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ERNEST ORLANDO LAWRENCE BERKELEY NATIONAL LABORATORY

Request For Qualifications

to

Develop A New Office Building

January 10, 2002

I.
GENERAL

A.
INTRODUCTION

The Regents of the University of California (“University”) on behalf of the Ernest Orlando Lawrence Berkeley National Laboratory (“LBNL”) are soliciting qualification proposals from parties ("Developers") interested in financing, designing, building, owning, and managing a new office building ("Office Building") of approximately 60,000 Gross Square Feet.  This development opportunity is hereinafter referred to as the “Project.”  

B.
BACKGROUND

LBNL is a multi-program national laboratory with a mission to perform leading multidisciplinary research in the energy sciences, general sciences, and life sciences.  The Laboratory is operated by the University for the United States Department of Energy ("DOE").  LBNL is an independent academic unit of the UC system and is located adjacent to the UC Berkeley campus.  

Founded in 1931, the Laboratory is among the worlds leading research institutions.  Nine LBNL scientists have become Nobel Laureates and, of its present staff, 50 have been elected to the National Academies of Sciences or Engineering.

The Laboratory's research makes use of multidisciplinary collaboration and advanced engineering, computation, communications, fabrication, and other support facilities characteristic of a national laboratory.  The Laboratory's facilities are planned, constructed, and maintained to support the research programs and scientific goals, while maintaining compatibility with the University community and the physical setting.

LBNL is located three miles east of San Francisco Bay on the slopes of the Coast Range within 1183 acres of contiguous land owned by the University (Figure 1-1).  Most of the Laboratory's 200-acre site is located within the City of Berkeley, a largely university and residential community with a population of 107,000.  Activities are also conducted in buildings of the University of California at Berkeley, a campus with a student population of 31,500.

Most of the Laboratory's main site buildings are owned by DOE and were constructed on University land under long-term lease to the federal government.  LBNL employees also occupy buildings on the Berkeley campus under agreements between UC and DOE.  Spaces are leased off-site in Berkeley, Oakland and Walnut Creek for other research and support services. 

In order to support anticipated national research needs, Berkeley Lab's population growth is expected to continue near its recent historic rate of about 1.3% per year.  At such a rate, Berkeley Lab's population could rise from the present level of about 4,100 (average daily population in 2000) to approximately 5,500 by 2022.  Graphs included as Exhibit E show the increasing population trend, the increasing Operating Budget Trend and the Office Space Trend.  Office space utilization has changed since the 1975 plotted figures.  Over the 25 year period shown, the type of research at LBNL has shifted from research projects which employed large numbers of people which did not need offices, such as the Bevatron, to more general science projects that require a larger ratio of offices to people. 

C.
PROJECT DESCRIPTION

1.
General:  The project will be located on land owned by the University at the Lab's main site which is not subject to a DOE lease ("Site").  The University will execute a Ground Lease with a private developer.  The Ground Lease will allow the developer for the Site to finance, design, build, own and operate an Office Building on the Site.  Initially, the Developer will rent all of the space in the Office Building to the University (for use by LBNL) by means of a Rental Agreement.

2.
Project Location:  The Office Building will be located on the Site as indicated in Exhibits A and B.  The developer will be required to construct the Office Building and its infrastructure, including onsite utilities and access.  

3.
Programmatic Requirements:  The Office Building will be approximately 60,000 gross square feet and accommodate up to 200 occupants.  Desired attributes of the project:

a.
Total usable square footage shall be maximized consistent with cost effective design and market parameters for rental space.

b.
The Office Building shall take advantage of the Site's sloped topography.  The design should allow grade access to the Office Building's lower level near the main gate, as well as the upper levels near the existing B50/B70 complex (see Exhibits C and D).

c.
The Office Building shall incorporate elements of sustainable, healthy, and environmentally responsible design.  The Office Building shall contain a mix of enclosed offices and open office areas, conference facility at upper level adjacent to Building 50/70 Complex (see Exhibits C and D).  No specialized laboratory fixtures or air-handling equipment will be required.

d. The University plans to evaluate the life cycle cost effectiveness of proposals by using a formula that includes "rent plus utility costs.”  Current plans call for these calculations to reflect a 20-year time horizon, together with appropriate figures for real discount rate, current electricity and gas rates, and annual escalation.

e.
Design and construction of the Office Building shall comply with applicable requirements of the Americans with Disability Act, California Administrative Code and industry standards for quality of materials and workmanship.  Additional or modified standards may be provided in the Developer Selection phase.

4.
Excavation from the Site will be utilized at a location to be designated within the LBNL main site.  It will not be necessary for the Developer to haul the excavation off-site.

5.
Proposed Project Schedule:
Beneficial Occupancy of the Office Building is anticipated in the second quarter of calendar year 2005.  Additional Schedule information:*
Meeting and Walk-Thru 




February 4, 2002

Developers Submit Qualifications:



March 4, 2002

Selection of Short List




May 3, 2002

RFP Issued to Short List Developers



May 7, 2002

Developer Submission of Proposals



August 9, 2002

Developer Selected





November, 2002

CEQA Completed





November, 2002

Ground Lease and Rental Agreement Negotiated

February, 2003

Regents Approval of CEQA, Project Design,


April, 2003


Ground Lease & Space Lease

Building Design Completed




May, 2003

LBNL Occupies Building




May, 2005

*We welcome input from the successful development team to modify the design and construction phases of this proposed schedule to achieve the greatest cost efficiency consistent with an earlier projected occupancy date, if possible.

6.
Items To Be Provided By The University:  All basic site utilities exist adjacent to the Site.  The University will be responsible for obtaining CEQA approval for the proposed ground lease and for building construction and operation.  The University will provide Plan Check and Inspection.  The Developer will reimburse the University for Plan Check and Inspection. The reimbursement amount will be finalized at the time of negotiation of the Rental Agreement.
D.
MAJOR AGREEMENT TERMS

The Ground Lease for the Site will be for a term of 30 years at nominal cost with no renewal options. Neither the University’s fee interest in the Site nor the University’s interest in the Ground Lease will be subordinated to any financing or other lien or encumbrance which the developer may create in connection with development and ownership of the project.  However, subject to the terms of the Ground Lease, the developer shall have the right to pledge its interest in the Ground Lease as security to a recognized lending institution that lends funds for the development of the project.  The University will have a continuing right of first refusal (on the terms offered) and/or offer to purchase (at fair market value) both the Developer's Ground Lease interest and the Office Building prior to sale or transfer of interest to a third party. Any refinance, sublease or assignment requires The Regents’ approval.  The following information is preliminary.  Final Major Agreement Terms will be provided in the RFP 

The Rental Agreement for occupancy by LBNL will be for a term of 1 year with 19 one-year options to renew.  Rent under the Rental Agreement shall be within market parameters.  In the event the University chooses not to exercise any of its options, the Developer will be permitted to offer the space for lease to the general public.  If the Office Building is leased to anyone other than the University, LBNL will move its secured perimeter to exclude the Project and provide opportunities for parking (ratio to be determined).

The University will pay all utility, maintenance and repair costs associated with its occupancy except that the Developer will be responsible for maintaining the structure, roof, exterior cladding and glazing and major mechanical systems of the Office Building and the onsite improvements installed as part of the Project.  Such costs will be borne by the Developer and will not be passed through to tenant.

II. 
QUALIFICATION SCREENING:  

The University will conduct a Screening of all qualified submittals.  The screening will identify the developers who, in the University's sole discretion, best meet the University's needs.  The University reserves the right to reject any or all submittals and to change or add to the screening criteria at any time during the screening process.

A.
GENERAL

1.
Informational Meeting and Site Walk:  LBNL, 1 Cyclotron Rd, Berkeley, CA, 94720 on Monday, February 4, 2002.  The Site Walk will be conducted at 9:30 a.m. at a location to be designated.  The Informational Meeting will be held at 10:30 a.m., Building 50A, Room 5132.  Confirm attendance and reserve site access permission and site parking by calling Madonna Fricken phone 510-486-6161 not later than January 30, 2002.  
2.
Records:  The California Public Records Act limits the University's ability to withhold qualification and bid data.  If a submittal contains any trade secrets that a developer does not want disclosed to the public or used by the University for any purpose other than evaluation of the developer's eligibility, each sheet of such information must be marked with the designation "Confidential."  The University agrees that if a "Public Records Act" request is made for disclosure of data so classified, it will notify the submitter of such data so that the submitter will have an opportunity to legally challenge the University's obligation to disclose such information.

B. 
REQUIRED SUBMITTALS:

Qualification proposals are requested by close of business on March 4, 2002.  Interested Developers are requested to submit their development teams’ qualifications in the following manner:

1.
Format:  Information shall be submitted on 8-1/2” by 11" paper.  Completeness and 
clarity of content are essential.  Emphasis should be on responsiveness to requested information and conciseness of format.  Each response should reference the criteria section being addressed.  Pages should be numbered consecutively.  Note: Failure to respond to all requested information may be considered non-responsive and may disqualify a developer from further consideration.  Questions should be addressed to Sarah Eary, One Cyclotron Road, Mailstop 937-0400, Berkeley, California 94720.  E-mail SSEary@lbl.gov

2.
Copies:  Ten copies of the qualification information should be submitted to Sarah Eary, One Cyclotron Road, Mailstop 937-0400, Berkeley, California 94720 by March 4, 2002.  E-mail SSEary@lbl.gov or call 510-486-6265 if you have any questions.  Please note that submittal materials will not be returned.

3. Conceptual Design:  Submit brief conceptual design data which maximizes the usable square footage of the Office Building, minimizes the design and construction period and provides the highest quality project within market parameters.  

4.
Developer Information:  Submit company name, legal status, company or corporation number, company address, President's or Chief Officer's social security number, full names of company officers, addresses, credit references, and brief biographical summaries.  Submit a list of members of the project team including names and addresses including financial partner(s), management groups, design professionals, construction groups and any other applicable groups or individuals.  

5. Previous experience:  Submit evidence of other projects of this type and/or magnitude.  

Evidence must include:

Brief project description.

Statement regarding the duration of developers' financial and operational involvement.

            Name, address, and telephone number of principal investors, architects, principal consultants  and property management companies.

6.
Sustainable design experience.  Demonstrate expertise and experience with design strategies and techniques for incorporating energy efficiency and sustainable design practices that meet life-cycle economic criteria.  Proposed partnering with energy and sustainable design experts is acceptable in lieu of prior documented projects.

7.
Financial capability to execute the project:  Submit information regarding financial capability to successfully pursue and complete the project on a timely basis.  The University requires evidence of financial condition including company and, if relevant, personal financial statements.  The University may request a review of such submissions by a Certified Public Accountant.

8.
Management experience:  Statement of intent to have the property managed by a competent experienced management firm acceptable to the University.  The developers must state their commitment to own and manage directly or by contract with a management firm.  Developers must provide evidence of their property management experience and expertise or that of their proposed management firm.  At least three business references, which may be contacted by the University, must be provided.

9.
Litigation:  Developers must identify any recent or currently outstanding legal claims against the developer or any key personnel, including the source of such claims, their amount, and status.  The developer shall reveal any criminal convictions of any key employees other than simple traffic convictions.

C. 
EVALUATION OF SUBMITTALS

Qualification submittals will be evaluated as follows:

1.
Conceptual Design:  Ability to maximize usable building area giving consideration to construction quality, timeliness, and cost in comparison to the rental market andlife cycle economic criteria.. 
2.
Developer Information:  Ability of the Developer's team to address the complexities of the project.

3.
Previous Experience:  Ability of the Developer's team to demonstrate experience in similar projects.

4.
Financial Capability:
Ability of the Developer’s team to provide appropriate equity and financing.

5.
Management Experience: 
Ability of the Developer's team to demonstrate capability and experience managing the building.

III.
DEVELOPER SELECTION

Based upon its review of the qualification submittals, the University will select, at its sole discretion, a short list of developers who are most qualified to undertake this project.  Developers on the list will be invited to submit detailed project proposals in response to a Request for Proposals (RFP).

ATTACHED EXHIBITS:

Exhibit A:  Project Overview - Area Map

Exhibit B:  Preliminary Building Concept, Site Plan

Exhibit C:  Preliminary Building Concept, Typical Building Section

Exhibit D: Preliminary Building Concept, Typical Floor Plan

Exhibit E: Graphs
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