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EXHIBIT C - &
Work Letfer

Tenant shall construct ‘Its Improvements {o the Premises - (collecﬁvely,
"l'enant lmprovements) ln accordance with the Plans (as that term Is. herelnaﬂer

: deﬂned) Tenant Improvements shall be at Tenant's sole cost'and expense except that

Landlord shall provide Tenant with an allowance (the “Allowancs”) of $881,300 (belng

'$20.00 per square foot of Rentable Floor Area of Tenant's Office’ Spacs, it- being

understood that no allowance shall ‘apply to the Flle Siorege Space). “Qualffying
Expendlturas” shall mean () Tenant’s archltectural- and englnesring fess for the Plans,
() Tenant's construction 'manag'emant fees, (ili) Tenants eost of constmcﬂng the
Tenant Improvements, Including fillng and permit fees and fees payable to construcflon
consuftants, and (Iv) Tenant's cost of acqulring and Installlng all-of Tenant's signage;

'provlded that Qualifying Expendltures shall not Include payments for any furnishings,”

furniture (Including systems furnlture), personal property, trade rxtures (excluding
signage), or squipment not Incorporated into the Premises, nor to any telephone,

* computer or teiledata wiring or Installations, The "Unepplled‘Alldwanee“‘ shall mean the -

amount, if any, by which, as of the Commencement Date, (x) the Allowance exceeds y)
the total'amount of Quallfying Expenditures which Tenant Is entltled to apply against the
Allowance (Ineluding prior advances of the Allowance and any undisbursed retalnage or
other payments which remaln to be pald to Tenant on account of Quallfying
Expendltures) Except for the reimbursement from the Allowance provided for hereln, '
Tenant shall be solely responsible for all costs and expanses of Tenant Improvements )

or othar work by Tenant {o the. Premlses if any

The /illowance shall be subject to the followlng further understahding (a) As sst
forth In this Leass, In the event that Teriant's Quallfylng Expendltures are less than Ten
Dollars ($10.00) mulllplred by the rentable area of the Office’ Spacs, then the cost, of
elevator lobby reriovatlons shall be chargeable {o the Allowance and shall reduce the _ h
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~Allowance oth'erwise payable to Tenant. However, In the event that Tenant's Qualifying
Expenditures are moare than Ten Dollars ($10.00) multiplied by the rentable area of the
Office Spacs, then the cost of such lobby renovations shall be pald by Landlord at’
Landiord's sole expense; (b) The cost of balhrccm‘renovatlons for the 5%, 6™ and 7™-
" floors of the Building, consistent with  Landiord's * current Bullding renovation

: spectﬂcatlons. ‘shall be chargeabls to and shall reduce the Allowance (¢) In the event -
Tenant exercises any expansion option under Article XIl; and Tenant leases at toast

“fitty percent (50%) of the rentable area on su?h floor pursuant to such expansion, lhenY’
Landlord shall make similar elevator lobbyarsnova{?)ns at Landlord‘s sale expense (ff

not theretofore performad) eadienanbshal#peyfora—pmmxtbnate‘shawmmm{%%

area—eHhe—Ml—ﬁeef“provlded that If Tenant expands lnto the Gallagher A Space (as
deﬂned In Articte X1i1), then notwlthstandlng that the Gallagher A Space Is less than haff
ofa full floor, the preceding-provistons of this subparagraph (c) shall nonetheless apply.

As part of the Tenant Improvements, Tenant shall subject to obtalning all -

_ necessary licenses and permits, have the right to place two exterior slgns on the -
Bullding, (a) one on the Maln Strest slevation no hlgher than between the top of the
third floor and-the bottom of the fourth floor, and (b) one on the Washinglon Street
elevation no higher than between the top of the third floor and the bottom of the fourth
floer. Each suoh sign shall (f) not be Internally or back lif (but may be externally lit),
() be no larger than 2 feet high and 10 feet long, (iif) be constructed of Individual pin
“mounted lstters made of palnted alumlnum, and (Iv) In all respects {Including without
fimitation the manner of exterior lighting, If any) be subject to Landlord;s rea'sonable
approval In accordance with the plan approval process set forth below, The Premises

" Includes without limitation the right of Tenant to access fha signs for Installation,
-malntenance operauon (lncludlng but not limited to electrical and data connections

betwaen the Premises and the slgns), and removal. The costs of electrlclty for‘llghtlng .

ihe sign shall be Included In Operating Costs. ' ' E
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During the process of Tenant's construction activities, Tenant shall have the
temporary license aﬁd right, with Landlord's approval (not to be unreasonably wlthheld)
to utilize appropriate portions of the Lot for constructlon staglng areas, such as frallers
) and dumpsters, as well as avallable minor lnterlor portlans of the Building (to the extent

avallable) for supervisory construction personnel; provided that (l) all such use shall be
" at Tenant's sole cost and risk, Including without limitation any costs requlred to propeﬂy
.and safely securs, establlsh or separate such areas, and (li) Tenant’sTndevmnlﬂcaﬂon
and insurance requlrements as set forth In this Lease shall apply to such areas as If

such areas were part of the Premises: .

~ Tenant's 'plaﬁs and specifications shall Include'the folloMng:‘

. a. Spacs Plans: The “Space- Plans” shall be a schematlc plan of ths

" Premises Indicating the location of all partitions and doors and shall include the.
 locations and "structural, mechanjcal, electrical or plumblng requlrerments of any
equlpment or usage which may affect the structural components and service systems of
the Bun!dlng

b, * Flnal Plans; The “Final Plans" shall conslst of all plans and specifications
necessary to construct the Tenant improvements, including mechanical and electrical

worklng drawlngs

- The Shapé Plans and the Fina! Plans (collectlvély, the 'Pla-ns"r) shall be prepéred
by a licensed architect hired and pald by Tenant and shall be submitied to Landlord for
review and abproval prior to the performance of any work.” I avallable at the time of the °
) exec'u_tion of this Lease, the Plans shall be attached hersto as Schedule C-1. The Final

_ Plans shall be In a form In which bullding permits can be readily obtained and shall
comply with all applicable local, state and federal Iz'aWS,. ordinances, codes an&
regulations. Tenant's architect shall certlfy to Landlord and Tenant In the form attached
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hereto as Exhiblt G that the Plans comply with the ADA and all other pertlnent Clty and
County, State and Federal rules, laws and regulatlons. '

Landlotd agrees to dmgently revlew each plan submisslon and noﬂfy In wrmng
Tenant whether such plan submlsslon Is approved (and if not approved, lnc{uding In
reasonable detail the reasons.therefor) within fiflsen (15) days after recelpt of Tenant's
plan submisslon or, if later, wlthln five (5) buslness days after recelpt of such additional” -
Information or documentat!on reasonably requested- by Landlord within ten (10} days .
- after recelpt of Tenant's plan submission. Landlord shall be deemed 'to have apprbved
if Landlord fails to so notify Tenant within such time pedod Landlord agrees not to.
unreasonably withhold its approval. )

Progress payments on account of Qualifying Expend[tures, shall be paid to )
Tenant, provided that this Lease Is In full force and effect and Tenant is not In default
" hereunder beyond any perlod of grace, and provided that Tenant shall have delivered to
Landlord a Quallfylng Applicatlon for Paymant (as herelnafter deﬁnad) A Qualifying
Application- for Payment shall contaln (A) a breakdown of Qualifying Expenditures to.
date and those covered by the current applicatlon, (B) a JoInt ce’rtiﬂbatioh of Tenant and
Tenant's Archltect fo. the effect that the sum for which relmbursement Is requested is. -
then Justly due to -Tenant's contraclor(s) and that the work In question has been properly
and valldly performed to Tenant's satisfaction In accordance with the Final Plans and all
appiléab‘la laws, codes and regulations, (C) Tenant's cerfification that thers has not .
_ been filed any .\}endor's, mechanie's or other Ilens with resbect to the work, and
{D) parilal II_eh walvers, pald receipts or other proof of payment as Landlord may
reasonably require for work done and materlals supplied prior to the current requisition. '
Prior to complstion of the Tenant Improvements, all prégress payments by Laridlord of )
the Allowance shall be subjecfto a 10 % retainage. Upon the, completion of the work for
* which the Allowancs s to be applled, and In order to quallfy for disbursement of the
] 1_0% retalnage, Tenant shall further prpvtde to Landlord, In addition to the foregoing
ltems, () the'cerﬁﬁcéte' of Tenant‘s-Archltéct that the Tenant Improvemsnts been
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substanflally completed In accordance with the Final Plans and In accordance with all -
codes, rufes, -laws and. 'regulatlons, (i) a final release of -llens - from Tenant's
contractor(s) and (ili) final-"as bullt" plaris of the Premises In CAD format showing the .
-Tenant Improvements, as well assq certrﬂcate of occupancy (temporary or parmanent, to
,V the extent requlred by law) for the Premlses (provided that Tenant ehall not be required -
o obtein a certrﬂcate of Joocipancy lf the faflure to qualify for same ls the result of a
condltlon for which Landlord, and not Tenant, has responslblllty) The varlous ) A -
submission items required for disbursement of a progress payment (Includlng final
payment) on account of Qualifying Expendltures, are collnctlvely referred fo as the -
) "Required Submisslons.” : :

Notwllhstandlng the foregolng fo the contrary. that portion of the Allowance equal to the .
Unapplied Allowanoe’ shall be utllized as a credlt against Base Ran__L_a_s_sat_fnﬂh_ln_
Sectlon 4.1.3 of thls Lease. If Landlord falls to pay or provide credlt for the. Allowance or
arMance such fallure shall.constitute a default under the Lease by
Landlord, and f Tenant shall obtain a final and unappsalable ]udgment agalnst Landlord
for fallure to pay same, in addrﬂon to all remedies evallable to Tenant Tenant shall have
the right o offset the Allowance due but unpald (together with interest -thereon at the
- rate équal to four percenl (4%) In exoess of the Prime Rata set forth in the Money Rates
column of The Wall Slreet Journal, or if such’ rata exceeds the maximum Interest rate
allowed by law, then the maximum Interest rate allowed by law, from the date upon
which such Allowarica was: due and payable hereunder) against rent then due and

) lhereafter coming due.
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