LEASE

NOTICE:

The submission of this document for examination does not constitute an
option or offer to lease space at the Project. This document shall have no
binding effect on the parties unless executed by the Landlord and the executed
copy is delivered to the Tenant.



LEASE

This Lease (this “Lease”) is made this 1‘2 day of %{éﬁt 2016 (“Effective Date”)
by and between RCS — Orlando Airport 371, LLC, a Colorado lintifed liability company (“Landlord”)
and CENTRAL FLORIDA REGIONAL WORKFORCE DEVELOPMENT BOARD, INC., a
Florida not-for-profit corporation (“Tenant”).

WITNESSETH:

BASIC LEASE PROVISIONS:

Ll
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Project Name:  Orlando Airport Business Center

Address: 5730-5892 S. Semoran Blvd., Orlando, Florida 32822

Building: Building F

Premises: Suite No. 5784, containing 12,363 rentable square feet as reflected on the
floor plan attached hereto as Schedule 1

Floor: First

Commencement Date: The later of November 1, 2016 or the completion of the
Improvements (as further described in the attached Schedule 2). Upon occupancy of the
Premises by Tenant, Tenant shall promptly execute and deliver to Landlord the Tenant
Acceptance Letter attached hereto as Schedule 5. Tenant shall have access to the
Premises at no additional cost to the Tenant for the fourteen (14) day period prior to
the Commencement Date to install furniture, fixtures and equipment, provided
Tenant does not interfere with Landlord’s Work.

Rent Commencement Date: The date that is the Commencement Date.

Expiration Date: The date that is sixty-three (63) full months after the Commencement
Date unless the Commencement date is a date other than the first day of a month, in which
case the Expiration Date shall be the last day of the month in which the date that is sixty-
three (63) full months after the Commencement Date falls.

Security Deposit:  $28,919.12 (the amount representing the fourth month’s and last
month’s rent) (see Paragraph 24)

Base Rent:
Base Rent Annual Base Monthly Base | Total Base Rent per
Months $/RSF Rent Rent Applicable Period
1-3* $0.00 $0.00 $0.00 $0.00
4-12 $13.00 $160,719.00 $13,393.25 $120,539.25
13-24 $13.39 $165,540.57 $13,795.05 $165,540.57
25-36 $13.79 $170.485.77 $14,207.15 $170,485.77
37-48 $14.21 $175,678.23 $14,639.85 $175,678.23
49-60 $14.63 $180.,870.69 $15,072.56 $180.,870.69
61-63 $15.07 $186,310.41 $15.525.87 $46,577.60

*Only Base Rent shall be abated during such period.

In the event that the Rent Commencement Date occurs on a day other than the first day of a
month, all rent increases provided above shall occur the first day of the following month
and shall continue for the applicable period.

Tenant’s Percentage Share: 6.23% (based upon a Premises of 12,363 rentable square feet
in a Project of 198,588 rentable square feet). Such Percentage Share shall be adjusted in the
event that the rentable square feet in the Building is increased or decreased.

Operating Expense Rent: Tenant’s Percentage Share of Operating Expenses. The
estimated annual charge for Operating Expense Rent during calendar year 2016 is $3.19 per
rentable square foot, which is payable mnonthly . Operating Expense Rent is due as of the
Commencement Date of this Lease. Sec Paragraph 5.

Permitted Use: General Office Purposes
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Trade Name: CarcerSource Central Florida

Parking Spaces: Tenant shall have a non-exclusive parking ratio of 2.6 parking spaces per
1,000 square feet during normal business hours (Monday through Friday 7:00 am. to 6:00
p.m.). All parking for Tenant and its employees, suppliers, customers and guests shall be
on a first come, first served basis (see Paragraph 6).

Guarantor(s): N/A

Address For Payment of Rent and Notices:

Landlord: Tenant:
Rent checks are made payable to:
RCS — Orlando Airport 371, LLC CareerSource Central Florida

P.O. Box 63457 309 North Orange Avenue, suite 700
Charlotte, NC 28263-3457 Orlando, FL 32801

Attn: Property Management Attn: Leonardo Alvarez, CFO
Phone: (303) 466-2500 Phone:

Fax: (303) 466-3008 Fax:

Broker: Landlord’s broker is Lincoln Property Company, and Tenant’s broker is RE
Commercial (see Paragraph 40).

Termination Right: Tenant shall have option to terminate this Lease (the
“Termination Right”) solely upon the occurrence of the conditions and according to
the procedure set forth in this section 1.15. If Tenant elects to exercise its Termination
Right, Tenant shall do so by delivering after the fourteenth (14") month of the lease
term: (i) written notice of such election to Landlord in compliance with the notice
provisions of this Lease (the “Termination Notice”); (ii) written documentation
certifying that there has occurred a material and significant decrease of the total
funding amount allocated to Tenant by Tenant’s funding source(s) for Tenant's
operations for the calendar year in which the Termination Notice is delivered by
Tenant to Landlord (the “Documentation”); and delivering Landlord’s Costs (defined
below) to Landlord no later than ten (10) months prior to the date designated by
Tenant in the Termination Notice as the effective date of termination (the
“Termination Date”). Tenant agrees that upon Landlord’s receipt of the Termination
Notice, the Right of First Offer under this Lease shall immediately terminate. The
Landlord’s costs payable by Tenant shall be an amount equal to the then unamortized
costs of Landlord’s Work and leasing commissions paid to Landlord’s Broker, both of
which shall be determined by reference to the full amount of such costs amortized over
the sixty (60) month period beginning on the Rent Commencement Date. Upon
Landlord’s receipt of the Termination Notice, Landlord shall calculate Landlord’s
Costs through the Termination Date and provide notice thereof to Tenant within sixty
(60) days of Landlord’s receipt of the Termination Notice. Tenant shall be fully liable
for the payment of all Rent and other charges owed under this Lease which shall be
due and payable through and including the Termination Date, and for the
performance of all terms and conditions of the Lease through and including the
Termination Date. Tenant may only exercise the Termination Right if there is no
current default under this Lease. The Termination right is not transferrable or
assignable to any third party, and is personal to Tenant (or any legal successor-in-
interest to Tenant through corporate reorganization, merger, etc.). All obligations of
Landlord and Tenant which would survive the expiration of this Lease shall also
survive the early termination of this Lease.

Renewal Option: Tenant shall have one (1) five-year option to renew the Lease (the
“Option Period”) at the fair market rental value of the Premises, as reasonably
determined by a broker reasonably acceptable to Landlord and Tenant based on a
then current market evaluation of rental properties comparable to the Premises at the
commencement date of such Option Period (the “Renewal Option”). Notice of the
exercise of the Renewal Option shall be given to Landlord in writing no later than 120
days prior to the end of the then-expiring lease term. In determining the fair market
rental value for any option period, Landlord will not consider the highest and best use
for the Premises, or the Building where the Premises are located or the underlying
land, but will consider only the then prevailing rent for premises comparable in size,
character, class and use to the Premises, located in buildings comparable in size and
use to, and in the general vicinity of, the Building leased on terms comparable to the
terms contained in this Lease. Taking into account any then-available leasing
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incentives for the Premises or other comparable properties. Notwithstanding anything
to the contrary contained in this Paragraph, the Option Period Base Rent shall never
be less than the Base Rent paid by Tenant during the year immediately preceding the
Option Period.

Right of First Offer. Subject to the rights of third parties, during the initial Term or
any Option Period, and upon Landlord's determination to commence marketing
activities for any space(s) adjacent to the Premises (each, a "First Offer Space") for
rent to third party tenants, Landlord will provide Tenant with a written notice (" First
Offer Notice'") of the commencement of such marketing activities and Tenant, for a
period of ten days following receipt of the First Offer Notice, will have the right
("Right of First Offer") to negotiate with the Landlord regarding the First Offer
Space. Tenant acknowledges that Landlord has made no representation or warranty
regarding the terms to be negotiated concerning the First Offer Space, and that the
initial terms to be quoted by Landlord will be the prevailing market rates as
reasonably determined by Landlord for comparable space in the Building. In the
event the Landlord and Tenant have not agreed upon terms and conditions for the
lease of the First Offer Space within 10 days following the date of the First Offer
Notice, Landlord will be free to negotiate with and lease the First Offer Space to third
parties without further obligation to Tenant under this Paragraph. If Landlord and
Tenant are able to agree to the terms for the lease of the First Offer Space, the term
for the lease of the First Offer Space will be coterminous with the Term of the Lease,
but also subject to any renewal rights in this Lease on the same terms and conditions
as the Premises. If Tenant has exercised its Right of First Offer, then the term
""Premises" will mean the combined space of the original Premises and the First Offer
Space.

2. DEFINITIONS: Unless the context otherwise specifies or requires, the following terms shall have
the meanings set forth below:
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Common Areas: shall mean all areas and facilities outside the Premises and within the
exterior boundaries of the Project that are not leased to other tenants and that are provided
and designated by Landlord, in its sole discretion from time to time, for the general use and
convenience of Tenant and other tenants of the Project and their authorized representatives,
employees, invitees and the general public, as more particularly set forth in Paragraph 4.
Common Areas are areas within and outside of the buildings on the Project, such as
common entrances and common or shared lobbies. Landlord may also, from time to time,
designate other areas in the Project as Common Areas, such as pedestrian walkways, patios,
landscaped areas, sidewalks, service corridors, elevators, restrooms, stairways, decorative
walls, plazas, loading areas, parking areas and roads for the non-exclusive use of Tenant.

Operating Expenses: shall mean all costs of operating, servicing, managing, repairing and
maintaining the Project, the landscaping of Common Areas of the Project and the parking
lot or garage used as parking for the Project, if any. All costs of operating, servicing,
administering, repairing and maintaining the Project shall be computed in accordance with
sound accounting principles applied on a consistent basis, and will include by way of
illustration, but not limitation:

a) all necessary costs of managing, operating, repairing and maintaining the Project,
including, without limitation, market rate professional management fees charged in
arm’s length transactions, wages, salaries, fringe benefits, worker’s compensation
and disability insurance, and payroll burden for employees on-site utilized in the day to
day operation of the Project; architectural and engineering costs, and legal, accounting,
inspection and consultation fees incurred in connection with the Project; public
liability, flood, property damage and all other insurance premiums and deductibles paid
by Landlord with respect to the Project, including any amounts that would be charged
as premiums if Landlord self-insures any of the insurance risks; water, sewer, heating,
air conditioning, ventilating and all other utility charges serving the Project (other than
with respect to utilities separately metered and paid directly by Tenant or other
tenants); the cost of contesting the validity or amount of real estate and personal
property taxes; janitorial services; access control; window cleaning; elevator
maintenance; fire detection and security services, gardening and landscape
maintenance; aH-costs—of-snow—and-ice—emeval; trash, rubbish, garbage and other
refuse removal; pest control; painting; facade maintenance; lighting; exterior and
partition (demising) wall repairs; roof repairs; maintenance of all steam, water and
other water retention and discharging piping, lakes, culverts, fountains, pumps, weirs,
lift stations, catch basins and other areas and facilities serving the Project, whether or

not on-site; eanal-embankment—and—related—maintenance; repair and repainting of
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sidewalks due to settlement and potholes, and general resurfacing, striping and
maintenance of parking areas; sanitary control; depreciation of machinery and
equipment used in any of such maintenance and repair activities; repair, maintenance
and replacement of signage located in the Project; union increases; road, sidewalk and
driveway maintenance; and all other Project maintenance, repairs and insurance;

b) the costs (amortized together with a reasonable finance charge of 8% per annum) of
any capital improvements: (A) reasonably made to the Project by Landlord, or (B)
made to the Project by Landlord to comply with any governmental law, ordinance, rule
or regulation that was not in force at the Commencement Date. Said amortized costs
shall calculated on a monthly basis and Tenant’s Percentage Share of Operating
Expenses shall only include the amount so amortized only during the Term of this
Lease;

) the costs of supplies, materials, tools and equipment for repairs and maintenance;
d) the cost of maintaining and repairing any solar installation serving the Premises;

e) all real and personal property taxes and assessments (whether general or special),
sewer rents, rates and charges, transit taxes, taxes based upon the receipt of Rent, and
any other federal, state or local government charge, general, special, ordinary or
extraordinary (but not including income taxes), which may now or hereafter be levied
or assessed against the land upon which the Project stands or the Project for such year,
or the furniture, fixtures, machinery, equipment, apparatus, systems and appurtenances
used in connection with the Project for the operation thereof (the “Taxes”).

Operating Expenses shall not include:

f)  depreciation on the Project or any Common Areas;

g) costs of space planning, tenant improvements, marketing expenses, finders’ fees and
real estate broker commissions;

h) any and all expenses for which Landlord is reimbursed or contractually obligated to be
reimbursed (either by an insurer, condemnor, tenant or other person or entity), but only
to the extent of such reimbursement;

i)  costs in connection with services or benefits of a type that are not standard and are not
available to Tenant, but are available to another tenant or occupant;

j) mark-ups on electricity and condenser cooling water for heat pumps in excess of
Landlord’s costs therefore;

k) Landlord’s general overhead and administrative expenses not directly allocable to the
operation of the Project;

) Attomneys’ fees and cost related to negotiating or enforcing any tenant lease, or
resolving disputes with any lender of Landlord;

m) interest on debt or amortization payments on any mortgage/deed of trust, or Rent on
any ground lease; and

n) federal and state taxes on income, death, estate or inheritance; or franchise taxes.

Notwithstanding anything herein to the contrary, if Landlord fails to bill Tenant for
any Operating Expenses Rent within twenty-four (24) months of the date that such
charges are incurred, then Tenant shall not be required to pay such Operating
Expenses Rent.

Environmental Law: shall mean any law, statute, ordinance or regulation pertaining to
health, industrial hygiene or the environment including, without limitation, CERCLA
(Comprehensive Environmental Response, Compensation and Liability Act of 1980),
RCRA (Resources Conservation and Recovery Act of 1976) and SARA (Superfund
Amendments and Reauthorization Act of 1986).

Hazardous Substance: shall mean any substance, material or waste that is or becomes
designated, classified or regulated as being “toxic” or “hazardous™ or a “pollutant”, or that
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is or becomes similarly designated, classified or regulated, under any Environmental Law,
including asbestos, petroleum and petroleum products, or that becomes hazardous to the
health and welfare of any occupant in the Building.

Building Hours: Intentionally deleted.

Legal Requirements: shall mean any and all statutes, laws, ordinances, rules and
requirements of all municipal, state and federal authorities now in force, or that may
hereafter be in force, pertaining to the Premises, the Building and/or the Project occasioned
by or affecting the use thereof by Tenant, including, but not limited to, the Americans With
Disabilities Act.

Schedules: shall mean the schedules attached hereto and incorporated herein by reference.
This Lease contains the following Schedules:

Schedule 1 Floor Plan of Premises
Schedule 2 Construction Rider
Schedule 3 Intentionally Omitted
Schedule 4 Rules and Regulations
Schedule § Tenant Acceptance Letter

Term: shall mean the initial term of this Lease, The Term shall commence as of the
Commencement Date and end as of the Expiration Date unless sooner terminated as
provided herein, or extended pursuant to the provisions of this Lease.

PREMISES:

3]s

3:2:

Lease of Premises: Landlord hereby leases to Tenant, and Tenant hereby leases from
Landlord, for the Term, the premises described in Paragraph 1 above (the “Premises™),
subject to the agreements, covenants, conditions and provisions set forth in this Lease, to
which Landlord and Tenant hereby mutually agree. Subject to the completion of the
Work specified in Schedule 2, Tenant hereby agrees to accept the Premises in an “as-is”
condition and acknowledges that no representation with respect to the condition of the
Premises have been made by Landlord. The parties hereby stipulate to the Rentable Square
Feet in the Premises (as shown in Paragraph 1) and both parties waive the right either may
have to remeasure the same. Upon occupancy of the Premises by Tenant, Tenant shall
promptly execute and deliver to Landlord the Tenant Acceptance Letter attached hereto as
Schedule §. If Landlord is unable to deliver possession of the Premises on the
Commencement Date, Landlord shall not be liable for any damage caused thereby, nor shall
this Lease be void or voidable, but Tenant shall not be liable for any Rent and the Rent
Commencement Date shall be delayed for the same number of days the Commencement
Date is delayed, which Commencement Date shall not occur until possession is delivered, at
which time the Term shall commence and the Expiration Date shall be extended so as to
give effect to the full stated Term. Tenant may terminate this Lease if possession is not
delivered within 180 days after the Commencement Date.

Project: The Premises are a part of the project (the “Project”) described in Paragraph 1.
Landlord may increase, reduce or change the number, dimensions or locations of the walks,
buildings, mall areas, parking and other Common Areas and other improvements located in
the Project in any manner that Landlord, in its commercially reasonable sele-discretion,
shall deem proper. Landlord further reserves the right to make alterations and/or additions
to and to build or cause to be built additional stories on the Building in which the Premises
are situated and to add any buildings adjoining the Premises or elsewhere in the Project.
Without limiting the generality of the foregoing, Landlord may add additional tenants,
offices, retail shops, building and parking facilities anywhere in the Project. Such
alterations and/or additions by Landlord shall not materially impair the Tenant’s ability to
use the Premises for its Permitted Use. Landlord reserves the right to install, maintain, use,
repair and replace pipes, ducts, conduits and wires leading through the Premises and serving
other parts of the Building and/or Project in a manner that will not materially interfere with
Tenant’s use of the Premises, except temporarily in the case of an emergency. Landlord
shall also have the right to increase and expand the size of the Project by adding additional
land, buildings and other structures to the Project, provided such expansion does not
materially impair the Tenant’s ability to use the Premises for its Permitted Use and the
Tenant’s Percentage Share is equitably adjusted. Landlord shall have the right to change
the Project’s name without notice, to change the Project’s street address upon 90 days’ prior
notice, to grant to any person or entity the exclusive right to conduct any business or render
any service in or to the Project, provided such exclusive right shall not operate to prohibit
Tenant from using the Premises for the purpose set forth in Paragraph 1, to retain at all
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times master keys or passkeys to the Premises, and to place such signs, notices or displays
as Landlord reasonably deems necessary or desirable upon the roof and exterior of the
Building or elsewhere in the Project.

Relocation of Tenant: Intentionally deleted. Landlord-expressty-reserves-the-right-afler-the
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4. COMMON AREAS:

4.1.

42.

5. RENT:
5.k

52

Tenant’s Right to Use Common Areas: Landlord grants Tenant and its authorized
representatives and invitees the non-exclusive right to use the Common Areas with others
who are entitled to use the Common Areas subject to Landlord’s rights as set forth in this
Lease.

Landlord’s Control: Landlord has the right to: (a) establish, revise, update and uniformly
enforce reasonable rules and regulations applicable to all tenants concerning the
maintenance, management, use and operation of the Common Areas, the current rules and
regulations are attached to this Lease as Schedule 4; (b) close, if necessary, any of the
Common Areas to prevent dedication of any of the Common Areas or the accrual of any
rights of any person or of the public to the Common Areas; (c) close temporarily any of the
Common Areas for maintenance purposes; (d) select a person, firm or corporation (which
may be an entity related to Landlord) to maintain and operate any of the Common Areas
based on market prices available in arm’s length transactions; and (¢) designate other
lands outside the exterior boundaries of the Project to become part of the Common Areas.
Notwithstanding the provisions of this Subparagraph, in exercising its rights hereunder,
Landlord shall provide Tenant with a means of reasonable pedestrian and vehicular access
to and from the Premises.

Base Rent: Tenant shall pay to Landlord, for the use and occupancy of the Premises at the
times and in the manner provided below, Base Rent in the amount specified in Paragraph
1, payable in U.S. funds, in advance, starting on the Rent Commencement Date and on or
before the first day of each and every successive calendar month thereafter during the Term
(and any extension or renewal thereof) without demand, setoff or deduction.

Operating Expenses Rent:

a) Calculation. In addition to Base Rent, Tenant shall pay Tenant’s Percentage Share, as
specified in Paragraph 1, of the Operating Expenses paid or incurred by Landlord in
such year (“Operating Expenses Rent”). Tenant’s Percentage Share of the Operating
Expenses is the proportion that the Rentable Square Footage bears to the total rentable
square footage of the Building, as determined by Landlord using the same BOMA
measurement standards used to determine the rentable square footage of the
Premises (said Percentage Share shall be adjusted in the event the rentable square
footage of the Building or the Project is increased or decreased). If the Project consists
of more than one building, the Landlord reserves the right to contract for services
and/or utilities on a Project wide basis. In such instance, Tenant’s Percentage Share
for such Project-wide services, utilities or other costs shall be calculated based upon
the Rentable Square Footage compared to the rentable square footage of the Project
(instead of the Building).
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b) Payment: During December of each calendar year or as soon thereafier as practicable,
Landlord shall provide Tenant with a written notice of its estimate (line item and
detailed support included) of Operating Expenses Rent for the ensuing calendar year.
On or before the first day of each month during the ensuing calendar year, Tenant shall
pay to Landlord 1/12th of such estimated amount, provided that if such notice is not
given in December, Tenant shall continue to pay on the basis of the prior year’s
estimate until the month after such notice is given, If at any time or times it appears to
Landlord that the amount payable for Operating Expenses Rent for the current calendar
year will vary from its estimate by more than 10%, Landlord, by written notice to
Tenant, shall revise its estimate for such year, and subsequent payments by Tenant for
such year shall be in an amount so that by the end of such year Tenant shall have paid a
total sum equal to such revised estimate. Landlord shall indicate in its notice to Tenant
the reasons Landlord believes its estimate has changed by more than 10%.
Notwithstanding anything contained herein to the contrary, Tenant’s Share of
Operating Expenses shall not increase from one (1) calendar year to the next by
more than five percent (5%) per calendar year on a cumulative basis (excluding
non-controllable expenses, such as taxes, insurance, utilities and janitorial costs
which shall not be subject to the cap but shall increase at a rate that such costs
actually increase).

¢) Statement: Within 180 days after the close of each calendar year or as soon after such
180 day period as practicable, Landlord shall deliver to Tenant a statement of amounts
of Operating Expense Rent payable under this Lease for such calendar year. If such
statement shows an amount owing by Tenant that is more than the estimated payments
for such calendar year previously made by Tenant, Tenant shall pay the deficiency to
Landlord within 60 days after delivery of the statement. If the total of the estimated
monthly installments paid by Tenant during any calendar year exceeds the actual
expense amount due from Tenant for such calendar year, and provided Tenant is not in
default hereunder, such excess shall, at Landlord’s option, be either credited against
payments next due hereunder or refunded by Landlord to Tenant. Any obligations
related to payment of excess Operating Expense Rent by Tenant or refunding
Operating Expense Rent by Landlord shall survive the earlier expiration or
termination of this Lease.

d) Audit Rights. Tenant has the right, exercisable no more than once each calendar year
on reasenable written notice to Landlord and at a time reasonably acceptable to
Landlord, but in no event later that 45 days after Landlord’s receipt of written
notice, to cause an audit to be performed, at Tenant’s sole cost and expense, of
Landlord’s operations and/or books and records pertaining to Operating Expense Rent
for the preceding calendar year. In the event Landlord has overstated Operating
Expense Rent by more than 5%, and provided Tenant is not in default hereunder,
within 30 days after demand therefore by Tenant accompanied by Tenant’s verification
of such overcharges and paid invoices, Landlord shall reimburse Tenant for the costs
of such audit and verification incurred by Tenant (up to a maximum of $500.00) and
all overcharges.

¢) Gross Up. Notwithstanding any provision of this Subparagraph to the contrary, if the
Building (or Project, as applicable) is less than 95% leased and/or occupied during any
calendar year, an adjustment shall be made so that Operating Expense Rent shall be
computed for such year as though 95% of the Project had been leased and occupied
during such year.

Sales Tax: Additional Rent: Only if and to the extent actually charged by any applicable
governmental or quasi-governmental authority, Tenant shall pay to Landlord (Landlord
and Tenant acknowledging that Tenant may be exempt from such payments and
Tenant shall provide proof of any such exemption in which event Tenant shall have no
obligation to pay) monthly all sales or use taxes or excise taxes imposed or any other
charge or payment required hereunder to be made by Tenant to Landlord. All sums of
money as shall become due and payable by Tenant to Landlord under this Lease, including,
without limitation, sales tax, Operating Expense Rent and-packing-charges-(-any) shall be
deemed additional Rent, which Tenant shall be obligated to pay. Landlord shall have the
same remedies for default in the payment of additional Rent as are available to Landlord in
the case of a default in the payment of Base Rent. All Base Rent, Operating Expense Rent
and additional sums payable hereunder are sometimes collectively referred to as “Rent.”
All payments from Tenant to Landlord shall be paid in U.S. funds.

Late Fee/Default Interest. Any installment of Rent not paid within § 10 days after due and
payable shall bear interest at 4812% per annum from the date due until paid and shall be
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subject to a late charge in the amount equal to 10% of the amount due. In the event any
check, bank draft or negotiable instrument given for any payment under this Lease shall be
dishonored at any time for any reason whatsoever not attributable to Landlord, Landlord
shall be entitled, in addition to any other remedy that may be available, to an administrative
charge of $100.

First Month’s Rent. The Base Rent installment due for the first full calendar month after
the Rent Commencement Date and any partial month occurring at the beginning of the
Term, and the Security Deposit, shall be delivered to Landlord by Tenant with the delivery
of this Agreement to Landlord for execution.

Proration: If for any reason etherthan-the-default-ofTenant, this Lease commences on a
day other than the first day of a calendar month or terminates on a day other than the last
day of a calendar month or year, the amount of Rent payable by Tenant for such partial
month or year shall be prorated on a per diem basis, as applicable.

USE OF PREMISES:

6.1.

6.2.

6.3.

6.4.

Quict Enjoyment. Tenant shall, and may peacefully have, hold, and enjoy the Premises,
subject to the other terms hereof, and provided that Tenant timely pays the Rent within any
applicable notice and grace period, and timely performs all of Tenant’s covenants and
agreements herein contained. This covenant and all other covenants of Landlord shall be
binding upon Landlord and its successors and/or assigns only with respect to breaches
occurring during its or their respective periods of ownership of Landlord’s interest
hereunder.

Effect on Insurance: Tenant shall not use any portion of the Premises for purposes other
than those specified in Paragraph 1, and no other use shall be made or permitted to be
made upon the Premises, nor acts done, that could cause cancellation of any insurance
policies covering the Project. If Landlord’s insurance premiums increase due to Tenant’s
activity, Landlord may elect to charge Tenant directly for such additional cost as additional
Rent hereunder and Tenant shall pay Landlord for the same within 10 days after written
demand thereof.

Miscellancous Restrictions: Tenant shall operate from the Premises using the Trade Name
set forth in Paragraph 1, which Trade Name may be changed from time to time by
delivery of ten (10) days prior written notice to Landlord setting for the new Trade
Name and the reason for any change. Tenant shall not use the Premises for, or permit in
the Premises, any offensive, noisy, or dangerous trade, business, manufacture or occupation
or interfere with the business of any other tenant in the Project. Tenant shall not cause,
permit or suffer any waste or damage, disfigurement or injury to the Premises or the fixtures
or equipment thereof or to the Building or the Common Areas. Tenant shall not use the
Premises for washing clothes or cooking (except for a small kitchenette customarily located
in an office) and nothing shall be prepared, manufactured or mixed in the Premises that
might emit any offensive odor, exhaust or gas into the Project. Tenant shall not obstruct the
Common Areas in the Project or use the same for business operations or advertising.
Tenant shall not use the Premises for any purpose that would create unreasonable elevator
loads, cause structural loads to be exceeded or adversely affect the mechanical, electrical,
plumbing or other base building systems. Tenant shall at all times comply with the rules
and regulations of the Project attached hereto as Schedule 4 and with such additional rules
and regulations as may be commercially reasonably adopted and uniformly enforced by
Landlord from time to time.

Prohibited Uses. In addition, and not by way of limitation of the restrictions on use set forth
herein, Tenant shall not use or permit the use of the Premises in any manner, nor shall
Tenant keep the Premises in such a condition, that violates any Legal Requirements (as
defined in Paragraph 2) now in effect or hereafter promulgated regulating the use,
condition or occupancy of the Premises, and Tenant, at its sole expense, shall promptly
comply with all such applicable Legal Requirements and Tenant shall indemnify and hold
Landlord harmless from any failure to materially comply with any Legal Requirements and
from all fines, suits, proceedings, claims, demands or actions of any kind arising out of or in
connection with the occupancy or use of the Premises by Tenant. Tenant shall not use or
permit any part of the Premises to be used for any unlawful purpose or for any purpose not
approved by Landlord. Tenant shall not use or permit the use of the Premises in any
manner that may create waste or a nuisance or that may unreasonably interfere with,
unreasonably annoy, or unreasonably disturb Landlord or any tenant or occupant of the
Building or Project.



6.5. Temporary Closure. Notwithstanding anything contained in this Lease to the contrary,
should Landlord determine in its reasonable discretion that an emergency exists that
threatens the Building or Project or any of the tenants or persons therein, or any of their
property (e.g., an impending flood, a bomb threat to the Building and/or Project), including
but not limited to emergencies caused by persons or natural conditions outside of
Landlord’s control, Landlord shall have the right to close the Building and/or the Project
and require all tenants, including Tenant, to evacuate the Building until such emergency
ceases to exist. Such closure shall not affect Base Rent, any other Rent or the Term (or any
extension or renewal thereof).

7. PARKING: Subject to the rules and regulations of the Project, Tenant shall be entitled to the
number of unreserved Parking Spaces (if any) set forth in Paragraph 1 above. Tenant and its
authorized representatives shall park their cars only in areas specifically designated for that purpose
by Landlord. Within 5 days after written request by Landlord or any parking space operator, Tenant
shall furnish to Landlord the license numbers assigned to its cars and the cars of all of its authorized

represematwes I-f Tenant or its authonzed representatlves Faﬂs—(e—pask—the#—eamn—&e—demgnmeé

: other-than-these-designated—TFenan shallnotparkorpenmt
the parkmg of any vehlcles adjacent to ]oadmg areas so as to mterfere in any way with the use of such
areas. Only automobiles and pickup trucks shall be permitted in the parking areas. Landlord shall
have the right, in Landlord’s sole discretion, to designate parking spaces for the exclusive use of a
particular tenant or particular tenants. Landlord shall have the right to institute reasonable procedures
and/or methods to enforce the terms of this Subparagraph, including but not limited to, a card access
system, the hiring of parking attendants or a management company.

8. SIGNAGE: Tenant shall have the right to erect, affix and display such signage as Tenant may
consider necessary or desirable: i) on the Building fagade on the east side of the Premises facing
Semoran, ii) on the Building fagade on south side of the Premises; and iii) on the monument sign in a
location and size designated by Landlord; all in accordance with the rules and regulations of the
Business Center, provided that such signs are reasonably architecturally harmonious with the
Building Center. All such signs shall comply with all applicable zoning Laws. Tenant shall obtain
Landlord’s prior approval for signs on the exterior of the Premises and the monument sign, which
approval shall not be unreasonably withheld, conditioned or delayed, for the location and design of
such signs. Tenant shall properly maintain such signage at its sole costs and expense. If a tenant
directory exists at the Building, Landlord shall include Tenant’s name in the directory. Tenant shall
not place any signs within the Premises that are visible from the outside of the Premises without
Landlord’s prior written approval.

9. ASSIGNMENT AND SUBLETTING:

9.1. Prohibition. Tenant shall not assign this Lease or sublet all or any portion of the Premises
without the prior written consent of Landlord, which consent shall not be unreasonably
withheld or delayed, provided Tenant is not in default under this Lease at the time of such
request. The parties agree that it shall be reasonable for Landlord to withhold consent if
Landlord is not commercially reasonably satisfied with the financial condition, identity,
reputation or business character of the proposed assignee or sublessee or if Landlord or its
agents have shown any space in the Project to, or attempted to negotiate lease terms with,
such proposed assignee or sublessee regarding other available space in the Project within
the preceding six months of the proposed assignment or subletting, Any change in the
majority ownership, interest or control of Tenant, if Tenant is a corporation, partnership,
limited liability company or other similar type entity, shall constitute an assignment for
purposes of this Paragraph. Notwithstanding any consent by Landlord, Tenant and
Guarantor(s), if any, shall remain jointly and severally liable (along with each approved
assignee and sublessee, which shall automatically become liable) for all obligations of
Tenant hereunder with respect to that portion of the Premises so transferred, and Landlord
shall be permitted to enforce the provisions of this Lease directly against Tenant, Guarantor,
if applicable, or any assignee or sublessee without proceeding in any way against any other
party. In the event of an assignment, contemporaneously with the granting of Landlord’s
consent, Tenant shall cause the assignee to expressly assume in writing and agree to
perform all of the covenants, duties and obligations of Tenant hereunder and such assignee
shall be jointly and severally liable therefor along with Tenant. No usage of the Premises
different from the usage provided for in Paragraph 1 above shall be permitted, and all
other terms and provisions of this Lease shall continue to apply after such assignment or
sublease.

9.2. Consent Process. If Tenant requests Landlord’s consent to an assignment of this Lease or
subletting of all or part of the Premises, Landlord may, at its option: (i) approve such
sublease or assignment (but no approval of an assignment or sublease shall relieve Tenant



9.3:

10. ORDINANCES AND STATUTES: At Tenant’s sole cost, Tenant shall
Requirements. Fhe Heement-or-pe of any-state-orfederal-cou

of any liability hereunder); (ii) negotiate directly with the proposed subtenant or assignee
and, in the event Landlord is able to reach agreement with such proposed subtenant or
assignee, upon execution of a lease with such subtenant or assignee, terminate this Lease (in
part or in whole, as appropriate) upon 30 days’ notice to Tenant—er{i}-recapture-the

. If Landlord should fail to notify Tenant in writing of
its decision within a 30 day period after Landlord is notified in writing of the proposed
assignment or sublease, Landlord shall be deemed to have refused to consent to such
assignment or subleasing, and to have elected to keep this Lease in full force and effect. In
addition, in the event Tenant requests Landlord’s consent to any assignment of this Lease or
subletting, simultaneously with such request, Tenant shall pay to Landlord a processing fee
in the amount of $500.

No Profit. All cash or other consideration received by Tenant as the proceeds of any
assignment or sublease of Tenant’s interest in this Lease and/or the Premises, whether
consented to by Landlord or not, shall be paid to Landlord, notwithstanding the fact that
such proceeds may exceed the Rent due hereunder, unless Landlord agrees to the contrary
in writing, and Tenant hereby assigns all rights it might have or ever acquire in any such
proceeds to Landlord. This covenant and assignment shall benefit Landlord and its
successors in ownership of the Building and shall bind Tenant and Tenant’s heirs,
executors, administrators, personal representatives, successors and assigns. Any assignee,
sublessee or purchaser of Tenant’s interest in this Lease, by occupying the Premises and/or
assuming Tenant’s obligations hereunder, shall be deemed to have assumed liability to
Landlord for all amounts paid to persons other than Landlord in consideration of any such
sale, assignment or subletting, in violation of the provisions hereof.

all Legal

comply with

11. MAINTENANCE, REPAIRS, ALTERATIONS:

10.1

Tenant’s Obligations: Except for the completion of any work by Landlord as
described in Schedule 2, if any, Tenant hereby agrees to accept the Premises in its
“AS IS” condition without any representation or warranty of any kind. Tenant
acknowledges that the Premises are in good order and repair, unless otherwise
expressly indicated herein. Tenant shall, at its own expense and at all times,
maintain the Premises in good and safe condition and shall surrender the same, at
termination hereof, in as good condition as received, normal wear, tear and casualty
excepted. Tenant, at Tenant’s expense, shall be responsible for all janitorial services
to the Premises, maintenance and repairs necessary or required in the Premises,
except any electrical wiring or plumbing and any other Building systems or Building
equipment located in the Premises, roof, exterior walls, structural foundations,
parking areas and other Common Areas, which shall be maintained and repaired by
Landlord and included in Operating Expenses. Notwithstanding anything herein to
the contrary, Tenant shall be responsible for maintaining and repairing any electrical
wiring, telecommunications or computer cabling, plumbing fixtures or the like
exclusively serving the Premises. Notwithstanding the foregoing, Tenant shall at its
sole expense, keep the Premises in good repair and tenantable condition (excepting
ordinary wear and tear and damage due to casualty) during the Lease Term. As part
of its maintenance obligation set forth above, Tenant shall bear the responsibility for
the repair, maintenance and/or replacement of the heating, ventilation and air
conditioning or evaporative cooling system serving the Premises (the “HVAC
Units”). Landlord shall warrant the eight (8) HVAC units to be installed by
Landlord pursuant to Schedule 2 for the ninety (90) day period following the
Commencement Date. Tenant shall provide to Landlord, on or before the
ninetieth (90'") day after the Commencement Date, a copy of the contract
between Tenant and a licensed, bonded and insured mechanical contractor
reasonably acceptable to Landlord to perform maintenance on the HVAC Units
on not less than a bi-annual basis during the Term of the Lease. If Tenant fails
to enter into and keep in force and effect a maintenance contract for the HYAC
Units during the Term of this Lease, then Landlord may, but shall not be
obligated to, enter into a maintenance contract for the HVAC Units on the
Tenant’s behalf and may bill Tenant for the cost of same as Additional Rent.



10.2

10.3

10.4

Exterior and demising walls, subfloors (excluding floor coverings), load-bearing
clements, the roof, structural foundations, parking areas, building standard
mechanical, electrical, life-safety for common areas, HVAC for common areas
(outside of the Premises and plumbing systems, pipes, and conduits (outside of the
Premises) that are provided by Landlord in the operation of the Building and other
Common Areas, shall be maintained and repaired by Landlord and included in
Operating Expenses. Notwithstanding the foregoing, Tenant shall be responsible for
maintaining and repairing any electrical wiring, telecommunications or computer
cabling, plumbing fixtures or the like exclusively serving the Premises.

Limitations: Tenant may not make any improvements or alterations to the Premises

without the prior written consent of Landlord. Notwithstanding the foregoing,
Tenant may make any improvements or alterations to the Premises if they are
nonstructural, do not affect any Building system, cost less than $5,000, cannot be
seen from the exterior of the Premises, and otherwise comply with all Legal
Requirements and the following provisions of this Paragraph 10. Prior to the
commencement of any repair, improvement, or alteration, Tenant shall give Landlord
at least 10 business days’ written notice in order that Landlord may post appropriate
notices to avoid any liability for liens. All repairs, improvements or alterations shall
be made by a licensed and insured contractor consented to by Landlord and
performed in a good and workmanlike manner. All materials used shall be of a
quality comparable to or better than those in the Premises and shall be in accordance
with plans and specifications reasonably approved by Landlord.

Liens: Tenant shall pay all costs of construction done by it or caused to be done by it
on the Premises as permitted by this Lease. Tenant shall keep the Project free and
clear of all construction, mechanics’, materialmen’s, laborers’ and suppliers’ liens,
resulting from construction done by or for Tenant. The interest of Landlord in the
Premises and the Project shall not be subject to liens for improvements made by
Tenant. Upon Landlord’s request, Tenant shall provide lien waivers in such form
and content as Landlord may require. Any lien filed by any contractor, materialman,
laborer or supplier performing work for Tenant shall attach only to Tenant’s interest
in the Premises. Tenant shall indemnify, defend and hold harmless Landlord from
and against any and all costs and liabilities (including attorneys’ fees and expenses)
and any and all construction, mechanics’, materialmen’s, laborers’ or suppliers’ liens
arising out of or pertaining to any improvements or construction done by Tenant or at
Tenant’s request. Landlord shall indemnify, defend and hold harmless Tenant from
and against any and all costs and liabilities (including attorneys’ fees and expenses)
and any and all construction, mechanics’, materialmen’s, laborers’ or suppliers’ liens
arising out of or pertaining to any improvements or construction done by Landlord or
at Landlord’s request. All persons and entities contracting or otherwise dealing with
Tenant relative to the Premises or the Project are hereby placed on notice of the
provisions of this Paragraph, and Tenant shall further notify in writing such persons
or entities of the provisions of this Paragraph prior to commencement of any Tenant
work in the Premises. If any construction, mechanic’s, materialmen’s, laborers’ or
suppliers’ lien is ever claimed, fixed or asserted against the Premises or any other
portion of the Project in connection with any such Tenant work, Tenant shall, within
15 days after receipt by Tenant of notice of such lien, discharge same as a lien either
by payment or by posting of any bond as permitted by law. If Tenant shall fail to
discharge any such lien, whether valid or not, within 15 days after receipt of notice
from Landlord, Landlord shall have the right, but not the obligation, to discharge
such lien on behalf of Tenant and all costs and expenses incurred by Landlord
associated with the discharge of the lien, including, without limitation, attorneys’
fees, shall constitute additional Rent hereunder and shall be immediately due and
payable by Tenant.

Surrender of Premises: On the last day of the Term (as it may have been extended or
renewed) or on any sooner termination, Tenant shall surrender the Premises to
Landlord in the same condition as when received, ordinary wear and tear excepted,
and clear and free of debris. Tenant shall repair any damage to the Premises
occasioned by the installation or removal of Tenant’s trade fixtures, furnishings and
equipment.



12.

13.

ENTRY AND INSPECTION: Tenant shall permit Landlord or Landlord’s agents to enter upon the
Premises at reasonable times without material disruption to Tenant and upon 24 hours prior verbal
notice for the purpose of inspecting the same, performing any repairs, alterations, improvements or
additions as Landlord may deem necessary or desirable, irrespective of whether the work is for the
Premises or for other premises or facilities, and showing the Premises to potential and existing
mortgagees and purchasers, and prospective tenants in the Project. Notwithstanding the foregoing,
Landlord is not required to give notice to Tenant if Landlord must enter the Premises because of an
emergency. Tenant shall permit Landlord at any time within 180 days prior to the expiration of this
Lease, to place upon the Project (but not the Premises) any usual “To Let” or “For Lease” signs, and
permit potential tenants to inspect the Premises. Landlord shall use commercially reasonable efforts
to minimize disruption to Tenant, including scheduling, if possible, the showing of the Premises
outside of normal business hours.

INDEMNIFICATION:
13.1. Indemnification.

The Tenant possesses sovereign immunity except for the limited waiver stated in
section 768.28, Florida Statutes. To the limited extent specified in section 768.28,
Tenant may be responsible for certain damages for injury or loss of property caused
by the negligent acts or omissions of its employees acting within the scope of the
employee’s office or employment. However, nothing stated in this Lease is, or shall be
deemed to be: (i) a waiver of the Tenant’s sovereign immunity; (ii) an extension of the
limited waiver of its sovereign immunity as stated in section 768.28; (iii) a waiver of
any requirement or condition stated in section 768.28. Tenant agrees to accept and is
responsible for its own acts and omissions in performance of its duties and
responsibilities pursuant to this Lease as well as those acts or omissions of its
employees, and nothing in this Lease shall be construed to place any responsibility for
such acts or omissions on the Landlord.

Subject to this Section 13.1 and Paragraph 15 below, Tenant agrees to and shall
indemnify, defend and hold Landlord harmless from and against any and all claims,
demands, losses, damages, costs and expenses (including attorneys’ fees and expenses) or
death of or m_|ury to any person or damage to any property whatsoever arising out of

Tenant’s breach or default under this
Lease, mcludmg, but not Ilmlted to, Tenant s breach of Paragraph 13 below or Tenant’s
use or occupancy of the Premises or caused by Tenant or its agents, employees or invitees,
unless proximately caused by the gross negligence of Landlord. Landlord shall not be liable
to Tenant for any damage by or from any act or negligence of any co-tenant or other
occupant of the Project or by any owner or occupant of adjoining or contiguous property.
Tenant shall pay for all damage to the Project, as well as all damage to tenants or occupants
thereof, caused by misuse or neglect of the Premises, its apparatus or appurtenances or the
Common Areas, the Building or the Project, by Tenant or Tenant’s employees, agents and
invitees. The provisions of this Paragraph 13.1 shall survive the termination of this Lease.

Subject to Paragraph 15 below Landlord agrees to and shall indemnify, defend and
hold Tenant harmless from and against any and all claims, demands, losses, damages,
costs and expenses (including attorneys’ fees and expenses) or death of or injury to
any person or damage to any property whatsoever arising out of Landlord’s breach or
default under this Lease, including, but not limited to, acts caused by Landlord or its
agents, employees, unless proximately caused by the employees of Tenant or Tenant’s
breach of this Lease. Tenant shall not be liable to Landlord for any damage by or
from any act or negligence of any co-tenant or other occupant of the Project or by any
owner or occupant of adjoining or contiguous property. The provisions of this
Paragraph 13.1 shall survive the termination of this Lease.

13.2. Release. Tenant and Guarantor (if any), for themselves and their respective heirs, legal
representatives, successors and assigns, do hereby fully and forever release, remise, acquit
and discharge the Landlord and all its property management agent(s), and their respective
partners, managers, members, officers, directors, employees, agents, attorneys, affiliates,
subsidiaries, parents, heirs, legal representatives, successors and assigns, and each of them,
of and from any and all claims, demands, debts, liabilities, bonds, notes, guaranties,
controversies, actions, causes of action, suits, damages (including direct, special,
consequential, remote, foreseeable, unforeseeable, and punitive damages), and other
responsibilities of any nature or kind whatsoever, at law, in equity, or otherwise, liquidated
or unliquidated, known or unknown, sounding in tort, in contract, or under any other legal
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theory, or arising under statute or under any other law or regulation, and whether contingent
or matured (specifically excluding damages and liabilities allegedly arising as a result of the
released parties’ own gross negligence or intentional misfeasance) that the releasing parties,
or any of them, now have or has or could have against or involving the released parties, or
any of them, heretofore having arisen, or arising hereafter, out of or in any way in
connection with any act or omission or alleged act or omission of any of the released parties
in connection with this Lease, the termination of this Lease, publication of any information
relating to any dispute with Tenant (if any), threats of legal action to obtain possession of
the Premises or otherwise, and the negotiation and execution of this Lease. The provisions
of this Paragraph 12.2 shall survive the termination of this Lease.

14. TENANT’S INSURANCE: At all times during the Term (and any extension or renewal thereof),
Tenant shall, at its sole expense, procure and maintain the following types of insurance coverage:

14.1.

14.2.

14.3.

14.4.

14.5.

14.6.

14.7.

14.8.

Commercial General Liability: Commercial general liability insurance, including bodily
injury and property damage liability, products and completed operations, personal and
advertising injury liability, and fire damage liability against any and all damages and
liability, including attorneys’ fees and expenses, on account of or arising out of injuries to
or the death of any person or damage to property, however occasioned, in, on or about the
Premises in amounts not less than $1,000,000 per occurrence, $2,000,000 annual aggregate,
and $100,000 fire damage liability, or such higher amounts as Landlord or the mortgagee of
Landlord may require from time to time;

Personal Property: Insurance on all risks basis covering 100% of the replacement cost
value of property at the Premises including, without limitation, leasehold improvements,
trade fixtures, merchandise, furnishings, equipment, goods and inventory;

Automobile Insurance. Business automobile insurance $1,000,000 per accident
(single limit bodily injury and property damage).

Business Income: (a) Business Interruption insurance for a period of not less than 12
months from the date of fire or casualty; and (b) loss of rents insurance to cover rental loss
of Landlord for a petiod of not less than 12 months from the date of fire or casualty, naming
Landlord as loss payee;

Employer’s Liability/Workers” Compensation: If and to the extent required by applicable

law, employer’s liability insurance with limits not less than $500,000, and workers’
compensation insurance providing statutory state benefits for all persons employed by
Tenant in connection with the Premises;

Sprinkler [eakage: Insurance covering damage from leakage of sprinkler systems now or
hereafter installed in the Premises in an amount not less than the current replacement cost
covering Tenant’s merchandise, Tenant’s improvements and Tenant’s trade fixtures; and

Other Insurance: Such other insurance and in such amounts as may be required by
Landlord against other insurable hazards as at the time are commonly insured against by
prudent owners of comparable office projects in the area in which the Project is located.

Form of Insurance/Companies: All insurance provided for in Paragraph 13 hereof shall be
in a form satisfactory to Landlord and carried with insurance companies reasonably
acceptable to Landlord that are licensed or authorized to do business in the State in which
the Project is located, are in good standing with the department of insurance in the State in
which the Project is located and have a current rating issued by A.M. Best Company of not
less than A-:VII, and/or whose claim paying ability is rated no lower than A by Standard &
Poor’s Ratings Service and A2 by Moody’s Investors Service. Insurance coverage shall be
written as primary policy coverage and not contributing with or excess of any coverage that
Landlord may carry, and Landlord and Landlord’s managing agent and Landlord’s
mortgagee shall be named as “additional insureds” with respect to commercial general
liability and automobile liability, including any umbrella or excess policies. Tenant shall
furnish Landlord at the inception of this Lease (i) a certificate of insurance evidencing that
all such insurance is in effect and that Landlord shall be given at least 30 days prior written
notice of cancellation or non-renewal, and (ii) proof that premiums have been paid by
Tenant, Not later than 15 days prior to the expiration of any insurance policy, evidence of
renewals or replacements of such policy shall be delivered to Landlord, together with proof
of payment of the associated premiums. In the event Tenant shall fail to procure any
contract of insurance required under the terms hereof or any renewal of or replacement for
any contract of insurance that is expiring or has been canceled, Landlord may, but shall not



be obligated to, procure such insurance on behalf of Tenant and the cost thereof shall be
payable to Landlord as additional Rent within 10 days following written demand therefore.

15. LANDLORD’S INSURANCE:

17.

151,

15.2:

15.3.

All Risk. Landlord (or its principals naming Landlord as an additional insured) shall, as
part of the Operating Expenses, maintain fire and extended coverage insurance on the
Project and the Premises (which may include vandalism and malicious mischief coverage)
and such endorsements as Landlord or Landlord’s lender may require or is otherwise
reasonably consistent with other similarly situated buildings in the market in which the
Premises is located in an amount not less than the full replacement value thereof (which
may be exclusive of foundations), or in such amounts as any mortgagee of Landlord shall
require, with such deductibles as shall be determined by Landlord from time to time.
Landlord (or its principals naming Landlord as an additional insured) reserves the right to
self-insure the Project so long as a financial institution such as an insurance company, bank,
savings and loan association, or pension fund having a net worth of at least $100 million
owns an interest in the Project of 50% or more. In the event that such financial
intuition’s net worth is less than $100 million, Landlord shall promptly purchase
commercial insurance from insurers with the same requirements applicable to Tenant,
as set forth in this Lease. Landlord (or its principals naming Landlord as an additional
insured) also reserves the right to provide the insurance required hereunder as part of a
blanket policy. All expenses for insurance obtained by Landlord in connection with the
Project shall be passed through to the tenants of the Project, including Tenant, as part of the
Operating Expenses, and payments for losses thereunder shall be made solely to Landlord
or any mortgagee of Landlord as their interests shall appear. In the event of self-insurance,
the premium cost equivalency of such policy or policies shall be a part of the Operating
Expenses. In the event of blanket insurance, Landlord shall reasonably allocate the portion
of the blanket premium to the Operating Expenses for the Project.

Liability. Landlord shall, as part of the Operating Expenses, maintain a policy or policies of
commercial general liability insurance with respect to the Common Areas and the activities
thereon in such amounts as Landlord or any mortgagee of Landlord may require. In the
event of self-insurance (as referenced in Subparagraph 14.1 above), the premium cost
equivalency of such policy or policies shall be part of the Operating Expenses.

Other. Landlord may purchase insurance for windstorm, flood, plate glass, sign,
automobile, sinkhole, business income, Rent loss, liquor liability, terrorism, earthquake and
such other insurance that Landlord or any mortgagee of Landlord may require in their sole
discretion and with such deductibles as Landlord may desire. The costs of all such
insurance shall be part of the Operating Expenses. Landlord may hereafter raise or lower
such coverage in such amounts as may from time to time be prudent to Landlord within its
sele- commercially reasonable discretion or as Landlord’s mortgagee may require.

. SUBROGATION: Landlord and Tenant shall each obtain from their respective insurers under all

policies of property insurance maintained by either of them at any time during the Term (and any
extension or renewal thereof) insuring or covering the Premises or Project, as applicable, a waiver of
all rights of subrogation that the insurer of one party might otherwise have, if at all, against the other

party.

UTILITIES AND SERVICES:

17.1.

17:2.

Standards. Tenant shall pay directly for janitorial service and separately metered electricity.
Landlord shall provide pest control services for common areas and trash. All utilities are
separately metered and Tenant shall pay for utilities directly to the utility providers.

Temporary Interruption. Landlord reserves the right, without any liability to Tenant and
without affecting Tenant’s covenants and obligations hereunder, to stop or interrupt or
reduce any of the services listed in this Paragraph 16 or to stop or interrupt or reduce any
other services, required of Landlord under this Lease, whenever and for so long as may be
necessary by reason of (i) accidents, emergencies, strikes or the occurrence of any of the
other events of force majeure, (ii) the making of repairs or changes that Landlord is required
by law, or is permitted by this Lease, to make or in good faith deems necessary, (iii)
difficulty or excessive expense in securing proper supplies of fuel, steam, water, electricity,
or similar commodities, (iv) any other cause beyond Landlord’s reasonable control, whether
similar or dissimilar to the foregoing. Landlord does not warrant that the services provided
for in this Lease will be free from interruption or stoppage resulting from the above causes,
and specifically no reduction, interruption or stoppage of any such services for any reason,
shall ever be construed as an eviction of Tenant nor shall the same cause any abatement of
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the Rent payable hereunder or in any manner, or for any purpose, relieve Tenant from any
of Tenant’s obligations hereunder, and in any event, Landlord shall not be liable for any
loss, cost or damage, direct or consequential, of any nature arising in connection with
interruption or stoppage of any of such services or for any damage to persons or property
resulting therefrom; provided, however, Landlord shall use reasonable diligence to resume
the service or to cause the same to be resumed. Notwithstanding the foregoing, in the
event that such closure lasts beyond seven (7) days due to acts or omissions of
Landlord, and Tenant is unable to and does not use or occupy the Premises during
such seven (7) day period, the following such period Base Rent will therafter abate for
so long as Tenant is unable to use and occupy and does not use or occupy the Premises.
Furthermore, Landlord shall not be liable under any circumstances for a loss of; or injury to,
property or for injury to, or interference with, Tenant’s business, including, without
limitation, loss of profits, however occurring, through or in connection with or incidental to
a failure to furnish any of the services or utilities as set forth in this Paragraph 17.

17.3. Security. Landlord shall have no obligation to provide any security whatsoever for the
Building, the Premises, the Project and/or Tenant’s business therein. Tenant hereby
acknowledges and agrees that Tenant shall provide and be solely responsible for Tenant’s
own security, at Tenant’s sole cost and expense, as may be required for the operation of
Tenant’s business within the Premises, and Landlord shall have no liability to any tenant,
including Tenant and its employees, agents or invitees for losses due to theft or burglary, or
for damages done by unauthorized persons in the Premises, the Building, any parking
facility, or the Project or for any injury, trauma or other harm to any person, and neither
shall Landlord be required to insure against any such losses. Tenant shall be responsible for
all repairs and replacements of damage and/or destruction of the Premises necessitated by
burglary or attempted burglary, or any other illegal or forcible entry into the Premises.
Notwithstanding the foregoing, Tenant acknowledges and agrees Landlord may, but shall
not be required to, adopt and provide security services for the Project from time to time.
Tenant shall cooperate fully in any efforts of Landlord to maintain security in the Project
and shall follow all rules and regulations promulgated by Landlord with respect thereto.
However, any security services that are voluntarily undertaken by Landlord may be changed
or discontinued from time to time in Landlord’s sole and absolute discretion, without
liability to any tenant, including Tenant and its employees, agents or invitees. Tenant and
any of its employees, agents or invitees waive any claims it or they may have against
Landlord arising out of any security services provided by Landlord, or the inadequacy or
absence thereof, specifically including Landlord’s negligence with respect to providing, or
the failure to provide, such services.

CONDEMNATION: If the whole or substantially the whole of the Building or Premises should be
taken for any public or quasi-public use, by right of eminent domain or otherwise or should be sold in
lieu of condemnation, then this Lease shall terminate as of the date when physical possession of the
Building and/or Premises is taken by the condemning authority. If less than the whole or
substantially the whole of the Building, Premises or Project is thus taken or sold, Landlord (whether
or not the Premises are affected thereby), may, at its option, terminate this Lease by giving written
notice thereof to Tenant; in which event this Lease shall terminate as of the date when physical
possession of such portion of the Building, the Premises or the Project is taken by condemning
authority. In addition, if the rentable square footage of the Premises is reduced below 10,000
square feet, Tenant may, terminate this Lease by notifying Landlord in writing of such
termination within 90 days after the date Tenant receives notice of such condemnation resulting
is such reduction of space. If this Lease is not terminated upon any such taking or sale, and if the
Premises are affected, the Base Rent payable hereunder shall be diminished by an equitable amount,
and Landlord shall, to the extent Landlord deems feasible, restore the Building and, if affected, the
Premises to substantially their former condition, but such work shall not exceed the scope of the work
done by Landlord in originally constructing the Building and installing any work in the Premises if
constructed by Landlord pursuant to Schedule 2, nor shall Landlord in any event be required to spend
for such work an amount in excess of the amount received by Landlord as compensation for such
taking, All amounts awarded upon a taking of any part or all of the Project, Building, or Premises
shall belong to Landlord, provided that Tenant shall not be entitled to and expressly waives all claim
to any such compensation. All sums that may be payable on account of any condemnation shall
belong solely to the Landlord, and Tenant shall not be entitled to any part thereof, provided however,
that Tenant shall be entitled to retain any amount awarded to it for its trade fixtures or moving
expenses.

. TRADE FIXTURES: Any and all improvements made to the Premises during the Term (and any

extension or renewal thereof) shall, unless Landlord requests their removal, belong to the Landlord
without compensation, allowance or credit to Tenant, except movable trade fixtures and any
personal property, equipment, furniture and fixtures of the Tenant that can be removed without
defacing the Premises or any portion of the Building or Project. Tenant shall be directly responsible



for taxes upon, measured by or reasonably attributable to the cost or value of Tenant’s equipment,
furniture, fixtures and other personal property located in the Premises or by the cost or value of any
leasehold improvements made in or to the Premises by or for Tenant other than the initial
improvements to be installed at Landlord’s expense regardless of whether title to such improvements
is in Tenant or Landlord.

20. DESTRUCTION OF PREMISES:

20.1.

20.2.

20.3.

Termination or Repair. If the Premises or any part thereof shall be damaged by fire or other
casualty, Tenant shall give prompt written notice thereof to Landlord if Landlord does not
otherwise have actual knowledge thereof. In case the Building or the Project shall be so
damaged that substantial alteration or reconstruction of the Building or the Project shall, in
Landlord’s sole opinion, be required (whether or not the Premises shall have been damaged
by such casualty), or in the event any mortgagee of Landlord’s interest in the Building or
the Project should require that the insurance proceeds payable as a result of a casualty be
applied to the payment of the mortgage debt, or in the event of any material uninsured loss
to the Building or the Project, Landlord may, at its option, terminate this Lease by notifying
Tenant in writing of such termination within 90 days after the date of such casualty. In the
event that the rentable square footage of the Premises is reduced below 10,000 square
feet, either Tenant may, terminate this Lease by notifying Landlord in writing of such
termination within 90 days after the date of such casualty. If neither Tenant nor
Landlord deesnet elect to terminate this Lease, Landlord shall commence and proceed with
reasonable diligence to restore the Building and any work constructed by Landlord pursuant
to Schedule 2; except that Landlord’s obligation to restore shall not require Landlord to
spend for such work an amount in excess of the insurance proceeds actually received by
Landlord as a result of the casualty. Notwithstanding anything to the contrary contained in
this Paragraph, Landlord shall not have any obligation whatsoever to repair, reconstruct, or
restore the Premises when the damage resulting from any casualty occurs during the last 12
months of the Term (or any extension or renewal thereof).

Abatement of Rent. Landlord shall not be liable for any inconvenience or annoyance to
Tenant or injury to the business of Tenant resulting in any way from such casualty damage
or the repair thereof; except that, subject to the provisions of the next sentence, Landlord
shall allow Tenant a prorata abatement of Rent during the time and to the extent the

Premlses are unf t for occupancy MW’M\%M&W

Last Year of Term. If any material damage or destruction occurs to the Premises (or the
Building materially impairing use of the Premises) during the last year of the Term (or any
extension or renewal thereof), Tenant may terminate this Lease upon written notice to
Landlord within 30 days after the occurrence of the damage or destruction.

21. HAZARDOUS SUBSTANCES:

21.1.

Tenant's Responsibilities: At its own expense, Tenant shall procure, maintain in effect and
comply with all conditions of any and all permits, licenses and other governmental and
regulatory approvals required for Tenant’s use of the Premises. Tenant shall not cause or
permit any Hazardous Substance to be brought upon, kept or used in or about the Project by
Tenant, its agents, employees, contractors or invitees without the prior written consent of
Landlord except for the routine office cleaning supplies that may be deemed Hazardous
Substances provided such Hazardous Substances are stored, used and removed in
compliance with all Legal Requirements and Environmental Laws. Tenant shall cause any
and all Hazardous Substances brought upon the Project by Tenant, its agents, employees,
contractors or invitees, to be removed from the Project and transported solely by duly
licensed haulers to duly licensed facilities for final disposal of such materials and wastes.
Tenant shall, in all respects, handle, treat, deal with and manage any and all Hazardous
Substances in, on, under or about the Premises in total conformity with all applicable
Environmental Laws and prudent industry practices regarding management of such
Hazardous Substances. Upon expiration or earlier termination of the Term (or any
extension or renewal thereof), Tenant shall cause all Hazardous Substances placed on,
under or about the Premises by Tenant (or its agents, employees, contractors or invitees) or
at Tenant’s direction to be removed and transported for use, storage or disposal in
accordance and compliance with all applicable Environmental Laws. Tenant shall not take
any remedial action in response to the presence of any Hazardous Substances in or about the



21.2,

Premises or the Project, nor enter into any settlement agreement, consent decree or other
compromise in respect to any claims relating to any Hazardous Substances in any way
connected with the Premises without first notifying Landlord of Tenant’s intention to do so
and affording Landlord ample opportunity to appear, intervene or otherwise appropriately
assert and protect Landlord’s interests with respect thereto.

Indemnification: If the Premises or the Project become contaminated in any manner for
which Tenant is legally liable or otherwise become affected by any release or discharge of a
Hazardous Substance, Tenant shall immediately notify Landlord of the release or discharge
of the Hazardous Substance, and Tenant shall indemnify, defend and hold harmless
Landlord from and against any and all claims, damages, fines, judgments, penalties, costs,
liabilities or losses (including, without limitation, a decrease in value of the Project or the
Premises, damages caused by loss or restriction of rentable or usable space, or any damages
caused by adverse impact on marketing of the space, and any and all sums paid for
settlement of claims, attorneys’ fees and expenses, consultant fees and expert fees) arising
during or after the Term (and any extension or renewal thereof) and arising as a result of
such contamination, release or discharge. This indemnification includes, without limitation,
any and all costs incurred because of any investigation of the site or any cleanup, removal
or restoration mandated by federal, state or local agency or political subdivision.

If the Premises or the Project become contaminated or otherwise become affected by
any release or discharge of a Hazardous Substance as a result of actions of Landlord,
Landlord shall immediately notify Tenant of the release or discharge of the
Hazardous Substance, and Landlord shall indemnify, defend and hold harmless
Tenant from and against any and all claims, damages, fines, judgments, penalties,
costs, liabilities or losses arising during or after the Term (and any extension or
renewal thereof) and arising as a result of such contamination, release or discharge.
This indemnification includes, without limitation, any and all costs incurred because
of any investigation of the site or any cleanup, removal or restoration mandated by
federal, state or local agency or political subdivision. This Subparagraph 20.2 shall
survive termination or expiration of this Lease.

22. TENANT EVENTS OF DEFAULT: [f one or more of the following events (“Event of Default”)
occurs, such occurrence constitutes a breach of this Lease by Tenant:

22.1.

222,

22.3.

22.4.

225,

Abandonment/Vacation: Tenant abandons or vacates the Premises or removes furniture,
fixtures or personal property, except in the normal course of business and fails to pay
monthly Base Rent, Operating Expenses Rent, or additional Rent ; or

Rent: Tenant fails to pay any monthly Base Rent, Operating Expenses Rent, or additional
Rent, if applicable, as and when the same becomes due and payable, and such failure
continues for more than 5 days; or

Other Sums: Tenant fails to pay any other sum or charge payable by Tenant hereunder as
and when the same becomes due and payable, and such failure continues for more than 15
days after Landlord gives written notice thereof to Tenant; or

Other Provisions: Tenant fails to perform or observe any other agreement, covenant,
condition or provision of this Lease to be performed or observed by Tenant as and when
performance or observance is due (or immediately if the failure involves a hazardous
condition), and such failure continues for more than 15 days afier Landlord gives written
notice thereof to Tenant, or if the default does not involve a hazardous condition and cannot
be reasonably cured within said 15 day period and Tenant fails promptly to commence with
due diligence and dispatch the curing of such default within said 15 day period or, having so
commenced, thereafter fails to prosecute or complete with due diligence and dispatch the
curing of such default if not capable of cure within such 15 day period; or

Insolvency: Tenant or Guarantor (if any): (a) files or consents by answer or otherwise to
the filing against it of a petition for relief or reorganization or arrangement or any other
petition in bankruptcy or liquidation, or to take advantage of any bankruptcy or insolvency
law of any jurisdiction; (b) makes an assignment for the benefit of its creditors; (c) consents
to the appointment of a custodian, receiver, trustee or other officer with similar powers of
itself or of any substantial part of its property; or (d) takes action for the purpose of any of
the foregoing; and in the case of Guarantor a replacement for Guarantor acceptable to
Landlord is not provided within 30 days after the filing or occurrence of any matters in
Subparagraphs (a) - (d) above; or



22.6. Receiver: A court or governmental authority of competent jurisdiction, without consent by
Tenant or Guarantor, as applicable, enters an order appointing a custodian, receiver, trustee
or other officer with similar powers with respect to Tenant or Guarantor, if any, or with
respect to any substantial power of its property, or constituting an order for relief or
approving a petition for relief or reorganization or any other petition in bankruptcy or
insolvency law of any jurisdiction, or ordering the dissolution, winding up or liquidation of
Tenant, or if any such petition is filed against Tenant or Guarantor and such receivership or
petition is not dismissed within 60 days; or

22.7. Attachments: This Lease or any estate of Tenant hereunder is levied upon under any
attachment or execution and such attachment or execution is not vacated within 60 days; or

22.8. Assignment/Sublease: Tenant assigns this Lease or subleases all or any portion of the
Premises without Landlord’s prior written consent.

23. REMEDIES UPON DEFAULT:

23.1. Termination: In the event of any Event of Default by Tenant, Landlord may, at its option,
terminate this Lease and repossess the Premises pursuant to the laws of the State in which
the Project is located and recover from Tenant as damages:

the unpaid Rent (including, but not limited to Base Rent and Operating Expense Rent) and other amounts
due at the time of termination plus interest thereon at the maximum lawful rate per annum from the due
date until paid;

the present value of the balance of the Rent for the remainder of the Term (and any extension or renewal
thereof) after termination less the present value of the fair market value rental of the Premises for said
period (both determined by applying a discount rate of the Wall Street Journal Prime Rate); and

any other amount necessary to compensate Landlord for all detriment proximately caused by Tenant’s
failure to perform its obligations under this Lease or that in the ordinary course of things would be likely
to result therefrom, including, without limitation, the cost of recovering the Premises.

23.2; Landlord's Options: In the event of any breach of this Lease by Tenant, Landlord may, in
the alternative, (i) continue this Lease in effect, as long as Landlord does not terminate
Tenant’s right to possession, and Landlord may enforce all its rights and remedies under
this Lease, including the right to recover the Rent as it becomes due; or (ii) terminate
Tenant’s right of possession (but not this Lease) and repossess the Premises pursuant to the
laws of the State in which the Project is located in which event Landlord may, but shall be
under no obligation (except to the extent required by the laws of the State in which the
Project is located), relet the Premises for the account of Tenant for such rent and upon such
terms as shall be satisfactory to Landlord; and (iii) exercise any and all other rights and
remedies available to Landlord at law or in equity. In the event that Landlord elects to relet:
a(i) Landlord is hereby authorized by Tenant to decorate or to make any repairs, changes,
alterations or additions in or to the Premises that may be necessary or convenient, at
Tenant’s expense, (ii) Tenant shall be responsible for Rent for the period that the Premises
are vacant and for all costs of re-letting, including, without limitation, brokerage
commissions and attorneys” fees, and (iii) Tenant shall be liable for any deficiency of such
rental below the total Rent and all other payments herein provided for the unexpired balance
of the Term (or any extension or renewal thereof).

24. SECURITY DEPOSIT: The Security Deposit set forth in Paragraph 1, if any, shall secure the
performance of the Tenant’s obligations hereunder, Landlord may, but shall not be obligated to,
apply all or portions of the Security Deposit on account of Tenant’s obligations hereunder. In the
event that Landlord applies all or a portion of the Security Deposit to Tenant’s obligations hereunder,
Tenant shall be obligated, within 10 days after receipt of notice from Landlord, to deposit cash with
Landlord in an amount sufficient to restore the Security Deposit to the full amount stated in
Paragraph 1 above. Failure to deposit such cash shall be a default under this Lease. Provided
Tenant is not in default, any balance remaining upon termination shall be returned to Tenant within
sixty (60) days after termination of the lease or surrender and acceptance of the Premises by
Landlord, whichever occurs last. Tenant shall not have the right to apply the Security Deposit in
payment of the last month’s Rent. No interest shall be paid by Landlord on the Security Deposit. In
the event of a sale of the Project, Landlord shall have the right to transfer the Security Deposit to the
purchaser; upon such transfer Landlord shall have no further liability with respect thereto, and Tenant
shall look solely to such purchaser for the return of the Security Deposit. Landlord shall not be
required to keep the Security Deposit in a segregated account, and the Security Deposit may be
commingled with other funds of Landlord.
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LIEN FOR RENT:

Intentionally deleted. Fenant-hereby—prants—to-Landlord-a-tHen-and-security

LIMITATION ON LANDLORD’S PERSONAL LIABILITY: Tenant specifically agrees to look
solely to Landlord’s interest in the Project for the recovery of any judgment from Landlord, it being
agreed that Landlord (and any officers, sharcholders, partners, members, managers, directors,
employees, affiliates, subsidiaries or parents of Landlord) shall never be personally liable for any
such judgment. Landlord shall have the right to transfer and assign, in whole or in part, all its rights
and obligations hereunder and in the Project, Building and/or Premises, and in such event and upon
such transfer, Landlord shall be released from any further obligations hereunder accruing or arising
after such transfer, and Tenant shall look solely to such successor in interest of Landlord for the
future performance of such obligations.

ATTORNEYS’ FEES: In the event there is any legal action or proceeding between Landlord and
Tenant to enforce any provision of this Lease or to protect or establish any right or remedy of either
Landlord or Tenant hereunder, the unsuccessful party to such action or proceeding shall pay to the
prevailing party all costs and expenses, including reasonable attorneys’ fees (including allocated costs
of Landlord’s in-house attorney), incurred by such prevailing party in such action or proceeding and
in any appearance in connection therewith, and if such prevailing party recovers a judgment in any
such action, proceeding or appeal, such costs, expenses and attorneys’ fees shall be determined by the
court handling the proceeding and shall be included in and as a part of such judgment.

WAIVER: No failure of Landlerd either party to enforce any term hereof shall be deemed to be a
waiver. The failure of Landlord either party to insist at any time upon the strict performance of any
covenant or agreement contained herein or to exercise any option, right, power, or remedy contained
in this Lease shall not be construed as a waiver or a relinquishment thereof for the future.
Additionally, no Ne payment by Tenant or receipt by Landlord of a lesser amount than the applicable
Rent payment due under this Lease shall be deemed to be other than on account of the earliest Rent
due hereunder, nor shall any endorsement or statement on any check or any letter accompanying any
check or payment as Rent be deemed an accord and satisfaction, and Landlord may accept such check
or payment without prejudice to Landlord’s right to recover the balance of such Rent or pursue any
other remedy provided in this Lease.

SEVERABILITY: If any clause or provision of this Lease is illegal, invalid or unenforceable under
present or future laws effective during the Term (and any extension or renewal thereof), then it is the
intention of the parties hereto that the remainder of this Lease shall not be affected thereby, and it is
also the intention of both parties that in lieu of each clause or provision that is illegal, invalid or
unenforceable, there shall be added as a part of this Lease, a clause or provision as similar in terms to
such illegal, invalid or unenforceable clause or provision as may be possible and be legal, valid and
enforeeable.

NOTICES: All notices or other communications required or permitted hereunder must be in writing,
and shall be (i) personally delivered (including by means of professional messenger service), (ii)
delivered via electronic mail or transmitted by facsimile (which sender’s facsimile machine indicates
has been sent), (iii) sent by overnight courier, with request for next Business Day delivery, or (iv) sent
by registered or certified U.S. mail, postage prepaid, return receipt requested, to the addresses set
forth in Paragraph 1. Written notices so delivered, transmitted, sent or mailed shall be effective on
the earlier of (w) actual delivery, (x) the date of transmission, if by email sent on or before 5:00 p.m.
local time of the receiver or the next Business Day if sent after 5:00 p.m. local time of the receiver
provided the same notice is delivered by overnight courier for delivery by on the next Business
Day, (y) the first Business Day following the date of timely deposit with a nationally recognized
overnight courier, or (z) the third Business Day following the date of deposit with the United States
Post Office or in a regularly maintained receptacle for the deposit of United States Mail. Any refusal
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32.
33.

34.

35.

36.

37.

to accept delivery of any such communication shall be considered successful delivery thereof on the
date of such refusal.

HOLDING OVER: Any holding over after the expiration or termination of this Lease shall be
construed as a month-to-month tenancy at a rental of one and one-half times twice the Base Rent and
Operating Expense Rent for the month preceding the month in which the expiration or termination
occurred. In the event Tenant shall be or become a holdover tenant, Tenant shall also indemnify
Landlord against all claims for damages against Landlord as a result of Tenant’s possession of the
Premises, including, without limitation, claims for damages by any tenant to whom Landlord may
have leased the Premises, or any portion thereof, for a term commencing after the expiration or
termination of this Lease.

TIME: Time is of the essence with respect to the obligations of any party under this Lease.

HEIRS, ASSIGNS, SUCCESSORS: This Lease is binding upon and inures to the benefit of the
assigns and successors in interest of Landlord and is binding upon and inures to the benefit of Tenant
and Tenant’s heirs and successors and, to the extent assignment may be approved by Landlord
hereunder, Tenant’s assigns.

SUBORDINATION: This Lease is and shall always be subject and subordinate to the lien of any
mortgages that are now or shall at any future time be placed upon the Project, the Premises or
Landlord’s rights hereunder, and to any renewals, extensions, modifications or consolidations of any
such mortgage. This clause shall be self-operative and no further instrument of subordination need be
required by any mortgagee. In confirmation of such subordination, however, Tenant, at Landlord’s
request, shall execute promptly any appropriate certificate or instrument that Landlord may
reasonably request. Landlord shall use commercially reasonable efforts to obtain, at Tenant’s
cost, a subordination, non-disturbance and attornment agreement from Landlord’s lender as of
the Effective Date.

ESTOPPEL CERTIFICATE: Tenant shall at any time upon not less than 5 days prior written
notice from Landlord execute, acknowledge and deliver to Landlord a statement in writing: (i)
certifying that this Lease is unmodified and in full force and effect (or, if modified, stating the nature
of such modification and certifying that this Lease, as so modified, is in full force and effect), the
amount of any security deposit, and the date to which the Rent and other charges are paid in advance,
if any; and (ii) acknowledging that there are not, to Tenant’s knowledge, any uncured defaults on the
part of Landlord hereunder, or specifying such defaults if any are claimed. Any such statement may
be conclusively relied upon by a prospective purchaser or encumbrancer of the Premises.

At Landlord’s option, Tenant’s failure to deliver such statement within such time shall be conclusive
upon Tenant: (i) that this Lease is in full force and effect, without modification, except as may be
represented by Landlord; (ii) that there are no uncured defaults in Landlord’s performance; and (iii)
that not more than one month’s Rent has been paid in advance.

FINANCIAL STATEMENTS: Tenant shall furnish Landlord, within 10 business days after
Landlord’s request therefor, its most recent financial statement of Tenant and any guarantors of this
Lease. Unless: (i) Landlord has reason to believe there has been a material reduction in the financial
worth of any of such parties; or (i) requested by any current or proposed lender, investor or purchaser
of Landlord or the Building, such financial statement(s) shall not be required to be furnished more
than ewice once cach calendar year. If Tenant is a publicly traded company and Tenant’s financial
information is publicly available, this provision shall be deemed complied with by Tenant.

REPRESENTATIONS; AUTHORITY:

37.1. Tenant. Tenant represents and warrants that: (i) there are no proceedings pending or, to the
knowledge of Tenant, threatened before any court or administrative agency that would
materially adversely affect the ability of Tenant to enter into this Lease or the validity or
enforceability of this Lease; (ii) there is no provision of any existing mortgage, indenture,
contract or agreement binding on Tenant that would conflict with or in any way prevent the
execution, delivery or performance of the terms of this Lease; (iii) if Tenant is a
corporation, limited liability company, partnership or other legal entity, the person
executing this Lease on behalf of Tenant represent and warrant that this Lease has been
authorized and approved by the appropriate officers, members, managers, partners,
beneficiaries, shareholders or other beneficial owner(s) of Tenant as may be required by
law; (iv) Tenant is in good standing, and qualified to do business in the state in which the
Project is located; (v) Tenant has full right, power and lawful authority to execute, deliver
and perform its obligations under this Lease, in the manner and upon the terms contained
herein, with no other person needing to join in the execution hereof in order for this Lease
to be binding on Tenant; and (vi) the financial information provided by Tenant to Landlord
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44,

45.

46.

materially and accurately depicts the financial condition of Tenant as of the Effective Date
of this Lease.

37.2. Landlord. Landlord represents and warrants to Tenant that Landlord has full right, power
and lawful authority to execute, deliver and perform its obligations under this Lease, in the
manner and upon the terms contained herein, and to grant the estate herein demised.

JOINT AND SEVERAL LIABILITY: In the event that more than one person or entity executes
this Lease as Tenant, all such persons and entities shall be jointly and severally liable for all of
Tenant’s obligations hereunder.

FORCE MAJEURE: Landlord and Tenant shall cach be excused for the period of any delay in the
performance of any obligations hereunder when prevented from doing so by cause or causes beyond
Landlord’s or Tenant’s respective absolute control, which shall include, without limitation, all labor
disputes, civil commotion, civil disorder, riot, civil disturbance, war, war-like operations, invasion,
terrorism, rebellion, hostilities, military or usurped power, sabotage, governmental regulations,
orders, moratoriums or controls, fire or other casualty, inability to obtain any material, services or
financing or Acts of God; provided however, the foregoing shall in no way relieve Tenant from
its obligation to pay Base Rent, Operating Expense Rent or additional rent.

RECORDING: Tenant shall not record this Lease, or any memorandum or short form thereof,
without the prior written consent and joinder of Landlord, which consent Landlord may withhold or
condition in its sole discretion.

BROKERS: Landlord and Tenant each represent and warrant one to the other that except for the
Brokers set forth in Paragraph 1, neither of them has employed any broker in connection with the
negotiations of the terms of this Lease or the execution thereof: Landlord and Tenant hereby agree to
indemnify and to hold each other harmless against any loss, expense or liability with respect to any
claims for commissions, finder’s fees or brokerage fees arising from or out of any breach of the
foregoing representation and warranty. Landlord shall be responsible for paying any commission due
to landlord’s Broker in connection with this transaction pursuant to a separate written agreement
between them. Landlord shall be responsible for any payment due to Tenant’s broker pursuant
to a separate written agreement between Landlord and Tenant’s broker.

ENTIRE AGREEMENT: This Lease, together with any and all exhibits, schedules and addendums
attached hereto, constitutes the entire agreement between the parties and may be modified only by a
writing signed by both parties.

GOVERNING LAW: This Lease shall be construed in accordance with the laws of the State in
which the Project is located.

EFFECT OF DELIVERY OF THIS LEASE: LANDLORD HAS DELIVERED A COPY OF
THIS LEASE TO TENANT FOR TENANT’S REVIEW ONLY, AND THE DELIVERY
HEREOF DOES NOT CONSTITUTE AN OFFER TO TENANT OR OPTION TO LEASE.
THIS LEASE SHALL NOT BE EFFECTIVE UNTIL A FULLY EXECUTED COPY OF THIS
LEASE HAS BEEN DELIVERED TO BOTH LANDLORD AND TENANT.

WAIVER OF THE RIGHT TO TRIAL BY JURY: LANDLORD AND TENANT HEREBY
KNOWINGLY AND INTENTIONALLY WAIVE THE RIGHT TO TRIAL BY JURY IN ANY
ACTION OR PROCEEDING THAT LANDLORD OR TENANT MAY HEREINAFTER
INSTITUTE AGAINST EACH OTHER WITH RESPECT TO ANY MATTER ARISING OUT
OF OR RELATED TO THIS LEASE OR THE LEASED PREMISES WHETHER ARISING
IN CONTRACT, TORT OR OTHERWISE.

BANKRUPTCY: Landlord and Tenant understand that, notwithstanding certain provisions to the
contrary contained herein, a trustee or debtor in possession under the bankruptcy code may have
certain rights to assume or assign this Lease. Landlord and Tenant further understand that, in any
event, Landlord is entitled under the bankruptcy code to adequate assurances of future performance of
the provisions of this Lease. The parties agree that, with respect to any such assumption or
assignment, the term “adequate assurance” shall include at least the following;

a) In order to assure Landlord that the proposed assignees will have the resources with
which to pay all Base Rent, Operating Expense Rent, additional Rent or other sum
payable by Tenant pursuant to the provisions of this Lease, any proposed assignee
must have, as demonstrated to Landlord’s satisfaction, a net worth (as defined in
accordance with generally accepted accounting principles consistently applied) of not
less than the net worth of Tenant or any guarantor (whichever is greater) on the date
this Lease became effective, increased by 7.0%, compounded annually, for each year
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from the Commencement Date through the date of the proposed assignment. It is
understood and agreed that the financial condition and resources of Tenant were a
material inducement to Landlord in entering into this Lease.

b) Any proposed assignee must have been engaged in the conduct of business for the 5
years prior to any such proposed assignment, which business does not violate the
Permitted Use, and such proposed assignee shall continue to engage in the Permitted
Use and shall not cause Landlord to be in violation or breach of any provision in any
other lease, financing agreement, operating agreement or other agreement relating to
the Project. It is understood and agreed that Landlord’s asset will be substantially
impaired if the trustee in bankruptcy or any assignee of this Lease makes any use of the
Premises other than the Permitted Use.

¢) Any proposed assignee of this Lease must assume and agree to be personally bound by
the provisions of this Lease.

SURVIVAL: Anything contained in this Lease to the contrary notwithstanding, the expiration or
termination of the Term (or any extension or renewal thereof), whether by lapse of time or otherwise,
shall not relieve any party Ferant from Fenant’s that party’s obligations accruing prior to the
expiration or termination of the Term (and any extension or renewal thereof), all of which shall
survive the same, whether or not same is expressly stated in the particular paragraph of this Lease,
mcludmg, without limitation, Tenant’s obligations with respect to: (i) the payment of Rent, (ii) any
provisions of this Lease with respect to indemnities e#—l—andlefd—made—by—llenam and (iii) the
removal of all property of Tenant required to be removed hereunder and the repair of all damage to
the Premises caused by such removal at the expiration or termination of this Lease to the extent
required hereunder.

COUNTERPARTS: This Lease may be executed in any number of counterparts, which when taken
together shall constitute one complete document.

TELECOM: Tenant understands and agrees that Landlord expressly reserves the right to grant or
deny access (to the Building or any portion thereof, including without limitation, any tenant’s
premises) to any telecommunications service provider whatsoever, and that Tenant shall not have the
right to demand or require Landlord to grant such access to any such telecommunications service
provider. Further, Tenant expressly understands and agrees that notwithstanding anything to the
contrary contained herein, Tenant shall not have the right to use the risers, raceways, conduits, or
mechanical rooms in the Building for telecom purposes without Landlord’s express written consent,
which consent Landlord may withhold or condition in its sole discretion.

CONFIDENTIALITY: Tenant agrees, on behalf of Tenant, Guarantor (if any) and Tenant’s
employees, agents, contractors, consultants, partners, affiliates, assignees and subtenants, not to
disclose the terms of this Lease or the results of any audit of Landlord’s books and records under this
Lease to any third party except (i) legal counsel to Tenant, (ii) any assignee of Tenant’s interest in this
Lease or any subtenant of Tenant relative to the Premises (or any portion thereof), (iii) as required by
applicable law or by subpoena or other similar legal process, (iv) as may be required by any local,
state or federal disclosure rule, regulation or law applicable to Tenant from time to time,
including but not limited to “Sunshine Laws”, Freedom of Information Act Requests, or in
required disclosures under the Internal Revenue Laws of the United States applicable to tax-
exempt organizations, or (v) for financial reporting purposes. Tenant further acknowledges and
agrees that any breach of the foregoing covenants and agreements by either Tenant or Guarantor shall
be deemed to be a material default under this Lease and agrees that Landlord would be irreparably
damaged and cannot be made whole by monetary damages in the event of any breach by Tenant or
Guarantor of these covenants and agreements. Accordingly, in the event of any such breach,
Landlord shall be entitled without the requirement of posting a bond or other security, to injunctive
relief, specific performance or other remedies to which Landlord would be entitled at law or in equity,
including but not limited to, immediately terminating this Lease or Tenant’s right to any of the rental
concessions set forth herein, all of which shall be null and void and of no further force or effect. In
such event, Tenant shall be required to immediately pay to Landlord, as liquidated damages and not
as a penalty, the total sum of any free Rent or Rent reductions, as well as any other amounts then due
and owing under this Lease. It is expressly agreed that such payment to which Landlord may be
entitled under this provision is a reasonable forecast of just compensation for the harm that would be
caused by Tenant’s or Guarantor’s failure to comply with this confidentiality provision and that the
harm that would be caused by such breach is one that is incapable or very difficult to accurately
estimate.

DAYS: Unless otherwise specifically indicated to the contrary, the word “days” as used in this Lease

shall mean and refer to calendar days. The words "business day(s)" mean any day other than
Saturday, Sunday or a holiday recognized by the State in which the Building is located.
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52.

33.

54.

OFAC REPRESENTATION: For purposes hereof, “List” shall mean the Specially Designated
Nationals and Blocked Persons List maintained by OFAC and/or on any other similar list maintained
by OFAC pursuant to any authorizing statute, executive order or regulation, and “OFAC” shall mean
the Office of Foreign Assets Control, Department of the Treasury. Each party represents and
warrants to the other that (i) each Person owning a 10% or greater interest in such party is (A) not
currently identified on the List, and (B) is not a person with whom a citizen of the United States is
prohibited to engage in transactions by any trade embargo, economic sanction, or other prohibition of
United States law, regulation, or Executive Order of the President of the United States and (ii) each
party has implemented procedures, and shall consistently apply those procedures, to ensure the
foregoing representations and warranties remain true and correct at all times. Each party shall
comply with all requirements of law relating to money laundering, anti-terrorism, trade embargos and
economic sanctions, now or hereafter in effect and shall use reasonable efforts to notify the other in
writing if any of the forgoing representations, warranties or covenants are no longer true or have been
breached or if such party has a reasonable basis to believe that they may no longer be true or have
been breached. In addition, at the request of a party, the other party shall provide such information as
may be reasonably requested by the requesting party to determine the other party’s compliance with
the terms hereof.

ACCESS. Tenant shall have access to the Premises 24 hours per day, seven days per week.

LANDLORD’S EVENTS OF DEFAULT: If Landlord fails to pay any other sum or charge
payable by Landlord hereunder, or Landlord fails to take any action required by Landlord to
be taken under this lease (including but not limited to repair of the Common Areas or any
portion of the Premises damaged by Landlord) with respect to the Project or Premises, and
such failure continues for more than 30 days after Tenant gives written notice thereof to
Landlord or if the default cannot be reasonably cured within said 30 day period and Landlord
fails promptly to commence with due diligence and dispatch the curing of such default within
said 30 day period or, having so commenced, thereafter fails to prosecute or complete with due
diligence and dispatch the curing of such default if not capable of cure within such 30 day
period), then Tenant, at its option, with ten (10) days prior notice to Landlord and Landlord’s
failure to thereafter effect a cure or commence such cure within said 10 day period, shall have the
right to exercise any one or more of the following described remedies: (i) to cure such default for
the account of Landlord, and Landlord shall or (ii) to pursue the remedy of specific performance.
In addition, Tenant shall be entitled at its election, to exercise concurrently or successively, any
one or more of the rights or remedies at law or in equity provided hereunder or under the laws of
the United States or the State where the Premises are located for Landlord’s default.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Office Lease as of the day
and year first above written.

LANDLORD

RCS - Orlando Airport 371, LLC,
a Colorado limited liability company

By: Real Capital Solutions,Jnc., its Agent

Title: Vice President, Commercial

TENANT

CENTRAL FLORIDA REGIONAL WORKFORCE
DEVELOPMENT BOARD, INC.,
a Florida not-for-profit corporation

By:

Saide ¢
Name: ’l/ oMV E (f\ Na-lﬂdf_'ﬁ
Title: “resioesrd l/ CEQ
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SCHEDULE 1
FLOOR PLAN OF PREMISES
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SCHEDULE 2
CONSTRUCTION RIDER

(LANDLORD CONSTRUCTION)

THIS CONSTRUCTION RIDER (“Construction Rider”) is attached to and made a part of that
certain Lease (the “Lease”) by and between RCS - Orlando Airport 371, LLC (“Landlord”) and Central
Florida Regional Workforce Development Board, Inc. (“Tenant”). All capitalized terms used in this
Construction Rider which are defined in the Lease shall have the same respective meanings as given in the

Lease.

L SCOPE OF IMPROVEMENTS; RESPONSIBILITY FOR COSTS:

14,

a) Landlord, at Landlord’s cost, which shall not deemed to be included in the Working
Drawings, the Work or in the Cost of the Work or be credited against the Allowance, shall:

install eight (8) new HVAC units in the locations shown on Schedule 2-1 in compliance
with all applicable codes and regulations, which Landlord shall warrant for ninety
(90) days following the Commencement Date, and

reconfigure the insulation under the roof membrane to property distribute water in
order to prevent future pooling in the area identified by the proposed Tenant.

b) In addition, Landlord, through its general contractor, shall furnish and install within the
Premises those items of general construction (the “Improvements”) the cost of which shall
be included in the Cost of the Work and applied against the Allowance that Work shown on
the final Working Drawings (as defined in Article II below) approved by Landlord and
Tenant, pursuant to Article [l below in compliance with all applicable codes and
regulations. Landlord agrees to allow Tenant’s preferred contractor, Interstruct
Commercial Construction, to submit a bid for the performance of the Work (defined
below). Landlord agrees that if Interstruct’s bid is less than or equal to any other bid,
taking into account any bonding requirements, insurance requirements, etc.
applicable to all bidders, Landlord shall hire Interstruct to perform the Work. All
Work (as defined below) shall be constructed pursuant to this Construction Rider and shall
be performed only by fandierd’s the contractor selected by Landlord.

Building Standard Improvements: The Landlord has selected the building standard
improvements (the “Building Standard Improvements™) for the Work.

Over-Standard and Non-Building Standard Improvements: Landlord agrees to fumish and

install within the Premises any work in excess of the quantities of the Building Standard
Improvements (“Over Standard Improvements™) or any improvements that are not Building
Standard Improvements (“Non-Standard Improvements”) as required by Tenant’s approved
Space Plan, as hereafter defined. Tenant’s Over Standard Improvements and Non-Standard
Improvements and any additional work requested by Tenant are collectively and
individually called “Tenant Extra Work”. All costs and expenses of Tenant Extra Work as
approved by Landlord, shall be paid-by—Fenant-or amortized over the Term into an
increased Base Rent and an amendment memorializing such amortization and
increase shall be entered into by the Landlord and Tenant.

Construction Representatives: Landlord hereby appoints and Tenant hereby approves the
following person as Landlord’s representative (“Landlord’s Representative”) to act for
Landlord in all matters covered by this Construction Rider. Tenant hereby appoints and
Landlord hereby approves the following person as Tenant’s representative (“Tenant's
Representative™) to act for Tenant in all matters covered by this Construction Rider.

Landlord Representative Tenant Representative

All inquiries, requests, instructions, authorizations and other communications with respect
to the matters covered by this Construction Rider shall be made to Landlord’s
Representative or Tenant’s Representative as the case may be. Authorization made by
either Tenant’s Representative or Landlord’s Representative shall be binding upon the
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respective party. apd-Tenant shall be responsible for all cost authorized by Tenant’s
Representative, Either party may change its representative under this Construction Rider at
any time by written notice to the other party.

IL CONSTRUCTION PLANS FOR PREMISES

21,

2.3,

24.

2:5;

Construction Plans: All plans and drawings required by this Article II shall be prepared in
accordance with the schedule provided in Article VII below.

Preparation of Space Plans: Tenant shal-l—meet has met wnh the Landlord s architect (the
“Architect”) in-order-te-prepas HHEY-SPHEED e-Rremises. The Architect, in
consultation with Landlord’s engmeer(s) shell-prepme Ilas prepared detalled space plans
sufficient to convey the architectural design of the Premises (the “Space Plan”). Landlord

and Tenant have revnewed and approved the Space Plan -Fha-épaeeﬂacﬁhalhnelﬁde-

he-Space-Rlan-above-and-beyond-the-hsst-revision-ofthe-Space-Plan-shall-be-paid-eut-of the
AHewanee-as-defined-in-Seetion3-+- A copy of the Space Plan is attached hereto as
Schedule 2-1.

Preparation of Working Drawings: Based on the approved Space Plan, Tenant shall cause
the Architect, in consultation with Landlord’s engineer(s), to prepare complete
architectural, electrical, mechanical, plumbing, life safety and structural drawings and
specifications, (including all finishes) desired by Tenant, and any internal or external
communications or special utility facilities which will require conduit or other
improvements within common areas (collectively, the “Working Drawings”). The work
shown therein shall be called the “Work” The Workmg Drawmgs shall be approved in the
following manner: sam O¥id b i

Space—Plan. The Working Drawmgs shall be approved and sngned by Tenant and
forwarded to Landlord for reasonable approval. If Landlord shall disapprove of any
portion of the Working Drawings, Landlord shall advise Tenant in writing of such
disapproval and the reasons thereof. Tenant shall then submit to Landlord for
Landlord’s reasonable approval, a redesign of the Working Drawings, incorporating
those revisions required by Landlord. The cost and expenses associated with the
Working Drawings above and beyond the first revision of the Working Drawings
shall be paid out of the Allowance as defined in Section 3.1.

Requirements of Tenant's Working Drawings: Tenant’s Working Drawings shall:

(i) be compatible with the Building shell, with the design, construction and equipment
of the Building and with the standards set forth in Schedule B to this Construction
Rider, it being agreed that Tenant shall not deviate from the standards set forth in
said Schedule B without the prior written approval of Landlord;

(i) comply with all applicable laws and ordinances, and the rules and regulations of all
governmental authorities having jurisdiction;

iii) comply with all applicable insurance regulations for a fire resistant Class A
building; and

(iv)  include locations of all improvements including complete dimensions.

The Landlord’s contractor in cooperation with the Architect shall be responsible for filing,
monitoring and obtaining the permits.

Changes to the Working Drawings: With respect to any changes after Landlord approval of
the Working Drawings requested by Tenant, Tenant shall be responsible for all costs
relating thereto, which shall include, without limitation, all architectural and engineering re-
design fees and expenses, contractor’s fees, cost of materials no longer usable, costs of new
labor and materials, costs resulting from any delays or schedule acceleration costs to avoid
delays incurred by Landlord as a result of such changes, and a Landlord construction
management fee equal to five percent (5%) of all such costs. In the event that Landlord
must perform Tenant’s Changes (as defined below) or any other changes required by any
governmental entity or authority having jurisdiction thereof, or complete any punch-list
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items, or repair any latent material defects in the Premises and/or the Building pursuant to
the provisions of the Lease, Landlord shall deliver to Tenant (a) written notice of the
estimated cost of such additional work, as reasonably determined by Landlord, its
architects, engineers and contractors, and (b) a modified or revised construction schedule
setting forth the revised completion dates and deadlines therefor, if any, as set forth in
Article VI,

Intentionally Deleted.

118 ALLOWANCE FOR WORK:

3.1,

Allowance: Tenant shall receive from Landlord an allowance (the “Allowance”) of $36.00
per rentable square foot to be used solely as a contribution towards Tenant’s Cost of the
Work as defined in Article V. All costs over the Allowance will be paid for by Tenant in a
form acceptable to Landlord prior to the start of construction and as costs are identified or
by amortizing such costs over the Term and including the same in and increasing the
Base Rent to be payable over the Term of the Lease. All items of Work, whether the
cost is covered by the Allowance or not, shall become the property of Landlord upon
expiration or earlier termination of the Lease and shall remain on the Premises at all times
during the Term of the Lease. Tenant shall not be entitled to payment or rent reduction for
any part of the Allowance not used by Tenant. In the event that Tenant requests
Tenant Extra Work and there is not a sufficient amount of the Allowance remaining
after payment of the cost of the Work, Tenant shall have the option of paying
Landlord for such excess amount as Tenant Extra Work or receiving a Tenant
Improvements Advance to pay for any cost of the Ceiling Upgrade, which shall be
amortized over the term of the Lease without interest. In the event that Tenant utilizes
the Tenant Improvement Advance the parties agree to amend the Lease to reflect the
repayment of the Tenant Improvement Advance in addition to Base Rent. All-costs

identified: All items of Work, whether the cost is covered by the Allowance or the
Tenant Improvements Advance or not, shall become the property of Landlord upon
expiration or earlier termination of the Lease and shall remain on the Premises at all
times during the Term of the Lease. Tenant shall pay all costs of leasehold
improvements in excess of the Allowance and Tenant Improvements Advance as and
when required. Any portion of the Allowance not used within one (1) year after the
Effective Date shall be forfeited, except for: (i) delay caused by force majeure (as
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defined in the Lease), in which case the one (1) year period shall be extended one day
for each day or partial day during which a force majeure condition is present; and (ii)
any nonuse proximately caused by Landlord, Landlord’s Representative or
Landlord’s Contractor, and their agents, employees, assigns, successors and
independent contractors.

32. Cost of the Work Estimate and Statement: Prior to the commencement of any Work,
Landlord shall submit to Tenant a written estimate of the “Cost of the Work” (as defined in
Atrticle V hereof) for all Work required by the Working Drawings. Thereafier, Tenant shall
either approve the estimate or disapprove specific items and submit to Landlord revisions to
the Working Drawings which reflect the deletion and/or substitution of such disapproved
items. Submission and approval of the Cost of the Work estimate shall proceed in
accordance with the schedule provided in Article VI below. Upon Tenant’s approval of
said estimate, such approved estimate will be hereinafter known as the “Cost of the Work
Statement”. Upon Tenant’s written approval and either of (i) receipt of payment of any
cost above the Allowance, or (ii) written agreement by Temant and Landlord to
amortize such excess cost into the Base Rent payable over the Term of the Lease,
Landlord shall have the right to purchase special installations requiring extended material
delivery lead time as set forth on the Working Drawings and to commence the construction
of the items included in said Cost of the Work Statement, pursuant to Article IV. Landlord
hereby agrees that the Cost of Work Statement represents Landlord’s good-faith estimate of
the Cost of the Work, except for any additional costs as the result of Tenant’s changes, code
issues, Tenant-caused punch-list items or latent material defects.

33. No Obligation of Landlord: Until Tenant approves the estimate in writing and provides
payment for costs above the Allowance as provided above, Landlord shall be under no
obligation to perform the installation of the items of Work or order any of the Critical
Delivery Items.

CONSTRUCTION OF WORK:

Following Tenant’s written approval of the Cost of the Work Statement described in Section 3.3
above and upon Tenant’s payment of the total amount by which the Cost of the Work Statement
exceeds the Allowance or agreement to amortize such costs into the Base Rent, if any,
Landlord’s contractor shall commence and diligently proceed with the construction of the Work,
subject to delays beyond the reasonable control of Landlord or its contractor. Promptly upon the
commencement of the Work, Landlord will furnish Tenant with a construction schedule setting
forth the projected completion dates therefor and showing the deadlines for any actions required to
be taken by Tenant during such construction, and Landlord and Tenant may agree in writing from
time to time during the prosecution of the Work modify or amend such schedule due to
unforeseeable delays encountered by Landlord. Landlord shall make a reasonable effort to meet
such schedule as the same may be modified or amended. Tenant may make changes (“Tenant’s
Changes”™) in the Work at any time prior to the date set forth in Section 7(v) hereof for the date of
delivery of Working Drawings.

COST OF THE WORK:

“Cost of the Work™ means: (i) all architectural and engineering fees incurred in connection with the
preparation of the Space Plan and Working Drawings; (ii) govemmental agency plan check, permit
and other fees (including any charges required by any governmental entity or authority having
jurisdiction thereof); (iii) sales and use taxes on materials used in Work; (iv) insurance fees
associated with the construction of the Work; (v) testing and inspecting costs; (vi) the actual costs
and charges for material and labor, contractor’s profit and contractor’s general overhead incurred by
Landlord in having the Work done pursuant to an executed AIA agreement; (vii) Landlord’s
construction management fee of five percent (5%) of the Cost of the Work; and (viii) all other
costs mutually approved in writing requested to be expended by Landlord in the construction of
y Dearica

Intentionally deleted FREIGHFELEVATOR:
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INTENTIONALLY DELETED.

viil. CERTAIN PROVISIONS RELATING TO CONSTRUCTION:

Upon delivery to Landlord of written approval of the Cost of Work and the payment of costs above
the Allowance or agreement to amortize these costs into Base Rent, Landlord will then partition and
prepare the Premises in accordance with the Working Drawings. For additional costs incurred, as
applicable, Tenant shall pay to Landlord all amounts due Landlord from Tenant under the terms of
this Construction Rider within ten (10) days following delivery of Landlord’s notice therefor, which
notices or invoices shall be rendered monthly or at such other intervals as Landlord shall determine.
Such amounts shall be deemed additional rental payable hercunder for all purposes of this Lease.

Construction of the Improvements will be completed in a good and workmanlike manner, and in
accordance with the Space Plan and Working Drawings (as revised, if applicable). Landlord shall
promptly notify Tenant in writing of the substantial completion of construction of the
Improvements,

Tenant agrees that in the event Tenant shall (i) make any changes in the Working Drawings or work
or improvements required thereby (notwithstanding Landlord’s approval of such changes), or (ii)
directly or indirectly through any person, firm or corporation employed by Tenant, unreasonably
interfere with or unreasonably delay the work of Landlord’s contractor, or (iii) delay in making
any payment to Landlord any cost in excess of the allowance, or (iv) request materials, finishes, or
installations which require a longer delivery time or construction period than normal office
improvements would require and which were not specified and authorized by Tenant in time to be
timely received and installed so as to timely permit subsequent construction, or (v) cause any delay
in Landlord’s completion of the Premises through any fault or negligence of Tenant or its agents,
thereby delaying Landlord’s tendering of possession of the Premises, or Tenant’s occupancy of the
Premises, beyond the date which would have been the Rent Commencement Date of this Lease but
for such changes or delays, then Tenant shall commence payment of all rentals provided for herein
on the date which would have been the Rent Commencement Date of this Lease, but for such
changes or delays, and such date shall be the Rent Commencement Date of this Lease for all

purposes.

Tenant shall be entitled to enter the Premises from time to time during the course of construction as
may be reasonably necessary for Tenant’s space planning or inspection purposes, or for the
installation by Tenant of its fixtures or equipment provided (i) Tenant notifies Landlord in advance
of such proposed entry and coordinates such entry so as to be accompanied by Landlord or
Landlord’s Representative, (ii) Tenant does not hinder or interfere with construction of the Premises
or the activities of Landlord’s contractors, and (iii) Tenant takes such reasonable protective
precautions or measures for Landlord and/or Tenant as Landlord may reasonably request, given the
stage of construction of the Building and/or the Premises at the time of such entry, including (if
appropriate) execution of releases from liability for Landlord or Landlord’s contractors from
injuries sustained by Tenant in the Building during such entry.

At any time after substantial completion of the construction of the Premises and prior to Tenant’s
installation of its fixtures, equipment and furnishings in the Premises, Tenant may inspect (with
Landlord) the Premises and furnish to Landlord a “punch list” of errors (if any) and omissions (if
any) in the construction of the Premises known to Tenant to exist. Any disputes between Landlord
and Tenant concerning any punch list item not resolved by Landlord and Tenant shall be decided by
the Architect preparing the Working Drawings, and any such decision shall be binding on Landlord
and Tenant. Upon receipt of the punch list, Landlord shall promptly correct (or cause the contractor
to correct) such errors and omissions. A failure by Tenant to include on the punch list any error or
omission reasonably apparent upon reasonable inspection and inquiry shall constitute a waiver and
release by Tenant of any claim or cause of action for damages from Landlord resulting from such
error or omission. Except for punch list items which materially interfere with Tenant’s ability to
operate its business on and from the Premises, the existence of the punch list (and completion of the
items listed thereon) shall not delay commencement of the term of this Lease nor affect Tenant’s
obligation to occupy the Premises and to pay rentals in accordance with the provisions of this Lease.
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SCHEDULE 3

INTENTIONALLY OMITTED
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10.

SCHEDULE 4

RULES AND REGULATIONS

In the event of any conflict between the terms of these rules and regulations and the express
provisions of the Lease, the express, applicable provisions of the Lease shall control. Landlord
reserves the right, without the approval of Tenant, to rescind, add to and amend any rules or
regulations, to add new reasonable rules or regulations and to waive any rules or regulations with
respect to any tenant or tenants. Tenant shall provide a copy of these rules and regulations to
each of its employees to facilitate compliance with these standards.

The sidewalks, walks, plaza entries, corridors, ramps, staircases and elevators of the Project shall
not be obstructed, and shall not be used by Tenant, or the employees, agents, servants, visitors or
invitees of Tenant, for any purpose other than ingress and egress to and from the Premises. No
skateboards, roller skates, roller blades or similar items shall be used in or about the Project.

No freight, furniture or other large or bulky merchandise or equipment of any description shall be
received into the Project or carried into the elevators, if any, except in such a manner, during such
hours and using such elevators and passageways as may be approved or designated by Landlord,
and then only upon having been scheduled in advance. Any hand trucks, carryalls, or similar
equipment used for the delivery or receipt of merchandise or equipment shall be equipped with
rubber tires, side guards and such other safeguards as Landlord shall reasonably require.
Although Landlord or its personnel may participate or assist in the supervision of such
movement, Tenant assumes financial responsibility for all risks as to damage to articles moved
and injury to persons or public engaged or not engaged in such movement, including any
equipment, property or personnel of Landlord damaged or injured in connection with carrying out
this service for Tenant.

Landlord shall have the right to prescribe the weight, position and manner of installation of safes
or other heavy equipment which shall, if considered necessary by Landlord, be installed in a
manner that shall insure satisfactory weight distribution. All damage done to the Project by
reason of a safe or any other article of Tenant’s office equipment being on the Premises shall be
repaired at the expense of Tenant. The time, routing and manner of moving safes or other heavy
equipment shall be subject to prior approval by Landlord.

Only persons authorized by Landlord, in Landlord’s commercially reasonable discretion, shall
be permitted to furnish newspapers, ice, drinking water, towels, barbering, shoe shining, janitorial
services, floor polishing and other similar services and concessions in the Project, and only at
hours and under regulations fixed by Landlord.

Tenant, or the employees, agents, servants, visitors or invitees of Tenant, shall not at any time
place, leave or discard any rubbish, paper, articles or object of any kind whatsoever outside the
doors of the Premises or in the corridors or passageways of the Project.

Tenant shall not place, or cause or allow to be placed, any sign, placard, picture, advertisement,
notice or lettering whatsoever, in, about or on the exterior of the Premises, Building or Project,
except in and at such places as may be designated by Landlord and consented to by Landlord in
writing. Any such sign, placard, advertisement, picture, notice or lettering so placed without such
consent may be removed by Landlord without notice to and at the expense of Tenant. All
lettering and graphics on corridor doors shall conform to the building standard prescribed by
Landlord.

Tenant shall not place, or cause or allow to be placed, any satellite dish, communications
equipment, computer or microwave receiving equipment, antennae or other similar equipment
about or on the exterior of the Premises, Building or Project. Any such equipment so placed may
be removed by Landlord without notice to and at the expense of Tenant.

Canvassing, soliciting or peddling in the Building and/or Project is prohibited and Tenant shall
cooperate reasonably to prevent same.

Landlord shall have the right to exclude any person from the Project, and any person in the
Project shall be subject to identification by employees and agents of Landlord. Any persons in or
entering the Project shall be required to comply with the security policies of the Project, if any,
including, without limitation, the showing of suitable identification and signing of a Building
register when entering or leaving the Building. If Tenant desires additional security service for
the Premises, Tenant shall have the right (with advance written consent of Landlord) to obtain
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12.

15.

18.

19.

20.

2L

22.

23.

such additional service at Tenant’s sole cost and expense. Tenant shall keep doors to unattended
areas locked and shall otherwise exercise reasonable precautions to protect property from theft,
loss or damage. Landlord shall not be responsible for the theft, loss or damage of any property or
for any error with regard to the exclusion from or admission to the Project of any person. In case
of invasion, mob, riot or public incitement, Landlord reserves the right to prevent access to the
Project during the continuance of same by closing the doors or taking other measures for the
safety of the tenants and protection of the Project and property or persons therein,

Only workmen employed, designated or approved by Landlord may be employed for repairs,
installations, alterations, painting, material moving and other similar work that may be done in or
on the Project.

Tenant shall not bring or permit to be brought or kept in or on the Premises or Project any
inflammable, combustible, corrosive, caustic, poisonous, or explosive substance, or firearms, or
cause or permit any odors, exhaust or gas to permeate in or emanate from the Premises, or permit
or suffer the Project to be occupied or used in a manner offensive or objectionable to Landlord or
other occupants of the Project by reason of light, radiation, magnetism, noise, odors and/or
vibrations.

Tenant shall not mark, paint, drill into, or in any way deface any part of the Project or the
Premises. No boring, driving of nails or screws, cutting or stringing of wires shall be permitted,
except with the prior written consent of Landlord, which consent shall not be unreasonably
withheld or delayed. Tenant shall not install any resilient tile or similar floor covering in the
Premises, except with the prior approval of Landlord, which approval shall not be unreasonably
withheld or delayed.

No additional locks or bolts of any kind shall be placed on any door in the Project or the Premises
and no lock on any door therein shall be changed or altered in any respect. Tenant shall not make
duplicate keys. All keys shall be returned to Landlord upon the termination of this Lease and
Tenant shall give to Landlord the combinations of all safes, vaults and combination locks
remaining with the Premises. Landlord may at all times keep a pass key to the Premises. All
entrance doors to the Premises shall be left closed at all times and left locked when the Premises
are not in use.  All exterior locks will be installed by the Landlord and will be put on Landlord’s
building master. Three (3) sets of keys shall be provided to Tenant.

Tenant shall give immediate notice to Landlord in case of known theft, unauthorized solicitation
or accident in the Premises or in the Project, or of known defects therein or in any fixtures or
equipment, or of any known emergency in the Project.

Tenant shall not use the Premises or permit the Premises to be used for photographic, multilith or
multigraph reproductions, except in connection with its own business and not as a service for
others without Landlord’s prior written permission.

No animals or birds shall be brought or kept in or about the Project, with the exception of service
animals accompanying handicapped persons.

No awnings, draperies, shutters or other interior or exterior window coverings that are visible
from the exterior of the Building or from the exterior of the Premises within the Building may be
installed by Tenant without Landlord’s prior written consent.

Tenant shall not place, install or operate within the Premises or any other part of the Project any
engine, stove, or machinery, or conduct mechanical operations therein, without the written
consent of Landlord.

No portion of the Premises or any other part of the Project shall at any time be used or occupied
as sleeping or lodging quarters.

Tenant shall at all times keep the Premises neat and orderly.

The toilet rooms, urinals, wash bowls and other apparatus shall not be used for any purpose other
than that for which they were constructed and no foreign substance of any kind whatsoever shall
be thrown therein. The expenses of any breakage, stoppage or damage, resulting from the
violation of this rule shall be borne by the Tenant who (or whose employees or invitees) shall
have caused such damage.

All tenant modifications resulting from alterations or physical additions in or to the Premises
must conform to all applicable building and fire codes. Tenant shall obtain written approval from
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the management office prior to commencement of any such modifications and shall deliver as-
built plans to the management office upon completion.

Tenant shall place all indoor potted plants requiring water within a container capable of collecting
any water overflow, such containers to be approved and/or supplied by Landlord, at Tenant’s sole
expense. Tenant shall use caution so that indoor plants do not damage or soil the Premises.

Tenant shall not park (and shall insure that Tenant’s employees, agents, and invitees do not park)
in any reserved parking space other than those reserved parking spaces, if any, specifically
assigned to Tenant. Any vehicle improperly parked, or parked in any unauthorized parking area
in the Project, shall be towed at the vehicle owner’s expense and without further or additional
notice.

Persons using the parking garage (if any) do so at their own risk. Landlord specifically disclaims
all liability, except when caused solely by its gross negligence or wiliful misconduct, for any
personal injury incurred by users of the parking garage, their agents, employees, family, friends,
guests or invitees, or as a result of damage to, theft of, or destruction of any vehicle or any
contents thereof, as a result of the operation or parking of vehicles in the parking garage.

Smoking is prohibited in the Premises, Building and Project except in specifically marked areas
as may be designated by Landlord.
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