposed Credits to meet
Silver level. Along with the proposed scorecard, the Offeror shall submit a brief statement outlining how each of the
credits proposed on the scorecard will be achieved.

T. From the entirety of available LEED Credits, the Offeror must achieve the following Credits on the project:
Water Efficiency Credit 1.2 Water Use Reduction 30%
Energy and Atmosphere Credit 1.1 Optimize Performance — Lighting Power
Energy and Atmosphere Credit 1.3 Optimize Energy Performance- HVAC
Energy and Atmosphere Credit 2 Enhanced Commissioning
Materials and Resources Credit 5.1 Regional Materials 20% Manufactured Regionally
Indoor Environmental Quality Credit 2 Increased Ventilation
Indoor Environmental Quality Credit 3.2 Construction IAQ Management Plan, Before Occupancy
Innovation and Design Credit 2 LEED® Accredited Professional

The Offeror must identify the USGBC LEED® accredited professionals (APs) as team members, including their roles
throughout the project.

X. If the Offeror requests any deviations, all deviations must be documented on Form 1364C in block labeled
“Additional Remarks or Conditions with Respect to this Offer”. GSA at its sole discretion will make the decision whether
or not to accept the deviation. Any deviations must be requested prior to the request for final proposal revisions. If the
Offeror requests any deviations, GSA at its sole discretion will make the decision whether to accept the deviation.

Y. Evidence of seismic safety compliance as required in Section 2 of this RLP

The following paragraphs were added:

ACTION REQUIRED: MANDATORY FOR ACTIONS DESIGNATED AT FACILITY SECURITY LEVEL (FSL) Il OR IV,
WHICH REQUIRES OFFERORS TO DETERMINE BSAC RENT BASED UPON AN ESTIMATED DOLLAR AMOUNT
SUPPLIED BY THE GOVERNMENT. DELETE FOR FSL | AND Il, WHICH RELIES ON FIRM FIXED (TURNKEY)
PRICING FOR SECURITY WORK.

ACTION REQUIRED. LEASING SPECIALIST MUST ENTER THE BSAC AMOUNT PRIOR TO ISSUING THE RLP.
FOR FSL Ill, INSERT $25.00 PER ABOA SF. FOR FSL IV, INSERT $35.00 PER ABOA SF. THESE NUMBERS ARE
ESTIMATED BASED ON THE FSL.

NOTE: AMORTIZED TI AND BSAC MAY NOT EXCEED THE HIGH END OF THE MARKET. IF THE INCLUSION OF
THE BSAC ANOUNT IS ANTICIPATED TO PUSH THE RENT ABOVE THE HIGH END OF THE MARKET, REDUCE
THE BSAC FIGURE BELOW AND OBTAIN AN RWA FOR THE DIFFERENCE.

SECURITY IMPROVEMENTS INCLUDED IN OFFER (SEP 2012)

A. The Building Specific Amortized Capital (BSAC) amount is per ABOA SF. The BSAC shall be used
for the build-out of security-related improvements in the Building in accordance with the Government-approved design
intent drawings. All security countermeasures required by the Government for occupancy shall be performed by the
successful Offeror as part of the rental consideration, and all improvements shall meet the quality standards and
requirements of this RLP package and its attachments.

B. The BSAC 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
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construction documents and to complete the security countermeasures. It is the successful Offeror's responsibility to
prepare all documentation (working/construction drawings, etc.) required to receive construction permits. No costs
associated with the building shell or Tl shall be included in the BSAC pricing.
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Attachment 2, Lease Template Paragraphs Related
To Security

These paragraphs revise existing Lease language for all models except On-Airport. Revisions are
highlighted in yellow.

a. Section 1 (Changes)

The following paragraphs were amended:

ACTION REQUIRED: ADJUST THE RENTAL RATES IN THE TABLE TO REFLECT THE RENTAL RATES OF THE
LEASE AND ADJUST THE TI AND BSAC AMORTIZATION. ADD ADDITIONAL TABLES AS NECESSARY FOR
MULTIPLE STEP RENTS.

NOTE: THE INCLUSION OF THE AMORTIZED TI AND BSAC CANNOT CAUSE THE RENT TO EXCEED THE HIGH
END OF THE MARKET, IN WHICH INSTANCE AN RWA IS NEEDED TO FUND THE EXCESS.

NOTE FOR TURNKEY MODELS: CONFIRM WHETHER THE TENANT IMPROVEMENT COSTS LISTED IN THE
PROPOSAL EXCEED THE AGENCY’S AUTHORIZED TI TIER. IN ACCORDANCE WITH PRICING POLICY, TI COSTS
IN EXCESS OF THE TIER CANNOT BE AMORTIZED INTO THE RENT UNLESS A DEVIATION IS GRANTED BY
PORTFOLIO. IF THE TI COSTS EXCEED THE AUTHORIZED TIER, THE LEASING SPECIALIST MUST EITHER GAIN
APPROVAL TO INCREASE THE TI ALLOWANCE, OR OBTAIN AN RWA FOR THE EXCESS TI COSTS. IN ADDITION,
THE 1364 MUST BE REVISED TO REFLECT TO LOWER Tl PRINCIPAL AND RENT RATE. INCLUDE LUMP SUM
PAYMENT LANGUAGE UNDER SECTION 7.

RENT AND OTHER CONSIDERATION (SEP 2012)

A. The Government shall pay the Lessor annual rent, payable in monthly installments in arrears, at the following
rates:

FIRM TERM NON FIRM TERM

ANNUAL RENT ANNUAL RENT

SHELL RENT" BXXX XXX XX FXXX XXX XX

TENANT IMPROVEMENTS RENT $ XXX XXX XX $0.00
OPERATING COSTS® $ XXX XXX XX $ XXX XXX XX
BUILDING SPECIFIC AMORTIZED

CAPITAL* $ XXX XXX XX $ XXX XXX XX

PARKING® $ XXX XXX XX $ XXX XXX XX

TOTAL ANNUAL RENT SXXX XXX XX SXXX XXX XX

Shell rent (Firm Term) calculation: $XX per RSF multiplied by XX RSF

’The Tenant Improvement Allowance of $XX is amortized at a rate of X percent per annum over XX years.
®Operating Costs rent calculation: $XX per RSF multiplied by XX RSF

“Building Specific Amortized Capital (BSAC) of $XX are amortized at a rate of X percent per annum over XX years
*Parking costs described under sub-paragraph G below
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ACTION REQUIRED: INSERT THIS SUB-PARAGRAPH ONLY WHEN AMORTIZING TI OR BSAC BEYOND THE FIRM
TERM OF THE LEASE. OTHERWISE DELETE

In instances where the Lessor amortizes either the Tl or Building Specific Amortized Capital for a period exceeding the
Firm Term of the Lease, should the Government terminate the Lease after the Firm Term or does not otherwise renew or
extend the term beyond the Firm Term, the Government shall not be liable for any costs, including unamortized costs,
beyond the Firm Term.

ACTION REQUIRED:
. INPUT INFORMATION IN HIGHLIGHTED TEXT AREA
. DELETE B WHEN USING THE SUCCEEDING/SUPERSEDING LEASE MODEL

B. Rent is subject to adjustment based upon a mutual on-site measurement of the Space upon acceptance, not to
exceed XX ABOA SF based upon the methodology outlined under the “Payment” clause of GSA Form 3517.

ACTION REQUIRED: DELETE C WHEN USING TURNKEY MODELS (SUCCEEDING/SUPERSEDING AND
STREAMLINED OPTIONS 1 AND 3)

C. Rent is subject to adjustment based upon the final Tenant Improvement (TI) cost to be amortized in the rental
rate, as agreed upon by the parties subsequent to the Lease Award Date.

ACTION REQUIRED: DELETE SUB-PARAGRAPH D FOR FSL | AND Il (TURNKEY SECURITY PRICING)

D. Rent is subject to adjustment based on the final Building Specific Amortized Capital (BSAC) cost to be
amortized in the rental rate, as agreed upon by the parties subsequent to the Lease Award Date.

E. If the Government occupies the Premises for less than a full calendar month, then rent shall be prorated based
on the actual number of days of occupancy for that month.

F. Rent shall be paid to Lessor by electronic funds transfer in accordance with the provisions of the General
Clauses. Rent shall be payable to the Payee designated in the Lessor's Central Contractor Registration (CCR). If the
payee is different from the Lessor, both payee and Lessor must be registered in CCR.

G. Lessor shall provide to the Government, in exchange for the payment of rental and other specified consideration,
the following:

1. The leasehold interest in the Property described in the paragraph entitled “The Premises.”

2. All costs, expenses and fees to perform the work required for acceptance of the Premises in

accordance with this Lease, including all costs for labor, materials, and equipment, professional fees, contractor fees,
attorney fees, permit fees, inspection fees, and similar such fees, and all related expenses;

ACTION REQUIRED: USE THE FIRST SUB-PARAGRAPH “3” BELOW FOR A “FULLY SERVICED” LEASE, AND
DELETE THE SECOND SUB-PARAGRAPH. USE THE SECOND SUB-PARAGRAPH “3,” BELOW FOR A “LEASE NET
OF UTILITIES.” IDENTIFY WHICH UTILITIES (ELECTRIC AND/OR GAS) ARE NET. THEN DELETE THE FIRST SUB-
PARAGRAPH “3.” ALSO DELETE ONE OF THE UTILITIES PARAGRAPHS IN THE “UTILITIES, SERVICES, AND
OBLIGATIONS DURING THE LEASE TERM” SECTION OF THIS LEASE, ACCORDINGLY.

3. Performance or satisfaction of all other obligations set forth in this Lease; and all services, utilities,
and maintenance required for the proper operation of the Property, the Building, and the Premises in accordance with the
terms of the Lease, including, but not limited to, all inspections, modifications, repairs, replacements, and improvements
required to be made thereto to meet the requirements of this Lease.

3. Performance or satisfaction of all other obligations set forth in this Lease; and all services, utilities
(with the exclusion of XX), maintenance required for the proper operation of the Property, the Building, and the Leased
Premises, in accordance with the terms of the Lease, including, but not limited to, all inspections, modifications, repairs,
replacements and improvements required to be made thereto to meet the requirements of this Lease. The Government
shall be responsible for paying the cost of XX directly to the utility provider. The Lessor shall ensure that such utilities are
separately metered. The Lessor shall provide and install as part of shell rent, separate meters for utilities. Sub-meters
are not acceptable. The Lessor shall furnish in writing to the LCO, prior to occupancy by the Government, a record of the
meter numbers and verification that the meters measure Government usage only. Proration is not permissible. In
addition, an automatic control system shall be provided to assure compliance with heating and air conditioning
requirements.
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ACTION REQUIRED: IF PARKING IS CHARGED SEPARATELY, USE THE FOLLOWING SUB-PARAGRAPH, AS
APPROPRIATE. OTHERWISE, DELETE THE FOLLOWING SUB-PARAGRAPH. NOTE: PARKING RATE IS
TYPICALLY ON A PER MONTH BASIS.

H. Parking shall be provided at a rate of $XX per parking space per month (Structure), and $XX per parking space
per month (Surface).

The following paragraphs have been added:

ACTION REQUIRED: MANDATORY FOR ACTIONS DESIGNATED AT FACILITY SECURITY LEVEL (FSL) Ill OR IV,
WHICH REQUIRES OFFERORS TO DETERMINE BSAC RENT BASED UPON AN ESTIMATED DOLLAR AMOUNT
SUPPLIED BY THE GOVERNMENT. DELETE FOR FSL | AND I, WHICH RELIES ON FIRM FIXED (TURNKEY)
PRICING FOR SECURITY WORK.

ACTION REQUIRED. LEASING SPECIALIST MUST ENTER THE BSAC PRIOR TO ISSUING LEASE DOCUMENT
WITH THE RLP. MUST MATCH THE AMOUNT USED UNDER THE RLP. INSERT THE AMORTIZATION RATE AT
LEASE AWARD.

BUILDING SPECIFIC AMORTIZED CAPITAL (SEP 2012)

For purposes of this Lease, the Building Specific Amortized Capital (BSAC) is $XX.XX per ABOA SF. The Lessor will
make the total BSAC amount available to the Government, which will use the funds for security related improvements.
This amount is amortized in the rent over the Firm Term of this lease at an annual interest rate of X percent.

ACTION REQUIRED: MANDATORY FOR ACTIONS DESIGNATED AT FACILITY SECURITY LEVEL (FSL) Ill OR IV,
WHICH REQUIRES OFFERORS TO DETERMINE BSAC RENT BASED UPON AN ESTIMATED DOLLAR AMOUNT
SUPPLIED BY THE GOVERNMENT. DELETE FOR FSL | AND I, WHICH RELIES ON FIRM FIXED (TURNKEY)
PRICING FOR SECURITY WORK.

BUILDING SPECIFIC AMORTIZED CAPITAL RENTAL ADJUSTMENT (SEP 2012)

A. The Government, at its sole discretion, shall make all decisions about the use of the Building Specific Amortized
Capital (BSAC). The Government may use all or part of the BSAC. The Government may return to the lessor any unused
portion of the BSAC in exchange for a decrease in rent (where applicable) according to the agreed-upon amortization rate
over the Firm Term.

B. The Government may elect to make lump-sum payments for any work covered by the BSAC. The part of the BSAC
amortized in the rent shall be reduced accordingly. At any time after occupancy and during the Firm Term of the Lease,
the Government, at its sole discretion, may elect to pay a lump sum for any part or all of the remaining unpaid amortized
balance of the BSAC. If the Government elects to make a lump-sum payment for the BSAC after occupancy, the payment
of the BSAC by the Government will result in a decrease in the rent according to the amortization rate over the Firm Term
of the Lease.

C. Ifitis anticipated that the Government will spend more than the BSAC identified above, the Government shall have
the right to either:

1. Reduce the security countermeasure requirements;

2. Pay a lump sum for the amount overage upon substantial completion in accordance with the “Acceptance of Space
and Certificate of Occupancy” paragraph; or

3. Negotiate an increase in the rent.

b. Section 4 (Changes)

The following paragraphs have been amended:
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SCHEDULE FOR COMPLETION OF SPACE (SEP 2012)

Design and construction activities for the Space shall commence upon Lease award. The Lessor shall schedule the
following activities to achieve timely completion of the work required by this Lease:

ACTION REQUIRED: CHOOSE ONE OF THREE DID METHODS BELOW: “GOVERNMENT-PROVIDED DID,” OR
“DID WORKSHOP,” OR “LESSOR-PROVIDED DID”, AND DELETE THE OTHER TWO METHODS. NOTE: AFTER
SELECTION AND DELETION OF TWO OF THE FOLLOWING THREE METHODS, CONTINUE THIS PARAGRAPH
FROM SUB-PARAGRAPH “D,” BELOW. FILL IN THE REQUIRED DATES OR WORKING DAYS.

GOVERNMENT-PROVIDED DID METHOD

A. Government-Provided Design Intent Drawings (DIDs): The Government shall prepare and provide to the
Lessor the Government’s approved DIDs based upon the base Building documents provided by the Lessor as required in
the paragraph titted “DOCUMENTS INCORPORATED IN THE LEASE” paragraph of this lease. These DIDs will detail the
Tls to be made by the Lessor within the Space. DIDs shall be due to the Lessor within XX Working Days from award.

B. DIDs. For the purposes of this Lease, DIDs are defined as fully dimensioned drawings of the leased Space
which reflect all Lease requirements provided by the Government sufficient for the preparation of construction documents
(CDs), including, but not limited to:

Generic furniture layout, wall, door, and built-in millwork locations;
Telephone, electrical, and data outlet types and locations;
Information necessary for calculation of electrical and HVAC loads;
Work related to security requirements; and

All finish selections.

apwh e

DID WORKSHOP METHOD

A. Design Intent Drawing (DID) Workshop: In conjunction with the Government, the Lessor shall commit as part of
shell costs to a X-day DID workshop tentatively scheduled to begin month/day/year or X Working Days after award at
the office of the Lessor’'s architect or an alternate location agreed to by the Government. The architect will provide full
design services so that the DIDs can be completed during this conference.

B. DIDs. For the purposes of this Lease, DIDs are defined as fully dimensioned drawings of the leased Space
which reflect all Lease requirements provided by the Government sufficient for the preparation of construction documents
(CDs), including, but not limited to:

Generic furniture layout, wall, door, and built-in millwork locations;
Telephone, electrical, and data outlet types and locations;
Information necessary for calculation of electrical and HVAC loads
Work related to security requirements; and

All finish selections.

agrwNE

C. The Government's review and approval of the DIDs is limited to conformance to the specific requirements of the
Lease and the client agency build-out requirements as they apply to the Space. The Government will provide formal
approval of DIDs in writing XX Working Days from the conclusion of the DID conference.

LESSOR-PROVIDED DID METHOD

A. Lessor-Provided Design Intent Drawings (DIDs): The Lessor must submit to GSA, as part of the shell cost,
complete DIDs conforming to the requirements of this Lease and other Government-supplied information related to the
tenant agency's interior build-out requirements not later than XX Working Days following the Lease Award Date, provided
that the Government supplies such information and direction as reasonably required for Lessor to timely complete DIDs.
The Government (GSA and the tenant agency) shall attend two meetings at the Lessor's request for the purpose of
providing information and direction in the development of DIDs. The Lessor should anticipate at least two submissions of
DIDs before receiving approval. At the sole discretion of the Government, the Lessor may be required to submit a budget
proposal based on the TIs and associated work as shown on the DIDs. This budget proposal shall be completed within
XX Working Days of the Government’s request.
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B. DIDs. For the purposes of this Lease, DIDs are defined as fully dimensioned drawings of the leased Space that
reflect all Lease requirements provided by the Government sufficient for the preparation of construction documents (CDs),
including, but not limited to:

Generic furniture layout, wall, door, and built-in millwork locations;
Telephone, electrical, and data outlet types and locations;
Information necessary for calculation of electrical and HVAC loads;
Work related to security requirements; and

All finish selections.

arwNE

C. Government review and approval of Lessor-provided DIDs: The Government must notify the Lessor of DID
approval not later than XX Working Days following submission of DIDs conforming to the requirements of this Lease as
supplied by the Government. Should the DIDs not conform to these requirements, the Government must notify the Lessor
of such non-conformances within the same period; however, the Lessor shall be responsible for any delay to approval of
DIDs occasioned by such non-conformance. The Government's review and approval of the DIDs is limited to
conformance to the specific requirements of the Lease as they apply to the Space.

D. The Lessor’s preparation and submission of construction documents (CDs): The Lessor as part of the TI must
complete CDs conforming to the approved DIDs not later than XX Working Days following the approval of DIDs. The
pricing for this work is included under the A/E fees established under Section 1 of the Lease. If during the preparation of
CDs the Lessor becomes aware that any material requirement indicated in the approved DIDs cannot be reasonably
achieved, the Lessor shall promptly notify GSA, and shall not proceed with completion of CDs until direction is received
from the LCO. The LCO shall provide direction within XX Working Days of such notice, but the Government shall not be
responsible for delays to completion of CDs occasioned by such circumstances. For the purpose of this paragraph, a
"material requirement" shall mean any requirement necessary for the Government's intended use of the Space as
provided for in, or reasonably inferable from, the Lease and the approved DIDs (e.g., number of workstations and required
adjacencies).

E. Government review of CDs: The Government shall have XX Working Days to review CDs before Lessor
proceeds to prepare a Tl price proposal for the work described in the CDs. At any time during this period of review, the
Government shall have the right to require the Lessor to modify the CDs to enforce conformance to Lease requirements
and the approved DIDs.

F. The Lessor's preparation and submission of the Tl price proposal: The Lessor shall prepare and submit a
complete TI price proposal in accordance with this Lease within XX Working Days following the end of the Government
CD review period.

G. Negotiation of Tl price proposal and issuance of notice to proceed (NTP): The Government shall issue NTP
within XX Working Days following the submission of the Tl price proposal, provided that the TI price proposal conforms to
the requirements of the paragraph titled “Tenant Improvements Price Proposal” and the parties negotiate a fair and
reasonable price for Tls.

ACTION REQUIRED: DELETE SUB-PARAGRAPH H FOR FSL | AND Il (SECURITY TURNKEY PRICING).

H. The Lessor's preparation and submission of the BSAC price proposal: The Lessor shall prepare and submit a
complete BSAC price proposal in accordance with this Lease within XX Working Days following the end of the
Government CD review period.

ACTION REQUIRED: DELETE SUB-PARAGRAPH | FOR FSL Il and IV (SECURITY PRICED POST-AWARD).

. Negotiation of TI price proposal and issuance of notice to proceed (NTP): The Government shall issue NTP
within XX Working Days following the submission of the Tl price proposal, provided that the Tl price proposal conforms to
the requirements of the paragraph titled “Tenant Improvements Price Proposal” and the parties negotiate a fair and
reasonable price for Tls.

ACTION REQUIRED: DELETE SUB-PARAGRAPHS J FOR FSL | AND Il (SECURITY TURNKEY PRICING).

J. Negotiation of Tl and BSAC price proposals and issuance of notice to proceed (NTP): The Government shall
issue NTP within XX Working Days following the submission of the Tl and BSAC price proposals, provided that both the
Tl and BSAC price proposals conform to the requirements of the paragraphs titled “Tenant Improvements Price Proposal”
and “Building Specific Amortized Capital Price Proposal” and the parties negotiate a fair and reasonable price for Tls.
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K. Construction of Tls and completion of other required construction work: The Lessor shall complete all work
required to prepare the Premises as required in this Lease ready for use not later than XX Working Days following
issuance of NTP.

CONSTRUCTION DOCUMENTS (SEP 2012)

The Lessor's CDs shall include all mechanical, electrical, plumbing, fire protection, life safety, lighting, structural, security,
and architectural improvements scheduled for inclusion into the Space. CDs shall be annotated with all applicable
specifications. CDs shall also clearly identify Tls already in place and the work to be done by the Lessor or others.
Notwithstanding the Government's review of the CDs, the Lessor is solely responsible and liable for their technical
accuracy and compliance with all applicable Lease requirements.

TENANT IMPROVEMENTS PRICING REQUIREMENTS (SEP 2012)

A. Under the provisions of FAR Subpart 15.4, the Lessor shall submit a Tl price proposal with information that is
adequate for the Government to evaluate the reasonableness of the price or determining cost realism for the
Tls within the time frame specified in this section. The TI price proposal shall use the fee rates specified in the
“Tenant Improvement Fee Schedule” paragraph of this Lease. The Lessor shall exclude from the Tl price
proposal all costs for fixtures and/or other Tls already in place, provided the Government has accepted same.
However, the Lessor will be reimbursed for costs to repair or improve the fixture(s) and/or any other
improvements already in place. The Lessor must provide certified cost or pricing data for Tl proposals
exceeding the threshold in FAR 15.403-4, to establish a fair and reasonable price. For Tl proposals that do not
exceed the threshold in FAR 15-403-4, the Lessor shall submit adequate documentation to support the
reasonableness of the price proposal as determined by the LCO.

B. The TIs scope of work includes the Lease, the DIDs, the CDs, and written specifications. In cases of
discrepancies, the Lessor shall immediately notify the LCO for resolution. All differences will be resolved by the
LCO in accordance with the terms and conditions of the Lease.

C. In lieu of requiring the submission of detailed cost or pricing data as described above, the Government (in
accordance with FAR 15.403) is willing to negotiate a price based upon the results of a competitive proposal
process. A minimum of two qualified General Contractors (GCs) shall be invited by the Lessor to participate in
the competitive proposal process. Each participant shall compete independently in the process. In the absence
of sufficient competition from the GCs, a minimum of two qualified subcontractors from each trade of the Tenant
Improvement Cost Summary (TICS) Table (described below) shall be invited to participate in the competitive
proposal process.

D. Each TI proposal shall be (1) submitted by the proposed General Contractors (or subcontractors) using the
TICS Table in CSI Masterformat; (2) reviewed by the Lessor prior to submission to the Government to ensure
compliance with the scope of work (specified above) and the proper allocation of shell and Tl costs; and
(3) reviewed by the Government. The GCs shall submit supporting bids from major subcontractors along with
additional backup to the TICS Table in a format acceptable to the Government, consistent with the TICS Table
Masterformat cost elements.

E. Unless specifically designated in this Lease as a Tl or BSAC cost, all construction costs shall be deemed to be
included in the Shell Rent. Any costs in the GC's proposal for Building shell are-BSS items shall be clearly
identified on the TICS Table separately from the Tl costs.

F. The Government reserves the right to determine if bids meet the scope of work, that the price is reasonable,
and that the Lessor's proposed contractors are qualified to perform the work. The Government reserves the
right to reject all bids at its sole discretion. The Government reserves the right to attend or be represented at all
negotiation sessions between the Lessor and potential contractors.

G. The Lessor shall demonstrate to the Government that best efforts have been made to obtain the most
competitive prices possible, and the Lessor shall accept responsibility for all prices through direct contracts with
all contractors. The LCO shall issue to the Lessor a NTP with the Tls upon the Government's sole
determination that the Lessor's proposal is acceptable. The Lessor shall complete the work within the time
frame specified in this section of the Lease.

19-28 PBS Leasing Desk Guide
This page last revised: 9/28/2012



https://www.acquisition.gov/far/current/html/Subpart%2015_4.html#wp1208430�



CHAPTER 19: Security

GSA ’

The following paragraph has been added:

ACTION REQUIRED: MANDATORY FOR ACTIONS DESIGNATED AT FACILITY SECURITY LEVEL (FSL) Ill OR IV,
WHICH REQUIRES OFFERORS TO DETERMINE BSAC RENT BASED UPON AN ESTIMATED DOLLAR AMOUNT
SUPPLIED BY THE GOVERNMENT. DELETE FOR FSL | AND Il, WHICH RELIES ON FIRM FIXED (TURNKEY)
PRICING FOR SECURITY WORK.

ACTION REQUIRED. LEASING SPECIALIST MUST ENTER THE BSAC PRIOR TO ISSUING LEASE DOCUMENT
WITH THE RLP. MUST MATCH THE AMOUNT USED UNDER THE RLP. INSERT THE AMORTIZATION RATE AT
LEASE AWARD.

NOTE: AMORTIZED TI AND BSAC MAY NOT EXCEED THE HIGH END OF THE MARKET. IF THE INCLUSION OF
THE BSAC ANOUNT IS ANTICIPATED TO PUSH THE RENT ABOVE THE HIGH END OF THE MARKET, REDUCE
THE BSAC FIGURE BELOW AND OBTAIN AN RWA FOR THE DIFFERENCE

BUILDING SPECIFIC AMORTIZED CAPITAL (BSAC) PRICE PROPOSAL (SEP 2012)

The Lessor's BSAC price proposal shall be supported by sufficient cost or pricing data to enable the Government to
evaluate the reasonableness of the proposal, or documentation that the Proposal is based upon competitive proposals.
The pricing requirements described in the “Tenant Improvements Pricing Requirements” paragraph shall apply to BSAC
pricing, except that pricing shall be submitted using the Security Unit Price List (SecUP).

c. Section 6 (Changes)

The following paragraph has been added:

IDENTITY VERIFICATION OF PERSONNEL (SEP 2012)

The Government reserves the right to verify identities of personnel with routine pre-occupancy and/or
unaccompanied access to Government space. The Lessor shall comply with the agency personal identity verification
procedures below that implement Homeland Security Presidential Directive-12 (HSPD-12), Office of Management
and Budget (OMB) guidance M-05-24, and Federal Information Processing Standards Publication (FIPS PUB)
Number 201, as amended.

The Lessor shall insert this paragraph in all subcontracts when the subcontractor is required to have physical access
to a federally controlled facility or access to a federal information system.

Lessor compliance with sub-paragraphs below will suffice to meet the Lessor’s requirements under HSPD-12, OMB
M-05-24, and FIPS PUB Number 201.

The Government reserves the right to conduct background checks on Lessor personnel and contractors with routine
access to Government leased space.

Upon request, the Lessor will notify the Government whether they will use either the manual process and submit
completed fingerprint charts and background investigation forms, or use the electronic process of ID verification,
completed through the E-QUIP system. This would be done for each employee of the Lessor, as well as employees
of the Lessor's contractors or subcontractors who will provide building operating services requiring routine access to
the Government'’s leased space for a period greater than 6 months. The Government may also require this
information for the Lessor's employees, contractors, or subcontractors who will be engaged to perform alterations or
emergency repairs in the Government'’s space.

MANUAL PROCESS

The Lessor shall provide Form FD 258, Fingerprint Chart (available from the Government Printing Office at
http://bookstore.gpo.gov), and Standard Form 85P, Questionnaire for Public Trust Positions, completed by each
person and returned to the Lease Contracting Officer (or the contracting officer's designated representative) within
30 days from receipt of the forms.

ELECTRONIC PROCESS
The electronic process will be done through the E-QIP system. The Lessor’s contractor/personnel will receive an
email along with instructions for completing the Office of Personnel Electronic Questionnaire (e-QIP).
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The contractor/personnel will have up to (7) seven business days to login and complete the e-QIP for the
background investigation.

The contractor/personnel will be instructed to access the website, and receive on screen instructions which include
but it is not limited to:
e 8§ HowtoLoglin
How to Answer and Create New Golden Questions
What Additional Documents to Send
To Print and Sign two Signature Forms (Certification That My Answers Are True)
To complete the submission process press the “Release /Request Transmit to the Agency” and
exit the process
. 8§ Where to Send ;

8
§
8
§

The Lessor must ensure prompt input, and timely receipt of the following, from their contractor/personnel:
(1) Two (2) FBI Fingerprint Cards (Form FD-258) or one (1) card produced by a livescan device,

(2) Certification That My Answers Are True

(3) Authorization for Release of Information

The Lessor must ensure the contracting officer (or the contracting officer's designated Representative has all of the
requested documentation to ensure the completion of the investigation.

Based on the information furnished, the Government will conduct background investigations of the employees. The
contracting officer will advise the Lessor in writing if an employee fails the investigation, and, effective immediately,
the employee will no longer be allowed to work or be assigned to work in the Government’s space.

Throughout the life of the lease, the Lessor shall provide the same data for any new employees, contractors, or
subcontractors who will be assigned to the Government’s space. In the event the Lessor's contractor or
subcontractor is subsequently replaced, the new contractor or subcontractor is not required to submit another set of

these forms for employees who were cleared through this process while employed by the former contractor or
subcontractor. The Lessor shall resubmit Form FD 258 and Standard Form 85P for every employee covered by this

paragraph on a 5 year basis.

d. Section 7 (Changes)

The following paragraph was not edited:

ACTION REQUIRED: INSERT SECURITY LEVEL BELOW AND ATTACH APPROPRIATE SECURITY STANDARDS
FROM NATIONAL OFFICE OF LEASING GOOGLE SITE.

SECURITY STANDARDS (JUN 2012)

The Lessor agrees to the requirements of Security Level X attached to this Lease.
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Attachment 4, Security Requirements for FSL Il

Requirements for FSL Il are on the following pages.
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Attachment 5, Security Requirements for FSL Il

Requirements for FSL 11l are on the following pages.

19-46 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-47
This page last revised: 9/28/2012





CHAPTER 19: Security

19-48 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-49
This page last revised: 9/28/2012





CHAPTER 19: Security

19-50 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-51
This page last revised: 9/28/2012





CHAPTER 19: Security

19-52 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-53
This page last revised: 9/28/2012





CHAPTER 19: Security

19-54 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-55
This page last revised: 9/28/2012





CHAPTER 19: Security

19-56 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-57
This page last revised: 9/28/2012





CHAPTER 19: Security

19-58 PBS Leasing Desk Guide
This page last revised: 9/28/2012





CHAPTER 19: Security
&

PBS Leasing Desk Guide 19-59
This page last revised: 9/28/2012





k

Attachment 6, Security Requirements for FSL IV

Requirements for FSL IV are on the following pages.
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Attachment 7, Security Unit Price List for FSL Il

The Security Unit Price List for FSL Il is on the following pages.
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Attachment 8, Security Unit Price List for FSL Il

The Security Unit Price List for FSL Il is on the following pages.
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Attachment 9, Security Unit Price List for FSL IV

The Security Unit Price List for FSL IV is on the following pages.
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1. Introduction

This chapter explains the general purpose and use of the Warehouse Lease Model. This model is
specifically designed to accommodate the special characteristics of warehouse space, which
otherwise typically require numerous modifications to the standard lease form. The different
characteristics of warehouse space require a distinct approach to its procurement, including
acquisition strategy, evaluation of offers, and pricing and paying for tenant improvements (TI).

2. When to Use the Warehouse Lease Model

The Warehouse Lease Model is optimized for space whose predominant use is for storage,
distribution, or manufacturing—such as for equipment, repair parts, documents, furnishings, or
any other of the innumerable things for which our client agencies require holding space—as
opposed to general-purpose areas, offices, data centers, technical labs, parking, and other non-
storage uses. If most of the space will be used for general-purpose or unique applications, then
the Warehouse Lease Model is probably not the correct model to use.

This lease can be used for any size or rental value of warehouse space.
It is important to keep in mind that not all organizations or databases define warehouse space the
same way. For example, CoStar regards “flex space” in industrial parks as warehouse space, but

a warehouse lease would not be appropriate for such space because its purpose would not be
primarily for storage.

3. Component Documents

A warehouse lease acquisition uses the documents listed in Table 21-1 for the Request for Lease
Proposals (RLP) and Lease contract. Except where noted otherwise, all are required.

Table 21-1. Documents for Warehouse Lease

Document RLP Lease Comment
GSA Form R101WH: GSA Request for X Specifically designed for warehouse lease
Warehouse Lease Proposal
Agency Special Requirements X X Includes racking plan for storage area
Security Requirements X X
GSA Form 1364WH, Warehouse Proposal X Specifically designed for warehouse lease
to Lease Space
GSA Form 1217, Lessor’'s Annual Cost X
Statement
GSA Form 12000-WH: Prelease Fire X Specifically designed for warehouse lease
Protection and Life Safety Evaluation for a
Warehouse Building
PBS Leasing Desk Guide 21-1
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Document RLP Lease Comment

GSA Form 3516: Solicitation Provisions X These are not incorporated into the RLP
(R101WH) and must be included as a
separate attachment

Seismic Offer Forms A through F X If in an applicable zone

GSA Form 3518 Representations and X X

Certifications

Building Security Unit Price List X X

GSA Form 3517B, General Clauses X X Be sure to use the version with the most

recent effective date

Broker Commission Agreement from G- X
REX (formerly eLease) template, if it is a
brokered lease

GSA Form L201WH: Lease contract X X Specifically designed for warehouse lease

As Table 21-1 shows, four documents are specific to the Warehouse Lease Model: GSA Form
R101WH, Warehouse Request for Lease Proposals; GSA Form 1364WH, Warehouse Proposal
to Lease Space; GSA Form 12000-WH, Prelease Fire Protection and Life Safety Evaluation for a
Warehouse Building, which is a specifically modified version of the GSA Form 12000 evaluation
used for other lease models; and GSA Form L201WH, the Lease contract. Also, as the table
indicates, a number of documents may be issued with the RLP but at award become part of the
Lease contract.

4. Warehouse versus Standard Lease

The Warehouse Request for Lease Proposals (RLP) form is similar in format to the Standard RLP
form. However, it differs significantly in substance from the standard RLP to highlight the most
important pricing considerations in order to enable potential offerors to more quickly understand
the principal warehouse requirements affecting offer pricing.

The Warehouse RLP and lease contain language and provisions that are similar to much of the
Standard RLP and lease, but they are not identical. Thus, specific provisions as well as
paragraph numbers and headings do not match those of other lease types. Although much of the
language is similar, do not assume that the language is identical to that in the other lease models.

a. Price Evaluation

Historically, GSA has typically accomplished the price evaluation process for warehouse space
by evaluating area. However, the Warehouse Lease Model allows the Leasing Specialist the
flexibility to seek space and evaluate price by volume or area based upon certain assumptions,
such as market conditions or client agency requirements. (Note: once the Leasing Specialist
determines to evaluate price by either volume or area, any change will require an amendment to
the RLP. Therefore, it is important that Leasing Specialists determine the preferred method of
price evaluation before issuing the RLP). Evaluating price by volume will maximize value to the
Government when height is a useful factor that can result in increased space utilization because
a greater amount can be stored, by using the added height. Evaluating price by volume also
significantly helps agencies comply with the Office of Management and Budget's “Freeze the

21-2 PBS Leasing Desk Guide
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Footprint/No Net New” requirement, as it will generally allow an agency to meet its warehouse
space requirements within a smaller footprint. A specific present value analysis (PVA)
spreadsheet is available to determine the present value analysis for warehouse space value in
terms of cubic feet (volume). (See the sample in Attachment 1 to this chapter.) If the RLP
specified area rather than volume for price evaluations, then use the regular Standard Lease PVA
spreadsheet/calculator.

To properly evaluate price by volume, it is important to consider the agency’s minimum and
maximum stacking height requirements, including any additional height needed for top shelf
maneuverability, or to meet local codes. The evaluation of price by volume also provides for
adjustments for the lesser height requirement of office or other non-storage space within the
overall warehouse. Also, in some instances, such as vehicle servicing uses, the minimum and
maximum heights may be identical, as there will be no advantage to additional height beyond the
minimum required. In such instances, use of the area price evaluation (rather than volume) is
recommended.

It is also important to realize that the Warehouse Model only allows for single-floor space, and all
space must be on the ground floor. Therefore, any mezzanine or other space not on the ground
level will not be counted toward the square and cubic footage. This should not pose a problem, as
in most markets mezzanine space is not counted in square footage, regardless of the method of
measurement. Lastly, even if mezzanine space is offered free of charge, the Government cannot
use it without an elevator to meet accessibility requirements. This will generally not be
economically feasible, so any mezzanine space should typically be either demolished or sealed
off.

b. Shell Definition

The building shell for warehouse space is defined generally as unfinished walls, sealed concrete
floors, and roof (but no finished ceiling, merely exposed joists), with sprinklers, restrooms, loading
docks (including overhead doors) and ramps or aprons, lighting to 10 foot-candles (30 foot-
candles in shipping and receiving areas), and ceiling mounted heat, typically without ductwork.
Warehouse shell space will have fewer components than those covered in the Pricing Desk
Guide for warm lit shell as defined for general-purpose office space. Consequently, tenant
improvements in warehouses may result in more costly build-out than permitted under the Tl
allowance for a tenant agency’s assigned tier.

For this reason, when a significant office area is to be built out within the overall warehouse, it is
important to either use the Standard Lease Model, or—if using the Warehouse Lease model—to
determine whether a functional estimate methodology is applicable for setting the TI allowance.
See Section 6 of this desk guide chapter for additional information on Tl allowances for
warehouses. Note: if more than 50 percent of the space is to be used for office or other non-
storage purposes, then use the Standard Lease Model.

c. Fire Protection and Life Safety

Similar to the procedures for office space leasing, a fire protection and life safety (FPLS) review
for warehouse space leasing by the GSA regional fire protection engineer is required under
certain situations. However, the fire protection and life safety requirements for warehouse space
are different, because of the higher risk of loss associated with a fire within warehouse space.
The determining factors for when an FPLS review for warehouse space is required are based on
the proposed location of the offered space (whether it is on the ground floor or not); the area of
the offered space; proposed height of the storage; the existence of fire sprinklers, a fire alarm

PBS Leasing Desk Guide 21-3
This page issued: 5/5/2014





CHAPTER 21: Warehouse Leases

GSA

% 4. Warehouse versus Standard Lease

system, and number of remote exits; and whether the building’s certificate of occupancy was
issued under any edition of the International Code Council’s International Building Code (IBC).

This approach also permits a Leasing Specialist to forego the need for an offeror to provide an
FPLS submittal package of information to the regional fire protection engineer for a technical
FPLS review if the building meets the limited number of FPLS requirements that are unique to
PBS and if the building has a valid certificate of occupancy complying with any edition of the IBC.
In addition, warehouse leases will be permitted without a GSA FPLS review for space less than
10,000 rentable square feet located on the first floor having a proposed height of storage less
than or equal to 12 feet. These criteria are the same regardless of whether evaluating offers on
volume or area.

In addition, similar to the GSA Form 12000, Prelease Fire Protection and Life Safety for an
Office Building, which is required to be completed for offered space in an office building, a
new GSA Form 12000-WH has been developed for offered space in a warehouse building.
The new GSA Form 12000-WH is titled Prelease Fire Protection and Life Safety Evaluation
for a Warehouse Building. It is very important to recognize that whenever a GSA Form
12000-WH is required, the leasing specialist must work with offerors to provide them with
proposed schematic and racking plans (see Attachment 5 of this chapter for examples),
along with a list of the proposed type and amount of commodity to be stored. Offerors must
then incorporate that information into their completed Forms 12000-WH for the GSA
regional fire protection engineer’s review. Approval by the regional GSA fire protection
engineer is also required during the life of the lease whenever the Schematic and Racking
Plan undergoes maodification or the nature of the materials to be stored changes.

Attachment 2 at the end of this chapter contains the decision flow chart for determining the
inspection requirement. Attachment 3 shows GSA Form 12000-WH, Prelease Fire Protection and
Life Safety Evaluation for a Warehouse Building.

If a fire protection and life safety review is required, the GSA Form 12000-WH must be provided.
It contains two parts that must be completed depending on the area of the space the offeror
proposes to lease to the Government. Only Part A of Form 12000-WH is required from the offeror
or an authorized representative when an offered space is less than 40,000 rentable square feet in
area. Part B must be completed when offered space is greater than or equal to 40,000 rentable
square feet in area. These criteria for using Part A or Part B are the same regardless of whether
evaluating offers on volume or area. The licensed fire protection engineer must complete Part B.

The Fundamental Code Requirements of GSA Form 12000-WH apply to Part A and Part B.
Those requirements are as follows:

a. A warehouse building is defined as a building that is built for materials storage
and handling operations with features such as concrete floors, unfinished ceilings,
industrial lighting, overhead doors, minimal HVAC, large column spacing, and
special floor load capacities.

b. The offered warehouse building shall be evaluated for compliance with the most
recent edition of the building and fire code adopted by the jurisdiction in which
the warehouse building is located; with the exception that the technical egress
requirements of the building shall be evaluated based on the egress
requirements of the most recent edition of the National Fire Protection
Association (NFPA) 101, Life Safety Code. (Note: a building with a certificate of
occupancy indicating that the building fully complies with the International
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Building Code shall be deemed to comply with this requirement.) All areas that
do not meet the above stated criteria shall be identified as to the extent that they
do comply.

It is important to determine in requirements development what type and amount of commaodities

the Government intends to store in the warehouse, as it may affect the fire protection

requirements. It is also important to understand what type and amount of commodity is being

stored in the balance of any space not leased by the Government, so as to avoid cross-

contamination or undue hazards posed by the potential interaction of the materials being stored.
GSA Leasing Specialists must consult with the GSA regional fire protection program office to
determine whether additional fire protection requirements are required because of the nature of

the materials to be stored in the warehouse.

d. Energy and Other Building Services (Operating Costs)

In preparing the RLP, the Leasing Specialist must determine whether the RLP will require offerors
to propose a fully serviced lease in which rent covers operating costs such as utilities and other

services, or a lease that is net of utilities, meaning that it excludes utilities or other building

services from the rent. These considerations are discussed in more detail below under paragraph

7, “Operating Costs,” and paragraph 8, “Non-Fully Serviced Leases: Service Contracts.”

Energy

In general, the energy efficiency requirements in warehouses are the same as in general-purpose
office space, although warehouse space does have very different electrical, mechanical, and
plumbing specifications. Also, to the extent that portions of the warehouse building are built out as

general-purpose office area, the requirements for those portions of the space are virtually
identical to those for general-purpose office space.

There are, however, a few key differences found in warehouses:

Utilities—Per general practice in the private sector, utilities consumed within warehouse
space are usually paid by tenants directly to the utility companies and not included in
operating expenses or shell rent. This is often done because it is very difficult for lessors
to estimate utility consumption in warehouses, since utility use varies widely depending
on what activities occur within the warehouse. For instance, if the receiving doors are left
open for much of the day, it is understandable that utility consumption for heat could be
dramatically higher than otherwise. Also, the set point for heat in a warehouse is often,
but not always, maintained at a much lower level than it would be for occupancy by
people. Furthermore, warehouses are generally not air-conditioned. If conditioned air is
required for the storage portion of the warehouse, utility consumption will be much higher
than otherwise, especially if receiving doors are left wide open. It is therefore extremely
difficult for lessors to properly price utilities into the rent; when they must do so, they will
typically charge an excessive premium in order to mitigate the unknown risk.

Lighting—Typical lighting output in warehouse storage areas is only 10 foot-candles,
significantly less than that required in office areas, including office areas within
warehouses.

Plug load—Plug load requirements are also generally much lower than general-purpose
office areas, as there is often only a limited requirement for electrical receptacles in
warehouse space, apart from those in any office area within the warehouse space.
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The Leasing Specialist should check with the Facilities Management & Services Programs
(FMSP) Energy Management Division to determine whether GSA’s bulk power purchase
arrangement may offer a cheaper price than that available from local utilities. If utilities are being
paid by GSA or the client agency, then additional lead time is probably needed to arrange for
setting up a utility billing account. If the tenant agency will be paying for utilities, then the Leasing
Specialist and Lease Administration Manager must coordinate setting up that account with the
tenant agency so that utilities are available when the space is accepted for occupancy.

Building Services

Janitorial

Because of the lack of interior common facilities—such as a lobby, restrooms, corridors, or
elevators—lessors of warehouses typically do not need to arrange for cleaning. This tenant-
centric approach is also reinforced by the varying nature of tenant-required warehouse janitorial

services. These services can range from none to cleaning
substances such as oil, grease, or sawdust multiple times
daily, making the pricing of janitorial service extremely
difficult without detailed specifications. Of course, if an
agency has detailed cleaning specifications for the specific
occupancy planned and those specifications can be included
in the RLP, then janitorial services can—but might not
necessarily—be reasonably priced by a lessor. If janitorial
services are being paid directly by either GSA or the client
agency, then additional lead time is probably needed to
arrange for their procurement and set up an account. If the
tenant agency will be paying for janitorial services, then the
Leasing Specialist and Lease Administration Manager must
coordinate setting up that account with the tenant agency so
that the janitorial services are available when the space is
accepted for occupancy.

Trash Removal

As with utilities and janitorial services, because of the wide
variety of tenant disposal requirements in warehouses,
lessors do not typically include trash removal in operating
costs or shell rent. Trash removal is typically handled by
tenants, who maintain their own appropriately sized trash

Other Contract Services

Some leases are not fully serviced, and
some standard level operating costs,
such as cleaning and utilities, are
provided by PBS for the tenant agencies
through separate service contracts. The
cost of the standard level of service
obtained through these contracts must
be billed to the tenant agency through
the OA, and may not be billed through an
RWA. Within the OA Tool, it is possible
to see the difference between the
operating rent (services provided within
the lease) and other contract services
(services provided by PBS by separate
contract). These services are included as
part of the operating costs rate shown on
the financial summary of the OA. Other
contract services are adjusted at the
beginning of the fiscal year and not on
the lease anniversary.

containers and arrange for them to be emptied at whatever periodic rate they require. This allows
for maximum flexibility by the tenant agency in modifying its trash service as needed. If a client
agency wishes a lessor to include trash removal in a warehouse lease, then the RLP must detail
the precise level and amount of service to be provided. If it is desired that trash removal be
provided by the lessor and included in operating expenses, then the lease will have to be
modified every time the amount or interval of the agency’s trash requirements increase or

decrease, including any special pickups required. If trash removal is being paid directly by either
GSA or the client agency, then additional lead time is probably needed to arrange for setting up
an account. If the tenant agency will be paying for trash removal, then the Leasing Specialist and
Lease Administration Manager must coordinate setting up that account with the tenant agency so
that trash services are available when the space is accepted for occupancy, if not before.
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e. Other Differences

The following are other differences between the Standard and Warehouse Lease Models:

e Although the Warehouse Lease model uses the TIA method (not turnkey), and there is
more than one method of setting the TIA, the amount of the TIA will be different from the
amount that results from applying the allowance for general-purpose office space. (See
the detailed explanation below in Section 6 of this chapter.)

e The efficiency of the space will depend not only on the amount of clear ceiling height that
the client agency can use (if needed) but also the dimensions of the space, column
spacing, and the client agency’s racking system and aisle requirements. A “test fit” will
best determine the efficiency of the planned agency space layout, and can ultimately
indicate best value among competing spaces. (See paragraph 5.a below.)

5. Establishing Requirements

It is critical for the Leasing Specialist to work closely with the client agency to prepare a
sufficiently detailed package of agency special requirements addressing features unique to that
agency’s warehouse operation. Although warehouses do not use a turnkey lease model, the
requirements for warehouse space should be developed in great detail in order to maximize the
efficiency of the volume of storage. That includes an ideal theoretical “test fit.” The following
issues involve requirements unigue to warehouse space that demand careful advance
consideration and definition.

a. Space Configuration

The particular configuration of warehouse space has an impact on its suitability for a particular
storage purpose, and therefore on its overall cost and efficiency. The RLP must be careful to
capture the client agency’s specific needs.

The dimensions of shelving racks define the usability of vertical space. The minimum clear ceiling
height is the sum of the agency’s maximum stacking height and the clearance necessary for top
shelf maneuverability and to meet any local codes. Stacking shelf intervals, their maximum
stacking height, and any needed top clearance, must be considered in determining the minimum
required ceiling height, and any maximum clear ceiling height for price evaluation purposes. A
generic racking plan, showing the proposed rack widths and heights, aisle widths between racks,
and acceptable racking height intervals must be prepared. This plan is provided to offerors when
a fire protection and life safety review is required. The offerors must use the generic racking plan
to design more customized drawings of their particular space being offered. Sample racking plans
are attached to this chapter as Attachment 5.

In some circumstances, depending on the client’s requirements, the RLP may need to specify
storage bay width, depth, and/or column spacing to maximize layout efficiency.

Use of the cubic foot measurements and volumetric price evaluation is an optional methodology.
While use of the volumetric price evaluation method should be considered, it may not make
sense in some situations, such as for vehicle servicing, where an agency’s minimum and
maximum clear ceiling heights may be identical, which means that an agency might not require
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additional height beyond the minimum acceptable clear ceiling height. In these cases, remove all
references to cubic feet from the RLP, and merely use ANSI/BOMA ABOA SF as defined in the
Warehouse RLP. As another example, if it is not cost-effective to purchase new shelving and
equipment in order to relocate to another warehouse that offers better height utilization, it is
preferable to use ANSI/BOMA ABOA square feet price evaluation method rather than the cubic
feet price evaluation method for a short-term succeeding lease or lease extension.

In addition, the Warehouse Lease Model provides for defining specific requirements for
warehouse space floor levelness and load capacity; non-structural slabs are strongly preferred,
with a general minimum load-bearing capacity of 350 pounds per square foot. The model also
addresses circulation routes, accessible ramps, the number and types of loading docks,
wareyards, and fencing.

Note that fencing can be industry standard, tenant-driven, or security-driven, as provided in
Pricing Desk Guide paragraphs 2.9.2 and 2.9.3. For example, interior fencing within the leased
warehouse space is always considered tenant-driven, and therefore TI. On the other hand,
outdoor wareyard fencing mandated by the tenant agency’s requirements is always considered a
shell item, regardless of whether there is existing fencing already or it is still to be installed. Lastly,
new exterior perimeter fencing—but not wareyard fencing—meets Building-Specific Amortized
Capital (BSAC) requirements for security fixtures, per Pricing Desk Guide paragraph 2.9.2, but
existing perimeter fencing is considered shell, and all other fencing is TI.

b. Loading Docks

Among the issues crucial for storage and warehousing facilities are the number and type of
loading docks. The Leasing Specialist must work with the client agency to establish requirements
such as the following:

Whether the client agency requires traditional or cross-docked space; the number of
docks that must be trailer bed height, and their exact height (48 inches is often typical);
and the number of drive-in docks required. Leasing Specialists must remember that if
docks are not the appropriate dock height, or if different sized trucks will use the docks,
then dock levelers need to be specified, except for drive-ins. Dock levelers are generally
funded in shell rent, unless they are determined to not be a strict necessity, in which case
they are funded either through the TIA or an RWA. The Leasing Specialist must confirm
with the client agency whether dock levelers are acceptable or if one or more docks must
be trailer high.

Size of loading dock opening and type of loading dock door (height and width, powered
or manual, extent of bumpers and lighting).

Whether the facility will have areas where food is prepared, and if so, include the RLP
sentence that requires separate, dedicated loading docks to serve these food preparation
areas. Also verify that floor plans shown in exhibits have properly designated those
loading docks to be dedicated to food service.

The size of loading berths (the areas where vehicles park for loading or unloading)

Whether dock loading or staging areas should have their own separate HVAC system.
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e The type of weatherization required for the receiving dock, in order to minimize loss of
heat or air conditioning, if it is expected that the dock doors will remain open much of the
time because of constant loading and unloading.

In general, loading docks adjoining the premises should be for the Government’s exclusive use. If
the market survey suggests that shared docks or platforms will be necessary to satisfy the
agency’s requirements while avoiding lease construction, modify the RLP to allow for shared
docks or platforms, and detail how such arrangements must be governed in the lease in order to
be acceptable to the client agency.

c. Vehicle Accommodation

The RLP must also clearly state any requirements necessary to accommodate delivery or other
vehicles, such as:

e maximum truck and trailer size;

e minimum truck court depth (depth of the area adjacent to the building’s loading docks).
This area includes the truck apron for actual parking, loading, and unloading at the docks,
plus the driveway or circulation area to maneuver trucks to and from the docks, based on
the largest expected tractor-trailer;

e truck turning radius;

e semi-trailer staging or parking areas; and

e ease of highway access (ingress/egress).

6. Tenant Improvement Pricing

In warehouse space, any improvements or additions beyond the warehouse shell are considered
and priced as tenant improvements. The default allowance for Tls in warehouses is 20 percent of
the general portion of the tenant agency’s Tl Allowance for general-purpose (office) space,
adjusted for locality. This default allowance is often adequate to fund the cost of minimal office
build-out within the overall warehouse, even with the reduced shell definition in warehouses.

a. Default versus Customized TIA

In some cases the default Tl Allowance would fall significantly short of covering required
improvements, in which case the client agency would have to pay the excess costs via
Reimbursable Work Authorization (RWA). It should be noted that where applicable, the Pricing
Desk Guide allows for setting the TI Allowance using the Functional Cost Estimate methodology.
Because of the time needed to develop this estimate, the Leasing Specialist and client agency
should allow for added time in the project schedule for obtaining a Functional Cost Estimate.

A warehouse building that will not have a significant amount of office space, laboratory space, or
other habitable or conditioned spaces will probably be best built out using the default warehouse
TIA found in the Occupancy Agreement (OA) tool. The OA tool automatically calculates the
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warehouse TIA as 20 percent of the general portion of the tenant agency’s Tl Allowance, as
adjusted for the locality.

In contrast, warehouse space that will also require a significant amount of associated office space
will probably be best constructed using a blended TIA, which is a composite of the warehouse
default TIA for the warehouse space and the full agency tier TIA for the general use space. In this
situation, the OA tool will automatically calculate the blended TIA based upon the amount of
general use (office) and storage (warehouse) space within the warehouse. Alternatively, Leasing
Specialists can use the Functional Cost Estimate methodology to establish the TI Allowance.

b. Archival or Climatized Warehouse Space

In some instances—for example, storage facilities for the National Archives and Records
Administration (NARA)—the agency’s specific requirements for the storage area itself may have
highly specialized “archival” requirements, such as an air-conditioned or humidity-controlled
storage area or special needs for security and/or fire suppression. In these instances, the Leasing
Specialist may, in consultation with regional Portfolio Management, determine that the best
method for setting the TI Allowance is through the Functional Cost Estimate option to avoid a
sizeable RWA. This determination should be made before issuing the RLP and Lease. The TIA
can also be set by Functional Cost Estimate in any other instance as provided in the Pricing Desk
Guide.

A building leased for archival records storage must conform to the fire safety, security, and other
NARA records protection requirements stated in 36 CFR 1234 (September, 2005), “Facility
Standards for Records Storage Facilities,” and NARA Directive 1571 (February, 2002). These
requirements contain special provisions for fire safety that dramatically exceed normal warehouse
standards. For example, the fire suppression system must be certified by a licensed fire
protection engineer to be designed to limit the anticipated loss in any single fire event to a
maximum of 300 cubic feet of records. Another provision limits any single records storage area
within a building to a maximum total capacity of 250,000 cubic feet. Additional information
regarding archival storage requirements may be found in Files 5, 6 and 7

at: http://www.archives.gov/records-mgmt/storage-standards-toolkit/.

If archival storage is specified by the client agency, then the offeror must attach a Fire Protection
and Life Safety Evaluation (GSA Form 12000-WH Parts A & B) completed by a licensed Fire
Protection Engineer.

If the warehouse space is anticipated to store hazardous materials, Leasing Specialists must
consult with their regional fire protection office to determine the proper requirements. In a multi-
tenant facility, where the Government is not the sole tenant, consideration should also be given to
the potential interactions that could arise from storing hazardous or chemically reactive materials
near commodities stored by other tenants.

7. Operating Costs

In most communities, warehouse leases are not full-service leases but net of operating costs, or a
modified net version, with some operating services provided by the lessor and paid for via rent
and some paid for directly by the tenant. Unless the local market customarily provides operating
services as a part of basic rent, the Government will often achieve a cost benefit by acquiring a
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lease that is net of operating costs for services within the leased space. In such cases, only
operating expenses for the exterior common areas—such as site maintenance, landscaping,
show removal, utilities for exterior lighting, and other applicable costs listed on GSA Form 1217—
should be included in the operating rents as supported by GSA Form 1217. Real estate taxes
should be adjusted and paid over a base amount.

As in the Standard Lease Model, the Warehouse Lease Model provides for optional use of an
annual escalation (Consumer Price Index) on operating costs. However, when the lease is net of
utilities, janitorial services, and trash removal—meaning the Government, GSA, or the client
agency obtains and pays directly for these services—then there should be only an annual
adjustment in the lease for operating cost escalations as supported by those applicable costs
shown on the GSA Form 1217, which Leasing Specialists should retain as part of the Price
Negotiation Memorandum.

8. Non-Fully Serviced Leases: Service Contracts

This section presents a standardized process for procuring service contracts for non-fully
serviced leases.

GSA policy generally does not encourage awarding non-fully serviced leases for general-purpose
office space. For warehouse leases, however, GSA may be required to procure some building
services, such as janitorial services, trash removal, and utilities, since these services may not be
available for warehouse space, or not available from lessors at a reasonable price. FMSP’s
Lease Management Desk Guide identifies the procedures, deliverables, responsible parties, and
time frames for procuring these services; see the discussion in Lease Management Desk Guide
Chapter 4, New Leases, paragraph B, Service Contracts (Non-Fully Serviced Leases).
Throughout this process, the Lease Administration Manager (LAM) coordinates the procurement
for services, acting as liaison between the Lease Contracting Officer or Leasing Specialist and
GSA's Contracting Officer (CO) for utility, trash, or janitorial services procurement.

When the Lease Contracting Officer or Leasing Specialist specifies in the RLP that offerors are to
offer a lease that is net of some services, the Lease Contracting Officer or Leasing Specialist
must immediately notify the LAM, using the Non-Fully Serviced Lease—Information Form
contained in Appendix lll-a of the Lease Management Desk Guide. Upon notification, the LAM is
responsible for delivering the completed scope of work and estimate for services to the CO. The
Lease Contracting Officer or Leasing Specialist modifies the draft OA, within the “Other Services”
line item, to reflect the services not included within the lease.

These steps for the Lease Contracting Officer or Leasing Specialist are summarized as follows:

1. Notify LAM of need and provide information via the Non-Fully Serviced Lease—
Information Form.

2. Modify OA to include “Other Services” line item (if applicable).
3. Prepare the BA53 Fund Certification (if applicable).

4. Sign Fund Certification and return to BA53 Funds Manager (if applicable).
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5. Notify LAM that funds have been certified.
6. Notify LAM when lease acceptance date is firm.

7. Issue final OA to tenant agency (according to established processes).

9. Other Considerations

The following are other factors to consider for warehouse leases.

e Because the standard attachments for security requirements reflect an office-type space,
be certain to also include any security requirements appropriate for a warehouse facility,
such as ISC-recommended fencing for buildings or wareyards.

¢ Include the racking system plan and additional lease requirements under Lease Section 7,
“Additional Terms and Conditions.”
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Attachment 1: Sample Present Value Analysis
Calculation for Space by Volume (Cubic Feet)

WAREHOUSE (CUBIC) PRESENT VALUE ANALYSIS

Offeror's Name
Client Agency

Term
Total Term to be Evaluated Per SFO, in Months
Initial Term (momhs)‘
Renewal Term (months)'
Areas, Ceiling Heights & Parking
Storage-warehouse area ABOA square feet
Warehouse ceiling height for price evaluation purposes *
Office area ABOA square feet
Office ceiling height for evaluation purposes
Total ABOA Area, office & storage (Usable Square Feet)
Total Rentable Square Feet
btal usable cubic area, storage & office, for price evaluation
Structured Parking Spaces
Surface Parking Spaces (Auto & Truck)
Rent
Does Shell Rent Step? (Y/N)'
Does Parking Rate Step? (Y/N)
Does Parking Rate Escalate? (Y/N)
Does Offer Include Free Rent? (Y/N)

Shell Rent

Op Cost (in Lease)

Op Cost (Government)
Amortization of TIA

Total Lessor's Overhead and Fees
Rate Per Sq Ft for Security
Structured Parking Rate

Surface Parking Rate

Tenant Improvement Allowance

OO0 OO0 00O o o o

5 3 3=

Building Name Warehouse Cubic Foot PV analysis Discount Rate 5.00%
Building Street Address Escalation Rate 2.50%
Building City, State, Zip Code Parking Escalation Rate 2.50%

|Present Value Per Cubic Foot

Years Months
0 0
0 0
0 0

* Warehouse ceiling height for price evaluation purposes is the offered
clear ceiling height limited by the maximum clear ceiling height specified in
the RLP after consultation with the agency.

R/U Factor

GO TO STEPPED RENT INPUT

Initial Term

Rate per USF

$0.00

Office Area (Usable)

Annual Rent

@ A B

$
$ R
$

Total TIA Principal

Total TIA Rate pusf provided in Annual Rent $ - NO TENANT IMPROVEMENTS
Lessor's Amortization Rate 0.000% Years Months
Term in Months to Amortize TIA
Total Lessor's Overhead and Fees 0.000%
Overtime Utilities Annual OT Lump Sum and Broker Credit
Number of Estimate Hours 0 Charge Total Lump Sum $0
Rate Per Hour $0.00 $ - Commission Credit $0
Does Owertime Charge Escalate? (Y/N) n
Building Specific Amortized Capital
Total Cost of Security $0.00 NO BUILDING SPECIFIC AMORTIZED CAPITAL
Security Amortization Rate 0.000% Years Months
Term in Month to Amortize Security 0 0 0
Rate Per Sq Ft for Security $0.00
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Attachment 2: Decision Tree for Fire Protection
and Life Safety Review

la. The offered
space is located
on the first floor

1b. The offered
space is equal
to or less than
10,000 rsf

1c. The top of
proposed
storage is 12
feet in height or
less

2. The
warehouse
building is fully
sprinklered

—
GSA FPLS

Review

[y

4

—

Review not

required

3. The offered
space is greater
than or equal to
40,000 rsf

4. The
warehouse
building has a
fire alarm
system

5. The offered
space has
unrestricted access
to a minimum of two
remote exits on each
floor of Government
Occupancy

6. The building
Certificate of
Yes Occupancy was

No

obtained under any
edition of the
International Building
Code (IBC)
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Attachment 3: Prelease Fire Protection and Life
Safety Evaluation

The following pages show GSA Form 12000-WH, Prelease Fire Protection and Life Safety
Evaluation for a Warehouse Building. Use this form for a Warehouse Lease instead of GSA Form
12000, Prelease Fire Protection and Life Safety Evaluation for an Office Building.
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Attachment 4: Proposal to Lease Warehouse
Space

The following pages show GSA Form 1364WH-Warehouse, Proposal to Lease Space. Use this
form with GSA Form R101WH, GSA Request for Warehouse Lease Proposal.
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Attachment 5: Sample Schematic and Racking
Plans

The following pages show a sample schematic and racking plans developed for actual warehouse
leases (redacted to remove specific client agency and facility location information).
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1. Overview

This chapter provides customized procurement tools and instructions for leasing airport space for
the Transportation Security Administration (TSA). This chapter singles out TSA because it must
be at every airport. However, some airports must also have other agencies on-site, such as the
Departments of Agriculture and Homeland Security. The same noncompetitive situation is created
by their requirements, and this chapter serves as general guidance for those leases.

P.L. 107-71 established TSA authority. Legislative bodies, through State or local law, may create
airport authorities, with the accompanying authority to operate the airport; construct, manage, and
maintain the facilities; protect the facilities, employees, and users; and generate operating capital
to finance these activities. Accordingly, the airport leasing rates are driven by their governing
authority and are not comparable to the local market, because there is no competition. Typically,
these leases are not fully serviced, and tenant improvements are not included.

These instructions apply to all TSA continuing need requirements for support and administrative
space (such as office, break, training, and storage areas) but not security checkpoint screening
areas (baggage and passenger screening areas) on-airport. Public law requires the airport
authority or owner to provide security checkpoint screening areas to TSA free of charge.

The term “on-airport” in this chapter refers to any space leased from the airport authority or owner
within the boundaries of the airport's property line. In some cases, the airport may not have
space, and TSA will go to the local market. For off-airport TSA leases, the Leasing Specialist
must follow the appropriate procedures in other chapters of this guide, such as Chapter 2, New or
Replacing Lease. Additional background on TSA leases can be found in Attachment 1 (Class
Justification for TSA Leases) and on the TSA National Program Quickr collaboration Web site at
https://gsaworkspaces.gsa.gov/tsaprogram. Contact the TSA Regional Account Manager,
regional subject matter expert, or TSA National Account Manager for Web site access.

2. General On-Airport Leasing Procedures

a. Acquisition Plan

Leasing Specialists must use the Limited Acquisition Plan for all on-airport continuing need
requirements exceeding the simplified lease acquisition threshold and all extensions, regardless
of dollar amount. The Leasing Specialist must notify TSA or other client agencies of lease
expiration dates at least 18 months in advance and immediately commence procurement
planning. The Leasing Specialist must prepare the acquisition plan at least 12 months in advance
of the lease expiration date.

On-airport leases may differ from standard leases in the following ways:

e There is no competition, and a Justification for Other Than Full and Open Competition is
required.

o Market surveys are not required; however, if other leases exist on airport property, the
rates charged for those leases should be considered.
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e Airport rates will differ from open market rates. Airport authorities frequently require
annual, unilateral increases in rent and operating costs.

o Airport authorities often will not sign long-term leases. Some can be as little as 12-24
months (tied to their budget cycles) and can have severe cancellation or move rights.

o On-airport leases are typically not fully serviced and taxes are not included in rent.
Leasing specialists must coordinate other contract services to fill this gap (see Chapter

2).

o TSA leases typically do not include tenant improvements. Leasing specialists must
coordinate other contract services to fill this gap.

If these variables do not apply, then the standard leasing process must be followed.

b. Type of Lease Action

Continuing need lease actions for a term greater than 1 year should generally be either
succeeding or superseding. However, since most leases on airport property are noncompetitive
and the process is subject to delay by airport authority responsiveness, regional managers may
determine it prudent to sign long-term extension agreements. Possible reasons include managing
internal workload and avoiding impacts to client billing. Such extension agreements should be
made where agency requirements have not changed and the facility requires no tenant
improvements. In cases where more than one on-airport lease exists, it is preferable to
consolidate to one lease; however, there may be structural reasons why multiple leases are
required. Leasing specialists should consult with their supervisors and regional TSA subject
matter experts regarding their regional portfolio strategy for TSA.

c. Delineated Area

The delineated area (DA) is irrelevant to on-airport leases for TSA and other agencies. There is
no competition to be found as in a typical DA, but other lease requirements may drive acceptable
locations within the airport. TSA’s operational preference is to locate all Federal Security Director
functions on airport property. In practice, however, this often is not possible, given space and
budget constraints. The Workspace Delivery Program in the Office of Client Solutions has worked
with TSA to recommend functions that should be on-airport versus those that do not need to be.
Leasing specialists should consult with their regional TSA subject matter experts for additional
detail. TSA's Office of Real Estate Services will make the final determination of functions that will
be on-airport at its discretion.

3. Solicitation, Negotiations, and Award

a. Justification for Other Than Full and Open Competition (OTFO)

The Leasing Specialist must use the attached class justification (Attachment 1) for all TSA
continuing need requirements on airport property. In addition, the Leasing Specialist must place a
sole source notice advertisement, using the language in Attachment 2, with either
FedBizOpps.gov or the appropriate local media for all requirements, regardless of how small the
square footage. This will inform the public of TSA’s rights to invoke a sole source justification.
Locations off airport property must be competed on a full and open basis.
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Space acquired using the OTFO must be designated "noncancelable” in the Occupancy
Agreement.

b. Floodplains

In 2006, the Public Buildings Service developed the following protocol for TSA and other agency
on-airport leases to comply with Executive Order 11988, Floodplain Management (42 FR 26951,

May 24, 1977):

1) Itis known that a number of U.S. airports are located in floodplains. Therefore, the Leasing
Specialist must contact the regional environmental health and safety advisor , with the
complete regional inventory of TSA and other agency on-airport leases to ascertain the
floodplain status of each site. The advisor must then verify whether the space to be leased is
in a 100-year floodplain or 500-year floodplain.

i. If found to be in a 100-year floodplain:

The advisor must contact the airport facility manager to determine previous floodplain
analysis activities and mitigation measures implemented by the airport, issue and date a no
acceptable alternative determination notice, and provide this determination notice to the
Leasing Specialist who will post it for 30 days on or adjacent to the front door of the agency's
leased space.

ii. If found to be in a 500-year floodplain:

The TSA Office of Real Estate Services has provided a signed letter stating that its on-airport
properties house noncritical actions. This blanket statement has been included as Attachment

4 and should be included in the lease file.

For agencies other than TSA, the Leasing Specialist must verify that the agency is not
involved in any “critical action” as defined in Attachment 3. To do so, the Leasing Specialist
must send the agency regional manager a letter, model included as Attachment 3, regarding
500-year floodplains and critical actions.

2) Signed and dated copies of any of the documents generated or received during or as a result
of the above steps must be placed in the lease file.

c. Compliance With the National Environmental Policy Act
(NEPA) Desk Guide

GSA’s NEPA implementing regulations, contained in the NEPA Desk Guide, recognize that lease
extensions, renewals, or succeeding leases can qualify for a categorical exclusion (CATEX) from
the NEPA analysis. In particular, NEPA 5.3(e) sets forth an “automatic CATEX" for such actions,
recognizing that the chances of significant environmental impacts from such actions “are so
extremely limited that review of each such action is not warranted.” The NEPA Desk Guide
recognizes that any activity that is otherwise subject to an automatic CATEX could have the
potential for a significant impact and require some level of NEPA analysis due to extraordinary
circumstances. However, the determination here is that the above-mentioned lease actions for
TSA and other agency on-airport continuing need requirements meet the standard for this
automatic CATEX. The Leasing Specialist must document this determination in the lease file,
under Tab I, Pre-Solicitation, with the following notation: “This lease action [specify which type it
is: extension, renewal or succeeding lease] meets the definition of an activity that meets the
requirement of an automatic CATEX, as specified in the GSA/PBS NEPA Desk Guide, at 5.3(e).”
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d. Federal Aviation Administration (FAA) Sponsor Assurances

A summary and cross-reference of the GSA General Clauses (both as required by law and as
duplicated in the FAA's sponsor assurances) are attached (Attachment 5) for the benefit of the
Leasing Specialist in negotiating the inclusion of clauses with airport authorities. Leasing
Specialists are encouraged to review these assurances in the case of airport authorities who
refuse to sign mandatory clauses. The airport authority may already have agreed to the same
language (incorporated by reference) on its agreement with the FAA, but not realize the
significance of the agreement.

Many of GSA's General Clauses are derived from the statutes listed in “Sponsor Assurances,” a
document required by the FAA when airports accept funds from FAA-administered programs. To
assist the Leasing Specialist, Attachment 7 identifies those clauses mandated by law as well as
those clauses contained in both GSA Form 3517, General Clauses (Acquisition of Leasehold
Interests in Real Property), and the FAA sponsor assurances. The Office of Regional Counsel
must approve modification or deletion of any clause in GSA Form 3517.

e. Nonstandard Leases

If the lessor will not accept GSA lease language or lease clauses, this may be one of the rare
cases where GSA must accept a nonstandard lease. Each airport authority has different
approaches to leasing and services provided under its leases. Flexibility in negotiating the terms
of on-airport leases is often necessary, and Leasing Specialists have some discretion negotiating
terms, provided there is no exception to Federal law or regulation.

To simplify negotiations, some regions have issued modified versions of the GSA standard lease
that eliminate up front the clauses that do not apply, given an airport's refusal to provide certain
services. The most common examples of this are language pertaining to tenant improvements,
maintenance, and janitorial services. Following negotiations of terms, many leases have been
formed using alternatives to GSA’s standard lease documents. A shorter GSA lease form may be
used, and hybrid versions of the local airport authority's lease or addendums documenting
agreements reached on specific exceptions to language in Federal documents can be used to
address airport authority concerns. Examples of several such alternatives are available on the
TSA National Program Web site. Leasing Specialists are advised to consult with their
supervisors, the Office of Regional Counsel, and regional on-airport leasing subject matter
experts to develop a strategy for approaching this issue on a case-by-case basis. Alternative
lease agreements should be reviewed by the Office of Regional Counsel.

4. Floodplains

a. Application of Policies to On-Airport Leasing

A number of U.S. airports are located in 100-year floodplains, and some are located in 500-year
floodplains. According to Executive Order (EO) 11988, Floodplain Management, agencies must
conduct the Federal Emergency Management Agency’s eight-step process when located in a
100-year floodplain. Since these lease sites are at established airport facilities that have
addressed the necessary floodplain mitigation as part of construction or subsequent renovation,
GSA will adapt these prior determinations to support its own floodplain determinations. Once
adapted, the remaining step for GSA is to inform the public of its action and of any steps that will
be taken to minimize the risk to the agency and the public.
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b. Coordination With Environmental Staff

The Leasing Specialist must work closely with their regional NEPA specialist in managing this
lease process. Names and numbers are available on the Environmental Division Web site.

In order to expedite compliance with the EO guidelines on locating space in a floodplain, the
NEPA specialist will:

1) Verify whether or not the space to be leased is in a floodplain.
2) For leases in 100-year floodplains:

e Contact the airport facility manager to identify any previous floodplain determination
efforts and document any mitigation measures implemented to reduce the risk due to

floods.
e Complete necessary public notice.

o Issue GSA’s determination with attached copies of the airport's previous floodplain
determinations.

o Post this GSA determination notice at inspection sites so that the public is informed.

3) If this lease is in a 500-year floodplain:

e Verify that the agency is not involved in any critical action as defined in Attachment 3,
Floodplain Critical Action Letter to Agency.

o Send the agency regional manager a letter (Attachment 3 is an example) concerning
500-year floodplains and critical actions.

c. Determination Notice
The following is recommended language for the determination notice:

Notification is provided to the public that the U.S. General Services
Administration (GSA) has executed a continuing need lease action for the (insert
agency name) at NAME OF AIRPORT, STREET, CITY, STATE. The lease
consists of approximately __ square feet and will be used for (administration
shift-change, and employee break areas). It has been determined that this facility
and the subsequent GSA lease are located in a 100-year floodplain. Presidential
Executive Order 11988, Floodplain Management, requires GSA to review its
proposed projects for possible alternatives to being located in a floodplain. Since
it is mandatory that (insert agency name) be physically located within the
boundary of the airport property, there are no viable alternative sites that would
meet the requirements of the agency. The agency mission and location
requirements are functionally dependent. GSA has reviewed the mitigation
measures developed and implemented by the airport facility to minimize the risk
associated with being located in a 100-year floodplain. As a result of this review,
GSA has determined that the agency and the public using this leased space are
at no greater risk from the floodplain location. Public comment may be directed to
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NAME OF LEASING SPECIALIST, PHONE, EMAIL, STREET, CITY, STATE,
ZIP CODE, within 30 days of this notice (DATE NOTICE POSTED).

5. Postaward

If the airport authority does not provide services typical in off-airport leasing, such as construction
relating to tenant improvements on new leases or alterations to existing leases, the Leasing
Specialist must coordinate with other PBS business lines and the airport authority to award,
approve, and execute design and construction. Despite the frequent refusal to provide these
services, airports typically exert strict control over the design standards and specifications they
expect from the third-party contractors GSA hires. These expectations are unigue to each
location and often differ from the standard practice of typical GSA providers. Additionally, most
airports require construction designs to be approved by airport boards that may meet infrequently.
Failure to meet the expectations of those hoards or even slight modifications to preapproved
construction designs can result in a requirement to resubmit design packages at the next board
meeting. This can result in extensive delays if hoards meet only monthly or quarterly.

Experience has shown that a key to successful implementation of on-airport design and
construction services is establishing relationships with the appropriate design review officials at
the airport authority. Engagement to establish expectations with these officials can help avoid
unnecessary delays and rework. Leasing specialists are encouraged to identify and meet with
reviewing officials to gather any written design requirements or guidelines that should be
incorporated into design contracts. Then, as early in the process as possible, Leasing Specialist
should facilitate a meeting between the design team and reviewer to verify that any unique
requirements are understood. Leasing specialists are encouraged to meet with their supervisor
and regional on-airport leasing subject matter expert to develop a strategy for approaching design
and construction on a case-by-case basis.
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Attachment 1: Justification for Other Than Full
and Open Competition

U.S. GENERAL SERVICES ADMINISTRATION
PUBLIC BUILDINGS SERVICE

JUSTIFICATION FOR OTHER THAN FULL AND OPEN COMPETITION

1. Identification and description of action being approved:
This class justification for other than full and open competition (FAR Subpart 6.3) is for use by

General Services Administration (GSA) contracting activities in the acquisition of support and
administrative workspace for the Transportation Security Administration (TSA) where required
to be on airport property. TSA security checkpoint screening areas and requirements that are
not required to be on airport property are not covered by this justification. The TSA was
created by Public Law 107-71 and is responsible for the day-to-day Federal civil aviation
security, screening operations for passenger air transportation, and intrastate air transportation.
TSA requires space at every airport in the United States of America and its possessions and
territories having scheduled commercial airline service.

2. Description of services and/or supplies required: .
This justification applies to all TSA continuing need requirements for support and

administrative workspace (such as office, break, training, and storage space) that are required
to be on airport property. There are currently 441 locations under lease, On average, each
location is approximately 3,000 square [eet,

3. Identification of Statutory Authority:

An agency may use procedures other than competitive procedures when the property or
services needed are available from only one responsible source and no other type of
property or service will satisfy the needs of the agency, 41 U.S.C. 253 (c)(1).

4. Demonstration that the acquisition requires use of the authority cited:

FAR 6.302-1, which implements the referenced statutory authority, authorizes limited
competition when the property or services needed are available from only one responsible
source and no other type of property or service will satisfy the needs of the agency.

The Aviation and Transportation Security Act (ATSA) was signed into law on November 19,
2001. TSA employs more than 45,000 security screeners and provides guidance and training to
flight crews for dealing with threats on board aircraft. Since February 17, 2002, TSA has been
responsible for all civil aviation security functions. Because these tasks are directly related to
the security of the national air transportation system, TSA has a critical need to be located on
airport property.

5, Description of Efforts to Solicit as Many Offers as Practicable:
Market surveys will be conducted as the need for space avises and the notices required by

FAR 5.201 and GSAM 505.202 will be published and any proposals received will be
considered.

6. Determination that the anticipated cost will be fair and reasonable:
The cost for the space and any specific improvements shall be deemed to be fair and
reasonable by each contracting officer by utilizing any market information available. Each
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contracting officer must specifically determine in writing that the contract price for each lease
acquired pursuant to this justification is fair and reasonable.

7. Description of the market survey conducted:

As the need for space arises, a market survey will be conducted to determine if space is
available that meets the requirements of TSA off of the airport property, and all saurces that can
deliver the needed space, meeting the requirements of the agency, within the timeframe
specified, will be solicited.

8. Other facts supporting the use of other than full and open compefition:
None

9, List of sources that expressed an inierest in fhe acquisition:
Not applicable.

10. Statement of actions to overcome barriers to competition:
None.

11. Contracting Officer Certification:

This class justification may be used by GSA contracting activities only when, with respect to
the proposed lease contract, the contracting officer certifies as follows; "I certify that this lease
contract is within the scope of the class justification for other than full and open competition
for the acquisition of administrative and support work space for the Transportation Security
Administration (TSA) in response to Public Law 107-71, and that the justification is accurate
and complete to the best of my knowledge and belief."
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This class justification for other than full and open competition is hereby made and approved in
accordance with Section 303 (f) of the Federal Real Properly and Adminisirative Services Act of
1949, as amended (41 U.S.C 253 (f) ) and FAR Subpart 6.3.

PREPARED BY:

Analyst, Selutions Development Division
Office of National Customer.Services Management (PQC)

APPROVED BY:

@W G4-5-0¢

Wendy Lie)?(, Director, Solutions Development Division
Office of National Customer Services Management (PQC)

APPROVED BY:

m V)%

Samuel J. Morris, 111,
Assaociate General Counsal
For Real Property (LR) 7

APPROVED BY:

Iz

David L. Winstead, Commissioner
Public Buildings Service (P)
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Attachment 2: Sole Source Advertisement
Language

Notice of Intent to Lease Space Using Other Than Full and Open Competition

The U.S. Government intends to award a succeeding lease using other than full and open
competition for an existing lease for the Transportation Security Administration that is expiring in
CITY, STATE at NAME OF AIRPORT.

The Government requires office and related space yielding a minimum of xx,xxx ANSI/BOMA
office area and xx adjacent parking spaces. The space must be located on airport property, be
contiguous, and all services, supplies, utilities, partitioning, and tenant alterations must be
included as part of the rental consideration.

Minimum Sq. Ft. (ABOA): | [...... ]

Maximum Sqg. Ft. (ABOA): | [...... ]

To submit a location for inspection, contact this office by DATE. (Submissions by other than the
owner or manager of a property must be accompanied by a letter from the owner granting
permission to make a general offering of the space).

Interested parties should send expressions of interest to:

[Name]
[Title]
[Address]
[Telephone]
[Fax]
[Email]
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Attachment 3: Floodplain Critical Action Letter to
Agency

Instruction: If the Regional Environmental Quality Advisor has determined that the airport
location for the particular procurement is in a floodplain, this letter must be printed on GSA
letterhead with the Leasing Specialist's or Lease Contracting Officer’s contact details. The letter
must be addressed to and receive concurrence by the regional or national facilities representative
for any agency other than TSA, since their national office has stated their on-airport activities are
not critical actions. The letter with signed concurrence is filed under Tab 1 of the lease contract

file.

Dear NAME OF CLIENT CONTACT:

The delineated area for your space requirement at NAME OF AIRPORT, CITY, STATE, is located
within [insert one of the following: "a 100-year floodplain " or "a 500-year floodplain"]. and is
therefore subject to Executive Order 11988 requirements and procedures. Executive Order 11988,
Floodplain Management, requires all federal agencies to avoid the long- and short-term adverse
impacts associated with the occupancy and modification of flood plains. Agencies are also
required to avoid direct and indirect support of floodplain development wherever there is a
practicable alternative.

Critical actions cannot be located in either a 100- or 5600-year floodplain unless there is no
practicable alternative. If there is no practicable alternative and a critical action must be located
within a 100-year or 500-year floodplain, structures should be elevated above the 500-year base
flood. “Critical actions” are defined below.

Based on the attached definition, does your agency consider your proposed use a critical action?

If you do not consider the proposed use to be a critical action, please sign below where indicated
and return to me. If you consider the proposed use to be a critical action, please notify me
immediately.

If you have any questions, please contact (me or the Leasing Specialist) at ( ).

Sincerely,

(Lease Contracting Officer or Leasing Specialist)

Concurrence:

GSA Senior Asset Manager
GSA Regional Environmental Quality Advisor

PBS Leasing Desk Guide 20-11
This page lasl revised: 22 Oct 2010





CHAPTER 20: On-Airport Leasing for TSA and Other Agencies

GSA

% Attachment 3: Floodplain Critical Action Letter to Agency

On behalf of the (insert agency), we do not consider the proposed use a critical action based on
the attached definition.

Name Signature
Title Date
Telephone

Definition of Critical Actions.

The Water Resources Council's Floodplain Management Guidelines for Implementing Executive
Order 11988 defines a “critical action” as any activity for which even a slight chance of flooding
would be too great a risk (and therefore should be located outside the 500-year floodplain).
Examples include storage of irreplaceable records; storage of volatile, toxic, or water-reactive
materials; construction or operation of hospitals and schools; and construction or operation of
utilities and emergency services that would be inoperative if flooded. Examples of GSA actions
that may be critical actions include:

o Storage of national strategic and critical materials

Storage of irreplaceable records

Acquisition of health facilities for client agencies

Child care facilities

Public benefit conveyances for schools, prisons, and some other institutional uses

Considerations.
o |[f flooded, would the proposed action create an added dimension to the disaster, as could
be the case for liquefied natural gas terminals and facilities producing and storing highly
volatile, toxic, or water-reactive materials?

e Given the flood warning lead-time available, would the occupants of buildings such as
hospitals, schools, and nursing homes be insufficiently mobile to avoid loss of life and
injury?

e Would essential and irreplaceable records be lost?

o  Would utilities or emergency services stop operating if flooded?
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Attachment 4: TSA Blanket Critical Action Letter

GSA Public Buildings Service

November 15, 2006

Mr. John Holloway

Director, Office of Real Estate Services
Transportation Securily Administration
601 South 12th Street, TSA-17
Arlingten, VA 22202

Dear John:

As part of the environmental requirements for TSA’s continuing need for on-
airport locations, GSA Is in the process of identifying which TSA on-airport
locations are in a floodplain. .

Each GSA region will run the floodplain protocol specified In Really Services
Letter 2008-07, Airport Leasing for TSA. However, many reglons have asked for
assistance from the PBS National Accounts Division regarding the so-called
“critical action" determination required for 500-year floodplains. To that end, | am
asking you for a blanket critical action statement that would apply to all TSA on-
alrport locations. A critical action for this purpose is defined In the GSA
Floodplain Management Desk Guide and excerpted here:

The Water Resources Council’s Floodplain Management Guidelines for implementing
Execulive Order 11988 defines a critical aclion as any activity for which even a slight chance
of flooding would be loo great a risk (and therefore should be located outside the 500-year
floodplain). Examples include storage of irceplaceable records; storage of volatile, toxic, or
waler-reaclive malerials; construclion or operation of hospitals and schools; and conslruction
or aperation of utilities and emergency services that would be inoperative if flooded.
Examples of GSA aclions that may be critical actions include, but are not limited to;

(1) Storage of national strategic and criticel materials;

(2) Storage of irreplaceable records;

(3) Acquisition of heallh facllities for client agencies;

(4) Child care facilities; and

(6) Public beneflt conveyances for schools, prisons, and some other Instilutional uses.

Although any potential property purchase or lease is required to consider
alternative locations or mitigation methods if located in a 100-year fioodplain,
critical actions are reslricted for placement even in a 500-year floodplain. Please
base your designation of “critical action” only on the definition above. This
special classification has an impact on the geographic location of your proposed
agency facility or the conditions of your occupancy.

us.G 1 Services Administration
1800 F Street, HW

Washington, DC 20405-0002
WWW.gSa.0ov
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i

TSAChcal Anton Leller, p2

Based on the above definllion, does your agency consider the proposed Uss a
crilical action? If your agency does conslder It a critical action, then GSA will
need to apply the same analysls required in our Desk Guide and Executive Order
141988 hat would be applled if your Use were not a critical action and justin the
100-year floadplain,

It you do not conslder the 'mposed use to be a critical aclion, please sign below
where Indicatad and retu:r? a scanned copy to me by emall, 1f you do consider
the propossad use ta be a critleal aclion, please notify me immedialely.

If you have any questions, [please call me at 202-208-2.164.

Sincerely,
W *‘

Denise Funkhouser
National Account Director

i
]
'

*&#ﬁhrﬂkﬁi&iiﬁihhlli!{—I—HO&-,‘-Q;*&HH{ﬁ\'nl»li.hIAAiﬂ»}&&l%}#ﬁ—i—}-}HM;{ﬂli!*ﬁ*ﬁii#"‘ﬂﬁi?‘rﬁ}
The Transportation Securl lyjf\dnnmstm&(‘m does not consider its use of on-alzport

locations to be a critical action based on the definition above, as axcerpled from the GSA
Floodplaln Mznagement De-s‘: Guide,

Johu B thllowdy Pﬁ%f

Name Sighature '
T";Dm%rof@al%ﬂ%e ; 12/ testo
S -1~ ZM?
Telephone
i
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Attachment 5: FAA Sponsor Assurances Summary

Many of GSA’s General Clauses are required by the Federal Aviation Administration (FAA) in
documents they call “sponsor assurances” when airports accept funds from FAA-administered
programs. To assist the Leasing Specialist, the list below identifies those clauses that are
mandatory by law as well as those clauses contained in both GSA Form 3517, General Clauses
(Acquisition of Leasehold Interests in Real Property), and the FAA sponsor assurances. The
Office of Regional Counsel must approve maodification or deletion of any clause in GSA Form

3517.

Mandatory Clauses By Statute

GSA General Clause

FAA Assurances

GSA Clause

Subcontracting Plan

(11/2005 version) 48 CFR ref. (3/2005 version) Required by Statute
Central Contractor Registration | 52.204-7 None (however, GSA
cannot pay without it)
Covenant Against Contingent 552.203-5 None (however, 41 U.S.C. 254(a)
Fees imposes no additional
burden on airport)
Anti-Kickback Procedures 52.203-7 Section C.1.t. 41 U.S8.C. 51-58
Drug-Free Workplace 52.222-6 Section C.1.x. Drug-Free Waorkplace Act
of 1998
Audit and Records— 52.215-2 OMB Circular A-133, 41 U.S.C. 254d(c)
Negotiation Section C.1.w.", and
Section C.13
Equal Opportunity 52.222-26 Section C.1 Executive 41 CFR 60-1.4
Orders
Preaward On-Site Equal 52.222-24 None (but only applies FAR 22.810 and 41 CFR
Opportunity Compliance to leases > $10M) 60-1.20
Prohibition of Segregated 52.222-21 Section C.1.n. FAR 22.810
Facilities
Equal Opportunity for Disabled | 52.222-35 Section C.1 Federal 41 CFR 60-250.5
Veterans and Veterans of the Regulations (g) and
Vietnam Era Section C.15
Affirmative Action for Workers 52.222-36 Section C.1.m and 41 CFR 60-741.4
with Disabilities Section C.30
Utilization of Small Business 52.219-8 Section C.1 Federal 15 U.S.C. 637(d) and
Concerns Regulations (m) FAR 19.708
Small Business Subcontracting | 52.219-9 None 15 U.S.C. 837(d) and
Plan FAR 19.708
Liquidated Damages— 52.219-16 None 15 U.S.C. 637(d)(4)(F)

and FAR 19.708

' FAA Clause C.1.w. does not apply to private sponsors.
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CHAPTER 20: On-Airport Leasing for TSA and Other Agencies

&, Attachment 5: FAA Sponsor Assurances Summary

GSA

DISCRETIONARY GSA CLAUSES THAT ARE ALSO FAA CLAUSES

E@mination of Records by GSA

GSA General Clause FAA Assurances
(11/2005 version) 48 CFR ref. (3/2005 version)
552.2156-70 Clause C.13

Protecting the Government's
Interest When Subcontracting
With Contractors Debarred,
Suspended, or Proposed for
Debarment

52.209-6

Clause C.1. Federal Regulations
(h)

20-16
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1. About This Desk Guide <

1. About This Desk Guide

a. Purpose and Scope

This Desk Guide contains authorities, policies, technical and procedural guides, and
administrative limitations governing the acquisition by lease of real property. It replaces all
previous Public Buildings Service (PBS) leasing guides and incorporates other existing guidance.

The process overviews in this Desk Guide do not completely cover all of the possible
considerations and alternative courses of action that realty professionals must be aware of to
successfully complete all possible lease actions. However, they should be able to use the
material in this Desk Guide to help them tie together the typical considerations, process steps,
and review requirements that they could normally expect to encounter.

b. Applicability

The provisions of this Desk Guide apply to all PBS personnel engaged in the acquisition and
administration of lease contracts. This Desk Guide also applies to agencies leasing space under
delegated authority from the General Services Administration (GSA).

c. Content Control and Revisions

This Desk Guide is issued and maintained by PBS. The version that appears online (link to online
TOC) is always the most recent and authoritative. If you are using a printed hardcopy of this Desk
Guide, note the revision date at the bottom of the page; there may be more recent versions and
updated content online.

Chapters and revisions are issued by Lease Acquisition Circular (LAC) in Adobe Acrobat (PDF)
format for loose-leaf printing. LACs are numbered sequentially by year (e.g., LAC-2010-01) and
filed on the Desk Guide Web site at the link above.

For further information, or if you have questions or suggestions, contact the PBS Office of Real
Estate Acquisition—Center for Realty Policy (askPR@GSA.gov).

d. Special Situations

Unusual and special situations may arise that are not covered specifically by existing instructions
or procedures. In these cases, the regional officials should consult with the Office of Regional
Counsel and request special instructions from the Central Office.

e. Using This Desk Guide

User Aids

Throughout this Desk Guide you will find various features to make it easier to use:

e Text boxes provide emphasis on key issues, best practices, legal issues, and insights for the
reader.

PBS Leasing Desk Guide 1
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o A glossary defines key terminology (link to glossary).

e Appendices contain document templates, sample letters and notifications, and links to current
GSA forms online.

e Tables of contents link to the content in the electronic document.

e Hyperlinks in the electronic document link to online regulations, authoritative guidance
documents, and informational Web pages.

Roles Referenced in This Document

In addition to the Leasing Specialist (LS) and Lease Contracting Officer (LCO) titles, this guide
uses the term “realty professional” to identify responsible personnel when functions are not
specific to either the LS or LCO. These may differ from region to region. For example, some
regions use realty technicians, leasing assistants, and other staff titles to perform leasing tasks.

Microsoft Word Settings

To make visible all Microsoft Word document content (such as graphics or pictures), and to allow
the various links and cross-references to function properly, follow these procedures:

e Keep all associated Desk Guide files in the same folder (on your hard drive or CD-
ROM). The links probably will not work if you open a file by double-clicking directly on an
email attachment. They also may not work if you open the files directly in a network folder via
an offsite remote connection.

e Turn off Word’s Document Map feature. It interferes with the links within graphics.

e Set Word options to enable the display of graphics. Uncheck the option to display Picture
Placeholders if it is checked, and make sure that the option to display Drawings and Text
Boxes is checked.

e View the document in Print Layout View (not Normal, Draft, Outline, or Web Layout).

e If you wish to print the documents as they appear, set Word options to enable printing
pictures. Under options for printing, be sure that Drawing Objects is selected to include with
the printed document.

f. Systems and Tools

The following tools are critical to leasing and are referenced throughout this Desk Guide.

e STAR (to be succeeded by REXUS): The asset management database that holds the PBS
real estate inventory. REXUS is a new project PBS is undertaking to replace the existing
STAR inventory system in a manner that more closely aligns with business processes,
streamlines the interactions between systems, and integrates with the PBS technical
architecture. Among other things, REXUS produces the Lease Digest (R620), which is sent to
the Finance Center for initiating payments to the lessors for leased space.

2 PBS Leasing Desk Guide
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e Occupancy Agreement (OA) Tool: An automated system that harbors a concise statement
of the business terms governing the relationship between PBS and the tenant agency for a
specific space assignment. The OA serves as the billing document on which subsequent rent
payments are based.

e elease: An electronic tool that standardizes a national leasing transaction lifecycle and
automates the daily tasks of realty professionals through document management and storage,
electronic templates, a workflow engine, communication facilitation, and systems integration.

2. Basis for Leasing Authority

a. Statutory Authority

The Administrator of General Services is authorized by 40 U.S.C. § 585 to enter into lease
agreements to accommodate Federal agencies in buildings (or improvements) that are in
existence or will be erected by the Lessor. The agreement may not bind the Government for more
than 20 years. The Administrator has delegated leasing authority to Regional Commissioners,
who, as Heads of Contracting Activities, further delegate the authority by issuing leasing warrants
to LCOs.

Option periods: Renewal option periods, exercisable at the sole discretion of the Government, in
the original contract can be used to extend this time beyond 20 years. However, in no case can
the exercised firm term of the lease exceed 20 years.

b. LCO’s Exclusive Authority

The LCO has exclusive authority to enter into, amend, and administer leases on the
Government’s behalf to the extent provided in his or her certificate of appointment as a
contracting officer. Nothing in this Desk Guide is intended to limit the LCO’s authority to designate,
consistent with statute and regulation, a Contracting Officer's Representative.

c. Land Leases

This multiyear authority is applicable to the leasing of land when the land has been or will be
improved by the Lessor with a building, pavement, or utilities, for example. For the purposes of
multiyear leasing authority, the improvements must facilitate occupancy. Unimproved or vacant
land may be leased only on a fiscal-year basis; however, the lease may contain nonbinding yearly
renewal options to be exercised at the Government’s discretion.

d. Other Delegations of Authority

Delegation of Lease Administration Authority to GSA Employees

LCOs may designate Contracting Officer's Representative authority to perform lease
management and administration not involving amendments to the lease. Designees must have
received Federal Acquisition Certification in Contracting Officers Technical Representatives
(FAC-COTR) training.

PBS Leasing Desk Guide 3
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Delegation to Federal Agencies

Delegations of lease acquisition authority to Federal agencies are made to the head of the
agency or designee. The authority delegated may be for an individual lease action or a class of
similar leases, such as Department of Defense recruiting activities. Agency heads are required to
exercise the delegated authority per this Desk Guide, where it implements applicable laws,
Executive orders (EOs), regulations, Office of Management Budget circulars, and other GSA
policies that implement laws, EOs, and regulations. Refer to www.gsa.gov/leasing for leasing
policies and forms. Applicable regulations include, but are not limited to, the Federal Management
Regulation (FMR) at http://www.gsa.gov/portal/category/21221, the GSA Acquisition Manual
(GSAM) at https://www.acquisition.gov/gsam/gsam.html, and others as specifically required in the
FMR and GSAM for leases.

FMR Bulletin 2008-B1, dated November 19, 2007, limits lease acquisition delegations to 19,999
rentable square feet or less of general-purpose space. Specific agencies have been granted
categorical and special-purpose lease acquisition delegations in the FMR. Agencies must request
specific authorization to exercise the special-purpose delegated authority if the requirement is for
2,500 rentable square feet or more. If the requirement is 2,499 rentable square feet or less, then
the agency may proceed without specific written authorization from GSA.

e. Legislative and Executive Impacts on the Leasing Program

In addition to the legal authority for leasing real property cited above, the process of acquiring
space by lease is governed by the laws, Executive orders, regulations, and policies in the list
appended to this introduction.

f. Procedural Limitations on Leasing Authority

Verification of Acquisition Action

New leases must not be executed by GSA to satisfy a space request before an official request for
space and a certification of funding is received from the client agency. Exceptions are allowed to
satisfy lease continuing requirements, such as an extension where the rent stays the same, as
stated in Chapter 7.

Prospectus Approval

As a matter of policy, a lease prospectus must be approved by both the Committee on Public
Works and Transportation of the House of Representatives and the Senate Committee on Public
Works and the Environment if the average net annual rental will exceed the current threshold
amount ($2.79 million in 2011). This requirement applies to all leases, including renewal,
succeeding, and superseding actions.

Requirements for lease prospectus approval are discussed in Chapter 11, Prospectus-Level
Leases.

4 PBS Leasing Desk Guide
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3. Basic Policies

To meet these goals, it is PBS policy to lease quality space that:
e |s the best value for the Government, all factors considered,;

e Islocated in the Central Business Area (CBA) of communities, unless the customer can
operate in a rural area or can justify a non-CBA location based on mission needs;

e Is accessible to and usable by individuals with disabilities;
e |s sustainable in design, construction, and operations and maintenance requirements; and
e Provides a safe work environment.

GSA works within a regulatory framework to lease space. This guide provides more information
on these regulations in later chapters, but a summary of the key regulations are provided below.

a. Federal Management Regulation

Federal Management Regulation (FMR) Part 102-73 contains the regulatory policy applicable to
the acquisition of leasehold interests in real property for all Federal agencies, including PBS,
operating under or subject to the authorities of the Administrator of General Services. This Desk
Guide is the procedural guide for operating within the structures of the FMR.

b. GSA Acquisition Manual

The GSA Acquisition Manual (GSAM) (GSAR 570) contains agency acquisition regulation, policy,
practices, clauses, provisions, and forms governing the leasing process.

c. Negotiated Procurement

Contracting by negotiation is appropriate and required for acquiring space in a building through a
lease contract. The LCO will usually need to conduct discussions with offerors about their
proposals and consider factors other than price in making the award.

GSAR 570.203-4, “Negotiation, evaluation, and award,” describes negotiation requirements in
more detail. In general, realty professionals must:

e Keep records on all communications and documents from the initial contact through award,
and place a written record of all communications and exchanges in the lease file. This
includes meeting notes, emails, the abstract of offers, the request for final proposal revisions,
and similar documents. (FAR 15.306 and 15.307 state procedures for such exchanges,
including clarifications, communications, negotiations, discussions, and revisions).

PBS Leasing Desk Guide 5
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e  Promptly notify in writing any offeror excluded from the competitive range or otherwise
eliminated from the competition.

e Evaluate offers against the solicitation, and document the lease file to demonstrate whether
proposed contract prices are fair and reasonable.

e Determine whether the price is fair and reasonable.

e Award the lease to the responsible offeror whose proposal is the most advantageous to the
Government, considering price and other factors included in the solicitation. There must be a
written offer and acceptance through the formal conveyance of a lease document for an
award to occur.

It is critical to review with prospective offerors the Government’s requirements, pricing matters,

evaluation procedures, and requirements governing the submission of offers. Most importantly,
the space must meet minimum technical standards acceptable to the LCO.

4. PBS Milestones

PBS has established 15 standard customer milestones for tracking project delivery along all
business lines. These milestones track the project throughout its major stages, from developing
requirements through acquisition planning, issuing the SFO, awarding the lease contract,
completing design and construction, and starting rent and occupancy.

To track leasing progress, PBS has mapped these 15 standard milestones to 24 specific leasing
task project milestones. These project milestones provide greater detail on actual dates for
subtasks within the various project phases. The 9 additional leasing-specific milestones concern
status reporting for most types of PBS projects, including new and existing space.

5. Electronic Offer Submission

An offeror is authorized to transmit its lease proposal as an attachment to an email. Offeror's
email shall include the name, address, and telephone number of the offeror and identify the name
and title of the individual signing on behalf of the offeror. Offeror's signed lease proposal shall be
saved in a generally accessible format (such as in a portable document format (pdf)), which
displays a visible image of all original document signatures, and shall be transmitted as an
attachment to the email. Only emails transmitted to, and received at, the GSA email address
identified in the request for lease proposals will be accepted. An offeror submitting a lease
proposal by email shall retain the original, signed proposal and make it available to GSA upon
request. An offeror choosing not to submit a lease proposal via email may still submit it by U.S.
mail or other express delivery service of the offeror's choosing.

Leasing Specialists shall include the paragraphs authorizing electronic offer submissions in
solicitations and Requests for Lease Proposals.

6 PBS Leasing Desk Guide
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6. General Roles and Responsibilities

This section describes the general roles and responsibilities of PBS realty professionals and other
participants in lease acquisition actions. The subsequent chapters of this Desk Guide identify
specific responsibilities with respect to various lease actions. Realty professionals have a
fiduciary responsibility to negotiate in a fair and equitable manner whether in person,
electronically, or through any other social media.

The duties imposed on warranted leasing officials or those acting on behalf of warranted leasing
officials encompass all real estate-related activities and transactions. GSA has expanded its
available resources by entering into broker contracts.

a. Organizational Roles

The responsibility for managing the lease acquisition program is vested in the Office of Real
Estate Acquisition, at the Central Office level and in PBS at the regional level. The specific
functions of these offices are prescribed in Chapter 23 of the GSA Organization Manual (OHR P
5440.1). These functions must be conducted according to the applicable policies provided in this
Desk Guide.

Responsibilities of the Office of Real Estate Acquisition

In addition to its program policy and management responsibilities, the Office of Real Estate
Acquisition may advise on specific lease transactions when requested by a regional office or as
otherwise required.

Responsibilities of the Regional Offices

The Delegations of Authority Manual (ADM P 5450) places total operating responsibilities with the
Regional Commissioner in the regions. Therefore, with the exception of the requirements for
prospectus approval, total responsibility for execution of the leasing program rests with the
Regional Commissioner. The high degree of authority and responsibility vested in LCOs requires
that only well-qualified individuals be designated and retained in such positions and that the
performance of their duties be subject to continuing review and evaluation. LCOs must be
designated per the Contracting Officer Warrant Program established by GSAM Subpart 501.6.

Except as explicitly outlined under this guidance, Leasing Specialists should follow regional
protocol for the preparation, concurrence, review, and approval of correspondence, transmittals,
and other file documentation.

b. Realty Professionals

Leasing Specialists

LSs, whose job classification is GS-1170, Realty Specialist, assist LCOs and may perform all
duties that do not legally obligate the Government. The LS should understand the local and
regional requirements for approval and correspondence.

PBS Leasing Desk Guide 7
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Lease Contracting Officers

LCOs perform the warranted duties that obligate the Government, including executing and
administering lease contracts. Their job classification is also GS-1170, Realty Specialist. LCOs
safeguard the interests of the United States in its contractual relationships. In this role, LCOs
obtain all necessary legal, technical, and financial advice within GSA necessary for the sufficiency
of lease contracts and for compliance on the part of the Lessors.

Lease Administrator/COR

The Lease Administrator acts as the Contracting Officer's Representative to enforce the Lessor’s
compliance with the terms and conditions of the lease. These duties include a variety of reporting,
tracking, and customer relationship duties that are defined further in Chapter 17, Lease
Administration. Lease administration actions are addressed in the Lease Management Guide:
http://pbsportal.pbs.gsa.gov:7777/pls/portal/docs/page/PV/documents/final_version_Lease_Mana
gement_Guide_072806.pdf

c. Other GSA Participants

Numerous other GSA participants draw on their specialized expertise to assist PBS throughout
the lease acquisition process.

Brokers

GSA has entered into National Broker Contracts, employing the services of contract brokers/real
estate agents to perform full lease acquisition services and coordinate the purchase or exchange
of site options sometimes associated with lease construction. The brokers may not bind the
United Sates or perfom any other inherently governmental functions. See Chapter 16, National
Broker Contract Leases.

Engineers and Architects

Engineers and architects provide the expertise with buildings needed to help define the client
agency’s requirements. They may also participate in market surveys, reviews of tenant
improvement costs, designs, buildouts, and construction inspections.

Space Planners

Space planners provide the expertise needed to develop layouts and conduct test-fits to verify
that the client agency will fit within in the space being surveyed or considered. Space planners
assist with requirements development and design for the client agencies. They also review the
computer-aided design drawings submitted by offerors to confirm the square footage of the space
being offered and delivered.

Portfolio Staff

GSA's real estate portfolio managers drive the long-term strategic planning for GSA'’s building
inventory. They lead in the lease-versus-own decision for new leases. They perform scoring
analyses as required and take the primary role in securing funding support from the Office of
Management and Budget (OMB) and Congress for prospectus-level projects. They also assist
with locality issues.

8 PBS Leasing Desk Guide
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Facilities Management and Service Program (Environmental)

Environmental team members may be requested to participate in the requirements development,
market survey, solicitation, and buildout process as the project dictates.

Budget and Financial Management

LSs must work with budget and financial management staff and the customer agency to confirm
that adequate funding is secured for the leasing transaction, including any lump-sum payments.
In addition, LSs must provide the appropriate obligating document to the budget and financial
management staff, who enter obligations into the accounting system record (Pegasys).

PBS Leasing Desk Guide 9
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Addendum: Laws, Statutes, Executive Orders, and
Regulations Governing Lease Acquisitions

The Federal Statutes, Executive orders, regulations, and policies that must be followed include
but are not limited to the following. These statutes, regulations, and policies may be updated.

A. Federal Statutes

1. Reorganization Plan No. 18 of 1950 (40 U.S.C. § 301 note)

Transferred to GSA all functions with respect to acquiring space in buildings by lease, and all
functions with respect to assigning and reassigning space in buildings.

2. Federal Property and Administrative Services Act of 1949 (40 U.S.C. § 585)
Provides GSA with 20-year leasing authority.

3. Public Buildings Act of 1959 (40 U.S.C. § 3307)

Requires congressional committee approval of leases with annual rental, excluding services
and utilities, in excess of certain dollar thresholds before appropriations may be made.
Further requires congressional committee approval for lease alteration projects in excess of
certain dollar thresholds. The thresholds are indexed annually.

4. Competition in Contracting Act of 1984 (41 U.S.C. § 251 et seq.)
Directs GSA to acquire lease space through the use of full and open competitive procedures.

5. Public Buildings Cooperative Use Act of 1976 (40 U.S.C. § 3306)

Directs GSA to acquire and use space in suitable buildings of historical, architectural, or
cultural significance where feasible and prudent; encourages the location of commercial,
cultural, educational, and recreational activities in public buildings; and encourages the public
use of public buildings for cultural, recreational and educational activities.

6. Small Business Act (15 U.S.C. 88 631-647)

Requires a positive effort by Federal contractors to place subcontracts with small and small
disadvantaged business concerns. The act also requires publication of Federal procurement
requirements, requires Lessors who are large businesses to submit small-business
subcontracting plans, and provides for liquidated damages for failure to meet subcontracting
plan goals.

7. Rural Development Act of 1972 (42 U.S.C. § 3122)

Requires Federal agencies to give first priority to rural areas in locating facilities. See also
Executive Order 12072 regarding the location of Federal facilities in urban areas.

10 PBS Leasing Desk Guide
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8. Contract Disputes Act of 1978 (41 U.S.C. § 601-613)

Requires disputes arising from Federal contracts to be adjudicated by established processes
and procedures.

9. Prompt Payment Act (31 U.S.C. 88 3901-3907)

10.

11.

12.

13.

14.

15.

16.

Requires that Federal payments to contractors be made in an expeditious manner, provides
penalties for late payment by the Government, and requires that the Government be entitled
to discounts for early payment.

Assignment of Claims Act of 1940 (31 U.S.C. § 3727)

Allows contractors to assign rights to payment, including rent, to established financing
institutions.

The Architectural Barriers Act of 1968 (42 U.S.C. 88 4151-4152)

Requires that public buildings be made accessible to the physically handicapped through
construction and alterations to provide for suitable accessibility, restrooms, plumbing, water
fountains, elevators, etc. The requirements of this act are implemented through the
Architectural Barriers Act Uniform Federal Accessibility Standard.

Fire Administration Authorization Act of 1992 (15 U.S.C. § 2227)

Requires that an entire building have sprinklers or provide an equivalent level of life safety
when Federal funds are used to lease 35,000 square feet or more of space in a building
(under one or more leases) and some portion of the leased space is on or above the sixth
floor. Also requires that all hazardous areas have sprinklers in all Government leases.

Earthquake Hazards Reduction Act of 1977 (42 U.S.C. § 7705b)

Requires adoption of standards for assessing the seismic safety of existing buildings
constructed for or leased by the Government that were designed and constructed without
adequate seismic design and construction standards.

Energy Policy Act of 1992 (42 U.S.C. § 8253)

Required the Federal Government to meet 20-percent energy reduction targets by the year
2000. This includes federally leased space.

Occupational Safety and Health Act of 1970 (29 U.S.C. 88 651-678)

Requires GSA to ensure that space leased and assigned to agencies provides safe, healthful
working conditions, including building features such as lighting, guard rails, indoor air quality,
fire safety features, emergency elevator requirements, etc.

The National Environmental Policy Act of 1969 (42 U.S.C. § 4321)

Requires an assessment of the environmental impacts associated with major Federal actions,
including Government leasing.

PBS Leasing Desk Guide
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17.

18.

19.

20.

21.

22.

23.

24,

25.

26.

National Historic Preservation Act of 1966 (16 U.S.C. 88 470-470w-6)

Requires listed historical properties to be protected from harm as a result of Federal actions,
including leasing.

Randolph-Sheppard Act (20 U.S.C. § 107)

Requires that licensed blind vendors be authorized to operate vending facilities on any
Federal property, including leased buildings. The act imposes a positive obligation on GSA to
acquire space in buildings that have suitable sites for vending facilities.

Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (42
U.S.C. §4601)

Requires the payment of relocation benefits to persons displaced as a result of Federal
actions. This act is potentially applicable to persons displaced as a result of GSA lease-
construction projects on sites designated by the Government.

Intergovernmental Cooperation Act of 1968 (40 U.S.C. §8§ 901-905)

Requires GSA to consult with planning agencies and local elected officials and to coordinate
Federal projects (usually large projects requiring congressional prospectus approval) with
development plans and programs of the State, region, and locality where the project is to be
located.

Drug-Free Workplace Act of 1988 (41 U.S.C. 88 701-707)

Requires contractors to make certifications regarding actions they are taking to reduce the
possibility of drug use at the site of the performance of work. The requirements of the act do
not apply to contracts below the simplified lease acquisition threshold.

Prohibitions Against Payments to Influence (31 U.S.C. § 1352)

Requires contractors to certify that funds have not and will not be paid to any person to
influence the award of a Federal contract.

Officials Not to Benefit (41 U.S.C. § 22)
Prohibits any member of Congress from receiving any benefit arising from a Federal contract.

Covenant Against Contingent Fees (41 U.S.C. § 254(a))

Requires that no one other than full-time bona fide employees or established bona fide
agents maintained by the contractor be retained to solicit or obtain a Federal contract. This
requirement is not applicable to contracts below the simplified acquisition threshold for
leasing.

Anti-Kickback Act of 1986 (41 U.S.C. § 51)

Prohibits a contractor from soliciting or receiving kickbacks from subcontractors in return for
subcontract awards. The requirements of this act are not applicable to contracts below the
simplified acquisition threshold for leasing.

Anti-Lobbying (18 U.S.C. § 1913)
Prohibits the use of appropriated funds to lobby Congress.
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27.

28.

29.

30.

31

32.

33.

34.

Examination of Records (Public Law 103-355 2251)

Authorizes the head of an agency and the Comptroller General to inspect records of Federal
contractors. This authority is not applicable to contracts below the simplified acquisition
threshold for leasing.

Davis-Bacon Act of 1931 (40 U.S.C. 88 3141-3148)

Provides for payment of prevailing wages to laborers on Federal construction projects. This
act is potentially applicable to lease acquisitions when an offeror proposes to construct a
building or completely reconstruct or rehabilitate an existing building for the predominant use
of the Government.

Contract Work Hours and Safety Standards Act of 1962 (40 U.S.C. §§ 3702-3708)

Imposes 40-hour workweek and time-and-a-half overtime requirements on certain contracts.
This act is potentially applicable to lease acquisitions when an offeror proposes to construct a
building or completely reconstruct or rehabilitate an existing building for the predominant use
of the Government. The act does not apply to contracts below the simplified acquisition
threshold.

Copeland Act of 1934 (18 U.S.C. § 874; 40 U.S.C. § 3145)

Makes it unlawful for a contractor to force a kickback from any person employed in the
construction or repair of a public building or public work. The act also requires contractors
and subcontractors to furnish compliance statements with respect to wages paid to
employees. This act is potentially applicable to lease acquisitions when an offeror proposes
to construct a building or completely reconstruct or rehabilitate an existing building for the
predominant use of the Government.

. The Debt Collection Improvement Act of 1996 (Public Law 104-134, April, 26, 1996)

Requires payments be made by electronic funds transfer.

American Recovery and Reinvestment Act of 2009 (Public Law 111-5, February 17, 2009)

Provides $108 million in funding for the rental of space related to leasing temporary space in
connection with projects funded under the ARRA.

The Energy Policy Act of 2005 (Public Law 109-58, August 8, 2005)

Includes new energy performance standards for Federal buildings and requires sustainable
design principles to be applied to the design and construction of all new and replacement
buildings.

The National Defense Authorization Act for Fiscal Year 2008, Section 844 (Public Law
110-181, January 28, 2008)

Requires the head of an Executive agency to make certain that justification and approval
documents relating to the use of honcompetitive procedures in contracting are available
within 14 days of the contract award on the Web site of an agency and on a governmentwide
Web site.
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35. Energy Independence and Security Act, 2007) (Public Law 110-140,)

Requires that GSA lease buildings that are energy efficient and promotes the use of
renewable energy systems.

B. Executive Orders

[N

. Executive Order 11246—Equal Employment Opportunity (1965, 30 Federal Register
12319), and Executive Order 11375—Equal Employment Opportunity (1967, 32 Federal
Register 14303)

Prevents Federal contractors from discriminating against any employee or applicant for
employment because of race, color, religion, sex, or national origin.

. Executive Order 11988—Floodplain Management (1977, 42 Federal Register 26951)

Precludes GSA from leasing space in buildings located within floodplains unless there are no
practicable alternatives.

. Executive Order 11990—Protection of Wetlands (1977, 42 Federal Register 26961)

Precludes GSA from leasing space in wetland areas unless there are no practicable
alternatives.

. Executive Order 12072—Federal Space Management (1978, 43 Federal Register 36869)

Requires that first consideration be given to locating Federal facilities in central business
districts within urban areas.

. Executive Order 12699—Seismic Safety of Federal and Federally Assisted or Regulated
New Building Construction (1990, 55 Federal Register 835)

Requires that new buildings constructed for lease to the Government be designed and
constructed in accordance with appropriate seismic design and construction standards.

. Executive Order 12902—Energy Efficiency and Water Conservation at Federal Facilities
(1994, 59 Federal Register 11463)

Requires that appropriate consideration be given to efficient buildings in the leasing process.
Increased Federal energy reduction goals to 30 percent by the year 2005.

. Executive Order 12941—Seismic Safety of Existing Federally Owned or Leased
Buildings (1994, 59 Federal Register 62545)

Adopts standards of the Interagency Committee on Seismic Safety in Construction (ICSSC)
as the minimum level acceptable for use by Federal departments and agencies in assessing
the seismic safety of their owned and leased buildings and in mitigating unacceptable seismic
risks in those buildings.

. Executive Order 13006—Locating Federal Facilities on Historic Properties in Our
Nation’s Central Cities (1996, 61 Federal Register 26071)

Subject to the Rural Development Act and Executive Order 12072, directs Executive
agencies to give first consideration to locating Federal facilities in historic properties within
historic districts when operationally appropriate and economically prudent.
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9. Executive Order 13423—Strengthening Federal Environmental, Energy, and
Transportation Management (2007, 72 Federal Register 3917)

Includes new energy performance standards for Federal buildings and requires sustainable
design principles to be applied to the design and construction of all new and replacement
buildings.

10. Executive Order 12977—Interagency Security Committee, (1995, 60 Federal Register
54411), as amended by Executive Order 13286—Amendment of Executive Orders, and
Other Actions, in Connection With the Transfer of Certain Functions to the Secretary of
Homeland Security (2003, 68 Federal Register 10619)

Established the Interagency Security Committee to establish policies for security in and
protection of Federal facilities.

11. Executive Order 13327—Federal Real Property Asset Management (2004, 69 Federal
Register 5897)

Requires Federal agencies to report their real property holdings.

C. Regulations

1. General Services Administration Acquisition Regulation (48 CFR Part 570)

Note: The Federal Acquisition Regulation is not applicable to acquisitions of leasehold
interests in real property by the General Services Administration except as provided in Part
570 of the General Services Administration Acquisition Regulations or specific lease
solicitations for offers.

2. Federal Management Regulation (41 CFR Subchapter C, Real Property, Parts 102-71
through 102-85)

3. Comprehensive Procurement Guideline for Products Containing Recovered Materials
(40 CFR Chapter | Part 247)

D. Policies

1. Homeland Security Presidential Directive, HSPD-12
Creates a policy for a common identification standard for Federal employees and contractors.

2. OMB Circular A-11 (Capital Lease Scoring)
Provides the rules for budget scorekeeping for leases.

3. Realty Services Letters

4. Lease Acquisition Circulars

5. Site Acquisition Policy Letters
6. PBS Leasing Desk Guide
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