BUILDING SIZE

Building 1 . Building 2
Floor Area 1,000,000 square feet 1,000,000 square feet
Sum of Demised Premises as reflected
in all leases 1,496,000 1,123,000
Floors 50 50
Floor Size 20,000 square feet FA 20,000 square feet
Average Floor Size- Rentable 29,920 square feet 22,460 square feet
3 Floor 60,000 square feet FA 60,000 square feet
Lease Size 89,760 square feet Rentable 67,380 square feet

You Choose

Tenants 60,000 +1,000,000=6% FA
Proportional 89,760 +1,000,000=9% Rentable to FA
Shares? 89,760 +1,496,000=6% Rentable to Sum of Demised Premises

60,000 +1,496,000=4% FA to Sum of Demised Premises

Cost of Operating Building 1 $9,000,000 per annum
3% difference $270,000 for 3 floors - 4% difference $360,000 and so on.
Rent per square foot difference $1,190,400 per annum

FA=Floor Area




Interesting Unbundled Assumptions

Building 1

Rent $40 sq. ft.

Debt Service 12 5q. ft. $12
Electricity/Steam 2 sq. ft. $14
Cleaning 4 sq. ft. $18
Taxes 11 sq. fi. $29
Carting 1 sq. ft. $30
Net Income: $10 sq. ft.

Net as % of Fixed Rent:

10+40=25%

CPI Adjustment: Building 1-
Building 2-

Tax Review of Base Year

Building 1
$11
Reductionof $ 2
New Base $ 9

Impact on rent $42

25%
55%

Building 2

$40 <q. ft.
-0 sq. ft.
2 sq. ft.
3 sq. fi.
6 sq. fi.
1 5q. fi.

$6
$8
$11
$17
$18

$22 sq. fi.

22+40=55%

$6
$1
$5
842
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Cleanina Sche”ule

FXFIRIT D

General

All flooring sweDt nlch 1v using asorovad Aust-checs tvma of

meo.

All carneted ar=as and ruas carcet-zwent nightlv an® vacuum
cleane- eekly.

All private stairways swent nichtlv.

Wastepaper zaskets, ashtravys, recentacles, etc.
cleanad nichtlv.

Cigqarette urns cleaned niaghtly and sand or watar renlaced
when nacassarv.

All furnitur= and fixture tows in normal reach (i.e. not
above 5 foet hicgh) and window sills Austed nickily,

All glass furniture tops cleaned nlghtlw.

311 basa=oards and trim dusted nightlv.

Al]l water fountains and coolers washed clean ninhtly,

Slemsink rooms cleaned nichtlyv,

Dust all talachonas when nscessarv.

0]
A
U
it
-
1p
N

and

2. Lavatorlies

All flooring swent and washed nightlv usinc Droner
disinfectants.

Al! mirrors, wmcwder shelwes, bright worv, e%c., inclufing
flushomez2rs, piping and toilei seat hinges wash2d and
golished nichtlv.

All basins, btowls, urinals and tcilet s2ats (hoth si‘as)

" Aisinfacta2d and washed nimhtlv and scoures when
necessarv.

All vartiticns, tile walls, dispenssrs and racectacles
dusted nichtly, and disvensers and recentacles washad
and polishad when necessarv.

Paper towel an? sanitary Aisnosal raceptacles emntied and
cleaned nightly.

*The pnon-srivaze toilats on one floor designated by Tenant
at the commencement of the term nf this Lease shall he
the las: scaces cleanad nishtly on that f£loor,

3. High Dusting-2£fice Area

Do all hiah dustina apnroximatelyvy four times a vear
including the folleowing:

Dust all picturas, frames, charts, arachs and panzal wall
hanginas not reached in niehtly cleaning.

Dust all vertical surfaces suc4 as walls, partitions, -
ventilating louvres and other surfaces not reached in
nightly cleaning.

e
A= e, e, Danes 1
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82
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84
84
83
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Dust all overhead oives, sprinklers,
Dust all venetian blinds and window £
Dust exterior of lightina fixtures.

aquar-erlyv.,

4, Periodic Cleanina-0ffice Aresa
Wwipe clean all interior metal as necessarv.
Dust all door louvres and other ventilatings louvras within
reach weekly.
5. Periodic Cleanina-Lavatories
Machine-scruk f£floorina when necessarv.
Wash all pvartitions, tile walls and enanel surfaces menthlvy
with preoper disinfectant.
6. Wwindows
Clean all windows inside and outside at least 12 htimes 2
. year, but not more oftan than nnce 2very 27 Aawvs,
Clean a nermal amcunt of partition glass (which s-mall mean
not more than 25% of the linear Feet of marzitions on
anv floor) a: least 6 times a year, But not morz oitan
than bi-monthlv.
L —— e e ——— tm .
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32.08. Tanant acknowlefnes and understands tratc
cleaning contractor for the 3uilding is an enritv under common
control with Landlord and Tenant aarees to erplov sai” cnntractor

or such othaer contractor as Landlord mav from time to tire §
g%i

=
the

designate for all waxinm, nolishing,-lawn rz2ola~ement an? cther
special cleaning or maintenance wor of the demisad mremisas and
of Tenant's furniture, fixtures and eaquioment, wrovided that khe
quality thersof and the charaes therefor shall be resascnanly
comparable to that of other contractors Aoing commaranle work
comparable buildinags in the area of the 2Buildina. Tenant shall
not employ any other such contractor or indiwvidual without
Landlord's prior written consent, bu: nothing herein contained
shall prohibi% Tenant from performing such work for itsell hv use
of its own regqular emplovyees.

in

32.09.

Landlord will not be required to furnish anv other
services, excent as vrovide? in this Article 32, and gwge=t that ,
Lan?lord agrees to nrovide on business Aays afrer %:00 P, khe
cleaning set forth in Exhintit D hersof. Landlord shall hawva no
obligaticn to 2erform cleaning sa2rvices in thosz2 nertions of the
demisad oremisas which are below grads, bhan» swace, or which are
used primarilv for the prenaration, Aisnensinag or consu-7iion of
fogd or beveraces, for storags or shinning durdoses, “or Th2 l Qb
oceration of comnuter, Hata nDrocessing, renraduchicn ov sirilar N
equipment or as Drivate lavatories or toilekrs, all of which
%: cortions Tenant shall cause to be kent clean at Tenantls c¢as5t and
axpense. Morwithstandina the foreaoing, LandlorAd shall e-sitvw
Q/ waste recentacles in the office areas of custorarv cffice size
% ( ith respect to sources of Arv refuse other than arsas =Tizmarcily
sad for censuroiticn of food or beverages or shiooina Duroeses.
Tenant shall pav to Lanflord, on demand, a reasonatls charss for

the ramoval from the denmised =-remisas of anv rafuse and rudbbish
of Tenant as shall not ke contained in wasts regentacles <
customary office size and of eating facilities raguirine s
handling {xnown as wet garbage). Landlord, its cleaning
contract-or and their emrloyees shall have after-hours access to
the demisad nremises and the use of Tenant's light, Dower an<
water in the demisad oremisss as may he reasonatly racuire? for
the purpose of cleaninag the demised ovremises.

h

zecial

If Tenant is permitted hereunder to and does have a sezarate
area for the preparation or consumption of food in the denised
premises, Tenant shall may to Landlord the cost of emnloving on a
regular basis, an exterminator to X=eep the demised orawisas free
from vermia, provided that the guality thereof and the charges
therefor are reasonably comparable to that of other supnliers;
and Tenant shall provide a refrigerated garhage storage room (the
nlans and s»ecifications ther=of to he amoroved bv Landlord) or
other means of disposing of garbage reasonablyv satisfactorv to
Landlord. :

32.10. Tenant shall be entitled to have a number of
listings on the central Buildina dirsctory board in the lo®hv of
the Building equal to "The Percsntage"™ (ag in Section 6.01{al)(iv)
of Article 5 stated) of total number of listings on saiA

,
ne
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ARTICLE 32 / /44 i

-4

SERVICES ﬂfwflw%

The provisions of this Article 32 ara separate and “istinct
from the provisions of Article 33 hereof and are not interded to
he related to or affected by such provisicons in anv mannex
whatsoever.

32,01, Landlord shall provide necessarv elevator
facilities includinag six (6) passenger elevators and reascnahle
freight elevator service, on business days from 2:02 a.m. to A:03
p.m. and shall have sufficient passenger elevators available at
all other times. If any floors are removed from the Dank of
elevators serving Tenant's floors, then Tenant and anv tenants
remaining in that same elevator bank thereafter shall
collectively have their pro rata shars of the aforesaid six (%)
nassenger elevators. At Landlord's ontion, the =2levators shall he
operated by automatic control or by manual control, or &ov a
combination of both ©f such methods. Landlord will orovi-s Tenant

wirh after-hours freizht elevator service at Landlori's then
egtablished rates in the Building for sare an” myrsuant L2
Landlord's Rules and 2esaulations. Such rates shall not exceed
thogse then charged in a maijoritv of o%fice buildincs on Park
Avenue between 46=h and 57th Str=ets in the 2orouch of vanhatitan,

32.02. {a) Landlord shall, throuah the air conii

=lonina
system of the Building, furnish to the demisad orermisss, on an
all year round basis, air conditionina, ventilation an? h2ating
during the hours f£rom 9:00 A.M. to 7:00 2.M. on business “avs.

Provided Tenant shall comnlv with apnlicable Buildfinc
Regqulations, the air conditioning system will maintain interior
conditicns of 73 degrees 4rv bulb and 50% relative humiditv when
outside conditions are 25 degrees drv bulb and 75 Aearees wet
bulb and winter conditicns of 68 degrees F. interior wi=h outside
conditions of 0 degresaes F., and to orovide fresh air in 2
quantity not less than 0.25 cubic feet ver minute per scuare foot
of rentable floor area.

{(b) Landlord will maintain such heating, wventilatinas
and air conditioning system in a manner befittine a2 first class
office building and will use all reasonahle care to keen the same
in proper and efficient omeratinag condition: znd Landloxr® will
not be responsible for the failure of such heatins, ventilatinag
and air conditioning system to meet the reauirements hevreinbefors
specified if such failure results from the occupancy off the
demised premises with more than an average of one person for each
75 sguare feet of rentable area or if Tenant installs and
operates lighting, machines and anpliances the total connacted
electrical load of which exceeds 6 watts per rentable sJuare
foot.

{c) Tenant agre=3 to %een and cause tn hHe kenh closed
all the windows in and anv exterior doors to the ~Aenmise’ oDranisscs
at all times, and Tenant 2aareses to coonmerate fullv with Laadlord

i
%

N
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work or service Landlor* ?; obligated to furnish to this
Tenant at Landlord's exvense; if anv work or servicez is
merformed or furnished bv Landlord for anv tenant other than
Tenant at such tenant's exvense, then, but only to the
axtent that Landlord is obligated to operferm such work or
furnish such sarvice to Tenant at Landlord's expense, such
work or s=rvice shall be Aeemed to have been zerforme” or
furnishad to such other tenant at Landleord's exvens2 and
shz2ll therafore be included in ZTxmenses {it i3z unders:tood
and agreed that work or services furnished tenants in
consideration of their rents are ngt to be considersed as
reurnished at tenant's expense™).

£ Landlord shazll ourchase anv itam of canital eguivmment or
make any capital expenditure designed to result in savinsgs or
reductions in Exvenses, then the costs for same shall be included
in txvenses, but onlv to the extent reascnahly astimated to he
the actual annual saving or reduction achievad. The costs of
canital ecuipment or capital exwenditures are so tc he includend
in =xpenses for the cormarativa year in which the costs ava
incurred and subsecuent comoarative vears, on 3 straliaht liﬁa
masis, to the extent that such items ave amortized owver suc
period of time as r22sonahlv c¢a2n be estimated as tha2 tira

Lha 2 in
which such savings or raductions in Fxpaensas ars exmacias £2
equal Landlord's costs for such canital ecuipment oF cawital
axpenditurs, with an interass factor ecual %o the ovime raze of
the Chemical Bank of ¥New ¥Ycrk (or, i1f Chemizal has nc such rats,
a bank of comparable standina) at the time of Landlord's havina
incurred szaid costs. If Landlord shall lease a=~v such i:zan of

capital equlmment desicned to result in savings or reductions in

Expenses, then the rentals and other costs oaid nurstant to such

lsasing shall be included in Sxpenses for the commarativs vear in
which thev were incurrad, but onlvy to tha extent raasonahlv

as-imated to Se the actual annual saving or raduchtion achieved,

If during all ox par: of anv comparative vear, Lan“lord
shall not furnish any particular itex(s) of work or ssrvice at
Landlord’'s expensa {or which would constitute an exonense
hereunder} to portions cf the Building, other than stores and
below grade areas, due to the fact that construction of the
3uilding is not comzleted, or such portions are not accuzied or
leased, or because such item of work or service is not racuired
or desirad by the tenant of such portion, or such ternant 1is
itself obtaining and providing such item of work or servmce, or
for other reasons, then, for the purposes of computinc the
additional rent pavable hereunder, the amount of the exdenses for
such item for such period shall be deemed to he increasad by an
amount equal to the additional oc eraflnq and maintanance sxvenses
which would reasonably have been incurred during such pericd Ay
Landlord if it had at its own expense Furnlsﬁnﬂ such iten of work
or services to such zortion ©f the Ruildina,

{by 1. If the Zxvpenses for any comcarative vear shall be
greater than the Exoense Base Factor, Tenant shall oay to
Landlord, as additional rent for such comparative vear, in the

Paces 19



provided in Section 4. 4. Tenant's share of CONUNON ATED EXPEIDTS Sriun w7

Ay Tenant’s share of Commion Area Expenses 107 he previous cafe
shall be the proportion of all such expenses, exclusive of Interior Mall Expenses
Expenses, that the Floor Area-of_the Premisgs_bears to the total fea of all premises in the
Shopping Center that mqamma agd ‘ofen as ow\,w_wm\nmﬂam:nmgmi of each calendar year or, at
Landiord’s sole and mcmo_c_,wadmmmwa:m,w\mumaﬁm:amq quarter and averaged for that calendar year,
evclusive of the Major 4me_\Emm.q Area and Licensees’ Floor Area; provided, however, that
.uring the Lease Ternk " no event will Tenant's share of such Common Area Expenses be
calculated on 55is of less than eighty ninety percent {809%1{30%) occupancy of the Floor Area
pping Center, exclusive of the Major Tenant's Floor Area ooncuwma&ﬁs@?a&o_hﬂd:mim

J—

(ii) If the storefront of the Premises is located on the interior Mail, Tenant's
share of Interior Mall Expenses for the previous calendar year shall be the proportion of all Interior
Mall Expenses that the Floor Area of the Premises bears to the Floor Area of all preimises Raiage_

storafrents-on the Interior Mall t gncement of €
veamwes, at Lal dlord’s sole and absolute discretion, each calendar quarter and averaged for that
calendar year %ﬂ%%%%&b@ram:mmmm. Fioor Area; provided,
however, that during the Lease Term, in no event will Te nt's share of such | terior Mall

xpenses be falculated on the basis of less than eighty pinety percent 80951 (90 %) gecupancy of
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