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STUDY BY THE STAFF OF THE U.S. 

General Accounting Office 

Federal Facilities Acquisition And 
Management: Issues For Planning 

All Federal departments and agencies need 
facilities to use in carrying out their missions. 
The Federal Government owns over $100 
billion worth of land and facilities acquired 
for its use and each year acquires substantial 
additional amounts. 

Federal departments’ and agencies’ acquisition 
and management of facilities used in the con- 
duct of their operations has always received 
considerable congressional and public interest. 
How many Federal facilities should be ac- 
quired, where they should be located, how 
much they should cost to acquire, maintain 
and operate, and what should happen to them 
when the Federal Government no longer needs 
them all influence thecongressional and public 
interest and cause a good deal of public debate 
and concern, 

This study discusses current and emerging 
issues related to Federal facilities acquisition 
and management and represents the perspec- 
tive GAO is using to organize its audit efforts. 
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Request for copies of GAO reports should be 
sent to: 

U.S. General Accounting Office 
Document Handling and Information 

Services Facility 
P.O. Box 6015 
Gaithersburg, Md. 20760 

Telephone (202) 275-6241 

The first five copies of individual reports are 
free of charge. Additional copies of bound 
audit reports are $3.25 each. Additional 
copies of unbound report (i.e., letter reports) 
and most other publications are $1.00 each. 
There will be a 25% discount on all orders for 
100 or more copies mailed to a single address. 
Sales orders must be prepaid on a cash, check, 
or money order basis. Check should be made 
out to the “Superintendent of Documents”. 
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LSSWES AND CONCERNS “_ ,.-_(_- .._“~ -..- . . . ..‘~~.-----.---- 



I~,;11 1 j / /I:, +,-IIcN Lhrust of the majority of our staff year expenditures 
~ ;I ';, , 8, ;, i;::^;u~:~ area have historically been dictated by congressional 
1 Y I, 11 'I,,11 '1.' : i .I : ; 8; !_ I 1. c 1 WC' expect this trend to continue, we intend ta direct 
,I I,:/ 1"' : ,I; II :: i, Ii, :,,,,j Itr~~.i:~;~Lait;~on work to those functions where we feel we can 

1 ", / 1, 'I,,) 4: 1' I::,\"I~.:! rt,~>~~t: knapact on economy and efficiency in the acquisition 
'~,I"IG!I t’:lic’~~~ii.kl:~llc~l”~t.. of Federal Eacilities. These functions can be briefly 

! il ',I II VA 1: .I. I":, I:" r 1 a !.I 

‘~” ~~~~-;Ac~.JI,I 4,w:‘i ny only the quantity of facilities needed, 

‘1”’ ““” “) :, ” fh I i] j. ]c’ j. ny them at the lowest costs possible consistent 
~9. (11 c{ua.Lity and Government policies, 

,I, I!III:~ i, II YLi:.~i.rr.ing them in an adequate condition to ensure 
l~~:m;~rl I:.:~i.nued productive use I 

-'--I/ iLz.~~rs;imy of them when their use is no longer justified. 

!I ,,#I” ) I\1 II: ; I ” ‘11,” .1:, I.1 14 ‘:I! I:4 XII :J II 2 . .“., . . _..~.“. I_ 

w 1.” I.,:1 I;,: 1,. i. 62 ‘Ii e # based on the steady increase in congressional 
" "' :: I, 11 Il.1 i"" : ,, 41.1, F ; i:, 'cl f,) f" the past several. years, that our future work in this 
:i ‘I ‘, ,j :i : ;I 4 1 L'c~:~ wji1. continue to be dominated by congressional request 
\I~,;1 II ";I 1. II< I ~:~rlr::i IWI.II.I. range from individual congressmen's concerns about 
: I , '1:; ]I i(' ~,)1C~~I.1~,~!1,/.~ u,tents p interests to full committees' oversight 

:p~c.zI. :i C)U'IIII ISII real property acquisition and management issues. 

.i,ir:'i",i;,l.,'.~":".n I,1:5;j~isl. at ion .l.l ..--. --"-I" 

Pi r:~~~"I"":;er:i :iegislat.ion (S. 533 and H.R. 1938) would improve GSA's 
/ ~rr~,r.;l~~~~~~~~r~~~~,~~.!~ [:JI ai~r~ing for construction, renovation, and repair; set 
~1 i 1 ~ I ,i 1 ! ,/ ‘r iI 1”) t.ht, amount of space GSA can lease; establish criteria 
1 ! ;,I 1) 1.1, i" j 1 PL'IKII.~~ ii a'rc) where to locate Federal buildings; and provide other 

; ‘1 I: j #I, 1 ,i 1 #I: 1 1 / f :’ t ‘1 1:: SOI- GSA's acquisit~ion and management of Federal real 
ii ; I 1: I ~, JY " ]I I* 'If III .,I 

I I ! 1 I j” :.:; I escj i, s I.at ion is enacted , we would expect to receive 
( ;j ~ ;;, , #, ;I 1' 'm:, ~:'I~:.:: j ';Ic<.A I requests to monitor or review GSA's implementation 
i:i I :. ; I, :I J '1 1 ( ' X'X I;LC~~P~ of the provisions mentioned above. These requests 
I ,",, :I,,# II (1 1 I'Ib t:* ,I rr~~c~c:t.ed to begin before completion of this planning perio'd. 
I / 1. \I$:! Ir.~~~i:~rIak.i,on is not enacted in the near future, we can expect 
'i. "'I f'r.Ai,:'(' ;i.!;"P ~'r:,quest,s for assistance in developing additional support 
1 :.,:I '1.' 1 , I’ ; II:.!PCl f c,r the provisions in the proposed legislation. The 
1 '1 1: w:';P:.:~ I I.~:I.~+~ %,sI.at:ion impl.!zments a number of our recommendations 

:I 1; 1, ‘I ~ ;;l~lI i’p/l!“-~‘r.;d,: ;.I:)r),‘; .m _(, based on our prior work. 
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‘rhe I, 980s w i :i I see the expanded use of computer technology in 
the titsi.gr~ atrd construction of buildings, bath in the Government 
an d t. h. 63 1;” 1:’ ,i, :I a I:. e se c t 0 c s Computer technology will. provide manage- 
ment:. a w.icie ~anye of alternatives from which trade-offs can be made* 
MC have a';,ready begun to study the impact of computers through our 
L" fi v i e w Sl elf the benefits of computer aided building design and have 
endcjr~ed t.he use of computers for this purpose. 

Mater.j.als and Fuels Shortages __-_ _- -... . _I . ._ ----._.-- .- ..--. ~- ---... - _ - - 

IIn the I.9r3Os the T’esources at the disposal of the Government 
will have to be evaluated and prioritized to a much greater extent 
than ever before e After decades of operating on the basis of cheap 
fuels and abundant materials the American society, both Government 
ant3 pri vat,e sectors p wil.1. have ta tighten their belts. 
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Federal vm~.kforce and its operations in the more economical 
GuveE:nment:-,owned buildinys rather than leased space. Current 
leyi~laticrn would revise the method of financing public buildings 
construction so as to encourage construction and reduce the nuher 
of Federal employees in leased space. Rowever, even after such 
IcgisJ.atian is enacted, several years will pass before increased 
construction will start because the buildings must be specifically 
authorized, financed, and designed. 

Better Lens-Range Planning --1_- _.l-l_l_" .-_.__ I-- -_---. . _ - 

"The Department of Defense, the largest procurer of Federal 
construction, has for some time had a well-defined long-range 
program for the construction of inilitary facilities. The General 
Services Administration has just begun such a program but current 
legislation would attempt to ensure that the General Services 
Administration emphasizes, and discloses, a long-range plan for 
its Federal buildings prograln.. We testified in January 1980 that 
we felt such a program was needed, 

LSSUE AREA BOUlJURIES .lllll~-~--.l - -..- _- - -.-- - . - " ---- 

This issue area --facilities acquisitiorl and management--has 
some relation to most other GAO issue areas. Facilities in one 
farm or another are needed by all Federal agencies to successfully 
carry out their operations and to house their employees. 

Witli certain exceptions, all the various i>hasel; of facilities 
acquisition and management, i.e., determining the need forl acquir- 
ing, operating, maintaininy, and disposing of facilities for: the 
Gavernmen 1;. a s use in its operations falls under this issue area. 
Xost. notaz2le exceptions are certain classes oE facilities, e.gor 
medical. facilities. Further I this issue area does not include all 
phases associated with the acquisition and managee;nenV. of real prap- 
erty for the use of the general public rather than the Government, 



While the T3cilities issue area interrelates to most other 
issue areas I the principal ones are as follows. 

,-,--Internal Auditing Systems fog Federal and Federally 
hssisted Proyrarns 

--Federal Perscnnel Planacjemcnt and Compensation 

--Intergovernmental Policies and Fiscal Relations 

--XnternationaL Affairs 

--Federally Sponsored or Assisted Realth Programs 

--Energy 

--General Procurement 

--Domestic Housing and Community Development Programs 

--Environmental Pratection Programs 

--Land Use Planning and Control 

--Evaluation Guidelines and Methodology 

--Accounting and Financial Reporting 

--Procurement af Major Systems 

--Prcqralil and Rud~et Information for Congressional Use 

The following chapters in this study describe the major issues 
and concerns related to Federal facilities and acquisition in more 
detail, The issues are presented as chapter headings and are referred 
to as "lines of effort’” for planning our reviews. Appendix I containi; 
a listing of GAO reports and testimonies during the period 
March I, 1979 - L+JJgust 31, 1980 which discuss facii ities acquisi t:icr!-k 
arid management matters. 
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I n summa ry 8 it is under this line of effort that we address 
the continuing areas of congressional interest related to 

-*-ml; iny buy/build/least decisions, 

~~"-~'alw~ijdi.ng/administering design and construction cont~:'acts~ 

i.,r:p~E~-~~OF’-~I~~F’Ol~~ OE3JECT1VES __.-_ --_-. ..-_.. ~ . ..-.__ _..._____.I..._~._.. ._ _.__^___ 

0 u r 13 b 2 c,: rl: tives are tc: (1.1 improve agency manayement of design 
and csrlstrruct3.0n activities, (2) improve congressional and agency 
avers iyht. c!:r deE;Pgir p construction r and renovation projects, 
(3) identnfy ways to cmmat increased costs of construction and 
renovat.i.:2~r'\ projects) and (4) ensure agencies compl,y with ILsgisla-m 
tive reyuirerne:~ts rel.atcd to the acquisition of construction and 
renovation pr-a jeets + 

To accompILi.sh our objectives concerning this line-of-effort, 
we will obtain answers to the following questions. 

1. 1.10 management information systems used by agencies to 
control and monitor design, construction, and renovation 
]:~ro:lects provide management with information needed to 
j;i:a.k.i_i pri:~per and timely decisions? Also, are these sys- 
tems capable af providing the oversight information 
neec3,ed by congressional committees? 



5. 

6. 

7. 

8. 

9. 

LO. 

11. 

12. 

AlYe Federal ZiCjerlCieS eZkp.1.Cjyik’i$~ CC~r!,I-,~~Cti~i~j L”~Elt?iCldS 
which will assure that adeyuate facilities are obtaihcd 
in the least time and at tjlke least cost possible? A. 1: e 
agencies exploring and taking advantage of opportunities 
to control QK reduce cor~struction costs? 

Are agencies adequately monitoring requests for charil]l:,s 
in facilities during construction to assure that t..hc? 
changes are necessary? 

Are agency inspections of construction adequate to protect, 
the Government's interests7 Where used r iire corltKactoxr 
quality control procedures adequate and effective? 

Do design and construction specifications clear:iy c:omunum.:i -* 
cate the agency's desires? Would perf~r~~ance spe<.: j">' i.(~a-"~, 
tions be more effective than prescriptive specifi.ca'~ions? 

Do Federal agencies have adequate feedback sys~teans tc 
identify construction deficiencies which rreed to be coy:'-- 
rected and prevented from occurring on future pre)j~:c:t:~? 

Does the fragmentation of design and construction capa- 
bility among Federal agencies result in duplicated staff 
requirements, higher budgets, l.or~er efficiency, and 
increased oversight burden on the Congress? 

Are special programs established by law or pc91icyp such 
as the Cooperative Use Act, the Zjational. IIistoric 
Preservation Act, the Metric Conversion Act, t.:he 
Architectural Barriers Act, and the Art-in-Archil..ectLaE:e 
Program, being effectively implemented by Federal agencies? 

What can be done to reduce the time lapse between the 
identification of a building req~~irement and the corny:jle-,s 
tion of the construction? 



have thus chosen the first and third objectives and the re:i,ated 
‘1 Lb e s !I,” i a n s 2, 4, and 8 to address during the next 18 months if tde 
are able ta program basic leyislation work under this line-c?.f- 
effart. We already have congressional requests which relate "co 
questions 1, 6, and 9 that we must perform during the 18-month 
y>eriod, and which will help us fulfill objectives one and twlrr. 
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BACKGROUND ..-. --l.C---l" .- .,-- ̂"",- 1 



1. AYC t)roperty managing agencies taking advantage of 
recent. improvements in work measurement and contl~"ol~ 
e!i?ctx~:,r~ic control systemsr and ather means of moh:e 
e f f i. c:: li, e 1x I:,. I y operating and maintaining buildings? 

3 -* Are r:epc~~'laed maintenance and repair backl.qs nrel.iable, 
ant7 t.kre 1cveI of funding adequate to pk-event deterior-- 
ation of Federal facilities and meet the space needs 
of the agencies? 



6, 

r. /. 

8. 

9. 

.lO. 

11. 

12. 

13. 

14. 

15. 

16. 

17. 

Is adequate quality of maintenance work being obtained 
through quality controls such as criteria, speci- 
fications, testing, inspections, etc,? 

Are agencies assuring real property under their eorx- 
trol is being properly and economically maintained 
and//or repaired? 

To what extent, if anyl do property managing agencies 
consider life cycle costing in the maintenance and 
repairs of Federal facilities? 

What improvements are possible for DOD to put into 
effect regarding the management of unaccompanied' 
personnel housing? 

Are automated management information systems of 
military services providing for effective and 
efficient real property maintenance? 

Are procedures and practices adequate for budgeting 
and allocating maintenance and repair to activities 
in proportion to need? 

Is there further potential fo,z: consolidation of 
operation and/or maintenance activities by managers 
of Federal real property? 

Is GSA providing Federal tenant agencies necessary 
services and utilities as required and at reasonable 
costs? 

Is Congress provided accurate, complete, and useful 
information on operation and maintenance of Federal 
facilities? 

How effectively and to what extent do managers of 
Federal real property deal. with the probLems of 
renovation vs. construction, repair vs. replacement, 
and preservation vs. restoration? 

Are Federal agencies effectively managing their 
activities' usage and costs of utilities? 

Are Federal agencies adequately providing for use 
of Federal facilities by handicapped people? 

STRATEGY FOR ACHIEVING OBJECTIVES ------ __(-_-.- -.-_ 

As noted above: this Line ef effort deals with matters 
of a continuing and recurring nature and a number of Federal 

12 



WitPi t.Ire campletion of a current assignment, sufficient work 
tsiil i~avtrl been performed at this time on question 2. Our current 
effo.rts on fire protec%ion--question 3 --will also be compl.eted 
during this planning period. Work continues on the adequacy of 
PLanning, budgeting and controlling facilities operations and 
maintenance (question 43. The need to consider w'ays to reduce or 
hold the line on costsI and the continued need for imp~~ovenents 
in management will be addressed during this planning period by 
addressing questions 5, 8, 9, 12, and 16. 
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owner (another Federal agency or other authorized recipient) occurs. 
This phase invorl.ves negotiation of future use, conditions of trans- ' 
fE?x-f and price B Where transfer is contingent upon future use con- 
ditions# GSA has a continuing responsibility to be sure that use 
is complied with+ 

Lx~aE-C)F-E:F.rOR”’ ‘l8JECTXVES __I_--x--.. _” ..-.- -1- ..-. -.“. - ..__-..- -I--. ~.- 

Our c~bjectives are to (1) improve the procedures and processes 
whereby excess and surplus real property (and any related personel. 
property) is identified and reported, (2) assure that excess and 
surplus real. property is properly maintained and protected until it 
is disposed of, (3) improve the procedures for the transfer of real 
property that is excess to one agency to meet the needs of another 
agency r (4) improve the procedures for the Government's disposal 
of surplus real property so that the "highest and best" use is 
obtained, (5) assure that effective procedures are followed in 
the use of surplus real property donated to non-Federal recipients, 
and (6) shorten the entire timeframe from identification of excess 
property to actual. disposal. 

TO 
we will 

1. 

2. 

accomplish our objectives concerning this line of effort, 
obtain answers to the following questions: 

Do agencies use effective procedures for identifying 
real property that should be declared excess? 

Does GSA adequately review Federal agencies use of 
real property to determine if unneeded property is 
promptly reported to GSA as being no longer needed? 

In what ways can real property data be made more 
reliable so that agencies and GSA can better dis- 
charge their responsibilities? 

What improvements are needed to ensure that agencies 
properly maintain excess/surplus real property and 
protect its value while it is awaiting disposal? 

Is there clear agreement between the releasing 
agencies and GSA on the conditions for turnover of 
e x c e s s real property to GSA? 

Da GSA's procedures for finding agencies who might 
use other agencies' reported excess real property 
need im$>roving? 

How can receiving agencies be better prepared to 
accept real property and maintain and protect it 
and put it to productive use? 

Do a~dditiana1 restrictions need to be established to 
ens:Jre that the use of real property conveyed to 

15 



1.0 I, ~c':~ec; the entire di ~posai process need to be improved 
so that real prcqxrty disposals can be done more 
quickly thus saving the holding and maintenance costs 
and reducing the likelihood of loss of property value? 

STRATEGY FOR ACMIEVlCNG OBJECTIVES -” .l_O__I___--“._I__-,““,IIIIICXI.,*I~””I~~lI~..” ,-*__,__-___ _.~_--_^~l.-_-. 

Our strategy for achieving these objectives will concentrate 
8~1 the efforts by agencies and GSA to determine which properties 
will, be declared excess and reported to GSA. Based on our past 
work it appears that more effective disposals have occurred when 
GSA and the agencies were able to work together early in the dis- 
posal. process d sometimea even before the property is officially 
turned c3vc?r tcr GSA as excess'. Elowever, this depends on agency 
cocqxratiann and greater initiative by GSA. Our strategy for the 
18-~m0nt.h pcrhd will be to concentrate on objectives one and five. 
We bcl.irr?ve ab:jecti,ve one is the most: importan% and, since we have 
already addressed objective five in prior periods, we believe we 
may be ab:Il..c ta complete this objective in about 2 more years. To 
implement this strategy we p.lan to initiate surveys and reviews 
which will address questions 2, 4, 5, 7, 8, and 9 above. 



CHAPTER 5 -.-..“_-. . .~.- _ _.-.. 

HObJ CAN AGENC:Y LEAS Y.NG PNXEDURES __,.-.. ..- _. _.__ _.__-_ .__ _-.- _ _“_-.- ..___.. _I __._..._ -..-“__---.-_--” ..--..- 

The large initial. outlays for Federal constructjon affect the 
national bt~dget in the year %hat appropriations are approvedP When 
there a%e large demands on the budget, construction projects are 
among the fjrst items to be eliminateda Therefore, the Execlative 
Branch (OMB) supports leasing because it has a ILimited impact. the 
first year. 

Under the fuL$ funding conceptp the tatal project cost is 
recorded as budget authority the first year. Aowever, for leasing, 
only the annual rent, and net the total lease commitment appears 
as budgetary authority in the annual appropriations acts. If the 

full funding concept were applied to long term lease projects, 
then leasing wauId have a sizable impact on the budget. the first 
year. 
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Ii"3 (Y Are improvemerl ts needed in agencies practices for altering 
leased buildings? 

STRATEGY FOR ACHIEVING OBJECTIVES -~---__- .._ _._-_---__ ~------- -_--. "_- 

The objectives of this line of effort are such that they 
cannot be ach.ieved during this or the next planning period. Our 
onyainy and future work will devote more attention to leasing by 
Federal agencies that received limited coverage in the past as 
well as coverage of GSA leasing and space planning activities and 
will continue to emphasize GSA's activities in the National Capital 
Region. In addition, we can expect to be asked to do a grea% deal 
of work for congressional committees during the planning period-- 
currently we have three requests-*-because of the committees‘ con- 
cern over increases in the cost of leasing in recent years and 
the fact that GSA has not implemented all GAO recommendations for 
improved lease management. 

Our ongoing and future work will address questions 1, 2, 3, 
7, 10, 11, and 13. It will focus primarily on: 

--Leasing procedures and practices. 

--Lease management including administration. 

--Space planning for new agencies. 

--Consolidation of agencies in larger leased buildings. 

--Developing alternative space plans prior to negotiating 
follow-on leases. 

--Adequacy and timeliness of GSA's performance in leasiny 
space for agencies. 
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CAN IMPROVEMENTS BE MADE IN THE MAY ."lll-l-.."-"------ -. y----1-....---- 

FEDERAL AGENCIES IDENTIFY AND JUSTIFY ___I"_~_"ll___"-.l"__.--~_-~~-~~--~~-.-~~~-_ ~- 

FACILITY NEEDS? ---,.---..-- 

BACKGROUND _--,.----. I 

Each year Federal agencies spend billions of dollars to 
acquire facilities to use in the performance of their operations 
and missions. DOD, the largest procurer af facilities, alone 
spends over $4 billian annually far various types of facilities, 
including training,, operational, maintenance, production, ware- 
house, medical, and housing facilities. DOD's annual military 
construction programs include over 1,OQQ construction and reno- 
vation projects which must be justified to OMB and the Congress. 

Various other Federal agencies, including VA, NASA, HHS, 
and GSA also acquire (generally through construction or leasing) 
Federal facilities for use in the performance of Government oper- 
ations. GSA acquires most of the office buildings occupied by the 
Federal civil workforce. Much of GSA's recent facility needs have 
been satisfied through leasing but current legislation'would, if 
passed, greatly increase GSA's construction program in an attempt 
to get more Federal employees out of more costly leased space. 

Most af our past work in the facilities acquisition and 
management area has been directed to agency programs or actions 
to acquire, maintain, operate, or dispose of facilities, accepting 
that the need for the facilities involved were valid. Very little 
effort, except in response to congressional requests, has been 
expended on seeing if improvements can be made in the way agencies 
determine facility needs and then justify such needs to authoriza- 
tion and appropriations committees. 

How agencies identify their needs for facilities, or additional 
facilities, can be a very sensitive issue. New Federal construction 
projects receive considerable public and congressional scrutiny, 
whether the projects are for the use of the Federal workforce the 
publ.ic in general, or simply a Iocal community. The economic values 
associated with the Federal facility's location can influence its 
"need" determination. However, Federal projects to aid or prime 
the economy, such as civil works projects, are generally not the 
type addressed in this issue. area. 

Because of the larye expenditures in this area and our limited 
efforts in this area in the past, we have established this new line 
of effort. We believe that we can he of significant help to con- 
gressional oversight committees by evaluating the policies and pro- 
cedures agencies fnllow in ident.ifyincj the need fox:, and justifying, 



new construction or renovation projects* Our general goal is to 
keep unneeded facility space from being authorized and funded. 

LIKE-OF-EFFORT OBJECTIVES -*I -.... -__-- _.__._ -"._" _-.-- - 

Our objectives are to (1) improve agencies' policies and pro- 
cedures for determining real property needs, (2) ensur'-2 that agen- 
cies adequately consider availability of existing facilities before 
requesting new ones, and (3) ensure that procedures for obtaining 
approval and funds for construction/renovation projects clearly 
disclose the bases for the projects to agency heads, the OMB and 
the Congress. 

To 
must be 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

adequately address these objectives, the following questions 
answered. 

Do agencies publish adequate guidance on how to determine 
the type, quantity, and size of facilities needed to 
accomplish their missions? 

Are the policies and procedures for determining facility 
needs reasonably uniform among agencies? 

Are existing inter- and intra-agency facilities adequately 
considered to meet facility needs prior to requesting 
authorization and funding of new facilities? 

Are‘policies and procedures adequate to ensure that 
facility needs are promptly recognized and actions to 
meet the needs promptly initiated? 

Do agencies have systems for prioritizing construction 
and renovation projects and are the systems being properly 
implemented? 

Do agencies communicate with the private sector on 
(a) possible sharing of facilities to reduce needs or 
(b) possible improved methodologies for determining real 
property needs? 

Do requests by agencies for authorization and funding of 
new construction/renovation projects provide full and 
accurate disclosure of the need for requested facilities? 

Are approved construction/renovation projects revalidated 
after approval (or before approval if lengthy approval 
process) and prior to award of construction/renovation 
contracts? 

Are the military services using minor construction 
projects to avoid statutory project cost ceilings and 
circumvent congressional. review? 
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Secause of increased expenditures for military construction, 
arrd our scmxwhat limited work in this area in the recent past, we 
:)I.LI~ t:r:> concentrate our efforts during the next la-month period 
prirrrarily on the military services' policies and procedures for 
cfetermining real property requirements, concentrating on the above 
yuestic~~s 1311. guidance (question l), uniformity (question 2), and 
t :i me 1. i, n e s s (question 3). We do not believe we can completely 
answer any of the 3 questions cited during the planning period. 
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To accomplish these objectives we will obtain answers ta the 
foU.awiny questians: 

1 I, !I EXave all applicable casts and savings been included in the 
iryeneies" computations? 

3 A., 43 Are agent ies ( casts and savings estimates realistic and do 
they recognize all appropriate factors? 

3 (I I-Iave the studies suppwrtirrg' the realignment considered 
appropriate alternative locations and decisions? 

4 * Are the decisions to realign or close facilities supported 
by well. documented informatian? 

F: 
.) * Ilues the supportiny data comply with agency cosC: and savings 

estimating criteria? 

6, Has the data been consistently applied in a format campar- 
able to other recent similar studies? 

Each year we devote considerable resources ta this Line of 
~~:.f.'fort to respond to requests fram individual members af the Con- 
LjI"ess * We have had good success in negotiating a lceduced scope 
ia individual requests and have improved the timeliness of QUK 
responses *1 Without those efforts aur past resources expenditures 
wcruld. have been much greatere4 Howe ve 1: * we believe there may be a 
,~~otential for further reductic~n in GAO resources required for base 
reaiignment work, Far examplel greater uniformity nithin DOB in 
the format and methodology for their realignment studies, col11d 
aid LIS by allowing the devcLopmen-nt, of a standardized review 
I'"wc:xJr"am and shorten QUZ review 1.,. ime aI 



Other than our workiny with the Institute to try to develop 
a standardized approach, we plan no basic legislation work under 
this line of effort. We will., of course, continue to respond to 
congressional requests under this line of effort. 
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,*rii: F'edcral. buildings, caupLed with patential energy shortages, are 
~14 caC..img an increasing need for finding new and innovative ways to 
c:jes i,ig.ui arid construct Federal buiidings t We believe that some of 
L"l..;j~' rcsour~es should be directed t.0 evaluating efforts of Federal 
a~~crrc:i.ecs to find these new and innovative ways so that we can be 
iii cu fsosition to encourage and communicate the agencies' efforts 
m:n~icl assist: congressional committees in their oversight. of these 
I:..; 6 1,' (I,!* 1: t s (I# 



'.i"hc! L;k11 t. environment within the United States consumes 
II E 5'C', 1L.i f", 0 rl fb -'- third of the energy used by this country. The American 
I I:*:! ~tc.te of Architects and others believe more can be done in <" I II!,~~ tlesi$jra. of new buildings to reduce energy usage. A ratimber of 
i '~:~:i~..;:::a.% projects have been undertaken to find out how to reduce 
1,:: i 1 p r t-j y ;~se in buildings. One of these --Norris Cotton Federal 
:R11:1L!d/ny :in Manchester, New Hampshire-- is a laboratory for test- 
.1.rr~r~ and evaluating methods to conserve energy in office buildings, 
J:&:lic:cetion~ are that energy use in office buildings can be reduced 
1;~~~ i~:~re than 30 percent by adopting design features used in the 
I:*1 I,,::1 I"' r i.. B C:csf:ton Building e Howeverp economic analyses have not been 
~r.'n,.~~n~~~ir~%~cS to support complete adoption* 

ISI July 1977, President Carter issued Executive Order 12003 
::~pc!r:ifying that agencies are to reduce energy use by 45 percent 
UXI nzw1.y constructed buildings U Federal agencies are requiring 
l:r.~~ eraerg'v analysis as part of the design of proposed Federal build- 
.i. x' 1, "J s * WG are not certain that the agencies are ins.uring that the 
1;' p: FL; (J 1 t. 2; of the analyses are being reflected in the designs. 

Lll'NE-OF-EFFORT OBJECTIVES ..-.".--~---- 

Our principal objectives are to (1) surface problems and 
i 8 s I"1 e s regarding new and innovative design and construction methods, 
(2) 'cause an increase, where appropriate, in the use of computer- 
a li ded Lechn,iques f such as computer-aided building design, computer- 
i.il .i Ided ~:anstruction management, computer-aided cost estimatingr and 
other potential computer applications, 
a,j l::~n cry? Federal. buildings, 

in the design and construc- 
(3) encourage energy saving innovative 

1-l u:A 2; :i 4 r) arzd construction techniques where appropriate, and (41 improve 
,.lqenci es u consideration and use of new or innovative design and con-~~ 
::,.~,,r.rni::t i.0~1 management techniques a 

‘Iio accomplish our objectives in this line-of-effort we plan 
ilic:l :1nSwer the following questions 

.U 
.d a Are Federal agencies making effective use of ava.ilable 

camputer-aided methods in design, construction n;anage- 
inent f cost estimating, and other potential. application 
ar,eas? 

‘7 
ht., “I Does the six-percent limitation on design fees hamper 

the Government"s ability to use innovation in design, 
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3 1/ Are life-cycle costing techniques being used in the 
design processl 
i,nit~,al costs? 

or are cksiqn decisions based on only 
Have agencies developed the historical 

data bases required to use life-cycle costing techni- 
ques effectively as a design t:.ool? 

4. Are a~ehitect-engii?ee~~s re8yu,ired to justify design 
features on the basis of Jife-cycle costs and energy 
economaes? 

5. Would the use of computer-aided cost estimating provide 
better estimates on which to base appropriation requests 
for construction project: funding? 

6 R Daes the computer offer a viable alternative to current 
cx~stly master planning? Can the computer be used effec- 
tively in master planning ta establish a dynamic model 
of a base which can be manipulated to quickly evaluate 
the impact of a variety af planning alternatives on 
other parts of the master plan? 

7 ,I e Are Federal agencies giving design firms sufficient 
guidance on energy requirements? Are agency design 
specifications relating to energy considerations 
appropriate? 

a. Do agencies encourage desi gn innovation to solve energy 
problems in buildings'? 

9. Have experimental. projects for reducing energy use in 
huildinys been successful? Are these buildings meeting 
their energy-usage goals? Are the successful design 
concepts being used in the design of Federal buildings? 

We plan to concentrate our ~e;l:forts during the next I-8 months 
on three of the questions raise& We plan to address questions 
%g 3, and 9 above+ 



CHAPTER 9 -____.--_ _ 11" 

WHAT HAVE BEEN THE RESULTS (3.T;' THE _-.-_ -.".*- _.,- ____".._ --,_ -*- ..-.-.-- 

~C:,l,l'/I~I;iN?/1EPJT POLICY TO LOCATE T'EDERAL FACILITIES ._ ..-. _._ .-l_-l.l ---._-. --l_---.-----"--~- -.---....- ----- 

F(‘.,r, I? xample * there is also a rural policy contained in legis- 
LL! im:.~r~ tiahich encourages the location of Federal facilities in 
I" 1 i 1 ii .1 ;g J(" c" ;i ,s to provide economic benefit. An agricultural research :' .,"" '.i c h .ll" :i 1: y :I.scated in rural area would probably be a clear cut example 
',,#'I l.i (,,1 ;. I? l:Il c'l apparent conflict develops between the urban and rural 
,; I ol.) :i i t:: .i. tis 8 li Uut there are numerous other programs and policies at 
Nvv 1t.I 1 :':Ph L.~I.;I~;, will have to be considered. 

For a number of years there have been studies and proposa.ls 
I:c;r dcx;rpKI"~1'a‘i. i.Z#Z the Federal Government and move emp’loyees from the 
14'-j1i:~,rj,ngl;.olr area* A recent study was required by the kiwi1 Service 
id; ,:" ,I,: 'I ,:* 'j [[! ,A '6,: r, * Some of these proposed to distribute the Federal. work- 
II"C~I.TC irk proportion to the general population. Under this scheme, 
! ? Cl ~~.p~~i::ia.l recoyniticm would be given to the ecanomic condition 
'I.:II ,I: Iw c.;.t i.zs where the employees are to goa a key aspect c:f the 
1, J '! j ,, ,. , I 1 : ]X)J .u, c y I 
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LINE-OF-E FFORT OBJECTLVES - ..- ".-..--, l.l_ll_"_._l-- ....w-.e.""-.l_-,-l _ ---- _ _.-_-, .-., 

Our objectives are to (1.1 assure that in carrying out the 
urban pal. icy r GSA and other agencies do not lose sight of the 
requirement to also manage Government facilities both efficiently 
and economically, (2) improve coordination between the agencies 
affected by relocations and GSA 01" other agencies who are execut-u 
iny the location policy so that relocation delays acre avoided, 
(3) assure that agency operations and service to the public are 
not adversely affected by the implementation of the policy, 
(4) improve the planning for this program so that it j,s better 
coordinated with other urban assistance and development programs, 
and (5) enhance the benefit that cities achieve from this program 
by assuring that it has beerr appropriately targeted to city needs, 

To achieve these objectives the following questions must be 
addressee: 

Wow well has GSA managed the execution of the urban 
pal icy? 

In what way has GSA assured itself that its execution 
of the policy is consistent with other laws and pr~-~ 
grams and GSA's broad responsibility for economicca.1. 
management? 

How have agencies that. are to be relocated been brought 
into the planning process so that their input and con- 
cerns can be considered? 

What procedures have been used to assure that reioca-- 
tions are planned arad executed within the shortest 
timeframe 3 

What has been the impact of relocations on agency 
operations? 

How have customers of the agencies been affected 
by relocations? 

What unbar: assistance and development programs sue 
affected by the localion of FedercaS. facilities in 
uz-ban areas? 



1.0. How are the local city planners included in the 
implentation and what is the city's assessment of 
the program? 

STRATEGY FOR ACHIEVING OBJECTIVES 

Wuriny 1979-80 we completed six congressional requests for 
work related to this matter. In view of this interest we believe 
greater attention to this line of effort is warranted. Because 
of GSA's key role in implementing this policy, we will focus 
initially on this role. 

Our specific strategy for this line of effort for the next 
18 months will be to focus on the specific plans and programs that 
GSA has established to implement the executive order. We will be 
particularly alert to problems of coordination or instances 
where agencies have programs with similar goals. To implement 
this strategy, we plan to initiate surveys and reviews which 
will address objective questions 1, 2, 4, 7, 8, and 9. 
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APPEEJDI x x 

GAO REPORTS APJD TESTIMOWIES ON ~---..-.,...--...,.~~-- -- 

FACILITIES ACQUXSITICN AND MANAGEMENT MATTERS ^----,--- -.,.""--.LI"I--tl_-- --ll--.l(-Ic 

MARCH 1 1979 -.--.-.-~..~il- - AUGUST 2 _--_ "" ._-,_-l-,-.---- 1_1980 

This appendix contains a summary af the results of aur work 
in the Federal facilities acquisition and management issue area 
for the lB-month periad March 1, 1979, through August 31, 1980. 
Our issue area plan for that period focused on the following lines 
of effort: 

--AK~ Federal Facilities Being Utilized to t;-he Maximum 
Extent Possible, Including Joint Use Where Possible? 

--To What Extent Is the Federal Building Fund Meeting Its 
Objectives of (1) Reducing the Backlogs For Construction 
and Major Repair and Alteration Projects and (2) Moti- 
vating Federal Agencies to Seek Space Utilization 
Economies? 

--Why, Despite Congress' Emphasis on Federal Construction 
to Meet Increased Space Needs, Has the Amount of Space 
Leased by the Federal Government Continued to Increase? 

--Are Federal Construction Agencies Maximizing Efforts to 
Control Construction costs, Including Consideration of 
Life Cycle Costs and the Application of New and Inno- 
vative Construction Techniques to the Federal Construc- 
tion Process? 

--Are Federal Agencies Q>erating and Maintaining Government 
Facilities in the Most Cost Effective Manner? 

--How Effective Are Current Policies, Procedures, and 
Practices For Identifying and Economically Disposing 
of Excess and Surplus Real Property? 

--What Have Been the Results of the Government Policy to 
Locate Federal Facilities in Urban Central Business 
Districts? 

--How Accurate Are Military Services' Estimates of Costs 
and Savings For Specific Realignments, Phase-downs, and 
Closures? 

Eased on our progress in achieving the objectives of our 
1979-1980 issue area plan, and changing eventsI we refocused 
our efforts for the late 1.980 t.cn early 1982 planning period as 
described earliek in this studyur 

Following is a summary of the work results under our 1979- 
1980 issue area plan. 
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! _# :+J!i OF" EFFORT: Are Federal Facilities Being Utilized to the Maximum ._.. __ -.._._. _- 
Extent Possible, Including Joint Use Where Possible? 

j .( rs : 9) ~2 r v e s ’ Reported Facilities Backlog 
?dow Exceeds $2 Billion; Acquisition 
l'"ianning Questioned (LCD-80-45, May 19, 
4980 f 

Status of the Navy's and Air Force's 
Implementation of the Guam Land Use 
1-"2an (LCD-80-75, June 18, 1980) 

liZT<ki OF EFFORT: To What Extent is the Federal Building Fund Meeting _. - . -I .."^._--__~_ 
Its Objectives of (1) Reducing the Backlogs for 
Construction and Major Repair and Alteration Projects 
and (2) Motivating Federal Agencies to Seek Space 
Utilization Economies? 

l3eports : _.-.i_ -..-_ -.- 

Clost and budgetary Impact of GSA's Purchase 
Contract Program (LCD-80-7, Oct. 17, 1979) 

GSA Debt Management Problems With Its 
Participation Certificates (LCD-79-320, 
&July llr 1979) 

Standard Level User Charges Assessed to DOD 
by GSA (LCD-80-18, Nov. 7, 1979) 

Testimony ____ -... 

09,‘18/79 - Testimony Before Senate Committee 
on Environment and Public Works 

3 3./28/79 - Testimony Before House Subcommittee 
on Military Installations and 
Facilities 

3 z/.1. l/79 - Testimony Before House Subcommittee 
on Public Building and Grounds 

Oi,J29J80 - Testimony Before Senate Committee 
on Environment and Public Works 
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1.,I:liiE~ 07 EFFORT: _. ." .- . _-...._-..-. -----.-- Why, Despite Conyress' Emphasis on 
to Meet Increased Space Needs, Was 
Leased by the Government Continued 

Kk?~Kj Ic: t S : I.." "(I. .-_. -I- 
GSA 1 "$ Lease Versus Construction Present-Value 
Cost Analyses Mere Inaccurate (LCD-80-61, 
June 20, 1980) 

APPENDIX I 

Federal Construction 
the Amount of Space 
to Increase? 

LINE OF EFFORT: Are Federal Construction Agencies Maximizing Efforts .."." .._r_-_._O_"l-l-ll.- -.. 
to Control Constructian Costs, Including Consideration 
of Life Cycle Costs and the Application of New and 
Innovative Construction Techniques to the Federal 
Construction Process? 

Reports: _~(___ _.-- 

Report to the Congress, "Agencies Should 
Encourage Greater Computer Use on Federal 
Desi.qrr Projects" (LCD-80-98) 

Staff Studl: -..-" _.-.. -II---~ _ 

"Results of Survey of Firms Providing 
Architectural and Engineering Services 
to Federal Agencies" (LCD-80-75) 

Reports: -I.- .-.--. 

The Davis-Bacon Act Should Be Repealed, 
(HRD-39-18, April. 27, 1979) 

Letter Report to the Chairman, House Committee 
on Appropriations on construction contracting 
and previously reported reasons for higher 
ounstruction costs on Federal work than on 
l\un-Federal work, (B-118623, Nov. 1, 1979) 

Proposed Project to Renovate Nashville's 
Historic Train Station Building Heeds to 
be: Reevaluated, (LCD-79-308, April 27, 1979) 

Renovation of House office Building Annex 
Ii0 * 2 by the Architect of the Capitol, 
(i,CD-,79-319, July 19, 1979) 

?'i;re Library of Congress' 13ew Madison 
Build iny : Reasons For, and Effects of, 
rlel ays and Escalating Costs" (LCD-79-330, 
September 17, 1979) 
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APPENDIX I 

PlC i” c., r 1.” t.tne Serate Committee on Environment 
inrtC.i Pu~z% ic Works (January 29, 1980) 

I ,( (.,, ;I 
, f’> 11’ (1”  t i-1 E! Subcommittee on Public Buildings 

;.a : : c.I G r:' :.P I"; 11 d Y p House Committee on Public Works 
t~~m.i l'rdnxportation (December 11, 1979) 

J,,l~id Fi OF EFFORT : Are Federal Agencies Operating and Mainthining 
Government Facilities in the Most Cost Effective 
Manner? 

'.j'l.~id r_',~~+rleral. Services Administration Should 
'~;ll~'.,~'i.,>Vr:~ the Management of its Alterations 
(JI"JI! ?ja'jox- Repairs Program (LCD-79-310, 
I1 LJ i 5" 1'7 y 1. 9 7 9 ) 

i:~r:ji>~ s iioal Property Maintenance and Repair 
~~~;nc:i~;..i.o~ (LCD-79-314, August 31, 1979) 

~it*ex;afety Violations in Two Buildings Leased 
;.)j? 1.j:~ General Services Administration (LCD- 
'? SP """3 .) 2 p May 2 2 , 19 7 9 ) 

fli:l,? Found Lax in Enforcing Leases on West- 
~WCJOCJ Complex (LCD-80-42, April 7, 1980) 

':l'i:c I.krie~a.1. Services Administration Has 
1i(11:n 1'z.x i.ri Managing the Columbia Plaza 
jJul.i.di.ng Lease (LCD-79-307, April 17, 
!L. 9 -1 '9 ) 

“3 F:” [i ii i r .i: anid Alterations of Public Buildings 
131,r General Services Administration--Better 
C:r;nIri'TCSSj,OnaI Oversight and Control Is 
X'wr.::;~tsl~~ (J,CD-78-335, March 21, 1979) 

r;ii.~rl 4:;~neraJ. Services Administration Should 
:i:~n~~rove the Management of Its Alterations 
;.I 7'1 'i I Ycl .jor liepairs Program (LCD-79-310, 
J il I. ‘iv :i 5 f 9. 9 7 9 ) 
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APPENDIX I APPENDIX I 

DOD Energy Monitoring and Control Systems 
--Potential for Nonenergy Savings 
--Better Planning and Guidance Needed 
(LCD-80-81, August 14, 1980) 

The General Services Administration Needs to 
1.1nprove Its Cleaning and Guard Contracting 
Activities (LCD-80-21, March 12, 1980) 

LINE OF EFFORT: How Effective Are Current Policies, Procedures, and __-.I- .--.-- 
Practices For Identifying and Economically Disposing 
of Excess and Surplus Real Property? 

EeJorts: -_-- 

Real Property Disposal Procedures and Controls 
of Related Personal Property Need Improvement 
(LCD-79-321, Sept. 12, 1979) 

Review of Procedures Used to Appraise Air 
Force Plant #3, Tulsa, Oklahoma (LCD-79-317, 
June 20, 1979) 

The Federal Aviation Administration Should 
Improve Protection of Federal Interest in 
Airport Land (LCD-80-84, Aug. 13, 1980) 

Transfer of Fort Wadsworth to the Gateway 
National Recreation Area (LCD-80-80, 
June 23, 1980) 

Valuable Federal Properties in Alaska Are 
Being Destroyed Because of Agency Inaction 
(LCD-80-96, September 12, 1980) 

LINE OF EFFORT: What Have Been the Results of the Government Policy -..v-e-pm 
to Locate Federal Facilities in Urban Central Business 
Districts? 

Reports: 

GSA"s Space Management Proposals for the 
National Capital Region and for the Nation's 
Cities (LCD-79-315, July 30, 1979) 

Relocation of Government Activities to 
Economically Depressed, Labor Surplus 
Communities (LCD-80-29, Dec. 21, 1979) 
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APPE!qDIX I 

<;; ::; ;j, I:-; Actions to Provide Office Space for 
i~~~::rii~~:~.lf.. Agencies in Fort Smith, Arkansas 
81 ' / ,r.":I",'"""~.l o--2 5 p Dee 6 , 19 7 3 ) 

I+r.:.iocation of the SSA Office in Kankakee 
1.; 1 i,r',oi.s (LCD-80-34, January 30, 1980) 

Y ; ,:.; j?, '::i Actions to Acquire Office Space for 
tine Western Area Power Administration 
( ..,r.1?3,~‘~“80--33 i February 5, 1980) 

$)l’4:1.y ’ s Study of the Decentralization of 
ij'r;?r:ir:ral Governmental Functions (LCD-80-57, 
],fl. :,I .', I 3 y wr., ps ~,, # _. 1980) 

:I.,I.idIm: UF EFFORT: How Accurate Are the Military Services' Estimates ._ . . . ..__ -_--_--- 
of Costs and Savings For Specific Realignments, 
Phase-downs, and Closures? 

The Secretary of Defense Should Defer Closing 
E'i;~yl-‘XL. Monroe I Virginia Until Reliable Estimates 
o.E ail Costs Involved Are Available (LCD-79-318, 
J I.1 1.y 2 0 r 19 7 9 ) 

Arlny's Proposed Realignment of Aircraft Main- 
tenance Operations at the New Cumberland Army 
I3c?pot. i Pa* Appears Economically Justified 
(LCD-79-324, July 31, 1979) 

Review of Army's Decision to Disestablish the 
Yraining Center at Fort Dix, New Jersey (LCD- 
79-325, Aug. 6, 1979) 

Lorjrig Air Force Base, Limestone, Maine, Will 
I:iavi:~ a Two-Phased Reduction of Operations 
(LCD~~~~~~~79-~~~322, Aug. 8, 1979) 

Yerger of Navy Sea Systems Command Automatic 
Data Support Centers (LCD-79-328, August 15, 
.I 9 7 9 ) 

KIE:~:~cw of Planned Realignment of Fort Indiantown 
G a. p y Pennsylvania. (LCD-79-329, Aug. 23, 1979) 

H~"~?i.ew of the Consolidation of the Finance 
and Accounting Centers of the Military Traffic 
Yar;;a+j Eiment Command D (LCD-79-331, Aug. 30, 1979) 

Mc3vi,ng Air Farce Operations from Washington, 
u 4, c 4, Area Not Cost Effective (LCD-79-326, 
Aucj Ii 30, 1979) 

38 



APPENDIX I 

Closing oi the Naval Electronic Systems 
Engineering Center, Philadelphia, Pa. Is 
Cost Effective (LCD-79-332, Sept. 14, 1979) 

Base Realignment of Fort Douglas, Utah 
(LCD-79-333, October 10, 1979) 

Realignment of the Cleveland Defense Contract 
Administration Services Region (LCD-80-24, 
Nov. 29, 1979) 

Review of the Planned Consolidation of Defense 
Contract Administration Services Regions in 
Atlanta (LCD-80-46, March 20, 1980) 

Consolidation of the Cincinnati and Dayton 
Defense Contract Administration Services 
Management Areas (LCD-80-50, April 14, 1980) 

Consolidation of American Forces Radio and 
Television Services--Washington and Los 
Angeles Broadcasting Facilities (LCD-80-54, 
May 9, 1980) 
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