Landlord shall perform all work necessary to provide Tenant with a completed “Air Conditioned Shell” space.  Such work shall be performed at Landlord’s sole cost and expense in a workmanlike manner and in accordance with all applicable building codes.  The Air Conditioned Shell shall include the following:

1. Core wall enclosures shall include, but not be limited to, fire vestibules, all floor openings, all common area stairs and stair openings (including the installation of fire rated doors) toilet rooms, janitor closets, mechanical rooms, electrical rooms and telephone rooms.  Exterior perimeter walls shall be sealed, insulated and weather tight.


Perimeter exterior walls will have studs and insulation in place ready for tenant applied drywall.  Studs and sheetrock will not be in place around columns and wet stacks.  Core walls on single tenant floors will have sheetrock in place and be taped, floated, and ready to receive tenant’s final preparation and finish.

2. An air-conditioned shell with sheet metal trunk ductwork in place, supplied from the penthouse central air handling system as described below.  The system will be designed in accordance with the following temperature design criteria: 

a) Building HVAC design criteria shall be:

a. Summer – 74 degrees F. dry bulb, +/-2 degrees and 50% RH, up to 96 degrees dry bulb outside air temperature, based on internal heat load generated by 1.5 watts for tenant lighting and 2 watts for tenant equipment, based on an occupancy of one (1) person per 143 square feet.

b. Winter – 70 degrees F. dry bulb, +/-2 degrees, down to 10 27 degrees dry bulb outside air temperature.

b) Central air handling equipment on each floor serving all VAV zones and providing the equivalent capacity minimum ratio of one ton for each  333 square feet of usable floor area.  Trunk ducts and all VAV boxes will be installed with the Base Building. Landlord will provide HVAC system with perimeter and interior zone main distribution ductwork, terminal boxes in place. T-stat sensors to be coiled and left on top of each terminal box for installation by Tenant.  Tenant improvements to include material and labor for installation of all secondary ductwork, supply, and return devices. 
c) Medium pressure ductloop and distribution ductwork will be installed during Base Building.  Perimeter VAV boxes with electric resistance heaters shall be provided by Landlord along each solar exposure.  VAV box size shall be limited to 1,800 cubic feet per minute (CFM).  Interior VAV boxes shall be provided per every 2,200 square feet (approximately). Thermostats will be provided with the Base Building for installation with Tenant Work.  VAV boxes shall have direct digital controls.  All control wiring from VAV boxes to Building Control and Automation System (BCAS) panel shall be provided and installed by Base Building control subcontractor at Landlord’s cost.  Thermostat wiring shall be provided by Base Building control subcontractor and installed by tenant subcontractor.

d) Outside air for ventilation will be provided in accordance with ASHRAE Standard 62.1-2004 Ventilation for Acceptable Indoor Air Quality and USGBC LEED Core & Shell V2.0 Indoor Environmental Quality Prerequisite 1.  An Outside Air Delivery Monitoring System shall be provided in accordance with LEED IEQ Credit 1 and shall provide the capability to monitor Carbon Dioxide levels within the tenant space and adjust the volumetric flow rate of ventilation air as Tenant occupancy demands.

e) The Base Building cooling tower and condenser water risers will be installed by Landlord and be available for use by the Tenants in the 24-hour operation of Tenant supplied air condition units.  Landlord will provide condenser water taps off the Base Building risers with shut-off valves and caps for connection by Tenant.  Base Building HVAC system shall have sufficient cooling and fresh air capacity for Tenant’s conference rooms and other high occupancy spaces.

f) Automated, direct digital, Base Building energy management system.  Telephone call-in feature to activate after hours HVAC by Tenant can be made available.

3. All core fixtures and mechanical and electrical equipment shall be included, i.e., toilet rooms mechanical rooms and other like Base Building areas.

4. All necessary life-safety systems required by current codes in the common areas (“core”) shall be installed, which shall include but not be limited to, building standard voice communication speakers, fire pull stations, fire alarm strobe lights, smoke detectors, exit lights, fire standpipes, fire extinguishers and cabinets.  Life-safety devices within Tenant’s Premises will be at Tenant’s cost. 

5. A minimum of two (2) wetstacks per floor ready for connection of Tenant’s added plumbing work.  Each wetstack shall include valved connections for cold water and capped “Y” connection for waste.  

6. One (1) set of women’s and men’s restrooms will be fully finished on each floor with the Base Building. Restroom finishes will include granite or marble countertops and back splash, ceramic tile floors and base, and full height ceramic tile accent walls and wet walls and vinyl wall covering at other walls.  Ceilings will be a mix of lay-in acoustical ceiling tile and drywall system.  Restrooms shall include full height mirrors over sinks, fully recessed stainless steel toilet room accessories, ceiling hung stainless steel toilet partitions and urinal screens.  One set of “Hi Low” stainless steel drinking fountains per office floor.  Restrooms shall be constructed in accordance with the Americans with Disabilities Act (ADA).

7. Adequate “rough-in” for telephone risers and plywood-backed boards shall be installed in the base building telephone closets on each floor.  The telephone closet on each floor shall be equipped with an emergency electrical outlet.

8.
The structure is designed in accordance with the City of Houston amendments to the International Building Code, 2003 Edition.  The typical lease space areas have been designed to support a floor live loading of 50 pounds per square foot plus 20 pounds per square foot for partition walls.  The core area has been designed to support a floor live loading of 100 pounds per square foot.  Concrete floors will be finished in accordance with ASTM E 1155/E 1155M for flatness and levelness as specified in construction documents.
9.
Fire standpipe and Base Building fire alarm system will be installed per high-rise building code.  The building’s main sprinkler risers and loop system will be sized to support a sprinkler head density of 130 rentable square feet per head.  Upturned sprinkler heads will be provided with the Base Building to meet Tenant’s plans in accordance with applicable codes. 

10.
Two service entrance switchboards, each served by a dedicated outdoor pad-mounted transformer will supply three phase, four-wire, 480/277-volt service.  A total of 6.0 watts per usable square foot shall be available within the main bus risers for Tenant receptacles and equipment (120 volt) use and 2 watts per usable per square foot will be provided for Tenant lighting (277 volt).  One 75KVA transformer is installed on each floor in the Base Building which provides 3.0 watts of transformed 120V power for tenant use.  Tenant shall be entitled to its pro rata share of high voltage, low voltage and emergency power electrical panel space.  Landlord shall provide sufficient fire alarm panel capacity on each floor to meet Tenant’s reasonable needs.

11.
Mini blinds will be installed at the perimeter windows of the Base Building, at Landlord’s sole cost.  

12. One (1) freight elevator.  Freight elevator cab shall have a ceiling height of ten feet. 

13. Landlord shall install, at their sole cost and expense, finished elevator lobbies and connecting corridors on multi-tenant floors.  Two (2) building fire stairs installed in the core area with finished and painted drywall with painted hollow metal doors, hollow metal frames and brushed stainless steel commercial grade hardware, concrete landings and stair treads, painted metal railings and lighting.  Landlord shall allow Tenant use of fire stairs as interconnecting stairs (at Tenant’s option) and to upgrade finishes in fire stairs at Tenant’s cost.  

14. Kastle, or compatible, perimeter key card entry system for Building and parking facility.  Landlord will coordinate with tenant to ensure security system shall have sufficient capacity to meet Tenant’s reasonable needs for additional reader connection on each floor.

15. Approximately (9) 4” sleeves on each floor for Tenant installed conduit and/or cabling.

