Using the Manual PVA Spreadsheet

General Guidance:

The manual PVA spreadsheet is comprised of multiple worksheets, four of which are used to capture

input (always noted in green cells).Most formulas can be viewed by clicking on cells; however, certain
calculations such as amortization are hidden from view. Pink cells contain the SFO-specified discount

and escalation rates used for the analysis. The final PV result appears in the yellow cell.

; A ! B ! c D
BASIC PRESENT VALUE AHALYSIS | ) H
Building Hame g _Biscount Rate|
Building Street Addréss : Escalation Rate
Building City, State, Zip Code ; - Parking Escalation Rate]
Offeror's llame . :
Client Agency : | Present Value per USF
Term : Years Months
Total Term{o be Evaluated Per SFO, in Months | 0 0 0
Inttial Term (months} () 0 0
Renewal Term (months} [ 0 0
Sauare Footage & Parking
Rentable Square Feet g RIU Factor
ANSKBOMA Office Area (Usable} g
Structured Parking Spaces B
Surface Parking Spaces 1]
Rent %
Does Shell Rent Step? (/N n
Does Parking Rate Step? (Y/N}' n
Does Parking Rate Escalate? (Y/N) n
Does Offer Include Free Rent? (YIN) n
_ Initial Term
! Rate per USF | Annual Rent
Shell Rent 50.00 5 -
_ DpCost (in Lease) $0.00 8 -
Op Cost (Government) £0.00 3 -
) Amartization of TIA:
Total Lessor's Overhead and Fees!
Rate Per Sq Ft for Security; $0.00 $ .
Structured Parking Rate 50.00 3 -
Surface Parking Rate. 20.00 - B -
Tenant improvement Allowance | Dffice Area (Usable) Total TiA Principaf |
Total TIA Rate pus{ provided in Annual Rent 30.00 ] < NOTEMAMT IBMPROVEMENTS
Lessors Amortization Rate 0.000% : Years Months |
Termin Months to Amortize TIA G 4 0
TotalLessors Overhead and Fees 0.000%
Overtime Utilities . Annual OT Lump Sum and Broker Credit
Number of Estimate Hours' 0 i Charge _Total Lump Sum 30
Rate Per Hour' $0.00 ' § - Commission Credit 50
Does Overtime Charge Escalate? (YJN)} n ] !
Building Specific Amortized Capital
_ Total Cost of Security. $0.00 |HO BUILDING SPECIFIC AMORTIZED CAPITAL
i Security Amorlization Rate: 0.000% : Years Konths o
Termin Konth fo Amortize Security 0 ] 0 0 |
Rate Per Sq Fi for Security | $0.00 | ;

elease contains a PVA spreadsheet without the cells locked. To prevent data entry mistakes, lock all
cells prior to inputting any information.
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The attached PVA version is preferred to be used as it locks all cells except those requiring data entry
(green blocks), preventing accidental overwriting of formulas. To unlock cells, click on the "Review" tab
at the top of the Excel window. Then click on "Unprotect Sheet" to unlock the cells. When you're all
done, click on "Protect Sheet" to turn protection back on for the locked cells. When prompted for a

password, don't enter anything. Just click the "OK" button.
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Building Street Address
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Step 1: Start at “Input” worksheet.
Insert Information about the offeror.
This is fairly self-explanatory. Fill in
offered building name and address, the
offeror’s name, and the client agency.
Information is free text, and does not
feed into any other spreadsheet
calculations. Tip: If you are doing PVA
sheets over several offer iterations

(initial proposal, revised proposal, FPR, etc.), you may want to note this here (for example “XYZ Bldg ~

FPR”)

Step 2: Input the initial
K/ Tem o Yeas Months (full) lease term, in months,
9| Tl T tobe Evlated Per S0, in Mo m__ N 0 excluding renewal options.
1 el Tem {months) : 10 0 Sheet will convert # of
il Renewal Temn (months) ( 0 | months to # of years.
Step 3: Input renewal
Tem L o Yes o Monbs term(s), in months, only
3 | Tote Tem to be Evaluated Per SFO, in Morths ] N T 0 when renewal options
A E"ma: F’m }mm&s; %%%.ﬁ 150 g are required under the
BIEWA! 16 (montns X i A 1 .
. s Rl i e - . SFO. Do notinclude
Square Footage & Parkin (SETDOES SHELL RET 5 ¥ to Y and MPUT RENEWIAL on STEPPED RENT SCREEH unrequested “deal

sweetening” options offered on the Form 1364.” (Also do not confuse this with the requirement to
always include options forscoring analysis). If input, sheet will direct you to do the following: click “y”
for cell B18, “Does shell rent step?” (discussed under step 6 below) AND input rates in column F on

Stepped Rent worksheet (discussed under step 9 below).
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Suuare Footage & Parking ~~ SET DOES SHELL RENT STEP o Y and 1P
Rentable Square Fest 20000 1 RFactor

ANSUBOMA Ofice Area (Usablgf 20000
Sttuctured Parking Spaces i

et el
L

T L1000

Surace Parking Spaces 0

Step 4: Input amount of
rentable space and ANSI BOMA
Office Area (usable) space from

| offer. Spreadsheet will calculate

R/U or Common Area Factor
(CAF). Note that amount of RSF
must always be at least equal to

or higher than amount of ABOA SF. If the amount of ABOA space offered is more than the maximum
required by the SFO, do not input the amount of offered space; instead, recalculate the rates per ABOA
by dividing the annual amounts by the SFO maximum SF, and input the maximum SFO figure here.

%
> Square Footage & Parking ~~ 5ET DOES SHELL REAT STEP to Y and IHPU
11 Rentable SquareFest 22000 RUFactor
L ANSUBOMA Ofice Area (Usable 200 400000
1 Struchned Parking Spaces - ‘
1 Suface Paking Specesp. & N\

11 Rant ﬁ

y
Dbl
losPReelellll)
s Dbl

Step 5: Input number of parking
spaces, structured and surface.

Step 6: Choose either “Y” or
“n”. If answer to “Does shell
rent step?” is “n”, sheet will
read shell rent listed on this
worksheet, under cell B24. If
answered as “y”, sheet will
direct you to input rates
on“Stepped Rent”

worksheetand will NOT read shell rate information input on this worksheet under cell B24. Note that if
an offeror wants to keep total rent constant after Tl amortization period, you need to reflect this as a

stepped shell rent increase.
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Step 7: Choose either “y” or
“n”. If answer to “Does
parking rent step?” is “n”,
sheet will read parking rates
listed on this worksheet
under cells B30 and B31 (see
step 12 ). If answered as “y”,
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sheet will direct you to input rates on “Stepped Rent”worksheet and will NOT read parking rate
information on this worksheet under cells B30 and B31.
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Lalttal Yasm

“°on

y” or
If answer to “Does
Offer Include Free Rent?” is
“y”, sheet will direct you to
input on “Free Rent”

worksheet (see step 10).

Step 8: Choose either

&t ”

n.

9 24 B T F 6 % L 4 K L B[N 0] P ] Step9:Onthe
Stepped RenlInput :
7 EAler Vel For Eech Year o Lease | steppedrent
3 o Sl Orp . Shel Renew  Shel  Stucred Orig  Stuchred Renew Stuclwed . Swlace O Swface Renew Suface | worksheet, if
4| Yer | Origingl : Hhonths Renewal Honths, Totd © Origina lmlhs Renewal Monlhs Totsl | Original Months: Renewal Months  Tolal . .
51 g0 @ 0N s 0 SN s R 0 | applicable, input
I ] NERE 0 S0 sm 0 3| stepped shell and
HEE I AN NREIE 0 _
B4 skl 0 SEN S D00 s 0 g | parking rates for
9, 5 - $0 b B8N0 S0 C 0 560000 8300 ~ S0 §36000 ; ;
(IR TN EREIE ooy s n o | S2Chyearinputting
LIEEE i/l Y] (T 0 o600 . M 0 s | any (evaluated)
o8 M 00 §iTo0 gm0 S0 e . Mn 2 b 00 :
[ e ERE ) 0 g0 smo ¢ yn| renewalratesin
KLU T Y 0 S W 0 sk b0 12 0 M| separate columns
BoH b 1 8100 N i RVERYUE RN VR
s EE 0o p s 0§ v oww| shown. Note that
1 0 s o = 0§ s ! this information will
U ;o~s1900\ : 0 N : 08 80\ poem
OEE  EE R 0o 2 s s | notberead unless
responses on first
worksheet indicate “y.”
% g —r m Step 10: On the “Free
B e e . -
7 InputVaIuefcrEachYear(pamalyear) Rent” worksheet, if
3 . Months | Shell | OpCost, Tl Structurecl Surface | Value of Value of applicable, input the
4 ‘ \ ! FreeRent | Free Shell
5 16154,863.35 | $75,000.00 number of months of
& § - 5 -
7 s s . free rent for each year
5 4 Doy in which offered. Also
£ r Ty indicate whether free
12 8 5 - rent applies to each
13 8 -8 :
:g 5 - g - rental component by
! $ " H H H o,
16 $ T indicating “y” or “n.”
17 5 NS -
18 8 $ -
19 [ 5 -
E s o5 o paou







Spreadsheet calculates total annual value of free rent and shell rent.

11 %

Initial Term
7 . RateperUSF | Amnual Rent
A Shell Rent $0.00 § .
5 Op Cast {in Lease) 5.0 . 512000000 |
% Op Cost {Govermment) QN T :

Step 11: Go back to “Input” worksheet.
Input offeror’s shell rate (unless
stepped shell rent was inserted on
“Stepped Rent Input” worksheet; input
operating cost rate. Annual amounts

will be calculated. “Op Cost {(Government”), used to compare less-than-fully-serviced offers with fully
serviced ones, is usually left blank, unless we are allowing non-fully serviced offers in the SFO. Under
this scenario, input an estimated rate for government’s share of operating rent (for example, electric)
for “net” offers, so that the PVA assumes escalation on the fully-serviced amount (lease + government).

*Amotizatonof A
Total Lessor's Overhead and Fees
Rate Per Sq Ft or Securly

10000

Step 12: Input parking rates. If
indicated as stepped, sheet will
override this information and read

13

i
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b
!
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Structured Parking Rate “Stepped Rent” worksheet
Suface Parking Ratel 1,800.00 ; instead. Sheet calculates annual
: | parking rent.
/ hiindTA WD 5 RN Step 13: input the-tenant
TotelLessor's Overhead and Fegs $0.00 § . improvementallowance ona
Rate Per Sq Ft for Securly $000 § - perABOASF-basisrwhich-is
Stuctured Parking Rete $600.00 § 30000 ifiedH . This
Suface Parking Rate $360.00 5180000 value is calculatedby dividing
‘ ~' the 1364 block 12a by block 9.
Tenant Improvement Allowance | total principal to be amortized
Totel T Rate pusf prodded in A Rent]~ S4000 000,000.00 is calculated. Input the
lessors AmorzatinRelef ~ 8000% | Yews Months amortization rate. Input the
TeminMonths to Amorize TRl B0 f 0 amortization term. in months
Tola Lessor's Overhead and Fees 0.000% ’

(this is usually equivalent to

the firm term). The spreadsheet calculates the amortized rent per BOAF and per annum and populates
each under cells B27 and C27, respectively. Note that Total lessor’s overhead and profit are not an input
cell, but are calculated from information input under “Fee Schedule” worksheet (see steps 18 a-d).
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: ? || Step 14: The overtime
Overtime Utlities s - Amual OT 1 rate is usually evaluated
Number of Estimate Hours Chage | onits own, and not as
Rate PerHourt . | partofthe PVA. Fill this
Does Overtime Charge Escalate? (YIN)] out only when the SFO
indicates that overtime
will be evaluated as part
of PVA,; the RLP/Lease must also specify the estimated annual number of hoursto be assumed for the
PVA. Once an hourly OT rate and estimated annual number of hours are input, sheet calculates annual
OT rent, which is included in the discounted rental stream. If applicable, answer whether OT rate
escalates. If answered “y” sheet assumes an annual escalation equal to that shown as the “Escalation
Rate” in Cell E3 on “Input” worksheet.

T

Step 15: Input evaluated lump

sums. Usually, this reflects
Charge ¥

) L Commission Credit relocation costs, applied to offers

other than current lessor. And the
TI FFP if it is not amortized. This
can also reflect items identified to
be paid via RWA (such as security). These costs are annualized, calculated as a per ABOA rate, and are
not discounted.

, Step 16: If NBC project, input
Annual OT  Lump Sum and Broker Credit broker's commission credit to be

Charge Total Lump Sum_ $100.000

credited back to the government
J (this is not the commission, which is
included in shell rate).To calculate
this figure, first determine the amount of commission by multiplying the total aggregate rent for the
firm term by the commission percentage negotiated between the broker and the offeror. Take the total
commission and multiply it by the credit percentage established in the NBC contract for that particular
NBC firm and the year that task order was issued. Free rent is not subject to commission (or

542 119

& - Commission Credit

i

credit).Please note that instructions for step # 16 relate to NBC and commission credit for NBC 2 will be
calculated differently.

Step 17: Input offeror’s total

17}

principal amount for Building

0] Building Specifc Amortized Capita
& Total Cast of Secut

Specific Amortized Capital (aka
Building Specific security),

I  SeeuyAnotizain Ree] Mo
i TeminMonfhtoAmorize Secuiyf 60 | 0
i MePuSifi ety 0B | 4/2011







amortization rate, and term in months (term may or may not be equivalent to firm term), as indicated

on GSA Form 1364 (costs should also be listed on separate SecUP Form). Spreadsheet calculates the

amortized rent and populates in cell B48.

-|Offeror's Tenant Improvement Fee Schedule |

A B

Usable Square Feet of Offer 20,000;
General Conditi”onsﬁ
Total Subcontract Costs or Otherl § 500.000.00 _l

General Contractor Fee 0.000% Percent
Total Subcontract Costs or Other' §  800,000.00 |

Rate per USF

Percentage

Percentage Basis' §  800,000.00 |
Flat Fee ' § 5

% .

Lessor's Project Management Fee: 0.000% Percent
Tatal Subcontract Costs or Other: §  600,000.00

Other Fees‘ $ s

Total Fea Cost;f
Total Allowance:
Total Lessor's Overhead and Fees:

D.OUO%Percent

0.000% Percent

C D
Sub Totals
$ .
$ .

Archtectural/Enginearing Fee§ (Enter either Raie, Percentage and
. Percantage Basis or Flat Fes)

T

s

$ :
| $800,000.00
0.000%

Offeror's Tenant Improvement Fee Schedule
Usable Square Feet of Offer 20,000 ;
‘ General Conditions. 5.000% Persent
Total Subcontract Costs or Otherl $ 761.904.76 _l
General Contractor Fee: 0.000% Percent
Total Subcontract Costs or Other §  800,000.00
Archtectural/Engineering Fee (Enter either Rate, Perce
| Percantage Basis or Fla
Rate per USF . § .
Percentage. 0.000% Percent
Percentage Basis: §  800,000.00 |
Flat Fee § =
Lessor's Project Management Fee 0!000%5Pement
Total Subcontract Costs or Other: §  800,000.00 .
Other Fees § =
Total Fee Cost.
Total Allowance:

Sub Totals

$ 38,095.24

: $ B

}1tage and
t Fee)

3 -
[ N

§ 38,095.24
$800,000.00
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\ Offeror's Tenant Improvement Fee Schedule

Usable Square Feet of Offer. 20,000

General Conditionsi 5.000%
Total Subcontract Costs or Other §  692,640.69

General Contractor Fee
Total Subcontract Costs or Other, § 727.272.73

10.000%]

Sub Totals

Percent

Parce )
6\\ & 272127

Archtectural/Engineering Fee (Enter either Rate, Percéntage and
. Percantage Basis or Flat Fee}

Rate per USF § -

Percentags 0.000%

Percentage Basis § 800,000.00 |

Flat Fee § =

Lessor's Project Management Fee 0.000%

Total Subcontract Costs or Other, §  800,000.00
Other Fees § -
Total Fee Cost:,

Total Allowance.
Total Lessor's Overhead and Fees

Percent
s

Percent
' -

 §107,359.31

 $800,000.00

13.420%

| § 34,632.03

\ |Offeror's Tenant Improvement Fee Schedule =
Usable Square Faet of Offer. 20,000

General Cunditionsi ;
Total Subcontract Costs or Other § 663,434.62 |

General Contractor Fe‘e‘
Total Subcontract Costs or Other. §  686,106.35

Archtectural/Engineering Fee! (Enter either Raie,

| Percantage Basis or Flat Fee)

Rate per USF_§ .

5.000%‘Percent

10.000% Percent

‘Sub Totals

' § 3267173

$ 65,610.63

Percentage and

1

Percentage 6.000%]Percent |
Percentage Basis' § 754,716.98 | \
Flat Fee § - § 45,283.02
Lessor's Project Management Fee 0.000% Percent
Total Subcontract Costs or Other: $ 800,000.00 5 -
Other Feesi $ - $ -
Total Fee Cost $146,565.38
Total Allowance $800,000.00
Total Lessor's Overhead and Fees. 16.321%
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. Percantage Basis or Flat Fee)

Rate per USF . § .

Percentage 6.000% Percent

Percentage Basis! § 754,716.98 |
Flat Fea § -

Lessor's Project Management Feely 10.000%|Pe\
N $ §0,000.00

Total Subcontract Costs or Other; §  800,000.00 '
Other Feesz $ -
Total Fee CccstjE

Total Allowance
Total Lessor's Overhead and Fees.

$ 45,283.02

:

$226,665.38
. $800,000.00
o 28321%

A LB C 7} ) Regardlessof whether
#Offeror's Tenant Improvement Fee Schedule Sub Totals
Usable Square Faat of Offer 20,000 ' the-otherthreefeesare
included -the-lLessor's-PM
General Conditions 5.000% Percent | !
Total Subcontract Costs or Other' §  653,434.62 | {8 32,671.73 | {OH/P}ee-should-be
General Contractor Fes: 10.000% Percent . i
Total Subcontract Costs or Other, §  686,106.35 | $ 68,610.63 projects—Sheet'slogic
. . . aﬁ%u-m—es—tha—PLeSSeH—fee—FS’ i
Archtectural/Engineering Fee, (Enter either Rate, Percentage and

e

Step 19. Once all
information has
been input, go to

[[Present Value per USF $20.06

R A : LB c
BASIC PRESENT VALUE ANALYSIS H i
Bullding Hame ABC:Building (inttial Offer)
Building Street Address 423 Bultercup Lane
Building City, State, Zip Code Anylown, USA 12345-1234
Offeror's Hame John Smith
Client Agency SSA
Term . { Years
Total Term to be Evaluated Per SFQ, in Months ¢ 180 1§
Initial Term (months)’ 120 : 10
Renewal Term {monthsy* 80 : [
Sauare Footace & Parki (SET DOES SHELL RENT STEP to ¥ and [HPUT REH
Rentable Square Feet 22,000 R/U Factor
ANSYBOMA Office Area (Uisable) 20,000 1.100000000
Structured Parking Spaces 5 i
Surface Parking Spaces &
Rent ]
Does Shell Rent Step? (Y/NT' y
Does Parking Rate Step? (Y/N)' y
Does Parking Rate Escalate? (v/H) n
Does Offer Include Free Rent? (Y/N) :
; Initial Term
: Rate per USF | AnnuaiRent
Shell Rent 50,00 $ -
Op Cost (in Lease) £6.00 §  120,000.00
Op Cost (Government) 50.00 :§ -
Amortization of TIA 873 L 19485339
TotalLessors Overhead and Fees 276 IR £5,127.15
Rate Per Sq Ft for Security $0.73 i § 14,588.00
Structured Parking Rate 5600.00 -3 3,000.00
Surface Parking Rate $260,00 8 1,800.00
roy ) . Office Area (Usable} | Tolal TIA Princioal
Total TIA Rate pusf provided in Annual Rent $£40.00 §  800,000.00
Lesgsor's Amortization Rate £.000% Years
Term in Months to Amortize TIA £0 : &
Total Lessor's Overhead and Fees] 28321%
Overtime Utilities ; Annual 0T Lui
Number of Estimate Hours' [) Charge
Rate Per Hour' 30,00 H -
Dees Overtime Charge Escalate? (YM) fn :
Building Specific Amortized Capital o
Tota! Cost of Security £60,000.00
Security Amortization Rate £.000% { Years
Term in Month to Amortize Security 80 &

honths
0

4
0

GO TO FREE RENT WPUT

Konths
0

{

EWAL on STERPED RENT SCREER™

GO TO STEPPED RENT PUT
GOTO STEPPED RENT IHPUT

um and Broker Credi

Total Lump Sum

Commigsion Credi

Honths
0

$100,000
42,119

“Input” worksheet,
™ to find final PVA
figure calculated
under Cell E6.
(Notethat Total
Lessor ‘s Overhead
and Fees from other
worksheet are
carried over onto
Cell B37).
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Step 20: Think you are done? Think again! Go to the “PVA Calculation” worksheet (below). This is the
sheet where the PVA calculation is performed. All information input elsewhere is carried over to this
sheet. The information on this sheet (plus the annualized lump sum on the “Input” worksheet) is used
for the actual PVA calculation under Cell E2. Therefore, any information that is either missing or
incorrectly captured on this sheet will result in an incorrect PVA calculation.It is always a good practice
to check such items as:

e Number of years: should show rental for each year of the entire lease term, including required
renewals.

e Shell rent: should be static except for step increases.

e Operating cost in lease: should be increasing over time at 2.5% compound interest if you have a

CPI clause.

e  Operating cost by gov't: usually blank. used to compare a less-than-fully serviced offer.

e Ti:should appear for each year of amortization (usually the firm term); figure should drop off
afterwards.

e Overtime utilities: usually should be blank unless evaluated per SFO.
e Parking: should reflect parking space rate, converted to ABOA rates, and should apply over
entire term, including options. Check for steps.

e Annual rent: Fhis-column-includesthe-effecto

e Free rent: usually shows up at the beginning lease years or at the end of full term.
e Commission credit: Shows up during year 1 of the lease.
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Aol el L E LR 6 LD L d LK b A Noooloo @ B
1 Present Valug Calculation
2 ‘Present Value For This Offer  © §20.06 ‘ \ ‘ ‘
3 Al amounts shown as Rate per USF ‘
4 Shell + OpCost | OpCost { Lessor  Bldg Spec Overtime, Structured | Surface | Total | Annual FreeRent © Amnuafless | Commission |
61 Year | Rental (nlease) (Govt) T TIOH AmortCap: Utiities | Parking . Parking . Ratepsf: Rent © Value © FreeRent Credit | LlessCredt
8 1 §1600 8 6008 - % 9]3!3 2.76!5 073 § 01615 009 5346 §  BBO17054 16664513 6 B2053440 § 4211920 § 47841820
74 2 1800 8 6155 - § 0738 255 073 6 01806 0005615 68217984, § 60217954 § -6 80217854
B, 3 (§1500 5 6308 - § 07315 276 % 073 § 0166 009 §3476:8 69520454 § 69526464 § § 60525454
(91 4 $1500 6 6468 - 5 9735 276 § 07 § 0155 000 524028 50040641 § 60,40641 8 § 69840641
008 §1005 6628 - § 35 288 073 8 01508 0005 3608 & 70163708 § 70163708 § § 10163708
Ho6 S0 sems - § -5 -5 - 0T 8 0 S 406 8 48116808 § 48116899 § § 46116890
) 7 317005 6968 - § - i § 5076 0118 2 5 48466321 § 40456321 § - 1§ 484563
Bo§ S008 118 - 5 - 8 § 8 0TS 011§ 2440 5 48804220 § 48804220 § -5 40804226
W00 00§ TMS - 5 - 8 § 807§ 011 4B § 49160035 § 49160835 § § 49160835
18] 10 (§1700 6 748 8 - °§ § $ 8076 0118276 5 49520306 § 49520356 § § 49526356
16 11 81900 5 76815 - § $ $ § 0188 01452100 % 53091015 $ 53091015 § § 63901015
7112 :§1900 § 7878 - 8 $ $ 8 0185 084 827905 S4375040 § 84375040 8 § B4375040
18013 (§10005 8078 - 1§ $ $ 8 0188 045N § 54768686 § 54768666 § § B47,806.66
oY 10006 8275 - 5 - $ 50185 04 8758 861713 § 85172133 § § 5517213
D) 15 (518005 848§ § ] $ & 0185 014 82779 5 6GGH0AE § 56585086 § § 58585666
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