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Senate File 2389, Section 48, called for the Department of Administrative services to issue a request for
proposals (RFP) concerning the availability and cost of office space for state employees in downtown Des
Moines and in other areas in close proximity to the State Capitol Complex. The legislation called for the
department to consider the advantages of locating state employees and their functions near the State Capitol
Complex.

More specifically, the legislation called for the RFP to ensure that any office space selected should meet all of
the following criteria:

a. The building which includes the office space has skywalk access.

b. The building which includes the office space is located within reasonable proximity to the free shuttle
service route that includes transportation between the Capitol Complex and the downtown Des Moines
area.

c. The entity leasing office space provides adequate parking to employees utilizing the office space which
is within reasonable proximity to the office space.

d. The office space is energy efficient.

e. The office space provides adequate space and resources needed for the employees intending to occupy
the office space.

In issuing the request for proposals, the department was asked to examine current leases for office space within
the greater Des Moines area, determine the current length and duration of those leases, and consider the
number of state employees impacted by those leases. Also, the legislation called for the department to issue the
RFP by December 1, 2010, and submit a written report to the general assembly concerning the request for
proposals by January 14, 2011.

Overview of RFP Review Process

On May 21,2010, DAS Purchasing issued RFP RFP0010005028, LEASED OFFICE SPACE IN DOWNTOWN DES
MOINES FOR STATE EXECUTIVE BRANCH AGENCIES. (A copy of the RFP is included as EXHIBIT A.) On June 17,
2010, the department received eleven proposals offering space at 10 locations. (One location was offered by
two proposers.) The Issuing Officer for DAS Purchasing reviewed the proposals initially for general compliance
with the proposal requirements and forwarded all eleven proposals on to the department’s three member
selection team.

The selection team followed a three-step evaluation process:
1) Proposals and offered facilities were initially reviewed and evaluated by the department’s selection
committee, including site visits and meetings with representatives of the proposed facilities.
2) Shortlisted facilities were evaluated by the selection committee as well as by representatives of selected
agencies considered to be prospective tenants of the spaces, including site visits and meetings with
representatives of the shortlisted facilities.
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3) The selection committee further evaluated the shortlisted proposals and facilities with input from
prospective tenants and issued a recommendation.

A Notice of Intent to Award was issued on December 6, 2010 (refer to Exhibit C). Further negotiations, however,
are on hold, pending consideration of other alternatives. Additional information on the proposals received will
be provided upon request.

Details of RFP Review Process
1) Initial Review of Proposals
The RFP included a summary of the evaluation criteria to be used, as shown below. The department’s three-
person selection committee reviewed all proposals based on these criteria:
20% Conformance with the Agency’s space needs
25% Location
5% Overall Design Characteristics
10% Operation and Maintenance of the Property
10% Economic Benefit to the Community and to the State
25% Cost
5% Overall Fit
100% Total

An initial review determined that two proposals did not meet specific criteria of the RFP, as required by the
legislation. Specifically, these facilities did not provide skywalk access. One facility was located south of
downtown; the other facility was located in the downtown but there was no direct skywalk access. Two
proposals offered the same facility. All facilities, however, were scored using the criteria above.

Proposers offered space ranging from 5,000 to 200,000 rentable square feet at rental rates ranging from $13.50
to $18.00 per square foot per year. These costs were broken out by the categories shown in the following table,
which also includes the low and high costs across all of the proposals. In some proposals, specific items were
rolled into the total cost.

Range of Component Costs Included in Proposals

Cost Component Low Cost (or included with
Sq. Ft. per Year(or as noted) Office Space) High Cost
Office Space $ 3.91 $ 17.05
Parking (per Space per Month) Included or as negotiated $ 140.00
Insurance $ 0.09 $ 034
Taxes $ 065 $ 3.75
Utilities $ 0.70 $ 3.13
Interior Maintenance $ 0.61 $ 8.92
Exterior Maintenance including grounds

and parking area $ 0.01 $ 6.25
Landscaping maintenance N/A $ 0.02
Trash Removal $ 0.07 $ 0.15
Snow Removal $ 0.10 $ 014
Pest Control $ 0.01 $ 0.02
Custodial Services $ 0.81 $ 1.09
Any Other Applicable Fees or Services $ 0.56 $ 2.02
Other N/A $ 047

In some cases, the costs varied by size of the facility to be leased. In some cases, the costs included a tenant
improvement allowance or a move in allowance. In some cases, parking was included; in other cases it was not
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included, or a limited number of spaces were included, or parking was to be negotiated with the City of Des
Moines.

To fairly evaluate costs, hypothetical options and scenarios were established and the proposal costs were
calculated using these options and scenarios:

Options for Evaluation

Option to be Analyzed Rentable Square Feet
Option 1 5,000
Option 2 50,000
Option 3 100,000
Option 4 150,000
Option 5 200,000

Scenarios for Evaluation

Scenario to be Analyzed Scenario Factors

Scenario 1 | No Tenant Improvement Costs; No Parking Costs

Scenario 2 | No Tenant Improvement Costs; 3.5 Parking Spaces per 1,000 Square Feet

Scenario 3 | $10 per Square Foot Tenant Improvement Costs; No Parking Costs

Scenario 4 | $10 per Square Foot Tenant Improvement Costs; 3.5 Parking Spaces per
1,000 Square Feet

The results of the cost evaluation are included on the following pages, to show the high and low costs for each
option and each scenario, as well as total estimated costs on an annual basis, over a 5-year period and over a
ten-year period.

As a result of the initial evaluation, the selection committee toured eight facilities and also met with
representatives offering these facilities. Four facilities were short-listed for further evaluation.

2) Evaluation of Shortlisted Proposals

The selection committee and others within DAS had previously reviewed the list of leased spaces in the Des
Moines Metro area to determine potential tenants for downtown spaces. This list included agencies either
without space, needing more space or requiring a new space because of pending lease termination.
Representatives of these agencies had also considered moving into the Mercy Capitol Building and as well as
other leasing options. The agencies considered were: Department of Public Health, needing additional space;
Department of Human Services—Case Management, needing additional space; and the lowa Division of
Insurance, currently in a leased space and facing possible lease termination because it is in the Principal
Riverwalk redevelopment area.

Representatives of these agencies toured the four shortlisted facilities and offered their comments to the
selection committee. Specifically, the Division of Insurance expressed an interest in 30,000 to 40,000 square feet
of space in the downtown area. In particular, they were interested in readily available parking and a space that
would be most suitable to their needs. Public Health was somewhat interested in downtown space but was
concerned about the cost and preferred a facility either on or closer to the Capitol Complex. The Department of
Human Services—Case Management, ultimately determined that expansion could take place within their
existing leased facility.

Cost evaluations for each scenario follow, with further details included in Exhibit B—Assumptions:
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Scenario 1 assumes no tenant improvement costs and no costs for parking. Annual costs per square foot of
rentable space would range from a low of $13.69 to a high of $18.39 and the total cost over 10 years for 200,000
square feet of space would range from $30.7 to $34.5 million.

Scenario 1 *

5 Year Term
Low High
Annual Low Annual High

Rentable Cost per Annual Cost per Annual

Square Square Costover 5 | Low 5-Year Square Cost over 5 | High 5-Year
Option Feet Foot Years Total Cost Foot Years Total Cost
Option 1 5,000 $13.89 $69,440 $347,200 $18.39 $91,940 $459,700
Option 2 50,000 $13.89 $694,420 | $3,472,100 $17.44 $871,920 | $4,359,600
Option 3 100,000 $14.58 | $1,458,045 | $7,290,226 $17.44 | $1,743,860 | $8,719,300
Option 4 150,000 $14.89 | $2,233,280 | $11,166,400 $17.44 | $2,615,780 | $13,078,900
Option 5 200,000 $15.54 | $3,107,700 | $15,538,500 $17.44 | $3,487,700 | $17,438,500

10 Year Term
Low High

Rentable Low Annual Low 10- High Annual High 10-

Square Annual Cost over Year Total Annual Cost over Year Total
Option Feet Cost per SF 10 Years Cost Cost per SF 10 Years Cost
Option 1 5,000 $13.69 $68,470 $684,700 $18.19 $90,970 $909,700
Option 2 50,000 $13.69 $684,710 | $6,847,100 $17.24 $862,210 | $8,622,100
Option 3 100,000 $14.39 | $1,438,623 | $14,386,226 $17.24 | $1,724,430 | $17,244,300
Option 4 150,000 $14.69 | $2,204,140 | $22,041,400 $17.24 | $2,586,640 | $25,866,400
Option 5 200,000 $15.34 | $3,068,850 | $30,688,500 $17.24 | $3,448,850 | $34,488,500

*Criteria for Scenario 1

$0

Tenant Improvement Allowance (0 or $10/Sq. Ft.)

0

Parking (0 or 3.5 per 1000)
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Scenario 2 assumes no tenant improvement costs and 3.5 parking spaces per 1000 rentable square feet
of space ($50/month per space). Annual costs per square foot of rentable space would range from a low
of $13.69 to a high of $20.49 and the total cost over 10 years for 200,000 square feet of space would

range from $34.8 to $38.7 million.

Scenario 2 *

5 Year Term
Low High
Annual Low Annual High
Rentable Cost per Annual Cost per Annual
Square Square Costover 5 | Low 5-Year Square Cost over 5 | High 5-Year
Option Feet Foot Years Total Cost Foot Years Total Cost
Option 1 5,000 $13.89 $69,440 $347,200 $20.49 $102,440 $512,200
Option 2 50,000 $14.79 $739,420 | $3,697,100 $19.54 $976,920 | $4,884,600
Option 3 100,000 $16.68 | $1,668,045 | $8,340,226 $19.54 | $1,953,860 | $9,769,300
Option 4 150,000 $16.99 | $2,548,280 | $12,741,400 $19.54 | $2,930,780 | $14,653,900
Option 5 200,000 $17.57 | $3,514,367 | $17,571,833 $19.54 | $3,907,700 | $19,538,500
10 Year Term
Low High

Rentable Low Annual Low 10- High Annual High 10-

Square Annual Cost over Year Total Annual Cost over Year Total
Option Feet Cost per SF 10 Years Cost Cost per SF 10 Years Cost
Option 1 5,000 $13.69 $68,470 $684,700 $20.29 $101,470 | $1,014,700
Option 2 50,000 $14.59 $729,710 | $7,297,100 $19.34 $967,210 | $9,672,100
Option 3 100,000 $16.49 | $1,648,623 | $16,486,226 $19.34 | $1,934,430 | $19,344,300
Option 4 150,000 $16.79 | $2,519,140 | $25,191,400 $19.34 | $2,901,640 | $29,016,400
Option 5 200,000 $17.38 | $3,475,517 | $34,755,167 $19.34 | $3,868,850 | $38,688,500
*Criteria for Scenario 2

$0 | Tenant Improvement Allowance (0 or $10/Sq. Ft.)
3.5 | Parking (0 or 3.5 spaces per 1000 at $50/month per space)
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Scenario 3 assumes tenant improvement costs at $10 per rentable square foot and no costs for parking.
Annual costs per square foot of rentable space would range from a low of $13.90 to a high of $19.44 and
the total cost over 10 years for 200,000 square feet of space would range from $32.7 to $36.5 million.

Scenario 3 *
5 Year Term
Low High
Annual Low Annual High
Rentable Cost per Annual Cost per Annual
Square Square Costover 5 | Low 5-Year Square Cost over 5 | High 5-Year
Option Feet Foot Years Total Cost Foot Years Total Cost
Option 1 5,000 $13.90 $69,500 $347,500 $19.44 $97,190 $485,950
Option 2 50,000 $13.90 $695,000 | $3,475,000 $19.44 $971,920 | $4,859,600
Option 3 100,000 $14.58 | $1,458,045 | $7,290,226 $19.44 | $1,943,860 | $9,719,300
Option 4 150,000 $16.89 | $2,533,280 | $12,666,400 $19.44 | $2,915,780 | $14,578,900
Option 5 200,000 $17.54 | $3,507,700 | $17,538,500 $19.44 | $3,887,700 | $19,438,500
10 Year Term
Low High
Rentable Low Annual Low 10- High Annual High 10-
Square Annual Cost over Year Total Annual Cost over Year Total
Option Feet Cost per SF 10 Years Cost Cost per SF 10 Years Cost
Option 1 5,000 $13.90 $69,500 $695,000 $18.24 $91,220 $912,200
Option 2 50,000 $13.90 $695,000 | $6,950,000 $18.24 $912,210 | $9,122,100
Option 3 100,000 $14.39 | $1,438,623 | $14,386,226 $18.24 | $1,824,430 | $18,244,300
Option 4 150,000 $15.69 | $2,354,140 | $23,541,400 $18.24 | $2,736,640 | $27,366,400
Option 5 200,000 $16.34 | $3,268,850 | $32,688,500 $18.24 | $3,648,850 | $36,488,500
*Criteria for Scenario 3
$10 | Tenant Improvement Allowance (0 or $10/Sq. Ft.)
0 | Parking (0 or 3.5 spaces per 1000 at $50/month per space)
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Scenario 4 assumes tenant improvement costs at $10 per rentable square foot and 3.5 parking spaces per
1000 rentable square feet of space ($50/month per space). Annual costs per square foot of rentable space
would range from a low of $14.69 to a high of $21.54 and the total cost over 10 years for 200,000 square
feet of space would range from $36.8 to $40.7 million.

Scenario 4 *

5 Year Term
Low High
Annual Low Annual High

Rentable Cost per Annual Cost per Annual

Square Square Costover 5 | Low 5-Year Square Cost over 5 | High 5-Year
Option Feet Foot Years Total Cost Foot Years Total Cost
Option 1 5,000 $14.80 $74,000 $370,000 $21.54 $107,690 $538,450
Option 2 50,000 $15.83 $791,394 | $3,956,968 $21.54 | $1,076,920 | $5,384,600
Option 3 100,000 $16.68 | $1,668,045 | $8,340,226 $21.54 | $2,153,860 | $10,769,300
Option 4 150,000 $18.99 | $2,848,280 | $14,241,400 $21.54 | $3,230,780 | $16,153,900
Option 5 200,000 $19.57 | $3,914,367 | $19,571,833 $21.54 | $4,307,700 | $21,538,500

10 Year Term
Low High

Rentable Low Annual Low 10- High Annual High 10-

Square Annual Cost over Year Total Annual Cost over Year Total
Option Feet Cost per SF 10 Years Cost Cost per SF 10 Years Cost
Option 1 5,000 $14.69 $73,470 $734,700 $20.34 $101,720 | $1,017,200
Option 2 50,000 $15.59 $779,710 | $7,797,100 $20.34 | $1,017,210 | $10,172,100
Option 3 100,000 $16.49 | $1,648,623 | $16,486,226 $20.34 | $2,034,430 | $20,344,300
Option 4 150,000 $17.79 | $2,669,140 | $26,691,400 $20.34 | $3,051,640 | $30,516,400
Option 5 200,000 $18.38 | $3,675,517 | $36,755,167 $20.34 | $4,068,850 | $40,688,500
*Criteria for Scenario 4

$10 | Tenant Improvement Allowance (0 or $10/Sq. Ft.)
3.5 | Parking (0 or 3.5 spaces per 1000 at $50/month per space)
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3) Final Recommendations

Based on input from agency representatives, a further review of costs and other factors, the selection
committee ranked the four shortlisted proposals using the criteria defined above, and recommended the
proposal from Knapp Properties for 611-5" Avenue, with the intention of moving the lowa Division of Insurance
into the facility. Among other features, the proposal included 100 parking spaces nearby as part of the cost and
finished spaces that would readily accommodate the needs of the division with minimal tenant improvements. A
Notice of Intent to Award has been issued for this property, however, further negotiations are on hold pending
evaluation of other alternatives, including space on the Capitol Complex and renegotiation of an existing lease.

Summary and Next Steps

This RFP process has clearly identified the availability of downtown space and costs associated with it. Only a
limited number of agencies, however, are in need of new or additional leased space and one division, specifically
the lowa Division of Insurance, has determined that a downtown location could be beneficial to its operation.

The costs proposed for space are at the high end of current leases throughout the Des Moines metro area where
total annual rental costs for office space range from approximately $7.70 to $17.50 per square foot. The
department currently manages 30 office leases for approximately 400,000 square feet of space at an annual cost
of just under $5.5 million. This equates to an average cost of $13.80 per square foot. Keeping in mind that this
RFP focused on a specific area of Des Moines (the downtown) with specific amenities including skywalk access,
this analysis suggests that downtown leased space should be considered only when the specific requirements of
an agency or division call for a downtown location.

The Department of Administrative Services recommends consideration of other options—utilization of existing

Capitol Complex spaces including Mercy Capitol, renegotiation of existing leases, or another Request for
Proposal with less restrictive requirements.
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General Services Enterprise

REQUEST FOR PROPOSAL
RFP0010005028
LEASED OFFICE SPACE IN DOWNTOWN DES MOINES FOR STATE EXECUTIVE
BRANCH AGENCIES

May 21, 2010
NOTICE TO VENDORS

The Department of Administrative Services, General Services Enterprise — Purchasing,
Hoover State Office Building - Level A, Des Moines, lowa 50319 will receive sealed
proposals until 3:00 p.m., Local lowa Time, June 17, 2010 for leased office space for
state employees in downtown Des Moines and other areas in close proximity to the state
capitol complex. The building which includes the office space must: 1) have skywalk
access, 2) have reasonable proximity to free shuttle services, 3) provide adequate
parking within reasonable proximity to the building, 4) be energy efficient, and 5) provide
adequate space and resources needed for employees to occupy the office space, as
further described in the RFP.

Late proposals will not be considered.

For information regarding this notice, and throughout this competitive acquisition
process, interested service providers shall contact only the issuing officer:

Kenneth Paulsen, CPPB
Purchasing Agent IV
lowa Department of Administrative Services
General Services Enterprise — Purchasing
Hoover State Office Building - Level A
Des Moines, lowa 50319-0105
Phone: 515-281-6366
FAX: 515-242-5974
E-mail: Kenneth.Paulsen@iowa.gov
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CHAPTER 1 — ADMINISTRATIVE INFORMATION
11 PURPOSE

This Request for Proposal (RFP) is intended to solicit proposals for leased office
space for various executive branch agencies and state employees in downtown Des
Moines and other areas in close proximity to the state capitol complex, pursuant to 2010
lowa Senate File 2389. The building which includes the office space must: 1) have
skywalk access, 2) have reasonable proximity to free shuttle services, 3) provide
adequate parking within reasonable proximity to the building, 4) be energy efficient, and
5) provide adequate space and resources needed for employees to occupy the office
space, as further described in the RFP, including under 3.2 General Specifications.

The lowa Department of Administrative Services is responsible for providing
office space for most executive branch agencies within Polk County, including office
space in facilities owned by the State on the Capitol Complex as well as leased facilities
in the area. State agencies currently lease approximately 500,000 square feet of space
in the Des Moines area, which house approximately 1500 employees who perform work
for a variety of executive branches. The department is currently evaluating the feasibility
of moving state employees from leased spaces around the Des Moines area to the
recently acquired Mercy Capitol building and the Wallace Building on the Capitol
Complex. Senate File 2389 calls for the department to conduct a cost benefit analysis
between utilizing these state owned facilities or utilizing leased spaces.

Office spaces ranging in size from a minimum of 3,000 to 200,000 rentable
square feet will be considered, as well as a 5-year lease term with options for
extensions, as defined in Section 2.2.

If proposals are for 8,000 square feet or less the preference would be that the
square footage is contiguous and on a single floor. An open office configuration is
preferred comparable to a Class B or better office facility to meet the programmatic
needs of the State.

Questions related to parking, cultural and entertainment districts, historic districts
and historic properties should be directed to the issuing officer only. The issuing officer
will make appropriate contacts to City officials and other state agencies and provide
responses to all questions. The questions and responses will be provided on the DAS
website (www.das.iowa.gov) and to all prospective vendors as outlined in 1.2 Schedule
of Events.

Responses to this proposal may lead to the negotiation of one or more leases for
office spaces deemed appropriate for state workers, as further defined in this RFP. In
addition to the requirements of Senate File 2389, the department is responsible for
considering aspects of Governor Culver’'s Executive Order #17, which emphasizes
revitalization of historic properties and cultural and entertainment districts and also
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supports safe and healthy work places, sustainable design and cost effective use of
state resources.

Key considerations for evaluating proposals are further defined within this RFP
and specifically in Senate File 2389 (Exhibit C), and in 3.2 General Specifications, and
will include:

= Conformance with the space considerations outlined in this RFP,

= Location of the facility (including downtown skywalk access, proximity to
the free downtown shuttle service and proximity to parking),

= Design characteristics of the facility (including historic design features and
sustainable design features, including office space that is energy
efficient),

» Sustainable aspects of building operation and maintenance,

= Economic benefit to the community,

= Cost (annual lease cost and cost for tenant improvements that may be
required), and

= Overall fit of the proposed facility.

The RFP process is for the State’s benefit and is intended to provide the State
with competitive information to assist in the selection process. This RFP is intended to
provide general requirements and is not intended to be comprehensive. Each vendor is
responsible for determining all factors necessary for submission of a comprehensive
proposal.

1.2 SCHEDULE OF EVENTS

A. May 13, 2010 Notice is posted on the State’s Targeted Small Business
web site on this date.

B. May 21, 2010 RFP is issued and posted on the DAS web site on this date.

C. June 3, 2010 Prospective vendors are invited to submit written questions
and/or requests for interpretation or clarifications concerning
this RFP. The State must receive questions and/or requests
for interpretation or clarifications no later than 4:30 p.m. on
this date. Prospective vendors may deliver questions by
courier, fax, and mail or via e-mail only to the issuing officer.

D. June 8, 2010 The State will issue written responses to written questions,
and/or requests for interpretation or clarifications regarding
the RFP that were submitted in a timely manner. The written
responses will be sent to all vendors no later than 4:30 p.m.
on this date.

E. June 17,2010 Proposals shall be received by the Department of
Administrative Services, General Services Enterprise —
Purchasing no later than 3:00 p.m., Local lowa Time on
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this date. It shall be the vendors’ responsibility to have their
proposal delivered to the Department of Administrative

Services, General Services — Purchasing in a timely
manner.
F. Proposals must be held firm and irrevocable and may not be

withdrawn by prospective vendors for a period of 120 days
following the due date. In the event that the State and
successful vendor(s) are negotiating an agreement on or
after the 120 days have elapsed from the date of the notice
of intent to award or the date on which any appeals relative
to this procurement are resolved, whichever is later, the
vendor(s) agree to hold their offer pending execution of an
agreement with the State.

13 INQUIRIES AND COMMUNICATIONS

A. All inquires and communications concerning this RFP shall be in writing only to
the issuing officer:

Kenneth Paulsen, CPPB

Purchasing Agent IV

lowa Department of Administrative Services
General Services Enterprise — Purchasing
Hoover State Office Building — Level A

Des Moines, lowa 50310-0105

Phone: 515-281-6366 Fax: 515-242-5974
E-mail: Kenneth.Paulsen@iowa.gov

B. During the procurement, including any period of evaluation, the vendor shall
contact only the issuing officer regarding this RFP. Discussing the RFP with any
other State employee until the State issues a Notice of Intent to Award may result
in disqualification.

C. In NO CASE shall verbal communications override written communications. Only
written communications are binding on the State.

D. The State assumes no responsibility for representations concerning conditions by
its officers or employees prior to the execution of a legal contract, unless such
representations are specifically incorporated into this RFP or written addenda to
the RFP. Verbal discussions pertaining to modifications or clarifications of this
RFP shall not be considered part of the RFP unless confirmed in writing. Any
information provided by the vendor verbally shall not be considered part of that
vendor’s proposal. Only written communications from the vendor and received by
the State shall be accepted.
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E. If you need to work with the City of Des Moines on any of the requirements of this
RFP, you may contact Matthew Anderson, Economic Development Administrator
at 515-283-4012 or maanderson@dmgov.org

1.4 PREPARATION OF PROPOSAL

The “Official Proposal” must be typewritten. Changes must be lined out and
initialed. The proposal format set forth in Chapter 4 shall be followed. All answers
that are given to the questions asked in the RFP are subject to verification.
Misleading and/or inaccurate answers shall be grounds for disqualification at any
stage in the procurement process.

The “Official Proposal” package containing the original signatures and three (3)
copies, plus one electronic copy on CD, shall be delivered in sealed packages(s).
Refer to 1.12 PUBLIC RECORDS AND REQUESTS FOR CONFIDENTIALITY
for instructions on providing confidential information. All packages shall be clearly
labeled with the following information:

Vendor's Name and Address

RFP0010005028

LEASED OFFICE SPACE IN DOWNTOWN DES MOINES FOR
STATE EXECUTIVE BRANCH AGENCIES

Proposal Due Date

Issuing Officer's Name

15 ECONOMY OF PRESENTATION

Proposal shall not contain promotional or display materials. Proposals must
address the technical requirements. All questions posed by the RFP must be
answered concisely and clearly.

1.6 COSTS OF PREPARING THE PROPOSAL

The costs of preparation and delivery of the proposal are solely the responsibility
of the vendor.

1.7 AMENDMENT TO THE RFP AND PROPOSAL AND WITHDRAWAL OF
PROPOSAL

The State reserves the right to amend the RFP at any time. The vendor shall
acknowledge receipt of an amendment in its proposal. The vendor may amend
its proposal at any time prior to the due date of proposals. The amendment must
be in writing, signed by the vendor and received prior to the time set for the
receipt of proposals. Electronic mail and faxed amendments will not be accepted.
Upon written notice to the issuing officer, vendor may withdraw, modify, or
resubmit proposals at any time prior to the time set for receipt of proposals.
Electronic mail and faxed requests to withdraw proposals will not be accepted.
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1.8 REJECTION OF PROPOSALS

The State will reject any proposal outright and not evaluate it for any of the
following reasons:

a) The vendor fails to deliver the proposal by the due date and time.

b) The vendor fails to deliver the cost proposal in a separate envelope.

C) The vendor states that a service requirement cannot be met.

d) The vendor’s response materially changes a service requirement.

e) The vendor initiates unauthorized contact regarding the RFP with State
employees.

f) The vendor provides misleading, conflicting or inaccurate responses.

In addition, the State reserves the right to accept or reject any part of any
proposal, and to accept or reject any or all proposals without penalty. Any
proposal may also be rejected outright for any one of the following reasons:

a) The vendor’s response limits the rights of the State.

b) The vendor consistently fails to timely include information necessary to
substantiate that it will be able to meet service requirements that are
necessary for the proposal to be adequately evaluated. A response of
“will comply” or merely repeating the requirements is not sufficient.

C) The vendor fails to timely respond to the State’s request for information,
documents, or references.

d) The vendor fails to timely include any signature, certification,
authorization, stipulation, disclosure or guarantee requested.

e) The vendor presents the information requested by this RFP in a format

inconsistent with the instructions of the RFP.
1.9 PROPOSAL OBLIGATIONS

The content of the proposal and any clarification thereto submitted by the
successful vendor(s) shall become a part of the contractual obligation and
incorporated by reference into the ensuing contract(s).

1.10 DATE, TIME AND PLACE TO SUBMIT PROPOSAL

The “Official Proposal” shall be completed in the required format. One (1) original
“Official Proposal” and three (3) printed copies of the “Official Proposal”, plus one
(1) electronic copy on CD, shall be received by issuing officer:

Kenneth Paulsen, CPPB

lowa Department of Administrative Services
General Services Enterprise — Purchasing
Hoover State Office Building — Level A

Des Moines, lowa 50319-0105
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The “Official Proposal” and copies shall be received as described in 1.2
SCHEDULE OF EVENTS. Proposals that are submitted on time will be rejected,
remain unopened, and not evaluated.

1.11 CERTIFICATION OF INDEPENDENCE AND NO CONFLICT OF INTEREST

By submission of a response to this RFP, the vendor certifies that the proposal
was developed independently. The vendor also certifies that no relationship
exists or will exist during the contract period between the vendor and the State
that interferes with fair competition or is a conflict of interest. The State reserves
the right to reject a proposal or cancel the award if, in its sole discretion, any
relationship exists that could interfere with fair competition or conflict with the
interest of the State.

1.12 PROPOSAL ANNOUNCEMENT

The names of vendors who submitted proposals within the time frame permitted
will be immediately available after the proposal due date to any person who
requests such information. The announcement of names of vendors who
submitted a proposal does not mean that an individual proposal has been
deemed technically compliant and therefore is accepted for evaluation.

1.13 PUBLIC RECORDS AND REQUESTS FOR CONFIDENTIALITY

A. Before the Notice of Intent to Award is issued all details of proposals and scoring
remain confidential. Upon issuance of a Notice of Intent to Award all proposals
and scoring become public information. The release of information by the State
to the public is subject to lowa Code Chapter 22 or other applicable law. Vendors
are encouraged to familiarize themselves with these provisions prior to
submitting a proposal. The State may treat all information submitted by a vendor
as public information unless the vendor properly requests that information be
treated as confidential at the time of submitting the proposal.

B. Any request for confidential treatment of information must be included in a cover
letter with the vendor’s proposal and must enumerate the specific grounds in
lowa Code Chapter 22 or other applicable law which support treatment of the
material as confidential and must indicate why disclosure is not in the best
interest of the public. The request must also include the name, address, and
telephone number of the person authorized by the vendor to respond to any
inquires by the State concerning the confidential status of the materials.

C. Any documents submitted which contain confidential information must be marked
on the outside as containing confidential information, and each page upon which
confidential information appears must be marked as containing confidential
information. The confidential information must be clearly identifiable to the reader
wherever it appears. All copies of the proposal submitted, as well as the original
proposal, must be marked in this manner.
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D. In addition to marking the material as confidential material where it appears, the
vendor must submit one hard copy and one electronic copy on CD of the
proposal with both marked “Public Copy” from which the confidential information
has been excised. The confidential material must be excised in such a way as to
allow the public to determine the general nature of the material removed and to
retain as much of the document as possible. The “Public Copy” will be made
available for public inspection.

E. An entire proposal cannot be marked confidential. Only those sections that meet
the criteria in lowa Code Chapter 22 for confidentiality may be marked
confidential information. Costs that will be incorporated into any resulting contract
cannot be deemed confidential.

F. The vendor’s failure to request confidential treatment of material pursuant to this
section and the relevant laws and administrative rules will be deemed by the
State as a waiver of any right to confidentiality which the vendor may have had.

1.14 PROPOSAL PROPERTY OF THE STATE

All proposals become the property of the State of lowa and shall not be returned
to the vendor unless all proposals are rejected. In the event all proposals are
rejected, vendors will be asked to send prepaid shipping instruments to the State
for return of the proposals submitted. In the event no shipping instruments are
received by the State, the proposals will be destroyed by the State. Additionally,
the evaluation documents created by the State will be destroyed n the event all
proposals are rejected. Otherwise, at the conclusion of the selection process, the
contents of all proposals will be placed in the public domain and open to
inspection by interested parties to the exceptions provided in lowa Code Chapter
22 or other applicable law.

1.15 PROPOSAL EVALUATION AND AWARD

All proposals submitted shall be evaluated in accordance with the requirements
set forth in Chapter 4 of this RFP. Any contract resulting from this RFP shall not
necessarily be awarded to the vendor with the lowest prices. Instead, this
contract shall be awarded to the compliant vendor who has the greatest number
of points awarded as result of the evaluation process.

1.16 GRATUITIES

The laws of lowa provide that it is a felony to offer, promise, or give anything of
value or benefit to a state employee with the intent to influence that employee’s
acts, opinion, judgment or excise of discretion with respect to that employee’s
duties. Evidence of violation of this statute will be turned over to the proper
prosecuting attorney.
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1.17 CONFLICTS BETWEEN TERMS

The State reserves the right to accept or reject any exceptions taken by the
vendor to the terms and conditions of this RFP. Should the vendor take exception
to the terms and conditions required by the State, the vendor's exceptions may
be rejected and the entire proposal declared non-responsive. The State may
elect to negotiate with vendor regarding contracts terms that do not materially
alter the substantive requirements of the RFP or the contents of the vendor's
proposal.

1.18 [IOWA STATUTES AND RULES

lowa Code Chapter 8A and Chapter 11, lowa Administrative Code contains
policies and procedures for the State of lowa procurement under which this RFP
is issued. The terms and conditions of this RFP, the resulting contract or
activities based upon this RFP shall be construed in accordance with the laws of
lowa.

1.19 NEWS RELEASES

News releases or other materials made available to the public, the vendor’s
clients or potential clients pertaining to this procurement or any part of the
proposal shall not be made without the prior written approval of the lowa
Department of Administrative Services.

1.20 COPYRIGHTS

By submitting a proposal the vendor agrees that the State may copy the proposal
for the purposes of facilitating the evaluation or to respond to requests for public
records. The vendor consents to such copying by submitting a proposal and
warrants that such copying will not violate the rights of any third party. The State
will have the right to use ideas or adaptations of ideas, which are presented in
the proposal.

1.21 RELEASE OF CLAIMS

With the submission of a proposal, each vendor agrees that it will not bring any
claim or have cause of action against the State of lowa based on any
misunderstanding concerning the information provided herein or concerning the
State’s failure, negligent or otherwise, to provide the vendor with pertinent
information as intended by this RFP.

1.22 VENDOR QUALIFICATION REQUIREMENT
Prior to execution of a contract with successful vendor(s), the successful
vendor(s) must be qualified to do business with the State of lowa by registering

with the Department of Administrative Services and with the Secretary of State
as applicable.

10
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1.23 AWARD NOTICE AND ACCEPTANCE PERIOD

A Notice of Intent to Award the contract will be forwarded to all vendors
submitting a timely proposal. After the announcement of the apparent successful
vendor(s), negotiation and execution of the contract shall commence. If the
apparent successful vendor(s) fails to negotiate and deliver an executed contract
within 30 days from date of award, the State, in its sole discretion, may cancel
the award and award the contract to the next highest ranked vendor or withdraw
the RFP.

1.24 APPEAL TIME PERIOD

Any vendor whose proposal has been filed in accordance with the requirements
of this RFP may appeal the decision by filing a written notice of appeal (in
accordance with Chapter 11 — 105.20, lowa Administrative Code) to: The
Director of the Department of Administrative Services, Hoover State Office
Building, Des Moines, lowa 50319-0104 and a copy to the issuing officer. The
notice must be filed within five days of the date of the Intent to Award notice
issued by the department, exclusive of Saturday, Sunday, and legal state
holidays. The written notice may be filed by fax transmission to 515-242-5974.
The notice of appeal must clearly and fully identify all issues being contested by
reference to the page, section and line number(s) of the RFP and/or the Notice of
Intent to Award. A notice of appeal may not stay negotiations with the apparent
successful vendor(s).

1.25 MISCELLANEOUS

A. The State reserves the right to accept or reject any part of any proposal and to
accept or reject any or all proposals without penalty.

B. The State reserves the right to waive minor deficiencies and informalities if, in the
judgment of the State, its best interest will be served.

C. The State reserves the right to make a written request for additional information
from a vendor to assist in understanding or clarifying a proposal. Any information
received shall not be considered in the evaluation of the vendor’s proposal if it
materially alters the content of the proposal.

D. The terms and provisions of this RFP shall be construed in accordance with the
laws of the State of lowa. Any and all litigation or actions commenced in
connection with this RFP shall be brought in Des Moines, lowa, in Polk County
District Court for the State of lowa. If however, jurisdiction is not proper in the
Polk County District Court, the action shall only be brought in the United States
District Court for the Southern District of lowa, Central Division, providing that
jurisdiction is proper in that forum.

11
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E. The State reserves the right to obtain and consider information from other
sources concerning a vendor, such as the vendor’s capability and performance
under other contracts.

CHAPTER 2 — CONTRACTURAL TERMS AND CONDITIONS
2.1 LEASE DOCUMENT

The lease document shall be based on the Standard Seat of Government —
Sample Standard Lease Agreement, attached as Exhibit A.

2.2 TERM

The agreement shall be for one five (5) year term, with two (2), five (5) year
options to renew.

2.3 INCLUSIVE

The agreement lease rate shall be all inclusive, including utilities (including, but
not limited to, gas, water, electricity), common area maintenance both interior
and exterior including grounds and parking areas, snow removal and trash
removal, custodial services, light bulbs, landscaping, all labor costs and supply
costs involved n the operation of the building, all other services of any kind and
nature which may be used in or upon the Leased Premises, security services,
insurance, real estate taxes, tenant improvement costs, and various additional
services required by this RFP.

2.4 INCORPORATION
The lease agreement shall incorporate, by reference, this RFP and subsequent
addenda and the proposal submitted by the successful vendor in response to this
RFP.

2.5 DISCLAIMER

No contractual relationship is implied by the State from acceptance of a proposal
or an interview with a vendor in response to this RFP.

12
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CHAPTER 3 — GENERAL REQUIREMENTS

3.1 OVERVIEW

Proposals should be based upon the general requirements for space as outlined
in this section of the RFP.

3.2 GENERAL SPECIFICATIONS
A. Location and Other Key Requirements:

Facility is to be located in downtown Des Moines and in other areas in close
proximity to the state capitol complex. The office space selected shall meet all of the
following criteria: 1) The building which includes the office space has skywalk access;
2) The building which includes the office space is located within reasonable proximity to
the free shuttle service route that includes transportation between the capitol complex
and the downtown Des Moines area; 3) The entity leasing office space provides
adequate parking to employees utilizing the office space which is within reasonable
proximity to the office space; 4) The office space is energy efficient; 5) The office
space provides adequate space and resources needed for the employees intending to
occupy the office space.

B. General Requirements for Office Space:

The Department of Administrative Services is requesting proposals for finished
office space, which includes space that is ready to move in, and offers furniture and
fixtures in shared common areas, lighting, HVAC and electrical distribution systems,
floor coverings, and voice and data cabling that has already been installed.

Office spaces ranging in size from a minimum of 3,000 to 5,000 rentable square
feet to as much as 200,000 rentable square feet will be considered. Prospective vendors
are encouraged to offer spaces within the following approximate size ranges:

1) 3,000 to 50,000 rentable square feet

2) 50,000 to 100,000 rentable square feet

3) 100,000 to 150,000 ren