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EXECUTION PAGE

THIS AGREEMENT for Property Management Services (the “Agreement”} at the Richard J. Daley Center
dated as of January 1, 2013 but actually executed on the date witnessed, is entered into by and between
the Public Building Commission of Chicago, a municipal corporation of the State of lllinois, having its
principal office at Room 200, Richard J. Daley Center, 50 West Washington Street, Chicago, llinois 60602,
{the "Commission"), and MB Real Estate Services, Inc., an llinois corporation with offices at 181 West
Madison, Suite 3900, Chicago, IL 60602, {the "PROPERTY MANAGER”).

BACKGROUND INFORMATION

THE COMMISSION is the owner of the Richard J. Daley Center (including underground tunnels and
concourse areas), commonly known as 50 West Washington Street, Chicago, llinois 60602, located as
described in EXHIBIT 5, Property Index Number and Sidwell and referred to in this Agreement as the
‘Property”.

THE COMMISSION requires certain property management services, described in this Agreement and
Exhibit 1 — Scope of Services (the “Services”), and desires fo retain the Property Manager on the terms
and conditions set forth in this Agreement to perform such Services.

THE PROPERTY MANAGER desires to be so retained by the Commission and represents to the
Commission that the Property Manager has the knowledge, skill, experience and other resources
necessary to perform the Services in the manner provided by this Agreement.

THE PROPERTY MANAGER agrees to (i) manage, maintain and operate the Property in a manner
consistent with the best standards of operation for governmental/office/retail properties of similar quality in
the Chicago Metropolitan area, and (i) comply at all fimes with the provisions of the Agreement and the
Commission's reasonable written requests and policy guidelines with respect to all matters relating to the
management, operation and maintenance of the Property.

THE PROPERTY MANAGER consulted with the Commission, reviewed this Agreement and took such
other actions as the Property Manager deemed necessary or advisable to familiarize itself with the scope
and requirements of the Services and presented itself to the Commission as being fully knowledgeable and
capable of rendering the Services.

THE COMMISSION relies upon the Property Manager's representations in selecting the Property Manager
to provide the necessary services.
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PUBLIC Bu UILDING COMM /ss.u. OF CHICAGO_,
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BY: - o ;},,, v F2ed g <4y Date:
Mayor Rahm Emanuel
Chairman
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///::’X;:;? / ;.»?557-373" N - 3 4
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Secrgtary/ | X / /
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President
Subscribed and swomn to me this
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ARTICLE 1. INCORPORATION OF RECITALS AND EXHIBITS
11 Recitals
The matters recited above are incorporated in and made a part of the Agreement.
1.2 Incorporation of Exhibits
(a) The following attached Exhibits are made a part of this Agreement:
(i) EXHIBIT 1 Scope of Services

(i EXHIBIT 2 Compensation of Property Manager
(i) EXHIBIT 3 Key Personnel

(iv) EXHIBIT 4 Insurance Requirements and Evidence of Insurance

V) EXHIBIT 5 Property Index Number and Sidwell

(vi) EXHIBIT 6 Disclosure Affidavit

(vil) EXHIBIT 7 Disclosure of Retained Parties

(vii)  EXHIBIT 8 Schedule C — Letter of Intent to Perform from MBE/WBE

(ix} EXHIBIT 9 MBE/WBE Special Conditions

{b) By executing this Agreement, the Property Manager acknowledges that it is familiar with the
contents of each of such documents and will comply fully with them when performing the Services.

ARTICLE 2. DEFINITIONS
2.1 Definitions

The following words and phrases have the following meanings for purposes of this Agreement;

(a) Additional Services. Those services which are within the general scope of Services of this
Agreement, but beyond the description of services required under Section 3.1, and all services reasonably
necessary to complete the Additional Services to the standards of performance required by this Agreement. Any
Additional Services require the approval of the Commission in a written amendment under Section 10.3 of this
Agreement before the Property Manager is obligated to perform those Additional Services and before the
Commission becomes obligated to pay for those Additional Services.

{b) Agreement. This Agreement for Property Management Services, including all exhibits attached

and incorporated in it by reference, and all amendments, modifications or revisions made in accordance with its
terms.

(c) Authorized Commission Representative. The person assigned, in writing, by the Executive
Director, to be the Commission's representative. As specifically directed by the Executive Director, the Authorized
Commission Representative will act on behalf of the Commission.

(d) Budget. The annual Budget for the Property comprised of the capital and operating budgets,
prepared by the Property Manager and subject to approval of the Commission.

{e) Commission. The Public Building Commission of Chicago, a municipal corporation organized
under the Public Building Commission Act of the State of Illinois, as amended, or its duly authorized officers or
employees.

)] Executive Director. The person employed by the Commission as its Executive Director or the
duly authorized representative thereof.
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(9) Environmental Audit. An audit of the Property performed by an environmental engineer or
consultant, expert in the field, which will include air quality monitoring and testing.

(h) File Inventory. The list of all files, drawings, specifications, reports, records, warranties, surveys,
environmental manifests and all other documents which are located at the Property in the office of the Building
relating to the operation, maintenance or management of the Property or construction work or environmental matters
affecting the Property.

{i) General Manager. A Key Person assigned to the Services for the Property by the Property
Manager and approved by the Executive Director.

)] Key Personnel. Those job titles and individuals identified in EXHIBIT 3 - Key Personnel and
referred to in Section 3.4 ~ Personnel of this Agreement, including the General Manager, Assistant General
Manager and Chief Engineer.

K Management Manual. A detailed manual for management of the Property that includes the
methods of operation, maintenance, capital improvement, cost control, schedule control and reporting and the current
organizational chart, lines of communication, and responsibilities of Key Personnel in a format that is acceptable to
the Executive Director.

()i Monthly Meeting. Monthly meetings to discuss the Services provided by the Property Manager
and the management, operation and maintenance of the Property, any Additional Services and to review the
performance of the Property Manager.

(m) Monthly Report. The written report prepared by the Property Manager and presented to the
Executive Director at the Monthly Meeting that provides details on the management, maintenance and operation of
the Property for the preceding month, including those Deliverables described as presented in the Monthly Report and

described in EXHIBIT 1 - Scope of Services.

{n} Personal Property Inventory. A list of personal property, including office equipment, motor
vehicles, construction materials, fumishings, supplies owned or leased by the Commissien or the Property Manager
and used in connection with the Services or the Property. This inventory will not include office supplies and other
similar items.

(0) Property. The building located at 50 West Washington Street, Chicago, Hiinis 60602, including
underground tunnels and concourse areas, occupied areas, common areas, garage, plaza, public art and
landscaping, commonly known as the Richard J. Daley Center or the Daley Center and located as described in

EXHIBIT §, Property Index Number and Sidwell, attached to this Agreement.

) Property Data. Collectively all Deliverables, data, findings or information in any form prepared,
assembled or encountered by or provided to or by the Property Manager in connection with the Property, this
Agreement and/or the Services.

@ Project. A specific capital improvement for the Property.

n Property Manager. MB Real Estate Services, Inc., and such successors or assigns, if any, as
may be authorized by the terms and conditions of the Agreement to provide the Services.

(s) Reimbursable Expenses. The expenditures as identified in EXHIBIT 2 - Compensation of the
Property Manager in this Agreement.

M Services. Collectively, the services, duties and responsibilities described in Article 3 and
EXHIBIT 1 ~ Scope of Services of this Agreement and any and all work necessary to complete them or carry them
out fully and to the standard of performance required in this Agreement.
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{u) Service Contracts. Contracts for services, improvements, maintenance, window ¢leaning, vermin
extermination, non-routine repairs, water, electricity, gas, oil, telephone, other utilities, and such other services for the
Property as may be necessary or advisable.

v) Subcontractor. The person or entity with whom the Property Manager contracts to provide any
part of the Services, including subcontractors and subconsultants of any tier, suppliers and materials providers,
whether or not in privity with the Property Manager.

2.2 Interpretation

(a) The term “include” (in all its forms) means "include, without limitation" unless the context clearly
states otherwise.

{b) All references in this Agreement to Articles, Sections or Exhibits, unless otherwise expressed or
indicated are to the Articles, Sections or Exhibits of this Agreement.

(c) Words importing persons include firms, associations, partnerships, trusts, corporations and other
legal entities, including public bodies, as well as natural persons.

(d) Any headings preceding the text of the Articles and Sections of this Agreement, and any table of
contents or marginal notes appended fo it, are solely for convenience or reference and do not constitute a part of this
Agreement, nor do they affect the meaning, construction or effect of this Agreement.

(e) Words importing the singular include the plural and vice versa. Words of the masculine gender
include the correlative words of the feminine and neuter genders.

{ All references to a number of days mean calendar days, unless indicated otherwise.

@ References to “approved by the Commission” and “approved by the Executive Director” or to
“approval by the Commission” and “approval by the Executive Director” are notintended to and must not be
interpreted to absolve the Property Manager from liability due to errors and omissions.

ARTICLE 3. DUTIES AND RESPONSIBILITIES OF THE PROPERTY MANAGER

31 Scope of Services

(a) This professional services agreement between the Commission and the Property Manager is for
performance of the Services necessary for the operation, maintenance and management of the Property. This
description of Services is intended to be general in nature and is neithera complete description of the Services nor a
limitation on the Services that the Property Manager is to provide under this Agreement.

{b) The Property Manager must provide the Services in accordance with the standards of
performance set forth in Section 3.3, The Services that the Property Manager must provide include those described
in EXHIBIT 1 - Scope of Services which is attached to this Agreement and incorporated by reference as if fully set
forth herein.

(c) The General Manager, Key Personnel and personnel engaged in performing or knowledgeable of
the Services will attend the Monthly Meetings unless excused by the Executive Director. The Property Manager will
present Deliverables including those listed in EXHIBIT 1 - Scope of Services, take the minutes and distribute the
minutes within 5 days of the meeting.

(d) The Property Manager must notify the Executive Director as promptly as practicable in the event
the Property Manager obtains knowledge of an issue or circumstances which could result in a delay in the
performance of Services, damage to the Property or disruption of Services to Property occupants.
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3.2 Deliverables

(@ In carrying out its Services, the Property Manager must prepare or provide to the Executive
Director various Deliverables as described in EXHIBIT 1 - Scope of Services.

(b) The Executive Director may reject Deliverables that fail to comply with the requirements of this
Agreement. If the Executive Director determines that the Property Manager has failed to comply with the standards
set forth in Section 3.3, he or she will notify the Property Manager. If the Property Manager does not correct the
failure, if itis possible to do so, within 30 days after receipt of notice from the Executive Director specifying the failure,
then the Executive Director, by written notice, may treat the failure as a default of this Agreement under Section 9.1.

(¢ Partial or incomplete Deliverables may be accepted for review only when required for a specific
and well-defined purpose for the benefit of the Commission and when consented to in advance by the Executive
Director. Such Deliverables will not be considered as safisfying the requirements of this Agreement and partial or
incomplete Deliverables in no way relieve the Property Manager of its obligations under this Agreement.

3.3 Standard of Performance

(a) The Property Manager must perform all Services required of it under this Agreement with that
degree of skill, care and diligence normally shown by a professional firm or individual performing services of a scope
and purpose and magnitude comparable with the nature of the Services to be provided under this Agreement. The
Property Manager acknowledges that it is entrusted with or has access to valuable and confidential information and
records of the Commission and with respect to that information; the Property Manager agrees to be held to the
standard of care of a fiduciary.

(b The Property Manager must assure the Commission that all Services that require the exercise of
professional skills or judgment are accomplished by professionals qualified and competent in the applicable discipline
and appropriately licensed, if required by law. The Property Manager must provide copies of any such licenses. The
Property Manager remains responsible for the professional and technical accuracy of all Services or Deliverables
fumished, whether by the Property Manager or its Subcontractors or others on its behalf, All Deliverables must be
prepared in a form and content satisfactory to the Commission and delivered in a timely manner consistent with the
requirements of this Agreement.

{c) If the Property Manager fails to comply with the foregoing standards, the Property Manager must
perform again, at its own expense, all Services required to be re-performed as a direct or indirect resuit of that failure.
Any review, approval, acceptance or payment for any of the Services by the Executive Director does not relieve the
Property Manager of its respensibility for the professional skill and care and technical accuracy of its Services and
Deliverables. This provision in no way limits the Commission's rights against the Property Manager either under this
Agreement, at law or in equity.

(d) Compliance with The Chicago Standard

In 2004, the City of Chicago has adopted The Chicago Standard, a set of construction standards for public
buildings. The Chicago Standard was developed to guide the design, construction and renovation of municipal
facilities in a manner that provides healthier indoor environments, reduces operating costs and conserves energy
resources. It also includes provisions for outfitting, operating and maintaining those facilities. The Chicago Standard
takes advantage of new building technologies and practices to enhance the well-being and quality of life of everyone
working in and using these buildings, as well as the neighborhoods in which they are located. The Property Manager
will adhere to The Chicago Standard as it applies to existing buiidings in performing the Services.

(e) Landmarks Ordinance
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On November 6, 2002, the Richard J. Daley Center was designated a Chicago Landmark. The Property Manager
will comply with the applicable ordinances, rules and regulations for a designated Chicago Landmark in the
operation, maintenance and improvement of the Property.

i) Life Safety Evaluation

In 2005, a Life Safety Evaluation was performed on the Property pursuant o the Chicago Building Code and Section
13-196-206 of the Municipal Code of the City of Chicago. The Property Manager will continue to implement these
requirements, programs and policies determined by the Commission based on the results of that evaluation.

(@ Energy Conservation Ordinance

Whenever the Services require addition or alteration of existing buildings and structures or portion thereof, the
Property Manager must comply with the provisions of the Energy Conservation Ordinance, Chapter 18-13 of the
Municipal Code of Chicago. The Property Manager must select and/or recommend for installation by contractor
energy-efficient mechanical, water-heating, electrical distribution and illumination systems and equipment for the
effective use of energy.

34 Personnel
(@) General.

The Property Manager must investigate, evaluate, employ or engage, compensate, supervise and discharge, such
employees and personnel as may be required in the discretion of the Property Manager for the proper management,
operation and maintenance of the Property, performance of the Services and the protection of the Commission’s
interests in the Property. All such employees will be employees of the Property Manager or of a third party contractor
engaged by the Property Manager and not of the Commission.

(b) Adequate Staffing.

The Property Manager must, upon receiving a fully executed copy of this Agreement, assign and maintain during the
term of this Agreement and any extension of it an adequate staff of competent and trustworthy personnel that is fully
equipped, licensed as appropriate, available as needed, qualified and assigned exclusively to perform the Services.
The Property Manager staffing levels and resources for the Property are expected to fluctuate based on the
Commission’s annual needs. The Property Manager must include among its staff the Key Personnel and positions
as identified in Section 3.4(c) below. The level of staffing may be revised from time to time by notice in writing from
the Property Manager to the Executive Director and with written consent of the Executive Director, which consent the
Executive Director will not unreasonably withhold.

(c) Key Personnel

The Property Manager must not reassign or replace Key Personnel without the written consent of the Executive
Director, which consent the Executive Director will not unreasonably withhold. "Key Personnel” means those job
titles and the persons assigned to those positions in accordance with the provisions of Section 3.4. The Executive
Director may at any time in writing notify the Property Manager that the Executive Director will no longer accept
performance of Services under this Agreement by one or more Key Personnel listed. Upon that notice the Property
Manager must immediately suspend the services of the key person or persons and must replace him or them in
accordance with the terms of this Agreement. Key Personnel, if any, are identified in EXHIBIT 3 — Key Personnel.

(d) Salaries and Wages

The Property Manager and Subcontractors must pay all salaries and wages due all employees performing Services
under this Agreement unconditionally and at least once a month without deduction or rebate on any account, except
only for those payroll deductions that are mandatory by law or are permitted under applicable law and regulations. If
in the performance of this Agreement the Property Manager underpays any such saaries or wages, the Executive
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Director may withhold, out of payments due to the Property Manager, an amount sufficient to pay to employees
underpaid the difference between the salaries or wages required to be paid under this Agreement and the salaries or
wages actually paid these employees for the total number of hours worked. The amounts withheld may be disbursed
by the Executive Director for and on account of the Property Manager to the respective employees to whom they are
due, as determined by the Executive Director in her sole discretion. The parties acknowledge that this Section
3.5(d) is solely for the benefit of the Commission and that it does not grant any third party beneficiary rights. Property
Manager will be notified prior to payment of wages to provide evidence of proper payment of wages.

3.5 Minority and Women's Business Enterprises Commitment

In the performance of this Agreement, including the procurement and lease of materials or equipment, the
Property Manager must use every reasonable effort to utilize minority business enterprises for not less than 25% and
women business enterprises for not less than 5% of the value of the Services, in accordance with the Resolution
passed by the Board of Commissioners of the Public Building Commission of Chicago on June 12, 2012, set forth in
EXHIBIT 9, conceming participation of minority business enterprises and women business enterprises on contracts,
other than construction contracts, awarded by the Commission and to fumish to the Executive Director, such reports
and other information conceming compliance with such Resolution as may be requested by the Executive Director
from time to time, except to the extent waived by the Commission. The completed Exhibits EXHIBIT 8 — Letter of
Intent to Perform from MBEWBE, executed by each such firm, and are a part of this Agreement, upon acceptance
by the Executive Director. The Property Manager must utilize minority and women's business enterprises af the
greater of the amounts or the percentages listed in those Exhibits as applied to all payments received from the
Commission.

3.6 Insurance

The Property Manager must purchase and maintain at all times during the term of this Agreement and any time
period following expiration if the Property Manager is required to return and perform any of the Services or Additional
Services under this Agreement, for the benefit of the Commission the insurance coverage set forth in EXHIBIT 4 -
Insurance Requirements and Evidence of Insurance of this Agreement.

3.7 Indemnification

a. Professional Indemnity. For claims alleging professional negligence, Property Manager must
defend, indemnify and hold the Commission and its respective commissioners, board members, officers, officials and
employees (hereafter the Indemnified Parties) free and harmless from and against all claims, demands, suits, losses,
costs and expenses, including the fees and expenses of attorneys, court costs and expert's fees, that may arise out
of the Property Manager's negligent acts, errors and omissions and misconduct in the Property Manager's
performance under this Agreement or the performance of any Subcontractor retained by the Property Manager in
connection with this Agreement.

b. General Indemnity. For all other claims, the Property Manager must protect, defend, indemnify,
hold the Commission and its respective commissioners, board members, officers, officials and employees (hereafter
the Indemnified Parties) free and harmless from and against all claims, demands, suits, losses, costs and expenses,
including the fees and expenses of attomeys, court costs and expert's fees, that may arise out of or be based on any
injury to persons or property that is, or is claimed to be, the result of the Property Manager's performance under this
agreement or any Subcontractor retained by the Property Manager in connection with this Agreement.

C. The indemnification obligations provided in this Section 3.7 will be effective to the maximum extent
permitted by law. This indemnity extends to all legal costs, including, without limitation: attomey fees, costs, liens,
judgments, settlements, penalties, professional fees or other expenses incurred by the Indemnified Party(ies),
including but not limited to reasonable settlement of such claims. This indemnification is not limited by any amount of
insurance required under this Agreement. Further, the indemnity contained in this section will survive the expiration
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or termination of this Agreement. For claims subject to the general indemnity, the Property Manager shall be solely
responsible for the defense of any and all claims, demands, or suits against the Indemnified Parties, including without
limitation, claims by an employee, Subcontractor, agents or servants of the Property Manager even though the
claimant may allege that the Indemnified Parties were in charge of the Services or allege negligence on the part of
the Indemnified Parties. The Indemnified Party/Parties will have the right, at its sole option, to participate in the
defense of any such suit, without relieving the Property Manager of its obligations hereunder.

To the extent permissible by law, the Property Manager waives any limits to the amount of its obligations to
indemnify or contribute to any sums due pursuant to Property Manager's obligations. Notwithstanding the forgoing,
nothing in this Section 3.7 obligates the Property Manager to indemnify an Indemnified Party for the Indemnified
Party's own negligence or willful misconduct. Defense costs shall be allocated on a comparable fault basis.

3.8 Environmental Covenants
{a) The Property Manager will:

(i) use every reasonable effort to cause the Property to be kept in material compliance with
all environmental requirements;

(ii) not store or use, and will use every reasonable effort to prevent any other party from
storing or using, any Hazardous Materials (as defined herein) at the Property other than
those required for and in the amounts appropriate for standard commercial maintenance
operations for similar property;

(iii) thoroughly and systematically inspect the Property from time to time to determine if to the
best of its knowledge, any Hazardous Materials exist on the Property and whether the
Property complies with the environmental requirements and promptly thereafter nofify the
Commission of any situation known to the Property Manager which exists at the Property
which would indicate the presence of Hazardous Materials or the noncompliance of the
Property with the environmental requirements;

{iv) coordinate with any environmental firms or other contractors hired by the Property
Manager, with the prior written approval of the Commission, to deal with any situation
involving Hazardous Materials or a potential violation of environmental requirements at
the Property; and

(v) use every reasonable effort to comply with any procedures for the Property which the
Commission may reasonably request.

(b) The Property Manager will be deemed to have used every reasonable effort to cause the Property
to be kept in material compliance with all environmental requirements if, not less often than once each year during
the term of the Agreement, the Property Manager engages a reputable environmental engineer or consultant
approved by the Commission to perform an environmental assessment of the Property and promptly advises the
Commission of any recommendations of such environmental engineer or consultant with respect to the maintenance,
repair or remediation of the Property.

{c) The Property Manager will be deemed to have used every reasonable effort to prevent any other
party from storing or using any Hazardous Material at the Property other than those required for and in amounts
appropriate for standard commercial maintenance operations, if, at the time the Property Manager leams of such
storage or use of Hazardous Materials, the Property Manager promptly notifies and advises the Commission of the
Property Manager’s recommendations with respect thereto.
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3.9 Environmental Indemnification.

(a) The Property Manager will indemnify, defend, protect and hold the Commission harmless against
any and all Losses that the Commission may sustain as a resuit of or in connection with the failure by the Property
Manager to perform any of its obligations pursuant to any of the Environmental Covenants contained in Section 3.8.

(b) The Property Manager will not be liable for, and the Commission wil! indemnify the Property
Manager for Losses that arise from violations of Environmental Covenants, which:

()] arose prior to the date of the Agreement, or any other prior Agreements between the
Commission and the Property Manager;

(ii) are not discovered by the Property Manager after diligent inspection of the Property
pursuant to the Agreement or in the course of the proper performance of its obligations
under the Agreement; provided, however, that if the Commission or an environmental
engineer discloses to the Property Manager the existence of any Hazardous Material or a
violation of any environmental requirements, the Property Manager will be responsible for
the Losses that arise from its failure to properly perform its obligations under the
Agreement with respect thereto;

(ii)) are known to the Commission but not to the Property Manager:;
(iv) are disclosed in the Environmental Audit (as defined below);

) caused by the Commission's failure to comply with any specific recommendation made by
the Property Manager or any environmental engineer regarding compliance with any of
the environmental requirements;

(vi) caused by the Property Manager's inability to comply with the environmental requirements
because of the unavailability of funds from the Commission, provided that the Property
Manager has specifically notified the Commission in writing of such need for funds and
the Commission has failed to provide such funds within a reasonable time after such
notice;

(vii) caused by any action taken by the Property Manager in accordance with the express
recommendation or at the direction of the Commission;

{vii)  result from the failure of the Property Manager to act if such failure to act is in accordance
with the express recommendation or at the direction of the Commission;

(ix) may result from any action taken by the Property Manager in accordance with the
recommendation of any environmental engineer retained by the Commission or by the
Property Manager with the Commission’s approval pursuant to the Agreement.

(©) Definitions.

(i) The term “Environmental Requirements” as used in Section 3.8 and Section 3.9 will
mean all applicable federal, state and local environmental, health or safety laws,
ordinances, rules and regulations and rules of common law, including but not limited to:
() all laws and regulations governing the generation, use, collection, treatment, storage,
transportation, recovery, removal, discharge or disposal of Hazardous Materials; (b} all
laws and regulations governing the generation, treatment, storage, discharge or disposal
of wastewater as provided under the Clean Water Act, as amended 22 U.S.C. § 1251, et
seq., and any amendments there to and regulations thereunder; (c) all laws and
regulations governing the generation treatment, emission or discharge of atmospheric
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pollutants as provided under the Clean Air Act as amended. 42 U.S.C. § 7401, et seq.,
and any amendments thereto and regulations thereunder, (d) all laws and regulations

refating to Asbestos; and (€) all laws and regulations governing the collection, treatment,
handling, disposal, discharge, storage, transportation or removal of polychlorinated
byphenyls (‘PCB's"), chlorofluoracarbons, and any “new” chemicals as provided for under
the Federal Toxic Substance and Control Act, 15 U.S.C. §§ 2501-2529, and any
amendments thereto and regulations thereunder.

(i) *Hazardous Materials” means any toxic or hazardous wastes, pollutants or substances,
including, without limitation, Asbestos, PCBs, petroleum products and by-products,
substances defined or listed as hazardous substances or toxic substances or similarly
identified in or pursuant to the Comprehensive Environmental Response, compensation
and Liability Act of 1980, as amended, 42 U.S.C. § 9601 et seq., hazardous materials
identified in or pursuant to the Hazardous Materials Transportation Act, 49 U.S.C. § 1802,
et seq., hazardous wastes identified in or pursuant to The Resource Conservation and
Recovery Act, 42 U.S.C. § 6901 et seq., any chemical substance or mixture regulated
under the Toxic Substance Contro! Act of 1976, as amended, 15 U.S.C. § 2601 et seq.,
any toxic pollutant under the Clean Water Act, 33 U.S.C. §1251 et seq., as amended, any
hazardous air pollutant under the Clean Air Act, 42 U.S.C. § 7401 et seq., and any
hazardous or toxic substance or poliutant defined and regulated under any other
applicable federal, state or local Environmental Requirements.

(iiiy The term “Asbestos” as used herein means actinolite, amostitie, anthophyllite, chrysofile,
crociedolite and tremolite, and also any waste which contains commercial asbestos
including asbestos mill tailings, control device ashestos waste, friable ashestos waste
material, and bags or containers that previously contained commercial asbestos, as set
out in the Code of Federal Regulations, 40 C.F. R. § 61.141 (1988) and any amendment
thereto or other Environmental Requirements, as defined herein.

3.10  Indemnity by Third Parties

The Commission may require, by appropriate provision in contracts let by the Commission after the date of
this Agreement with respect to the Property that the contractor(s) and consultant(s) under such contracts must
indemnify, save and hold harmless the Commission and the Property Manager, and each of them, and their
respective commissioners, board members, officers, officials and employees, from all claims, demands, suits,
actions, losses, costs and the like, of every nature and description, made or instituted by third parties, arising or
alleged to arise out of the work under such contract, and that the contractor(s) and consuitant(s) under such
contracts will purchase and maintain during the life of such contract such insurance as the Commission may require.
The amount and insurer for such insurance are subject to approval by the Commission.

341 Ownership of Documents

All Deliverables, data, findings or information in any form prepared, assembled or encountered by or
provided to the Property Manager under this Agreement are property of the Commission, including, as further
described in Section 3.12 below, all copyrights inherent in them or their preparation. During performance of its
Services, the Property Manager is responsible for any loss or damage to the Deliverables, data, findings or
information while in the Property Manager's or any Subcontractor's possession. Any such lost or damaged
Deliverables, data, findings or information must be restored at the expense of the Property Manager. If not
restorable, the Property Manager must bear the cost of replacement and of any loss suffered by the Commission on
account of the destruction, as provided in Section 3.7.
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312  Copyright Ownership

(@ The Property Manager and the Commission intend that, to the extent permitted by law, the
Deliverables to be produced by the Property Manager at the Commission's instance and expense under this

Agreement are conclusively deemed "works made for hire" within the meaning and purview of Section 101 of the
United States Copyright Act, 17 U.S.C. '101 et seq., and that the Commission will be the sole copyright owner of the
Deliverables and of all aspects, elements and components of them in which copyright can subsist, and of all rights to
apply for copyright registration or prosecute any ctaim of infringement.

(b) To the extent that any Deliverable does not qualify as a "work made for hire,” the Property
Manager hereby irrevocably grants, conveys, bargains, sells, assigns, transfers and delivers to the Commission, its
successors and assigns, all right, title and interest in and to the copyrights and all U.S. and foreign copyright
registrations, copyright applications and copyright renewals for them, and other intangible, inteflectual property
embodied in or pertaining fo the Deliverables prepared for the Commission under this Agreement, and all goodwill
relating to them, free and clear of any liens, claims or other encumbrances, to the fullest extent permitted by law.
The Property Manager must, and must cause all of its Subcontractors, employees, agents and other persons within
its control to execute alt documents and perform all acts that the Commission may reasonably request in order to
assist the Commission in perfecting its rights in and to the copyrights relating to the Deliverables, at the sole expense
of the Property Manager. The Property Manager warrants to the Commission, its successors and assigns, that on
the date of transfer the Property Manager is the lawful owner of good and marketable title in and to the copyrights for
the Deliverables and has the legal rights to fully assign them. The Property Manager further warrants that it has not
assigned and will not assign any copyrights and that it has not granted and will not grant any licenses, exclusive or
nonexclusive, to any other party, and that it is not a party to any other agreements or subject to any other restrictions
with respect to the Deliverables. The Property Manager warrants that the Deliverables are complete, entire and
comprehensive, and that the Deliverables constitute a work of original authorship.

313  Records and Audits
(a) Records

() The Property Manager must deliver or cause to be delivered to the Executive Director all
documents, including all Deliverables prepared for the Commission under the terms of this
Agreement, to the Executive Director promptly in accordance with the time limits
prescribed in this Agreement, and if no time limit is specified, then upon reasonable
demand for them or upon termination or completion of the Services under this Agreement.
In the event of the failure by the Property Manager to make such delivery upon demand,
then and in that event, the Property Manager must pay to the Commission any damages
the Commission may sustain by reason of the Property Manager's failure.

(ii) The Property Manager must maintain any such records including Deliverables not
delivered to the Executive Director or demanded by the Executive Director for a period of
5 years afer the final payment made in connection with this Agreement. The Property
Manager must not dispose of such documents following the expiration of this period
without notification to and prior written approval from the Executive Director in accordance
with Article 11.

(b)  Audits

) The Property Manager and any of the Property Manager's Subcontracters must furnish
the Executive Director with all information that may be requested pertaining to the
performance and cost of the Services. The Property Manager must maintain records
showing actual time devoted and costs incurred. The Property Manager must keep
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books, documents, paper, records and accounts in connection with the Services open to
audit, inspection, copying, abstracting and transcription and must make these records
available to the Executive Director at reasonable times during the performance of its
Services.

(i) To the extent that the Property Manager conducts any business operations separate and
apart from the Services required under this Agreement using, for example, personnel,
equipment, supplies or facilities also used in connection with this Agreement, then the
Property Manager must maintain and make similarly available to the Executive Director
detailed records supporting the Property Manager's allocation to this Agreement of the
costs and expenses attributable to any such shared usages.

{iif) The Property Manager must maintain its books, records, documents and other evidence
and adopt accounting procedures and practices sufficient to reflect properly all costs of
whatever nature claimed to have been incurred and anticipated to be incurred for or in
connection with the performance of this Agreement. This system of accounting must be in
accordance with generally accepted accounting principles and practices, consistently
applied throughout.

(iv) No provision in this Agreement granting the Commission a right of access to records and
documents is intended to impair, limit or affect any right of access to such records and
documents which the Commission would have had in the absence of such provisions.

v) The Commission may in its sole discrefion audit the records of the Property Manager or
its Subcontractors, or both, at any time during the term of this Agreement or within 5 years
after the Agreement ends, in connection with the goods, work, or services provided under
this Agreement. Each calendar year or partial calendar year is considered an “audited
period". If, as a result of such an audit, it is determined that the Property Manager or any
of its Subcontractors has overcharged the Commission in the audited period, the
Executive Director will nofify the Property Manager. The Property Manager must then
promptly reimburse the Commission for any amounts the Commission has paid the
Property Manager due to the overcharges and also some or all of the cost of the audit, as
follows:

(1) If the audit has revealed overcharges to the Commission representing
less than 5% of the total value, based on the Agreement prices of Services provided in the
audited period, then the Property Manager must reimburse the Commission for 50% of
the reasonable out-of-pocket cost of the audit;

(2 If, however, the audit has revealed overcharges to the Commission
representing 5% or more of the total value, based on the Agreement prices, of the goods,
work, or services provided in the audited period, then the Property Manager must
reimburse the Commission for the full reasonable out-of-pocket cost of the audit.

(c) Failure of the Property Manager to reimburse the Commission in accordance with Section (a) or
(b) above is an event of default under Section 9.1 of this Agreement, and the Property Manager will be liable for all
of the Commission's costs of collection, including any court costs and attomeys’ fees.

314  Confidentiality

(a) Unless agreed otherwise by the Commission in writing, all Property Data are the property of the
Commission and are confidential. The Property Manager will, unless specifically authorized by the Commission in
writing or required by law, make Property Data available only to the Executive Director and, on a need-to-know basis,
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the Property Manager's employees and Subcontractors. The Property Manager acknowledges that Property Data
may contain information vital to the security of a specific Project. If the Property Manager fails to safeguard the
confidentiality of such data after being duly informed, the Property Manager is liable for the reasonable costs of
actions taken by the Executive Director, in her sole discretion, determines to be necessary as a result, including the
design and construction of improvements, procurement and installation of security devices, and posting of guards.

(b) Except as authorized in writing by the Executive Director, the Property Manager must not issue any
publicity, news releases or grant press interviews, and except as may be required by law during or after the
performance of this Agreement, disseminate any information regarding its Services or the Project to which the
Services pertain.

{c) If the Property Manager is presented with a subpoena or a request by an administrative agency
regarding Property Data, the Property Manager must promptly give notice to the Executive Director with the
understanding that the Commission will have the opportunity to contest such process by any means available to it
before any Property Data are submitted to the court, administrative agency, or other third party. The Property
Manager, however, is not obligated to withhold the delivery beyond the time ordered by the court or administrative
agency, unless the subpoena or request is quashed or the time to produce is otherwise extended.

{d) The Property Manager must implement such measures as may be necessary to ensure that its
staff and its Subcontractors are bound by paragraphs (a), (b) and (c) of this section and any other confidentiality
provisions in this Agreement.

3.15  Assignments and Subcontracts

{a) The Property Manager must not assign, delegate or otherwise transfer (including transfers which
arise by operation of law, change of control, merger of consolidation) all or any part of its rights or obligations under
this Agreement or any part of it, unless otherwise provided for in this Agreement or without the express written
consent of the Commission. The absence of such a provision or written consent voids the attempted assignment,
delegation or transfer and is of no effect as to the Services or this Agreement. No approvals given by the Executive
Director relieve the Property Manager of any of its obligations or liabilities under this Agreement.

{b}) All subcontracts and all approvals of Subcontractors are, regardiess of their form, considered
condifioned upon performance by the Subcontractor in accordance with the terms and conditions of this Agreement.
If any Subcontractor fails to observe or perform the terms and conditions of this Agreement to the satisfaction of the
Commission, the Commission has the absolute right upon written notification, given by the Executive Director, to
immediately rescind approval and to require the performance of this Agreement by the Property Manager directly or
through any other Commission-approved Subcontractor. Any approval for the use of Subcontractors in the
performance of the Services under this Agreement under no circumstances operates to relieve the Property Manager
of any of its obligations or liabilities under this Agreement.

(c) Except with the prior written approval of the Commission, the Property Manager will not employ
any corporation or entity in which the Property Manager has a financial interest for the purpose of performing any
work in connection with maintenance, repairs or Construction Work, including serving as a general contractor in
connection with such work.

(d} The Property Manager, upon entering into any agreement with a Subcontractor, must furnish a
copy of that agreement to the Commission upon request of the Executive Director. All subcontracts must contain
provisions that require the Services be performed in strict accordance with the requirements of this Agreement,
provide that the Subcontractors are subject to all the terms of this Agreement and are subject to the approval of the
Commission. If the agreements do not prejudice any of the Commission's rights under this Agreement, such
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agreements may contain different provisions than are provided in this Agreement with respect to extensions of
schedule, time of completion, payments, guarantees and matters not affecting the quality of the Services.

{e) The Property Manager must not transfer or assign any funds or claims due or to become due under
this Agreement without the prior written approval of the Commission. The attempted transfer or assignment of any
funds, either in whole or in part, or any interest in them, which are due or to become due to the Property Manager
under this Agreement, without such prior written approval, has no effect upon the Commission.

{)) The Commission reserves the right to assign or otherwise transfer all or any part of its interests
under this Agreement to any successor.

ARTICLE 4. TERM OF PERFORMANCE
4.1 Term of Performance

This Agreement takes effect as of the date on the Execution Page ("Effective Date") and continues for three years
or until this Agreement is terminated in accordance with its terms, whichever occurs first. This Agreement is subject
to the Commission's right to extend it under Section 4.2,

42 Agreement Extension Option

The Commission may elect to extend this Agreement for one or more times for up fo 2 years in the aggregate under
the same terms and conditions as this original Agreement, by notice in writing to the Property Manager.

ARTICLE 5. COMPENSATION

51 Basis of Payment

The Commission will pay the Property Manager according to the Schedule of Compensation in EXHIBIT 2
= Compensation of Property Manager for the satisfactory performance of the Services.

5.2 Method of Payment

The Property Manager must submit original monthly invoices to the Executive Director for labor and other
direct costs as billed, as outfined in EXHIBIT 2 ~ Compensation of Property Manager. The invoices must be in
such detail as the Executive Director requests. The Executive Director will process payment within 60 days after
receipt of invoices and all supporting documentation necessary for the Executive Director to verify the Services
provided under this Agreement.

53 Non-Appropriation

(@) If no funds or insufficient funds are appropriated and budgeted in any fiscal period of the
Commission for payments to be made under this Agreement, then the Executive Director wil notify the Property
Manager in writing of that occurrence, and this Agreement will terminate on the earlier of the last day of the fiscal
period for which sufficient appropriation was made or whenever the funds appropriated for payment under this
Agreement are exhausted.

(b) Payments for Services completed to the date of notification will be made to the Property Manager
except that no payments will be made or due to the Property Manager under this Agreement beyond those amounts
appropriated and budgeted by the Commission to fund payments under this Agreement.

{c) The Commission’s liability hereunder is limited to the funds allocated to the Commissicn for the
management and operation of the Property.
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ARTICLE 6. DISPUTES
6.1 General

&) All disputes arising under, related to or in connection with the terms of this Agreement or its
interpretation, whether involving law or fact or both, including questions concerning allowability of compensation, and
all claims for alleged breach of contract will be presented at the Monthly Meeting following knowledge of the event.

(b) Except as otherwise provided in this Agreement, the Property Manager may present disputes to
the Executive Director for final determination.

(¢ The sole and exclusive remedy to challenge the final determination of the Executive Director is
judicial review by means of a common law writ of certiorari.

6.2 Procedure

{a) The Property Manager will make all requests for determination of disputes in writing, specifically
referencing this Section, and will include:

()] the issue(s) presented for resolution;

(i) a statement of the position of Property Manager;

(iiiy the facts underlying the dispute;

(iv) reference to the applicable provisions of this Agreement by page and section;
v) identification of any other parties believed to be necessary to the resolution;
(vi) all documentation which describes and relates to the dispute; and

(vii) if the request is to the Executive Director for final determination, include a copy of the
minutes from the Monthly Meeting at which the issue(s) was presented.

{b) The Executive Director may thereafter reach her determination in accordance with such other
information or assistance as may be deemed reasonable, necessary or desirable.

6.3 Effect

(a) The Executive Director’s final determination will be rendered in writing no more than 45 business
days after receipt by the Executive Director, unless the Executive Director notifies Praperty Manager that additional
time for the final determination is necessary. The Executive Director's final determination will be conclusive, final,
and binding on all parties.

{b) The Property Manager must follow the procedures set out in this Section and receive the Executive
Director’s final determination as a condition precedent to filing a complaint in the Circuit Court of Cook County or
pursuing any altemative dispute resolution procedure that may be agreed by the parties.

(c) The Property Manager will not withhold performance of any Services required by the Commission
under this Agreement during the dispute resolution period.

6.4 Property Manager Self-Help Prohibited

(a) The Property Manager must never withhold performance of its Services by, for example, refusing
to review and approve appropriately submitted invoices, make timely recommendations on claims, or promptly to
issue other appropriate approvals needed by others where doing so would potentially harm third parties, such as
Subcontractors, a General Contractor, or its subcontractors. Doing so to gain potential leverage in negotiating or

settling Property Manager's claims against the Commission will be considered to be bad faith on Property Manager's
part.
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{b) This provision is not intended to prohibit Property Manager from exercising its well-considered
professional judgment in carrying out its duties and responsibilities under this Agreement.

8.5 No Liens

The Property Manager waives and releases, for itself and its successors, assigns, legal representatives and
subcontractors, any claim of a lien of change against the Property with respect to Services performed or monies or
other consideration due under this Agreement.

ARTICLE 7. COMPLIANCE WITH ALL LAWS
71 Compliance with All Laws Generally

(a) The Property Manager must observe and comply with all applicable federal, state, county and
municipal laws, statutes, ordinances, executive orders and regulations in effect now or later and whether or not they
appear in this Agreement, including those set forth in this Article 7, and the Property Manager must pay all taxes and
obtain all licenses, certificates and other authorizations required by them. The Property Manager must required and
direct all Subcontractors to do so, also. In the absence of a Subconiractors’ compliance, the Property Manager must
terminate them

(b) The Property Manager must execute and must cause any Subcontractors to execute a Disclosure
Affidavit in the form attached to this Agreement as EXHIBIT 6 - Disclosure Affidavit. The Property Manager and
Subcontractors must keep current the information provided in the Disclosure Affidavit during the term of this
Agreement. Notwithstanding acceptance by the Executive Director of the Disclosure Affidavit, failure of the Property
Manager's Disclosure Affidavit to include all information renders this Agreement voidable at the option of the
Commission.

(c) Notwithstanding anything in this Agreement to the contrary, references to a statute or law are
considered to be a reference to:

) the statute or law as it may be amended from time to fime;
(i) all regulations and rules pertaining to or promulgated pursuant to the statute or law; and

(iii) all future statutes, laws, regulations, rules and executive orders pertaining to the same or
similar subject matter.

1.2 Nondiscrimination

(@) In performing its Services under this Agreement, the Property Manager must comply with
applicable laws prohibiting discrimination against individuals and groups.

(b) In performing under this Agreement, the Property Manager must not discriminate against any
worker, employee, applicant for employment, or any member of the public, because of race, color, creed, national
origin, gender, age, or disability, or otherwise commit an unfair labor practice.

(¢ The Property Manager certifies that it is familiar with, and will comply with, all applicable provisions
of the Civil Rights Act of 1964, 28 U.S.C. § 1447, 42 U.S.C. §§ 1971, 1975a-1975d, 2000a to 2000h-6 (1992); the
Age Discrimination in Employment Act of 1967, 29 U.S.C. §§ 623-634 (1992); the Americans with Disabilities Act of
1980, 29 U.S.C. §706,42U.S.C. §§ 12101-12213,47 U.S.C. §§ 152, 221, 225, 611 {1992); 41 C.F.R. §60
(1992); 41 C.F.R. § 60 (1992); reprinted in 42 U.S.C. 2000{e) note, as amended by Executive Order No. 11,375 32
Fed. Reg. 14,303 (1967) and by Executive Order No. 12,086, 43 Fed. Reg. 46,501 (1 978}, the Age Discrimination
Act, 43 U.S.C. Sec. 6101-6106 (1981); P.L. 101-336; 41 C.F.R. part 60 et seq. (1990); the lllinois Human Rights
Act, 776 ILCS 5/1-101 et seq. (1990), as amended; the Discrimination in Public Contracts Act, 775 ILCS 10/0.01 et
seq. (1990), as amended; the Environmental Barriers Act., 410 ILCS 25/1 et seq; and the Chicago Human Rights
Ordinance, Chapter 2-160, Section 2-160-010 et seq. of the Municipal Code (1990), as amended.
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(d) The Property Manager will fumish such reports and information as may be requested by the
Executive Director, the lllinois Department of Human Relations, or any other administrative or governmental entity
overseeing the enforcement, or administration of, or compliance with, the above mentioned laws and regulations.

(e) The Property Manager certifies that it is familiar with, and will comply with, all applicable provisions
of 820 ILCS 130/0.01 through 130/12 (Prevailing Wage Act), 30 ILCS 570/1 through 570/7 (Employment of lllinois
Workers on Public Works Act) and 30 IL.CS §60/0.01 through 560/7 (Public Works Preference Act).

)] The Property Manager will also comply with all applicable "Anti-Kickback” laws and regulations,
including the "Anti-Kickback" Act of 1986, 41 U.S.C. §§ 51-58 (1992); 18 U.S.C. § 874 (1992); 40 U.S.C. § 276¢c
(1986) and the llinois Criminal Code of 1961 720 ILCS 5/33E-1 et. seq. If, in the performance of this Agreement,
any direct or indirect "kick-back" is made, as defined in any of the above mentioned laws and regulations, the
Commission may withhold from the Property Manager, out of payments due to the Property Manager, an amount
sufficient to pay any underpaid employees the difference between the salaries required fo be paid under the law and
this Agreement and the salaries actually paid such employees for the total number of hours worked. The amounts
withheld may be disbursed by the Commission for and on account of the Property Manager to the respective
employees to whom they are due, as determined by the Executive Director in her sole discretion.

(9) The Property Manager must incorporate all of this Section 7.2 by reference in all agreements
entered into with any suppliers of materials, fumisher of services, Subcontractors of any tier, and labor organizations
that fumish skilled, unskilled and craft union skilled labor or that may provide any such materials.

7.3 Deemed Inclusion

Provisions required by law, ordinances, rules, regulations, or executive orders to be inserted in this
Agreement are deemed inserted in this Agreement whether or not they appear in this Agreement or, upon application
by either party, this Agreement will be amended to make the insertion; however, in no event will the failure to insert
the provisions before or after this Agreement is signed prevent its enforcement,

ARTICLE 8. SPECIAL CONDITIONS
8.1 Warranties and Representations

In connection with signing and carrying out this Agreement, the Property Manager:

(a) warrants that the Property Manager is appropriately licensed under llinois law to perform the
Services required under this Agreement and will perform no Services for which a professional license is required by
law and for which the Property Manager is not appropriately licensed;

(b} warrants itis financially solvent; it and each of its employees, agents and Subcontractors of any tier
are competent to perform the Services required under this Agreement; and the Property Manager is legally
authorized to execute and perform or cause to be performed this Agreement under the terms and conditions stated in
this Agreement;

(c) warrants that it will not knowingly use the services of any ineligible consultant or Subcontractor for
any purpose in the performance of its Services under this Agreement;

(d) warrants that the Property Manager and its Subcontractors are not in default at the time this
Agreement is signed, and have not been deemed by the Executive Director to have, within 5 years immediately
preceding the date of this Agreement, been found to be in default on any contract awarded by the Commission;

(e) represents that it has carefully examined and analyzed the provisions and requirements of this
Agreement, it understands the nature of the Services required; from its own analysis it has satisfied itself as fo the
nature of all things needed for the performance of this Agreement; this Agreement is feasible of performance in
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accordance with all of its provisions and requirements, and the Property Manager warrants it can and will perform, or
cause to be performed, the Services in strict accordance with the provisions and requirements of this Agreement;

f represents that the Property Manager and, to the best of its knowledge, its Subcontractors are not
in violation of the provisions of Section 2-92-320 of Chapter 2-92 of the Municipal Code of Chicago, and in
connection with it, and additionally in connection with the lllinois Criminal Code, 720 ILCS 5/33E as amended, and
the lllinois Municipal Code, 65 ILCS 5/11-42.1-1:

(@ warrants that neither the Property Manager nor any affiliate of the Property Manager is listed on
any of the following lists maintained by the Office of Foreign Assets Control of the U.S. Department of the Treasury,
the Bureau of Industry and Security of the U.S. Department of Commerce or their successors, or on any other list of
persons or entities with which the Commission may not do business under any applicable law, rule, regulation, order
or judgment: the Specially Designated Nationals List, the Denied Persons List, the Unverified List, the Entity List and
the Debarred List.

For purposes of this subparagraph (g) only, the term "affiliate,” when used to indicate a relationship with a specified
person or entity, means a person or entity that, directly or indirectly, through one or more intermediaries, controls, is
controlied by or is under common control with such specified person or entity, and a person or entity will be deemed
to be controlled by another person or entity, if controlled in any manner whatsoever that results in control in fact by
that other person or entity (or that other person or entity and any persons or entities with whom that other person or
entity is acting jointly or in concert), whether directly or indirectly and whether through share ownership, a trust, a
contract or otherwise; and

(h) acknowledges that any certification, affidavit or acknowledgment made under oath in connection
with this Agreement is made under penalty of perjury and, if false, is also cause for termination under Sections 9.1
and 9.3 of this Agreement.

8.2 Ethics and Inspector General
In addition to the foregoing warranties and representations, the Property Manager warrants:

(a) that it has read and agrees to comply with all provisions of the Code of Ethics Resolution passed
by the Commission on October 3, 2011, which is available on the Commission's website at
http://www.pbcchicago.com/pdf/RES PBC_ECR_CodeofEthicsAmendOct32011 20110920.pdf, and is incorporated
into this Agreement by reference.

(b) no officer, agent or employee of the Commission is employed by the Property Manager or has a
financial interest or economic interest directly or indirectly in this Agreement or the compensation to be paid under
this Agreement pursuant to the Code of Ethics Resolution passed by the Commission.

(¢ no payment, gratuity or offer of employment will be made in connection with this Agreement by or
on behalf of any Subcontractors to the prime the Property Manager or higher tier Subcontractors or anyone
associated with them, as an inducement for the award of a subcontract or order.

(d) The Property Manager further acknowledges that any Agreement entered into, negotiated or
performed in violation of any of the provisions of the Code of Ethics Resolution passed by the Commission is
voidable as to the Commission.

(e) The Property Manager agrees to cooperate fully and expeditiously with the Commission’s inspector
General in all investigations or audits. The Property Manager agrees to provide all documents, date, files and other
information and access to all witnesses specified by the Commission’s Inspector General. This obligation applies to
all officers, directors, agents, partners, and employees of the Property Manager. The Property Manger agrees to
insert this provision in any subcontracts that it awards.
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8.3 Joint and Several Liability

If the Property Manager, or ifs successors or assigns, if any, is comprised of more than one individual or other legal
entity (or a combination of them), then under this Agreement, each and every obligation or undertaking in this
Agreement to be fulfilled or performed by the Praperty Manager is the joint and several obligation or undertaking of
each such individual or other legal entity.

8.4 Business Documents

At the request of the Execufive Director, the Property Manager must provide copies of its latest articles of
incorporation, by-laws and resolutions, or partnership or joint venture agreement, as applicable.

8.5 Conflicts of Interest

(a) No Commissioner, employee, officer, or official of the Commission who exercises any functions or
responsibilities in connection with the Services to which this Agreement pertains is permitted to have any personal
interest, direct or indirect, in this Agreement. No member of or delegate to the Congress of the United States or the
lllinois General Assembly and no alderman of the City Of Chicago or City Of Chicago employee is allowed to be
admitted to any share or part of this Agreement or to any financial benefit to arise from it.

The Property Manager covenants that it, and to the best of its knowledge and after diligent inquiry, its Subcontractors
if any (Property Manager and its Subcontractors will be collecfively referred to in this Section 8.5 only as
“Consulting Parties"), presently have no direct or indirect interest and will not acquire any interest, direct or indirect,
in any project or contract that would conflict in any manner or degree with the performance of its Services under this
Agreement.

(b) Upon the request of the Executive Director, Consulting Parties must disclose their past client lists
and the names of any clients with whom they have an ongoing relationship to the Executive Director. Consulting
Parties are not permitted to perform any Services for the Commission on applications or other documents submitted
to the Executive Director by any of Consulting Parties' past or present clients. If Consulting Parties become aware of
a conflict, they must immediately stop work on the assignment causing the conflict and notify the Executive Director.

{c) Without limiting the foregoing, if the Consulting Parties assist the Commission in determining the
advisability or feasibility of a project or in recommending, researching, preparing, drafting or issuing a request for
proposals or bid specifications for a project, the Consulting Parties must not participate, directly or indirectly, as a
prime, subcontractor or joint venturer in that project or in the preparation of a proposal or bid for that project during
the term of this Agreement or afterwards. The Consulting Parties may, however, assist the Commission in reviewing
the proposals or bids for the project if none of the Consulting Parties have a relationship with the persons or entities
that submitted the proposals or bids for that project.

{d) The Property Manager further covenants that, in the performance of this Agreement, no person
having any conflicting interest will be assigned to perform any Services or have access to any confidential
information, as described in Section 3.14 of this Agreement. If the Executive Director in his reasonable judgment,
determines that any of Consulting Parties’ Services for others conflict with the Services they are to render for the
Commission under this Agreement, Consulting Parties must terminate such other services immediately upon request
of the Executive Director.

8.6 Non-Liability of Public Officials

The Property Manager and any assignee or Subcontractor of the Property Manager must not charge any
Commissioner, employee, officer or official of the Commission personally with any liability or expenses of defense or
hold any Commissioner, employee, officer or official of the Commission personally liable to them under any term or
provision of this Agreement or because of the Commission's execution, attempted execution or any breach of this
Agreement or for any other reason whatsoever.
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8.7 Security

(a) The Property Manager, Subcontractors, their respective employees, invitees and all other persons
under the control of the Property Manager must comply strictly and faithfully with any and all rules, regulations and
directions with regard to security, safety, maintenance and operation of the Property and must promptly report any
information regarding suspected violations in accordance with those rules and regulations.

(b) When the Property requires additional security, including the use of Security Badges, the Property
Manager will work with the Executive Director to develop specific security procedures. Employees or vehicles
without proper credentials may be removed from the secured area and may be subject to fine or arrest. The Property
Manager will be jointly and severally liable for any fines imposed on any person working on its behalf,

ARTICLE 9. EVENTS OF DEFAULT, REMEDIES, TERMINATION, SUSPENSION AND RIGHT TO OFFSET
9.1 Events of Defaulit
Each of the following occurrences constitutes an Event of Default by the Property Manager under this Agreement:

(a) Failure or refusal on the part of the Property Manager to duly observe or perform any obligation or
agreement on the part of the Property Manager contained in this Agreement, which failure or refusal continues for a
period of 10 days (or such longer period as the Executive Director in her sole discretion, may determine if such failure
is not capable of being cured within such 10-day period) after the date on which written notice of it has been given fo
the Property Manager by the Executive Director;

(b) A materially false representation or warranty by the Property Manager in this Agreement or
throughout the performance of the Services.

(c) The Property Manager becomes insolvent or ceases doing business as a going concem, or makes
an assignment for the benefit of creditors, or generally fails to pay, or admits in writing its inability to pay, its debts as
they become due, or files a voluntary petition in bankruptcy, or is adjudicated a bankrupt or an insclvent, or files a
petition seeking for itself any reorganization, arrangement, composition, readjustment, liquidation, dissolution, or
simitar arrangement under any present or future statute, law or regulation relating to bankruptcy or insolvency, or files
an answer admitting the material allegations of a pefition filed against it in any such proceeding, or applies for,
consents to or acquiesces in the appointment of a trustee, receiver, liquidator or other custodian of it or of all or any
substantial part of its assets or properties, or if it or its principals will take any action in furtherance of any of the
foregoing;

(d) Any proceeding is commenced against the Property Manager seeking reorganization,
arrangement, readjustment, liquidation, dissolution or similar relief under any present or future statute, law or
regulation relating to bankruptcy which is not vacated, stayed, discharged, bonded or dismissed within 60 days
following commencement of the proceeding, or appointment of, without the Property Manager's consent or
acquiescence, any trustee, receiver, liquidator or other custodian of all or any substantial part of the Property
Manager's assets and properties, and such appointment will not have been vacated, stayed, discharged, bonded or
otherwise dismissed within 60 days of the appointment.

(&) The Property Manager's material failure to perform any of its obligations under this Agreement
including:

) Failure due to a reason or circumstance within the Property Manager's reasonable control
to perform the Services with sufficient personnel, and equipment or with sufficient material
to ensure the performance of the Services;

{ii) Failure to properly perform the Services or inability to perform the Services as a result of
insolvency, filing for bankruptcy or assignment for the benefit of creditors;
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(iii) Failure to promptly re-perform within a reasonable time the Services that were rejected
per the Terms of this Agreement;

{iv) Discontinuance of the Services for reasons within the Property Manager's reasonable
control;

(v) Failure to comply with a material term of this Agreement, including the provisions
conceming insurance and nondiscrimination;

(vi) Any change in ownership or control of the Property Manager without prior written approval
of the Executive Director which approval the Executive Director will not unreasonably
withhold;

(vii) The Property Manager’s default under any other agreement it presently may have or may
enter into with the Commission. The Property Manager acknowledges that in event of a
default under this Agreement the Executive Director may also declare a default under any
such other agreements.

(vi)  Failure to comply with Section 7.1 in the performance of the Agreement.

9.2 Remedies

(a) If an Event of Default occurs and continues beyond any applicable cure periods, then the
Commission may exercise any right, power or remedy permitted to it by law or in equity and has, in particular, without
limiting the generality of the foregoing, the right to terminate this Agreement upon written notice to Property Manager,
in which event the Commission has no further obligations hereunder or liability to Property Manager except as to
payment for Services actually received and accepted by the Commission through the effective date of termination.
No courses of dealing on the part of the Commission or delay or failure on the part of the Commission to exercise
any right will operate as a waiver of such right or otherwise prejudice the Commission's rights, powers or remedies.

(b) The occurrence of any event of default permits the Executive Director, to declare the Property
Manager in default. The Executive Director may in her sole discretion give the Property Manager an opportunity to
cure the default within a certain period of time, which period of time must not exceed 30 days, unless extended by the
Executive Director. Whether to declare the Property Manager in default is within the sole discretion of the Executive
Director and neither that decision nor the factual basis for it is subject to review or challenge under the Disputes
provision of this Agreement.

(c) The Executive Director will give the Property Manager written notice of the default, either in the
form of a cure notice ("Cure Notice"), or, if no opportunity to cure will be granted, a default notice {"Default Notice"}.
If the Executive Director gives a Default Notice, he will also indicate any present intent he may have to terminate this
Agreement, and the decision to terminate {but not the decision not to terminate} is final and effective upon giving the
notice. The Executive Director may give a Default Notice if the Property Manager fails to affect a cure within the cure
pericd given in a Cure Notice. When a Default Notice with intent to terminate is given as provided in this Section 9.2
and Article 11, the Property Manager must discontinue any Services, unless otherwise directed in the notice, and
deliver all materials accumulated in the performance of this Agreement, whether completed or in the process, to the
Executive Director. After a Default Notice is issued by the Executive Director, the Commission may invoke any or all
of the following remedies:

{i) The right to take over and complete the Services, or any part of them, at the Property
Manager's expense and as agent for the Property Manager, either directly or through
others, and bill the Property Manager for the cost of the Senvices, and the Property
Manager must pay the difference between the total amount of this bill and the amount the
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Commission would have paid the Property Manager under the terms and conditions of
this Agreement for the Services that were assumed by the Commission as agent for the
Property Manager under this Section 9.2;

(i) The right to terminate this Agreement as to any or all of the Services yet to be performed
effective at a time specified by the Executive Director;

(i The right of specific performance, an injunction or any other appropriate equitable
remedy;

{iv) The right to monetary damages;

] The right to withhold all or any part of the Property Manager’s compensation under this
Agreement;

(vi) The right to deem the Property Manager non-responsible in future contracts to be
awarded by the Commission.

(d) if the Executive Director considers it to be in the Commission's best interests, she may elect not to
declare default or to terminate this Agreement. The parties acknowledge that this provision is solely for the benefit of
the Commission and that if the Executive Director permits the Property Manager to continue to provide the Services
despite one or more events of default, the Property Manager is in no way relieved of any of its responsibilities, duties
or obligations under this Agreement, nor does the Commission waive or relinquish any of its rights.

9.3 Remedies Not Exclusive

No right or remedy in this Agreement conferred upon or reserved to the Commission is exclusive of any right or
remedy provided or permitted under this Agreement or by law or equity, but each is cumulative of every other right or
remedy given in this Agreement or now or hereafter existing at law or in equity or by statute or otherwise, and may be
enforced concurrently or from time to time. No delay or omission to exercise any right or power accruing upon any
event of default impairs any such right or power, nor is it a waiver of any event of default nor acquiescence in it, and
every such right and power may be exercised from time to time and as often as the Executive Director considers
expedient,

9.4 Early Termination or Suspension

(a) In addition to termination under Sections 9.1 and 9.2 of this Agreement, the Commission may
terminate or suspend this Agreement, or all or any portion of the Services to be performed under it, at any time by a
notice in writing from the Executive Director to the Property Manager. The Executive Director will give notice to the
Property Manager in accordance with the provisions of Article 11. The effective date of early termination or
suspension will be the date the notice is received by the Property Manager or the date stated in the notice, whichever
is later. Occupation by the Property Manager or agent of any space within the Property, whether by lease or practice
is co-terminus with the Agreement.

(b) Early termination or suspension of this Agreement does not relieve the Property Manager from
liability for the performance of any obligations of the Property Manager under the Agreement performed or to have
been performed by the Property Manager on or before the effective date of early termination or suspension.

: () In no event will the Commission be liable to the Property Manager for any loss, cost or damage
which the Property Manager or any other party may sustain by reason of the Commission terminating or suspending
the Agreement as provided by the Agreement.

(d) Provided that the Property Manager is not in default under this Agreement at the time of early
termination or suspension, the Commission will pay to the Property Manager, in accordance with the Terms of this
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Agreement, all compensation and reimbursements due to the Property Manager for periods up to the effective date of
early termination or suspension.

{e) The Executive Director and the Property Manager must agree on the amount of compensation to
be paid to the Property Manager, but if not agreed on, the dispute must be settled in accordance with Article 6 of this
Agreement. The payment so made to the Property Manager is in full settlement for all Services satisfactorily
performed under this Agreement.

() The Property Manager must include in its contracts with Subcontractors an early termination
provision in form and substance equivalent to this early termination provision to prevent claims against the
Commission arising from termination of subcontracts after the early termination. The Property Manager will not be
entitied to make any early termination claims against the Commission resulting from any Subcontractor's claims
against the Property Manager or the Commission to the extent inconsistent with this provision.

(9 If the Commission’s election to terminate this Agreement for default under Sections 9.1 and 9.21s
determined in a court of competent jurisdiction to have been wrongful, then in that case the fermination is to be
considered to be an early termination under this Section 9.4.

9.5 Right to Offset

) In connection with performance under this Agreement, the Commission may offset any excess
costs incurred if the Commission:

D terminates this Agreement for default or any other reason resulting from the Property
Manager’s performance or non-performance;

(if) exercises any of its remedies under Section 9.2 of this Agreement; or
(i) has any credits due or has made any overpayments under this Agreement.

(b) The Commission may offset these excess costs by use of any payment due for Services completed
before the Commission terminated this Agreement or before the Commission exercised any remedies. If the amount
offset is insufficient to cover those excess costs, the Property Manager is liable for and must promptly remit to the
Commission the balance upon written demand for it. This right to offset is in addition to and not a limitation of any
other remedies available to the Commission.

() No such debt(s) will be offset from the price or compensation due under this Agreement if the
Property Manager:

)] is contesting liability for or the amount of the debt in a pending administrative or judicial
proceeding; or

(i) has filed a petition in bankruptcy and the debts owed the Commission are dischargeable
in bankruptcy.

(d) In connection with any liquidated or un-liquidated claims against the Property Manager, without
breaching this Agreement, the Commission may set off a portion of the price or compensation due under this
Agreement in an amount equal to the amount of any liquidated or un-liquidated claims that the Commission has
against the Property Manager unrelated to this Agreement.

(e) When the Commission's claims against the Property Manager are finally adjudicated in a court of
competent jurisdiction or otherwise resolved, the Commission will reimburse the Property Manager to the extent of
the amount the Commission has offset against this Agreement inconsistently with such determination or resolution.
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9.6 Force Majeure

Neither of the parties will be liable to the other for any delay or failure in performance hereunder due to
causes which are beyond the control of the party unable to perform. If a force majeure occurs, the party delayed or
unable to perform will give prompt nofice o the other party, and the Commission may, at any time during the
continuation of the force majeure event, elect to suspend the performance of the Property Manager under this
Agreement for the duration of the force majeure. The Commission will not be obligated to pay for the Services to the
extent and for the duration that performance of the Services is delayed or prevented by force majeure, but provided
the Property Manager is not in default of any obligation of the Property Manager under this Agreement, the
Commission will pay to the Property Manager, according to the terms of this Agreement, all compensation and
reimbursements due fo the Property Manager for periods up to the effective date of suspension. The term “force
majeure” means an extraordinary event or effect that the parties could not have anticipated or controlled and that
renders performance impossible or impracticable for the duration of the event or effect. Such events or effects
include but are not limited to: extraordinary acts of nature, such as tornadoes; or of peaple, such as acts of terrorism;
or of governments, such as imposition of martial law. The term does not include, for example, typical Chicago
inclement weather {i.e. weather the severity of which is less than a standard deviation from the 5-year mean for the
O'Hare, as established by the National Oceanic and Atmospheric Administration) or labor force strikes.

ARTICLE 10. GENERAL CONDITIONS

10.1 Entire Agreement
(a) General

This Agreement, and the Exhibits attached to it and incorporated in it, constitute the entire agreement between the
parties and no other terms, conditions, warranties, inducements, considerations, promises or interpretations are
implied or impressed upon this Agreement that are not addressed in this Agresment.

{b) No Collateral Agreements

The Property Manager acknowledges that, except only for those representations, statements or promises contained
in this Agreement and the Exhibits attached to it and incorporated by reference in it, no representation, statement or
promise, oral or in writing, of any kind whatsoever, by the Commission, its respective Commissioners, officers,
officials and employees, has induced the Property Manager to enter into this Agreement or has been relied upon by
the Property Manager, including any with reference to:

{ the meaning, correctness, suitability or completeness of any provisions or requirements of
this Agreement;

(ii} the nature of the Services to be performed;

(iii) the nature, quantity, quality or volume of any materials, equipment, labor and other
facilities needed for the performance of this Agreement;

(iv) the general conditions which may in any way affect this Agreement or its performance;
v the compensation provisions of this Agreement; or

(vi) any other matters, whether similar fo or different from those referred to in (i) through (v)
immediately above, affecting or having any connection with this Agreement, its
negofiation, any discussions of its performance or those employed or connected or
concemed with .
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(c) No Omissions

The Property Manager acknowledges that the Property Manager was given ample opportunity and time and was
requested by the Commission to review thoroughly all documents forming this Agreement before signing this
Agreement in order that it might request inclusion in this Agreement of any statement, representation, promise or
provision that it desired or on that it wished to place reliance. The Property Manager did so review those documents,
and either every such statement, representation, promise or provision has been included in this Agreement or else, if
omitted, the Property Manager relinquishes the benefit of any such omitted statement, representation, promise or
provision and is willing to perform this Agreement in its entirety without claiming reliance on it or making any other
claim on account of its omission.

10.2  Counterparts

This Agreement is comprised of 2 identical counterparts, each to be fully signed by the parties and each to be
considered an original having identical legal effect.

10.3  Amendments

(@) Except as provided in this Section 10.3 of this Agreement, no changes, amendments,
modifications or discharge of this Agreement, or any part of it are valid unless in writing and signed by the authorized
agent of the Property Manager and by the Commission. The Commission incurs no fiability for Additional Services
without a written amendment to this Agreement under this Section 10.3.

(b) Whenever in this Agreement the Property Manager is required to obtain prior written approval, the
effect of any approval that may be granted pursuant to the Property Manager's request is prospective only from the
later of the date approval was requested or the date on which the action for which the approval was sought is to
begin. In no eventis approval permitted to apply retroactively to a date before the approval was requested.

10.4  Governing Law and Jurisdiction

This Agreement is governed as to performance and interpretation in accordance with the faws of the State of lllinois.
The Property Manager irrevocably submits itself to the original jurisdiction of those courts located within the County of
Cook, State of lllinois, with regard to any controversy arising cut of, relating to, or in any way concerning the
execution or performance of this Agreement. Service of process on the Property Manager may be made, at the
opticn of the Commission, either by registered or certified mail addressed to the applicable office as provided for in
this Agreement, by registered or certified mail addressed to the office actually maintained by the Property Manager,
or by personal delivery on any officer, director, or managing or general agent of the Property Manager. If any action
is brought by the Property Manager against the Commission conceming this Agreement, the action must be brought
only in those courts located within the County of Cook, State of lllinois.

10.5  Severability

If any provision of this Agreement is held or deemed to be or is in fact invalid, illegal, inoperative or unenforceable as
applied in any particular case in any jurisdiction or in all cases because it conflicts with any other provision or
provisions of this Agreement or of any constitution, statute, ordinance, rule of law or public policy, or for any other
reason, those circumstances do not have the effect of rendering the provision in question invalid, illegal, inoperative
or unenforceable in any other case or circumstances, or of rendering any other provision or provisions in this
Agreement invalid, illegal, inoperative or unenforceable to any extent whatsoever. The invalidity, illegality,
inoperativeness or unenforceability of any one or mere phrases, sentences, clauses or sections in this Agreement
does not affect the remaining portions of this Agreement or any part of it.

10.6  Assigns

Except as otherwise provided in this Agreement, all of the terms and conditions of this Agreement are binding upon
and inure to the benefit of the parties and their respective legal representatives, successors and assigns.
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10.7  Cooperation

The Property Manager must at all times cooperate fully with the Executive Director and act in the Commission's best
interests. If this Agreement is terminated for any reason, or if it is to expire on its own terms, the Property Manager
must make every effort to assure an orderly transition to another provider of the Services, if any, orderly
demobilization of its own operations in connection with the Services, uninterrupted provision of Services during any
transition period and must otherwise comply with the reasonable requests and requirements of the Commission in
connection with the termination or expiration, including those requirements described in EXHIBIT 1 - Scope of
Services.

10.8  Waiver

(a) Nothing in this Agreement authorizes the waiver of a requirement or condition contrary to law or
ordinance or that would result in or promote the violation of any federal, state or local law or ordinance.

{b) The waiver by either party of any breach of this Agreement will not constitute a waiver as to any
succeeding breach.

109  Independent Contractor

(@) Under this Agreement, the relationship of the Property Manager to the Commission is that of an
independent contractor and the Property Manager, except to the extent expressly provided to the contrary in this
Agreement, will have no right or authority to make contracts or commitments for or on behalf of the Commission, to
sign or endorse on behalf of the Commission any instruments of any nature or to enter into any obligation binding
upon the Commission.

(b) This Agreement is not intended to and will not constitute, create, give rise to, or otherwise
recognize a joint venture, partnership, corporation or other formal business association or organization of any kind
between the Property Manager and the Commission.

{c) The rights and the obligations of the parties are only those set forth in this Agreement.
ARTICLE 11. NOTICES

111 The Property Manager will notify the Commission promptly in writing of all significant occurrences and
circumstances affecting the Property or its operation or affecting in any manner the interest of the Commission in
and to the Property.

112 Inan emergency, the Property Manager will as promptly as possible notify the Commission in person or
by telephone so that prompt arrangements may be made to address the emergency situation. The Property
Manager is authorized, prior to providing notice to the Commission, to take action to address the emergency if, in
the opinion of the Property Manager, such action is necessary to prevent damage to property, injury to persons
or increase in the cost to address the emergency.

11.3  The Property Manager will notify the Commission promptly and forward to the Commission any
complaints, warnings, notices, or summonses received by the Property Manager relating to the compliance of
the Property or any of its equipment with requirements of any ordinance, law, rule, or regulafion including
environmental requirements of the city, county, state, or federal government or any other public entity having
jurisdiction over the Property as identified in Section 7.1 Compliance with All Laws Generally.

114 Allnotices required to be given under this Agreement must be given in writing and must be hand
delivered or sent by United States certified or registered mail, postage prepaid, addressed to the Executive
Director for the Commission, or the General Manager for the Property Manager at their respective addressed set
forth above and, if appropriate or at the direction of the Executive Director to the Managing Partner of the legal
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firm representing the Commission, c/o Neal & Leroy, LLC 203 North LaSalle Street, Suite 2300, Chicago, Ilinois
60601.

11.5  ifgiven as provided in this Agreement, such notice is deemed to have been given on the date of
delivery, if delivered by hand, and on the third business day after mailing, if given by mail. Refusal to accept
delivery has the same effect as receipt. The Commission or Property Manager may, from time to time, change
the address to which notices will be sent by giving notice to the other party in the manner provided in this
subparagraph.

ARTICLE12. AUTHORITY

Execution of this Agreement by the Property Manager is authorized by a resolution of its Board of Directors, if a
corporation, or similar goveming document, and the signature(s) of each person signing on behaif of the Property
Manager have been made with complete and full authority to commit the Property Manager to all terms and
conditions of this Agreement, including each and every representation, certification and warranty contained in it,
including the representations, certifications and warranties collectively incorporated by reference in it.




EXHIBIT1
SCOPE OF SERVICES

INTRODUCTION

The Property Manager shall provide property management services at the Richard J. Daley Center located at 50
West Washington Street, Chicago, Illinois 60602. The Richard J. Daley Center (the “Property”), is occupied by Cook
County Courts system, Cook County Sheriff, States Attorney of Cook County, City of Chicago Department of
Innovation and Technology and PBC as government occupants along with retail rental space and common and public
uses.

The Property includes a thirty-story office building containing a total of 1,465,723 square feet located on
approximately 122,700 square feet of land. The Property includes the land, site improvements, the plaza, the
Picasso sculpture, and has multiple lower levels, tunnels and a garage.

PROPERTY OFFICE

The Property Manager will maintain an office on the 12 Floor which will be designated and known as the “Office of
the Building". The Property Manager will retain for the Property at all times, a building manager acceptable to the
Commission who is in charge of such office and available to perform the duties of the Property Manager.

L. Inventory

The Property Manager will establish inventory controls and will keep files of warranties and guaranties of all
such property. The Property Manager will update the Inventory when a change occurs and will provide a
description of any such changes in the Monthly Report.

Il.  File Inventory

The Property Manager will establish procedures and controls to ensure that all of the documents shown on
the File Inventory are maintained by the Property Manager in a safe manner in a designated office at the
Property. In addition, the Property Manager must maintain key control and inventory.

OPERATIONS AND MAINTENANCE
I Maintenance and Capital Improvement of the Property
The Property Manager will manage, maintain and operate the Property.

The Richard J. Daley Center has public art on the plaza known as the Picasso. The Property Manager will
be responsible for cleaning and general maintenance of this statue. All services conducted will be
administered under the yearly operating budget.

The Property Manager will systematically inspect the Property and must provide the Monthly Reports and
meetings to the Commission.

The Property Manager will continuously review the need for capital improvements to the Property and make
recommendations regarding those improvements to the Commission in the Monthly Report. Upon
authorization, the Property Manager will obtain bids and enter into contracts to execute the capital
improvements and will manage and coordinate the work required to affect any such capital improvement.

The Property Manager must provide and maintain the Management Manual for the Property.

The Property Manager will schedule and must notify the Property occupants and other agencies, firms or
visitors, of all tests, repairs, replacement and downtime of critical Property systems as appropriate. The
Praperty Manager will monitor all tests, repairs, replacement and downtime of Property systems, and have a
plan that is acceptable to the Commission for restoration of Services in the event that the Property systems
cannot be restored as per schedule.
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CUSTODIAL SERVICES

The Property Manager will provide Custodial Services as further described below to ensure that
civilians and employees are in a clean and fully supplied environment at all times.

The Daley Center has occurrences of peak occupancy and off-peak occupancy throughout a 24 hour
period. Peak occupancy times generally occur between the hours of 8:00 a.m. and 5:00 p.m. but
these hours will vary based on published schedules and irregular operations. The Property Manager
must adjust custodial hours as occupancy times fluctuate in order to achieve the performance
requirement. The Property Manager must schedule daily/weekly/yearly custodial services during off-
peak hours and only perform required hourly and continuous tasks during peak occupancy times.

Custodial services must include:

1.
2.

10.

Continuous custodial services and monitoring during times of high occupancy;

Washing of outside windows four times a year for the duration of the contract {cleaner must
be approved by the Commission and adhere to all requirements);

Frequent (keeping areas/surfaces free from dirt, debris, stains, and trash/recycling removal at
all times) cleaning of interior and exterior surfaces such as interior and exterior glass, metal
finishes, floors, sidewalks, foreign objects and debris (FOD) removal/cieaning of ramp area
sidewalk along building, and any other structural cleaning which the Commission deems
necessary or desirable;

Exterior walkway snow removal and the application of snow melt from upper and lower level
sidewalks, stairwells and the Plaza area;

Connecting covered walkway;

Supply of all consumable goods such as toilet paper, paper towels, hand soap, hand
sanitizers and all corresponding dispensers, cleaning supplies, soaps, and towels.
Commission reserves the right to set product standards, and to be informed in advance to
review and approve product and dispenser changes;

Refuse handling, to include the removal of refuse for the entire building, including trash,
garbage and other waste. It must be properly disposed of at a centrally located dumpsite
designated by the Commission. All recyclable refuse such as aluminum cans, plastic bottles,
newsprint, office paper, etc. must be put in designated recycling waste receptacles and
routed to exterior recycling and dumpsters. All such handling must be done in a neat, safe,
sanitary, and environmentally sound manner, and in accordance with all applicable laws,
ordinances, and Commission/City rules, regulations, policies and procedures.

Pest control services throughout the Daley Center building. The providers of these pest
control services must be properly certified and/or licensed as required by law, and provide
monthly reports of findings and rectification results to the Commission. The certified
contractor must monitor and exterminate rodents, roaches, ants, and various other pests for
the Commission as well as provide technical support and identifying repairs necessary to
mitigate pest entry and harborage. The contractor must take all necessary precautions to
prevent injury to the public and property while service is being performed. Rodenticides are
not permitted within the building; only mechanical means will be employed fo abate pests.

Fumish women's personal hygiene service in all women's restrooms throughout the entire
Daley Center. Service must include maintaining, cleaning, decdorizing, refilling, and
professional removal and disposal.
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1. Cleaning of all art exhibits and supporting infrastructure used to display and light the exhibits
in a way to ensure art is not damaged;

12 Inspect, clean spills, and empty trash on the loading docks.

13.  Clean escalator freads and risers. Each piece of equipment will be cleaned as needed and
scheduled by Commission. This schedule is subject to change at Gommission’s request. In
addition, clean interior and exterior of elevators.

Performance Requirement: Standard of cleanliness and quality of workmanship must be
acceptable to the Commission. Without limiting the foregoing, all areas must be free of debris, soil
and stains at all times and response to facility emergencies will be immediate. All materials will be
fully stocked and work will be performed in an expeditious and professional manner.

The Property Manager must report status and condition of Property as requested via email identifying
problems and corrective actions to Authorized Commission’s Representative.

MAINTENANCE AND ENGINEERING SERVICES

These Services will be performed for/upon all building systems and equipment including, but not
limited to, the following:

1. Day-to-day maintenance and engineering, to include routine maintenance, repairs and
replacement of worn/damaged systems and equipment components, when such damage
could be reasonably anticipated for Facilities of this type;

2. Equipment monitoring, diagnostics and functionality/repair status reporting as requested for
all of the building systems and provide a monthly report of maintenance, repair and
replacements, as well as frequencies and trends analyses to the Commission;

3. Identification of, and rapid response to, emergency maintenance and repair requirements per
manufacturer’s specifications as they emerge. The Property Manager may also be directed
by Department personnel fo respond to emergency maintenance situations and make
immediate repairs;

4. Operation of a *Preventative Maintenance Program”, which schedules planned maintenance
actions (designed fo prolong system/equipment life and ensure their proper working order).
Property Manager must document and prepare reports as requested to confirm the
operational status of such systems/equipment and maintenance actions performed (and/or
scheduled to be performed) upon them. The scheduled task must meet manufacturer's
reccmmendations and/or industry standards for said equipment of system.

5. Holiday decoration services will consist of obtaining a contractor who will provide the
materials, labor, tools, equipment, traffic control and any and all other items necessary to
install, takedown, store, refurbish, replace and fabricate various different types of seasonal
decorations for the Commission. A seasonal decorations plan must be submitted and
approved by the Commission prior to implementing changes.

6. Property Manager will provide skilled trades, personnel and equipment as required and
necessary to complete the installation, maintenance, and removal of designated art exhibits
and normal tenant requests.

7. Coordination of all access and data requests from utility companies servicing the Property.
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Coordination of all electrical power supply, distribution and compliance with the Commission’s
designated electrical provider. The electrical provider is responsible for electrical power
delivery; while the Property manager will be responsible for care and maintenance of the
infrastructure that distributes electrical power throughout the Property, electrical safety,
compliance with standards and codes, and associated engineering services, as required to
ensure the proper operation of the property at all times. The Property Manager will procure at
the Commission’s expense diesel fuel for the electrical generators.

Coordination of all Heating, Ventilation, and Air Conditioning (HVAC) operations and
maintenance matters with the Commission Heating and Refrigeration equipment, operated by
the Commission Facilities section;

a.  Engineering & Maintenance to include, but not limited to:

o  General Service
¢ Electrical, Mechanical & Plumbing to include, but not be limited to:

HVAC

e  Air handling units

e Fans

¢  Heating Units gas and electric

e  Piping Systems

s  Pipe insulation

e Indoor air quality testing

e  Pumps

e  Reheat coils

o  Exhaust system

e Unit heaters

* VAV systems

o  Water quality testing: potable and nonpotable

»  Smoke detectors, Fire detectors and alarm devices

¢ Fire extinguishers

¢  Fintube radiation

e  Filters

e Chillers

e  Cooling Systems/Coils

e Air Compressors

s  AllHVAC controls & equipment Pneumatic Controls & Equipment
o Steam pipes feeding other buildings

*  Building Automation System.

ELECTRICAL

»  Signage (maintenance)

»  General and emergency lighting

» Interior and exterior lighting fixtures in and on the grounds
+  Building service and distribution

e Emergency stand-by generators, associated equipment, and fuel
e  Motors and Controllers
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Power and Lighting Panels
VFD drives
UPS systems for the building not inclusive of tenants

PLUMBING

Domestic water piping/pumps

Drinking fountains

Potable water (drinking water) testing

Test and Service Back Flow Devices & Equipment
Fire protection system and equipment

Fire suppression systems

Fire Pumps & Controllers

Diesel Fire Pump

Floor, area drains & Basins

Plumbing fixtures & sensors

Pumps (water, sewage, storm water)
Sanitary sewer, vent piping and drains
Water heaters

RPZ Backflow Preventers annual certification

b. General Maintenance in the areas of responsibility to include, but not be limited to:

Acoustic celling tiles

Carpet

Terrazzo — maintenance and repair

Interior & Exterior Doors and Hardware {Including all doors with an access
control system)

Door re-keying, locks door knobs/handles, inventory controlled management,
hardware

Flooring and tiles

Ramp Barriers

Glass and glazing

Metals {interior and exterior)

Roofing/decking

Elevator, escalator and installation of safety devices and upgrades
Railings and handrails

Restroom equipment and fixtures

Roof {inspections and minor repair)

Safety treads on steps

Interior painting

Drywall; all surfaces

Carpentry

Maintenance and replacement of existing signage
Installation of new signage

Furniture

Fire atarm system maintenance and upgrades
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Fire extinguishers ~ annual certification and other tests/certifications required by
Minor structuraliconcrete repair

All holiday decorations

Special events

Exhibit maintenance

Exterior landscaping

Trash removal on and around Plaza

Vestibule ped-mats & seasonal floor mats.

c. Elevator/Escalator: Maintenance includes but is not limited to full coverage preventative
maintenance, routine work, preventative maintenance repairs, call-back service,
emergency service, routine and periodic tests, inspection and cleaning. The Property
Manager will be fully responsible for the preventative maintenance as specified herein for
elevators and escalators and shall be required to continually keep the equipment in
compliance applicable governing authority's local laws.

d. Computerized Maintenance Management System: In-out data, utilize, maintain, and
operate a fully automated computerized maintenance system to track, manage and
benchmark the performance of all provided services, and to provide comprehensive
preventative maintenance, work orders, and inventory control. The Property Manager is
responsible for updating the current Computerized Maintenance Management System
software to the most recent version throughout the contract and for
integrating/transitioning the current Computerized Maintenance Management System to
any future system(s).

e. The Property Manager will provide information and attend meefings as requested.

f.  The Property Manager wiil develop an infrastructure and equipment assessment within
the first quarter under contract. The assessment will assist with prioritizing facility
improvement and equipment repair/replacement projects. The assessment will be
updated annually.

Performance Requirement: The Property Manager will respond within ten (10) minutes
for on-site staff of notification of a problem/deficiency and within two (2) hours for offsite
staff (e.g. subcontractors) of nofification of a problem/deficiency. If the problem/deficiency
cannot be resolved immediately, the Property Manager will notify the Commission and
repair and/or replace within twenty-four hours. If the deficiency is rare or unique, or
requires Commission approval as set forth in Section V, Management below, the Property
Manager will provide an acceptable plan and timeline to correct the deficiency.

In the event there is either an unauthorized disruption of services solely caused by acts
and/or omissions of the Property Manager or, the Property Manager fails to provide
services that meet the quality standards provided for herein, the Commission, at its
discretion, may substitute or remove key personnel and may require the Property Manner
to submit to the Commission for approval an action plan outlining the steps it will take in
the future to prevent such service issues from arising.

ADDITIONAL SERVICES

1.

Feminine Hygiene Disposal Systems / Diaper and Napkin Dispensers. The Property Manager
will, if directed by the Commission to initiate this service, use a competitive bid process for the
supervision, labor, parts, equipment, materials, supplies, tools, transportation and incidental
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goods and services necessary to maintain and service Feminine Hygiene Disposal Systems /
Diaper and Napkin Dispensers in all women’s restrooms.

2. Scheduler. The Property Manager may be tasked with providing a Scheduler which will be
responsible for scheduling all events for the plaza and inside the Richard J. Daley Center, and
keeping an up-to-date calendar of events.

Property Occupants

The Property Manager must establish and maintain business relations with the occupants of the Property.
The Property Manager must employ a system to receive, log and discharge requests, complaints and
comments from occupants. The Property Manager must provide the Commission with copies of the logs in
the Monthly Report. The Property Manager must immediately advise the Commission of all complaints or
incidents. The Property Manager will immediately respond to, investigate and report o the Commission its
finding on such complaints or incidents, along with the Property Manager's recommendations regarding the
handling of the complaint or incident.

The Property Manager will make all Property occupants aware of the rules, regulations and notices
regarding the Property issued by the Property Manager or the Commission and will periodically review those
with the occupants. The Property Manager will make diligent and continuing efforts to obtain complete
compliance by all occupants of the Property with all rules and regulations promulgated by the Commission.

The Property Manager must supervise the moving in and moving out of all occupants and arrange and
schedule moves to minimize the disruption of the operation of the Property and avoid any inconvenience to
Property occupants. The Property Manager must inspect any property vacated and immediately report to
the Commission its assessment of the condition of such property along with its recommendation of the
disposition of any security deposit held as security for performance under any lease with respect to the
vacated premises.

The Property Manager must, to the extent permitted by the operating budget, perform for and provide to
Property occupants (other than commercial tenants) any miscellaneous repair and maintenance services
reasonably requested by such occupants from time to time. The Property Manager must perform for and
provide to commercial tenants, at the expense of such commercial tenants, miscellaneous repairs and
maintenance services as reasonably requested at rates customarily charged in other downtown Chicago
commercial/retail buildings.

Public Safety and Emergency Preparedness

A.  Security Services. The decision to provide, alter, continue or terminate security or security services
for the Property and the scope thereof, if any, is solely that of the Commission. The Properly
Manager must consult the Commission concerning security or security services and must assist in
the effectuation of such policies concerning security and security services as may be adopted by the
Commission.

1. On-Site Security Officers

Security services for the Daley Center includes the protection of all physical contents within a site's
entire property boundaries, including the Plaza, lots, and open or fenced-off areas, and will also
include:

a. The prevention and detection of: intrusion, unlawful entry, theft, vandalism, abuse, fire,
placing of illicit hazardous material, or trespassing;

b.  The prevention, observation, or detection of any unauthorized activity;
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¢. The protection of all persons on site;
d. The prevention of the misappropriation or concealment of illegal goods;

e. Monitoring of vehicles and pedesirian traffic (restricting access fo only authorized vehicles
and personnel when stationed at a gate enfranceway or secured area; or, while positioned
at a fixed point position, perform" monitoring" in the sense of reacting if suspicious
behavior or unusual vehicular activity warrants some investigation on the part of the
security officer);

f. Performing foot patrols, when applicable, of a building's hallways and stairways on all
floors, and basements when necessary, as well as exterior property boundaries;

g. The prompt reporting to the Chicago Police Department or Cook County Sheriff of any
criminal activity;

h. The accurate documentation of all incidents;

i.  Prompt reporting to the authorized representatives by telephone, as soon as is practical,
when an injury to a person or damage to property occurs on property; and

j. Provide a reporting system for security guards rounds.
On-Site Supervisors

All Supervisors assigned must have at least four (4) years of supervising experience.
Supervising experience must have been derived from contracts requiring not less than 4,000
man-hours per month of security officer service.

Preferably, on-site Supervisors will have served at least two (2) years in the military and have
been honorably discharged, or have served for two (2) years as a law enforcement officer, or
have completed at least thirty (30) credit hours towards an Associate's Degree in Criminal
Justice or, have a Degree in Business Management.

The Supervisor must develop and maintain familiarity with the site operations, develop
consistent operational efficiency, and facilitate unity between all security officers. The
supervisor must be responsible for the full implementation of patrols, “fixed point monitoring”,
accurate reporting, and on-site training programs.

Fixed Point Monitoring

The Daley Center requires a security officer to remain stationary, or "fixed" at one station
throughout a shift. Fixed point monitoring will require a security officer to sit behind a desk to
guard an entranceway into the building. A fixed point guard cannot leave his position to patrol
the building.

Fixed point monitoring involves constant surveillance of a closed circuit TV monitor.

Unless specifications for a site require the stationary officer to execute an "occasional tour"
(i.e. foot patrol) the security officer must remain fixed at the assigned station throughout his
shift.

Subcontracted Services

The Property Manager must, if applicable, furnish the names of all subcontractors it is planning
to use for security officer services. All subcontracted security personnel must comply with the
qualifications which are required by the Property Manager's security personnel.
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Uniforms and Equipment

The Property Manager will be responsible for providing, cleaning, and maintaining all security
officers’ uniforms. Each security officer must be provided with sufficient quantities of each
uniform item to ensure that at least one whole uniform set is clean and available at all times.
"Standard Uniforms" issued include:

Shirts (white collared with long/short sleeves);
Nameplates/Security Badge;

Long pants;

Belts;

Shoes (Black);

Outdoorfinclement weather attire; and
Communications Equipment.

Unless otherwise directed all officers must be outfitted with a radio-head-set and mouthpiece
in order fo minimize extraneous noise interference. The Property Manager must obtain
approval regarding the type of radio system to be utilized at specific sites.

Computerized Guard Tour Systems

The Daley Center requires a computerized guard tour system to be provided and installed by
the Property Manager.

The computerized system must be capable of recording data at designated locations within a
site, each time a security guard swipes-in on a wall-mounted data recorder unit (a swipe
"station”) by using a hand-held computer data transmitter unit. The swipe-in and other relevant
information will be collected by each data recorder located throughout a site, as the security
officer makes his inspection tour, or patrol "rounds". The system must be able to generate
reports as may be required to record events for sixty (60) days.

NOTE: All communication radio systems and all components of the computerized guard tour
system must be Factory Mutual (FM) approved for officer tour applications, where applicable,
and must be intrinsically safe for Class 1, Division 1, Groups A, B, C, and D for indoor and
outdoor sites, where applicable.

Acceptable computerized tour guard systems will have the following features:

Hand-Held Transmitter

Swipe Station Units

Hand-Held Transmitter Battery Charger
Reporting Capabilities

Reprogramming Capabilities

Sixty {60) day memory.

Post Orders Manual (Standard Operating Procedures Manual)

The Property Manager must provide and update a Post Orders Manual in order to provide a
coherent, comprehensive, and standardized set of security-related information to be kept in a
secure area at the Property. The Post Orders Manual must be a bound compilation of: the
name, address and description of the Property; a site plan specific for that site, the names of
officers, supervisors, and shift schedules for the Property; policies and procedures prepared
by the Property Manager for the Property; samples of all reporting forms and procedures; if
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applicable; a written statement of the entire internal and external patrolling procedures for the
Property, details of all security system components including the locations of mounted
computerized patrol-check station devices, and any other security-related controls; equipment
maintenance schedules; and life safety policies and procedures.

Property Security. The Property Manager must monitor the building security systems and services
and make reports semi-annually or more often as needed, offering suggestions for improvements,
and new systems, services or procedures. Upon request of the Commission, the Property Manager
will examine the Property, including the lobby and other entryways and present alternative layouts
and designs to enhance the security of the Property, its occupants and visitors.

Standard Operating Procedures. The Property Manager must provide Standard Operating
Procedures (SOP) for events and incidents at the Property that are customized for the Property and
acceptable to the Commission. SOP will be written, updated as needed and maintained in the
Management Manual. SOP must identify each class of event, classification criteria, escalation
procedures; response provided, estimated time to provide that response and estimated time to return
the Property and Services to normal operations

Receipts and Disbursement of Funds

A

Accounts. The Property Manager will keep and maintain separate receipt and disbursement
accounts. The receipt account (“Receipt Account”) will be maintained at a local bank or such bank as
may be approved by the Commission. The disbursement account (‘Disbursement Account”) will be
maintained at such banking institution as the Commission will from time to time specify upon written
notice to Property Manager.

Receipt Account, All rents from commercial tenants and other monies received or collected by the
Property Manager with respect to the Property, including tenants’ security deposits, will be deposited
in the Receipt Account, and invested by the Property Manager. The types of investments will be
approved by the Commission. The Property Manager will transfer to the Disbursement Account such
funds as may be necessary to cover checks on an as needed basis.

Dishursement Account. Expenditures which the Property Manager for the benefit of the Property is
authorized to make will be made from the Disbursement Account. Checks drawn against the
Disbursement Account for authorized expenditures will be made upon the signature of a duly
authorized and bonded employee of the Property Manager.

Security Deposits. The Property Manager will immediately deposit any security deposits relating to
the Property in the Receipt Account and keep a detailed accounting of all security deposits as
received or subsequently refunded. Refunds of security deposits to commercial tenants will be made
upon the signature of a duly authorized and bonded employee of the Property Manager.

Advances. The Commission will deposit into the Receipt Account expenditures for that month less
any commercial rents or miscellaneous revenues to be received by the Property Manager. Such
advances will be made in accordance with requests submitted to the Commission no later than seven
(7) calendar days prior to the date such funds are required. In the event that additional funds are
required at any time for payment of unanticipated expenses, operating or capital, relating to the
Property, upon receipt of a request therefore on such forms may be approved by the Commission,
accompanied by a statement of the necessity therefore, the Commission will advance additional
funds to the Receipt Account.
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Collections. The Property Manager must bill and collect all commercial rent (including escalation
billing resulting from past or future increases in expenses or pursuant to any other rent escalation
provision) and other amounts {including late payment fees) due to the Commission under the terms
of any commercial lease or rental agreement currently in effect or entered into hereafter. Property
Manager must collect and identify any income due fo the Commission for miscellaneous services
provided to occupants or the public, including, without limitation, coin operated machines of all types,
such as vending machines and pay telephones. With respect to the Property, the Property Manager
must promptly deposit all such amounts in the Receipt Account as defined herein. The Property
Manager is not authorized to and must not compromise claims for such rent and other amounts,
terminate any lease, lock out any occupant, institute suit for rent, use and occupancy, or for recovery
of possessions, without the prior written approval of the Commission. The Property Manager must
submit all legal expenses incurred in bringing such approved suit or proceeding to the Commission
for its approval.

Supplies. As an expense of aperation of the Property, the Property Manager will on behalf of the
Commission purchase such supplies and other expendable items as are necessary to operate the
Property and such supplies and other expendable items will remain the property of the Commission.
When purchasing such supplies, the Property Manager will secure for and credit to the Budget for the
Property any discounts, Commissions or rebates obtainable as a result of such purchases.

Travel. The Property Manager will have no right to reimbursement or payment of travel expenses in
the performance of its duties hereunder unless the same is approved in writing in advance by the
Commission.

Il.  Budget

A.

REPORTS

Approval. The Commission will notify the Property Manager of approval or disapproval of the
proposed Budget. If the Commission disapproves the proposed Budget, it will notify the Property
Manager of the reasons for such disapproval. The Property Manager will revise the proposed Budget
on or about September 1 of each year. The Commission will have the right to revise the Budget from
time to time and will deliver written notice to the Property Manager of all such revisions.

Implementation. When approved by the Commission, the Property Manager will implement the
Budget and will be authorized, without need for further approval by the Commission to make the
expenditures and incur the obligations provided for in the Budget {except capital expenditures, which
will require the separate prior written authorization of the Commission). Except in the event of an
emergency, the Property Manager will not make any expenditures or incur any obligations for any
transaction or group of similar fransactions which will exceed the amount budgeted.

Revision, Subsequent to the approval of the Budget by the Commission for a particular calendar
year, should either the Commission or the Property Manager determine that such Budget is not
compatible with the then prevailing conditions of the Property, the Property Manager will prepare and
submit to the Commission a revised Budget for the balance of the calendar year, which revised
Budget will be subject to review and approval by the Commission in the same manner and with the
same effect as the original Budget for such calendar year.

l.  Periodic Reports

The Property Manager will prepare and submit to the Commission reports and statements including the
following records and statements, showing the change over the previous report where available and
appropriate;
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Monthly Report, consisting of financial and other information shall include, but not be limited to the
following;

Cash Receipts Journal

Cash Disbursements Journal (fogether with such other information, including supporting
invoices and vouchers, as the Commission may request)

General Joumal

General Ledger

Balance Sheet

Income and Expense Summary (by cost center, if applicable)

Trial Balance

Check Register

Detailed Listing of Accounts Payable, Contracts payable and Accrued Expenses

Bank Statements and Reconciliations

Budget Variance analysis, including commentary

Occupancy Report/Rent Roll

Cash Flow Summary

Capital Expenditures

Management Fee Computation

Payroll Register that includes personnel, time warked, time earned and used for holidays,
vacation and funeral or other leave and a description of services with respect to any affiliated or
third-party contractors.

e Monthly copies of contracts awarded and corresponding pay requests.

Other, includes:

e Monthly copies of the complaint log that shows at minimum, but ot limited fo, the type of
complaint and the action taken.

= Records of any other comments, oral or written, received from any source, such as but not
limited te occupants, visitors, employees and contractors.

Quarterly Report, shall include, but not be limited to the following:

*  Achart of all employees and personnel of the Property Manager and third party contractors
involved in the management and operation of the Property, their titles, compensation range,
and whether they are bonded or covered under the Property Manager's insurance policy.

e  List of all Service Contracts then in effect, a description of the each contractor, service to be
performed, annual cost, cost per square foot, payment frequency, commencement and
termination dates, termination rights and other pertinent information.

«  Areport of all actions by the Property Manager or on the Property that have an impact or may
be perceived fo have and impact on fair labor practices;

e  Revenue Enhancement

e  Cost Reduction

e  Brokerage Services.

Semi-Annual, shall include, but not be limited to the following:
s Property Security;
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Best Practices and Benchmarks.

E.  Annual, shall include, but not be limited to the following:
e Operating and Capital monthly budgets with corresponding back-up;
o  Capital Improvement Program.
IIl.  Frequency of Reports

The frequency of reporting is subject to change by the Commission. The format of the reports and statements
are subject to the written approval of the Commission.

lil. Maintenance of Records

The Property Manager will maintain, at the Property Manager's expense, in accordance with generally accepted
real estate management accounting practices consistently applied, separate, accurate records of every receipt
and disbursement with respect to every transaction conceming the Property. To the extent particular expenses
or escalation items are billed separately to commercial tenants of the Property, the Property Manager will
maintain the books and records for the Property in a manner which enables the Property Manager to separately
account for such items on a calendar year basis and on any other fiscal period required by the Commission.
The Property Manager will maintain the books and records for the Property in a safe manner and will make
them available to the Commission upon request. The Property Manager agrees that, upon 48 hours notice
from the Cemmission, copies of all such records will be available during regular business hours for audit or
inspection, by the Commission Representatives or accountants. The cost of any such audit will be a Property
expense, unless it reveals negligence, willfu! misconduct or fraud; and in any such case, will be bome by the
Property Manager.

IV.  Rental and Occupancy Report

The Property Manager will render to the Commission, a written report, in a form acceptable to the Commission,
of rental payments received for all commercial space in the Property as of the end of the preceding calendar
month, and such other information relating to the rental or occupancy of the Property as the Commission may

request,

V. Operating Reports

The Praperty Manager will submit to the Commission a cash flow statement for the Property for the preceding
calendar month as well as year-to-date totals including a comparison with the Budget and an explanation of all
material variances {the “Cash Flow Report”). The Cash Flow Report will be in a form acceptable to the
Commission and will include and be supported by:

a rent roll of commercial tenants showing, by occupant, security deposits, cash collected, and
prepaid or accrued rents;

a calculation of all escalations and occupant reimbursements at the initial billing rate during each
calendar year, and the annual adjustments to such reimbursements to reflect the actual amount for
such calendar year;

a schedule of capital improvements, if any, that have been made in the preceding calendar month
or year fo date, including details of expenditures and completions; and

such other information as the Commission may request from time to time.

A. Notices or Statements Received

All notices or statements received by the Property Manager regarding insurance policies respecting
the Property or from any governmental agency or authority which threaten or are expected to have
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a material effect upon the Property or the Commission will be submitted promptly to the
Commission upon receipt,

¢ The Property Manager need not submit copies of information bulletins, questionnaires, and similar
materials of general distribution unless such materials are expected to have a material effect upon
the Property, Services or the Commission.

B. Events Affecting the Property

The Property Manager will notify the Commission promptly, investigate and make full written report as fo all
accidents or claims relfating to the ownership, operation, and maintenance of the Property. The Property
Manager will cooperate with and make any and all reports required by any insurance company in connection
therewith.

MANAGEMENT

Procurement Services. At the 