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Attachment 1

Fire Protection, Life Safety, and Environmental
Business Practices for Lease Acquisitions


1.
General Requirements.

a.
Realty Specialists shall consult as necessary with the appropriate regional safety specialists, fire protection engineers, and environmental engineers throughout the lease acquisition process.

b.
Realty Specialists shall assure in all leases (except temporary leases) that—


i.
A complete review of open conditions in the Inventory Reporting Information System (IRIS) database is performed and all conditions that do not meet the standards of this Realty Services Letter (RSL) are to be resolved prior to executing leases at the same location.  Realty specialists can access the IRIS database.


ii.
Offerors are aware of their responsibility to provide and maintain space that is free of hazardous materials according to applicable Federal, State, and local environmental regulations.


iii.
Offerors provide a copy of the valid certificate of occupancy issued by the local jurisdiction prior to occupancy. If the local jurisdiction does not issue a certificate of occupancy, the Offeror 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. Realty Specialists are encouraged to remind offerors of this requirement when sending out letters requesting “Final Proposal Revisions.”


iv.
Offerors complete the applicable Prelease Fire Protection & Life Safety Evaluation. Realty Specialists shall obtain a review of the submitted form by a GSA Fire Protection Engineer. The Offerors shall complete either:

(a)
Prelease Fire Protection & Life Safety Evaluation for a Low-Rise Building, or

(b)
Prelease Fire Protection & Life Safety Evaluation for a High-Rise Building.


v.
Offerors provide scaled drawing(s) of the entire floor or floors in which space is being offered in the building and of the floor level of exit discharge and that drawing(s) include the locations of all exit stairs, elevators, and the space(s) being offered to the Government. Realty Specialists shall obtain a review of the submitted drawings by a GSA Fire Protection Engineer.


vi.
Offered space provides unrestricted access to a minimum of two remote exits on each floor of Government occupancy.


vii.
Offered space meets or will be upgraded to meet prior to occupancy, the applicable egress requirements in the National Fire Protection Association (NFPA) 101, Life Safety Code, or an alternative approach or method for achieving a level of safety deemed equivalent and acceptable by the Government.


viii.
Offered space meets or will be upgraded to meet prior to occupancy, the applicable fire alarm system and automatic fire sprinkler system requirements. See paragraphs 1.c.(i) and 1.c.(ii).


ix.
Offered space located below-grade, including parking garage areas, and all hazardous areas within the entire building (including non-Government areas) are protected or will be protected prior to occupancy by automatic fire sprinkler systems or an equivalent level of safety.


x.
Scissor stairs are counted as only one approved exit.


xi.
Open-air exterior fire escapes are not counted as an approved exit.

c.
Where applicable, Realty Specialists shall obtain written confirmation from Offerors to assure that offered space meets or will be upgraded to meet prior to occupancy the applicable fire alarm system and automatic fire sprinkler system requirements described below –


i.
Fire alarm system requirements.

(a)
A building-wide fire alarm system shall be installed when the Federal Government leases space, in one or more blocks, with some portion of the space located two or more stories in height above the lowest level of exit discharge (typically describes a building 3 stories or more in height). The fire alarm system shall meet the installation and operational requirements of the applicable local codes and ordinances (current as of date of the solicitation) adopted by the jurisdiction in which the offered space is located.

(b)
The fire alarm system shall be maintained in accordance with the requirements of the applicable local codes or NFPA 72, National Fire Alarm Code. The fire alarm system wiring and equipment shall be electrically-supervised and shall automatically notify the local fire department or approved central station. Emergency power shall be provided for the fire alarm system.


ii.
Automatic fire sprinkler requirements.

(a)
When the Federal Government leases space in one or more blocks, with some portion of the space on or above the 6th floor, the building up to and including the highest floor of government occupancy shall be protected by an automatic fire sprinkler system or an equivalent level of safety. This requirement does not apply to lease extensions and to the exercise of renewal options when the initial lease was entered into before the applicability of this RSL.

(b)
The Fire Administration Authorization Act of 1992 (Federal Fire Safety Act) requires the following: when the Federal Government leases 35,000 square feet or more of space, in one or more blocks, with some portion of the space on or above the 6th floor, the entire building shall be protected by an automatic fire sprinkler system or an equivalent level of safety. The subject Act does not require the installation of an automatic fire sprinkler system or equivalent level of safety solely as a result of the leasing of additional space below the 6th floor. See paragraph 5, Equivalent Level of Safety Evaluation Procedures, if an Offeror proposes to satisfy this requirement by providing an equivalent level of safety. This requirement does not apply to lease extensions and to the exercise of renewal options when the initial lease was entered into before October 26, 1992.


2.
Definitions.

a.
Hazardous areas means those areas in a building referred to as hazardous areas in NFPA 101, Life Safety Code, or any successor standard thereto. Examples include areas used for the storage of combustibles or flammables; toxic, noxious, or corrosive materials; or heat producing appliances, etc.

b.
Equivalent level of safety means an alternative design or system (which may include automatic fire sprinkler systems), based upon fire protection engineering analysis, which achieves a level of safety equal to or greater than that provided by automatic fire sprinkler systems. (See 41 CFR 102-80 for guidance on conducting an equivalent level of safety analysis.)

c.
Automatic fire sprinkler system means an electronically supervised, integrated system of underground and overhead piping, designed in accordance with NFPA 13, Standard for the Installation of Sprinkler Systems. The system is usually activated by heat from a fire and discharges water over the fire area. The system includes an adequate water supply.

d.
High-Rise building means a building greater than 75 feet in height where the building height is measured from the lowest level of fire department vehicle access to the floor of the highest occupied floor. A building that is 6 stories or more in height is typically considered a high-rise building.

e.
Low-Rise building means a building less than 75 feet in height where the building height is measured from the lowest level of fire department vehicle access to the floor of the highest occupied floor. A building that is 5 stories or less in height is typically considered a low-rise building.


3.
Buildings that are Constructed. Realty Specialists shall enforce additional standards for buildings that are constructed in response to an SFO.

a.
Buildings shall be in compliance with the most recent edition of the building code, fire code, and ordinances adopted by the jurisdiction in which the building is located. In addition, the offered space shall meet the applicable egress requirements in NFPA 101, Life Safety Code, or an alternative approach or method for achieving a level of safety deemed equivalent and acceptable by the Government.

b.
If the lease provides the Government with an option to purchase, the GSA adopted nationally recognized codes and requirements apply (see latest edition of the Facilities Standards for the Public Buildings Service, PBS-P100), as well as State and local government codes.


4.
Temporary Leases. Realty Specialists shall ensure that space leased not longer than 6 months has a valid Certificate of Occupancy and is in compliance with all applicable local codes and ordinances adopted by the jurisdiction in which the building is located.


5.
Equivalent Level of Safety Evaluation Procedures. When an Offeror proposes an equivalent level of safety, the Realty Specialist shall require the Offeror to submit, for Government review and approval, a fire protection engineering analysis, performed by a qualified fire protection engineer, demonstrating that an equivalent level of safety for the offered building exists. (See 41 CFR 102-80 for guidance on an equivalent level of safety analysis.)


6.
SFO Requirements.

a.
Simplified Lease minimum requirements have been updated on GSA Form 3626, U.S. Government Lease for Real Property (Short Form) (Attachment 2).

b.
SFO minimum mandatory requirements for fire protection, safety and environmental paragraphs are –


i.
Certificate of Occupancy (revised paragraph attached),


ii.
Fire Protection and Life Safety (revised paragraph attached),


iii.
OSHA Requirements,


iv.
Asbestos (choose one),


v.
Radon in Air (choose one),


vi.
Hazardous Materials,


vii.
Ventilation,


viii.
Indoor Air Quality, and


ix.
Maintenance and Testing of Systems.

c.
Several SFO safety and environmental paragraphs are mandatory under certain conditions. Those paragraphs are –


i.
Automatic Fire Sprinkler System (revised paragraph attached),


ii.
Fire Alarm Systems (revised paragraph attached),


iii.
Radon in Water - Use when water will be supplied from a non-public source.


iv.
Recycling - Use when State or local law, code, or ordinance require recycling programs for the space to be provided or where local markets for recovered materials exist.


v.
Elevators - Use when space will be offered in multi-story buildings.

d.
Leasing forms and the SFO with all mandatory and optional paragraphs are available at www.gsa.gov/leasingform/.  Realty Specialists are encouraged to update their individual solicitations on a transactional basis to communicate this additional submittal requirement.

