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2121 PONCE DE LEON

SUMMARY OF BASIC LEASE INFORMATION

This Summary of Basic Lease Information {the "Summary”} is hereby incorporated by reference
into and made a part of the attached Office Lease. Each reference in the Office Leasc to any lerm of this
Summary shali have the meaning as set forth in this Summary for such term. 1n the event of a conflict
between the erms of this Summary and the Office Lease, the terms of the Office Lease shall prevail. Any
initially capitalized terms used herein and not otherwise defined herein shall have the meaning as set forth

in the Office Leasce.

IERMS OF LEASE DESCRIFTION
{Relerences are lo
the Office l.ease)

l. Dated as ol Octinber |, 2003

2. Landlord: MIAMI OFFICE 2, LLC,
a Delaware linited liability company

3. Address of Landlord Landlord's Mailing Address lor Notices:
{Section 25.14):
Miamd Office 2, LLC
165 Broadway. One Liberty Plaza, 21* Floo
New York, NY 10006
Altn: Asset Manager

with a copy to:

Landlord's Mailing Address for Payment of Rent:

4, Tenant: CONSULATLE GENERAL OF IHIUNGARY [N NEW
YORK, an entity of the Huaagarian Ministry of Forcign
Affairs and Trade

3. Address of Tenant (Section 25.14): 223 8. 52™ Sreet

New York, NY (0022

Atti: Zoltan Patai, Regional Head of Administration
(Prior to Lease Commencement Date)

and

2121 Ponce De Leon Blvd.. Suite 732

Coral Gables, FI. 33134

Aun: Zoltan Patai, Regional Head of Administration

(Aller Lease Commencement Date)
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0. Premises {Article ):

6.} Prenmises:

6.2 Building:

7. Term {Article 2):
7.1 Lease Term:
7.2 Lease Commencement Date:
13 Lcase Lxpiration Date:

8. Rase Renl (Articke 3):

Months of Lease Term Annual Base Rent

1-12%
13-24
25-36
37-48
49-60
61

$49.656.00
$51,673.44
$53,740.32
£55,890.00
$58,125.60
$60,450.60

Approximately 1,274 rentable square feet of space
located on the seventh (7" foor of the Building (as
defined below), as depicted on Exhibit A altached
hereto, known as Suite 732,

The Premises are located in the "Building” whose
addeess is 2121 Ponce De Leon Blvd., Coral Gables.

Florida 33134,

Sixty-one (61) months.

‘I'ne carlier of (i) the date Tenant commences business
operations in the Premises, and (if)the date that
Landlord delivers the Premises to Tenant  with
Landlord's Work Substautially Completed {as such
terms are defined in Section 1.2 of the Office 1.ease),
which Lease Commencement Dale is anticipated 1o be
November 1, 2018.

The date which is the {ast day ol (he month which is
sixty-one (61) months afler the l.case Conumencement

Date.

Monthly Instailinent of
DBase Renf
$4,140.50
$4,306.12
$4,478.36
$4,657.50
$4,843.80
$5,037.55

* Subject Lo abatement of Base Rent during the first (1} month of the Lease Term pursuant o
Scction 1.2 of the Ofiice Lease.

9, Additional Renl {Arlicle 4)

9.1 Tenant's Share of Operating

Expenses and Tax

Expenses:

9.2 Base Year:

10. Security Deposit (Article 20):

. Brokers (Section 25.19):

12, Number of Parking Spaces

(Article 24):

13711205404
375976-000027 1025, [ R:mhs:inbs

0.78% (1,274 reotable square  feel  within  the
Premises/162,382 renlable square feet  within the
Builling) (Sce Section 4.2.4 of the Office Lease).

2019,

$12,421.50.

CREC, representing Landford.

Up to four (4) unreserved, uacovered parking spaces
(i.e., 3 unreserved. uncovered parking spaces for each
1,000 rentable square fect of the Premises), subject to

adjustinent as provided in Article 24 of the Olfice
Lease.
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2121 PONCE DE LEON

OFFICE LEASE

This Office Lease, which includes the preceding Summary altached herclo and incorporated herein
by this reference (the Office Lease and Summary to be known somelimes collectively hereafler as ihe
“Lease"), dated as of the date set forth in Section | of the Summary, is made by and beiween MIAMI
OFFICE 2, LLC. a Delaware limited liabilily company ("Landlord"), and CONSULATE GENERAL OF
HUNGARY IN NEW YORK. an entity of the EHungarian Ministry of Foreign Aftairs and Trade ("Tenant™}.

ARTICLE §

PROJECT, BUILDING AND PREMISES

1.1 Project. Building_and I'reimises. Upon and subject to the terms set forth in this Lease,
Landlord hereby leases to Tenant and Tenant hereby leases (rom Landlord the premises described in
Scetion 6.1 of the Summary (the "Premiscs”), which Premises are focated in the Building (ns delined in
Section 6.2 of the Summary). The floor plan of the Premises is attached hereto as Exhibit A. The Building,
which is part ol a multi-building project owued by Landlord, containing office and retail spaces and is
commonly known as "2121 Ponce De Leon” and located at 2115 and 2121 Ponce De L.eon Boulevard, Coral
Gables, Florida, the parking lacilities focated within such project (collectively, the "Parking Facilities™).
any outside plaza areas, land and other improveneats surrounding the Building and such other buildings,
and the land upon which all of the foregoing are situated, are herein sometimes collectively referved to
herein as the "Project” or the "Real Property.” Landlord and the other entities that own the buildings in the
Project are sometimes collectively referred to herein as the "Owners®. Tenant acknowledges that Landlovd
lias made no representation or wartanty regarding the condition of the Real Property excepl as specifically
set Torth in this Lease. Tenant shall have the right to the nonexclusive use of the connmon corridors and
hallways, stairwells, restrooms and other public or common areas of the Building and the Real Property;
provided. however. that (i) the vse thercof shall be subject to the rules and regulations atiached hereto as
Exhibit B (the "Rules and Regulations"), as the same may be reasonably modified by the Owners from time
ta time, and (ii) Tenant may not go on the roof of Building (except in connection with Tenant's operation
and maintenance of Tenant's heating. ventilation and air conditioning ("HVAC") system located on the roof
of the Building) without Landlord's prior consent (which may be withheld in Landlord’s sole and absolute
discretion) and withoul otherwise being accompanied by a representative of Landlord. Owner reserves the
right to make alterations or additions to or to change the location ol clements of the Real Property and the

common areas thercol,

1.2 Condition_of Premises: Landlord's Work. Except as expressly set forth in this Lease,
Landlord shalt nat be oblipated to provide or pay for any improvements, work or services related to the
improvement, remodeling or refurbishment of the Premises, and Tenant shall accept the Premises in its
"AS [S" condilion on the Lease Commencement Date. Notwithstanding the foregoing to the contrary,
Landlord shall, using Building standard materials and in accordance with Building standards, clean the
Premises. as reasonably necessary, as rcasonably determined by Landlord ("Landlord’s Work®). Tor
purposes of this Lease, Landlord's Work shall be deemed “Substantially Compleied” upon the completion
of performance of the foregoing item substantiatly in accordance with this Section 1.2, minor punch-fist
items excepled. If Landlord shall encounter any delays in causing Landiord’s Work to be Substantially
Completed as a result of any acts or omissions of Tenant, or its agents, contractors, employces. licensees or
invitees (collectively, "Fenant Delays"), then, notwithstanding anything o the contrary set forth in this
Lease and regardless of the actual date Landlord's Work is Substantially Completed, the Lease
Commencement Date shall be deemed to be the date the Lease Commencement Date would have occurred
if no such Tenant Delays. as sei forth above, lad veenred.

1.3 Rentable Square Feet. The rentable square feet of the Premises is approximately as set
forth in Section 6.1 of the Summary. For purposes hereof, the rentable square feet of the Premises and the
Building shall be calculated by Landlord pursuant 1o Landlord's standard rentable area measurements for
the Praject, to include, among other calculations, a portion of the common arcas and service arcas of the
Building. The rentable square feel of the Premises and the Building are subject to verification from time
to time by Landlord's planner/designer and such verification shall be made in accordance with the
provisions of this Section £.3. Tenant's archilect may consult with Landlord's planner/ designer regarding
such verilication, except to the extent it refates to the rentable square feel of the Building and/or the other
buildings in the Project; provided, however, the deterimination of Landlord's planner/designer shall be
conclusive and binding upon the partics. If Landlord’s planner/designer determines that the rentable square
lootage amounts shall be different from those set forth in this Lease, all amounts, percentages and ligures
appearing or referred to in this Lease based upon such incorrect rentable square footage (including. without
limitation, the amount of the Base Rent and Tenant's Share) shall be modified in accordance with such
determination. 1f such determination is made, it will be confirmed in writing by Landlord to Tenant.
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ARTICLE 2

LEASE TERM

2.1 Lease Term. The terms and provisions of this Lease shall be eflective as of the date of
exccution of this FEeasc. The term ol this Lease {the "Lease Term") shall be as set lorth in Scction 7.1 of
the Summary and shall commence on the date (the "[.ease Commencement Date") set forth in Section 7.2
ol the Summary. and shall terminate on the date (the "lLease Expiration Date") set forth in Section 7.3 of
the Summary, unless this Lease is sooner terminated as bereinafter provided. For purposcs of this Lease,
the term "Lease Year" shall mean each consecutive twelve (12) month period during the Lease Term;
provided, however, that the first (1%) Lease Year shall commence on the Lease Commencement Dale and
the last Lease Year shall end on the Lease Expiration Date. if Landlord does not deliver possession of the
Premises o Tenant with Landlord’s Work Substantially Completed on or before the anticipated Lease
Commencement Date (as set forth in Section 7.2(ii} of the Summary) or any other date, Landlord shall not
be subject to any linbility nor shall the validity of 1his Lease nor the obligations of Tenant hereunder be
affected. Following the Lease Commencement Date, Landlord shall deliver to Tenant an amendment to
lease in the form attached hereto as Exhibit C, setting forth the Lease Commencement Date and the Lease
I:xpiration Date. and Tenant shall execute and return such mnendment to Landlord within five (5) business

days after Tenaint's receipt thereof,

22 Diplomatic Right to Cancel. Tenant shall have the right to terminate this Lease as set forth
in this Scction 2.2

221 Inthe event that (i) the government of the Hungary shall formally terminate. as a
matter of official diplomatic policy, the position of Vice Consulate of Hungary in Miami, Florida, and
(i) Tenant is not in default wnder this Lease as of the date of Tenant’s delivery ol the Diplomatic
Terinination Notice, as defined below, then the original Tenant excculing this Lease shall have the right 1o
terminate this Lease (“Diplomatic Termination Option™). effective as of the date (the ~Diplomnatic
Termination Date™) set foith in the Diplomatic Termination Notice, provided that Landlord receives
(a) writien notice (the “Diplematic Termination Notice™) from Tenant on or before the date which is
six (6) maonths prior to (he Diplomatic Termination Date which provides evidence. reasonably satisfactory
to Landlord, of the satisfaction of ¢clause (i), above, and states that Tenant clects to terminate this Lease
pursuant (o the lerms and conditions of this Section 2.2, and (b) an amount equal to the Diplomatic
Termination Amouul. as delined below. as consideration for and as a condition precedent to such early

diplomatic termination.

2.2.2  Diplowatic Termination Amount. The “Diplonatic Termaination Amount™ shall
be equal to the unamortized amount as of the Diplomatic Termination Date of the commissions payable to
the Brokers (as deflined below) in connection with this Lease.

2253 Terminalion of Lease. Provided that Tenant elects {o lerminale this [Lease pursuand
1o the teris of this Sccticn 2.2, this Lease shall awtomatically tferminate and be ol no fusther toree or effect
and Landlord and Tenant shall be relieved of their respeetive obligations under this Lease as of the
Diplomatic Termination Date, except those obligations set forth in this Lease which specifically sorvive
the expiration or earlier termination of this Lease, including, withoul limitation, the payment by Tenant of
all amounts owed by Tenant and the payment by Landiord of all anmounts owed by Landlord under this
Lease up io and including the Diplomatic Termination Date.

ARTICLE 3
BASE RENT

3.1 Base Rent. Tenant shall pay, without notice or demand, to Landlord at Miami Office 2,
LLC. c¢/fo CREC, 2121 Ponce de L.eon Blvid., Suite 1250, Coral Gables, FL. 33134, or at such other place
as Landlord may (rom time to time designate in writing. in currency or a cheek for currency which, at the
time el paymoent. is legad tender for private or public debts in the United States of America, hase rent ("Base
Rent™) as set forth in Scction § of the Susunary, payable in equal monthly instaliments as set forth in
Section § of the Summary in advance on or belore the first (1) day of each and every calendar month
during the Lease Term. without any setoff or deduction whatsoever, The Basc Rent lor the second (2')
fuil calendar month of the Lease Term. shall be paid at the time of Tenant's execution of this Lease. If any
rental payment date {including the Lease Commencement Date) fals on a day of a calendar month other
than the first (1%) day of such calendar month or il any Rent payment is for a period which is shorter than
onc calendar month (such as during the lust month of the Lease Term), the Rent for any fractional calendar
munth shall be the propartionate amount of a full calendar month's rental based on the proportion that the
number of days in such fractional month bears to the number of days in the calendar month during which
such fractional month occurs. All other payments or adjustments required to be made under the terms of
this Lease that require proration on a time basis shali be prorated on the same basis.
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3.2 Abatement of Base Rent. Notwithstanding Section 3.1 above to the contrary, and provided
that Tenant faithfully performs all of the teems and conditions of this Lease and is not in default under this
Leasc beyond the expiration of all applicable notice and cure periods, Landlord hereby agrees to abate
Tenanl's obligation to pay the monthly installment of Base Rent ollicrwise payable by Tenanl to Landlord
for ihe Premises (the "Abated Rent") during the first (1%) month of the Lease Term. During such abatement
period, Teuant shall remain responsible for the payment of all of its other monetary obligations under this
Lease. In the event of a default by Tenant under the terms of this Leage beyond the expiration: of any
applicable notice and cure periods that results in the early terminalion of this Lease during the Lease Terin
pursuant to the provisions of Article 19 below, then as a part of the recovery set Torth in Article 19 below,
Landlord shall be entitied to recover the Abaled Rent.

ARTICLE 4
ADDITIQONAL RENT
4.1 Additional Rent. In addition to paying he Base Rent specified in Article 3 above. Tenant

shall pay as additional rent the sumn of the following: (i) Tenant's Share of the annual Operating Expenses
allocated to the tenants of the Building (pursuant lo Sgction 4.3.4 below) which are in excess of the amount
of Operating Expenses atlocated (o the tenants ol the Building and applicable to the Base Year, subject lo
the cap on Controllable Expenses (as defined below); plus (ii) Tenant’s Share of the annual "Tax Expenses”
(as defined helow) allocated to the tenants of the Building pursuant to Section 4.3.4 below which are in
excess of the amount of Tax Expenses allocated to the tenants of the Building and applicable to the Base
Year. Such additional rent, together with any and all olher amounts payable by Tenant to Landlord, as
additional rent or olherwise, pursuanl to the terms of (his Lease (other than the Base Rent), shall be
hercinafter collectively referved to as the "Additional Rent." The Base Reot and Additional Rent are herein
collectively referred to as the "Rent." All amounts due under this Article 4 as Additional Rent shali be
payable in the same manner, time and place as the Base Rent, except as otherwisc expressly set forth in this
Article 4. Witlout limitation on other obligations of Tenant which shall survive the expiration of the Lease
Term, the obligations of Tenant to pay the Additional Rent provided for in this Atticle 4 shall survive the

expivation of the Lease Term.

4.2 Definitions. As used in this Article 4, the following lerms shall have the meanings
hereinafler set forth:

421 "Expense Year" shall mean cach calendar ycar in which any portion of the Lease
Term lalls, through and including the calendar year in which the Lease Term expires.

422  "Operating Fxpenses" shall mean all expenses, costs and amounts of every kind
and natre which Landlord shall pay or incur during any Expense Year because of or in connection with
the owaership, management, maintenance, repair, restoration or operation of the Real Property, including,
without limitation, any amounts paid or incurred for: (i) the cost of supplying all utilities to the common
areas of the Real Property (including, without limitation, any telephone risers or intra building network
cabling), the cost of janitorial service provided to the common arcas of the Project, alarm and security
service, window cleaning. and trosh removal, the cost of operating, maintaining, repairing, replacing.
renovaling and managing the utility sysiems. mechanical systems, sanitary and storm drainage sysiems, and
the cost of supplics, tools, and equipmient and maintenance and service contracts in connection therewith;
(i} the cost of licenses, verlilicates, permits and inspections and the cost of contesting the validity or
applicability of any governmental enactments which may affect Operating Expenses, and the costs incurred
in connection with the implementation and operation ol a transportation system management program or
similar progran; (iii) the cost of insurance carried by Landlord in connection with the Real Property, in
such amounts as Landlord may reasonably determine, or as may be required by any mortgagees of any
mortgage ar the lessor of any ground leasc affecting the Real Property; (iv) the cost of landscaping.
relamping, supplies. tools. equipment (including equipment rental agreements) and materials, and all fees,
charges and other costs, including management fees {or mnounts in lieu thereol), consulting fees, legal lees
and accounting fees. incurred in connection with the management, operation, administration, maintenance
and repair of the Real Property; (¥) the cost of parking arca repair, restoration and maintenance, including,
but not limited to, resurfacing, repainting, vestriping, and cleaning: (vi) wapes, salaries and other
compensation and henefits of all persons engaged in the operation, management, maintenance or security
ol the Real Properly, and emyplover's Social Security taxes, unemployment taxes or insurance, and any other
taxes which may be levied on such wages, salaries, compensation and benefits; (vii) payments under any
easement, license, operating agreement, declaration, restrictive covenant, or instrument perlaining to the
sharing of costs by the Real Property; {viii) amortization (including interest on the unamortized cost at a
rate equal to the floating commercial loan rale announced from time to time by Bank of America, a national
banking association, or its successor, as ils prime rate, plus two percent (2%) per annum (the "Interest
Rale™)) ol the cost of acquiring or the rental expense of personal property used in the maintenance, operation
and repair of the Keal Property; (ix) the cost (including rent) of the property management office for the Real
Property, and all utilities, supplies and materials used in connection therewith; (x) the cost of any capital
alterations, capital additions, or capital improvements made to the Keal Property or any portion thereofl
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(A which are deemed reasonably necessary by Landlord to maintain the quality, integrity andfor character
of the Real Property and all systems, equipment and/or facilities which serve the Real Property (including
replacement of wall and Moor coverings, ceiling tiles and fixtures in lobbies, corridors, restrooms and other
common or public arcas or facilities, maintenance and replacement of curbs, walkways and parking areas,
and repairs to roofs and rercofing of improvements), (B) which are intended as a labor-saving device or lo
cffect other cconomies in the operalion or maintenance of the Real Property, or any portion thereof, or
(C) that are required under any governmeatal law or regulation that is then being enforced by a federad,
state or local govermmental agency; provided, however, that each such permitted capital expenditure shali
be amortized (including intercst on the unamortized cost at the Interest Rate in effect at the time such
expenditure is placed n service) over its useful tife as Landlord shall reasonably determing; and (xi) the
funding of any reserves maintained by Landlord 1o pay for any Operating Expenses.

IT Landlord is not Furnishing any pariicular work or service (the cost of which, if performed
or provided by Landlord. would be included in Operating Expenscs) to a tenant who has undertaken o
perforin such work or service in lieu of the performance tlhereof by Landlord, Operating Expenses shall be
deemed (o be increased by an amount equal (o the additional Operating Fxpenses which would rcasonably
have been incurred during such period by Landlord if it had at its own expense furnished such work or
service (o such tenant. I the Building and/or any other buildings in the Project are less than ninety-live
percent (95%) occupied during all or a portion of any Expense Year (including the Base Year), Landlord
shali make an appropriate adjustment te the variable contpanents of Operating Expenses for such Lxpense
Year as reasonably determined by Landlord employing sound accounting and management principles, to
determine the amount of Operating Expenses that would have been paid had the Building and/or any other
buildings in the Project been at least ningty-tive percent (95%) occupicd. and the mnount so determined
shall be deemed to have been the amount of Operating Expenses for such Expense Year.

Subjcet w the provisions of Scction 4.3.4 below, Landlord shall have the right, from time
1o time, (e cquitably allocate and pravate some or alt ol'the Operating Expenses and Tax Expenses among
different tenants andfor different buildings ol the Project andfor on a building-by-building basis (the "Cost
Pools"). Such Cost Pools may inchude, without limitation. e office space tenants and retail space tenants.
if any, of the buildings in the Project. In addition, Landlord shall bave the right from time 1o tine, in its
discretion, to include or exclude existing or future buildings in the Project for purposes ol determining
Operating Lxpenses and Tax Expenses and/or the provision of various services and amenities thereto,
including atlocation of Operatinz Expenses and Tax Expenses in any such Cost Pools. Notwithstanding
anything to the contrary sel forth in this Article 4. when caleulating Operating Expenses (or the Base Year,
Qperaling Fxpenses shall exclude market-wide labor-rate increases due 1o extraordinary circumslances,
including, but not limited 1o, boycotts and sirikes, and uiility rate increases due to extraordinary
circumstances including, but not limited to, conservation surcharges. boycotls, cmbargoes or other
shortages. and costs relating to capital improvements or expenditures. In addition, il in any LExpense Year
subsequent to the Base Year, the amount of Operaling Expenses decreases duce to a reduction in the cost of
providing utilities, security, and/or other services to the Project for any reason, including without limitation,
because of deregulation of the utility industry andfor reduction in rates achicved in contracts with utilidies
andfor service providers. thew for purposes of the Lapense Year in which such decrease in Operating
Expenses oceurred and all subsequent Expensce Years, the Operating Expenses lor the Base Ycear shall be
decreased by an amount equal to such decrease.

Notwithslanding the foregoing, for purposes of this 1.ease, Operating lixpenses shali not.
however, include: (1) exceit as otherwise set forth above in this Section 4.2.2, interest on debt and
amortization on mortgages; (2) ground lease payments: (3) costs of leasing commissions. altomeys' fres
and other costs and expenses incurred in connection with negetiations or disputes with present or
prospective tenants or ather occupants of the Real Property: (4) the cost of providing any service direcily
1o and paid directly by any tenant; (5) any costs expressly excluded from Operating Expenses elsewhere in
this Leasc; {6) costs of any items to the extent Landlord receives reimbursement [rom insurance proceeds
(such proceeds Lo be excluded from Operating I2xpenses in the year in which received, except that any
deductible amount under any insurance pelicy shall be included within Operating Expenses) or lrom a third
party; (7) costs, including permil, license and inspeclion costs, incurred in renovating or otherwisc
improving, decorating, or redecorating rentable space {including vacant rentable space) for tenants or other
occupants in the Project: (8) tax penalties incurced as a resubt of Landlord's negligence, inability or
unwillingness to make payments or file returns when due: (9) costs arising {rom Landlord’s charitable or
political contributions: or (10) costs incurred due Lo the violation by Landlord of the terms and conditions

of any lease of space in the Project.

4.2.3  "Tax Expenses" shall mean. subject to Section 25.32 below, all federal, state,
county, or local governmental or municipal taxes, lees, assessments. charges or other impositions ol every
kind and nature, whether general, special, ordinary or extraordinary {including, without Himitation, real
estatc taxcs, general and special assessments, transit assessment lees and taxes, business or license faxes or
fees, annual or periodic license or use fees, open space charges, housing fund assessinents, leasehold taxes
or taxes based upon the receipt of rent, including gross receipts or Sales Taxes (as defined below) applicable
to the receipt of rent, personal property taxes imposed upon the fixtures, machinery, equipment, apparatus,
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systems and equipmient. appurienances, furniture and other personal property used in connection with the
Real Property), which Landlord shall pay or incur during any Expense Year {without regard to any different
fiscal year used by such govermmnental or inumicipal authority) because of or in connection with the
ownership, leasing and operation of the Real Property or Landlord's interest therein, subject to the
provisions of Section 4.3.4 below. For purposes of this Lease, Tax Expenses shal be caleulated as il the
tenant imprevements in the Project were fully constructed and the Project and all tenant improvements in
1he Project were fully assessed for real estate tax purposes.

4.2.3.1 Tax Exapenses shall include, without limitation:

{i) any assessment, tax, fee, levy or charge in addition to. or in
substitution, partially or totally, of any assessment, tax, fee, levy or charge previously included within the
definition of real property tax, it being acknowledged by Tenant and Landiord that Tax Expenses shall also
include any governmental or private assessments or the Real Property's contribution towards a
governmental ot private cost-sharing agreement for the purpose of augmenting or improving the qualily of
services and amenities normally provided by govermmental agencies. It is the intention of Tenant and
Landlord that all such new and increased assessments, taxes, fees, levies, and charges and ail similar
asscssments, taxes, fees, levies and charges be included within the definition of Tax Expenses for purposes

of this Lease:

(i) any assessment, lax, fee, levy, or charge allocable to or measured
by the arca of the Premises or the Rent payable hereunder, including, without limitation, any gross receipts
wilh respect to the reecipt of such Rent. and/or any tax upon or with respect fo the possession, leasing.
operaling, manggement, mainlenance, alteration, repair, use o occupancy by "Fenant of the Premises, or
any portion thereof;

(iii)  any assessment, tax, fee, levy or charge, upon this transaction or
any document to whicl Tenant is a party, creating or translerring an interesl or an cstate in the Premises;
and

(iv) any espenses incurred by Landlord in attempting to protest,
reduce or minimize Tax Expenses.

4,2.3.2 Notwithstanding anything 1o the contrary contained in this Section 4.2.3,
there shalt be excluded from Tax Expenses (i} all excess profits taxes, {ranchise taxes, gift taxes, capital
stock taxes, inheritance and suceession taxes, eslate (axes, federal and state income laxes, and other taxes
{o the extent applicable to Landlord’s general or net income (as opposed lo rents, receipls or meome
altributable 1o operations at the Real Property), and (i) any items paid by Tenant under Section 4.4 helow.

4.2.3.3 In no event shall Tax Expenses for any Expense Year be less than the
compunent of Tax Expenses comprising a portion of the Base Year.

42.4  "Tenant's Share” shall mean the percentage set forth in Scction 9 of the Summary.
Tenant's Share was caleulated by dividing the number of rentable square feet of the Premises by the total
rentable square fect in the Building. Landlord shall have the right from time to time 1o redetcrmine the
rentable square footage of the Building, and/or the Premises, and Tenant's Share shall be appropriately
adjusted ta refleet any such determination, If Tenant's Share is adjusted pursvant to the foregoing, then, as
10 the Expense Year in which such adjustment occurs, Tenant's Share for such year shall be determined on
the hasis of the number of days during such Expense Year that cach such Tenant's Share was in efTeel,

4.3 Calculation and Pavinent of Additional Rent.

4.3.1  Calculation of Excess. If for any Expense Year ending or commencing within the
Lease Term, (i) Tenant's Share of Operating Expenses allocated to the Building pursuant 1o Scelion 4.3.4
below for such Expense Year exceeds Tenant's Share of Operating Expenses allocated to the Buiiding for

below for such Expense Year exceeds Tenant's Share of Tax Expenses allocated to the Building for the
Basc Year, then Tenant shall pay to Landlord, in the manner set forth in Section 4.3.2, below, and as
Additional Rent, an ammount egual to such excess (lhe "Lxcess™)..

43.2  Suatement of Actual Expeuses and Pavment by Tenant. Landlord shall endeavor
to give 10 Tenant on or before the first (1%) day of June following the end of each Expense Year, a statement
(the "Statement™) which shail state the Operating Expenses and Tax Expenses incurred or accrued for such
preceding Expense Year, and which shall indicate the amount, if any, of any Excess. Within thirty (30)
days after Tenant's receipt of the Statement for each Expense Year ending during the Lease Term, Tenant
shall pay to Landlord the full amount of the Excess for such Expense Year, less the amounts, if any, paid
during such Expense Yearas Estimated Excess (ns defined in and pursuant to Section 4.3.3 below). 1f any
Statemenl reflects that the amount of Estimated Excess paid by Tenant to Landlord for such Cxpense Year
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i5 greater than the actual ameant of the Excess for such Expense Year, then Landlord shall, at Landlord's
option, either {i) remit such overpayment Lo Tenant within thirty (30) days afler such applicable Statement
is delivered to Tenant, or (i) credit such overpayiment toward the additional Rent next due and payable to
Tenant under this Lease. The failure of Landlord to timely lurnish the Statement for any Lxpense Year
shall not prejudice Landiord {from eoforcing its rights under this Article 4. Even though the Lease Term
has expired and Tenant has vacated the Premises. if the Statement for the Expense Year in which this 1.easc
terminates reflects that Tenant’s payment to Landlord of Estimated bxcess lor such xpense Year was
greater than or less than the actual amount ol Excess for such last Expense Year, then within thirty (30)
days afler Landlord's delivery of such Statemeni lo Tenant, Landlord shall relend to Tenant any such
overpayment or Tenant shal pay to Landlord any such underpayment, as the case may be, The provisions
of this Sgction 4.3.2 shall survive the expiralion or earlier termination of the Lease Ferm.

433 Stuylement of Estimated Cxpenses. In addition, Landlord shall endeavor to give
Tenant a yearly expense estimale statement (the "Estimate Statement”) which shall set forth Landlord's
reasonable estimate (the "Estimate”) of what the total amount of Operating Expenses and Tax Expenses
allocated 1o the Building pursvant to Section 4.3.4 below for the then-carrent Expense Year shall be and
the estimated Excess (the "Estimated Excess™) as calculated by comparing (i) Tenant's Share of Operating
Expenses allecated 1o the Building, which shall be based upon the Estimate, o Tenant’s Share of Operating
Expenses allocated 1o the Building for the Base Year, and (ii} Tenant's Share of Tax Lxpenses aflocated Lo
the Building. which shall be based upon the Estimate, to Tenant's Share of Tax Expenses allocated to the
Building for the Base Year. The failure of Landlord to timely furnish the Estimate Statement for any
Expense Year shall not preclude Landlord from enforcing its rights to collect any Estimated Excess under
this Article 4. If pursuant to the Estimate Staicment an Estimated Fxcess is caleulated for the then-current
Expensc Year. Tenant shall pay, with its next instafliment of Base Rent due, a fraction of the {istimated
Excess for the then-current Expense Year plus any sales tax applicable thereto (reduced by any aimounis
paid pursuant to the last sentence ol this Scetion 4.3.3). Such lraction shall have as its numerator the number
of months whicl have clapsed in such current Expense Year to the month of such payment, both months
inclusive, and shall have twelve (12) as its denominator. Lntil a new Estimate Statement is [urnished,
Tenant shall pay monthly, with the menthly Base Rent installments, an amound equal to one-twellih (1/12)
of the total Estimated Excess set forth in the previous Estimate Statement delivered by Landlord to Tenant.

4.3.4  Allocation_of Operating Expenses and Tax Expenses_to_Building. The partics
acknowledge that the Building is part of a multi-building projeet. and that the costs and expenses incarred
in connection with the Projeet (i.c., the Operating Expenses and Tax Expenses) are determined annually for
the Project as a whole, but then allocated by Landlord among (i) the tenants of the Building and (ii) the
tenants of the other buildings in the Project. for purposes ol determining such tenants' shares of Operating
Lxpenses and Tax Expenses.  In making such allocation of Operating LExpenses and Tax Expenses for
purpases of detenmining Tenant’s Shave ol Operating Expenses and Tax Expenses, Operaling Expenses and
Tax Expenses shall be allocated as [ullows: the portion of Operating Expenses and Tax Expenses allocated
1o the tenants of the Building shall consist of (A) all Operating Expenses and Tax Expenses altribulabie
salely to the Building and (B) an cquitable portion ofthe Operating Expenses and Tax Expenses attributable
to the roject as a whole and not atiributable solely to the Building or to the additional buildings in the
Project.

4.4 Taxes and Other Charges for Which Tenant Is Directly Responsible. In addition 1o all
ofhier swns payable under this Lease, but subject 1o Section 25.32 below, Tenunt (and not Landlerd) shall
pay. when due and payable, all Florida sales tax and any and all other sales, excise, use or occupancy lax
now or hereafter levied or assessed upon or payable by virtue of this Lease or any sums required to be paid
by Tenant pursuant to this Lease (cotlectively, "Saies Tax"). Should the appropriate taxing authority require
that any Sales Tax be collected by Landlord for or on behall of such taxing authorily, then such Sales Tax
shall be paid by Tenant to Landiord monthly as Additional Rent together with the payment ol Basc Rent
and Additional Reni: provided, however, that Landlord shall have the right, from time to time, 1o provide
different written instructions regarding the payment of any Sales Tax by Tenant, in which cvent the Sales
Tax addressed in such writicn instructions shall be paid by Tevant as set Torth in such wrilten instructions.
Tenant shall also reimburse Landlord, as Additional Rewt, within ten (10) days afier demand, for all taxes
and assessments required to be paid by Landlord (except (o the extent included in Tax Expenses by
Landlord), excluding state, local aud federal personal or corporate income laxes measured by the net income
of Landlord from all sources and cstate and inheritance laxes, whether or not now customary or within the
contemplation of the parties hereto, when:

4.4.1  said taxes arc measured by or rcasonably attributable to the cost or valuc of
Tenant's equipment, fumiture, fixtures and other personal property located in the Premises, or by the cost
or value of any leaschaold improvements made in or to the Premises by or for Tenawt, to the extent the cost
or value of such leasehold improvements exceeds the cost or value of a building standard build-out as
determined by Landlord regardless of whether title 10 such improvements shali be vested in Tenant or

Landlord;
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447  said taxes are assessed upon or with respect to the possession, leasing, operation,
management, maintenance, alteration, repair, use or accupancy by Tenant of the Premises or any portion ol

the Real Property: or

4.4.3  snid taxes are assessed upon 1his iransaction or any document to which Tenant is a
party creating or transferring an interest or an estale in the Premises.

4.5 Late Charges. If any instaliment of Rent or any other sum due from Tenant shall not be
reccived by Landlord or Landlord's designee by the due date therefor, then Tenant shall pay 1o Landlord a
late charge equal to five percent (5%) of the amount due plus any attomeys’ fees incurred by Landlord by
reason of Tenant's failure to pay Rent and/or other charges when due hercunder. The late charge shall be
deemed Additional Rent and the tight to require it shall be in addition to all of Landlord’s other rights and
remedics hereunder, at law and/or in equity and shall not be construed as liquidated damages or as limiting
Landlord's remedies in any manner. In addition to the Iate charge described above, any Rent o other
amounts owing hercunder which are not paid by the date that they are due shall thereafter bear interest unti
paid at a rate cqual 1o the lesser of (i) the lierest Rate, or (ii) the highest rate permitted by applicable law.

ARTICLE S

USL OF PREMISES

5.1 Use. Tenant shall use 1he Premises solely for general office purposes consistent with the
character of the Project as a first-class office and retail building project, and Tenant shall not use or pernit
the Premises (o be used for any other purpose or purposes whatsoever. The pupulation densily within the
Premises as a whole shall at no time exceed one person for each 200 rentable square feet in the Premises;
provided, however, (hat Tenant shall be permitied to (i) host mectings and small events from time 1o time
and (i) host Tenant's temporary invitees in the Premises, and the atlendees at such meetings and small
events and Tenant's temporary invitees shall not be considered to e individuals contributing to population
density within the Premises as a whole. Tenant shall not allow accupancy density of use of the Premises
which is greater than the average densily of the other olfice tenants of the Project. Tenanl shall not use, or
sulfer or permit any person ot persons to use. the Premises or any part thercof for any use or purpose
contrary to the Rules and Regulations, or in violation of the laws of the United States of America, the State
of Florida, or the ordinances, regulations or requirements of the local municipal or county governing body
or other lawful authorities having jurisdiction over the Project (including laws pertaining 1o Hazardous
Materials, as defined below). Tenant shall comply with the Rules and Regulations and all recorded
covenants, canditions, and restrictions now or hiereafier affecting the Real Property. Landlord shall not be
responsible to Tenant for the nonperformance of any of such Rules and Regulations by or otherwise with

respect 1o the acts or emissions of any other tenants or pecupants of the Project.
5.2 Hazardous Materials.

5.2.1 Prohibitien on Use. Tenant shall not use or allow another person or eitity 1o use
any parl of the Premises and Tenant shall not use any part of the Building or Project for the storage. use,
treatment, manufacture or sale of Hazardous Materials. Landlord acknowledges, however, that Tenant will
maintzin ordinary office products in the Premises which are incidental to the operation of Tenant’s use, such
as photocopy supplics, seerctarial supplies and limited janitorial supplies, all of which products confain
chemicals which are categorized as Hazardous Matertals. Landlord agrees that the use of such products in
the Premises in compliance with all applicable faws and in the manner in which such producis are designed
to be used shall notf be a violation by Tenant of this Seclion 5.2.1.

5.2.2  Indemmnity. Tenant agrees to indemnify. defend, protect and hold Landlord and the
Landlord Partics (as defined below) harmless (vom and against any and all claims. actions, administrative
proceedings (including iformal proceedings), judgments, damages, punitive damages, penaltics, lines,
costs, liabilities, interest or losses, including reasonable attomeys' fees and expenses, consultant fees, and
expert fees, together with all other costs and expenses ol any kind or nature, that arise during or afier the
Lease Term divectly or indircetly from or in connection with the presence, suspected presence, release or
suspected release of any Hazardous Materials in or into the air, soil, surface water or groundwater at, on,
about, under or within the Premises or Real Property or any portion thereof, caused by Tenant, its assignees
or subtenants and/or their respeclive agents, emplayees, contractoss, licensees or invitees (collectively,
"Tenant AfTiliates").

5.3 Remedial Work. In the event any investigation or monitoring of site conditions or any
clean-up. containment, restoration, removal or other remedial work (callectively, the "Remedial Work™) is
required under any appticable federal, state or local laws or by any judicial order, or by any governmental
entity as the result of operations or activitics upon. or any usc or occupancy of any portion of the Premises
by Tenant or Tenant Affiliates, Tenant shall perform or cause to be performed the Remedial Work in
compliance with such faws or order. All Remedial Work shall be performed by onc or more contractors,
selected by Tenant and approved in advance in writing by Landlord. Al costs and expenses of such
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Remedlial Work shall be paid by Tenanl. including, without limitation, the charges of such contractor(s).
the consulting engincers. and Landlord’s reasonable attorneys' fees and cosls incurred in conneelion with
monitoring or review of such Remedial Work,

54 Definition of | lazardous Materials. As used herein, the term "Hazardous Matedials” means
any hizardous or toxic substance, material or waste which is or becomes regulated by any local
governmental authority. the State of Florida or the United States Government. including, without lmication,
any material or substance which is (i) defined or Hsted as a "hazardous waste,” "extremely hazardous
waste,” "restricted hazardous wasle,” "hazardous substance” or "hazardous inaterial" under any applicabie
federal, state or local law or administrative code promulgated thereunder, (it} petroleum. (iii) ashestos, or

(iv} radon gas.

5.5 Asbestos.  Tenant is hereby notified, and hereby agrees to nolify its employees, that
asbestos {chrysotile, amosile or crocidolile or in fibrous form, tenmolite, anthophyllite or actinolite) has
been detected in the Building structure, and iFaccumulated in sulficient quantifies, may present health risks
10 persons exposed to it over time. However, Landlord has been advised by an independent consuliant that
the -asbestos which exists in the Building structure does not presently pose any health risk.  Additional
information regarding asbestos may be obtained from the Building asbestos contact person designated by
Landlord. Tenant hereby waives and releases all claims against Landlord for any personal injuries, property
damage, or death, and all other incidental or consequential damages arising from the existing or discovery
of ashestos on the Premises. Tenant shall not perform any work in the Premises or take any action that may
cause the release of asbestos-containing matcerial, except in accordance with the operations and maintenance
program maintained by Londlord and applicable law,

5.0 Radon Gas. Effective January 1, 1989, Section 404.056 (5) of Florida Statites requires
that the fuollowing notification be included in, among other documents, rental agreements for buildings in
the State of Flarida:

RADON GAS: RADON IS A NATURALLY OCCURRING RADIOACTIVE GAS THAT,
WHUEN IT HAS ACCUMULATLED IN A BUILDING IN SUFFICIENT QUANTITIES, MAY
PRESENT HEALTH RISKS TO PERSONS WIIO ARE EXPOSED TO IT OVER TIME.
LEVELS OF RADON THAT EXCEED FEDERAL AND STATE GUIDELINES HAVE BLEN
FOUND IN BUILDINGS IN FLORIDA., ADDITIONAL INFORMATION REGARDING
RADON AND RADON TESTING MAY BE OBTAINED FROM YOUR COUNTY HEALTII

DEPARTMENT.
ARTICLE 6
SERVICES AND UTILITIES
0.1 Standard Tenant Services. Landlord shatl provide the following services on all days during

the Lease Term. unless otherwise stated below.

G6.1.1  Subject 1o all governmental rules. regulations and guidclines applicable thereto,
Landlord shall provide heating, ventilation and air conditioning ("HVAC") when necessary for normal
comfort lor normal olfice use m the Premises, from Monday through Friday, during the period from
7:00 a.m. to 6:00 p.m., and on Saturday from 9:00 a.m. to 1:00 p.n. (collectively, the "Building Hours"),
excepl for nationally and locally recognized holidays as designated by Landhord {collectively, the
"Holidays™. Notwilhstanding the foregoing. i during the Lease Teim Landlord permits Tenant to instali
one (1) or more independent heating, ventilation and air conditioning units {collectively, the "HVAC
Units"} in the Premiscs pursuant to Article 8 betow for Tenant's exclusive usc within the Premises, then the
clectrical usage for the HVAC Unils shall be separately metered, at Tenant's sole cost and expense, and
Tenant shall, within thirty (30) days after Tenant's receipt of invoice therefor from Landlord, pay to
Landlord or reimburse Landlord for the actual electrical costs charged by the entity providing eleciricity to
the 1IVAC Units. Tenant shal} be responsible for repair and maintenance of the HVAC Units at Tenanl's
expense and, accordingly. Tenant shatl. tiroughout the Lease Term, maintain a service and/or maintenance
contract for the HVAC Units, with a service provider reasonably approved by Landlord, which service
provider shall perform alt maintenance and cepair on the HVAC Untits. Tenant shall provide 1o Landlord &
copy of periadic service reports Tov the HVAC Units; as such reports are received by Tenant.

6.1.2  Landlord shall provide adequate clectrical wiring and facilitics and power for
normal general office use as determined by Landlord. Tenant shall bear the cost of replacement of lamps,
starters and ballasts for non-Building standard lighting fixtures within the Premises,

6.1.3  Landlord shall provide city water from the regular Building outlets for drinking,
lavatory and toilet purposes.
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6.1.4  Landiord shall pravide janitorial services five (5) doys per week. except the date
of observation of the Holidays, in and about the Premises,

6.1.5  Landlord shall provide nonexclusive automatic clevator service at all times.

6.2 Overstandard Tenant Use. Tenant shall not. without Landlord's prioe written conscnt, use
heat-generating machines, maclines other than normal fractional horscpower ollice machines, or
equipment or lighting other than building standard lights in the Prensises, which may affect the temperature
otherwise maintained by the air conditioning system or increase the water nornally fumished for the
Premises by Landlord pursuant ta the terms of Section 6.1 above. If Tenant uses water or HVAC in excess
of that supplied by Landlord pursuant to Scction 6.1 above, or if Tenant's consumption of electricity shall
exceed an average of three (3} watts per usable square foot of the Premises, connected load, calculated on
a monthly basis during the Building Hours set forth in Section 6.1.1 above, then Tenant shall pay to
Landlord, within ten (10) days after billing, the cost of such excess consumption, the cost of the installation,
operation, and maintenance of equipment which is installed in order to supply such excess consumplion,
and the cost of the increased wear and tear on existing equipment caused by such excess consumplion; and
Landlord may install devices to separately meter any increased use and in such event Tenant shiall pay the
increased cost directly to Landlord, within ten (10) days after demand, including the cost of such additional
metering devices, If Tenant desires to use HYAC from other than the 1IVAC Units (if applicable) during
hours other than the Building Hours, (i) Tenant shall give Landlord such prior notice, as Landlord shall
from time 1o lime eslablish as appropriate. of Tenant's desired use, (i) Landlord shall supply such aller-
hours HVAC to Tenant at such hourly cost to Tenant as Landlord shall from time 1o lime establish (which
cost is currently $40.00 per hour). and (iiiy Tenant shalt pay such cost to Landlord within en (10} days afler

billing.

6.3 lnicrruption_of Use. Tenant agrees that Landlord shall not be liable for damages, by
abatement of Rent or otherwise, for failure to furnish or delay in furnishing any service (including telephone
and telecomimunication services), or for any diminution in the quality or quantity thereol, when such failure
or delay or diminution is occasioned. in whele or in par, by repairs. replacements, or improvements, by
any strike, lockout or other labor trouble. by inability 1o secure clectricity, gas, water, or other fuel at the
Building or Real Property after reasonable effort to do so, by any accident or casnalty whatsoever, by act
or default of Tenant or other parties, or by any other cause beyond Landiord’s reasonable control; and such
failures or delays or diminution shall never be deemed (o constitute an eviction or disturbance of Tenant's
use and possession ot ihe Premises or relieve Tenant from paying Rent or performing any of its obligations
under this Lease. Furthermore, Landlord shall not be liable under any circumstances for a loss of, or injury
1o, property ot for infury to, or interference with, Tenant's busincss, including, without limitation, loss of
profits. hewever occurring, through or in connection will or incidental 1o a failure to furnish any of the
services or utilities as set forth in this Atticle 6.

6.4 Additional Services. Landlord shall also have the exclusive right, but not the obligation,
to provide any additional services which may be required by Tenant, including, withoul fimitalion,
locksmithing. replacement of lamps, starters and bailasts for the Premiscs, and additional repairs and
maintenance, provided that Tenant shall pay to Landlord, within ten (10) days afier billing, and as
Additional Rent hereunder, the swin of all costs to Landlord of such additional services plus a five percent
(5%) administration tee.

6.5 Access (0 Building and_Parking Facilities. Subject to the other provisions of this Leasc
{including, withou! limitation, the Rules and Regulations and any modifications thereol adopted by
Landlord from time to time), Tenant shall be granted access t the Building, the Premises, and the Parking
Facilities twenty-four (24) hours per day, scven (7) days per week, cvery day of the year,

ARTICLE 7
REI'AIRS
7.1 Tenant's Repairs, Subject to Landlord's repair obligations in Sections 7.2 and 11.1 below,

Tenant shall, ai Tenant's own expense, keep the Premises, including all improvements, fixtures and
furnishings therein, in good order, repair and condition at all times during the Lease T'erm. which repair
obligations shall include. without limitation, the obligation Lo promptly and adequalely repair all damage
10 the Premises and replace or repair ali damaged or broken fixtures and appurienances; provided however,
that, at Landlord's option, or if Tenant fails to make such repairs, Landlovd may, bul need not. make such
repairs and replacements, and Tenant shall pay Laodlord the cost thereof, including a pereentage of the cost
thereof (1o be unifornly established for the Building} sufficient to reimburse Landlord for all overhead,
general conditions. lees and other costs or expenses avising from Landlord’s involvement with such repairs
and replacements forthwith upon being billed for same.

7.2 Landiord’s _Repairs.  Anything contained in Section 7.1 above 1o the coatrary
notwilhstanding, and subject to Articles 1 and |2 below, Landlord shali repair and maintain the steucturaf
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porlions of the Building and the basic plumbing, HVAC and electrical systems serving the Building and
lacated outside the Premises: provided, however, 10 the extent such naintenance and repairs are causcd by
the act. neglect, fault of or omission of any duty by Tenant, its agents, comlractors, cmployees, licensees o
invitees. Tenant shall pay to Landlord, as Additional Rent, the reasenable cost of such maintenance and
repairs. Landlord shall ot be liable to Tenant for any failure lo make any such repairs, or to perform any
minintenance hereunder. There shall be no abatement of Rent and no liability of Landlord by reason of any
injury to or interference with Tenant's business arising from the making of or failure to make any repairs,
allerations or improvements in or o any portion of the Premises, Building or Iteal Property or in or 1o
fixturcs, appurtenances and cquipment therein. Tenant hereby waives and releases its right to make repairs
al Landlord's expense under any applicable law, statute, or ordinance now o hereafier in elfect.

ARTICLYE S

ADDITIONS AND ALTERATIONS

3.1 Landiord's Consent {o Alterations. ‘Tenant may not make any improvements, allerations.
additions or changes to the Premises (collectively, the "Alterations") without first procuring the prior
written consent of Landlord (o such Aherations, which consent shall be requested by Tenant not less than
thirty (30) days prior to the commencement thereof, and which consent shall not be unrcasonably withheld
by Landlord; provided, however, Landlord may withhold its consent in its sole and absolute discretion with
respect to any Alterations which (i) may affect the structural components of the Building, and/or the
Building's mechanical, electrical, Y AC, or life safety systems, ar (i) are visible from or aflect any arca
focated outside the Premises.. Tenant shall pay for all overhead. general conditions. fees and other costs of
the Alterations, and shall pay to Landlord a Landlord supervision fee of len percent (10%) of the cost ol the

Alterations.

8.2 Manner of Construction. 1andlord may impose, as a condition of its consent 1o any and
all Alerations or repairs ol the Premises. such requirements as Laadlord in its reasonable discretion may
deem desirable, including, but not limited to, the requirement that Tenant wilize for such purposes anly
contractors. materinls, mechanics and materialmen approved by Landlord: provided, however, Landlord
nay impose such requirements as Landlord may detennine, in its sole and absolute discretion. with respect
to any work affecting the structural components of the Building and/or the Building's systems and
equipment (including designating specitic contractors to perform such work). Tenant shail construct such
Alterations and perform such repairs in compliance with alf applicable Jaws and pursuant to a valid building
permit or other governmental approvals, issued by the City of Coral Gables and/or any other appropriate
governmental body, and iv conformance with Landlord's construetion rules and regulations, All work with
respeel 1o any Alterations inust be done in a good and workmanlike manner and diligently prosceuied to
completion 1o (he end that the Premises shall at all times be a complete unit except during the period of
work. Tenant shalt cause all Alicrations to be performed i such manner as not o obstruct access by any
person to the Building or Project or the commaon areas, and as not Lo obstruct the business ol Landlord or
other tenants in the Praject, or interfere with the labor force working at the Project or Real Property. 11
Tenant makes any Alterations. Tenanl agrees to carry "Builder's Al Risk” insurance in an amount approved
by Landliord covering the construction of such Alterations, and such other insurance as Landlord niay
require, it being understood and agreed that all of such Alterations shall be insured by Tenant pursuant (o
Article 10 below tinmediately upon completion thereol. Landlord may, in its discretion. require Tenant to
obtain a lien and completion bond or seme alternate forin of security satisfactory to Landbord in an amount
sufficient to ensure the lien-lree completion of such Alterations and naming Landiord as a co-obligee. Upon
completion of any Alterations, Tenant shall (i) deliver to the Landlord evidence that all final inspections
have been successfully completed, all governmental certificates and approvals required in connection with
the work and the use of the relevant premises have been obtained. afl permits have been closed and ali
Notices of Commencement have been terminated of record. (i) deliver 1o the Projeet management office a
reproducible copy of the “as built” drawings of the Allerations, and (iit) deliver to Landlord evidence of
payment. conlractors’ afTidavits and full and final waivers of all fiens for [abor., services or malerials,

8.3 Landlord’s Property.  All Alterations, improvemenis and fixtures which may be installed
or placed in or about the Premises shall be at the sole cost of Tenaunt and shall be and become the property
of Landlord. Notwithstanding the Toregoing. Landlord may, by written notice to Tenant prior to the end of
the Lease Term, require Tenant at ‘T'enanl's expense to remove any improvements or Alterations from the
Premises and repair any damage {o the Premises and Building caused by such removal. 1f Tenant fails to
complete such removal and/or 1o repair by the end of the Lease Term. Landlord may do so and may charge
the cost thereof Lo Tenant,

ARTICLE 9

COVENANT AGAINST LIENS

Tenant has no anthorily or power 10 cause or permit any lien or encumbrance of any kind
whatsoever, whether created by act of Tenant, aperation of law or olherwise, (v atlach Lo or be placed upon
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the Real Property or any portion thercof, and any and all liens and encumbrances created by Tenant shall
attach to Tenant's interest only and the inlcrest of Landlord shall nol be subject to Jiens for improvements
made by Tenant. Landlord shall have the right at any time to record any notice whicly it dcems necessary
for protection from such liens (including, without fimitation, a notice under Section 713.10, Florida
Statules). Tenant shalt nolify the contractor making any improvements at the request of Tenant of the
foregoing provisions of this Arlicle 9. Temant shall not cause or permit any lien of mechanics or
nateriaimen or others to be placed against the Real Property or any portion thereof, with respect to work
or services claimed to have been performed for or materials chiimed to have been furnished to Tenant or
the Premises, and, in case of any such Hen allaching or notice of any lien, Tenanl shall cause it to be
immediately relcased and removed of record. If such lien is not released and removed within five (5)
business days afier notice of such lien is delivered by Landlord to Tenant, then Landlord may, at its option,
take all action necessary to release and remove such licn, swithout any duly Lo investigate the validity thereof.
and all sums. costs and expenses. including reasonable attormeys' fees. incurred by Landlord in connection
with such lien shall be deemed Additional Rent under this Lease and shail immediately be due and payable

by Tenant.

ARTICLE i0
INSURANCE

10.1  indemnification and Waiver. Tenant herehy assumes all risk of damage to property and
injury to persons in, on or about the Premises from any cause whatsocver, and agrees that Landlord and any
morlgagees of Landlord. the respective members, partners, submembers and subpariners ol Landlord and
any such mortgagees, and their respective officers, dircctors. shareholders, agents, properly managers,
employces and independent contractors (collectively. the "Landlord Parties®) shall not be liable for. and are
hereby released from any responsibility for, any damage or injury either to persen or property or resulting
from the loss of use thereof, which damage or injury is sustained by Tenanl or by other persons claiming
through Tenaut. ‘Tenant shall indemnify. defend, protect and hold harmiess the Landiord Parties from and
against any and all loss, cost, damage, expense, claims and liability, including without limitation court costs
and reasonable atlorneys’ fees {collectively "Claims™) incurred in connection with or arising from any cause
in, on or about the Premises, andfor any acts, omissions or negligence of Tenant or of any person elaiming
by. through or under Tenant, or of the contractors, agents, employces, licensees or invitecs of Tenant or any
such person in. on or about the Real Property; provided, however, that the terms of the foregoing indemnity
shalf not apply to: (i) any Claims to the extent resulling from the gross negligence or willful misconduct of
Landlord or the Landlord Parties and not insured (or tequired to be insured) by Tenant under this Lease; or
(it} any loss of or damage to Landlord's property to the extent Landlord has waived such loss or damage
pursuant to Section 10,4 below. Tenant's agreement to indemnify Landlord pursuant te this Section 10.1 is
not intended and shall not relieve any insurance carrier of its obligations under policies required 1o be
carricd by Tenant pursuant to this Lease. The provisions ol this Section 10.1 shall survive the expiration
or sooner termination of this Lease with respect to any Claims occurring prior 10 such expiration or

termination.

102 Tenanl's Compliance with Landlord’s Fire and Casualty Insurance. Tenanl shall, at
Tenant's expense. comply as 1o the Premises with all insurance company requirements pertaining to the use
ol the Premises. 11 Tenant's conduet or use of the Premises causes any increase in the premium for any
insurance policics carried by Landiord, then Tenant shall reimburse Landlord for any such increase, Tenant,
at Tenanl's expense. shall comply will all rules. orders, reguiations or requirements of the American
Insurance Association (fonnerly the National Board of Firc Underwriters) and with any similar body,

10.3  Tenant's Insurance. Tenant shall maintain the following coverages in the following
amounts at all times following the date (the “Insurance Start Date”) which is the earlier of (i} Tenaots entry
into the Premises to perform any work therein, or (ii) the Lease Commencement Date, and continuing
thereafter throughout the Lease Term:

10.3.1 Commercial General Liability Insurance covering the insurcd against claims of
badily injury, personal injury and properly damage arising out of Tenan('s operations, assumed linbilitics
or use of the Premises, including a Commercial General Laability endorsement covering the insuring
provisions of this Lease and the performance by Tenant of the indemnily agreements set forth in
Scetion 10.1 above {and with owned and non-owned automobile liability coverage, and liquor liability
coverage if alcoholic beverages are served on the Premises), for limits of liability not less than: (i) Bodily
Injury and Property Damage Liability - $5.000,000 each occurrence and §5,000.000 annuial aggregate. and
(i) Personal [njury Liability - $5,000,000 each occurrence and 35,000,000 annwal aggregate.

10.3.2 Physical Damage Insurance covering (i) all fumiture, trade fixtures, equipment and
all other items of Tenant's properly on the Premises installed by, for, or at the expense of Tenant. and (i) all
tenaut improvements, Alterations and other improvements and additions in and to the Preinises, including
any improvements, alterations or additions installed above the ceiling of the Premises or below the floor of
the Premises. Such insurance shall be written an a physical loss or damage basis under a "special form”
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policy, for the full replacenient cost value new without deduction for depreciation of the covered items and
in amounts thal meet any co-insurance clauses of the policies of insurance and shall include a vandalism
and malicious mischick endorsement. sprinkler leakage coverage and carthguake sprinkler feakage

coverage,

10.3.3 To the extent required by applicable laws, workers' compensation insurance and
emplover's liability coverage, with a limit of not less than One Million Dollars ($1,000,000).

10.3.4 Busincss interruption, loss-ol-income and extra-expense insurance in such
amaunts as will reimburse Tenant for direct and indirect loss ol earnings atlributable to all perils commonly
insured against by prudent tenants or attributable to prevention of aceess (o the Premiscs or o the Building

or the Project as a resuit of such perils.

10.3.5 Form of Policies. The minimum limits of policies ol insurance required of Tenant
wnder this Leasc shall in no event limit the liability of Tenant under this Leasc. Such insurance shall:
(i) name L.andlord, and any other party it sa specifies, as an additional insured: (ii) specifically cover the
liability assumed by Tenant under this Lease, including. but not limited to, Tenanl's obligations under
Scetion 10,1 above: (iii} be issucd by an insucance company having a rating of not less than A-X in Best's
Insurance Guide or which is otherwise aceeplable to Landlord and licensed to do business in Florida; (iv) be
primary insurance as (o all claims thercunder and provide that any insurance carried by Landlord is excess
and is non-contributing with any insurance requirement of Tenant; (v) provide that said insurance shall not
be canceled or coverage changed unless thirty (30) days™ prior written notice shall have been given to
Landlord and any mortgagee of Landlord; (vi) contain a cross-liability endorsement or severability of
intercst clanse reasanably acceplable tw Landlord; and (vii) cxeept with respect to property damage
insurance (which shall be governed by the provisions of Segtion 10.4 below), contain a waiver of
subrogation in favor of Landlord and any other parties designated by Landlord from time to time as
additional insured pursuant to clause (i) hercinabove. Tenaut shall deliver such policics or certificates
thereof to Landiord on or hefore the Insurance Start Date and at least thirty (30) days before (he expiration
dates thereol. 1t Tenant shall fail to procure such insurance, or to deliver such policies or certilicate, within
such time periods, Landlord may, at its option, in addition (o all of its other rights and remedics under this
Lease, antd without regard to any notice and cure periods set forth in Section 19.1 below, procure such
policies for the nccount of Tenant. and the cost thereof shall be paid by Tenand to Landlord as Additional
Rent within ten {10} days afier delivery of bills therefor,

10.4  Subrogation. Landlord and Tenant agree to have their respective insurance companies
issuing property damage insurance waive any rights of subrogation that such companices may have ngainst
Landlord or Tenanl, as the case may be. Landlord and ‘Fenant hereby waive any right that either may have
against the other on account of any luss or damage to their respective properiy to the extent such loss or
damage is insured under property damage insurance policics carricd by the waiving party under this Lease
(or would bave been covered had the waiving parly maintained such insurance as so required under this
Lease). If cither parly [ails (o carry the amounts und types of insurance required to be carried by it pursuant
to this Article 10, in addition to any remedies the other party may have under this Lease, such failure shall
he deemed to be a covenani and agreenient by such party to self-insure with respect to the type and amount
of insurance which sueh parly so failed to carry, with tull waiver of subrogation with respect thereto.

10,5 Additional lusurance Qbligations. Tenant shall carry and maintain during the entire Lease
Ternt, at Tenanl's sole cost and expense, increased amounts of the insurance required Lo be carried by Tenant
pursuant 1o this Article 10, and such other reasanable types of insurance coverage and in such reasonable
amounts covering the Premises and Tenant's operations therein, as may be reasouably requesied by
Landlord, but in no event shall such increased amounts of insurance or such other reasonable types of
insurance be in excess of that required by landiords of buildings comparable to the Buiding and located in

the vicinity of the Project.

ARTICLE 11

DAMAGE AND DESTRUCTION

1.1 Repairof Damage to Premises by Landlord. Tenani shall promptly notify Landlord of any
damage to the Premises resulting Irom fire or any other casualty or any condition existing in the Premises
as a result of a {ire or other casualty that would give rise to the terms of this Article 11, 1f the Premises or
any common areas ol the Projeet serving or providing access to the Premises shall be damaged by fire or
other casualty or be subject to a condition exisling as a result of a fire or other casvalty. Landlord shall
promptly and diligently, subject 10 reasonable delays for insurance adjustment or other matters beyond
Landiord's reasonable control, and subject 1o all other terms of this Auticle 11, restore the base, sheli, and
core of the Premiscs and such commaon areas to substantially the same condition as existed immediately
prior to the casualty, execept for modifications required by applicable laws and/or by the holder of a
mortgage on the Real Propery {or any portion thereof), or any other modifications to the common arcas
deemed desirable by Landlord provided that access to the Premises and any common restrooms serviug the
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Premiscs shall not be materially impaired. Upen the occurrence of any damage to the Premises. lenaat
shall assign to Landlord (or to any party designated by Landlord) all insurance procceds payable to Tenat
under Tenant's insurance required under Section 10.3.2(ii) above, and Landiard shall repair any damage to
the tenant improvements and Alterations installed in the Premises and shall retwrn such tenain
improvements and Alterations {o their original condition: provided that if the costs of such repair of such
tenant improvements and Alterations by Landlord exceeds the amount of insuran ¢ proceeds received by
Landlord therefor from Tenant's insurance carrier, as assigned by Tenanl, the excess costs of such repairs
shall be paid by Tenant to Landlord prior to 1 andlord's repair of the damage. -lo comnecticn with such
repairs and replacements of any such tenant improvements and Alterations. Tenant §hali, prior to Landlord's
commencement of such improvement work, submit to Landlord, for Landlord's review and approval, ali
plans. specifications and working drawings relating thereto, and Landlord shall select the contractors 10
perform such improvement work.  Landlord shall not be liable for any inconvenience or annoyance o
Tenant or ils visitors, or injury 1o Fenant's business resulting in any way from such damage or the repair
thereof; provided however, that if such Iive or other casualty shall have damaged the Premises or com non
areas necessary o Tenant's occupancy, and if such damage is not the result of t1 1 egligence or willful
nrisconduct of Tenant or Tenaht's agents, employees, contractors, licensees or invitees, Landlord shall allow
Tenant a preportionate abalement of Base Rent, and Tenant’s Share of Opes ting Expen es and Tax
Bxpenses during the time and Lo the extent the Premises are unfit for occupancy f ¥2hé purposes permutied
under this Lease, and not occupied by Tenant as a result thereof.
a 5

112 Landlords Option to_Repair. Notwithstanding Section {1.1™above to the contrary.
Landlord may elect not to rebuild nnd/or restore the Premises, the Building and/or any ether portion of the
Praject and instead tenminate this Lease by notifying Tenant in writing of suclt termination within sixty (60)
days after the date Landlord becomes aware of such damage, such natice to include 4 termination date
giving Tenant sixty {60} clays to vacale the Premises, but Landford may so elcct only if the Project shall be
damaged by [ire or other casualty or cause or be subject to a condition existing a. a result of such a firc or
other casually or cause, whether or not the Premises ave alfected, and one or more of the following
conditions is present: (i) repairs cannot reasonably be substantially completed within one hundred
eighty (180) days alter the date of such damage {when such repairs are made™ ihout the payent of
gvertime or other premiums); (ii) the holder of any morigage on the Real Property o1 ground lessor with
respect to the Real Property shall require that the insurance proceeds or any portion thereof be used to retire
the mortgage debt, or shall terminate the ground lease, as the cuse may be; or (ili) th damage or condition
arising, as a result of such damage is not fully covered, except for deductible amounts, by 1 andlord's
insurance policies. In addition, if the Prentises, the Building or any portion of tl e Project is destroyed or
damaged to any substantial extent during the last year of the Lease Term, then n tfithstanding anything
contained in this Asticle 11, Landlord shall have the option to terminate (his Lease by giving written notice
1o Tenant of the exercise of such option within thirty (30) days alter such danage, In which event this Lease
shall cease and terminale as of the date of such notice. Upon such termination ol il Lease pur want (o this
Sectipn 11.2. Tenant shall pay the Base Rent and Additional Rent, properly apportioned up tosu | dalc o’
damage (subject to any abatement as provided in Sedtion 1.1 above), and bolly' parti-s hereto sha |
thereafler be discharged of all further obligations und ¢ this Lease, except for (lfose ob i afions which

expressly survive the expiration or earher terinmation of this Leasc. ol
; 3 L al

1.3 Waiver of Sut - Provi ions. The provisions of this Lease, including ilis Article 1,
constitute an express agreement between Landlord and Tenant with respect to any and all dama - to. 1
destruction of, all or any part of the Real Property. and any statute or regulation of the State of T'orida, with
respect to any rights or obligatict¥bncernihy damage or destiuction i the absence of an express agreem it
between the partics, and any other statute or re sulation, now ot hereafter-in effect. shall have no apBHcat W
to this Lease or any damage or destruction fo all or any part of the Real Property. y

| - » L

ARTICLE 12 o

CONDEMNATION

1f ten percent { 1)%) or more of the Premises, Building or Project shall be taken by power of emin 1t
domain or condemned by any compelent authority for any pubhc or quasi public use or pupo | or if
Landlord shatl grant a deed or other instrument in lieu of such taking by eminent domain or conden nation
Landlord shall have the option to terminate this Lease upon ninety (90) days' notice to Tenant, provided
such notice is given no later than one hundred ci *hty (180) days afiet the date of such taking. conderfatior ,
deed or other instrument. ¥ more than twenty-five pereent (25%0) of the rentable square feet of the Piemise -
is taken, or if access to the Premises is substantially impaired as a result of any taking of all or any portion
of the Project, Tenant shall have ihe option to tenninate this Lease upon ninety (90} days' notice b
Landlord, provided such notice is given no later‘than one hundred eighty (180) days aler the date of such
taking. Landlord shail be entitled to receive the entire award or payment in connection therewith (and
Tenant hereby irrevocably assigns to Landiord all of Tenant's vight, title and intcrest in and to all such
awards and payments), except that Tenant shafl have the right to file any separate élaim available to Tenant
for any laking of Tenant's personal property and fixtures belonging to Tenant and removable by Teriant
upon expiration of the Lease Term pursuant to the terms of this Lease, and lor moy ing expenscs, so long ds
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such elaim does not diminish the award available to Landlord, or its ground lessor or mortgagee with respect
to the Real Property, and such claim is payable separately to Tenant. All Rent shall be apportioned as of
the date of such tecmination, or the date of such faking, whichever shall first occur. I any part of the
Premises shall be taken, and this Lease shall not be so terminated, the Base Rent and Tenant's Share of
Operating Expenses and Tax Expenses shall be propottionately abated.

ARTICLE 13

COVENANT OF QUIET ENJOYMENT

Landlord covenants that Tenant, on paying the Reat, charges for services and other payments herein
reserved and on keeping, observing and performing all the other teyms. covenants, comditions, and
agreements herein contained on the part of Tenant 1o be kept. observed and performed. shall, during the
Lease Term. peaceably and guietly have, hold and enjoy the Premiscs subject to the terms, covenants,
conditions. and agreements hereof without interference by any persons lawlully claiming by or through
Landlord. The forepuing covenant is in liew of any other covenant express or impliex.

ARTICLE 14
ASSIGNMENT AND SUBLETTING

14.1  Translers. Tenant shall not, without the prior wrilten consent of Landlord, assign,
mortgage, pledge. hypothecate, encumber, or permit any lien 1o attach to, or otherwise transfer, this Lease
or any interest hereunder, permit any assignment or other such forcgoing transer of this Lease or any
interest hereunder by operation of law, sublel the Premises or any part thereof, or permit the use of the
Premises by any persons other than Tenant and its employees (all of the foregoing are hereinafier sometimes
referred 1o collectively as "Transfers” and any person to whom any Transler is made or sought to be made
is hereinafter sometimes refereed to as a "Transferee™). i Tenant shall desire Landiord's consent to any
I'ransfer, Tenant shatl notity Landlord fn sriting, which notiee (lhe "Transfer Notice") shall include (1) the
mroposed effective date of the Transfer, which shall not be less than thirty (30) days nor morc than one
hundred eighty (180} days afler the date of delivery ol the Transfer Notice, (ii) a description of the portion
of the Premises to be wansferred (the "Subject Space”), (iii) all of the terms of the proposed Transfer and
the consideration therelor, including a calewlation of the Transfer Premium (as defined below), in
connection with such Transler, the name and address of the proposed Transferee, and a copy of all existing
and/or proposed docamentation pertaining to the proposcd Transier, (iv) current financial statements of the
proposcd Iransferee cortilied by an officer, partner or owner thereof, and (v) such other inlormation as
Landlord may reasonably require. Any Transler made without Landlord's prior written consent shall, at
Landford's option, be aull, void and of no eftect, and shall, at Landlord’s option, constilute a defauit by

“Tenant under Section 19.1.2 below. Whether or not Landlord consents to uny proposed Transter, within
thirty (30) days after writien request by Landlord, as Addditional Rent hereunder. Tenant shall pay to
Landlord {A) Eight Hundred Dollars ($800.00} for Landlord's review and processing lees, and (B) any
reasonable lepal fees incurred by lLandlord in connection with Tenant’s proposed Transfer,

142 Landlord's Consent. Subject to Landlord's rights in Section -4 below, Landlord shall not
unrcasonably withihold its consent o miy proposed Transfer on the terms specified in the Transfer Notice.
The parties hereby agree that it shall be deemed Lo be reasomabile under this Lease and under any applicable
taw for Landlord (o withhold consent to any proposed Transfer where one or more ol the following apply.
without limitation as 10 olher reasonable grounds for withholding consent:

(i) the Transferee is of a character or reputation or engaged in a business which is not
consistent with the quality ol the Project:

(i} the Transferec’s intended use of the Subject Space is nol permilted under (his
| case:
(iii} the Transferee is a povernmental entity or agency:

{iv) the Transferce 15 not a party of rcasonable inancial worth andfor {inancial stability
in dight of the responsibilities involved under the Lease on the date consent is requested:

(v) the proposcd Transfer would causce Landlord to be in violation ol another tease or
agreement (o which Landlord is a party, or would give an occupant of the Project a right to cancel iis lease;

or

{vi) either the proposed Transferee. or any person or entity which dircetly or indivectly,
controls, s contrelled by, or is under common control with, the proposed Transferee, (A) occupies space in
the Project at the time of the request for consent, {B) is negotiating with Landlord to lease space in the
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Project at such time, or (C) has negotiated with Landlord during e six (6)-month period inupediately
preceding the Transfer Notice.

If Landlord consents to any Transfer pursuant to the terms of this Section 14.2 (and does not excrcise any
recapture rights Landlord may have under Scction 14.4 below), Tenant may within six (6) months afler
Landlord's consent, enter into such Transier of the Premises or portion thereof, upon substantially the same
terms andi conditions as are set forth in the Transfer Notice furnished by Tenant to Landlord pursuant to
Section 14.] above, provided that it there are any changes in the terms and conditions from those specilicd
in the Transfer Notice (1) such that Landlord would initially have been entitled 1o refuse its consenl to such
Transfer under this Section 14.2, or (2) which would cause the proposed Trans(er to be more favorable to

the Transleree than the terms set forth in Tenant's original Transfer Notice, Tenant shall again submit the
Transfer to Landlord for its approval and other action under this Article 4.

143 Frapsfor Premium. [F Landlord consents to a Transfer, as a condition thereto which the
parlics hereby agree is reasonable. Tenant shall pay to Landlord the Transfer Premium, received by Tenant
from such Transferce. "Transfer Premium® shall mean all rent, additional rent or other consideration
payable by such Transferce in connection with the Transfer which is in excess of the Rent payable by
Tenant under this Lease during the term of the Transfer, on a per rentable square foot basis if less than atl
of the Premises is transferred, afler deducting the reasonable expenses incurred by Tenant for (i) any
reasonable changes, alterations and improvements to the Premises in connection with the Transfer (but only
to the extent approved by Landlord), and (i} any brokerage commissions in connection with the Transfer.
Transfer Premium shall also include. but not be linited Lo, key money and bonus moncy paid by Transferee
to Fenant in connection with such Transler, and any payment in excess of fair markel value for services
rendered by Tenant to Transferee or for assets, fixtures, inventory, equipment, or furniture transferred by
Tenant to Fransfecee in conneclion with such Transfer.

14.4  Landlord's Option as to Subject Space. Notwithstanding anything to the contrary contained
in this Article 14. Landlord shall have the option, by giving writien notice to Tenant within {hirty (30) days
alter receipt ol any Transfer Notice, to recaplure the Subject Space. Such recapture notice shall terminate
1his Lease with respeet 10 the Subject Space as of the date stated in the Transfer Notice as the effeclive date

of the proposcd Transfer until the last day of the term of the Transfer as set forth in the Transfer Notice. If

this Leasc is terminated with respect 1o fess than the entire Premiscs, the Rent reserved herein shall be
prorated on the basis ol the rentable square feet retained by Tenant in proportion to the rentable square feet
contained in the Premises, and this Lease as so amended shall comtinue therealter in full force and cffect,
and upon request of cither party, the parties shall execute written confirmation of the same. If Landlord
declines, or fails to clect in a timely manner to recapiure the Subject Space under this Scction 14.4. then.
provided Landlord has consented to the praposed Transfer, Tenant shall be entitled to proceed to transfer
the Subject Space lo the proposed ‘I'ansierce, subject to provisions of the last paragraph of Section 14.2
above,

14.5  Elfectof Transfer. If Landiord consents 1o a Transfer: i) the 1erms and conditions of this
Lease shall in no way be deemed 1o have been waived or modified; (ii) such conscnt shali not be deemed
consent to any further Transfer by cither Tenant or a Transferee; (iii) Tenant shall deliver to Landiord,
promptly after execution, an eriginal executed copy ot all documentation pertaining 1o the Transfer in forn
reasonably acceplable to Landlord; (iv) Tenant shall fumish upon Landlord's request a complete statement,
certilied by an independent certified public accountant. or Tenant's chief financial officer, setting forth in
detail the computation of any Transfer Premium Tenant has derived and shall derive from such Transfer:
and {v) no Transler relating to this Lease or agreenent enlered into with respeet thereto, whether with or
without Landlord’s consent. shall relieve Tenant or any guarantor of the l.ease {rom liability under this
Lease. Landiord or its authorized representatives shall have the right ot all reasonable times to audit the
baoks. records and papers of Tenant relating Lo auy Transfer, and shall have the right to make copies thereof.
If the Trans{er Premiun: with respect to any Transfer shall be found understated, Tenant shall, within
thirty (30} days after demand. pay the deficiency and Landlord's costs of such audit.

1.6 Additional Transfers. For purposes of this Lease, the term “Transfer” shall also include:
(i) il Tenant is a parinership or limited liability company, the withdrawal or change, voluntary, involuntary
or by opcration of law, ol more than fifty percent (50%) of the partners or members, or transfer of more
than fity perceat (30%) of the partnership or membership interests, within a twelve (12)-month period, or
the dissolution of the partnership without iininediaic reconstitution thereof; and (ii) if Tenant is a closely
lield corporation (Le.. whose stock is not publicly hetd and not traded through an exchange or over the
counter), (A) the dissolution, merger, consolidation or other reorganization of Tenant, or (B) the sale or
other transier of more than an aggregate of fifty percent (50%) of the voting shares of Tenant (other than to
immediate famity memnbers by reason of gift or death), within a twelve (12)-month period, or {C) the sale,
mortgage, hypothecation or pledge of more than an aggregate of hifiy percent (50%) of the value of the
unencumbered assels of Tenant within a twelve (12) month period.

ARTICLE 15
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SURRENDER OF PREMISES]

REMOVAL OF PERSONAL PROPEITY

15.1  Surrender of Premises. No aet of ihing done by Landlord or uny agent or employee of
Landlord during the Lease Term shall be deemed to constitote an sceeptance by Lendlord of 8 surrender of

the Premises unfess such intent is specifically acknowledged in a writing sigied by Landlord, The detivery
of keys lo the Premises (o Luadlord or any ngent or employce of Landlord shall not constitute a surrender
of the Premises or effect a termination of this Lense, whether or not the keys are thereafler reluined by
Landlord, and notwithstanding such delivery Teanat shell be entitled to the refurn of such keys at any
yeasonable time upon request until this Lease shull have been terminated. The voluntary or other surrender
of this Lease by Tenant, whether nceepted by Landlord ox not, or a matual termination heveof, shall not
work o merger, and at the option of Landlord shall eperate as an assignment io Landlord ol all subleases or

sublenaneics affecting the Peenises.

152 Removal of Tenamt Property by Tenant. AU anticles of personst property and all business
and trade fistures, machinery and cquipment, firaiture and movable partitions owned by Tenant or instalted
by Tenunt gl its expense in the Premises, which items are not 1 pust of the tenant improvements or
Alterations installed in the Premises, shall remain the property of Tenan, tad miny be removed by Tenawt
at any time during the Lease Term as long as () Tenant is not in defiult under (his Lease wilh any applicable
cire peviod having expired, and (if) Tenant repairs, aLits expense, all danuge resulting from such removal.
Upon ihe expiration of the Lease Term, or upon any cactier (ermination of this Lease, Tenant shall, subject
to Lhe provisions of this Agticle 15, quit and surrender possession of the Premises 1o Landlord in as good
arder and condition as shen Tenant took possession and as thereafer improved by Landlord and/or Teaant,
reasonable wenr and tear and repairs which are specilically made the responsibility of Eandlord hereunder
excepted. Upon such expiration or terminadion, Tenant shall, withoul expense to Eandlord, remove or cause
10 be removed from the Premises all telephone, data and other cabling and wiring installcd or caused to be
installed by Tenant {including any cabling anc wiring, installed above the ceiling of the Premises or below
the Maor of the Promises), all debris and rubbish, and such ilems of fumiture, equipment, frec-standing
cnbinet work, and other ssticles of personal propeity owned by Tenant or installed or placed by Tenant at
fts expense in the Premises, and sueh similr articles of may olher pasons claiming under Tenant, as
Landlord may, in its sole discretion, require 1o be removed, and Tenant shall repair at its own expense all

damage to the Premises and Building resulling from such removal.

ARTICLE 16

HOLDING OVER

IF Tenant liolds over after (he expiration ol the Lease Tern or the earlier termination of this Lease,
with or without the express or implicd conseal of Landlord, such tenancy shatl be # tenancy at sulferance
only, and shal not constitutc a rencwal hereof or an extension for any further term, and in such case Dase
Rent shall be payable at a monthty rate equal to one hundred fifly percent (1:50%) ol the peeater of (i) the
Basc Rent applicable during the last rentn] period of the Lease Term under this Lease and (i) the fair markel
rental rate for the Premises as of the commencement of such hotdover period,  Such month-to-menth
tenancy shall be subject to every other applicuble term, covenant and agreement contained hiorein. Nothing
contained in this Article 16 shall be construcd as consent by Landlord to any holding over by Tenant, nnd
Landlord expressly reserves the right 1o require Tenant to surrender possession of the Premises Lo Landlord
as provided in this Lease upon the expiration or other termination of this Lease. The provisions of this
Adticle 16 shatl not be deemed to limit or constitute a waiver of sny other rights or remedies of Landlord
provided herein or at law. IV Tenanl hokls over without Landlord's consent, such holding over may
compramise or olherwise affect Landlord's obility to enter inlo new leases with prospective tenants
regardling the Premises.  Therefore, IF Tenant fails 1o surrender the Premises wpon the termination or
expiration of this Lense, in addition to any other liabilities to Landlord acerving therefrom, Tenant shall
protect, defend, indemnity and hold Landlord and the Landlord Parties iunmless from and aginst all Claims
resulting Grom such failore, including, without limiting the generality of the foregoing, any claims made by
any succeeding tewant founded upon such failwre 1o swrrender, and any losses suffered by Landlord,
including lost profits, resulting from such filure lo surrender.,

ARTICLE 17

ESTCPPEL CERTIFECATES

Within ten (10) business days following a requzst in writing by Landlord, Fenant shalf execute and
deliver to Landlord an cstoppel cenificate which, os submitied by Landtord, shall be substantially in the
Torm of Exhibit D, attached hereto (or such other form as may be required by any prospective mortgngee
ar purchaser of the Real Broperty or any portion thereof), indicaling therein aay exceptions thereto thal may
exist at that time, aned shall also contain any other information reasonably requested by Landlord or
Landlord's Mortgagee or Landlord's prospective mongogees or purchinsers.  Tenant shatl execute and
deliver wlntever other instruments may be rensonably requived for such purposes. Al any time during the
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Lense Term, Landlord may seguire Tennnt to provide Landlord with o cureat linancial statement mnd
financial statements of the two (2} years prios t the cuerent finaneial statement year, Such statements shali
Lic preparced in necordanee with generally accepted accounting principles and, if such is the normal proctice
of Tenant, shall be audited by nn imdependent cetified public accountant.  Faifure of Tenant do timely
execute and deliver such estoppel cevlificate or other instruments shall constilule an aceeplance of the
Peemises and an acknowledgment by Tenant that statements included in the cstoppet certificate are true wid

correet, withoul exeeption,

ARTICIE 18

SUBORDINATION

This Lease is and shalt be subjecl and subordinate 1o cach ground leases of the Real Property and
{0 the lien of cach morigages or deed of frust, now or hereafter in force ngainst the Real Property (herein, n
“Muerignge™), and to nll rencwals, extensions, modifications, consolidations and replacements thereof, aud
1 all advances made or herealier to be made upon the sccurily of each such Mortgape, unless the holders
ol any such Mortgage (cach, n "Morlgagee™), or the lessors under any such ground lense, requires i wriling
that this Lease be superior thereto. Tenant covenutits and agrees in the event any proceedings ace browugh
for the foreclosure of any such mortgape or deed in ticu thereof, or iCany growd lease is terminaled, o
altorn, withowt any deductions or sel-olfs whalsocver, 1o the purchaser upon uny such loreelosure sale or
deed In licu thereof, or Lo the lesser of such ground lense, as the case may be, if s requested (o do so by
such purchaser or lessor, and fo recognize such purchaser ns the lessor under this Lease. Tenant shall,
within five ¢5) days of request by Landlord, exceute such further instunents or assurances a$ Landlare
ey reasonubly deem necessary 10 evidence or conlir the subordinalion or superiority of this Lease 1o
any such morlgages, trust deeds, or ground leases. Tenant waives the provisions of any current or future
statute. rule ar law which may give or purport to give Tenant any vight or election to terminale or otherwise
adversely allect this Lease and the obligations of the Tenant hereunder in the event of any foreclusure

proceeding or sake,

ARTICLE 19
DEFAULTS: REMEDIES

19.1  Defaults. All covenants and agreements to be kept or pesforned by Tenant wader this
Lease shall be pevformed by Tenant of Fenant's sole cost and cxpense and without any reduction of Reat.
The veearrence of any of Hie followving shail constitute a defaull of (his Lease by Tenant:

19.1.1 Any failure by ‘Tenant lo pay my Rent er any othier charge required to be paid
under this Lease, or any pan thereof, whea dug; or

19.1.2 Any failure by Tennnt to observe or perform any provision, covenant or cond ition
of Adticle § of this Lease to be observed or performed by Tenant where such Inilure continues For five {5)
days afler writien notice thereol lrom Lundlord to Tenant; or

19.1.3  The hypotbeeation or assiganment of thix Lease or subletting ol the Premises, or
allempts at such actions, in vielation of Article 14 hereal; or

19.1.4  Any failure by Tenaut 1o observe or perferin any ollier provision, covenant or
condition of this Lcase 1o be observed or performed by Tenant where such Failure contitates (o twenly (20)
days aller written notice thereof Irom Landiord 1o Tenant; provided bowever. that any such notice shall be
in liew of. and not in addition 1o, any notice required under Section 83.20(3), Florida Statues, or any simitar
or successar taw; and provided fusther that il the nature of sucl delanlt is such that the sanie eannol
reasonably be cured within a (wenty (20 day peciod, Tenant shafl not be desmed to be in default il it
diligently commences such cure within such period and thereafier diligently procecds to rectily and cure
snicl delaule, as spon as possible.

192 Remedies Upon Defaste. Upon the oceurrence of such delault by Tenant, Landlord shali
lave, in additian to any other remedics avaitable to Landlord at knv or in equity. the option to pursue any
one ormove ol the following remedics, eaclu and all of which shall be cumalative and nonexclusive, witlhout

any notice or demand whatsvever

19.2.1 Ferminate this Lease, in which event Tenanl shall immediately swrrender the
Iremises to Landlord, and if Tenant fails to do so, Landtord may, withont prejudice 1o any other remedy
which it may have for possession or aricarages in renl, enter upon and ke possession of the Premises and
expel ar remave Tenant and any ofher person who may be occupying the Fremises or any parl thereol,
without being lable for proseeution or any claim or damages therefor; and Landlord miay vecover from

Tenant the following:
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(i) the worth at the tine of award of any supaid rent which has been enmed
at the time of such terminatian; plus

(if) the worth at the tme of award of the amount by which ihe unpaid rent
which would hove been earied afler termination until the time ef nward cxceeds the amount of such rendal
Joss Uit Tenant proves could have been reasonably aveided; plus

(i) the worth at the time of award of the amount by which the uupnid rent for
the batance of the Lease Term afier the time ol award execeds the amount of sueh rental foss that Teaant
proves could have been reasonnbly avoided; plus

(iv)  any other amounl nccesswry lo compensale Landlord for M the detriment
proximalcly caused by Tennnt's failure to perform its obligations wnder tltis Lease or which in the ordinary
course of things would be likely (o resuit therefram, specifically including bul not limited to, brokermge
conmmissions and ndvertising expenses incurred, expenses of remodeling the Premises or any putlion
thereol Tor 2 new fenant, whether for the snme or a different use, nnd any specinl cancessions made to oblain

a new lenant; plus

() at Landlord's election, such ofher amounts in addition o or in lieu of the
Toregoing us may be permitted from time to time by applicable law.

“I'he term "rent” as used in this Section 19.2 shill be deemed to e o to mean all sums of every nature
required to be paid by Tenant pursuant to the terins of this Lease, whether to Landlord or 1o others. As used
in Sections 19.2.1{i) and (i), abuve, the *worth at the Lime oFawnrd" shotl be computed by alfowing interest
at the Inerest Rate sel forth in Section 4.2.2 above, but in no case greater than the maximum amotnt of
such inlerest perntitted by law. As used in Section 19.2. 1(iii) above, the "waorth at the time of awnrd" shalt
le computed by discounting sueh amount at the discount rate of the Federul Reserve Bank of San Franeisco

at the time of award plus one pereent { E%).

{922 Landlord may continue this Lense in effect aller Terant's defanle and recover rent
as it becomes due, it Jessee has the vight to sublet or assign, subject only to reasonable limitations).
Accordingly, if Landlord does not eleet to terminnte this Lease on account of any default by Tenan,
Laadlord may, from time 1o tilme, withont tepminating this |.case, enforee all of its rights and remedies
untler this Lease, including the right {o recover all rent as it becomes due.

19.2.3 Lundlord inny, but shall nol be abligated to, make any such payment or perform or
otherwise cute any sueh obligulion, provision, covenant or condition on Tenant's part to be observed or
performed (ad may enter the Premises For such purposes). In the cvent of Tenant's fifure to perform any
of its obligations or covenants under this Lease, and such faifurg to perform peses a material risk ol injury
or harm to persous or dumage Lo o loss of property, then Laudlord shall have the right te cure or olherwise
perform sueh covennnt or obligation at any time alter such fuilure to perform by Tenanl, whether or not any
such notive or cure peried sel forth in Section 19,1 buve has expired.  Any such actions ulertaken by
Landlord prersuant to the foregoing provisions of this Section 19.2.3 shafl not be deemed o waiver of
Landlord's vights and remedics as a vesult of Tenant's ailure to pecform and shall not relense Tenant from

iy of its abligations under this Lease.

193 [Payntent by Tenant. Tenant shall pay to Landlord, within ten (10) duys after delivery by
Landlord to Tenant of statements therefor: {1} sums equal to expenditures reasonably made and obligatiuns
incurred by Landlerd in connection with Landlord's performance ov core of any of Tenant’s obligations
pursunnt to the provisions of Section 19.2.3 nbove; and (ii) sums equal to all expenditres made and
obligations incuered by Landiord in colleeting or stiempting to collect the Rent or in enforcing or attempling
1o enforce any rights of Landlord under this Lease or pursuant to law, including, withont limitation, all legnl
fees and other amonnis so cxpended.  Tenants abligations wnder this Seclion 19.3 shall swvive the
expiration or soonor fenmination of the Lease Term.

19.4  Sublesses of Tenanl. Whelher or not Landlord elects Lo terminale this Lease on account of°
any default by Tenant, as set forth in this Article |9, fotlowing tny such default by Tenant, Landlord shatl
finve the right to terminate any and uil subleases, licenses, concessions or olher consensual arrangements
for possession eniered into by Tenant and affecting the Premisos or may, in Laudlord's sole diseretion,
suceeed to Tenant's interest in such subleases, licenses, coneessions ur wrrungements. B Lamdtord elects to
suceecd fo Tenanl's interest in any such subleases, licenses, concessions or arrangements, Tenant shall, as
of the date of notice by Landlord of such clection, have no further right to or interest in {he rens ar other

considertion reccivable thereunder.

19.5  Waiver of Defsull. No waiver by Landlord of any vielation or breach by Tenant of any of
the terms, provisions and covenants hierein contained shall be deemed or construed to constitute a waiver
of any ather or luter violation or breueh by Temant of the same or any olher of the terms, provistons, and
covenants herein contuined. Forbearance by Landlord in enforcement of one or more of the remedies herein
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provided upon x default by Tenant shatl st be deeined or canstrued te constitute a waiver of such defoult,
The ncceplance of nny Rent heveunder by Landlord following 1he occurcence of any delauli, whether or not
known o Lancord, shall not be decmed a waiver of any such defalt, except only a default in the puymend

of the Rent s necepled,

19.6  Efforts lo Relet. For the purposes of this Article 19, Tenant's right (o possession shufl not
be deemed (o lave been (erminated by efforts of Landlord 1o relel the Premises, by its acts of maintenance
or preservation wilh respect to the Premises, or by appointmetil of o reeciver to proiect Landlord's interests
hevewnder. ‘The foregeing enmneration is not exhnustive, but merely illustrative of acts whicl may be
performed by Landlerd without ferminating Tenant's right (o possession,

19.7  Fixtures and Personal Mroperty. Without fismiting Landlord's rights uander this [Lense, in the
event of Tenanl's default, all of Tenanl's merchandise, furnitnee, fixtures, equipment and ofher personal
progerty shall, at Lusdtord's option (i} remain on the Premises and, continuing during the length of such
defnult, Landiord shall have the right to take the exclusive possession of smue il 1o use the snme fico of
rent or charge untib all defauhs have been cured, (i) be removed by Landlord from the Premises and placed
in storage at a public warehonse at the expense and risk of Tenant, or ({ii) be removed by Tenant on denwnd

by Landoril,
ARTICLT 20

SECURLTY REPOSKL

Cuoncurrent with Tenant's execution of this Lease, Tenant shall deposit with Landlord a seewrity
deposit {the "Security Deposit"} in the amount sel forth in Section 10 of the Summary. "The Security Deposil
shal be held by Landlord as security for the fith(ul peeformance by Tenant of all the terms, covenants, md
conditlions of 1his Lease to be kepl and performed by Tenant during the Lease Term, 1 Tenam defiulls
with respecl Lo any grovisions of this Lense, including, but not limited lo, the provisions relating to the
payment of Rent, Landlord may. but shall not be required (o, use, apply or retain all or sny part of the
Seeurity Deposit For the paynens of any Rent or iy other stim i defoult, or for the payment of any amount
that Landlard may spend or become oblignted 1o spend by reason of Tennl's defiull, or {v campensate
Landlord lor any other loss or damage that Landlord may suffer by reason of Tenants defauit. Hauy portion
of the Securily Deposil is so used or applied, Teannt shall, within {ive (5) business doys alter wrillen
dewand therefar, deposit cash with Landlord in an amount sufficient 1o restore the Seeurity Deposil o its
ariginal amount, and Tenant's filwe to do so shall be a default under this Lease. 1 Tennnt shall fulty and
faithfully perform every provision of this Lease to be performed by it, the Security Deposit, or any balance
thereof, shall be returned to Tenant, or, at Eandlord's option, o (he lust assignee of Tenant's interest
lereunder, wilhin sixty (60) days following the expiration ol the Lease Term. Landlord shall not be
required lo keep the Secwity Deposit in a separale account and Tenant shall not be entitled to any inferest
o the Security Deposil. Tenand hereby waives all provisions of law, now or herealler in foree, which
provide that Landlord may chiim from a secwity deposil only those sums reasonably necessary to reinedy
defaults in the payment of went, W repair damage caused by Tenant or to clean the Premises, it being agreed
that Landlord may, in addition, claim those sums reasonably siecessary o compensate Landbord for any
other loss or damage, foreseeable or unforesecable, caused by Ui wel or omission of Teoant or iy officer,

emplayee, agent or invitee of Tenant,

ARTICLE 21
SIGNS

21,1  Suile Identitication Signnge. Londlord shafl provide Tenant with one (1} identification
sign on or near the entry doors of ihe Premises, which sign shall be compurable o the signage vsed by
Landlord for other similas floors in the Building and shall comply with Landlord's Building standard
signage program. Any additions, deletions or modifications lo such Building standard signnge shall be at
Tenanl's sole expense and subject to the prior weitlen approval of Landlord, in Landlord's sole discretion.
tn addition, Tenaist muy, at Tenant’s sole cost and expense, inslall one (1) identification plague on or ucar
the entry deors of the Premises, which identification plague shalk not be larger than fwelve inches by twelve
inches, and which identification plague appear as depicted an Exhibit £ attached hereto,  Upon the
expiration or earlier termination ol this 1.case, Tenant, at Tenont's sole cost and expease, shall remove such
identification plague and repaiv any damage resulting from such removal,

21.2  Building Directory. Temnnt shull be entitied to one (1) ling on the Building divectory to
display Tenant's name and suite number,  Landlord shalt pay for the initial fnstallativn of such directory
fine, but any ndditions, deletions or modifications to such divectory line shall be ol Tenant's sele expense
and subject to the prior written approval of Landlerd, in Landlord's sole discretion.

21.3  Prohibited Signage and Other ltems.  Any signs. wolices, logos, piclures. names or

advertisements which are installed and ehat have not been separately approved by Landiord may be removed
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without notice by Londlord at the sule expense of Tenant. “Tenant sny not install any signs on the exterior
or voef of the Building or the common ureas of the Building or the Reul Properly.  Any signs, window
coverings, or blinds (even if the sinte are facnicd behing the Landlord approved window coverings for the
Building), or othey items visible fron the exterior of the Premises or Building are subject do the prior writien

upproval of Landlord, i its sole discretion.
ARTICLLE 22
COMPLIANCE WITII LAW

Fenant shadl not do anything or suffer anything to be done in or about the Premises which will in
any way conflict with any law, stalute, ordinunce or ollier govesnmental rule, regufation or vequirement
now in lorce or which may hereafter be enncled or promulgated. At ils sole cosl ond expense, Tenant shall
promptly comply with all such govermnental mieasures {including those pertaining o Hazardous Maferials),
olher than the makiog of stroctural clinnges to the Building (collectively, the "Bxchuded Changes");
provided, however, to the extent such Excluded Changes are required due to or triggered by Tenant's
improvements o alicrations 1o andfor manner of use of the Premises, Landlord st perform such work, at
Tenant's cost (which shall be paid by Feanal 1o Landlord within ten (10) dnys aller Tewant's reccipt of
fnvoice therefor from Landlord). In addition, Tenant shall fully comply with all presead or future programs
intended (o manage parking, transpartstion ar tealTic in and around the Project, and in connection therewith,
“Tenant shall take responsible aclion Tor the transportation plonning and management of all employees
located ut the Premises by working directly with Landlord, any governmental transportalion nanagement
organization or any olher teansportation-refated committees or entities. The judgment of any court off
competent jurisdiction or the admission of Tenant in sy judicial uetion, regardless of whether Landlond is
a paety thereto, that Tenant has violated any oF said governmental mensures, shall be conclusive of that facl

as between Landlord and Tenant.

ARTICLE 23

ENTRY BY LANDLORD

Landlond reserves the right at all reasonable times and wpon reasonable notice 1o Teaunt to enter
the Premises to: (i) inspeet theny; (i) show the Premises (o prospective purchasers, morigagees or ground
lessors, ar, during the fast twelve (12) monthis of the Lease Tenn, prospective tenants, or (fiiuller, improve
ot repair the Premises or the Building if necessary to camply with curvent huikding cades or oilicr applicable
tnws, or for siructural slterations, repairs or improvements o the Building, or as Landiord may othenwise
reasonnbly desire or deem necessary. Notwithstanding anything te the contrary contuined in this Article 23,
Landlord may enter the Premises al any time, without notice to Tenant, in emergeney situations sndfor Lo
perfiorm any services required of Landlord. Landlord shall also have the right to post Tegal notices o the
Premises. Any such entrics shall be without the abatement of Rent and shinll inclede the right fo take such
rensonable sieps as required to recomplish the stated purposes; provided, however, that any such entry shalt
be necomplishe as expeditionsly as reasonably possible and i a manner so 0s (o cause as fittle inferference
ta Tenant as reasonaldy possible. Tenant hereby waives any claims for damages or for any iujurics or
inconvenience to or interference with Tenanl’s business, lost profits, any loss of occupancy or quict
enjoyment of the Prensises, and any other foss occusioned by Landlord’s entry into the Premises. For ench
ol the abave purposes, Landord shall at all times have a key with which to unlock all the doors in the
PPremises, excluding Tenont's vaults, safes s speciul security areas designated in advance by Tenant. In
an emergency, Landlord shall have the right (o use any meaos that Landlond may deem proper lo apen the
doors in and 1o the Premises, Any entry info the Premises by Landlord in the manner hereinbe fove described
shadl not be deemed (o be a forcible or unlawful entry into, or & detainer of, the Premises, or an actaal or

constructive eviction of Tenant from any portis: of the Premises,
ARTICLE 24
TENANT PARKING

Tenant shalt rent throughout the Eease Term the number of unreserved parking spaces sct lorth in
Seetion 12 of he Summary, in locations in ke Parking Facilities as designated by Landtord from time o
time, Tenant shalf pay 1o Landlord (or Landlord's Parking Operator, #s defined below) for such parking
spaces on a monthly basis at the prevailing rale charged for wireserved parking spaces in the Parking
Facilities, plus all applicable parking taxes. Tenanl's continued right lo use the parking spaces is
conditioned upon Tenat abiding by all rules and regulations which are preseribed From time 1o time for
the orderly opertion and use ol the Parking Facilitics and upon Tenant's cooperation in secing that Tenant's
employees and visitors also comply with such reles and regulations. in addition, Landlord may assign any
packing spaces and/or make alf or & pottion of the Parking Facilitics reserved or iustitde an attendant-
nssisted tandem porking program and/or valel parking program if Lanllord determines in its sole discretion
that such is necessary or desirable for orderly and eMMicient parking. Landlord specificnlly rescrves the right,
frar time to time. lo change the size, conliguration, design, layaut, location and alt other aspects of the

213 PUONCE DELEON

arnizonta
-20- [Consuloee of | mgyf

ATSIN-CO0U L D25 [8 niheinbig

(R



Parking Facilities, and ‘fenant ncknowledges and agrees that Landlord, from thne (o 1ime, sy, without
incurring any ligbility lo Tenant and without aiy abatement ol Rend under this Lease temporarily ¢luse-olT
or restrict access to the Parking Facilities, or temporarily relovate Tenant's pavking spaces o other parking
structuses audfor surtace parking arcas within a reasonable distance from the Packing Facitities, for purposes
of permitting or fcilitating any such construction, alteration or improvements or Lo accommaodate or
facilitate renovation, aieration, construction or other modification of other improvements or struclures
located on the Real Property.  Landlord may delegale its responsibilities heveunder to a parking operator
(the *Pucking Operator) in which case such parking operator shall have alt the rights ol control aliributed

lereby to Landhord.

ARTICLE 25

MISCELLANEOQUS PROVISIONS

25.1 Binding Effeet. Ench of the provisions of this Lease shall eatend to and shall, as the case
may require, bind or inure to the benefit not only of Landtord and of Tennt, but also of lheir respective
successors or assigas, provided this clruse shall not permit any assignment by Tenanl contrary to the

piovisions of Adicle |4 above.

252 Mo AirRights. Mo rights to any view or to light or s over any property, whether belonging
1o Landlord or any other person, are granied to Tenanl by this Lease. I at any thne any windows of the
Premises are temporrily darkened or the tight or view therelrom is obstructed by reason of any repairs,
jmprovements, maintenance or cleaning in or about the Building, the sume shall be without liability lo
Landlord and without any reduction or diminution of Tenant's obligations under this Lensc.

251  Modification of Lease. I any curtenl or prospective morlgagee or ground lessor for the
Rea) Property requires any modifications to this Lease, which medifientions will not couse an increased
cosl or expense to Tenand or in any ether way niaterially and acversely change the vights and obligations of
Tenant hereunder, then and in such event, Tenand agrees that this Lesse may be so modified and agrees to
exccute whatever ductnents ave required therefor and defliver the same lo Landiord within ten (10} days
foltowing the request therefor. I Landlord or any such current or prospective mortgagee or groond lessor
require exccution of a short form of Lease for recording, containing, among other custopkiy provisions,
the mmnes of the partics, a description of the Premises and the Lease Term, Tenant shail excetrte such short
form of Lease and 1o deliver the same to Landlord within ten (10) days (ollowing the request therefor,

254 Trapsfer of Landlovd's Interest. Lawdbord has the right to transler all or any portion of its
interest in the Real Property and/or this Lease, and upon any steh tansker and a transler of the Sccurity
Deposit, Landlord shall atomatically be veleased fiam all liability under this Lease amd Tenant shall fook
solely to such transferes for the perforinance of Landlord's nbligations hereunder after the date of transtoer.
Landlord may also assign its inlerest in this Lease to the holder ol any wortgage or deed of trust as adklitional
security, but siels assignment shall not release Landlord from its obligations hercunder and Tenant shalt
continue 1o foak (w Landlord for the performance of its obligations hereunder.

25.5  Dvohibition Against Recovding. Exeept as provided in Scetion 25.3 above, neither (his
Lease, nor any smemorandum, altidavit or othee wriling with respeet therelo, shall be recorded by Tenant or
by anyone acting through, under or on behalf of Tenant, and the recording thercol in vialation of this
provision shall make this Lease null and veid al Landlord's clection.

256 Caplions. The eaptions of Articles and Sections are for convenicice only and shatl not be
deemed ta limit, constine, affect or alter the meaning of such Articles nnd Sections.

25.7  Relujouship of Paties. Nothing contained in this Lease shall be deemed or construed by
the partics hereto or by any third party to create the relationship of priveipn! amd agent, pactaership, joint
venturer or any associntion bebween Landlord and Tenant, it being expressly understuod and agreed that
neither the method of computation of Rent nor any uct of the parties herelo shalt be decined o coeale any
relationship between Landlord and Tenant oiher than the relationship of landlord and tenant.

258  Time ol Ussence. Time is of the essence of this Lense and each of its provisions.

25.9  Partial Invalidity. [ any lenin, provision or condition contained in this Lensc shall, 1o any
extent, be invatid or unenforeenble, the remainder of this Lease, or the application of such term, provision
or condilion (o persons or circumstances other than those with respect 1o which it is invalil or
unenforceable, shabl not be afleeted thereby, and each and every other term, provision and comdition of this

Lease shall be valid and enforecable ta the fuliest exient possible permitted by law.

25.10 Landlord Esculpation. Notwithstanding anything in this Lease to the contrary, amd
notwithstanding any applicable law (o the conteary, the Hability of Landlord and the Landlord Parties vnder
this Lease {mcluding any successor landlord} and any recourse by Tenant against Landford or the Landlerd
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Partics (inclheding any suecessor landlord) shall be limited solely and exclusively to an amount which is
cqual to the Jesser of (n) the interest of Londlord in the Project or (b) the equity interest Landlord would
have in the Project if’ the Project were encumbered by third-pasty debtin an amount cqual to eighty percent
(802%) ol'the value of the Project (s such valuc is delermined by Landlord), and neither Landlord, nor any
of the Landlord Pastics shall have any personal linbility thevefor, und Tenunt hereby expressly waives and
relenses such personal linbility on behnll of itsell and all persons claiming by, through or under Tenaht.

2511 Entire Agreement. There are no oral ngreentents between Lic partics hercto afTecting this
Eease and this Lease supersedes und cancels any and afl previous negotiations, arrangements, brochures,
agreements md understandings, it any, between the parties hevelo or displayed by Landlord te Tenant with
respeet to Ure subject matter thereod, und none thereof shall be used to interpret or construe this Lease. This
Lease, the exhibits and schedules altached hercto, and any side lelier or seprrate agreement executed hy
1andlord and Tenant it connection with this Lense and dated of even date herewith contain all ol the terms,
covenanls, conditions, warrnities and ngreements of the parties relating in any munner o the rentul, use and
occupaney of the Premises, shail be considered to be the only agreement between the partics hercto and
their representatives aml agents, and nonc of the terms, covennals, conditions or provisions ol this Lease
can be modified, deleted or added to except in writing signed by the parties herelo.

25,12 Right to Lease. Landiord seserves the absolute right to effect suich other tennncies in the
Project as Land lord in the cxercise of its sole business judgment shall dfetermine to best promote the intercsts
of (he Project. Tenant does nof rely on the fact, nor does Landlord represent, thal any specilic lemnt or
type or number of lenanls shall, cturing the Lease Term, oceupy any spuce in the Project.

25.13 Forec Majeure. Any prevention, delay or stoppage due to sirikes, lockouts, labor disputes,
acts of God, innbility to abtain services, fabor, or malerinls or reasonable substitutes therefor, governmental
actions, civil commotions, fire or ather casunlty, nnd other causes beyond the rensonable control of the party
obligated to perform (cotlectively, the “Force Majeure”), excepl will respeet Lo the obligations imposed
with reganl to Rent and other charges to he paid by Tena pursuant to this Lease, notwithstanding snything
10 the conteary contained in this Lense, shall excuse the performance of such pasty for a period equai to any
such prevention, delay or stoppage and, therefore, if this Lease specilies a time period for perforitnce of
an obligatien of either porty, that time period shall be extended by the periad of any deluy in such paty's
performance cnused by a Force Majeure.

25.14 Neliees. Al notices, demands, slatements, approvals ov communications (collectively,
“Notices") given or required o be given by eithier parly (o the other hereunder shall be in writing, shatl be
sent by Uniled States certificd or registered mail, poslage prepaid, relum receipt reguested, or delivered
personally (i) 1o Tenant at the upproprinie address set Forth in Seclion 5 of e Summary, or to such other
place ns Tenuat mity From time lo lime designate in n Notice to Landlord; or (i) to Landlord st the ackdresses
set fordly in Scction 3 of the Summary, or 1o such other fitm or 1o such other place as Landlord may from
time fo lime designate in a Notice ta Temant. Any Natice will be deemed given on the date which is two (2)
business days afier it Is mailed us provided in this Sgetion 25,14 or upon the date persenal delivery is made
or rejected. IF Tenant is nolified of {he identily and address of Landlord's mortgagee or ground lessor,
“Fenant shall give (o such morlgagee or ground lessor wrilten notice of any defautl by Landlord under the
terms of this Lease by registeved or cenified sil, and such mortgagee or ground lessor shall be given a
reasonable oppottunity to cure such default prior to Tenant's cxercising any remedy available to Tenanl.

25.15  Joiut and Several. IFthere is more than one person er entity cxecuting (his Lease os Fenant,
the obligations imposed upon such persons and entities under this Lease are and shall be joint and several,

25.16  Aulherity. Each individunl exceting this [ease on behalf of Tewmnt hereby represents and
warranis that Tenant is a duly formed and existing entity gualificd to do business in Florida asil #hal Tenant
has full right and anthority 1o execute and deliver this Leasc and that each person signing on behalf of

Tenant is sutherized to do so.

25.17 Governing Law. This Lease shull be construed and enforced in nccordance with the Jaws
of the State of Florida.

25,18  Submission of Lease. Submission of this instroment for examination or signature by
Tenant docs not constitule a reservation of or an option for lease, and it is not effective as n lease or
otherwise until execution und delivery by both Landlord and Terant.

2519 DBrokers. Landlord and Tenaut cach hereby represents and warrnts to the other party that
it (i) has had no dealings with any renl cstate broker or agent i connection wills the negotiation of this
{.case, excepting only the real estate brokers or agents speeified in Scelfon 12 of the Summary {collectively,
the "Brokers™), nnd (i} knows of na olher rent vstote broker or agent wha is entitled 1o a commission in
conncetion with this Lease. Landlord shall pay the brokerage commissions owing to the Brokers in
conncetion with this Lease pursuant to the terms of n seporale writlen agrecment between and/or among
Landiord nnd tle Brokers, Each party agrees to indemnify, defiend. protect and liold the olher party hammless

1137197 03LA 2137 PONCE DELEGH
1T SHTG00002 1025 EB by =21 [Cousiiate of Hlongsry)



from and agninst any and all Claims with respect to any leasing comniission or equivalent compensution
alleged to be owing on account of the indemnifying parly's dealings with any real cstate broker or agent in
connection with this Lense other Qan the Brokess.  The teems of this Scclion 25.19 shall survive the

expiration or earlier termination of the Lease Tenm.

25.20  Jndependent Covennnts. This Lease shall be construed ns thongh the covenants hergin
between Landlord and Tenant are independent and not dependent and Tenaat hereby expressly waives the
benclit of any statute 1o the contrary and agrees that if Landlerd Fils to perfarm its obligations set forth
hiercin, Tensnd shall not be entitted (o make ony repaivs or perform any nets herewnder ot Landlord's expense
or to any setolf of the Rent or oilier amounts owing hereunder against Landlord or (o withholl any ren(;
provided, however, that the foregoing shall in no way impair the right of ‘Fenant to commence a scparale
action against Landlond For any violation by Landiord of the provisions hercol so long as notice is Nirst
given to Landlord and any holder of a mortgage or deed of rust covering the Building, Real Property or
any portion (heieol, ol whose address Tenant has therefolore been notified, and an opportanity is granted
to Landlord and such holder to correct snch violations as provided above.

2521  Building Nome and Signage. Landlord shail have the right at nay time to designate and/or
change the name of the Project and/ar the Building, and to install, affix aml maintain any and all signs on
the exterior oad on the interior of the Project andfor the Building, ns Landlord may, in Landlord’s sole
discretion, desire. Tepant shall not use the name of the Project amdfor the Bublding, or use pichitres or
illustrations of the Project and/or the Building, in adveitising or other publivily, without the prior writics

conzenl of Landlord.

2522  Successors. Exeept as ofherwise expressly provided herein, the obligations ef this Lense
shall bind and benefit the successors and assigns of the palies heclo; provided, however, that no
assignnent, sublease or other Transfer in violation of the provisions of Auticle 14 shall operale to vest any
vights in any putative assignee, subtenant or transferee of Tenant,

25.23  Londlord Renoyations. Tenant acknowledges ond agrees (that, except as specilically set
forth in this Lease: (i) Landiord has no obligation (o alter, remodel, improve, renavate, repair or decorale
the Premises, Buitding, Project or any part thereol’ and (i) no representations ot warrnties respecting the
cantlition of the Premises, the Building or the Project have been made by Landlord 10 Tenant. At Landlord's
option, Landlord may .t any time and from time 10 tinke, reuovate, inprove, aller, or modily (collectively,
the "Renovations™) the Building, the Premises, andfor the Project, incliling without limitation the Parkime
Iacititics, common areas, syslems ind equipment, roof, and structurl portions ol the same, which
Renovations may include, without limitation, (A} madifying the commen nrens and teannt spaces o comply
with applicable laws and regulations, including vegulations relting lo the physically disablud, scismic
conditions, and building safety and security, (B} installing new floor covering, lighting, and walt coverings
in (he common arews, and in conneetion with any Renovaticns, Landiord may, among other things, ¢rect
scafTolding or other necessary steactures in the Building or Project, limit or eliminate nceess lo portions off
the Project, inciuding portions of llic comnion arcas, or perforin work i the Buitding or Project, which
work may cresle noise, dust or leave debris in the Project, (C) renovation ol the main entry 1o the Projoct,
and (DY installations, repaits or maintenance of telephone risers,  Tenant liereby agrees that sech
Renovations and Landlord's actions in conmnection with such Renovations shall in no way constitute a
conslructive eviclion of Tenant nor entitle Tenant 1o any abatement of Rent,  Landiord shall have no
responsibilily or for any reason be liable to Terant For any diveet or indirect injury to or interference with
Femant's business avising from the Renovations, wor shall Tenant be entitled to any compensation or
damages [rom: Londlord lor loss of the use of the whole or any part of the Premmises or of Tenant's personal
properly or improvemenis resulting from the Renvvations or Landlovd's actions in connection with such
Renovations, o for any inconvenience or annoyanee oecasioned by such Renovations or Landlord's actions

in conncetion wilh such Renovations.

25.24 Confidentiality. Tenant acknowledges that ihe content of this Lease and any related
documents are confidential information.  Tenant shall keep such confidential information strictly
confidential and shall nol disclose such confidential information 1o any person or entily other than Tennnt's
fimancial, legal, accounting, real estite and space plamning consultants, respectively, or as otherwise
required by law,

2525 Landlord's
Mothing herein contained shall empower Tenant to do iy act which can, shall or may encumber the tide

of Landlord.

2526 No Waiver. No waiver of any provision of this 1.ease shall be implied by any failure of'a
paty to enforee any remeedy on account of the violation of such provision, cven if such violation shalt
cuntinue or be repeated subsequently, any waiver by n party of any provision of this Lease may only be in
wriling, and no express waiver shall aflect any provision other than the one specified in such waiver and
that one only for the time and in the manner specifically sinted. No receipl of monies by Landlord from
Tenant afler the termination of (lkis Lease shall i any way alier the length of the Lease “Ferm or of Tenant’s
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right of possession hiereunder or afler the giving of any notice shalf reinstule, continue or extend (he Leose
“Term or affect any nolice given Tenani prior 1o the receipt of such monles, it being agred hat alter the
service of notice or The commencement of u suit or afler final judgment {or possession of the Premises,
Laadlosd may receive and eollect nmy Rent due, and the payment of suid Rent shall not waive or aflect said

notice, suil or judgment.

2527 Jury ‘fvial; Auomeys' Fees, Counterclaims. THE PARTIES LIERETO AGREE TO AND

HEREBY 120 KNOWINGLY, IRREVOCABLY AND INTENTIONALLY WAIVE ANY RIGHT TO A
TRIAL BY JURY IN CONNECFION WITH ANY LITIGATION, ACTION, PROCEEDING OR
COUNTERCLAIM BASED ON, ARISING OUT OF OR IN ANY WAY CONNECTED WITH THIS
LEASE, THE PREMISES, THE PROJECT, THE RELATIONSHIP OF LANDLORD AND TENANT,
TENANTS USE OR QCCUPANCY OF Tiili PREMISES, ANY DOCUMENTS EXECUTED IN
CONNRCTION WITH THIS LEASE, THE PREMISES OR THE PROJECT, ANY COQURSE OF
CONDUCT, COURSE OF DEALINGS, STATEMENTS (WIIETIIER VERBAL OR WRITTEN) OR
ACTIONS OR INACTIONS OF ANY PARTY (INCLUDING, WITHOUT LIMITATION, ANY
ACTION FOR TIHE SPECIFIC PERFORMANCE OF THIS LEASE, FOR DAMAGLS FOR THE
BREACH LIEREOF OR OTHERWISE FOR ENFORCEMENT OF ANY REMEDY HEREUNDER OR
UNDER ANY APPLICABLE LAW). In the event of any such commencement of Jitigation or any olher
proceeding, the prevailing paty shall be entitled to recover from the other party such costs and reasanable
atlorneys' fees as may have been incurred (including, without limitation, all costs wnd atlorneys' fecs in
connection with any appeal), including any and all costs incurved in enforcing, perfecting ond execuling
sy judgment. Tennut agrees that it shall vol interpose any countorelaim in a summary proceeding or inany
action based on nonpayment of rent or any other pryment tequired of Tenant hereunder.

2528  Application of Payments, Eandlord shall have the right to apply paymenis received from
Tenant pursuant to this Lease, regardless of Temnt's designation of such payments, to sotisly any
obligations of Tenant hercunder, in such order and nmonts os Landlord, in ils sole discretion, may elect.

2529  Lanlord's Lien.

25.29.1 As security for Tenant's payment of all sums required 1o be made under this Lease.
“Tenant hereby gromts to Lendlord a lien and secwrity interest npon afl properly of Tenanl now or
stibsequently located upon the Premises. I Tenant abandons or vacates any substantist portion of 1he
Premises, or is in default in the payment of sny payments required to be made hereunder, Landlord may
take nny activn it deems necessary mud may be available to it in the Sinte of Florida. The procecds of the
sale of the property shufl he applicd by Lundtord towards the cost of the sale aud then loward the paymen
of all sums then due from Tenant to Landlord onder the terms of this Lease,

25.29.2 To the extent, if any, this Lease grants Landlord any lico or fien rights greater than
provited by the laws of the State of Florida pertaining lo “Landlord’s Liens", this Lease is intended as and
constitiics a security ngrecanent and a financing statement within the menning of the Unifonm Commercial
Code. Landlord, in addition to the rights preserilied in this Lease, shalf have n lien upon and sceurity interest
in Tenant's goods (including, without limitation, forniture, fixturcs, cquipment and inventory) now or
hereafter foeated upon the Premises and Tenunt hereby grants Landlord n security interest, as that ten is
delined under this state’s Uniform Commercial Code in all goods (icluding, without Emitation, [emituve,
fistures, equipment aud inveatory) that are now or hereafler located in the Premises Lo scoure Lie payment
and performance of all Tenanl's obligations under this Leasc. I the event of'n default by Tenant hereunder,
Landlord may, in addition to any olher remedies provided elsewhere herein or allowed by low, all of which
are camulative, enter upon the Premises aud tuke possession of any and all personal property of Tenant
situated within the Premizes, without linbidity for trespuss or conversion, and sell the snmie at public or
private sale, with or withoul having such property at the sele, afier giving Tenaad reasonable notice of the
time sand piace of any public sale or of the time sfler which any private sale is to be mnde, at which sale
Landiord or its nssigns may purchase such personal property unless otherwise prohibited by law. Unless
otherwise pravided by law, and without intending to exclude any other manner of giving Tenant reasonbie
nolice, the requirement of reasonable notice shatl be met B'such notice is given in the manner preseribed in
this Lease at least ten (10) days before the time of sale. The proceeds from any such disposition, less any
and all expenses comnected with the tnking of possession, holding and seiling of the personal property
(including, without limilation, attorncys' fees avl costs) shall be applicd os a credil against the obligations
secured by the sccurity intesest granted in this Section, Any surplus shall be paid to Tenant or as otherwise
required by law, and Tenant shall pay any defliciencies forlhwith, Tenunt agrees to and shall execute and
dleliver to Landlord such securily agreements, financing statements and such furlher nssurances as Landlord
may, from lime to lime, consider necessary to erenle, perfect, and preserve the lien described and all
additions, substitutions, replacements, and aceessions thereto, and all procecds of its or their sale or other
disposition. Landlord, at the expense of Tenant, may cause such financing statements and assurances to be
recorded and re-recorded, filed and re-filed, and renewed or continued, ot such times and places as may be
required or perinitted by faw (o ereate, perfeet, and presetve such Jiens,
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2530 Substitution of Oher Prewises. Landlord shal have the sight 1o move Tenant o other
spuce in the Project comparable in size to the Premises, and all ferms hereal shall apply to the new space
with equat force. I such event, Landiord shall give Tenont at least thirly (30) days' prior netice of
Landtord's election to so relocate Tenant, and shall move Tenant's effeels (o the new spuce al Landlord's
solo cost and cxpense at such time and in such manner as to inconvenienee Tenand as little as rensonably
praciicable. The uew space shiall be delivered (o Tenant with improvenients substantially similar o those
inprovements exisling in the Premiscs al the time of Landlord’s notification to Tenont of the relocotion,
which improvements shafl be paid lor by Landlord at Lendiord's cost. Simuluncously with such relocation
ol the Premises, the parties shatl immediately exceule i amendement to this Lease stuting the relocation of

the Prewnises,

2531 Plog Byent, Tenant shall have the right. up to three (3) times in any calendar year, aml
upon at feost foviy-cight (A8) hours' prior wrilten notice 1o Landlord, 1o dispiay the flag depicted on
Exhibit I anached hereto in a location in the Builling lobly reasonably dusignated by Landlord for up to
swenty-Four (24) hwours (cach, a "Flag Event™). Teaant may reguest lo have additionnl Flag Events beyond
sueh 3-Mlag event altocution, but Landlord may approve or deny such requests in Ladlord's sole discretion.

25.32  Lxempl Taxes. Teuoant hereby represents and wiarrants to Landtord that it is a foreign
government diplomatic mission and is net linble for puymenl of any capital levies or sales, privilege,
service, ulilily, use, employment, wetfare, social security, personal properly, ransaction or excise laxes
("Exempt Taxes”) in the United States of America. From time to lime during the Lease Term, as may be
extended, Tenant must provide to Landlord currend tax-cxempt eertilicales or other proof of Tenant's tax-
exempt status that Landlord nmy reasonubly reguest, including. without limitation, & currei copy of the fax
exemption cord attached herelo as Exhibit G, Tenant shall prompily notily Landlord if; for any reason
whatsoever, Tenaut is no longer exempt fiom the payment of Exempt Taxes.
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IN WETNESS WHEREOF, Landlord and Tenant have caused twir duly authoized representatives
10 exere (iis Lease us of the day and date st above writter.

Witnesie: I LANDLORD:
ety i MIAMI OFFICE 2, LLC,
Sigr=ses of First Wotness a Delaware Fmited liabililﬁwnp.'mz'
______ L Dy
Wanig of Figstiy 1 uess Hame Ema
fts:_ g
i &Y
\—-Si F ST LA Witnegs By: 2
Nawe:___ 2 R
s e e 1L o R 0 LR o Tl B 1, (ot e
MNane of Second Wilnesz
TEMANT:

Wilnesses:
CONSULATE GLNERAL OF HUNGARY 1N

Siunature o Fird Witnese 2 T NEW YORK, anentity of the Flungarion Minisiry
ol Foreign Aftales and Tyt

T ey i bETs 6.5k

b
[yy: i
o e MName
Signalre of SdcAml Wit Is: } e
% : 0 ey e
Mume of Secand Wilness fr—

I

e 1 Fenant is o CORPORATION, the muhorized officers must sign on behatl of the eorpasation and
indicnte (e capacity in which they are signing. The Leaw: must be exeented by the president or vige
president and the secrelmy op assistond secrelary, unless the bylaws oc a resolution af'the brard of directozs
shabl otherwise provids, in which evant, the bylaws or a cendiied copy of the resohution, os the case may be,

mist e atlached to this [Lense,

1
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SXHIBIT B

RULES AND REGULATIONS

‘Tenant shall faitlifutly obscrve and comply with the following Rules and Regulntions. Londlord
shall nol be responsible te Tenant for the nonperformance of any of snid Rules and Repuiations by or
otherwise with respect (o the acls or omissions of any other lenants or accupants of the Project.

1. “Tenant ghall not aler any lock or instalt any new or additional locks or bolls on any doors
or windows of the Premises wilhout obtaining Landlord's priar writien consent, Tenant shall beas the cost
of my lock changes or repairs required by ‘Fenant. Two (2) keys will be furnished by Landloed for the
Premises, and any additionsl keys required by Tenant must be obtained lrom Landlord at n reasonable cost

to be established by Landlord,

2 All doors opening to public conidors shall be hept closed at all times except for normal
ingress and egress to the Premises, wnless electrical hold backs hinve been instatied.

3. In case of invasion, mob, riot, public excitement, or other commaotion, Landlornd reserves
the right (0 prevent aceess to the Building andfor Project during the continianee of smine by any means it
deems appropriate for the safety and prolection of fife snd propeity.

o, Landlord shall have the right lo preseribe the weight, size and position of all safes and other
heavy property brought into the Building, Safes and other heavy objects shall, it cansidered necessary by
Landlord, stand on supports of such thickness as s necessary 1o praperly distribute the weight. Landlord
will not be responsible for loss of or damage to any such safe or property il any case. AH damage done to
any part of the Building and/or Projest, its contenis, ocoupamts or visitors by moving or maintaining any
such safe or other properly shall be the sole responsibility of Tenant and any expense of said domage or

injury shall be borue by Tenant.

5. No Jurnitare, freight, packeges, supplies, equipmient or merchandise witl be brought into
or remaved fram 2he Duilding, cxeep! upon prior nolice to Landiord, and it such manner, and between such
hours as shall be desiguated by Laadlord.

[ Landlord shall have the right to control and operate the public portions of the Building and
Project, the public fucilities, the HYAC, and any other Facilitics furnished for (he common use of tenants,
in such manster as is custemry for comparable building projects in the vicinity of the Projecl.

7. The requirements of Tennid wilk be attended Lo only wpen application with the management
of the Project at such ofTice lecalion designated by Landlord, Iimployees of Landlord shail not perform
aty work or do anything eutside their regular dulics unless under special instructions from Landlord.

8. Tennnt shall not disturb, solicit, or canvass nny vecupant of the Project and sheil cooperate
with Landlord or Landiord’s agents o prevent same,

9, “T'he toifet rooms, urinals, wash bowls and other apparatus shall not be used for any purpose
ather than that for which they were constructed, and ao foreign substance of any kind whatsocver shall be
thrown therein, The expense ol any brenkage, stoppage or damage resulting from the violation of this rule
shall be borne by the tenant who, or whose empluyces or agents, shall have caused it.

10. Tenant shall not overtond the floor of the Premises, nor mmrk, drive nails or screws, or drifl
into the partitions, woodwork or plaster or in any way deface the Premises or any parl thercol withow
1andlord's consent first had and eblained. Tenant shall nat, without the prior wrilten consent of Landlord,
which consent may be withheld in Landiord's sole discrelion, (i) affix any window or door leliering, sign
decoration or advertising mnlter or any type of st seieen, tinting, film, solar screcn or similay product to
any window or door ginss of he Premises, or (i) erect or install any interior sige, window or door letiering
phucord, decoration, or edvertising media ol any type which is visible from the exterior of the Premises, or
erect or install any of the foregoing which ure suspended from the ceifing of the Premises.

1t No vending machine or machines of any deseription shall be installed, maintained or
operated upoa the I'remises without the weitten consent of Landlosd.

12, Tenant shadl not use any method of HVAC other than that which may be supplied by
Landlord, without the prior wrilten conseat of Landlond.

13: Tenant shalt nol nse or keep in or on the Premises or the Project any kerosene, gasofine or
other inflammable or combustible fluid or ninterial. Teaant shall not use, keep or permit lo be used or kept,
any foul or noxious gas or substance in or on the Premises, or permit or allow the Preiiscs to be occupied
or used in a manner offensive or objectionable to Landlowd or other occupants of the Building or Project by
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reason of noise, adors, or vibeations, or inteslere in any way with ollier tenanls or those having business
therein.

14, Tenant shall not bring inte or keep within the Project or the Premises any animals, birds or
bicyclos.

15. No cooking shall be done or permilled by any tenant on the Premises, nor shall the Premises
be used lor the storage of merchandise, for lodging or for any improper, objectionnble or immeral purposes.
Notwithstanding the foregeing, Underwriters' laboratory-approved equipment and microwave ovens may
be used in (he Prentises Tor henting food and brewing collee, ten, hot chocolate and simitar beverages,
provided that such use is in necardance with all applicable fedecl, state and city laws, codes, ordinances,
rules andd regulations, and does nol canse odors which are objectivmble to Landlord and other tenants.,

16. Landlord will approve where 2nd how telephone and telegraph wires are to be introduecd
1o the Premises. No boring or sutting Tor wires shalt be allowed withoul the consent ol Landford. The
location of telephone, cafl boxes and other of¥ice equipment aflixed to the Pyremises shall be sibjeet 10 the

approvitl of Landloid,

17. Landlord reserves the right to exclude or expel from the Building and/or Praject any person
wha, in the judpment of Landlord, is intoxicated or under the jnfluence of liquor or drugs, or who shall in
ony tinner do any act in violation ol my of these Rules and Regulations.

18, Tenant, its employees and agents shall not loiter in the entrances or cotridors, nor in any
way ohstruct the sidewalks, fobby, lalls or stairways, and shall use the same only us nmeans of ingross and

egress lor the Premiscs.

19. Tenant shall not waste elechicity, water or wir conditioning and agrecs to cooperate fully
with Lustlord ta ensuve the imost efleetive nperation of the Building's HVAC system, and shall refrain from

attempting to adjusl any controls.

20. Temant steall store nlt its trash and garbage within the interior of the Premises, No material
shall be placed in the rash boxes or recepltacles if suck mulerial is ol such nature that it may not be disposed
of in the ordinary and customary nanner of removing and disposing of {rash and garbage in the city in
which the Building is located withoul violation of any law or ordinance governing such disposal. Allwash,
parbage and refuse dispusal shatl be made only Uwough eniry-ways pravided for such pwrposes al sush
times as Landlord shall designate.

2. ‘Fenant shall comply with all safety, live protection and evacuation procedhwes nnd
regulations established by Fandlond or any governmeninl agency.

22, Tennt shall sssume any and ail responsibility Tor protecting the Premises from theil,
robbery wnd pilferage, which includes keeping doors locked nnd other means of entiy to the Premises closed,
when the Premises wie nol oceupicd,

23. No awnings or other projection shall be nitached to the oulside walls of the Building
without the prior written consent of Landlord, No curtains, blinds, shades or sereens shall be attached o or
hung in, or used in conneetion with, any window or door ol the Fremises withont the prior written consenl
of Landtord. The sashes, sash doors, skylights, windows, nnd doors that vefleet or admit fight and air into
the halls, passageways or other public places in the Building shall not be coverced or olbstructed by Tenant,
nor shail any botiles. parcels or other articles be plueed o the windowsills. All clectsical ceiling lixtures
hung in spaces along the perimeter of the Building must be Nuorescent and/or of'a quality, type, design aad

bulb calor approved by Landlord.

%l Fhe washing and/or delaifing of or, the installation of windshichls, mdivs, wlcphones in or
peneral work on, automebiles shall not be allowed on the Real Property.

23 The erm "personal goods or services vendors™ as used herein micans persons who
petiodicatly cater the Building ol which (he Premises arc o pmt Tor the purpose of selling goods or services
10 2 lenant, other than goods or services which are used by the Tenant ouly for the purpose of conducting
its business in the Premises. "Personal goods or seevices” include, but are not limited to, drinking water
and other beverages, foud, bunbering services and shoc-shining services. Landloid reserves the right to
prohibit personal goods and serviees vendors from access to the Building excepl upon dandlord's prior
wrillen consent and upon such reasonable terms i conditions, including, but not limited to, the payment
of a rensonable fee and pravision Tor insurance covernge, as ore relaled to the safety, care and cleanliness
of the Building, the preservadion of geod arder thereon, and the reliel of any finusncial or other burden on
Landlord or other tenants oceasioned by Lhe presence of such vendors o the sale by them ol personat goods
or services to Tenant or its employees. Under no circunstance shall the pevsonat gouds or services vendors
display theie products na public or common ares, including corridors. Ifnecessary for the nccomplishient
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of these purposes, Landlord may exclude a pacticular vendor entirely or fimit the nunber of vendors who
may be present at any one lime in the Building,

26. Yena must comply with requests by the Landlord concerning the informing of theis
caplayees of items of importance to the Landlond.

27, Tenant shall comply with any wen-smoking oidinance sdopted by any applicable
governmental authority,

28. Landiond may waive any one or more of these Rules and Regulntions for the benefit ol any
prrticular tennnt or tenants, but no such waiver by Landlord shall be constreed as & waiver of such Rules
and Regudations in: favor of niy ofhier tenanl or lenants, nor prevent Landiord fiom thereafter enforeing any
such Rules or Regulations aginst any or all fenants of the Project. Landbord reserves the right at any lime
to change ar kescind any one or more of these Rulfes and Regulations, or to make such other and further
reasonable Rules and Regulations as in Landlord's judgment sy from Lime to time be necessary Tor the
managenent, safety, care and cleanliness of the Premises, the Building and/er the Praject, and for the
prescrvation of good order therciu, as well as for the convenience of other occupants atid tenan(s thercin.
Landlord shali not be responsible to Tenant or to any other persen for the nonobservance of the Rules and
Repulations by another tenant or other person.  Tenant shall be deemed 1o have read these Rules and
icgnlations and to have agreed Lo abide by them as a condition of ils accupancy of the Premises.

\
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EXITIBET I

STION OF TENANT'S IDENTIFICATION 'L
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EXHIBIT K
DEPICTION OF FLAG
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EXINBIT G

PROOF OF TAX EXEMPT STATUS
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EXTENSION OPTION RIDER

This EXTENSION OPTION RIDER (“Extension Rider"} is attached to and made a part of the
Lense by and between Landlord and Tenanl. The agreements set forth in this Extension Rider shinfl bove
e samie force md effect as if set forth in the bease, To the exient e terms of this Exlension Ruder are
inconsistent with the terms of the Lease, the lerms of this Extension Rider shall control,

I. Exfension Option. Landlord liereby grants Tenant one (1) option (the "Extension Option") lo
extend the Lease Ternt for a period of five (5) years (the "Option Term"), which option shall be exercisable
only by wrilten Excrcise Notice (as defined below) delivered by Tennnt to Landlovd as provided below.
Upon the proper exercise of the Extension Opfion, the Lease Term shall be extendetd for the Option Term,
Notwithstanding the forepoing, ut Landlord's option, in addition to any other remedies available to Land lord
ander the Lease, o law or in cquity. the Extension Option shall nol be deemed jroperly excreised if ns of
tic date of delivery of the Exescise Natice (os defined below) by Tenant: (i) Tenunl has previously been in
detanlt under the Lease beyand all applicable notice and cure periuds; and/or (if) Landlord does not approve
of Tenant's then-existing financial condition nnd/or Landlord's lender docs not approve of the lerms for the
Gption Term, including, without limitation, the Option Renl (as defined below). The Extenston Qplion is
personal to the original Tenant executing the Lease (the "Original Tenant”™) and may only be exescised by
the Original Tenwnt {and not any assignee, sublessce or other iransferee of Tenant's interest in the Lease) il
the Original Tewand oceupies the entire Premises as of the date of Tenant's delivory of the Exercise Notice,

2, Option Rent. ‘The nnmal Base Rent puyable by Tenant during the Option Term {the "Oplion
1ent") shall be equal to the greater of (i) the annuaf Base Reat payable by Tenant during the last yeur of the
Lease Term. as increased by three percent (3%) per anum {caleulated on a cumudative and com pouaded
basis) an the commencement date of the Option Term and on cach anniversary of the commencement of
the Option Term, (i) the "Fair Market Reatal Rate” for the Premises. As vsed herein, the "Fair Markel
Rental Rate™ shall mean the annual base rent ot which tenants, ns of the comnencement of the Option Term,
will be leasing non-sublease space comparable in size, location and quelily to the Premises fora comparable
term ns the Option Tesm, which comparable space is located in the Building and in other comparable first-
clags office buildings in Corl Gables, Florila, taking into consideration afl free rent and other out-of-pachet
concessions generally being gramed ot such time for such comparable spaee for the Option Term (inchiding,
witheut [imilation, any tenant improvenient allowance pre ed for such comparable space, with lhe
amowwt of such tenant improvement allowance to be provided for the Premises during the Option Term to
be detormined after king into nccount the age, quality and Jayout of the tenant improvements in the
Premises as of the commencement ol the Option Term wit asideration given to the fact ihat the
imprrovements existing in the Premiscs are specifically suitubl. Tenant). Al ather lerms and conditions
of the Lease shalt apply troughout the Option Term; howeve:, Tenant shall, i no event, have the option
to extend the Lease Term beyonsd the Option Term described in Section { above.

3. Excreise of Gption. The option contained in this Extension Rider shall be exercised by Tenant,
if at all, enly in the foliowing manner: (i) Tewand shall deliver written notice to Landlord (the *Inferest
Notice") nat more than twelve (£2) months nor less than eleven (1) months prior to the expiration of the
Lense Term stating that Tenant may be interested in exercising sneh option; (i) Landlord, after receipl of
Tenant's [nterest Notice, shall defiver notice (the "Oplion Rent Notice") to Teunt not less than ten (10)
wonths prior 1o the expiration of the Lease Term sctting forth the Option Rent For the Option Terw; and
(i} il Tennnt wishes to exercise such oplion, Tenant shall, oa or hefore the date (the "Excrcise Dale") which
is nine (%) wouths prior to e expiration of (he Lease Term, exercise such aption by delivering written
notice ("Exercise Notice) thereol to Landlord. Tenant's fatlure 1o detiver the Interest Notice or the Exercise
Nutite on or belore the applicable delivery dates therelor shall be deemed 1o constitule Tenant's waiver ol

lhe Extension Option.

4, Determination of Option Renl. Tenanl shall hiuve no right to object o the Option Rent
provided by Landlord, and if Tenant disagrees with fandlord's determination of the Option Rent but
Landlord and Tenant are unable (o resolve such disagreenent as to the Oplion Rent prior to the Exercise
Dhate, then either (i) Tenant shall accept Landiond's determination of the Option Rent by excreising such
oplion to extend the Lense Tern by delivering Teanat's Exercise Notice to Landlord on or before the
Exercise Date, or (i) Tenant shatt be deemed to have relinguished ils option to extend the Lense Term, in
which event Tenant's Extension Gption shall be aull and void as of the Excreise Date, and Landford and
Tenant shall have no farther ability to the other under this Extension Rider.
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