WORK LETTER AGREEMENT

This Work Letter Agreement (the "Work Letter") is attached to and made part of that certain Lease Agreement (the "Lease") dated the _______ day of _____________________, by and between __________________., ("Landlord") and ______________________, ("Tenant"). The terms, definitions and other provisions of the Lease are hereby incorporated into this Work Letter by reference.

IN CONSIDERATION of the execution of the Lease and the mutual covenants and conditions hereinafter set forth, Landlord and Tenant agree as follows:


1.
Building‑Standard Improvements.

a. This Work Letter sets forth the agreement with respect to the construction of the "Building Standard Improvements", which is understood to mean (i) the "Shell Improvements" (as hereinafter defined); and (ii) any additional improvements constructed or installed on the Premises for Tenant's use using "Building Grade" (as hereinafter defined) construction and materials. Any other improvements to the Premises that require construction methods or materials other than Building Grade shall be deemed to be "Non‑Standard Improvements". All improvements to the Premises constructed pursuant to this Work Letter (other than the Shell Improvements), whether constructed or installed by Landlord or Tenant, shall be hereinafter referred to as the "Tenant Improvements", which term shall include both Building Grade and any Non‑Standard Improvements.

b. "Shell Improvements" shall mean the following improvements which have been or will be provided by Landlord, at its expense, in connection with the construction of the Building:

(1) Exterior building windows, walls and roof structure and unfinished concrete block and sheetrock walls surrounding Common Areas and Service Areas.

(2) Unfinished concrete floors and ceilings.

(3) Fully equipped and finished Common Areas and Service Areas, including elevators, elevator lobbies, rest rooms, mechanical and electrical rooms.

(4) Heating, ventilation and air‑conditioning (chilled water) system with main high pressure ductwork distribution to all floor areas.

(5) Electrical meter rooms equipped with panels and breakers to code.

(6) Public corridor areas as needed to serve the Premises (except those Building Floors to be occupied by a single tenant), with floors, interior walls and ceilings finished with Building Grade materials.

c. In accordance with and subject to the provisions of this Work Letter, Landlord shall, at Landlord's expense, construct and install the Tenant Improvements, including the Non‑Standard Improvements, if any. Unless otherwise agreed in writing, Landlord shall use the Building Grade construction methods and materials identified in Exhibit “A” attached hereto.

d. Landlord's obligation to construct any Non‑Standard Improvements requested by Tenant shall be subject to the provisions of this Work Letter pertaining to (i) Landlord's review of the "Plans and Specifications" (as hereinafter defined); (ii) any delay in "Substantial Completion" (as hereinafter defined) due to Tenant's specification of construction or materials other than Building Grade; and (iii) cost factor relating thereto.

e. Landlord is not responsible for any costs associated with telephone wiring, data cabling and equipment related thereto. 

2.
Plans and Specifications.
a. The Tenant Improvements shall be completed in accordance with detailed architectural and engineering working drawings and material specifications (the "Plans and Specifications") which shall be prepared at Landlord's expense and shall be in a form and content as necessary to allow Landlord's contractor(s) to obtain all required building permits and approvals. The Plans and Specifications shall include the following:

(1) fully dimensioned architectural plan;

(2) electric/telephone outlet diagram;

(3) reflective ceiling plan with light switches;

(4) mechanical plan;

(5) electric power circuitry diagram;

(6) schematic plumbing riser diagram (if any);

(7) all color and finish selections; and

(8) all special equipment and fixture specifications.

b. Tenant shall utilize the space planner architect designated by Landlord ("Landlord's architect"). Tenant shall cause the Plans and Specifications to be prepared, and submitted to Landlord not later than fourteen (14) days following execution of the Lease by Tenant.  Landlord shall then have a period of not more than ten (10) days following such submittal in which to review and approve the Plans and Specifications or state any objections to same in writing. Landlord's approval shall not be unreasonably withheld, and any objections shall be reasonable in nature and stated in sufficient detail so as to allow necessary modification by Tenant. As Landlord is responsible for cost of the contemplated improvements, excessive and/or unanticipated costs are reasonable grounds for objections. Tenant shall have a period of not more than ten (10) days following receipt of Landlord's objection(s), if any, to make necessary modifications to the Plans and Specifications and resubmit same to Landlord in final form. Once accepted by Landlord in final form, the Plans and Specifications may be modified only with Landlord's written approval, and Tenant shall be liable for any additional costs incurred as a result of any such change, (“Tenant Cost”) which shall be paid prior to the commencement date.

c. Should Tenant fail to either (i) submit the Plans and Specifications to Landlord by the date specified in subsection (b) of this Section, or (ii) make any reasonable modifications to same and resubmit to Landlord as so specified, then such failure shall be construed as a material event of default under the Lease, entitling Landlord to the remedies provided thereunder and shall be deemed a Tenant delay.

3.
Contractor(s); Permits.


Except that identified in 4(g) below, Landlord shall use its own contractor (s) and shall obtain all building permits necessary to complete all Building Standard Improvements and any Non‑Standard Improvements. 


4.
Construction of the Improvements.

a. Landlord shall in good faith attempt to substantially complete the Building Standard Improvements and the Non‑Standard Improvements, if any, in accordance with the Plans and Specifications, not later than the Anticipated Commencement Date as specified in the Lease. "Substantial Completion" shall mean that the Building Standard Improvements and the Non‑Standard Improvements are sufficiently complete so as to allow Tenant to occupy the Premises for the use and purposes intended without unreasonable disturbance or interruption; provided that Landlord, its employees, agents and contractors, shall be allowed to enter upon the Premises at any reasonable time(s) following the Commencement Date as necessary to complete any unfinished details, and such entry shall not constitute an actual or constructive eviction of Tenant, in whole or in part, nor shall it entitle Tenant to any abatement or diminution of rent or relieve Tenant from any obligation under the Lease.

b. Tenant shall be responsible for any delay in Substantial Completion past the scheduled Anticipated Commencement Date resulting from any of the following causes:

(1) Tenant's failure to submit the Plans and Specifications (or any necessary modifications or additions thereto) or comply with other requirements within the time periods specified in this Work Letter; or

(2) Tenant's failure to pay any portion of Tenant's Costs when due; or

(3) Tenant's specification of special materials or finishes, or special installations other than as may be specified by Landlord as Building Grade, which special items cannot be delivered or completed within Landlord's construction schedule (subject to Landlord's obligation to give Tenant notice of same as hereinafter provided); or

(4) any change in the Plans and Specifications caused by Tenant once finally approved and accepted by Landlord, even though Landlord may approve such change; or

(5) any other delay in Substantial Completion directly attributable to the acts or omissions of Tenant, its employees, agents or contractor(s).

c. In conjunction with Landlord's review of the Plans, Landlord shall advise Tenant of any special material, finish or fixture (other than Building Grade) requested by Tenant that will result in a delay in Landlord's construction schedule beyond a Commencement Date which delay Landlord believes would not occur but for the special material, finish or fixture. In such event, Tenant shall either modify its specifications so as not to delay construction or be deemed to have accepted responsibility for any resulting delay.

d. The Leased Premises shall be deemed completed and ready for occupancy by Tenant, and this Lease shall com​mence, as provided below, after Landlord's Supervising Archi​tect certifies to Tenant that the work required of Landlord, pursuant to this Work Letter have been substantially completed and are ready for:

(1) Tenant's occupancy; or

(2) Tenant to begin Tenant's Work, if any, as set forth below.


Once Tenant receives notice from Landlord's Supervising Architect that the Leased Premises are ready for occupancy or the start of Tenant's Work, as applicable, Tenant shall have five (5) business days thereafter to inspect the Leased Premises and notify Landlord of any apparent defects therein. Should any actual defects be of a nature that materially and adversely inhibits Tenant's ability to occupy and conduct business in the Leased Premises (“Defect”), then the Commencement Date shall be delayed until the Defect, if any, is remedied. Thereafter, Tenant shall accept the Leased Premises in "as is" condition, i.e., without warranty whether express or implied.

e. Under no circumstances will Landlord be liable or responsible for incidental or consequential damages arising out of or relating to the work or services performed, required and/or identified in this Work Letter Agreement.

f. Landlord will not be responsible for coordinating and/or installing tenant telephone and data cabling and equipment nor the cost of same, which will be totally paid by Tenant. Landlord will cooperate with Tenant in allowing Tenant to install the same prior to Commencement Date. In that regard, Tenant shall be responsible for obtaining all applicable licenses and permits necessary for telephone wiring and data cabling.


5.
TENANT’S WORKS.

a. That required under 4(g) of this Work Letter Agreement;

b. None.

	Witnesses:

___________________________________

___________________________________


	LANDLORD:

XXXXXXXXXXXXXX

as Agent for  XXXXX.

By:
___________________________________
Authorized Signatory











TENANT:






___________________

Witnesses:







By:___________________________________


____________________________________          
___________________________________

