ATTACHMENT B

Lease Number <Insert Lease Number >

PART I – TENANT IMPROVEMENTS
1.1 - TENANT IMPROVEMENTS - The Tenant Improvement Allowance is $<insert dollar amout per foot> per ANSI/BOMA Office Area square foot. (Tenant improvements are the finishes and fixtures that typically take space from the “shell” condition to a finished, usable condition.) The Tenant Improvement Allowance shall be used for the build out of the Government-demised area in accordance with the Government-approved design intent drawings. All Tenant Improvements 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 solicitation and its attachments. At no additional cost to the Government, the Lessor agrees to disburse the tenant improvement allowance, from time to time, for payment of all costs associated with the tenant improvements including, but not limited to, construction costs and costs related to preparation of construction plans, construction management fees, city fees and permit costs or penalties, certificate of occupancy and applicable taxes and engineering fees.
  A.  The Government, at its sole discretion, shall make all decisions as to the usage of the Tenant Improvement Allowance. The Government may use all or part of the Tenant Improvement Allowance. The Government may return to the Lessor any unused portion of the Tenant Improvement Allowance in exchange for a decrease in rent according to the amortization rate over the firm term. See 1.2 for information on “Lessor’s Recovery of Tenant Improvement Allowance”.
  B.  The Tenant Improvement Allowance shall include all the Offeror’s administrative costs, general contractor fees, subcontractor’s profit and overhead costs, Offeror's profit and overhead, design costs, and other associated project fees necessary to prepare construction documents and to complete the tenant improvements. 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 SHALL BE INCLUDED IN THE TENANT IMPROVEMENT PRICING. 

1.2 - LESSOR’S RECOVERY OF TENANT IMPROVEMENT ALLOWANCE – The Lessor shall recover tenant improvement allowance via the rental amount, which shall be paid by the Government on a monthly basis.   The Lessor shall amortize tenant improvement allowance over the full term of the lease, from rent commencement date through the Expiration Date as set forth in the attached lease.  The Lessor shall make a disclosure of all tenant improvement costs to the Government after all tenant improvement costs have been accounted for, such disclosure shall include a monthly payment schedule of said tenant improvement costs and balance remaining each month.  In the event that the Government cancels this lease, or any portion thereof: the Government agrees that it will make a one-time, lump sum payment to the Lessor for the remaining balance of tenant improvements costs in their entirety if the entire lease is terminated, or prorate, if any portion thereof is cancelled. Lessor agrees that such payment will release the tenant from all present and future liability under this clause.
  A. The Government reserves the right to make cash payments for any or all work performed by the Lessor. Prior to occupancy, the Government, at its sole discretion, may choose to pay lump sum for any or all of the Tenant Improvement Allowance. If, prior to occupancy, the Government elects to make a lump sum payment for any portion of the Tenant Improvement Allowance, the payment of the Tenant Improvement Allowance by the Government will result in a decrease in the rent by the amount of the lump sum payment. At any time after occupancy and during the term of the lease, the Government, at its sole discretion, may choose to pay lump sum for any part or all of the remaining unpaid amortized balance of the Tenant Improvement Allowance. 
  B. If it is anticipated that the Government will spend more than the allowance identified above, the Government reserves the right to either 1) reduce the Tenant Improvement requirements, 2) pay lump sum for the overage upon completion and acceptance of the improvements, or 3) increase the rent according to the negotiated amortization rate over the term of the lease. If build out costs are in excess of $<insert dollar amout per foot> per square foot or $<insert dollar amout > (total amortization amount) will be reimbursed to the Lessor by <<fill in methor of reimbursement>), provided that the Real Estate Contracting Officer has approved the additional cost/work prior to commencement of work in accordance with Space Standard Lease, paragraph 7K.  Reimbursement will be based on a detailed invoice provided by the Lessor and the determination by the Real Estate Contracting Officer that the work completed is satisfactory; such determination to take place only after an inspection of the work and building materials by the Real Estate Contracting Officer. Notwithstanding the foregoing, at Government’s option, Lessor will fund an additional amount for Government’s cost of installing security systems, computer wiring, and telephone wiring up to a maximum additional amount not to exceed $_<insert dollar amount>; and the Government shall reimburse Lessor within       days of acceptance of such systems and wiring  in writing by the Real Estate Contracting Officer, based upon a detailed invoice provided by Lessor.  The Government hereby covenants that Lessor shall have no liability regarding the installation of such security systems, computer wiring, or telephone wiring.
  C. Payment will not be made by the Government in instances where the Government accepts fixtures and/or other Tenant Improvements already in place. The payment schedule for the tenant improvement allowance for early lease termination is based on a      %( interest agreed on the tenant improvement) rate of return, with payments of $<insert dollar amount> per month in arrears as follows:

Lessor shall fill in the “Tenant Finish and Associated Fees Amortization Schedule” 
Total Amortization:
$_<insert dollar amount>
Annual Interest Rate: 
<insert interest rate>%

Terms in Years: 
     Years

Payments Per Year:
      (number)

This information will be used to develop an amortization schedule of fees if required. 

PART II – DESIGN, CONSTRUCTION
2.1 - WORK PERFORMANCE - All work in performance of this lease shall be done by skilled workers or mechanics and shall be acceptable to the Real Estate Contracting Officer. The Real Estate Contracting Officer retains the right to reject the Lessor’s workers 1) if such are either unlicensed, unskilled, or otherwise incompetent, or 2) if such have demonstrated unacceptable performance in connection with work carried out in conjunction with either this contract.  In the event of such rejection, the Lessor shall offer substitute/replacement workers, subject to the approval of the Real Estate Contracting Officer. 
2.2 - RESPONSIBILITY OF THE LESSOR AND LESSOR’S ARCHITECT/ENGINEER  
· The Lessor shall be responsible for the professional quality, technical accuracy, and the coordination of all designs, drawings, specifications, and other services furnished by the Lessor under this contract. The Lessor shall, without additional compensation, correct or revise any errors or deficiencies in its designs, drawings, specifications or other services. 

· THE LESSOR REMAINS SOLELY RESPONSIBLE FOR DESIGNING, CONSTRUCTING, OPERATING, AND MAINTAINING THE LEASED PREMISES IN FULL ACCORDANCE WITH THE REQUIREMENTS OF THE LEASE. The Government retains the right to review and approve many aspects of the Lessor’s design, including without limitation, review of the Lessor’s design and construction drawings, shop drawings, product data, finish samples, and completed Base Building and Tenant Improvement construction. The Government shall work closely with the Lessor, in an integrated manner, to identify potential design flaws, to minimize costly misdirection of effort, and to assist the Lessor in its effort to monitor whether such design and construction comply with applicable laws and satisfy all Lease requirements. 

· Neither the Government’s review, approval or acceptance of, nor payment through rent of the services required under this contract, shall be construed to operate as a waiver of any rights under this contract or of any cause of action arising out of the performance of this contract, and the Lessor shall be and remain liable to the Government in accordance with applicable law for all damages to the Government caused by the Lessor’s negligent performance of any of the services required under this contract. 

· Design and construction and performance information is contained throughout several of the documents which will comprise a resulting lease. The Lessor shall provide to space planners, architects, engineers, construction contractors, etc., all information required whether it is found in this SFO, Special Requirements and Attachments, Price Lists or Design Intent Drawings. Reliance upon one of these documents to the exclusion of any other may result in an incomplete understanding of the scope of the work to be performed and/or services to be provided. 

2.3 - LIQUIDATED DAMAGES - In case of failure on the part of the Lessor to complete the work within the time fixed in the lease contract, the Lessor shall pay the Government as fixed and agreed liquidated damages, pursuant to this paragraph, the sum of       for each and every calendar day that the delivery is delayed beyond the date specified for delivery of all the space ready for occupancy by the Government. This remedy is not exclusive and is in addition to any other remedies which may be available under this lease or at law. This liquidated sum is not meant as a penalty, but as an approximation of actual damages that would be suffered by the Government as a result of the Lessor’s delay.

2.4 - CONSTRUCTION WASTE MANAGEMENT  
  A. Recycling construction waste is mandatory for initial space alterations for tenant improvements and subsequent alterations under the lease. 

  B. Recycling construction waste means providing all services necessary to furnish construction materials or wastes to organizations which will employ these materials or wastes in the production of new materials. Recycling includes required labor and equipment necessary to separate individual materials from the assemblies of which they form a part. 

  C. The Lessor shall recycle the following items during both the demolition and construction phases of the project, subject to economic evaluation and feasibility: 

· ceiling grid and tile; 

· light fixtures, including proper disposal of any transformers, ballasts, and fluorescent light bulbs; 

· duct work and HVAC equipment; 

· wiring and electrical equipment; 

· aluminum and/or steel doors and frames; 

· hardware; 

· drywall; 

· steel studs; 

· carpet, carpet backing, and carpet padding; 

· wood; 

· insulation; 

· cardboard packaging; 

· pallets; 

· windows and glazing materials; 

· all miscellaneous metals (as in steel support frames for filing equipment); and 

· all other finish and construction materials. 

  D. If any waste materials encountered during the demolition or construction phase are found to contain lead, asbestos, polychlorinated biphenyls (PCB's) (such as fluorescent lamp ballasts), or other harmful substances, they shall be handled and removed in accordance with federal and state laws and requirements concerning hazardous waste. 

  E. In addition to providing "one time" removal and recycling of large scale demolition items such as carpeting or drywall, the Lessor shall provide continuous facilities for the recycling of incidental construction waste during the initial construction. 

2. 5 - CONSTRUCTION SCHEDULE  
Within _      days after award of the lease contract, the successful Offeror shall submit to the Real Estate Contracting Officer a tentative construction schedule giving the dates on which the various phases of construction will be completed to coincide with the Government's required occupancy date. (Refer to the "Occupancy Date" paragraph in the SUMMARY section of this SFO.) The finalized schedule shall be submitted no later than       days after award.  The schedule shall include timing for completion of design and construction milestones including, but not limited to: 1) submittal of preliminary plans and specifications; 2) submittal of other working drawings; 3) issuance of a building permit; 4) completed construction documents; 5) start of construction; 6) completion of principal categories of work; 7) phased completion and availability for occupancy of each portion of the Government-demised area (by floor, block, or other appropriate category); and 8) final construction completion. 
2.6 - CONSTRUCTION SCHEDULE AND ACCEPTANCE OF TENANT IMPROVEMENTS 
  A. The construction schedule shall commence upon lease award, unless otherwise expressly agreed by the Lessor and Government as stated in the lease. The schedule shall be divided into seven tasks for each phase. These are: 1) the generation of the design intent drawings; 2) the Government’s approval of the design intent drawings; 3) the Lessor’s generation of the Government’s construction documents; 4) the Government’s review of the construction documents; 5) the TI submittal, review and Notice to Proceed (NTP) process; 6) the Lessor’s construction of the subject leased area; and 7) the Government’s acceptance of the Lessor’s construction. Each of these tasks are detailed below. References to “approval” shall mean such approval granted by the Real Estate Contracting Officer. During the construction schedule, the Government may request regularly scheduled progress meetings and request that the Lessor keep meeting minutes of discussion topics and attendance. During design and construction, the Lessor may discover instances where the Government’s directives conflict. In such cases, the Lessor shall immediately notify the Real Estate Contracting Officer so that the Government may issue a determination as to how to proceed beyond the building shell.

2.7 A - LESSOR PROVIDED DESIGN INTENT DRAWINGS: 

The Lessor shall prepare, as part of shell rent, and provide to the Government, for the Government’s approval, design intent drawings detailing the Tenant Improvements to be made by the Lessor within the Government-demised area. The Government shall use best efforts to coordinate the provision of such information and details as required by the Lessor’s architect to complete such drawings in a timely manner. Design intent drawings, for the purposes of this lease, are defined as fully-dimensioned drawings of the leased space which include enough information to prepare construction drawings and shall consist of: 1) furniture locations, telephone and data outlet types and locations; 2) specifications necessary for calculation of electrical and HVAC loads; 3) all finish/color/signage selections, and 4.) security requirements. Design intent drawings shall be due from the Lessor within       working days from award. 

REVIEW: The Government retains the right to review, approve, and request modifications (if necessary) to the Lessor’s design intent drawings prior to the Lessor’s commencement of working/construction drawings. The Government’s review and approval of the drawings is limited as to the drawings’ conformance to the specific requirements of the SFO and the agency’s needs as they apply to the specific leased space. The Government shall perform all reviews of design intent drawings within       working days of receipt of such from Lessor. If the Government is delayed in review of drawings, the lease is modified to reflect a new occupancy date.  The Government is required to respond is      days from receipt of documents if they approve DID or request modification/clarification.  The lease will be modified to reflect a new occupancy date if there are delays in the review of the DID.  Should the Government require that modifications be made to the Lessor’s design intent drawings before approval can be granted, the Government shall state as such in writing to the Lessor, and the Lessor shall have       working days to cure all noted defects before returning the design intent drawings to the Government for a subsequent review. Upon approval of the design intent drawings, a notice to proceed shall be transmitted to the Lessor, and the Lessor shall commence working/construction drawings for the space. At the sole discretion of the Government, the Lessor may be required to submit a budget proposal, based on the Tenant Improvements and associated work as shown on the design intent drawings. This budget proposal shall be completed within 10 working days of the Government’s request. Delay of receipt of such proposal shall result in a Lessor delay and delay in the rent commencement after acceptance of space.
2.7 B - GOVERNMENT PROVIDED DESIGN INTENT DRAWINGS: The Government shall prepare and provide to the Lessor the Government’s approved design intent drawings based upon the base building drawings provided by the Lessor as required in the “BUILDING AND SITE INFORMATION SUBMITTALS” paragraph of this SFO. These design intent drawings will detail the Tenant Improvements to be made by the Lessor within the Government-demised area. Design intent drawings, for the purposes of this lease, are defined as fully-dimensioned drawings of the leased space which include enough information to prepare construction drawings and shall consist of: 1) furniture locations, telephone and data outlet types and locations; 2) specifications necessary for calculation of electrical and HVAC loads; 3) all finish/color/signage selections; and 4.) security requirements. Design intent drawings shall be due to the Lessor within      working days from award. 
2.9 - WORKING/CONSTRUCTION DRAWINGS: The Lessor shall prepare, as part of the Tenant Improvement Allowance, final working/construction drawings for the improvements illustrated on the Government-approved design intent drawings. The working/construction drawings shall include all mechanical, electrical, plumbing, fire safety, lighting, structural, and architectural improvements scheduled for inclusion into the Government-demised area. Working/construction drawings shall also be annotated with all applicable specifications. The resulting product shall reflect requirements which are substantially the same as that specified by the Government-approved design intent drawings and shall incorporate neither extraneous additions nor deletions of requirements. The Lessor’s working/construction drawings shall be due to the Government within      working days of the Government’s approval of the design intent drawings. Working/construction drawings shall clearly identify 1) Tenant Improvements already in place and 2) the work to be done by the Lessor or others. 
2.10 - REVIEW OF WORKING/CONSTRUCTION DRAWINGS: The Government retains the right to review, and request modifications (if necessary) to, the Lessor’s construction documents prior to the Lessor’s commencement of interior construction. The Government’s review of the construction documents is limited to the construction documents’ conformance to the specific requirements of the SFO and to the approved design intent drawings. The Government shall perform all reviews of construction documents within       working days of receipt of such from the Lessor.  If the Government is delayed in review of drawings, the lease will be modified to reflect a new occupancy date.  Should the Government require that modifications be made to the Lessor’s construction documents, the Government shall state such in writing to the Lessor, and the Lessor shall have      working days to cure all noted defects before returning the construction documents to the Government for a subsequent review. Upon complete Government review for conformance of the construction documents to the design intent drawings, the Lessor shall obtain the necessary permits. Notwithstanding the Government’s review of the construction documents, the Lessor is solely responsible and liable for the technical accuracy of the construction documents in meeting all requirements and provisions of the lease and the Government-approved design intent drawings. The Lessor shall obtain the necessary permits and may commence construction of the shell space.

2.11 - TENANT IMPROVEMENTS PRICE PROPOSAL Within       working days of Government review for conformance of the construction drawings, the Lessor must submit the written price proposal along with adequate cost and pricing data or the documentation of the competitive proposals (as described in the “Tenant Improvements Pricing Requirements” paragraph in this section) and for any costs or credits to the Government that are beyond the scope of the original SFO and its attachments. Any work shown on the construction documents that is building shell shall be clearly identified and priced as such. After negotiation and acceptance of the Tenant Improvements price, A NOTICE TO PROCEED SHALL BE TRANSMITTED TO THE LESSOR, and the Lessor shall commence construction of the Tenant Improvements. (See Part I – Tenant Improvements for more information) 
2.12 - CONSTRUCTION OF TENANT IMPROVEMENTS: The Lessor shall construct all Tenant Improvements in accordance with 1) the Government reviewed working/construction drawings and 2) all terms and conditions of the SFO. The Lessor shall complete Tenant Improvements within       working days of receiving the notice to proceed from the Government. The Lessor shall furnish a detailed construction schedule (such as Critical Path Method) to the Government within 5 days of issuance of the notice to proceed. Such schedule shall also indicate the dates available for the Government contractors to install telephone/data lines or equipment. The Government reserves the right to access any space within the building during the conduct of interior construction for the purposes of performing inspections or for installing Government-furnished equipment. The Government shall coordinate with the Lessor the activity of Government contractors in order to minimize conflicts with, and disruption to, other contractors on site. Access shall not be denied to authorize Government officials including, but not limited to, Government contractors, subcontractors, or consultants acting on behalf of the Government with regard to this project.
2.13 - PROGRESS REPORTS After start of construction, at the Government’s discretion, the Lessor shall submit to the Real Estate Contracting Officer, written progress reports at intervals of      days. Each report shall include information as to 1) percentage of the work completed by phase and trade; 2) a statement as to expected completion and occupancy date; 3) changes introduced into the work; and 4) general remarks on such items as material shortages, strikes, weather, etc. In addition, at the Government’s discretion, the Lessor shall conduct meetings every       week(s) to brief Government personnel and/or contractors regarding the progress of design and construction of the Government-demised area. The Lessor shall be responsible for taking and distributing minutes of these meetings, with review and approval by the Real Estate Contracting Officer. Such meetings shall be held at a location to be designated by the Government. 

2.14 - CONSTRUCTION INSPECTIONS 
  A. Construction inspections will be made periodically by the Real Estate Contracting Officer and/or designated technical representatives to review compliance with the SFO requirements and the final working drawings. 

  B. Periodic reviews, witnessing of tests, and inspections by the Government are not to be interpreted as resulting in any approval of the Lessor's apparent progress toward meeting the Government's objectives but are intended to discover any information which the Contracting Officer may be able to call to the Lessor's attention to prevent costly misdirection of effort. The Lessor shall respond in writing to the Real Estate Contracting Officer regarding the Government’s comments resulting from the subject reviews, test, and inspections. The Lessor shall remain completely responsible for designing, constructing, operating, and maintaining the building in full accordance with the requirements of this solicitation. 

PART II - POST AWARD REQUIREMENTS
3.1 - FLOOR PLANS AFTER OCCUPANCY – The Offeror must follow the requirements in Attachment A, Section D16 for plans.
3.2 - MEASUREMENT OF SPACE – The Offeror must follow the requirements in Attachment A, Section D for measurement of space.

3.3 - ACCEPTANCE OF SPACE AND CERTIFICATE OF OCCUPANCY: _     days prior to the completion of interior construction, the Lessor shall issue written notice to the Government to inspect the space. The Government shall have      working days to inspect and to either accept or reject the subject space. 

Substantially completed space will be accepted by the Government subject to the completion of minor punch list items (see attached punch list). Space which is not substantially complete will not be accepted by the Government. Should the Government reject the Lessor’s space as not substantially complete as defined herein, the Lessor shall immediately undertake remedial action and when ready shall issue a subsequent notice to inspect to the Government. 

3.4 - OCCUPANCY PERMIT: The Lessor shall provide a valid Certificate of Occupancy, issued by the local jurisdiction, for the intended use of the Government and shall maintain and operate the building in conformance with current local codes and ordinances.  The premises, all access to the premises, building operations, shall be free of safety, health and fire hazards.  If at any time after the execution of the lease, the premises are discovered to not be in compliance with any effective on the date of this lease, the Lessor shall be responsible for bringing the premises into compliance with said codes or ordinances at no cost to the Government. If the local jurisdiction does not issue Certificates of Occupancy, the Lessor shall obtain the services of a licensed fire protection engineer to verify the offered space meets all applicable local codes and ordinances to ensure an acceptable level of safety is provided. 

3.5 - RENT COMMENCEMENT - The rent commencement date (for each increment) shall be the date that space acceptance is made by the Government. Any rental paid by the Government prior to actual occupancy shall be less the cost for services and utilities. In any event, the Government will not be required to accept space and commence rent prior to the original date as indicated in      . 
3.6 - LEASE COMMENCEMENT: The Government shall issue Supplemental Lease Agreement, to establish the lease commencement date after the acceptance of all space, if different from the date previously established in the lease. In any case, the lease commencement date shall not be prior to the rent commencement date.
3.7 - Other Requirements – The Offeror must follow all other requirements (i.e. Davis Bacon Act, Security, etc.) outlined in Standard Space Lease and Attachment A.

2.6.3.1 Attachment B to Space Lease

Original July 2010    
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