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200,000| |Gross Building Area (GBA) Total Constructed Area of a Building
1,000( |Exterior Walls The difference between GBA and GMA
199,000| |Gross Measured Area (GMA) Interior Gross
Stairs, elevator shafts, flues, pipe
24,000| [Vetical Penetrations (VP) shafts, vertical ducts, and the like, and
their enclosing walls.
Stairs
Shafts
Elevators
Atria Space (above first floor)
175,000| |Rentable Square Feet (RSF) GMA minus VP
30,000 |Floor Common Area (FC) Areas primarily for the use of tenants on
a floor.
Toilet Rooms
Janitors Closets
Electrical Rooms/Closets
Mechanical Rooms/Closets
Elevator Lobbies
Public Corridors
5000| |Building Common Area (BC) An.ea. of building that provides services to|
g building tenants
Security Desks
Employee Lounges
Vending Areas
Cafeterias
Health/Fitness Centers
Daycare Facilities
Locker and Shower Rooms
Mail Rooms
Building Electrical Rooms (Generator Room)
Building Mechanical Rooms (Boiler Room)
140,000| |Net Usable Square Feet (USF) RSF minus the sum of FC and BC
Portion of a building required for access
. - to some subdivision of space, by walls
2000 [E=copdaEictiation or not, that is not defined as primary
circulation.
Aisleways Between Workstations
Departmental Circulation
135,000| |Assignable Square Feet (ASF) USF minus Secondary Circulation
Workstations
Offices
Support Areas
Equipment Areas





SECTION 2
OFFICE SPACE DEFINITIONS
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Office Space Definitions

This graphic below represents a straightforward approach to calculating Rentable, Net Usable and Assignable Square Feet in a building.  Simply subtract the items in the right hand columns to obtain the next measured area.

The pages following will explain each definition in more detail. Floor plan graphics have also been provided to further clarify each definition.
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= 
Net Usable SF per SPRB definitions for leases



of entire floor plates or entire buildings. * see 



clarification below


=
Net Usable SF per SPRB definitions for leases



of multi-tenanted floors. * see clarification below

*  Important Note: “Net Usable Square Feet” in regard to the definition of this term in reference to State Leases and Contracts:  The State Property Review Board (SPRB) has contractually defined this term such that it has two differing definitions depending on whether the State Tenant is a sole occupant of a floor or building or whether the State Tenant only occupies a portion of a floor shared with other tenants.  The actual definition, as defined in the SPRB Document “Exhibit B (Affidavit of Square Footage of Total Lease Area of Demised Premises)”, is as follows:

The term “net usable square feet” shall be defined as follows:  The interior floor area of the Demised Premises used for office and other purposes.  Any space that is either shared in common with other tenants, such as entrance and elevator lobbies, hallways and bathrooms, or that is used by the LESSOR for other tenants or used as janitorial or electronic/mechanical closets, is not part of net usable square feet.  If any of these areas listed above are for the sole use of a tenant, they shall be counted in that tenant’s net usable square feet.  The measurement includes structural elements of the building found in the LESSEE’S space, such as columns and projections necessary to the Total Premises or Demised Premises, but excludes vertical space penetrations of the same, such as elevators, stairwells, airshafts, and stacks.  Measurement of net usable square feet is from the dominant (over 50%) inside face, such as a window glass of the exterior wall, to the interior surface of a wall separating a tenant from an adjacent tenant and to the inside face of a common corridor, elevator shaft, stairwell, airshaft and stack.

When compared with the Space Definitions contained in the “Department of Public Works, Manual, Office Space Definitions” the SPRB definitions are as follows:

1.  For leases where the space to be leased is only a portion of a floor and is shared with other tenants:  SPRB Net Usable Square Feet = DPW Net Usable Square Feet

2.  For leases where the space to be leased is the entire floor or building and is not shared with other tenants:  SPRB Net Usable Square Feet = DPW Rentable Square Feet

For this reason it is critical to use the correct square footage figure when reading a “RFS - Request For Space”.  The “DPW RFS Form, Summary of Requirements, Section F” generates two figures to summarize the space needed – one for leases “where the space to be leased is only a portion of a floor and is shared with other tenants” and the other where “the space to be leased is the entire floor or building and is not shared with other tenants”.  The second number is larger than the first and anticipates the additional space needed to accommodate core-building functions such as mechanical rooms, elevator lobbies, primary corridors and main toilet rooms not tabulated by the RFS process.

1) Gross Building Area - GBA
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their enclosing walls.
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Definition

The total constructed area of a building.  It is generally not used for leasing purposes.   

Method of Measurement
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The gross building area is measured to the outside surface of the exterior wall.
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2) Gross Measured Area - GMA
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Definition

The total area of a building enclosed by the dominant portion, excluding parking areas and loading docks (or portions of the same) outside the building line. 

Method of Measurement

The gross measured area is measured to the dominant portion of the inside finished surface of the exterior wall. 

Limitations

The dominant portion is defined by a surface that is 50% or more of the vertical floor-to-ceiling dimension, given at any point as one moves horizontally along the wall.  If no finished surface of the exterior wall is 50% or more of the vertical floor-to-ceiling dimension or if the permanent outer wall is not vertical, the dominant portion is defined by the inside finished surface of the wall where it intersects the finished floor. 
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Vertical Penetrations – VP
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Definition

Stairs, elevator shafts, flues, pipe shafts, vertical ducts, and the like, and their enclosing walls.  Atria, lightwells and similar penetrations above the finished floor are included in this definition.  

Method of Measurement

A vertical penetration is measured to the outside surface of its enclosing walls.

Limitations

Structural columns, openings for vertical electrical cable or telephone distribution, and openings for plumbing lines are not considered to be major vertical penetrations. Vertical penetrations built for the private use of a tenant occupying space on multiple floors are not included in this definition.  
3) 

Rentable Square Feet – RSF


Definition

The result of subtracting from the Gross Measured Area of a floor the Major Vertical Penetrations on that same floor.  It is generally fixed for the life of the building and is rarely affected by changes in corridor size or configuration. 

Note: See page 1 for clarification of the use of this term and the use of the term “Net Usable Square Feet” as defined by the SPRB. 
Method of Measurement

Rentable Square Feet is measured by subtracting Vertical Penetrations from the Gross Measured Area of a building.


Floor Common Area – FC


Definition

Areas on a floor such as public toilets, janitorial closets, electrical rooms, telephone rooms, mechanical rooms, elevator lobbies, and enclosed public exit accessway corridors, which are available primarily for the use of the tenant or tenants on that floor.  Note to Lessors: The area required for these spaces must be calculated as Floor Common even if the spaces have not yet been constructed.

Method of Measurement

Floor Common Area is measured to the outside surface of its enclosed walls, except when adjacent to a major vertical penetration.  When adjacent to a major vertical penetration, the Floor Common Area is measured to the inside of its enclosed walls.  When Floor Common Areas are adjacent to other Floor Common or Building Common Areas, the space is measured to the centerline of the connecting wall.

Limitations

When determining corridor areas, only horizontal spaces required for general access should be included – do not include aisles used for circulation within office suites or other working areas. 

Building Common Area - BC


Definition

Areas of the building that provide common services to multiple building tenants, which include, main and auxiliary lobbies, atrium spaces at the level of the finished floor, concierge areas or security desks, conference rooms, lounges or vending areas, food service facilities, health or fitness centers, daycare facilities, locker or shower facilities, mail rooms, fire control rooms, fully enclosed courtyards outside the exterior walls, and building core and service areas such as fully enclosed mechanical or equipment rooms.

Method of Measurement

Building Common Area is measured to outside of its enclosed walls, except when adjacent to a major vertical penetration.  When adjacent to a major vertical penetration, the Building Common Area is measured to the inside of its enclosed walls.  When Building Common Areas are adjacent to other Building Common or Floor Common Areas, the space is measured to the centerline of the connecting wall.
4) 

Net Usable Square Feet – NUSF

Definition

The floor area of a facility that can be used by an occupant for programmable purposes. Net Usable Square Feet includes Secondary Circulation 
Note: See page 1 for clarification of the use of this term and the use of the term “Net Usable Square Feet” as defined by the SPRB. 
Method of Measurement

Net Usable Square Feet is measured by subtracting the Floor Common and Building Common Areas from the Rentable Square Feet.


Secondary Circulation - SC


Definition

Portion of a building required for access to some subdivision of space, by walls or not, that is not defined as primary circulation. 

Method of Measurement

Secondary Circulation is measured by subtracting the Assignable Square Feet from the Net Usable Square Feet.


Assignable Square Feet - ASF


Definition 

Portion of the Net Usable Square Feet that can be assigned to occupant groups or functions.  Assignable area excludes exterior walls, vertical penetrations, building common, floor common and secondary circulation. 

Method of Measurement

Assignable Square Feet is measured to the centerline of its enclosed walls, except when adjacent to Major Vertical Penetrations, Floor Common and Building Common Area.  In these situations, assignable area is measured to the interior of its enclosed walls.

Assignable Area is also calculated by subtracting Secondary Circulation from the Net Usable Square Feet.


Reference Charts

Chart A – Office Space Definitions

5) 

6) Special Instructions for Lessor’s Calculations

Calculating Floor Common Area – FC

Floor Support Space

If the floor being leased does not have the required toilet rooms, janitorial closets, electrical rooms, telephone rooms, mechanical rooms, elevator lobbies, and public enclosed exitway access corridors needed to service that floor and complete the fitout of the floor then the Lessor must calculate the area required to complete that installation and include that area in the Floor Common Calculation.

Corridors and Primary Circulation

If the floor being leased requires public, enclosed exitway access corridors which are not yet constructed or defined then the enclosed corridor area needed to interconnect the primary points of exit from the floor (stair towers or exterior doors) must be calculated.  The Lessor must calculate the area required to complete that installation and include that area in the Floor Common Calculation.  A width of 6 feet minimum must be used for the calculation.

Calculating Net Usable Square Feet – NUSF

Method of Calculation

When calculating Net Usable Square Feet as outlined elsewhere in this manual the Lessor must subtract the Floor Common areas as specifically defined in the paragraphs above.

























(No Building Common Areas exist on floor plan provided)
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Note: See page 1 of this Section for clarification of the use of the term “Rentable Square Feet” and the use of the term “Net Usable Square Feet” as defined by the SPRB.
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Note: See page 1 of this Section for clarification of the use of the term “Net Usable Square Feet” here and the use of the term “Net Usable Square Feet” as defined by the SPRB.
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