EXHIBIT “C” VANILLA SHELL
(FOOD AND BEVERAGE)

[bookmark: LESSOR’S_WORK_&_LESSEE’S_WORK]LESSOR’S WORK & LESSEE’S WORK

Notwithstanding anything herein or in the Lease to the contrary, this Construction Summary will hereby be incorporated into the Lease and made a part thereof by this specific reference, and in the event of any inconsistencies between the terms of this document and those contained in the Lease, the terms of this document shall control. Landlord agrees to diligently construct all items of construction for which Landlord is responsible pursuant to the provisions of this Construction Summary.

I. LANDLORD'S WORK AT LANDLORD'S EXPENSE

A. [bookmark: _Hlk125532745]HVAC: Furnish and install one (1) dedicated refrigerated furnace/air conditioning unit sized to condition the space, combined with heating element. Landlord shall provide Tenant manufacturers written warranty on air conditioning compressors and one (1) year written warranty on complete installation. Installation to meet all local codes. Landlord shall provide distribution for an open floor plan, plus one thermostat at a central location. Any specific duct location per Tenant’s plans shall be at Tenant’s expense (subject to timing of plan submittal).
I. Intake and Exhaust louvers shall be included on exterior walls of the building.
II. Shaft and Ducts to the roof, make up air/exhaust or any curbs for this in anticipation of vent hood (to be provided and installed by Tennant) for commercial cooking facilities.
III. [bookmark: _Hlk125532776]Supply and return air registers to be provided for ducting from plenum 24” into space. Distribution by future tenant.

B. ELECTRICAL: 
I. Power: Landlord shall provide a 400 amp/3 phase/4wire (copper) service electrical panel with 20 breakers in the building’s central electrical room. If Tenant requires a different size main electrical switch and/or empty conduit, landlord may provide same, if available, and at Tenant’s expense. 
II. [bookmark: _Hlk125533003]Lighting: LED 48” X 2 1/8” lighting will be provided through the space.
III. Provided (42) circuits for 400A panel.
IV. Lighting: Linear LED 48” X 2 1/8” lighting will be provided through the space. J-boxes are meant for temporary lighting.  The ability to reuse existing locations will be dependent on the final lighting layout. 
V. All temporary heating and lighting are powered on the house panel and will need to be transferred upon occupancy. 
VI. Any other lighting or electrical needs shall be by Tenant.

	
C. EXTERIOR SIGN: Provide 20-amp service lines to junction box for connection of Tenant's exterior sign (front and back of premises). Junction box to be clearly labeled.

D. STOREFRONT & REAR DOOR: The storefront shall consist of tubular aluminum frames glazed with 1/4" polished, clear plate glass in locations as shown on Landlord’s plans. Storefront to include at least one double door 3'0" x 8'0" single acting entry door with door closer, hardware swing out direction required by code. Rear Service Door to be shatter proof glass or hollow metal, 3'0" x 8'0", complete with required hardware.

E. ROOF AND ROOFING: Structural framing, decking and watertight roofing, insulated per code. Tenant shall notify and obtain advanced written approval from Landlord’s prior written approval of any penetrations, and will use Landlord’s roofing contractor for any penetrations.

F. DEMISING WALLS: Demising walls to be constructed using a double wall consisting of two separate metal or wood studs walls with a 1” air gap between the walls. The stud cavities of each wall will be filled with batt insulation and the air gap will be draft-stopped at 10’ intervals based on the requirements of the fire code. 5/8" Type X gypsum wall board will be provided on each exposed side of the wall assembly. The wall board will extend from the floor to the ceiling. Wood blocking will be included above the demising wall to provide both fire and acoustical separation between tenant spaces.

G. CEILING: Exposed to the deck above.  No ceiling work will be provided in the ceiling except for sub outs for ducting for supply and return, temporary lightings and other code required devices such as fire suppression system.

H. [bookmark: _Hlk125534569]FLOOR: Landlord shall provide an exposed unsealed concrete floor at the perimeter of the premises. Floor to be 4" minimum. The slab will be open to subgrade prep with structural rebar roughly 1 to 2 feet exposed at the perimeter of the slab leave out to allow for future utility rough-in as needed by the tenant. Tenant will be responsible for pouring the remaining structural slab. Tenant acknowledges that structural grade beams may be located under the slab. No penetrations of any structural grade beams or rebar shall be made in connection with Tenant’s Work without Landlord’s prior written approval. The slab shall be X rayed prior to any drilling or coring through the structural slab to confirm existing locations for rebar, electrical or plumbing lines so they are not damaged during Tenant improvements.

I. WATER SERVICE: Landlord will provide a valve-controlled water source stubbed to the premises, 2” line and 1” meter at tenant spaces. Tenant will distribute.

J. SEWER SERVICE: Insure there is adequate fall and provide four (4) inch sewer lateral connection to restroom. Hook-up/connection fee for normal retail use paid by Landlord. Any additional fee attributable to use to be paid by Tenant.

K. GAS SERVICE TO DEMISED SPACE: Provide and connect minimum gas service. The gas meter is sized to provide 1,400,000 BTU/hr with 3” line into space to serve gas furnace, future water heater, make up air and cooking equipment. Meter shall be by Tenant.

L. TRASH AREA: Landlord shall provide trash areas for the disposal of Tenant trash and waste.  Cold water hose bibb and floor drain provided. Trash area shall conform to government requirements. Any wash down facilities for trash area provided by Landlord.

M. [bookmark: _Hlk125534923]AUTOMATIC FIRE SPRINKLERS:  Landlord full fire sprinklered space.  Landlord shall be responsible for drops and heads for an open floor plan or per Tenant’s plans if delivered to Landlord per Landlords construction timeline. Any additional heads or drops shall be at Tenant’s expense.

N. FIRE LIFE SAFETY SYSTEM: Landlord shall provide a fully automatic, alarmed and annunciated fire alarm system throughout the Shopping Center, or other type of Fire Life System.

O. INTERNET: Landlord shall provide a highspeed internet cable to the building where Tenant’s Premises are located. Tenant shall be responsible contracting with a service provider and completing any related hook ups to the Premises.

P. GREASE INTERCEPTOR: Landlord shall provide one (1) 1000 gallon Grease Interceptor per code and Landlord plans.
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II. TENANT'S WORK AT TENANT'S EXPENSE
Tenant improvements or items of work required by Tenant which are not included under Paragraph I, Landlord's Work, above shall be provided by Tenant at Tenant's sole cost and expense, including applicable building permits, engineering, city fees, or other fees, except as provided herein. All such items shall be subject to approval of Landlord.

A. All plans, diagrams, schedules, specifications and other data required to be furnished by Lessee under this exhibit (collectively, the Plans and Specifications) must be submitted to Lessor (at Lessee's sole expense) complete and sufficient to obtain a building permit, and ready for Lessor's consideration and final approval within thirty (30) calendar days after Landlord provides detailed construction plans for Tenant’s Premises including Landlords Work as described herein. Upon review, Lessor shall, in writing, accept or notify Lessee of Lessor's objections to the Plans and Specifications within thirty (30) days after receipt. Lessee shall promptly remedy any objections made by Lessor to the Plans and Specifications. Lessee shall reimburse Lessor for any loss or extra cost which may result to Lessor by reason of failure on the part of Lessee to submit all or any part of the Plans and Specifications within said period of time, or, alternatively, and at Lessor's sole option, Lessor may elect to immediately terminate this Lease by reason of such failure by giving written notice of such election to Lessee (whereupon Lessor shall have no further obligations to Lessee hereunder).

B. Lessee shall secure Lessor's written approval of (i) the Plans and Specifications, (ii) contracts,  and (iii) contractors for work to be performed by Lessee before beginning the work (including compliance with any Lessee construction specifications which Lessor may deliver to Lessee), and shall secure all necessary licenses and permits to be used in performing the work. Three (3) sets of the plans and specifications shall be signed and dated by both parties, with two (2) sets retained by Lessor and one (1) set retained by Lessee. Changes to the Plans and Specifications shall be made only by written change order describing scope of work and exact cost of same signed by both parties. Lessee's finished work shall be subject to Lessor's approval and acceptance, which shall be a condition to any reimbursement hereinafter provided.

C. As soon as the Plans and Specifications have been approved by Lessor, Lessee shall commence construction (and shall be required to diligently pursue said construction until the completion thereof) no later than thirty (30) calendar days after the date upon which Lessor approves the Plans and Specifications. If Lessee has not commenced construction within said time period, Lessor shall have the option to terminate this Lease; or, if Lessee has not completed construction of such improvements within six (6) months after the date upon which the Plans and Specifications have been approved by Lessor, then Lessor shall have the option to terminate this Lease and, in either such event, Lessee shall forfeit all prepaid rent and security deposits made under this Lease.

D. All work undertaken by Lessee shall be at Lessee's expense and shall not damage the building or any part thereof. Any of Lessee’s work causing venting, opening, sealing, waterproofing or any altering of the roof shall be performed by Lessor's roofing contractor at Lessee's expense. Lessee shall provide Lessor with a certificate from Lessor's roofing contractor that all of Lessee's work causing venting, opening, sealing, waterproofing or in any way altering the roof has been performed in compliance with the provisions of this Exhibit "D". Any roof penetration shall be
sealed by Lessor's approved roofer and shall be performed only after Lessor has given consent, which consent shall in part be conditioned upon the Plans and Specifications, including materials acceptable to Lessor and roof top curbs to spread the weight of the equipment being installed in order to prevent damage to the roof. Lessee hereby holds Lessor harmless from any damage to the Leased Premises resulting, directly or indirectly, from Lessee's venting, opening, sealing, waterproofing or in any way altering the roof. Lessee shall also be responsible for obtaining and paying for professional inspections of any structural work and/or mechanical work (including, without limitation, any roof work or concrete work) as required by Lessor.

E. All of Lessee's Work to the Leased Premises made by Lessee shall be in good and workmanlike manner and shall be in conformity with the applicable building code or other applicable governmental requirements of the city in which the Shopping Center was built.

F. Contractors Insurance Requirements: Any Contractor hired or retained by Tenant to complete any of Tenant’s work shall maintain minimum insurance coverage as stated below:
1. Workers Compensation	Statutory Limits

2. Employers Liability	$500,000 each accident
$2,000,000 general aggregate
$2,000,000 products/ completed operation aggregate


3. Commercial General Liability Insuring against Bodily Injury, Property Damage, Personal Injury, and Advertising Injury

$1,000,000 each occurrence
$2,000,000 general aggregate
$2,000,000 products. Completed operation aggregate

Any general aggregate shall apply on a per project basis for contractors. Coverage is to be provided on an occurrence rather that a claims-made basis.

	4. Business Auto Liability
Coverage shall apply to any auto
	$1,000,000 each accident

	5. Umbrella Excess Liability
	$2,000,000 each occurrence
$2,000,000 aggregate


Following form over commercial general liability, business auto liability, and employers’ liability. All contractors or vendors liability (except employers’ liability and errors and omissions) shall name
Lessor as Additional Insured and Certificate holder.

G. Upon completion of the Lessee's Work, Lessee shall furnish Lessor:

1. A Certificate of Occupancy issued by the municipality in which the Leased Premises are located or other evidence satisfactory to Lessor that the improvements have been approved by such municipality;
2. A declaration under penalty of perjury executed by Lessee or Lessee's authorized representative, stating that all work and materials performed or used in connection with the improvements to the Leased Premises have been paid for by Lessee;
3. True and correct original releases or waivers of lien from general contractor, subcontractors and suppliers;
4. Evidence of all costs of construction of the improvements to the Leased Premises;

5. Certificate from Lessor's roofing contractor for all roof work performed (if applicable);
7. Lessee's executed Estoppel Letter (if applicable); and
8. Lessee Certificate of Insurance as required by the Lease.


Tenant Name

By  	
