LEASE AGREEMENT

This Lease Agreement (the "Lease") is entered into as of the Execution Date listed below between Stuart
Medical Complex, LLC having a mailing address of P.O. Box 3228, West Palm Beach, Florida 33402 (the
"Landlord"), and Williams, Leininger & Cosby, P.A., a Florida corporation having an address of 11300 US
Highway One, Suite 300, North Palm Beach, Florida 33408 (the "Tenant"). The Landlord, in consideration of the
rents and covenants to be kept and performed by the Tenant, leases to the Tenant that certain property and
improvements, more specifically described below, upon the following terms and conditions:
Executive Summary of Lease Terms.

1.1. Broker shall mean: NAI Southcoast (as to Landlord) and Premier Realty Group (as to Tenant).

1.2. The Building shall mean, collectively, that certain multi-story office building and that certain one-story
building annex connected thereto by a breezeway consisting of approximately 38,101 rentable square feet
of office space located in and around 301 Southeast Ocean Boulevard, Stuart, Florida 34994.

1.3. The Execution Date shall mean the later date of execution by the Landlord and the Tenant as reflected on
the signature page of this Lease.
1.4. Improvements shall mean the following:
1.4.1. Tenant Improvements: Described on Schedule B attached.
1.4.2. Landlord's Allowance: Described on Schedule B attached.

1.4.3. Landlord's Maximum Allowance: Described on Schedule B attached.

1.4.4. Landlord's Tenant Improvements Allowance Overage Budget: Described on Schedule B attached.
1.5. The InterestRate shall be eighteen percent (18.0%) per annum.
1.6.

Landlord shall mean:

Stuart Medical Complex, LLC
a Florida Limited Liability Company
1044 North U.S. Highway One, Suite 201
Jupiter, Florida 33477
Attn: David Cash, Manager
Email Address: david.cash(g)stanmoredevelopment.com
1.7. The first Lease Year shall run from the Commencement Date through the period expiring one (1) year from
the Commencement Date, as defined below. Thereafter, each Lease Year shall be each subsequent
365/366 day period.
1.8. Managing Agent shall mean:
Stanmore Development, LLC
a Florida Limited Liability Company
1044 North U.S. Highway One, Suite 201
Jupiter, Florida 33477
Attn: David Cash, Manager
Email Address: david.cash@stanmoredevelopment.com

1.9. Premises shall mean approximately 3,727 rentable square feet located on the second (2nd) floor in the
Building, known as Suite 204 and identified on Schedule A attached to this Lease.

1.10.Rent shall mean initially $16.00/rentable square foot as further described in Section 5.1, plus all other
amounts payable to Landlord hereunder.
l.W.Rent Commencement Date shall mean March 1,2015.

1.12. Schedules shall mean:

A - Premises Description
B - Possession and Tenant Improvements Agreement/WorkLetter
C - Rent Schedule

D - Rules and Regulations
E - Pylon Signage
1.13. Security Deposit shall be: $5,267.49.

1.14. Tenant:

Williams, Leininger & Cosby, P.A.
11300 US Highway One, Suite 300,
North Palm Beach, Florida 33408

From and after the Commencement Date, the notice address for Tenant shall be the Premises.

1.15.The Term of this Lease shall be from the Commencement Date through the Expiration Date as defined
below.

1.15.1.

The "Commencement Date" of the Lease shall be January 15,2015.

1.15.2.

The Expiration Date shall mean February 29, 2020, subject to extension as provided herein.

1.16. Use shall mean the following:

1.16.1.
2.

Tenant's Permitted Use: general office use.

Premises.

2.1. The propertyleased is the Premises located in the Building as definedabove. Unless specifically provided
to the contrary elsewhere in this Lease, the term "Premises" shall consist of only that interior space located
within the perimeter described on Schedule A (including the interior portions of the wall surfaces, ceiling
and floor) and shall not include the roof or any exterior wall surfaces (other than exterior glass). The term
"Building'' shall include the parcel of real property on which the improvements are located and all
improvements thereon (including, but not limited to Common Areas, as defined below), whether leased to
the Tenant or not.

2.2. The Premises are leased together with a non-exclusive license to use, in common with the Landlord and
other tenants in and users of the Building, those common areas of the Building necessary for ingress and

egress, including lobbies, restrooms, halls, stairways, drives, sidewalks and parkingareas (other than those
reserved parking spaces, if any, allocated to other tenants in the Building), along with any other areas
which Landlord may, but is not obligated to, designate for common use by tenants of the Building (the
"Common Areas"). Unless specifically provided elsewhere in this Lease, the Tenant shall have no
designated parkingspaces and shall observe any restricted parkingareas designated by the Landlord. The
Landlord does not grant any easement for light, air or view.
3.

Term.

3.1. This Lease shall be effective as of the Execution Date and, subject to a prior termination as provided in
this Lease, the Lease shall remain in effect for the Term.

3.2. Provided it does not cause undue interference or delay in the Landlord's completion of the Tenant

Improvements, the Tenant may (prior to the Commencement Date and without incurring any liability for
payment of Rent), place and install its personal property, equipment and trade fixtures, in any part of the
Premises, at the Tenant's sole risk and expense. All other provisions of this Lease shall be applicable to

this early occupation by the Tenant. This early occupation shall not be deemed "taking possession of the
Premises" for purposes ofSection 4.1.1.

3.3. Renewal Right.

3.3.1. The Tenant shall have the right to renew theTerm of this Lease for three (3) periods of three (3) years
(each, a "Renewal Term") by giving the Landlord written notice not less than nine (9) months priorto
the expiration of the initial Term or the then-Renewal Term, as applicable, that the Tenant has
exercisedsuch renewal right. Tenant's rights in this section are subject to the following conditions:
(i) There shall not be an Event of Default by Tenant under this Lease at the time any such notice is
given or at the time of the commencement of the applicable Renewal Term;
(ii) The Tenant shall occupy the Premises during the applicable Renewal Term under the same terms
and conditions as specified in this Lease, except the Tenant shall lease the Premises in its then
"as-is" condition, with the Tenant being entitled to no additional tenant improvement
allowance or other right to require that improvements be made to the Premises, and the Rent
for the applicable Renewal Term shall be as set forth on Schedule C;
(iii) The Tenant shall not be entitled to enter into more than three (3) Renewal Terms;

(iv) In the event the Tenant fails to timely notify the Landlord in the manner herein specified, the
Tenant shall be conclusively deemed to have waived its right to enter into the Renewal Term
and any subsequent Renewal Term(s); and

(v) The renewal right set forth in this Section shall be subject to the Tenant's financial condition at the
time of the exercise of the applicable Renewal Term being comparable, as determined by the
Landlord, in all material respects to or better than that as exists on the Commencement Date.
In determining whether the requirements of the foregoing provision are satisfied, all aspects of
the Tenant's financial condition (including, without limitation, net worth, liquidity and credit
ratings by recognized rating agencies) may be examined by the Landlord.
4.

Condition and Use of Premises.
4.1. Condition of Premises.

4.1.1. Neither the Landlord, nor its agents, or the Managing Agent, has made any representations with

respectto the Premises or Building that are not set forth in the Lease. The Tenantrepresents that it has
made its own inspection of and inquiryregarding the condition of the Premises, the Building and real
property upon which they are located and is not relying on any representations of the Landlord or its
agents, or the Managing Agent that are not set forth in the Lease. Taking possession of the Premises
by the Tenant shall be conclusive evidence, as against the Tenant, that the Tenant accepts the same "as
is," and that the Premises, the Building and the Common Areas were in good and satisfactory
condition at the time of taking possession and suitable for the Tenant's Permitted Use.
Notwithstanding the preceding to the contrary, the Landlord represents that as of the Commencement
Date, the plumbing, electrical, HVAC, fire suppression and other basic building systems serving the
Premises shall be in good working order and condition. Notwithstanding the preceding to the
contrary, the Landlord represents that to the best of its knowledge, as of the Commencement Date, the
Building (including the Premises) and Common Areas comply with all applicable legal requirements
of any governmental or quasi-governmental body.
4.2. The Premises shall be used and occupied by the Tenant for the Tenant's Permitted Use and for no other

purpose. The Tenant may not use the Premises or any portion thereof for any illegal or unlawful purpose
and may not cause or permit a nuisance to be created or maintained on the Premises including, without
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limitation, noises of such a level as to disturb others intheBuilding. The Tenant's use of the Premises and

the Common Areas shall comply with the "Rules &Regulations" listed in Schedule D, ifany, which apply
to the Premises, as the same may be amended by Landlord from time to time. The Tenant's use may not
increase the fire insurance premiums on the Building or make that insurance unavailable to the Landlord.

4.3. The Tenant shall comply with all legal requirements of any governmental or quasi-governmental body
including City, County, State or Federal boards having jurisdiction respecting any operation conducted or
anyequipment installations or otherproperty placed upon, in or about the Premises by it. TheTenant shall
immediately, on discovery of any unlawful use within the Premises, take action to halt that activity.
Except as provided in Section 4.4 or as specifically assigned to the Tenant above, the Landlord shall

comply with all legal requirements of any governmental or quasi-governmental body including City,
County, State or Federal boards having jurisdiction respecting the Building and the Common Areas (and
not the Premises).

4.4. The Landlord represents and warrants that, to the best of its knowledge, as of the Commencement Date,
the Premises, the Common Areas, and the Building will comply with all applicable laws and regulations
dealing with access by individuals with disabilities, including Title III of The Americans with Disabilities
Act, Public Law 101-336 (July, 1990) as revised from time to time (the "ADA"). To the extent the
Premises do not subsequently comply with the ADA because of post-Commencement Date changes in
those laws or related regulations the Tenant shall, at its sole expense, take all reasonable steps to modify
the Premises to comply with the ADA. Otherwise, the Landlord shall, be responsible for keeping the
Common Areas and the Building (exclusive of the Premises and Tenant Improvements) in compliance
with the ADA.
5.

Rent.

5.1. Commencing on the Rent Commencement Date and continuing for the remainder of the Term, the Tenant
shall pay to the Landlord Rent of Sixteen and 00/100 Dollars ($16.00) per rentable square foot of the
Premises escalating annually, as set forth on Schedule C. "Installment Amounts" (as reflected in
Schedule C) shall be payable without previous demand and without offset or deduction, in advance, on or
before the first day of each month. All Rent shall be payable without deduction or offset. The Tenant
shall make Rent payments by check or direct deposit to the Landlord or as otherwise may be designated,
from time to time, in writing, by the Landlord to the Tenant. If the Rent Commencement Date is a day
other than the first day of the month or if the Term ends on a day other than the last day of the month, the

Rent for any partial month of the Term shall be prorated on a per diem basis.
5.2. Should any governmental authority having jurisdiction over the Premises declare or otherwise assess
against the Landlord any tax on the Tenant's rents, lease, or leasehold whether designated as a stamp tax,
sales tax, ad valorem tax, use tax or otherwise (other than income taxes), then all taxes so charged shall be
the Tenant's obligation and shall be paid at the same time as Rent.

5.3. Simultaneously with Tenant's execution of this Lease, Tenant shall pay to Landlord $5,702.06, which
amount shall be credited towards the Rent and sales tax due from Tenant for the last month of the Term.

5.4. The Tenant's failure to timely pay Rent may cause the Landlord to incur unanticipated costs. If any Rent

payment is not received within ten (10) days after it becomesdue, the Tenant shall pay the Landlord a late
charge equal to five percent (5%) of the overdue amount. Landlord and Tenant agree that: (i) such late
charge is not intended as a penalty but is instead intended to compensate Landlord for additional
administrative charges and other damages suffered or incurred by Landlord on account of such late
payment; (ii) the actual damages to be suffered by Landlord in such event shall be difficult, if not
impossible to ascertain; and (iii) such late charge is a reasonable estimate of such charges and damages.
The payment of late charges shall not excuse or cure any default by the Tenant under this Lease.
6.

Security Deposit and Last Month's Rent.

6.1. Security Deposit. Upon Tenant's execution of this Lease and submission of this Lease to Landlord for
Landlord's execution, Tenant will simultaneously deposit with Landlord the amount of the "Security
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Deposit" set forth above. Landlord and Tenant intend the Security Deposit to be used solely as security
for Tenant's faithful and diligent performance ofall ofTenant's obligations under this Lease. The Security
Deposit will remain in Landlord's possession for the entire Term, and Landlord will not be required to
segregate it from Landlord's general funds. Tenant will not be entitled to any interest on the Security
Deposit. If Tenant fails to perform any of its obligations under this Lease, Landlord may, at its option,
use, apply or retain all or any part of the Security Deposit for the payment of (1) any Rent in arrears; (2)
any expenses Landlord may incur as a direct or indirect result of Tenant's failure to perform; (3) any
leasing or brokerage commissions owed in connection with this Lease; (4) any amounts incurred or owed
by Landlord for any Tenant Improvements as provided in Schedule B attached to this Lease or any other
leasehold improvements made or to be made in the Premises; and (5) any other losses or damages
Landlord may suffer as a direct or indirect result of Tenant's failure to perform. If Landlord so uses or
applies all or any portion of the Security Deposit, Landlord will notify Tenant of such use or application
and Tenant will, within 10 days after the date of Landlord's notice, deposit with Landlord a sum sufficient
to restore the Security Deposit to the amount held by Landlord immediately prior to such use or
application. Tenant's failure to so restore the Security Deposit will constitute an Event of Default.

6.2. Transfers. Tenant will not assign or encumber the Security Deposit without Landlord's express written
consent. Neither Landlord nor its successors or assigns will be bound by any assignment or encumbrance
unless Landlord has given its consent. Landlord will have the right, at any time and from time to time, to
transfer the Security Deposit to any purchaser or lessee of the Building. Upon any such transfer, Tenant
agrees to look solely to the new owner or lessee for the refund of the Security Deposit. Tenant certifies to
Landlord that the Security Deposit will not be treated as a preference payment and cannot be disgorged in
any bankruptcy, insolvency, receivership, reorganization or dissolution proceeding involving Tenant.

7.

Improvements. The Landlord has made no representation or promise as to the condition of the Premises. The
Tenant has inspected the Premises, is fully familiar with the physical condition of the Premises and shall accept
the Premises "as is," "where is" and without any warranty, express or implied, or representation as to fitness or
.- suitability, and the Landlord shall have no obligation to make any improvements to the Premises except as set
forth herein. The Landlord shall construct the Tenant Improvements, as defined in the attached Possession and

Tenant Improvements Agreement (the "Work Letter"), attached hereto as Schedule B, in the Premises in
accordance with the terms and provisions ofthe Lease and that certain Work Letter.
8.

Alterations. Additions and Improvements.

8.1. Except in connection with the completion of the Tenant Improvements, the Tenant shall not make any
alterations, additions or improvements, structural or otherwise (the "Alterations") in or to the Premises in
excess often thousand dollars ($10,000) in the aggregate, over the Term, without the Landlord's prior
written consent. The plans and specifications for any approved Alterations shall be subject to the
Landlord's prior written approval and once approved, shall not be materially changed without the
Landlord's prior written consent. Even if the Alterations do not require the Landlord's prior written
consent, the Tenant shall provide the Landlord with a copy of the plans and specifications and estimated
construction costs for the Alterations prior to commencing construction. All Alterations, whether
requiring consent or not, shall be made promptly, in a workmanlike manner, paid for by the Tenant
allowing no liens to attach either to the Premises or to the Tenant's leasehold interest and so as not to
unreasonably disturb or inconvenience other tenants in the Building. The Landlord shall have the right to
require the Tenant to provide such assurances as the Landlord shall reasonably require (e.g., bonds,
escrows, etc.) to protect the Landlord against unpaid work and to require that any work be performed only
by duly licensed contractors and subcontractors approved by the Landlord. Tenant shall have the option,
upon request from the Landlord, of posting a bond or escrow for any construction work so as not to
unnecessarily cause for the additional expense of a bond. Upon a termination of the Lease, the Tenant
shall provide the Landlord with copies of all unexpired construction warranties related to the Alterations,
all of which shall be deemed assigned to the Landlord. Unless otherwise noted in the Landlord's written
approval of the Alteration, any Alteration shall remain and be surrendered with the Premises on expiration
of the Lease. If the Landlord's approval of the Alteration provides that the Alteration is not to be
surrendered, the Tenant, at its sole cost, shall remove that Alteration which is not to remain and shall

repair all damage to the Premises caused by that removal. In no event, however, shall the Tenant remove
any of the following materials or equipment (which shall be deemed to be the Landlord's property) without
5

the Landlord's prior written consent: any power wiring or power panels; lighting or lighting fixtures; wall
coverings; drapes, blinds or other window coverings; carpets or other floor coverings; heaters, air
conditioners or any other heating or air conditioning equipment; or other similar building operating
equipment and decorations except for any of the aforementioned which is specifically related to medical
equipment or related machinery. This removal/repair obligation shall survive a termination of the Lease.
Notwithstanding anything in this Lease to thecontrary, the Tenant shall be responsible for anyad valorem
taxes or increase therein resulting from Alterations made by or at the direction of the Tenant. The
Landlord consents/approvals required under this Section shall not be unreasonably withheld, conditioned
or delayed.
9.

Services.

9.1. The Landlord will cause the following services (the "Services") to be furnished to the Building: janitorial
service for the Common Areas only, water and sewer service to the Building, operator-less elevator
service, removal of trash from site receptacles in the Common Areas (in accordance with city schedules
and regulations), and electrical service and heating and air conditioning for the Building. Any additional
costs incurred by the Landlord which result from the Tenant's extraordinary usage of the Services shall be
paid by the Tenant as additional Rent.
9.2. Tenant, at Tenant's sole cost and expense, is obligated to provide daily (Monday through Friday) janitorial
service to the Premises. In addition, Tenant shall pay any and all direct charges for telephone, cable,
internet and any other utilities used in the Premises including electricity, which shall be paid directly to the
providers of the same promptly as and when due, including, without limitation, any and all required fees
and deposits for such service.
10. Access. The Landlord shall provide the Tenant with 24 hour, 7 days a week, 52 weeks a year access to the
Premises. There shall be open access to the Building during the standard work week. At all other times, access
to the Building may be restricted by use of a master key and/or "punch code" access system at one of the
entrances to the Building. The Landlord shall furnish the Tenant any swipe cards and/or "punch code" for
entering the Building.

11. Parking. The parking spaces for the Building shall be available for Tenant and its employees, agents, invitees
and licensees on a first-come, first-serve basis with other tenants in the Building and their employees, agents,

invitees and licensees. Except as required by law or applicable zoning codes, the parking spaces shall be
unmarked. Tenant's right to such parking spaces is subject to Landlord's right to grant other tenants of the
Building the right to parking spaces associated with the Building. Landlord reserves the right from time to time
to assign or re-assign the location of such parking spaces in any manner that Landlord in Landlord's sole
discretion deems beneficial to the operation of the Building. All motor vehicles (including all contents thereof)
parked in the parking areas for the Building are parked at the sole risk of Tenant, its employees, agents, invitees
and licensees, it being expressly agreed and understood that Landlord has no duty to insure any of said motor
vehicles (including the contents thereof), and that Landlord is not responsible for the protection and security of
such vehicles, or the contents thereof.

12. Maintenance: Repairs. The Landlord, at its expense, shall repair all of the exterior and structural elements of
the Building, including the exterior windows, and the Common Areas and all general mechanical, plumbing,
HVAC and electrical systems installed in the Building. Tenant will, at Tenant's own expense: (a) at all times
during the Term, maintain the Premises in good order and repair, which shall include, without limitation,
replacing fluorescent and incandescent lamps as needed, and in a condition that complies with all applicable
laws; and (b) promptly and adequately repair all damage to the Premises under the supervision and subject to
the prior reasonable approval of Landlord. In addition, the cost of any repairs to the Building, including
Common Areas, caused by the negligence or willful acts of the Tenant or its customers, licensees, agents,
servants or employees shall be borne by the Tenant and shall (along with an overhead fee equal to ten percent
(10.0%) of the total cost of such repairs) be reimbursed to the Landlord with the next Rent payment after written
demand for reimbursement is made by the Landlord. Landlord and Tenant agree that: (i) the foregoing
overhead fee is not intended as a penalty but is instead intended to compensate Landlord for additional
administrative charges and other damages suffered or incurred by Landlord on account of having to make such
repairs; (ii) the actual damages to be suffered by Landlord in such event shall be difficult, if not impossible to
6

ascertain; and (iii) such overhead fee isa reasonable estimate ofsuch charges and damages. When requested by
the Tenant, this written demand for reimbursement shall be accompanied by reasonable supporting
documentation including proof of payment. The Tenant's reimbursement obligation shall be limited to those
reasonably incurred costs (including the specified overhead) over the amounts reimbursed by insurance carried
by the Landlord. The Landlord shall make available to the Tenant any warranties the Landlord has received
which are applicable to the repairs to be paid for by the Tenant.

13. Liability. The Landlord shall not be liable to the Tenant for any damages resulting from any act or omission of
any other tenant provided that the causes of the damage are not directly under the care, custody or control of the
Landlord. The Landlord shall not be liable to the Tenant for any damage caused to the Tenant or its property
due to the Premises, Building, or Common Areas (or any part or appurtenances thereof) being or becoming out
of repair or arising from the failure of any utility service unless such failure is caused by the action or inaction
of the Landlord. The Tenant shall promptly report to the Landlord any defective condition in or about the
Premises, Building, or Common Areas known to the Tenant. The Tenant shall promptly report to the applicable
utility company any interruption of its utility service. So long as the Landlord acts reasonably and in good faith:
(i) there shall be no abatement or reduction of Rent by reason of any of the utility services not being
continuously provided to the Tenant unless such interruption of service results from the Landlord's negligence;
nor (ii) shall such interruption of utility services constitute either a constructive or partial eviction.
14. Taxes and Assessments.

The Landlord shall list the Building for ad valorem real estate tax assessments

assessed against the building purposes and shall pay all ad valorem real estate tax assessments assessed against
the Building. The Tenant shall pay all taxes and assessments imposed on the Tenant's personal property located
on the Premises, whether affixed or not, and all other taxes, fees and assessments imposed for its use or
occupation of the Premises.

15. Signs. The Tenant shall not fix, print, paint, or display any sign, name, legend, notice or advertisement: (a) on
the exterior of the Building, Common Areas or Premises, or (b) on the Buildingor Common Area grounds, or
(c) in such a place insidethe Building as to be visible from the exteriorwithout writtenconsent from Landlord,
such consent not to be unreasonably withheld, conditioned or delayed. All exterior decor and exposed sides of

drapes, blinds, shutters, and other window treatments must receive the Landlord's prior written approval.
Notwithstanding the foregoing to the contrary, during the Term of this Lease and subject to obtaining the
required approvals of any governmental authorities, the Landlord shall provide, and the Tenant shall have the
right to display: (i) the Building's standard signage on any Building directory and adjacent to the Tenant's
primary entrance door; and (ii) signage on the Building's pylon sign in the location identified on Schedule E
attached hereto and made a part hereof. Landlord shall bear the cost of the original door/directory/pylon
signage, and the Tenant shall bear all reasonable costs incurred in making any subsequent informational
changes to that signage requested by the Tenant. TheTenant, at its sole expense, shall remove all signs erected
for/by the Tenant upon termination of the Lease and shall repair any damage to the Premises and Building
causedby their removal. This repair/removal obligation shall survive a termination of the Lease.
16. Insurance.

16.1. Landlord's Insurance. The Landlord shall procure and maintain the following:

16.1.1. All risk property insurance on the Land (as defined below). The Landlord shall not be obligated to
insure any furniture, equipment, trade fixtures, machinery, goods, or supplies which the Tenant may
keep or maintain in the Premises or any alteration, addition, or improvement which the Tenant may
make upon the Premises. In addition, the Landlord may elect to secure and maintain rental income
insurance. If the annual cost to the Landlord for such property or rental income insurance exceeds the
standard rates because of the nature of the Tenant's operations, the Tenant shall, upon receipt of
appropriate invoices, reimburse the Landlord for such increased cost; and
16.1.2. Commercial general liability insurance, which shall be in addition to, and not in lieu of, insurance
required to be maintained by the Tenant. The Tenant shall not be named as an additional insured on
any policy of liability insurance maintained by the Landlord.

16.2. Tenant's Insurance. The Tenant, at the Tenant's expense, agrees to keep in force during the Term of this
Lease:

16.2.1.
(i)
(ii)
(iii)
(iv)
(v)

Commercial general liability insurance which shall afford, at a minimum, the following limits:
Each Occurrence $ 1,000,000
General Aggregate $2,000,000
Personal and Advertising Injury Liability $1,000,000
Each Fire Damage Occurrence: $50,000
Medical Payments $5,000

16.2.2. Any general aggregate limit shall apply on a per location basis. The Tenant's commercial general
liability insurance shall name the Landlord as an additional insured. This coverage shall be written on
the most current ISO CGL form, shall include blanket contractual, premises-operations and productscompleted operations. Such insurance shall be written on an occurrence basis and contain a standard
separation of insureds provision.

16.2.3. Tenant may, but shall not be obligated to, insure furniture, equipment, trade fixtures, machinery,
goods, or supplies which the Tenant may keep or maintain in the Premises. Notwithstanding the
foregoing, Tenant shall insure any alteration, addition, or improvement which the Tenant may make
upon the Premises for the full replacement cost thereof.
16.3.Tenant's Insurer Rating: Certification of Insurance. All policies required to be carried by the Tenant
hereunder shall be issued by and binding upon an insurancecompany licensed to do business in the state in
which the Land is located with a rating of at least "A-" or better as set forth in the most current issue of

Best's Insurance Reports, unless otherwise approved by the Landlord. The Tenant shall not do or permit
anything to be done that would invalidate the insurance policies required herein. Liability insurance
maintained by the Tenant*shall be primary coverage without right of contribution by any similar insurance
that may be maintained by the Landlord. Certificates of insurance, acceptable to the Landlord, evidencing
the existence and amount of each insurance policy required hereunder shall be delivered to the Landlord
prior to delivery or possession of the Premises and ten (10) days following each renewal date. Certificates
of insurance shall include an endorsement for each policy showing that the Landlord, its trustees, officers,
directors, members, agents, and employees, the Landlord'smortgagees, and the Landlord's representatives
are included as additional insureds on liability policies and that the Landlord is named as loss payee on the

property insurance as required herein. Further, the certificates must include an endorsement for each
policy whereby the insurer agrees not to cancel, non-renew, or materially alter the policy without at least
thirty (30) days' prior written notice to the Landlord.
16.4.In the event that the Tenant fails to provide evidence of insurance required to be provided by the Tenant in
this Lease, prior to the Commencement Date and thereafter during the Term, within ten (10) days
following the Landlord's request thereof, the Landlord shall be authorized (but not required) to procure
such coverage in the amount stated with all costs thereof to be chargeable to the Tenant and payable upon
written invoice thereof.

16.5.The limits of insurance required by this Lease, or as carried by the Tenant, shall not limit the liability of
the Tenant or relieve the Tenant of any obligation thereunder, except as otherwise expressly provided for
herein. Any deductibles selected by the Tenant shall be the sole responsibility of the Tenant.
16.6.The Tenant's insurance requirements stipulated herein are based upon current industry standards. The
Landlord reserves the right to require additional coverage or to increase limits as industry standards
change.

16.7.Should the Tenant engage the services of any contractor to perform work in the Premises, the Tenant shall
ensure that such contractor carries commercial general liability, business automobile liability,
umbrella/excess liability, worker's compensation and employers liability coverages in substantially the
same amounts as are required of the Tenant under this Lease. Contractor shall name the Landlord, its
trustees, officers, directors, members, agents and employees, any Holder and the Landlord's
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representatives as additional insureds on the liability policies required hereunder. All policies required to
be carried by any contractor shall be issued by and binding upon an insurance company licensed to do
business in the state in which the Land is located with a rating of at least "A-" or better as set forth in the
most current issue of Best's Insurance Reports, unless otherwise approved by the Landlord. Certificates of

insurance, acceptable to the Landlord, evidencing the existence and amount of each insurance policy
required hereunder shall be delivered to the Landlord prior to the commencement of any work in the
Premises. Further, the certificates must include an endorsement for each policy whereby the insurer
agrees not to cancel, non-renew, or materially alter the policy without at least thirty (30) days' prior
written notice to the Landlord. The above requirements shall apply equally to any subcontractor engaged
by a contractor.

17. Indemnification. Except where caused by the Landlord's or its employee's, agent's, or contractor's negligence or
willful misconduct, the Tenant shall indemnify and hold the Landlord, all Holders and any owners, managers,
members, officers, directors, representatives, employees and agents of any of them harmless from any liability
for injury to or death of any person or damage to any property relating to or arising out of the Tenant's or its
invitee's, employee's, agent's or contractor's use of the Premises or the Landlord's construction activities within
the Building. If Landlord is made a party to any litigation, then the Tenant shall protect and hold harmless and
pay all court costs, penalties, charges, damages, expenses, and reasonable attorney's fees incurred or paid by the
party to be indemnified. These obligations shall survive a termination or expiration of the Lease. Landlord will
not be liable under any circumstances to Tenant for any incidental or consequential damages.
18. Waiver of Subrogation. Notwithstanding the language of Section 17 to the contrary or that the loss or damage
may be due to or result from the negligent or willful act of a party or its employees or agents, the Landlord and
the Tenant, for themselves and their respective insurers, release each other from any and all claims, demands,
actions and causes of action that each may have or claim to have against the other for loss or damage to persons
or property, both real and personal, caused by or resulting from casualties required to be insured against by the
terms of this Lease or otherwise insured against by the party suffering the loss or damage. All policies of
insurance required by this Lease shall contain a provision whereby the insurer waives-all rights of subrogation
against either the Tenant or the Landlord, as appropriate. If insurance policies with waiver of subrogation

provisions shall be obtainable only at a premium, the party seeking the policy shall pay that additional premium.
Except to the extent insurance pays (or would have paid if the insurance coverage required by this Lease were
in effect) a claim subject to indemnification, this release is not intended to nor shall it release a party from its
indemnification obligations as set out in this Lease. These obligations shall survive a termination of the Lease.
19. Destruction.

19.1. If the Premises are untenantable, either the Landlord or the Tenant may terminate this Lease by giving
written notice of termination not later than thirty (30) days after the date of the destruction. In that event

and provided the Tenant timely vacates the Premises, Rent paid for the period beyond the date of
destruction shall be refunded to Tenant and neither party shall have any further obligations under this
Lease except for those obligations which are expressly provided to survive a termination.
19.2.If the Premises is untenantable, yet: (i) the Landlord, in its sole judgment, concludes that restoration of the
damage cannot be completed within one hundred eighty (180) days; or (ii) less than six (6) months of the
Term remains and the repairs are estimated to require more than sixty (60) days to repair; or, (iii)
insurance proceeds (along with funds the Landlord, in its discretion, decides to provide) in an amount
sufficient to restore the Premises is not made available to the Landlord (provided, that the Landlord shall
use commercially reasonable efforts to obtain the proceeds to which it is entitled under its applicable
insurance policy); the Landlord or the Tenant may, at their option, terminate this Lease by giving written
notice of termination not later than ten (10) days after the date the Landlord provides the Tenant with the

information described below. In that event and provided the Tenant timely vacates the Premises, Rent
paid for the period beyond the date of destruction shall be refunded to the Tenant and neither party shall
have any further obligations under this Lease except for those obligations which are expressly provided to
survive a termination. Within thirty (30) days after the casualty, the Landlord shall furnish the Tenant
with the Landlord's estimate of the time required to complete repairs and whether or not sufficient funds
are available to pay for the required repairs.

19.3. If the Lease is not terminated pursuant to Subparagraphs 19.1 or 19.2, the Landlord, at its expense to the
extent insurance proceeds are available, shall promptly restore and/or repair the Premises (other than
Tenant Improvementsthat are required to be removed by the Tenant upon termination ofthe Lease, and all

Alterations, all of which shall be the Tenant's sole responsibility) and any other portions of the Building
outside the Premises required for the Tenant's use of the Premises. Except as set forth in the foregoing
sentence, in no event shall the Landlord be required to restorefixtures or improvements made or ownedby
the Tenant. If the Tenant is reasonably required to close all or a portionof its operations during the period
of repair/restoration, Rent shall abate on a proportional basis (based upon the square footage of the
unusable portion of the Premises) during that period. In no event shall the Landlord have any liability for
losses claimed by the Tenant resulting, directly or indirectly, from the Tenant's inability to use the
Premises.

19.4. Notwithstanding the above to the contrary, if the Premises are damaged by the fault or neglect (willful,
grossly negligent acts or omissions) of the Tenant, its employees, agents, customers, or guests, the Tenant
may not terminate this Lease and there shall be no apportionment or abatement of Rent except to the
extent of the Landlord's receipt of rent loss insurance relating to the Premises.

19.5. The Tenant acknowledges that the provisions of this Section 19 shall govern the rights and obligations of
the parties in the event of any substantial or total destruction to the Property and the Tenant waives the
protection of any statute, code or judicial decision which grants a tenant any other rights to terminate a
lease in the event of the substantial or total destruction of the Premises.

20. Condemnation. If all of the Premises, or a portion which will make the remainder unusable for the Tenant's
Permitted Use, be taken under the power of eminent domain (or a conveyance in lieu thereof), then this Lease
shall terminate as of the vesting of title in the condemning authority and Rent obligations shall be adjusted
between the Landlord and the Tenant as of that date. If only a portion of the Premises are taken and the Tenant
can reasonably continue use of the remainder, then the Lease will not terminate, but Rent obligations shall abate

in a just and proportionate amount to the loss of use occasionedby the taking* Except as otherwise provided by
the authority granting an award of damages, the Tenant shall have no right or claim to any part of any award
made to or received by the Landlord for any taking of the Premises and no right or claim for any alleged value
of the unexpired portion of this Lease; provided, however,that the Tenant shall not be prevented from making a
claim against the condemning party (but not against the Landlord) for any moving expenses, loss of profits, or
taking of the Tenant's personal property (including its leasehold interest) to which the Tenant may be entitled.
No tenant's claim may, however, diminish the Landlord's award with respect to the Premises. For purposes of
this Section, the Landlord shall make a good faith determination as to whether the Premises are unusable or not
after a taking. If less than a fee title to all or any portion of the Premises shall be taken or condemned by any
governmental authority for temporary use or occupancy, this Lease shall continue in full force and effect
without reduction or abatement in Rent. The Tenant will sign any petitions, applications and other
documentation required by the Landlord with respect to condemnation.
21. Care. The Tenant shall not permit or cause any act to be performed upon, in or about the Premises which shall
cause or be likely to cause injury to any person or to the Premises, the Building, or Common Areas, or any
adjoining property. The Tenant shall at all times keep the Premises in a neat and orderly condition. The Tenant
agrees to take reasonable care of the Premises, fixtures, and appurtenancesand suffer no waste or injury thereto.
22. Return of Premises. Upon the termination of this Lease, the Tenant shall return the Premises to the Landlord
substantially in the same condition as on the Commencement Date. Excepted from this obligation are: (i)
conditions which are the Landlord's responsibility or result from the Landlord's or its agent's or employee's
negligence, a casualty required to be insured against by the Landlord under this Lease, or a condemnation; (ii)
ordinary wear and tear; and, (iii) Tenant Improvements and approved Alterations which the Landlord has not
required to be removed or the related markings, screw or nail holes and related wear related to the installation or
remove of the approved Alterations. This obligation shall survive a termination of the Lease. Any failure by
the Tenant to comply with this Section which results in a delay in the Landlord's ability to deliver the Premises
to a successor tenant shall be deemed to be a holdover (as described in Section 23 below) by the Tenant for the
period it takes the Tenant, or if the Tenant fails to do so, the Landlord to complete any required
repair/replacement activities.
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23. Holding Over. In the event that the Tenant remains in possession after the expiration of the Term or Renewal
Term (if applicable) or earlier termination of the Lease without the execution of a new lease or the written

consent from the Landlord, the Tenant shall notacquire any right, titleor interest in the Premises. In thatevent,
the Tenant shall occupy the Premises as a tenant-at-will and shall otherwise be subject to all applicable
conditions, provisions and obligations of this Lease; except that all options and rights of renewal, rights of first
refusal, and the like, if any, shall terminate. Notwithstanding thepreceding, the Landlord shall have theright to
pursue summary ejectment of the Tenant as provided by law and to recover from the Tenant any and all
damages suffered as a result of that holdover, including, but not limited to, damages relating to any loss of a
prospective tenant forthe Premises. During the holding over period, the Tenant shall pay monthly Rent equal to
the holdover rent multiple of 2.0 times the Rent Installment Amount in effect as of the last month immediately
priorto the expiration/termination. Receipt of Rentfrom the Tenant after expiration of Term will not constitute
a waiver of the Landlord's right to enforce the remedy.
24. Assignment.

24.1.The Tenant shall not have the right to assign this Lease or to sublet the Premises, in whole or in part,
whether voluntarily or by operation of law, without the prior written consent of the Landlord, which
consent shall not be unreasonably withheld, conditioned, or delayed. It shall not be unreasonable for the
Landlord to withhold consent if: (i) it is not reasonably assured that substantially the same type, class,
nature and quality of business, prestige, reputation, and financial soundness of ownership and
management, is maintained by the proposed assignee/sub-tenant; (ii) occupancy by the proposed
assignee/sub-tenant would violate the terms of the Lease, cause the Landlord to be in breach of any
restrictive covenant relative to the Building or other leases, or increase the costs of operation for the
Building; (iii) a Holder (described below) withholds its consent or the Landlord's granting consent would
be a breach of the Mortgage, as defined below, (described below); (iv) any guarantor of the Lease fails or
refuses to acknowledge its consent to the assignment/sublease and the continuing nature of its guaranty
obligations; or (v) the Tenant fails to provide the Landlord with a copy of the proposed
♦•-.•
assignment/sublease. Notwithstanding the preceding to the contrary, any proposed assignment or sublease
shall be subject to the following additional limitations: (i) in no event may the Tenant assign this Lease or
sublet all or any portion of the Premises to an existing tenant in the Building or its subtenant or assignee
(unless the Landlord consents to such assignment or sublease); (ii) in no event shall the proposed
subtenant or assignee be a person or entity with whom the Landlord or its agent is negotiating and to or
from whom the Landlord, or its agent, has given or received any written or oral proposal within the past
six (6) months regarding a lease of space in the Building; (iii) the Tenant shall not publicly advertise the
rate for which the Tenant is willing to sublet the Premises; and (iv) all public advertisements of the
assignment of the Lease or sublet of the Premises, or any portion thereof, shall be subject to prior written
approval by the Landlord, such approval not to be unreasonably withheld or delayed. Said public
advertisement shall include, but not be limited to, the placement or display of any signs or lettering on the
exterior of the Premises or on the glass or any window or door of the Premises or in the interior of the
Premises if it is visible from the exterior. If the Landlord unreasonably withholds its consent, the Tenant's
sole and exclusive remedy is specific performance and under no circumstances will the Landlord be liable
for damages. If the Tenant is other than an individual, then the passage of majority interest in the Tenant
to parties other than those who presently own those interests shall be deemed an assignment of this Lease.
In no event shall this Lease be assignable by operation of any law. The Tenant's rights under this Lease
may not become and shall not be listed by the Tenant as an asset under any bankruptcy, insolvency or
reorganization proceedings. Notwithstanding anything in this Lease to the contrary, any attempted
transfer in violation of this Section 24 shall be void and shall automatically be an Event of Default and the
Tenant shall have no right to notice of, or right to cure, that default. Tenant's right to assign or sublet to
an affiliated entity shall apply to all sections of this Section 24.

24.2. If the Tenant proposes to assign any interest in this Lease or to sublet all or any portion of the Premises,
the Tenant shall first submit to the Landlord a written notice of its intentions (the "NoticeofIntent"). The
Notice of Intent shall contain: (1) the name of the assignee/subtenant; (2) the terms of the
assignment/subletting and a copy of the executed assignment/sublease agreement; (3) financial
information; and (4) any other information reasonably requested by the Landlord. Whether or not the
transfer requires the Landlord's prior consent, the Tenant shall promptly provide the Landlord with an
executed original of the assignment or a certified copy of the merger/conversion/reorganization document,
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as the case may be. Ifthe Landlord consents to the proposed assignment/sublease, it shall be an express
condition of that consent that no material modification orassignment ofthat assignment/sublease shall be
permitted without the Landlord's prior written consent. If the Landlord consents to the proposed
assignment/sublease, it shall consent within fifteen (15) days.

24.3. If the Tenant gives the Notice of Intent, the Landlord shall have the option to modify this Lease so as to
exclude the space proposed to be assigned/sublet (the "Excluded Space") for the term of the
assignment/subletting. Provided the Landlord gives the Tenant written notice ofthe exercise ofthis option
within fifteen (15) days of receipt of the Notice of Intent, the modification of this Lease shall be effective

(without further documentation) as of the date of commencement of the term of the proposed
assignment/sublease. If the Landlord exercises its option, the Tenant's Rent obligations shall abate in a
just and proportionate amount to the Excluded Space andthe Tenant shall have no further obligations with
respect to the Excluded Space.

24.4.The Landlord's consent to one transfer shall not be deemed a consent to any subsequent transfer. Unless
the Landlord has reclaimed the space pursuant to Section 24.3, any assignment or sublease to which the
Landlord may consent (one consent not being any basis to contend that the Landlord should consent to
further assignments or subleases) shall not relieve the Tenant of its Lease obligations. If the Tenant's
transferee defaults under this Lease, the Landlord may proceed directly against the Tenant without
pursuing remedies against the transferee. The Landlord may consent to subsequent assignments or
modifications of this Lease by the Tenant's transferee, without notifying the Tenant or obtaining its
consent and such action shall not relieve the Tenant from liability under this Lease. The Landlord's
acceptance of rent from any person other than the Tenant shall not be a waiver of any of the Landlord's
rights.

24.5. If the Tenant shall request the Landlord's consent to an assignment/subletting of the Lease, the Tenant
shall pay the Landlord's actual and reasonable attorney fees incurred in connection with that matter. In
addition, the Landlord reserves the right, in its discretion and as a condition of any assignment permitted
under any subsection of this Section 24, to require the assignee to increase the amount of the Security
Deposit to an amount equal to the then effective Installment Amount of Rent.

24.6. The Tenant may, without the Landlord's prior consent, assign this Lease to an Affiliated Entity (as defined
below); provided that the assignment to the Affiliated Entity shall be permitted only so long as the
assignment is made for a good faith business purpose and the assignee remains an Affiliated Entity. The
Tenant shall nevertheless give the Landlord prompt notice of any such assignment or sublease, which shall
include the information specified in Section 24.2. The provisions of Section 24.3 shall not apply to this
type of assignment. For purposes of this Lease, an "Affiliated Entity" shall mean a partnership,
corporation, or limited liability company over which the owners of the Tenant or the Tenant has legal
control, the purchaser of substantially all of the Tenant's assets (provided the purchaser assumes the Lease,
in writing, in a form reasonably acceptable to the Landlord), or the surviving entity in a merger involving
the Tenant. An assignment pursuant to this Section shall not release the Tenant or any guarantors from
their respective obligations under this Lease.
24.7. In the event of an assignment of the Lease or a subletting of the Premises to any entity other than an
Affiliated Entity, provided Tenant is in compliance with all material aspects of this Lease, Tenant shall be
permitted to retain one hundred percent (100%) of the consideration received by the Tenant from that
assignment or sublease in excess of the amount paid as Rent during the comparable period (the "Excess
Consideration"). Within ten (10) days of the date the assignee/subtenant begins occupancy in the
Premises, the Tenant shall send the Landlord a copy of the executed Lease assignment or sublease, as
applicable, and a detailed statement showing the calculation of the Excess Consideration, including the
total consideration to be paid by the subtenant/assignee over the term of the assignment/subletting and any
costs (to be accompanied by reasonable supporting documentation) to be deducted from that amount as
permitted by this Section. The Landlord shall have the right, at any time, during business hours and upon
prior reasonable notice to the Tenant, to audit the Tenant's books and records to verify the accuracy of that
statement.

25. Default/Remedies.
12

25.1. The following events (the "Events ofDefault) shall each constitute a material default bythe Tenant:
25.1.1.

If the Tenant timely fails to pay any sum due to the Landlord under the Lease, which failure shall

continue for a period of five (5) days after receipt (said five (5) days shall be deemed "Cure Period")
or deemed receipt of written notice by the Tenant; or

25.1.2. If the Tenant shall fail to perform any non-monetary term, condition, covenant or agreement of
this Lease which continues for a period of thirty (30) days after receipt or deemed receipt of written
notice by the Tenant (except that if the default cannot be reasonably cured within that period, the
Tenant shall not be in default so long as the Tenant promptly and diligently pursues the cure and is not
otherwise in default) but in no event shall it take longerthan one hundred and twenty (120) days (said
thirty (30) and one hundred and twenty (120) days shall be deemed "Cure Period"); or

25.1.3. If the Tenant (or, if the Tenant is a partnership, if any partner of the Tenant) shall file a petition in
bankruptcy, make any assignment for the benefitof its creditors, or admit in writing its inability to pay
its debts generally as they become due; if any court of competent jurisdiction shall enter a decree or
order adjudicating it bankrupt or insolvent; or if any trustee or receiver for the Tenant or for any
substantial part of its property be appointed or if any person shall file a petition for involuntary
bankruptcy against the Tenant and such appointment or petition shall not be stayed or vacated within
sixty (60) days of entry thereof; or

25.1.4. If the Tenant's interest in this Lease or the Premises shall be subjected to any attachment, levy or
sale pursuant to any order or decree entered against the Tenant in any legal proceeding and the order or
decree shall not be vacated within thirty (30) days of its entry; or
25.1.5.
If the Tenant is guilty of an Event of Default under any other lease agreement with the Landlord or
any of the Landlord's affiliated entities; or
25.1.6.
If any guarantor of the Lease revokes or otherwise terminates, or purports to revoke or otherwise
terminate, any guaranty of all or any portion of the Tenant's obligation under the Lease. Unless
otherwise expressly provided, no guaranty of the Lease is revocable; or
If Landlord uses or applies all or any portion of any Security Deposit in accordance with this
25.1.7.
Lease and Tenant fails, within 10 days after the date of Landlord's notice to Tenant of such use or
application, to deposit with Landlord a sum sufficient to restore the Security Deposit to the amount
held by Landlord immediately prior to such use or application.
25.1.8.
Notwithstanding the above to the contrary, the Landlord shall not be required to give such notice if
the Tenant's failure to perform constitutes an incurable breach of this Lease. The notices required by
this Section are intended to satisfy any and all notice requirements imposed by law on the Landlord
and are not in addition to any such requirement.

25.2. Remedies Upon Tenant Default.

25.2.1.

Upon the occurrence of any Event of Default, the Landlord, with or without terminating this

Lease, immediately or at any time thereafter, shall have the right, at its option, to utilize any one or
more of the following remedies:

(i) The Landlord may make any payment required of the Tenant and/or re-enter the Premises and
correct or repair any condition which shall constitute a failure on the Tenant's part to keep or
perform. The Tenant shall reimburse the Landlord for any reasonable expenditures made by
the Landlord in making the payment and/or corrections or repairs within fifteen (15) days after
delivery of a statement to the Tenant accompanied by reasonable documentation supporting the
demand.
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(ii) The Landlord may demand in writing that the Tenant vacate the Premises. The Tenant shall

vacate the Premises and remove all its property within fifteen (15) business days of the
Tenant's receipt of the notice, whereupon the Landlord shall have the right to re-enterand take
possession of the Premises.

(iii) The Landlord may accelerate and collect all Rent and other charges which are due or may become
due under the Lease for the balance of the Term, after first deducting the fair market value of
the Premises for the balance of the Term from the remaining Rent and then discounting the
difference to its present value by a factor equal to the Landlord's bank's then-announced prime
rate.

(iv) The Landlord may re-enter the Premises without terminating the Lease and remove the Tenant and
all of the Tenant's property.
(v) The Landlord may re-let all or any portion of the Premises for such time, rent, and other terms and
conditions as the Landlord, in its sole discretion, may deem advisable, provided however that

Landlord must use best efforts to secure market rent for the Premises in order to mitigate the
Tenant's loss or exposure. The Landlord may make any alterations or repairs to the Premises
which it may deem necessary or proper to facilitate the reletting. The Tenant shall pay all
commercially reasonable costs of the reletting including the commercially reasonable cost of
any alterations or repairs to the Premises as required in connection with a binding contract to
lease or relet the Premises. If this Lease shall have not been terminated by the Landlord, the
Tenant shall continue to pay all charges due from the Tenant under this Lease up to and
including the date of beginning of payment of rent by any subsequent tenant of part or all of
the Premises, and thereafter, the Landlord may accelerate and collect from the Tenant the
difference, if any, between the rent to be collected from that subsequent tenant and the Rent
reserved in this Lease for the balance of the Term, after discounting the difference to its
present value by a factor equal to the Landlord's bank's then announced prime rate.' In no event
shall the Tenant be entitled to receive any excess of any rents collected by the Landlord over
the rents due from it.

(vi) The Landlord may terminate this Lease without notice or demand to vacate the Premises. This
Lease shall be deemed to have been terminated by the Landlord only upon the Landlord's
written notice of termination. Upon termination the Landlord shall nevertheless remain
entitled to recover from the Tenant all sums provided for above as if the Lease were not
terminated.

(vii)The Landlord may exercise any other remedies and recover any other damages available to it
under law or in equity.
25.3. In the event of any re-entry of the Premises by the Landlord pursuant to any of the provisions of this
Lease, the Tenant waives all claims for damages which may be caused by that re-entry except those claims
arising from the Landlord's gross negligence or willful misconduct not otherwise covered by insurance
maintained by the Tenant. The Tenant shall reimburse the Landlord for any and all losses, costs, expenses
(including legal expenses and reasonable attorney's fees incurred), and damages suffered by the Landlord
by reason of its re-entry, removal and/or storage of the Tenant's property. This Section 25.3 shall be a
prevailing party clause; in the event of litigation regarding the Lease or the tenancy the prevailing party
shall be entitled to reasonable attorney's fees incurred, including attorney's fees on any appeal.
25.4. Upon any breach of this Lease, regardless of whether that breach is, or becomes, an Event of Default, the

Landlord shall be reimbursed for any and all commercially reasonable expenses incurred by the Landlord,
including legal expenses and reasonable attorney fees, in enforcing the terms and provisions of this Lease.
25.5. Any of the Tenant's personal property remaining at the Premises after a repossession of the Premises by
the Landlord after an Event of Default or after a termination of the Lease shall be deemed abandoned by
the Tenant. The Tenant shall be liable for any and all storage and/or removal costs incurred by the
Landlord in storing and/or removing that abandoned property. In addition, the Landlord shall be entitled to
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sell the abandoned property in order to recover those storage/removal costs and any other amounts due
from the Tenant under the Lease. The sale of the abandoned property may be by private or public sale as
contemplated under the Florida Uniform Commercial Code or in any other form provided by law. This
right shall be in addition to any statutory lien for rent or similar rights available to the Landlord under law
or this Lease.

26. Subordination/Attornment/Estoppel.

26.1. This Lease and the Tenant's interest and rights hereunder are and shall be subject and subordinate at all
times to the lien of any Mortgage (as defined below), now existing or hereafter created on or against the
Building or Common Areas, and all amendments, restatements, renewals, modifications, consolidations,

refinancing, assignments and extensions thereof, without the necessity of any further instrument or act on
the part of the Tenant. The Tenant agrees, at the election of the Holder, to attorn to any such Holder. The
Tenant agrees from time to time, within ten (10) days after request of the Landlord, to execute,
acknowledge and deliver such instruments, confirming such subordination and such instruments of
attornment as shall be requested by any such Holder. Notwithstanding the foregoing, any such Holder
may at any time subordinate its Mortgage to this Lease, without the Tenant's consent, by notice in writing
to the Tenant, and thereupon this Lease shall be deemed prior to such Mortgage without regard to their
respective dates of execution, delivery or recording and in that event such Holder shall have the same
rights with respect to this Lease as though this Lease had been executed prior to the execution, delivery
and recording of such Mortgage and had been assigned to such Holder. The term "Mortgage" whenever
used in this Lease shall be deemed to include mortgages, deeds of trust, security assignments and any
other encumbrances of the Building or Common Areas and all renewals, modifications, consolidations and

replacements thereof, and any reference to the "Holder" shall mean the holder of any Mortgage.
26.2. In the event the Landlord's interest in the Premises passes to a successor (the "Successor") by sale, lease,

foreclosure, or in any other manner, the Tenant and any guarantor of this Lease shall be bound to the
Successor under all of the terms of this Lease for the balance of the Term, with the same force and effect

as if the Successor were the Landlord under the Lease. The Tenant and any guarantor of this Lease, is
deemed to attorn to the Successor as its landlord and no further documents shall be required to effectuate

the attornment. Provided the Successor becomes legally bound to the Tenant in respect of all of the
Landlord's duties and obligations, the Landlord shall have no further liability under the Lease and the
Tenant shall look solely to the Successor for any subsequent performance due by the Landlord. The
Landlord shall give the Tenant prompt written notice of the transfer of the Security Deposit as well as
evidence from the Landlord of delivery of the Security Deposit at which point Landlord shall have no
liability for return of Security Deposit to the Tenant. Any attornment agreement required of the Tenant
shall include language to the effect that the Tenant's tenancy shall not be disturbed nor affected by any
default under the Mortgageprovidedthat the Tenant is not in default beyond applicablecure periods under
any ofthe Leaseterms and shall otherwise be reasonably acceptableto the Tenant.

26.3.The Tenant agrees, from time to time, within ten (10) days after request of the Landlord, to execute and
deliver to the Landlord, or to the Landlord's designee, any estoppel certificate requested by the Landlord,

statingthat this Lease is in full force and effect, the date to which rent has been paid, that the Landlord is
not in default hereunder (or specifying in detail the nature of the Landlord's default), the termination date
of this Lease and such other matters pertaining to this Lease as may be requested by the Landlord. The
Tenant's obligation to furnish each estoppel certificate in a timely fashion is a material inducement for the
Landlord's execution of this Lease. No cure or grace period provided in this Lease shall apply to the
Tenant's obligations to timely deliver an estoppel certificate. The Tenant hereby irrevocably appoints the
Landlord as its attorney in fact to execute on its behalf and in its name any such estoppel certificate if the
Tenant fails to execute and deliver the estoppel certificate within ten (10) days after the Landlord's request
thereof.

27. Landlord's Assignment. If the Tenant is notified of the Landlord's assignment of this Lease as security for a

Mortgage and of the name and address of the Holder, the Tenant shall not terminate or cancel this Lease for any
default by the Landlord without first giving notice of its intention to do so to the Holder (the notice to describe
in reasonable detail the nature and extent of the default) and affording the Holder the same opportunity (i.e.
period of time) to cure the default as given the Landlord under the terms of this Lease. The Tenant waives the
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protection of any statute or rule of law which gives or purports to give the Tenant any right to terminate this
Lease or surrender possession of the Premises upon the transfer of the Landlord's interest.

28. Covenant of Quiet Enjoyment. If the Tenant shall perform all of the covenants and agreements herein required
to be performed by the Tenant, then the Tenant shall, subject to the terms of this Lease, at all times during the
Lease Term, have peaceful and quiet enjoyment of the Premises against any person claiming by, through or
under the Landlord.

29. Rules and Regulations. The Tenant shall, at all times during the Lease Term and any extension thereof, comply
with all reasonable rules and regulations at any time or from time to time established by the Landlord covering
the use of the Premises, the Building and the Common Areas. The current rules and regulations are attached
hereto as Schedule D. In the event of any conflict between said rules and regulations and other provisions of
this Lease, the other terms and provisions of this Lease shall control. The Landlord shall not have any liability
or obligation for the breach of any rules or regulations by other tenants in the Building.
30. Landlord's Right of Entry. The Landlord shall have the right to enter and to grant temporary licenses to enter
the Premises at any time and for such lengths of time as the Landlord shall deem reasonable to inspect the
Premises, to exhibit the Premises to prospective tenants (provided such is limited to the period within one
hundred eighty (180) days prior to the Expiration Date or earlier termination of the Lease) or purchasers, to
make alterations or repairs to the Premises, Common Areas or to the Building, for any purpose which the
Landlord shall deem necessary for the operation and maintenance of the Building and the general welfare and
comfort of its tenants, or to abate any condition which constitutes a violation of any covenant or condition of

this Lease. Except in those instances where the Tenant is in default under this Lease, these entries by the
Landlord shall not in any manner affect the Tenant's obligations and covenants under this Lease, and shall not
of itself, without affirmative proof of the Landlord's negligence or willful misconduct, render the Landlord
liable for any loss of or damage to the Tenant's property. Except in the case of emergencies or default: (i) the
Landlord shall attempt to give the Tenant reasonable prior oral or written notice of entry; (ii) any persons
entering the Premises on behalf of the Landlord shall be accompanied by oneof the Tenant's employees; and
(iii) the Landlord shall make reasonable efforts to minimize interference with the Tenant's occupancy of the
Premises.

31. Brokers. The Tenant represents and warrants that it has dealt with no broker, agent or other person in
connection with this transaction and that no broker, agent or other person brought about this transaction, other
than the broker, if any, set forth in the Executive Summary of Lease Terms above, and the Tenant agrees to

indemnify and hold the Landlord harmless from and against any claims by any other broker, agent or other
person claiming a commission or other form of compensation by virtue of having dealt with the Tenant with
regardto this leasing transaction. The Landlord will compensate the Broker as per a separateagreement.

32. Mechanics Lien. Tenant agrees to pay before delinquency all costsfor work, services or materials furnished to
Tenant for the Premises, the nonpayment of which could result in any lien against the land upon which the
Building is located (the "Land") or the Building. Tenant will keeptitle to the Landand Building free and clear
of any such lien. The interest of Landlord in the Premises shallnot be subject in any wayto any liens, including
construction liens, for improvements to or other work performed in the Premises by or on behalf of Tenant.
This exculpation is made with express reference to Section 713.10, Florida Statutes. Tenant shall notify every
contractor making improvements to the Premises that the interest of Landlord in the Premises shall not be
subject to liens for improvements to or other work performed in the Premises by or on behalf of Tenant.
Landlord may record in the public records of the county in which the Building is located a notice containing a
true and correct copy of this provision. If any lien is filed against the Premises, Tenant will immediately notify
Landlord of the filing of any such lien or any pending claims or proceedings relating to any such lien and will
indemnify and hold Landlord harmless from and against all loss, damages and expenses (including reasonable
attorneys' fees) suffered or incurred by Landlord as a result of such lien, claims and proceedings. In case any
such lien attaches, Tenant agrees to cause it to be immediately released and removed of record (failing which
Landlord may do so at Tenant's sole expense), unless Tenant has a good faith dispute as to such lien in which
case Tenant may contest such lien by appropriate proceedings so long as Tenant deposits a lien transfer bond (if
applicable) drawn on a bondsman acceptable to Landlord or deposits with Landlord a bond or other security in
an amount reasonably acceptable to Landlord which may be used by Landlord to release such lien. Upon final
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