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Measurement and allocation of square footage are critically important in the context of
commercial office leasing, as many financial concepts, such as base rent, additional
rent and tenant improvement allowances, are directly linked to the number of square
feet in the applicable premises. 

The most common measurement system for office space is the one promulgated by
the Building Owners and Managers Association (“BOMA”), which has been the
American National Standards Institute Secretariat for the office standard of floor
measurement since 1915. BOMA revises the office standard at least once every five
years to adapt to the ever-changing trends in the commercial real estate industry. The
most recent revisions to the office standard, commonly referred to as “BOMA 2017 For
Office Buildings: Standard Methods of Measurement (ANSI/BOMA Z65.1-2017),”
occurred late last year and include five important modifications: three that may impact
the measurement of square footage and two that may impact the allocation of square
footage. 

Measurement of Square Footage

The following three modifications affect the measurement of square footage and,
therefore, may change the number of square feet in some office buildings. 

Inclusion of Balconies, Covered Galleries and Finished Rooftop Terraces 
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With more and more millennials entering the workforce, office spaces are shifting from
cubicle farms to collaborative havens replete with common areas (indoors and out)
designed to inspire creativity. Under BOMA 2017, balconies, covered galleries and
finished rooftop terraces that are designated for a particular tenant’s exclusive use are
included in square footage calculations. The square footage of these exterior amenity
areas was not adequately accounted for in previous BOMA standards; therefore, this
modification may increase the number of square feet in some existing office buildings.
To maximize revenues in an office building that provides these outdoor areas,
landlords may want to consider using the BOMA 2017 standard of measurement. 

Inclusion of Major Vertical Penetrations at the Lowest Level 

While not spurred by the evolution of tenants’ use of office space, BOMA 2017 includes
another modification that may increase the number of square feet in some office
buildings. Under BOMA 2017, the lowest level of all major vertical penetrations (e.g.
floor openings for stairs, elevators, escalators, flues, pipe shafts and vertical ventilation
ducts) are included in square footage calculations. Under previous BOMA standards,
the floor area associated with openings for flues, pipe shafts and vertical ventilation
ducts was included in square footage calculations, while the floor area associated with
openings for stairs, elevators and escalators was not. Therefore, this modification may
increase the number of square feet in some office buildings which, as a result, may
lead to increased revenues for landlords. 

Exclusion of the Public Pedestrian Thoroughfare 

The final BOMA 2017 modification that affects the measurement of square footage
may actually decrease the number of square feet in some office buildings, as it
removes the “public pedestrian thoroughfare boundary condition.” This means that,
under BOMA 2017, the square footage of street-facing, ground floor office space will
be measured from the inside finished surface of the wall. Under previous BOMA
standards, these spaces are measured from the outer surface of the exterior wall,
which results in a slightly higher square footage. Therefore, the BOMA 2017
modification may decrease the number of square feet in some office buildings. For this
reason, landlords of single-floor office buildings may not want to use BOMA 2017.
However, for landlords of multiple-floor office buildings, the square footage gained by
the two previous modifications may outweigh the square footage lost by this one. 

These three modifications may seem small, but every square foot adds up. For
example, one architect measured a building with BOMA 2010 and BOMA 2017, and
the square footage measurements taken with BOMA 2017 were 3% larger than those
taken with BOMA 2010. Results will vary by building, and an increase in square
footage is not guaranteed; however, even a 3% increase in square footage could have
a sizable impact on the landlord’s and tenant’s respective financial obligations (i.e., the
amount of base rent and additional rent that a landlord can collect from its tenants, and



the amount of tenant improvement allowances that a landlord must provide to its
tenants). Landlords will want to consider these financial impacts when determining
what measurement standard to use in their office buildings. 

Allocation of Square Footage

In addition to the three measurement modifications discussed above, BOMA 2017
includes two modifications that may affect how square footage in office buildings is
allocated. The total square footage of an office building is made up of private office
areas and common amenity and service areas. Landlords are automatically
compensated for the square footage of private office areas, however, landlords also
need to be compensated for the square footage of common amenity and service areas.
Landlords accomplish this by allocating a pro-rata share of the square footage of
common areas to each tenant. BOMA 2017 contains the following two modifications
that may affect the pro-rata share of common amenity and service areas that a landlord
allocates to a particular tenant. 

Inter-Building Area 

BOMA 2017 includes a concept of “Inter-Building Area,” which provides a sophisticated
framework for landlords to allocate the square footage of certain building or office park
amenity and service areas proportionately among only the tenants that actually derive
a benefit from such areas. Let’s say there are 10 tenants and one conference room
located on the sixth floor of an office building, and only five tenants actually use the
conference room. Under BOMA 2017, only the five tenants that actually use the
conference room will be allocated a pro rate share of the square footage of that
conference room, not all 10 tenants on the floor. This concept is in contrast to previous
BOMA standards that required landlords to allocate the square footage of common
amenity and service areas proportionately among every single tenant in a given area
(e.g., the entire floor or the entire building). While application of the Inter-Building Area
concept will not change the total square footage of an office building, individual tenants
may see changes in the number of square feet for which they pay. These changes are
meant to provide a more equitable allocation of amenity and service areas and may
help landlords attract more desirable tenants. 

Capped Load Factor 

A load factor is a ratio (that accounts for all of the square footage of common amenity
and service areas in an office building) that landlords apply to the square footage of a
particular tenant’s private office area to ensure that the landlord is compensated for all
of the square footage in the building. As office buildings evolve to meet tenants’
increased desire for collaborative environments, the load factor of some office buildings
may skyrocket to unmarketable levels. A “capped load factor” is a concept that may
help lower an office building’s load factor to a more competitive level while ensuring



that the landlord is still compensated for all of the square footage in the building.
Previous BOMA standards have included a “capped load factor” concept. However,
that concept only allowed landlords to cap the load factor for an entire building. BOMA
2017 has loosened that restriction and now allows landlords to cap load factors on a
tenant-by-tenant basis. This may allow landlords the flexibility to come up with creative
solutions to attract desirable tenants while still complying with BOMA. 

Conclusion

When thinking about how the BOMA 2017 modifications will affect your office building,
it is important to think in terms of existing leases and future (or renewal) leases. BOMA
2017 may not impact existing leases. With that said, landlords and tenants alike may
want to check the terms of their existing leases to determine (i) what standard of
measurement governs the lease (if any), and (ii) whether the landlord and/or the tenant
has the right to re-measure the premises or the building (and to adjust any terms that
are dependent upon the rentable square footage) as a result of a change in the BOMA
standard. With respect to renewals and future leases, landlords, and tenants with
strong negotiating power, may want to have the lease explicitly provide for the
measurement standard that is most beneficial to them. 

BOMA is a complex and nuanced measurement system. While this alert has discussed
some big picture implications that BOMA 2017 may have on commercial office leases,
it does not attempt to address all of the nuances that may impact a decision to
implement this measurement system in your office building. Previous BOMA standards
are still acceptable standards of measurement, so please contact your architect to
determine which measurement standard will be the most advantageous for your
particular needs and will ultimately provide the best solution for you. 

Otten Johnson attorneys in our Real Estate practice group have substantial experience with leasing
agreements. For more information on this Otten Johnson Alert or for help evaluating your current
situation, contact any of the attorneys in the Real Estate practice group. For a listing, click here.

More Great Reads

Rocky Mountain Real Estate Blog
The latest real estate and land use news and
updates. Read More

Rocky Mountain Sign Law Blog
Regulatory, best practices, and other First
Amendment news. Read More

Our lawyers are pleased to present timely, topical issue alerts on the latest legal developments, trends and other
subjects of interest to our clients and colleagues. Otten Johnson publishes Otten Johnson Alerts on a monthly basis.
If you do not wish to receive future Otten Johnson Alerts, you may unsubscribe by licking the "opt out" link below.

https://t.e2ma.net/click/6rokl/20su9h/idp0md
https://t.e2ma.net/click/6rokl/20su9h/y5p0md
https://t.e2ma.net/click/6rokl/20su9h/eyq0md


Share this email:

This Otten Johnson Alert has been prepared for informational purposes only and does not constitute legal advice or
the opinion of Otten Johnson. Receipt of this summary does not create an attorney-client relationship between you
and Otten Johnson. You should not act or rely on any information in this article without seeking the advice of an
attorney. Otten Johnson provides legal advice only after being engaged to do so by a client with respect to particular
facts and circumstances.
Read our full disclaimer

950 Seventeenth Street, Suite 1600, Denver, CO 80202
Phone 303.825.8400 | Fax 303.825.6525 | ottenjohnson.com

Manage your preferences | Opt out using TrueRemove™
Got this as a forward? Sign up to receive our future emails.
View this email online.

info@ottenjohnson.com OttenJohnsonAlert@ottenjohnson.com
Denver, CO | 80202 US

This email was sent to jaclynn@juiceboxint.com. 
To continue receiving our emails, add us to your address book.

https://t.e2ma.net/share/outbound/e/6rokl/20su9h
https://t.e2ma.net/share/outbound/t/6rokl/20su9h
https://t.e2ma.net/share/outbound/f/6rokl/20su9h
https://t.e2ma.net/share/outbound/l/6rokl/20su9h
https://t.e2ma.net/click/6rokl/20su9h/uqr0md
https://t.e2ma.net/click/6rokl/20su9h/ajs0md
https://app.e2ma.net/app2/audience/signup/51527/30436/483007204/
https://t.e2ma.net/optout/6rokl/20su9h?r=aHR0cHM6Ly9hcHAuZTJtYS5uZXQvYXBwMi9hdWRpZW5jZS9vcHRfb3V0LzUxNTI3LzMwNDM2LzQ4MzAwNzIwNC8=
https://app.e2ma.net/app2/audience/signup/51527/30436.18961124/
https://t.e2ma.net/message/6rokl/jaclynn@juiceboxint.com
https://t.e2ma.net/message/6rokl/jaclynn@juiceboxint.com
https://t.e2ma.net/click/6rokl/20su9h/qbt0md

	e2ma.net
	email : Webview : Otten Johnson Alert - BOMA 2017 Office Standard: What You Need to Know


