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IN THE CIRCUIT COURT OF THE THIRTEENTH JUDICIAL CIRCUIT
IN AND FOR HILLSBOROUGH COUNTY, FLORIDA

CIVIL DIVISION

In re:
Laser Spine Institute, LLC . Case No. 2019-CA-2762
CLM Aviation, LLC Case No. 2019-CA-2764
LSI HoldCo, LLC Case No. 2019-CA-2765
LSI Management Company, LLC Case No. 2019-CA-2766
Laser Spine Surgery Center of Arizona, LLLC Case No. 2019-CA-2767
Laser Spine Surgery Center of Cincinnati, LLC Case No. 2019-CA-2768
Laser Spine Surgery Center of Cleveland, LLC Case No. 2019-CA-2769
Laser Spine Surgical Center, LLC Case No. 2019-CA-2770
Laser Spine Surgery Center of Pennsylvania, LLC Case No. 2019-CA-2771
Laser Spine Surgery Center of St. Louis, LLC Case No. 2019-CA-2772
Laser Spine Surgery Center of Warwick, LLC Case No. 2019-CA-2773
Medical Care Management Services, LLC Case No. 2019-CA-2774
Spine DME Solutions, LLC Case No. 2019-CA-2775
Total Spine Care, LLC Case No. 2019-CA-2776
Laser Spine Institute Consulting, LLC Case No. 2019-CA-2777
Laser Spine Surgery Center of Oklahoma, LL.C Case No. 2019-CA-2780

Assignors, Consolidated Case No. 2019-CA-2762
To Division L
Soneet Kapiia,

Assignee.

/

LSI Management Company, LLC Case No. 2019-CA-2766

Applicable Assignor.

HIGHWOODS REALTY LIMITED PARTNERSHIP RESPONSE TO ASSIGNEE’S
MOTION FOR ORDER AUTHORIZING REJECTION OF TAMPA, FLORIDA LEASE

ENGLANDER FISCHER

ATTORNEYS
721 First Avenue North « St. Petersburg, Florida 33701
Phone (727) 898-7210 + Fax (727) 898-7218
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Landlord, HIGHWOODS REALTY LIMITED PARTNERSHIP (hereinafter
“Highwoods” or “Landlord”), by and through its undersigned counsel, responds to Assignee’s
Motion for Order Authorizing Rejection of Tampa, Florida Lease and states:

1) As stated in the Assignee’s motion, Highwoods is the owner of the real property
located at 5223 Avion Park Drive, Tampa, Florida (hereinafter “Premises”). On August 12, 2014,
Highwoods entered into a Medical Office Lease agreement of the Premises with Assignor. The
Premises were used by the Tenant’s affiliated companies to operate a medical facility providing
minimally invasive spinal surgery.

2) On March 26, 2019, after filing the Petition Commencing Assignment for Benefit
of Creditors, Highwoods and Assignee entered into a Standstill Agreement (hereinafter
“Agreement”). Pursuant to the terms of the Agreement, Highwoods agreed to permit the Assignee
to leave the tangible personal property at the premises and have complete access to the premises
until such time as the Agreement is terminated by either party. During the term of the Agreement
up until the date the Landlord gives notice of termination, the Landlord agreed to abate and not
charge or accrue rent. The Agreement also provided that upon vacating the premises, Assignee,
“.....shall vacate the premises and deliver possession of the Premises to Landlord in the same
condition required of Assignor under the Lease.” This Agreement was approved by the Court by
Order dated April 29, 2019 and the parties were ordered to comply with their obligations as set
forth in the Agreement. A copy of the Standstill Agreement is attached hereto as Exhibit “A”.

3) According to section 8 (e) of the Medical Office Lease, “ At the expiration or earlier
termination of this Lease, Tenant shall deliver each and every part of the Premises in good repair
and condition, ordinary wear and tear and damage by insured casualty excepted. If Tenant has

required or installed Non-Standard Improvements, such improvements shall be removed as part of
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Tenant’s restoration obligation.” A copy of the Medical Office Lease is attached hereto as Exhibit
“B”.

4) The Assignee has turned over possession of the Premises to the Landlord. However,
Non-Standard Improvements remain on the Premises. Pursuant to the terms of the Standstill
Obligation and Medical Office Lease, it is the Assignee’s obligation to remove these
improvements as part of his restoration obligation.

5) Because the Assignee has not fulfilled his obligations under the terms of the
Medical Office Lease incorporated by reference in the Court approved Standstill Agreement, it is

premature to enter an Order rejecting the Lease.

WHEREFORE, HIGHWOODS REALTY LIMITED PARTNERSHIP requests that this
court deny Assignee’s Motion to Reject Lease until such time as Assignee fulfills his obligations
under the terms of the Standstill Agreement or, as an Administrative Expense, pays HHGHWOODS

the cost of restoration.

ENGLANDER FISCHER

Is/ Eric E. Ludin

ERIC E. LUDIN

Florida Bar No. 118619

Primary: eludin@eflegal.com

Secondary: mlandreth(@eflegal.com
ENGLANDER and FISCHER LLP

721 First Avenue North

St. Petersburg, Florida 33701

Tel: (727) 898-7210 / Fax: (727) 898-7218
Attorney for Highwoods Realty Limited Partnership
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CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on this day a true and correct copy of the foregoing has been
electronically filed with the Clerk of Court by using the Florida Courts E-Filing Portal, which will
send notice of electronic filing to all partiés receiving electronic service. I hereby further certify
that on this day a true and correct copy of the foregoing has been furnished by either U.S. Mail or

electronic mail to the parties listed on the Limited Notice Parties list.

Dated November 22nd, 2019

Is! Eric E. Ludin
ERIC E. LUDIN
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MASTER LIMITED NOTICE SERVICE LIST
July 16,2019

Assignors and Assignor’s Counsel: (via the Court’s electronic servicing system)

CLM Aviation, LLC

LSI HoldCo, LLC

LSI Management Company, LLC

Laser Spine Surgery Center of Arizona, LLC
Laser Spine Surgery Center of Cincinnati, LLC
Laser Spine Surgery Center of Cleveland, LLC
Laser Spine Surgical Center, LLC

Laser Spine Surgery Center of Pennsylvania, LLC
Laser Spine Surgery Center of St. Louis, LLC
Laser Spine Surgery Center of Warwick, LLC
Laser Spine Institute, LL.C

Medical Care Management Services, LLC
Spine DME Solutions, LLC

Total Spine Care, LLC

Laser Spine Institute Consulting, LLC

Laser Spine Surgery Center of Oklahoma, LLC
c/o Nicole Greensblatt, Esq.

Kirkland & Ellis, LLP

601 Lexington Avenue

New York, NY 10022

Email: ngreenblatt@kirkland.com

Assignee and Assignee’s Counsel: (via the Court’s electronic servicing system)

Soneet Kapila

¢/o Stichter Riedel, Blain & Postler, P.A.
Attn: Edward J. Peterson, Esq.

110 E. Madison Street, Suite 200
Tampa, Florida 33602

Soneet Kapila

c/o Genovese Joblove & Battista, P.A.

Attn: Greg Garno, Esq. and Paul Battista, Esq.

100 Southeast Second Street, Suite 4400

Miami, Florida 33131

Email: pbattistaigjb-law.com, ggarnoigib-law.com

006836741 5




Soneet Kapila

c/o Rocke, McLean & Sbar, P.A.

Attn: Robert Rocke, Jonathan Sbar, Andrea Holder

2309 S. MacDill Avenue

Tampa, FL 33629

Email; rrocke@rmslegal.com, aholder(@rmslegal.com, jsbar@rmslegal.com

Secured Creditors:

CarePayment, LLC (MAIL RETURNED)
5300 Meadow Rd., #400
Lake Oswego, OR 97035

Steris Corporation
5960 Heisley Rd.
Mentor, OH 44060

CIT Bank, N.A.
10201 Centurion Pkwy., #400
Jacksonville, FL 32256

Medport Billing, LLC (MAIL RETURNED)
6352 S. Jones Blvd., #400
Las Vegas, NV 89118

U.S. Bank Equipment Finance
1310 Madrid St.
Marshall, MN 56258

Maricopa County Treasurer

c/o Peter Muthig, Esq.

222 N. Central Ave., #1100

Phoenix, AZ 85004

Email: muthigk@maco.maticopa.gov

Those Parties and Attorneys Formally Requesting Notice: (via the Court’s electronic
servicing system unless otherwise noted)

Highwoods Realty Limited Partnership

c/o Eric E. Ludin, Esq.

Englander and Fischer, LLP

721 First Avenue North

St. Petersburg, Florida 33701

Email: cludin@eflegal.com; mlandreth(@eflegal.com
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Terry and Sherry Legg

c/o Colling Gilbert Wright & Carter, LLC

801 N. Orange Avenue, Ste. 830

Orlando, FL 32801

Email: JGilbert@TheFloridaFirm.com
RGilbert@TheFloridaFirm.com
CertificateofService(@TheFloridaFirm.com

Joe Bailey; Mark Miller; Ted Suhl; Laserscopic Spinal Centers of America, Inc.; Laserscoppic
Medical Clinic, LLC; Laserscopic Surgery Center of Florida, LLC; Laserscopic Diagnostic
Imaging; Laserscopic Spinal Center of Florida, LLC; and Tim Langford
c/o Gunster, Yoakley & Stewart, P.A.
401 E. Jackson Street, Ste 2500
Tampa, FL 33602
Email: wschifino@gunster.com (primary)
kmather(@gunster.com (primary)
jbennett@gunster.com (primary)
cwarder@gunster.com (secondary)
tkennedv(agunster.com (secondary)

Deanna Ali

c/o Jessica Crane, Esq.

Crane Law, P.A.

13555 Automobile Blvd, Suite 560
Clearwater, FL 33762

Email: Jessica@CraneLaw.com

Heather Emby

c/o Jessica Crane, Esq.

Crane Law, P.A.

13555 Automobile Blvd, Suite 560
Clearwater, FL 33762

Email: Jessica@CranelLaw.com

Deanna Ali

c/o Kwall Barack Nadeau PLLC

304 S. Belcher Rd. Ste C

Clearwater, FL 33765

Email: rbarack@employeerights.com
mnadeau@employeerights.com
Jackie(@employeerights.com
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Heather Emby

c/o Kwall Barack Nadeau PLLC

304 S. Belcher Rd. Ste C

Clearwater, FL 33765

Email: rbarack@employeerights.com
mnadeau@employeerights.com
Jackie@employeerights.com

Texas Capital Bank, N.A.

c/o Trenam Kemker

101 E. Kennedy Blvd., Ste 2700

Tampa, FL 33602

Primary Email: slieb@trenam.com
Secondary Email: mmosbach(@trenam.com
Tertiary Email: dmedina(trenam.com

DBF-LSI, LLC

c¢/o Michael C. Markham, Esq.

401 E. Jackson Street, Suite 3100

Tampa, Florida 33602

Email: mikem@jptirm.com; minervag@jpfirm.com

Shirley and John Langston

c/o Donald J. Schutz, Esq.

535 Central Avenue

St. Petersburg, Florida 33701

Email: donschutz(@netscape.net; don@@lawus.com

Jared W. Headley

c/o Cameron M. Kennedy, Esq.

Searcy Denney Scarola, et al

517 North Calhoun Street

Tallahassee, Florida 32301

Email: kennedyteam(@searcylaw.com; cmk(@searcylaw.com

Deanna E. Ali

c¢/o Brandon J. Hill, Esq.

Wenzel Fenton Cabassa P.A.

1110 N. Florida Avenue, Suite 300

Tampa, Florida 33602

Email: bhill@wfclaw.com; twells@wfclaw.com
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MedPro Group

c/o Jeffery Warren, Esq. and Adam Alpert, Esq.

Bush Ross, P.A.

P.O. Box 3913

Tampa, FL 33601-3913

Email: jwarren(@bushross.com; aalpert@bushross.com; mlinares@bushross.com;
ksprehn{@bushross.com

Cosgrove Enterprises, Inc.

c/o Walters Levine Lozano & Degrave

601 Bayshore Blvd., Ste 720

Tampa, Florida 33606

Email: hdegrave@walterslevine.com; jduncan(@walterslevine.com

Cherish Collins

c/o Heather N. Barnes, Esq.

The Yerrid Law Firm

101 E. Kennedy Boulevard, Suite 3910

Tampa, FL 33602

Email: hbarnes@yerridlaw.com; evento@yerridlaw.com

Timothy Farley and Marilyn Farley

c/o Heather N. Barnes, Esq.

The Yerrid Law Firm

101 E. Kennedy Boulevard, Suite 3910

Tampa, FL. 33602

Email: hbarnes@verridlaw.com; evento@yerridlaw.com

Holland & Knight, LLP

c/o W. Keith Fendrick, Esq.

Post Office Box 1288

Tampa, Florida 33601-1288

Email: keith.fendrick@hklaw.com; andrea.olson@hklaw.com

Kenneth Winkler

c/o William E. Hahn, Esq.

310 S. Fielding Ave.

Tampa, FL 33606

Email: bill@whahn-law.com; Kelly@@whahn-law.com
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Ray Monteleone

c/o Hill, Ward & Henderson, P.A.

101 East Kennedy Boulevard

Bank of America Plaza, Suite 3700

Tampa, Florida 33601-2231

dennis.wageoner@hwhlaw.com; julie.mcdaniel@hwhlaw.com; patrick.mosley@hwhlaw,com;
tricia.clam@hwhlaw.com; ghill@hwhlaw.com; jessica.simpsoni@hwhlaw.com

William Horne and WH, LLC

c/o Hill, Ward & Henderson, P.A.

101 East Kennedy Boulevard

Bank of America Plaza, Suite 3700

Tampa, Florida 33601-2231

dennis.waggoner@hwhlaw.com; julie.mcdaniel@hwhlaw.com; patrick.mosley@hwhlaw.com;
tricia.elam@hwhlaw.com; ghill@hwhlaw.com; jessica.simpson(@hwhlaw.com

Jonna Lemeiux

Law Offices of Scott M. Miller

Cambridge Square

1920 Boothe Circle, Suite 100

Longwood, Florida 32750

service(@scottmillerlawotfice.com; amy(@scotunillerlawoffice.com

Robert Kimble, Administrator and Personal Rep of

Estate of Sharon Kimble

c¢/o Luis Martinez — Monfort

400 North Ashely Drive, Suite 1100

Tampa Florida 33602

Primary Email: lmmonfort@gbmmlaw.com; litigation@ghmmlaw.com

Weiss Family Management, LLLP

¢/o V. Stephen Cohen, Esq.

100 North Tampa Street, Suite 1900

Tampa, FL 33602

Primary: scohen(@bajocuva.com; lheckman(@bajocuva.com

Michael C. Weiss, D.O. (via USPS mail)
Independent Orthopedics, P.A.,

3225 South Macdill Avenue

STE 129-348

Tampa, FL 33629

Cell: (954) 494-7995

Cell: (954) 328-9441

Email; spinedoci@me.com; partyplans2(@aol.com
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Robert P. Grammen

William P. Esping

James S. St. Louis, D.O.

Michael W. Perry

M.D., MMPerry Holdings, LLLC

EFO Holdings, L.P.,

EFO Genpar, Inc.

EFO Laser Spine Institute, Ltd.

BERGER SINGERMAN LLP

350 East Las Olas Boulevard, Suite 1000

Fort Lauderdale, Florida 33301

Email: drt@bergersingerman.com; jwertman@bergersingerman.com;
guso@bergersingerman.com; fsellers@bergersingerman.com

Cystal and Leonard Tinelli

c/o Donald J. Schutz, Esq.

535 Central Avenue

St. Petersburg, Florida 33701

Email: donschutz@@netscape.net; don@lawus.com

Dr. James St. Louis

c¢/o Herbert Donica, Esq.
Donica Law Firm, P.A.

307 South Boulevard, Suite D
Tampa, FL 33606

Email: herb@donicalaw.com

Jonathan Lewis

c/o Peter A. Siddiqui, Esq.

Katten Muchin Rosenman

525 West Monroe Street

Chicago, IL 60661-3693

Email: peter.siddiqui@kattenlaw.com
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STANDSTILL AGREEMENT

. . o] #-

This Standstill Agreement (the “Agreement”) is made this, day of March, 2019, by
and between HIGHWOODS REALTY LIMITED PARTNERSHIP, a North Carolina limited
partnership ("Landlord"), and SONEET KAPILA, as Assignee (“Kapila”) of LSI Management
Company, LL.C (the “Assignor”) and various related entities pursuant to Chapter 727 of the
Florida Statutes.

WHEREAS, Landlord is the owner of the real property located at 5223 Avion Park Drive,
Tampa, Florida 33607 (the “Premises”); and

WHEREAS, Assignor and Landlord entered into a Medical Office Lease dated August 12,
2014 (as amended, the “Lease”) whereby Landlord leased the Premises to Assignor; and

WHEREAS, on March 14,2019, the Assignor and fifteen related companies, executed and
delivered assignments for the benefit of creditors to the Assignee; and

WHEREAS, Kapila filed Petitions with the Court for the Assignor and the related
companies on March 14, 2019, commencing proceedings pursuant to Section 727 of the Florida
Statutes (the “Assignment Cases”); and

WHEREAS, pursuant to the assignments, Kapila is the owner of tangible personal property
located at 5223 Avion Park Drive, Tampa, Florida 33607; and

WHEREAS, Kapila also owns or controls certain intangible property related to the
businesses of the Assignees, which generally operated under the name of “Laser Spine Institute;”
and

WHEREAS, Kapila may also have, by virtue of the assignment, rights under various leases
of tangible personal property located on the Premises; and

WHEREAS, one of Kapila’s duties as Assignee is 1o reject unexpired leases of
nonresidential real property that are financially burdensome to the assignment estate; and

WHEREAS, as a protective measure and not in derogation of this Agreement, Landlord
has sent or intends to send a notice of termination of the Lease (the “Termination Notice'); and

WHEREAS, as a protective measure and not in derogation of this Agreement, Kapila has
filed a motion in the Assignment Cases to reject the Lease (the “Rejection Motion”); and

WHEREAS, Landlord and Kapila have each been approached by parties (cach a
“Prospective Purchaser”) expressing an interest in (l) acquiring title to the tangible and
intangible property associated with the Laser Spine Institute business and now owned by Kapila,
either in order to reestablish the business under new ownership or to commence a medical business
of some other form, and (2) entering into a new lease with Landlord for the Premises that would
allow the Prospective Purchaser to use the tangible personal property in its present location and
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maximize the value of the intangible property acquired from Kapila (such process is referred to as
a “Collaborative Sale-Lease Transaction”) ; and

WHEREAS, Landlord is or may also become engaged in discussions with potential tenants
and purchasers who might use the Premises for purposes other than a medical business;

WHEREAS, Landlord and Kapila believe that it is in their best interest to maintain the
status quo for their mutual benefit for a limited period of time to allow them to investigate a
Collaborative Sale-Lease Transaction for a user of the space for medical and/or other lawful
purposes, subject to termination by either party upon notice as set forth below;

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and for
other good and valuable consideration, the parties agree:

i During the term of this Agreement (the “Term”), which will commence on the date
this Agreement has been executed and delivered by both parties (the “Effective Date™) and will
continue through the date this Agreement is terminated by either party as provided below, Kapila
agrees 1o leave the tangible personal property in its current location but reserves the right to dispose
of the tangible personal property other than as part of a Collaborative Sale-Lease Transaction
following notice as set forth below. Within three business days following the Effective Date,
Kapila shall also obtain the written consent of Texas Capital Bank (the “Bank”), which holds a
lien on such property, to forego during the pendency of this Agreement any rights it has to remove
or repossess such property. If Kapila does not secure the Bank’s written consent within three
business day following the Effective Date, then this Agreement will be voidable by Landlord, at
its election, upon written notice to Kapila unless Kapila secures the Bank’s consent prior to
Landlord’s delivery of such notice. During the Term, Kapila shall not prosecute the Rejection
Motion.

2. During the Term, Landlord agrees to abate and not charge or accrue rent or other
fees to Kapila, but it reserves the right to begin charging rent following notice as set forth in Section
5 below. During the Term and, if applicable, the Disposition Period (as defined below), Landlord
shall not seek a Judgment of Eviction or Writ of Possession for the Premises.

3. Both parties shall reasonably cooperate to establish a process to implement a
Collaborative Sale-Lease Transaction, Without limiting the foregoing, Landlord shall have
complete access to the Premises to show the Premises to prospective lessees, purchasers and their
respective representatives under supervision. During the Term and, if applicable, the Disposition
Period, Kapila shall likewise have access to the Premises. Kapila shall maintain the Premises in
good condition and repair and shall comply with the Assignor’s obligations under the Lease with
respect to its use and occupancy of the Premises, including, without limitation, the indemnity and
insurance obligations; however, Kapila shall not be obligated to pay rent other than as provided in
Section 5 below. In addition, in recognition that Prospective Purchasers may require
confidentiality and/or non-disclosure agreements, the parties agree that they shall endeavor to
obtain consent from such Prospective Purchasers to include the other in the negotiations.
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4, Should Kapila determine that the prospects of recovery from an in-place sale of the
personal property do not justify the continued delay occasioned in the pursuit of a Collaborative
Sale-Lease Transaction, or should Kapila receive notice from the Bank of its intent to exercise
rights to its collateral, Kapila may give Landlord written notice of the termination of this
Agreement, at which time the rent abatement shall immediately cease as to all future rent.

5. Should Landlord determine that the prospects of re-leasing the Premises as part of
a Collaborative Sale-Lease Transaction do not justify continued rent abatement, Landlord may
give Kapila written notice of the termination of this Agreement, and the rent abatement shall cease
on the fifth business day following the giving of such notice. After the fifth business day has
expired, Kapila shall have no more than 60 calendar days to remove the tangible personal property
from the Premises, which removal may be accomplished in whole or in part by an on-site auction
(the “Disposition Period”), during which Kapila shall pay Landlord storage rent based on then-
prevailing fair market storage rates within a radius of twenty miles from the Premises, based upon
at least three quotes. Kapila shall use his best efforts, consistent with his fiduciary duties, to
accomplish the removal within forty (40) days and shall furnish Landlord with a written plan of
removal within fifteen (15) days after receipt of the notice. Upon expiration of the Disposition
Period, unless otherwise extended by mutual written agreement of the parties, Kapila shall vacate
the Premises and deliver possession of the Premises to Landlord in the same condition required of
Assignor under the Lease.

6. Except as set forth above, all parties shall retain their respective rights.

7. The Parties may execute this Agreement in counterparts. Each executed
counterpart will be considered an original, and all of them together will constitute the same
agreement.

8. This Agreement shall be govemed by, and construed in accordance with, the laws of
the State of Florida. Venue for the enforcement of this Agreement shall be the Circuit Court in for
the Thirteenth Judicial Circuit of Florida.

9. This Agreement shal} be binding upon and inure to the benefit of the parties hereto
and their respective heirs, successors, assignees, or transferees.

10.  Any notice, or other document or demand, required or permitted under this
Agreement shall be given as follows:

If to LANDLORD:
Highwoods Realty Limited Partnership
Attn: Lease Administrator
3111 W. Dr. MLK Blvd., #300
Tampa, FL. 33607
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With copy to:
Eric E. Ludin, Esquire
ENGLANDER FISCHER
721 1st Avenue North
St. Petersburg, Florida 33701
Email: ELudin@eflegal.com

If to KAPILA:
Soneet Kapila
KapilaMukamal
1000 South Federal Highway, Suite 200
Fort Lauderdale, FL 33316

Email; skapila@kapilaco.com
With copy to:

Harley E. Riedel

Edward J. Peterson

Stichter, Riedel, Blain & Postler, P.A.

110 E. Madison Street, Ste. 200

Tampa, Florida 33602

Email: hriedel@srbp.com
epeterson@srbp.com

I1. Although Kapila believes that this Agreement may be within the ordinary course of
his duties and not require Court approval, he nonetheless agrees that this Agreement shall be
subject to approval by the Court in this Assignment proceeding and that any order approving
this Agreement shall direct the parties to comply with their obligations as set forth herein.
Accordingly, Kapila shall promptly file a motion seeking such approval. Until such time as the
Court has approved the Agreement and entered the order as described above, this Agreement
shall be effective but shall be voidable by either party in the event that no Court order within
thirty days of the Effective Date.

[SIGNATURE BLOCKS ON NEXT PAGE]




~IN WITNESS WHEREOF, the Parties hereto have execuled this Agreement on the date
and year first above written,

HIGHWOODS REALTY LIMITED
PARTNERSHIP, a North: Carolina limited
partnership

By: Highwoods Properties, Inc., a Maryland
corporagion, its General Partner

By: a
Name: Y

Executive VIcs President

SONEET KAPILA, as Assignee of LSI
Management Company, LLC

By: .
Soneet Ka
Name:

s D Oaaed Ay '

pila
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HIGHWOODS REALTY LIMITED PARTNERSHIP

MEDICAL OFFICE LEASE
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Article 23:

Article 24

Article 25:
Article 26;
Article 27:
Article 28:
Article 29:

Article 30:
Article 31:

d.  Remedies Cumudative

e. No Accord and Satisfuction

[ No Reinstatement

2. Unlawful Detainer

I Landlord’s Default

Multiple Defaults

a.  Loss of Option Rights

b. Increased Security Depoyit

¢. Effect on Notice und Cure Period
Bankruptey

a. Trustee's Rights

b. Adequate Assurance

¢.  Assumption of Lease Obligations

Notices

a.  Addresses

b.  Form; Delivery; Receipt

Holding Over

{Intentionally Omitted]

Broker's Commissions

Anti-Terrorism Laws

General Provisions/Definitions

a.  No Agency

h. Force Majeure

¢ [intentionally Omitted]

d.  Limitation on Dumages

e.  Satisfuction of Judgments Against Landlord
L Imerest

8. Legal Cosrs

I Sale of Premises or Building

i.  Time uf the Exsence
J. Transfer of Security Depaosit

k. Tender of Premises

L Tenant's Financiul Statenjents

m. Recordation

n.  Partial Invalidity

0. Binding Effect

p. Entire Agreement; Construction

q. Good Standing

r.  Choice of Law

& Effective Date

Special Conditions

Addenda and Exhibits

2. Addendum Number One - Additional Rent - Operating Expenscs and Taxes
b. Addendum Number Two ~ Parking Agreement
¢.  Addendum Number Three ~ Renewal Options
d. Exhibit A - Premises

¢. Exhibit A-1 - Complex

f.  Exhibit A -2 - Tenant Improvement Work Letter
g Exhibit B - Rules and Regulations

h. Exhibit C - Commeancement Agreement




g e

Exhibit D - Guaranty

Schedule 1 - Building Plans (1o be attached after the Effective Date)
Schedule 2 - Base Building Bascline Design Package

Schedule 3 - Project Milestone Schedule

. Schedule 4 - Tepant-Specific Modifications




MEDICAL OFFICE LEASE

ih ;
THIS OFFICE LEASE ("Leasce"), made this \_2_ day ul'.‘-—lg_Cj\._v;_i. 2014 (“Elfective Date™), by and
between HIGHWOODS REALTY LIMITED PARTNERSHIP, a North Carolina limited partnership
(“Landlord”), and LST MANAGEMENT COMPANY, LLC, a Florida fimited liability company (“Tenant”),

provides ns follows:

1. BASIC DEFINITIONS AND PROVISIONS. The following basic definitions and provisions apply

10 this Lease:

a. Premises. Total Rentable Square Feet:
Surgery Center:
Remiinder Promises:

Suite:
Building:

Office Park:
Street Address:

City/County:
State/Zip Code:

tr. Term. Number of Months;

Commencement Date:

Remt Commencement Date:

Expiration Date:

176,089 [subject to change based on final
Building design and subject to verification
and adjustment pursuant to Section 2d
below)

29,207
146,882

100 (encompassing  the  entire  rentable
square Footage of the Building)

LSI a1 Avion Park
Avion Park

5332 Avion Park Drive
Tampa, Florida 33607

Tampa / Hillshorough
Florida 33607

198 complete calendar months following the
Commencement Date, us Turther specilicd
herein.

Febouary |, 2016, Pursuant to g writien
agreement executed by both parties, the
Commencement Date may be amended in o
manner consistent with Schedule 3, the
project milestone schedule,

Eighteen  (I18)  months  aler  the
Commencement Date with respect (o the
fourth  floor  spuce  consisting  of
approximately 29,365 rentable square feet
{us further specified in Section 11 below).*

Six (6) months after the Commencernent
Daic with respect to the remaining premises
consisting ol approximately 146,724
rentuble square feet (as further specified in
Scetion 11 helow).*

The Tast day of the 198" complete calendar
month following the Commencement Date.




The Indemnification Agreement exceuted on
May 2, 2014 by the Parties for $760,000.00
shall termioate as of the Effective Date of
this Olfice Lease.

[*Subject 1o adjustatent per Section 3 hereof]
¢ [Intentionally Omitted}

d.  Permitted Use.  General office and medical office use, including a surgery center (o initially
comprise approximately 29,207 rentable square feet on the second floor of the Building (the “Surgery
Center™), and other medical uses located throughout the Building to the extent permitied under upplicable
luws, codes, rules and regulutions, which other uses may include, without limitation, medical office, MRI
und other diagnostic uses.

¢, Oceupancy Limitation, No more than the maximum number ol persons allowed under
applicable laws, codes or ordinunces. The occupancy limitation is independent from the Parking limitation
set forth in Section 1k below.

f.  Buse Rent. The minimum base rent for the Term is $83,776,072,56 (plus applicable State of Florida
sales wx), payuble in monthly installments on the 1* day of each month in accordance with the Following
Buse Rent Schedule: '

“‘me"ﬁ'}l’“"aom) MONTHLY RENT CUMULATIVE RENT
1-6 $0.00* $0.00
7-12 | $311,788.50% $1,870,731.00
13-18 $318,024.27% $1.908,145.62
9-24 $381,672.91 $2.290,037.46
2516 $389,306.37 $4,671,676.44
37-48 $397.092.49 $4,765,109 88
44 ~ 60 $405,034.34 $4,860,412.08
61-72 $413,135.03 $4,957,620.36
73 -84 $421,397.73 $5.056,772.16
85 - 96 $429,825.68 $5,157.908.16
97— 108 $438,422.20 $5,261,066.40
109 = 120 $447,180.64 $5,366,287.68
121 <132 §456,134.46 $5,473,611.52
133 - 144 $465,257. 14 $5,583,085.68
145 = 156 $474,562.29 $5.604,747.48
157 - 168 $484,053.53 $5,808,642.36
69 - 180 $493,734.60 $5,924,815.20
181 = 192 $503,609.30 $6,043,31 1.60




193 - 198

$513,681.48 $3,042,088.88

*Base Rent for the fourth floor of the Premises (deemed to consist of 29,365 rentable square feet) shall be
ahated for the first 18 months following the Commencement Date, and Base Rent for the remainder of the
Premises shull be abated for the first six months following the Commencement Date,  Therefore, for
months 7 through 18 of the Term, Base Rent shall be caleulated hased on 146,724 rentable square feet; and
effective upon the commencement of month 19 and continuing through the remainder of the Teem, Base
Rent shatl be caleuluted based on the full 176,089 rentable square feet,

g Rent Payment Address,

h. Security Deposit.
i.  Business Hours,
jo  After Hours HVAC Rate,

k. Parking.

HIGHWOODS REALTY LIMITED PARTNERSHIP

P. 0. Box 409396

Adlants, GA 30384

Tax (D #: 56-1869557

N/A

To he determined by Tenant in Tenant’s reasonable discretion.

N/A

Tenant shall he provided n total of 869 parking spaces, which may be

modificd by items in Schedule 4 mutually agreed upon by Landlord and Tenant and/or as mudified by
authoritics having jurisdiction , which parking spaces shall be located s depicted in Exhibit “A-1" attached
hereto and incorporated herein by this reference (se¢ also Parking Agreement - Addendum Number Two).

. Notice Addresses.
LANDLORD:

with o copy to:

TENANT:

HIGHWOODS REALTY LIMITED PARTNERSHIP
3111 W, Dr. Martin Luther Kiog, Jr. Bivd,

Suite 300

Tampa, Floridu 33607

Attn; Lease Administrator

HIGHWOODS PROPERTIES, INC.
3100 Smoketree Court, Suite 6(H)
Raleigh, Noeth Carolina 27604

Atn: Manager, Lease Administration
Facsimile #: 919/876-2448

Pre-Commencement Date:

LSI MANAGEMENT COMPANY, LLC
3031 N, Rocky Point Drive W. Suite 300
Tumpa, Florida 33607

Atin: Doty Bollinger, President and COO
Phonc: 813-289-9613

Facsimile#:

Post-Commencement Date:

LSI MANAGEMENT COMPANY, LLC
5332 Avion Park Drive

Tampa, Florida 33607

Aun: Doty Bollinger, President and COO
Phone: 813-289-9613

Facsimile#:




m. Broker Raglund & Assuciates, Inc.
2221 Acorn Palm Road
Boca Raton, Florida 33432
Aup: Ron Garpano

0. Tewnant's Authorized Representative; Doty Bollinger

Landlord’s Authorized Representative: Dan Wouodward
0. Contractor: {To Be Selceted by Landlord as hercinafier provided|
p.  Building Architect: Ruke Joy Trammel + Rubio, LLC

2. LEASED PREMISES.

4. Premises. Subjuct 10 and upon the terms, provisions and condilions set forth in this Lease, Landlord
Jenses to Tenant and Temant Jeases from Lundlord the Premises identified in Section Ja und as more
particularly shown on Exhibit A, uttached hereto, which shall consist of the entire rentable square footage of
the Building to be constructed by Lundiurd on that ecridin pircel of land fa the Office Park consisting of
approximately 3.8 seres in Tampa, Florida (the “Lund™). The construction of the Building is further
described in Adticle 3 helow. The parties acknowledge that the rentable square footige measurement of the
Premises as of the Commencentent Date shull be based on the ANSUBOMA Z65.1-1996 standard, which
measurément is subject 1 adjustment hased on the final Building Plans (a8 hereinafier defined). Upon
request of Tenant given o liter than thirty (30} days following the Commeneement Date, Lundlord shall
have the Building Architect verify the rentable square footage of the Premises, [, atter verification by the
Building Architect, there is a deviation, plus or minus, of muore than one percent (1) from the reatable
square footage set forth in Section 1(), then the Buse Rent Schedule set forth in Scetion 1(0), the Tenunt
improvement Allowance provided under Section 3.b below and any other cateutations in this Lease based on
the rentahle squate footage of the Premises shall be adjusted accordingly. Though not part of the Premises,
also 10 be located on the Land is surface purking and & parking gurago (the “Parking Areus™). The locution of
the Building and Purking Aras nee generally depicted as shown v Exhibit A-1 atached hereto,

b. Complex; Common Areas. Tugether, the Lund, the Building amd the appurienant grounds and
structures located on the Land shall be detlined collectively as the “Complex™. ‘Tenant shall have occess o
those purtivns of the Complex not reserved for Lundlord's exclusive vse, ingluding, but not limited to,
sidewalks, walkways, driveways, fandscaped arcas, Parking Accas, and plazas, if any (“Comimon Arcas”),
Landlord has the exclusive right 1o (i) designate the Common Arcas, (if) change the designation of any
Common Area and otherwise modify the Common Arcas, and (i) permit special use of the Common
Areus, including wemporary exelusive use for special oecusions: provided, however, that Landlord's
exercise of these rights does not (@) maerially adversely alfect Tenant’s rights under this Lease, Tenant's
ability 10 conduct buginess in the Premises or Tenant's access to and from the Premises; or (b) increase the
Operating Bxpenses 10 be paid by Tepant under this Lease, ualess the same is initinted or reyuested by
Tenunt. Tenunt shall not interfere with the rights of others (0 use the Common Areas, including without
Hmitation the parking garsge. Al use of the Common Areas shall he subject to any rules and regulations
reasonably promulgaied by Landlord.

1. CONSTRUCTION OF THE BUILDING AND PREMISES BY LANDLORD; TERM.

a. Building Plans, Landlord, ac ity sole cost and expense, shall prepare detailed (inal pluns und
specifications (“Building Plans™) lor the construction of the shell and base building improvements for the
Building (“Base Building™), which shall include the Standard Base Building Impravements a8 modified by
any Tunani-Specific Modifications (us such terms are hereinafier defined). Lundlord will cause the
Bujlding (0 be constructed by the Contractor substamtially in aceordance with the final Building Plans.
Landlord, at its discretion, shall select and ¢ngage the Contracior (0 construct the Building. The timeline for
the completion of the Building Pluns, thie Base Building, the Tenant Improvements and other aspects of the
project is attached hereto as Schedule 3 {the “Project Milestone Schedule™). Landlord shall provide Tenant
with un Early Releuse design puckage for the Buse Building (the “Early Release Puckage") and a copy. of
the Building Prans that Landlord inteads to submit for permitting once such Building Pluns are completed.
Upon its receipt of such Early Release Puckage und Building Plans, Tenant shall have 10 husiness days o




aatily Landlord as 1y any commeats or objections io the applicable set of plans; snd the parties will work
ditigently and in good faith o resolve any issues related (o the plans. Once the Building Plans are finalized,
Landlord shail defiver 1o Tenant o copy of such Building Plans and the paries hereto shall attach as
Schedule 1 hereof 4 Schedule of the final Building Plans. The parties hereto hereby agree that Schedule |
will not be complete on the Effective Dote but Lantlord's and Tenan's fuilure to attach Schedule 1 hereto
on the Effective Date shatl in ao way a(feet the validity of this Lease or any other term ur provision heveol.

B, Tendiit Improvements. Tn addition to the Base Building, Landlord will cause the Contsaetar Lo
cunstruct certain wnant improvements in the Premises (the *Tenant Improvements”) pursuant (o the 1erms
and conditions set forth in the Tenant fmprovement Waork Letter unisched hereto us Exhibit A-2 (the “Work
Letter").  Landlord shall provide Tenant with an allowance in aa amount equal 10 $70.00 per tentable
square foor of the Premises (the “Allowance”) (o desiga, enginer, install, supply and construct the Tenant
Improvements, subject 10 the provisions of the Work Leiter, The Allowance may be revised in accordance
with a completed BOMA survey as referenced in Section 2a abave. Teaont may use its Own urchiteet
("Tenuat's Architeet™ to prepare the design and coastrucdon deawings for the Tenant Improvenents,
provided thit the Tenant's Architect is licensed in the State of Floridu und i first approved by Lundlord,
which npproval shall nat he unreusonably withheld, Notwithstanding the forepoing, Teaant agrees tha
Landlord may require Tenant 1o use Landlord's designated engineers 10 prepare the MEP pluns for thw
“Tenant Improvements. The parties hereby agree and seknowledgo that the Contructor shall hire Precise
Consteuction The. as its subcomtrsetor to construct the fit-up and Tenunt Tmprovemonts (o the Surgety
Cunter.

. Categorization of Improvements, 'The Tollowing identifies the cotegories ol improvements (o b
included in the project:

i Standurd Base Building avements.  “Standard Base Building hinprovements” sholl
include those Buse Building improvements utilizing standards and specifications implemented by
Lundlved in the construction of o typicul Class “A” pifice building (or normal gencral office
purpases, A design package for the Base Building prepared by the Building Architeet, which
includes o summary of the architectural, mechanical, elewrical and other specifications {or the
Standurd Base Building Improvements and alternates for certain Tenant-Specific Maudifications (as
defined helow), as well as the preliminary floor plans, elevations and/or renderings for the
Building, is ottuched hereto as Schedule 2 (the "Base Building Bascline Design Package™),
Subject to the Tenunt-Specific Mudifications provision in subsection (i) below, Lundlord shall
construet and/or provide the Standard Base Building Improvements atits sole cost and expense,

il. Tenunl-Specific  Modifications. “TcnunL~Spcci|7c Modifications™  shall  include  those
modifications, enhancements and/or udditions 1o the Standurd Buse Building Improvements
specificully required by Tenant that are over and above the scope, yuantity, capacity or othue
specifications of the Standord Bose Building Improvements. Such Tenunt-Specitic Modifications
shull inelude, without limitation, Hems such us additionat elevators and stairwells, supplemental
HVAC systems, Bose Building improvements lor Tenant's healing gurden, enhancements to the
Buse Building clectricul system und HVAC system cupacity, and modifications to the structural
clements of the Building such as increased Moor heights or modifications required to
accommodate certain Tenant bmprovements such os @ monumental staircase, heavy duty file
cabinets, dut center and exereise Gueility, The plans and specifications for the Tenant-Specific
Moditications wilt be subject to Landlord nnd Tenunt's review and approval, which shall not be
unreasonably ‘withheld by cither party. To the extent thot any Tenant-Specific Modifications
incrénse the costs associsted with the design and/oe construction of the Stundard Base Building
tmprovemicnts, Tenant shall be solely responsible fot all such addittonal costs, which costs shalt
be reasonably dewermined and docuimented by Landlord and, ol Tenant's clection, shall be
deducted fram the Tenant Imptovement Alowanes or paid directly by Tenant to Lundlord, Tenunt
also ackaowledges that the implementation of certain Tenunt-Specific Modifications may impact
the Project Milestone Schedule und may impact other portions of the Complex:  Schedule A
altached hureto identifies certain Tenant-Specific Madifications atready identified by the parties
amid ontfines the estimated price, schedule and other impadts associsted with such Tenunt-Specilic
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Modificutions; and the purtivs hereby agree to work in good fuith to update Schedule 4 s
rensonably necessary upon consent by both parties from (ime to time fo address any changes to
these Tenant-Specific Modifications and any additonal Tenunt-Specific Madifications requested
by Tenunt, Landlord agrees thar it will not include any Tenant-Specific Modificativns io the
tlesign ot construction of the Base Building without first receiving Tenant's wrikien approval 1o do
s, us$ fusther outlined bélow. In connection with the foregoing, Tenant herchy upproves und
consents 10 lhe inclusion and incorporation of those Tenant-Specific Madilications identified on
Schedule 4 into the Base Building desigh, and Tenant hereby acknowledges its consent to the
design criteria and construction impacts associuted with the Tenant-Specific Mudilications set
fortls in flems sumbered 1 through 18 in the first part of Schedule 4; and Ténund shall provide
Landlord with-the design criteria for any additional Tenanit-Specific Modifications (“Additionul
Tenant-Specific Modifications™) including, without fimitation, those items numbered 1 through 25
in the second part of Schedule 4, os prepared by Tenant's Architeet in accordunce with Schedule 3
atinched hereto,  Landlord wil) submit the design service impacts associated with any such
Additional Tenani-Specific Modifications w0 Tenant for approvad, und Teaunt will notify Laadtord
of Tengat's approval or rejection of such design service impacts within five days theeeafter (or
sueh shorier fime os may be required for any items that impact the critical path for completion of
the Building). 1€ and when Tenant approves the design service impacts, Landloed will proceed
with incorporating the Additions) Teaant-Specific Madifications into the Base Building design.
Once such Additionsl Tenant-Specific Modifications are incorporated into the Base Building
design such thit Landlord is able (o determing the construction impaets related (o such Addisivnnl
Tenant-Specitic Moditicutions, then Lundlord will submit such construction impacts w Tenant for
approval; and Tenant wilk notify Landlord of Tenant’s approval or rejection of such construction
impacts within five days thereafter {or such shorter time a5 muy be required for any items tht
impuct the crivica) puth for completion of the Building). I and when Tonaor approves the
construction impucts, Landlord will proceed with the purchase, sequisition und construction of
such Additionul Tenunt-Specific Modifications. Any impucts to the critical puth for complition of
the Base Building caused by Tenant's rejection, dispute or failure 1o timely approve the design
service impacts aad/or construetion impucts associated with any Tenunt-Specific Mudifications or
Additionul Tenant-Specific Modifications shall be deemed 1o he Tenant Deluys.

iii, Tepant Improvements, Any improvements thut do ot fall within the above categories are
Tenunt improvements o he constructed in ccordanee with the Work Letter atached hereto a
Exhibis A-2. As provided in the Work Letier, the costs of the Tennm fmprovemunts shall be
deducted from the Tenant lmprovement Allowance; and “Tenant shull be responsible for paying
any costs Loy the Tenant Improvements in excess of the Tepant Improvement Allowance,

iv, Dispute Resolusion. Either party may request thai any dispuwe pertaining direeily 10 {he
Waork Letter or any Tenant-Specific Modifteation which is not mutudlly resolved by the partics
working together in good faith within thirty (30) days, shall bs resolved by on expedited binding
resolution of the matter by a three arbitrator panel (the “Arbitration Panel™), wherein each party
unilaterally shall seleet one arbitrator, and the third independent arbilcator shall be selected by
hoth purties. Euch arbitrator comprising the Arbitration Poancl shall be a licensed architect or
project manager who hus notbeen previously retained or employed by vither purty und whao by e
feust ten (10) years experience in construction of office space in similar buildings us the Bullding
in the Tumpu, Flovida area, IF the parties are udable to ugrée un on independeat third arbiteitor, the
eatter shall be referred o the Clerk of the Hillsborough County Circult Court for the uppuintment
of the third arbitrator meeting the qualifications of this Section. Once an Arbitration Pancl lus
heen selected, the parties agree to have the mater arbitrated within ninety (90) days. The
procedures for resolving disputes under this Scction will be s st forth in F.S.§44.104, with the
Arbitrtion Panel tasked with determining which parties’ position should prevail, given ull the
facts and circumstanees, including the terms of the Lease and Florida law. Any réquesied
discovery procedures shall be submitied o the Arbiteation Panel by the parties and determined in
udvance by the Arhitrition Panel, All urbtiration decisions must follow the terms of the Leuse
Agreement and Florida law. ANl fees, costs and expenses incurred da connection with pblalning
and hiring the third independent arbiteator shall be shared equally by the partics, provided however




that cuch party shall bear their own attorneys” fees incurred with respect W this procedure us well
a (he fees, costs and expenses incurved in conneetion with obtuining and hiring the arbitrator
unilsteratly selected by such party. Notwithstunding any provision hercin 10 the contrary, a8 pan
of the dispute resolution process, cither party may request that the Arbitration Panel, nt its sole
discretion, also determine whether any impuaets to the critical puth for completion of the Base
Building cuused by the dispuie resolution process b attcibuted as a Tenant Deliy, o Landlord
Delay, of neither.

d.  Term. The term of this Lease shall commence on the Commencement Date as determined pursuant
t0 Sections Je(a) and (b) hereof. The term of this Lease shall be for o period of 198 months commencing on
the Commencement Dote; provided, however, if the Commencement Date is not the first duy of 4 month,
then the term of this Leose shalt be 198 months, plus the partial month in which the Commancement Date
cewrs unless carlier wrminuted in accordunce with the terms of this Lease (the “Term™). In addition, the
Term shall include any and all renewals and extensions of the Term in sccordunce with the terms of this
Luose.

. Commencentent Dare, The Commencement Date shall be the date when the Surgery Center and/or
the Remainder Premises is "Ready for Occupancy” by Temant, whichever is curlier, The tarpet
Commencement Date is February 1, 2016 as referenced in Seetion Th above, “Ready for Qceupancy™ shall
mean the date that the Tollowing have occurred with respect (o the Surgery Center or the Remuinder
Preniises, us applicahle:

) The Contructor, the Building Architeet andfor Tenant's Architeer shall issue o
certificate of substantial complesion pursuant 10 the AIA form G704 stating that the Surgery
Center or Remainder Premises (us upplicable) hag been subsiantially completed in accordance with
jhe approved Plans (as hercinafier defined), natwithsianding that minor details of construction,
mechanical adjustments or deécoputions that do fot materially inteefere with Tenant's use thereof
remain to be pecformed ('Punchlist lems”); und

(h  Landlord or e Comractor shall bhave obtained o wmporary or permancat
Centifieate of Oceupaney (or its equivalent) for the Surgery Center ue Remainder Premises as
reguired, relative @ Bose Building only, 1 meet the fequirements of the Florida Agency for
Hualth Caie Administration ("AHCA"); provided, however, that Tenant shull be svlely responsible
for providing Landlord in & timely manner any and ufl design ¢riteria for the Buse Building
necossary to meet the ACHA requirements, including, withou limitation, the design ceiteriy (or
uny Tenont SpuciﬁcMudiﬁcatinns reluied thereto pursuant to Seetion 3e(ii) above.

.  Delays. In the event the Commencement Date has not oceurred on or before August 1, 2016 (as it
may he oxteaded pucsuant to this Section 3.6, the "Deadline Date”); ‘Tenant shall have the right, subject to
the terms of this Section 3.0, to erminate this Lease by delivering written notice of same- 10 Landlord,
provided thut such writen notice shull be ineffective iF given after Tenant wkes possession of any part of
the Premises or it given more thun thirty (30) days after the Deadline Date, Notwithstunding the foregoing,
il the Commencement Diste has aot occurred on or hefore the Deadline Date becsuse of Tenant Delays (ns
defined in the Work Leter) or force majesre (colieetively “Non-Landlord Delays”), and i Landlord
provides Tenant with written notice of the cause for the Non-Landlord Delays within fifteen (15) days alter
the occurrence of the Non-Landlord Delays and a good faith estimate of the period of the Non-Lundiord
Delays caised therehy, then the Deadline Date shall be exiended by the aumber of duys equal to the Nop-
Landlord Delays. Prior o the Deadline Date as exiended pursiant fo this Section 3.2 () Landiord shall noi
have dny liability whatsoever to Tenant on account of the Premises not being available for occupancy, and
(h) this Lease shall not be rendered void or voidable as a vesult of such deluy. In the event of Tenanl
Delays, Tenant shall commence paying Rent on the daje that would have been the Rent Commencement
Date in the absence of such Tenant Delays, as further specified in the Work Letter, In-the cvent of any
delay on the part of Landlord, its employees, sgents or contractors in muking the Surgery Center and/or
Remainder Premises available for occupuncy by Tenant that is not caused by Tenant (a “Landiord Delay™),
the Commencement Dase and the obligation of the Tenant to pay Rent shall be extended 10 the date the
Surgery Center or Remainder Premises (as applicable) is availuble for occupancy by the Tenunt. In




addition w the foregoing, if Landlord does ot deliver the Surgery Center 10 Tenant on or belore Aprit 1,
2016 due solely to a Landlord Delay, and Tenant is required (o hold over under its current lease for ity
surgery center located at 3001 N. Rocky Point Drive East, Tumpa, Florida (the “Existing Surgery Center
Lease™) dircetly us a result, then Londlord shall reimbuese Teaant for the amount (if any) by which the
holdover rent actually eharged 1o Tenant exceeds the hase rent in effect us of the expirstion of the Existing
Surgery Center Lease during the period beginning on April 1, 2006 and ending on the day immedidely
preceding the Commencemunt Date or until the Lease is terminated pursuunt (o the provisions of this
Scetion 3.1 or otherwiss, whichever first oceurs, The parties hereby acknowledge and agree that the exeess
holdover smount is anticipated (0 be approximately $45,833.00 per month.  The above-referenced April 1,
2016 delivery date deadline for the Susgery Center shall be extended on o duy-for-day basis due 1o any
Non:Landlord Delays. '

g Commencement Agreement. Upon fequest of cither posty following the deiermination of the
Commencement Date, the Commencement Date, Rent Commencement Date and Expiration Dage shall he
set forth in o commencement agreement substantally the same as that set forth in Exhibit C attached
hencto,

4. USE.

4. Permitted Use. The Premises may be used unly for Teoant's Permitied Use us detined in Section 1d
wnd in uccordance with the Occupancy Limitation as set forth in Seetion fe. As Turther specified in Article
£7 below, Tenam shall have the right to sublease (he Premises with Landiord's prior wrilten approval, which
shull aet be unccasonably witbheld. Tenant shall not use the Premises:

i.  In vioktion of any restrictive covenants which apply to the Premises, including, withow
limitation, those certnin Covenants, Conditions and Resirictions of Avion Park recorded in the
Hitlsburough County, Florida Official Record Book §7805, Page 1334

ii. In any manner that constitutes u material nuisance or wrespass or unregsondbly disturbs other
tenunts in any adjacent buildings or their employees, invitees or yisitors;

iii. [n any manner which increases any insurance premiums, or makes such insurance unavailable
to Landlord on the Building; provided thal, in the event of an increase in Lundlords insurance
premiums which results from Tenont's use of the Premises, Landlord may eleet to permil the use and
charge Tenany for the increase in premiums, apd Tenant's failure to pay Landiord the amount of such
increase within 10 days after receipt of Landlord's written demand shall be un event ol deloult;

iv. Foruny purpose except the Permitted Use, unless consented to by Londlord in writing.

b. Prohibited Equipment in Premises. Tenant shall not use or install any equipment in the Premises
that exeeeds the capucity of or otherwise adversely alfeets the Tunction of the electrical, heating or -air
conditioning systems or any other Building systems. :

5. RENT.

a, - Payment Obligations. Beginoing on the Reat Commencement Date, Tenant shall pay Base Rent
and Additionaf Rent (collectively, *Rent™) in advance, on or hefore the first day of each calendar month
during the Term, a5 (ollows: :

i. Rent payments shall be sent to the Rent Payment Address set forth in Section 1g.

ii, Rent shall be puid without previous demand or notice and without set ol or deduction. Tenaat's
ohligation to pay Rent undér this Lease is completely separate and independent from any of Landlord's
obligations under this Lease, Any puyment by Tenunt or acceptance by Lundlord of a lesser amount
than shall be due from Tenant to Landlord shall be trented as o payment on aceount. The aeceplance
by Landlord of a check or other draft for a lesser amount with an eadorsement or statement thereon, or
upon any letier sccompanying such check, thut such lesser nmount is poyment in full shall be given no
elfeey, und Lundlord may accept such check or draft without prejudice (o any other rights or remedics
which Landlord may have against Tenant,
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i, 1f the Rent Commencement Date is a day other than the [irst day of a calendar month, then
Rent for such month shall be (i) prorated for the period between the Rent Commencemunt Date and the
lust day of the month in which the Reat Commencement Date falls, und (i) due and payuble on the
Rent Communcement Date,

iv, 1f Rent is not recvived within 10 days of the dug date, Landlord shall he entitled 1o an overdue
piymeat fee in the amount of 5% of all Rent then currently due.

v.If Lundlord presents Tenant's check to any bank and Tenunt has insufficicnt funds to pay for
such cheek, then Landlord shall be entitled 1o the maximum lawful bad cheek fee o 5% of the amount
uf such check, whichever amount is less,

b. Base Rent, Tenant shall pay Buse Rent us set forth in Section 1f. The Base Rent provided in this
Lease shull be a net payment (o Landlord, and the Base Rent does not include Operating Expenses und other
Additional Rent to be paid by Tenant pursuant to the eims of this Lease.

¢ Additional Rent. Buse Rent 1o be paid hereunder is “net” of Operating Expenses, Taxes and other
charges for which Tenant is responsible hereunder, Therefore, in addition (o Base Rent, Tenant shall pay as
rent all sums and charges due and payable by Tenunt under this Lease (“Additional Rent™), including, but
aol fimited (o, the following (i) Operating Expenses and Tuxes as set forth in the Addendum stiached hereto;
and (ii) any sules of use @y inpused on rents collected by Landlord or any lax on reats in liew ol ad valorem
taxes on the Bullding, even thogh laws imposing such taxes uttempt 1o require Landiord 1o pay the same,

6. SECURITY DEPOSIT. (Intentionally Omitted|

7. SERVICES BY LANDLORD,

a0, Base Services. Provided thit the Lease or Tenant's right of possession to the Premises lius not been
werminated, Landiord shall cavse the following services w be furaished 1o the Building:

. Waler (if availuble from city muins) for deinking, lavatory and toilel purposes.

i.  Electricity for the Complex, subject fo Tenant's right to contriet dhirectly for such clectrical
sorvice s provided below.

iii. Building standard lighting; provided however, Tenant shall serviee, replace and maintain atits
own expense any incandescent fixtures, tuble famps, or lighting oiher than the Building standard
lighting.

iv. Heating and cooling for the reasonably comfoniable use and occupancy of the Premises in
accordance with the Building system design, available for Tenant's use 24 hours per day, seven days
per week,

v. Dunitorial services five days n week (excluding Holidays) or at a different Jevel of service us
agreed upon by Landlord and Tenant; provided, however, Tenant, at its sole cost and expense, shal be
solely responsible for the proper hundling, storage, removal and disposal of ull medical waste from the
Peemises s olso specified in Article 20 below.

vi. Parking rights, ns more fully deseribed in Seetion 1k and Addendum Number Two herein.

vii. Sccurity systems andfor personnel for the Building based on Temant’s resonable
requirements, which requirements shall include, without limitation, providing an unurtived security
guard to pairol the parking gorage and Common Areas between the hours of 6:00 um -~ 7:00 pm
Monday through Friday. The cost of all such security shull be included in Operating Exponses.
Notwithstanding the foregoing, it and when the parties reasonably determine that Tenant's access and
use of the designated parking areas pursuant to Section 1j of this Lease is being materially agversely
interfered with due (o 1he use of the parking arcas by third parties, then the partics may elect s un
equatly shared cost ko implement certain parking access control devices as reasonably agreed upon by
the parties in order to sddress such third-party incerfereace.

Notwithstanding the Landlord's services obligations noted in this section, Tenant shall pay for or reimburse
Landlord for any utilities provided to the Premises by Lundlord in the amoupt of the actual cost of such
utilities. tn conncetion therewith, Tenant, at its election, may contract with the applicable utitity povider for
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clectrical service o the Complex, in which event Tenant will puy the costs of such electrical seevice directly
1 thie wiility provider.

On or ahout Y0 days prior ta the Commencement Date and on or shout October | of each catendar year after
thie first full catendur yeur during the Term, Landlord and Tenant, in good fuith, will determine the scope and
levil of services o be provided by Lundlord for the Premises and Building for the following calendur year
and witl formulute 1 budget bused upon the agreed-upon scopis and fevel of services. The budget shall be the
hasis for determining the estimated Operating Expenses for the following colendar yenr, Tenant shall natify
Landlord if Tenunt desires to incronse or decrease the seope and/or fevel of services at any lime, and the
parties thereafier will work in good fuith to adjust the seryices to accommuodate Tenuat's requirements and (o
reasonubly adjust the estimated Operuting Expenses bused on the adjusied level of services, -provided,
however, in no event shall the level of services be adjusted (o a level below the stundards for other Class VA"
office buildings in the greater Tampa, Florido arcu. To the extent that there is any material change in the
services provided o the Building that results in u moteriaf chango in the amiount of annual Operating
Expunses. such change in Operuting Expenses shall he reflected immedialely ag an increase or deercase (ts
upplicible) in the monthly Operating Expense payments wmade by Teaant.

In conncetion with the foregoing, Tenant, ot its election, may contract dircetly for security und/or junitoriad
service for the Building, in which event Tenant will pay the costs of such service(s) directly (o the upplicable
vendor.  If Tenunt contraets directly for janitorial seevice, then Tenant shulf ensure that the jonitorial
company is reputable company and that the level of janitorial service provided w the Building s consistent
with or excecds tie standards of first-cluss medical oftice buildings in the greater Tumpa, Florida urea.

Nutwithstanding (e foregoing or any provision herein w the conrary, Tenant shall be solely responsible fur
all costs assuciated with (he engineering, Installation, operation, maintenance, repdir and replaceient ol itny
supplemental HVAC units, generators and/or other pon-Building standard equipment aeeded by Tenumt
(such a5 Tenant's medical cquipment), including without imitution, all electrical costs agsociated with the
supplemental units,

b, Landlord's Mainrenance. Landlord shall make all repairs and replacements 1o the Building
(including Bullding fixtures und cquipment), Common Arcas und Buse Building improvements in {he
Premises, exeept for repairs and replucements thot Tenaot must make under Antjely B provided, however,
Landlord shall not he ahligated (o repair o mainiain Non-Standard Improvements (as defined in this Lease),
Landlord™s muintenance shall include the rool, foundation, extecior walls, interior structural walls, all
struciural components, and all Building systems, such us mechionicut, clectrical, HVAC, and plumbing.
Repuirs or replucements shall be made within a reasonuble time (depending on the nsture of the repair-or
replacement needed) after réceiving notice fom Teaunt or Lundlord having actual knowledge of the need for
a rephit or replacement. Except as otherwise provided in Addendum Number One or elsewhere in this Lease,
all eosts associated with Landtord's perlformuance of {is mainicnance and repair obligutions shall be included
in Operating Expenses.  Except as otherwise provided in Addendum Nurmber One or elsewhere in this
Lease, Landlord shall be responsible for all costs associsted with any capilal improvements or replicements
10 the Building and/or Common Areasy tnd such ¢osts shalt not be included in Qpurating Expenses,

Natwithstanding any provision set forth in (his Lease w the contrary, if Tenant provides writien notive to
Landlord of an-event or citeumstance which requires the action of Landlord with respect W Landlord's
nepair and/or maintenance obligotions under this Leéase, und Landlord tails o undértake the accessary action
within a reasonahle perivd of time, given the ciccumstsnces, after the reeeipt of Tenant's notice, thea Tenamt
may proceed 1o take the required action afier delivery of un additional three (3) husiness duys' notice 10
Lundlord specifying that Tesant is tuking the required iction on Landlord's hehafl (provided, however, thit
the additional 3-business day notice shall ot be reyiired in the wvent of an emerigency o material threat of
imminent harm or danger to Tenunt o Tenant’s employees or property). 10 Tenant performs the necussidry
repair or mainenance an Landlord's hebulf and was entitled to do so pursuant to the provisions of this
paragruph, then Landlord, within 30 days after receipt of Tenant's invoice, will reimburse Tenant for the
reusonuble out-of-pocket costs and expenses incuered by Tenant in wking the required aetion on Lundiord's
behall. In the event Tenant undertokes any action on hehall of Landlord pursuant to this paragraph, and the
work will affett the Building structure und/or the Building systems, Tenunt shull use only those contructors
used or approved by Landlord in the Buildings (or work on the Bullding structure or Building systems.
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¢ No Abatement, There shall be no abatement or eeduction of Rent hy reuson of any of the foregoing
sarvices not-biing continuously provided to Tenunt, ¢xeepl that I any of the foregoing seevices is Interrupted
due solely 10 the negligence or intontional misconduct of Lundlord or its employees, ugenls or contractors
such that Tenant cannol reasonably conduey its Permitted Use in the Premises from the standpoint of prudunt
husiness management, und the interruption continues for o peritd of at least two consecutive business tays
following Landlord's receipt of notice from Tenant, then Rent shall abate during the period beginning on thy
third consecutive business day of the interruption und ending on the dateé the service Is restored; provided,
however, that if only a portion of the Premises is rendervd unusable for Tenant's Permitted Use as a rosuli of
the interruption and Tenant reasonably can continie 10 use the remainder as determined from the standpoing
of prudent business management, then Reat shall abute only in proportion (o the amount of the Promises in
which Tenunt is unable 10 conduet its Permiued Use. Upon reasonable prior avtice 1 Tenant, Landlord shifl
have the right t temporarily shut down the Building systems (including electricity and HVAC sysiems) for
required maintenance und saloly inspections, dand in cases of emergency; provided, however, Londlord, to
the extent within its reasonable conteol, shall courdinute any non-emergency shuldown of the Building
systems with Tenunt so s 10 minimize any distuption of Tenint's operations in the Premises. Addiionatly,
whenever reaspnubly possible, Landlord sholl give Tenant ar least five business days' prior nollce of uny
seheduled non-emergency shotdown, »

8. TENANT'S ACCEPTANCE AND MAINTENANCE OF PREMISES.

a0 Acceptance of Premises, Landlord makes Ao represéatation or warranty as (o the condition of the
Premtises excepl as specifically und expressly sev Torth in this Lease. Nowwithsianding, Tenant shall provide
Landlord with o punch list oF any ineomplete or non-confurming items of work within 15 days alter
possession of the Premises is delivered to Tenunt, and Landtord shall correct any such punch fist tems
pursuint 1o the erms and conditions of the Work Leter within 15 duys thereafter unless any such punch list
items cannut teasonably be completed within the 15-day period, in which event Landlard will prompily
commencing correcting such punch list items and will therealter pursoe sueh corfection uniil completion
using due diligence,

b, Move-In Obligations. Tenasnt shall schedule its move-in with the Landlord’s Property Manoger. 1f
Tenunt uses a third-purty moving compuny, then Tenunt's moving compiny must comply with Londlord's
reusonable requirements o condugting the move-in, including {nsurance. During Tenaol's move-in,
eepresentative of “Tenunt must he on-site with Tenant's moving company 1 insure proper tremtment of (he
Builling and the Premises. Tenant must properly dispose of sl packing material and refuse in agcordance
with the Rules und Regulsiivns, Any damage or destruction to the Building or the Premises caused by
Teonnt or s moving company, employees, agents or contructors duting Tenunt’s move-n will'he the soke
responsibility of Tenany,

¢ Tenanr's Muinteramee, Tennt, wt s expense, shalk: (1) keep the Premises and {ixtures in good
orders (i) repaie-and replace NonsStandard Improvements installed by or ot Teaunt's request thar serve e
Promises (unless the Lense is ended hecause of casualty Toss or condemnation); (i) make repuirs and
replucements W the Premises undfor Building needed becuuse of Tenant’s inisuse; snd (iv) aot commit
waste, “Non-Standard Improvements” means such iems oy (i) all wiring and cubling (rom the point of
origin fo the (rmibation point, (if) raised Noors for computer or communications Systems, (iii) 1elephone
cyuipment, seeurity systems, and UPS systems, (iv) equipment ricks, (v) gheeations instulled by or at the
request of Tenant after the Commencement Dutes (vi) equipment installed in a Kitchen, Kitchenee or heeak
room within the Premises, including, withoul limitation, any ice muching, refrigerator, dishwasher, garbage
disposal, coffee muchine and microwuve, waler filter and water purificution system; and (vit) all sysiems and
equipment specificatly serving the Surgery Center, Tenant shall be solely responsible for the muintenance
and repaic of Tenant’s furniture, equipnient, (cade fixtures and ather personal propurty in the Building,

4. Alterations to Premises, Tenunt shull make mo abierations w the Building or Premises without the
prior written approval of Lundiord, which approval shulf not be unreasonubly withiwld or delayed; provided
that Landlord shalt have sole and absolute discretion (o apprave of disapprave uny improvements thal (i)
will bie visible to the esterior of e Premises, (1) may affect the structurdl integrity-of the Building, und/or
(iiiy may adversely affect the HVAC, electrical, plumbing or ather Building systems, (T Tenant requests
alierntions, Tenant shall provide Landlord with a complete set of construction drawings. I the reguesied
alierstions are approved by Landlord, then Landlord shull determine the actual eost of the work 1o be done
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(0 include a construction supervision fee of 5% of the cost of the work) and shall perform the work on
Tenaht's behall' il and whea the cost of the work is approved by Tenant.  Notwithstanding the foregoing,
Tenant may tse its own contractor lo perform oy alterations approved by Landjurd, provided that: () the
contractor is propetly insured und honded and holds a valid license in the State of Florida; (b) the contractor
is teputable and mects with Lundlord's prior written approval, which shall aot be unreasonably withhold;
and (e all work performed by the contructor is subject to Landlord’s inspection and reasunahle upproval,
Any work performied by Tenanl's contructor under (his Subseetion must he completed in @ good und
workmantike munner in accordonce with applicable laws, cades and regulutivns and in sccordunce with the
pluns and specifications approved by Lundlord.

Landlord's consent shull not be required for any cosmetic, decorative or other pon-strsctural alwrations or
ioiprovements which Tenant intepds (o make to the interior of the Promises, including, without limilation,
carpel replacement and painting, which do not exceed a cost of $25,000.00 in uny calendur year or
$375,000.00 in the aggregate for the Term and which do nol requite the issuance of u huilding pormit;
provided, however, Tenont shall notity Landlord prior 1o commencing any such alterations or
improvements. Landlord shall have the right t reasonubly inspect and revigw Tepant's work on a periodic
hasts W ensire complisnce wilh this provision. Additionafly, Tenant may use its own condraetor o peclorm
any ulerations allowed hersunder, provided that: (1) the contractar is properly insured and bonded und
holds a valid Neense in the Swte of Florida; (2) the contractor js eeputable und meets with Lundlord's prior
weltten npproval, which shall sot be unreasonably withheld; and (3) all work performed by the comractor is
subject o Landlotd’s inspection and reusonable approval.

e Restoration of Premises. At the expirition or earlier termination of this Lease, Tenunt shufl deliver
vach and ¢very part ol thie Premises in good repair and condition, vrdinary wear and tear und damuge by
insured cusuglty exeepled. 10 Temamt has required or installed Non-Standard Tmprovements, such
improvements shall be rémoved as part of Tenant's restoration obligation, Lugdlord, lwwever, muy grum
Tenant the right (0 leave uny Non-Standard Fmprovements in the Premises if a0 (he time of such Non-
Standurd  Tmprovements were installed, Landlord ogreed in writing that Tenant coutd Juave such
improvenients, Tenant shall repair uny dange caused by the removal of any Non-Standard Improvements,

. Landlord’s Performunce of Tenanr's Obligations. 1f Tenant does not perform ily mainienunce or
restoration abligations in & mely manner, commencing Lhe same within five days after reeeipt of writien
notice (rom Landlied specifying the work needed, and thereafier diligently and continuously pursuing the
work until completion, then Landlord shall liove the right, but not the obligation, to perforny suel work on
Tenaat's hehall, Any simounts expended by Landlord on such mainlenance or restoration shall be Additional
Rent o b puid by Tenunt 10 Landlord within 10 days after demand.

g Constriction Liens. Al persons ure hereby notified that Londlord's dnterest in the Premises will
never, under sy circumstanees, be subject 10 consiricdon liens of any nature during the term of this Lease
as the result of labor, materials or services conteueted hy Tenant. Temant will not sulfer or permit any
construction or other lieas 10 be filed against all or any portion of the Premises, aor against Tenant's
Jensehold interest shiereln by reasan of wark, labor, services, of materinls supplied or claimed (o have been
supplied to Tenunt, snd nothing in this Loase will be deemed or constried in any way as constituting the
cunsent or regquest of Landiord, express or implicds 10 ady contructor, subcantractor, subsubcontractor,
laburer, or matertalfsupplior for the performance of any Jabor o the turaishing of any materials for any
specific improvement, ulteratian, or repair of the Premises, nor as giving Teaunt any right, power, or
authority 1o contract for o permit the eendering of any services or the furnishing ol any malerials that would
glve rise 1o the Bling of uny constructdon or othir liens against the Premises.

Notwithstanding the foregoing, should any lien or claim of lien be filed against the Premises, Building,
Common Areas and real esune upon which the Building and Common Ateas are situated by reason of any
aet or omission of Tenant or any of Tepant's agents, employecs, conleactors of représenttives, then Tenamt
shall cunse the same to be canceled apd discharged of record by bond o otherwise within 30 duys alter
Tenant receives notice of the fifing thereof, Should Tenant Rail to discharge the Yien within 30 days, then
Landlosd may discharge the ficn. The amount paid by Landiord 1o discharge the Hen (whether directly or
by bond), plus all sdministrative and tegal costs incurred by Landlord, shall be. Additionul Rent payable by
'Fenant within 30 duys after receipt of Landlord’s written deniind. The remedies provided herein shall be
in uddition to all other remedies avaituble o Landlord under this Lease of otherwise.




b Communications Compliance. Tenant acknowledges and agrees that any and all elephone and
icleccommunication services desired by Tenant shall be ordered end utilized at the sole expense of Tenant,

9, PROPERTY OF TENANT. Tenant shalt puy when dus all taxes levied or assessed upon Tenaat's
equipment, {ixtures, furnitare, leaschold improvements and personal property located in the Premises, Upon the
wapiration or earlier termination of the Lense, Tenant shall remave all fupniture, trade (ixwres, equipment and other
personal property which it has placed in the Premises; und Tenant must repair all domages caused by such removal,
IF Tenant does not remove its property (rom the Promisos upon the expiration or carlier wrmination (for whatever
cause) of this Lease, such properly shall be deemed abandoned by Tenunt, ond Lundlord, ut Tenant's expense, muy
dispose of the sume in whatever manper Landlord may eleet without any liobility to Tenant, provided thut Landlord
disposes of same in complinnce with applicable law.

10, SIGNS, Except as set forth below in shis Section 10, Tenant moy not erect, install ot display uny sign
or advertising mawerisl upon the oxierjor of the Building or Premises (including uny exietior dours, walls or
windows) without the prior writien consent of Landlord, which consent may not be withhield unrcasanubly. Door
and dircctory signage shall be provided and insialied by the Landiord in uccordance with huilding standurds at

“Tenant's expense. Tunani shall have tho exglusive right (o place cenain jdentification signage on the extedor of the
Building (the “Exterior Signuge”) subject 1o the following lerms and conditions:

{a) The Extecior Signuge shall he purchased and installed at Tenant’s cost and cxpense (which
vxpense may be dedugted from the Teaum Toprovement Allowance);

(h) The Exterior Signoge shall comply with all upplicable legal, zoning, code, and covenant
requirements and Tenant shall be responsible for obiuining any approvals necessary for the
installition of the Exterior Signage;

(¢) The method of instlintion, color, size, materfals, locatton and other specilications of the Exterior
Signage shall be subjucc 1o the prior appeoval of Landlord, notto be unrcasonably withheld; and

(&) Tenant shall be responsible for the costs of mainwining and repairing the Exterior Signage.
Teaunt shall also be responsible for the cost of removing the Exierior Signage and repairing any
related damage o the Building caused by the Exterior Signage or its removal at the end of the
Leuse Term or upon apy carlicr wemination of the Lease,

11, ACCESS TO PREMISES.

4 Teyunt's Access, Tenunt, {1s agents, employees, invitees, and guests, sholl have aceess 1o the
Preqises and teasopable ingress and egress (o the Common Arcps of the Building 24 hours o day, seven
days o week; provided, however, Landlord by reasonuble cegulation may control such access o5 aeeded for
muking repairs und aherations.

b, Landlord's Aceess. Landiotd shull have the right 1o enier the Premises ot-any time withoot noticein
the event of an emetgency.  Additionally, Landlord shall bave the right, ut ol reasonable times snd tpon
reusonable vril or writien notice, either ftself or dirough it auhorized agents, o enter the Premises (1) (0
muke repairs, alierations or changes that Landlord s permitted or required (o moke pursuant (o the wrms of
this Lease; (i) to inspeet the Premises, mechanical systoms und clectrical devices and (iii) to show the
Premises io prospective morgagees and purchusees, Notwithstanding the above, to ensure paticat safety and
campliance with gaverning regututions, Landiord shall not enter the Tenant’s umbulatory surgery center
(ASC) medical ares Tor any reason without Tenpot's written spproval; provided, howaver, i Landlord is
prohibited from entering in the ASC, then Landiord shall be released from uny liability that otherwise might
acerue hereunder due to Lapdlord's inability (o aceess the ASC und perform or undertake dny actions therein
{hat Landlord is obligaicd or permitied (o take under the terms of this Lease, Within 180 days prior w the
Expiration Date, Landlord shall have the right, sither jiself or through ifs authorized agents, o enter the
Promises ot ull reasonably times 1o show prospective tenants, Except in cases of emergency, Landlord shall
use reasonable efforts to minimize any interruption to Tepant's business operations during any entry by
Landlord into the Premiscs.

12, TENANT'S COMPLIANCE. Tenant shull comply with all applicable laws, ordinunces and
regulatipns altecting the Premisus, whether now existing or heceafier enacted. Tenant shall comply with the Rulus
and Regulations attached as Exhibit B, The Rules snd Regulations may be modified from time o time by Landlord,
effeetive as of the date delivered (o Tenant or posied on the Premises, provided such rdles are reasonuble in scope
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and do qot materially adversely impagt Tonant's rights and phiigations under this Lease, Any conflict between this
Lease und the Rules and Regulutions shall be governed by the terms of this Lease. [n addition to the foregaing,
Tenant shall esiablish internal rules and regolations regarding the use of the Premises, und ensure thut such use does
nat duvalue the Premises nor violate any applicubly laws, ordinances.or regulaiions, :

13, INSURANCE REQUIREMENTS,

a. Tenant's Liability Insurance. Throughout the Term, Tenant, ol its sole cost and expense, shall keep
or cause G he kept for the mual benefit of Landlord, Landlord's Property Manager, and Tenant,
Commetcial General Liabitity Insurance (IS0 CGL Form CGOOOY or its equivalent) with o combined sinle
limlt, euch Oceurrence and Generul Aggregate-per Tocation, of at least $5,000,000.00, which policy shall
Insure against Hability of Tenant, arising out of and in conneetion with Tenant’s use of the Premises, and
whith shall insure the indeninity provisions contained in this Lease. Lundlord and its manuging agent shall
be named as an Additional Insured on any and all tlubility insurance policics required under this Lense,
Nowithstanding the (oregoing, Tenant may satisfy the foregoing coverage requirements through o single
printary policy or 1 combination of 4 primary policy and an excess lishitity umbrella policy,

h. Tenant's Property Insurance. Tenant, ot its own cost and expense, shall also carry the equivalent of
10 Speciat Form Propetty Insurance on Tenunm's Propeny lor full replacement valus and with coinsuranee
walved. For purposes of this provision, *“Tenunt’s Propeny™ shull mean Tenunt's personal property and
fixwres, and any improveinents o the Preniises that were paid for by Tunuat (and were not provided to the
Premises pursuant 1o o tenant improvement wlluwanee provided o Tenant by Landloed or at Laodlond's
eost),

e, Certificates of Isurance. Prior (o tking possession of the Premises, wnd annually sherealier,
Tenant shut deliver 10 Lundlord eertificates or pther evidence of insurance satistactory to Landloed.  IF
‘Tenan) [uils (0 provide Lundford with certificates or other evidence of insurance coveragee, Landiord may
obtain the requited coveruge on Tenant's behall, in which event the cost of such coverage shall bo
Additional Rent due und payable by Tenaut within 10 days after receipt of Landlords writien demand.

d.  lusurance Policy Requirements, Tenunt's insueance policies required by this Lease shall: (i) be
issund by insurance companies licensed to do business in the state in'which the Premises are locuted with a
peneral policyholder’s ratings of ot least A- and a finaneiul rating of ut least V1 in the mast current Best's
Insurance Reports availuble on the Commencement Date, of il the Bests ratings are changed or
discontinued, the parties shafl agree 1o u comparable method of rating insuranice companies; (if) endorsed 1
he primary o il ipsurance available 1o Landlord, with Landlord’s being excess, seeondary or
goncontributorys (iii) contain only skandard and/or usuul exclusions or restrictionss (iv) have a deductible or
sell-insurcd refention of ro more than $50,000.00 unless approved in-writing by Landlord; and (v) provide
that (he policios connot be canceled, non-renewed, o eoverage reduced except after at ledst 30 duys’ ptior
notice (o Landlord. ANl deductibles andfor retentions shall be paid by, assumed by, for the account of, and ul
Tenant's sole rlsk. Tenant may provide the insurance required by virtue of the weins of this Lease by means
ol o policy or policies of blanket insueance so long as: () the amaunt of the wtal fagurance ullocawy to the
Premises under the terms of the blunket policy or policies furnishes protection equivalent 10 that of separate
poticies in the amounts required by the tems of this Leasu: and (b) the blunked policy or policies comply
afl other respects with the requirements of this Lease,

¢, Right to Increase Requiremenss. ‘Landlord shall have the right, upon prior nodiee 10 Tenunt but no
more than once every Tive years during the Term, 1o require Tenynb 1o increase the limit and coyeruge
amount of uny insurance Tenant is required 1 mointin under this Lease o an amount that Landiord vr ity
mortgagee, in the reasonable judgment of cither, may deem sufticient, provided thit the inereased limits are
reusonable und consistent with those required by other ownees of simbar office buildings in the same
geographic region.

. Landlord's Insurance. Landlord shafl keep the Building, including the improvements (but
excluding Tenont's Property), insured aginst dumuge and destruction by perils insured by the equivalent of
(SO Special Form Property Insurance for full raplacement valve. Landlord also sholl maintin Commercial
General Liubility Insurance (1SQ CGL Form CGOOOT or its cquivatent) with Timits of ot least 31,000,000
gach Oceurrence and $2,000,000 General Aggregote, along with Bxeess Liability umbrelly insuruoce with
limits of at feast $5,000,000 per Oveurrence.
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g Mutual Waiver of Subrogation. Anything in this Lease to the contrary notwithstanding, Landiord
hereby releuses und waives unto Tenant (including all purieers, stockholdars, officers, directors, employees
und agents thereof), its successors and ussigns, and Tenant hereby releses and waives unto Landlord
(in¢luding ull partners, stockholders, officers, directors, employees and agenty thereof), its successors and
assigns, ull rights to claim damages for any injury, loss, cost or dumuge to persons or to the Premises or any
athér casualty, vs Jong as (he amount of such injury, loss, cost or dumage has becn paid either to Landlord,
Tenant, or uny other person, firm or corporation, under the terms of any Property, General Liability, or other
policy of insurance, Lo the extent such releuses or waivers are permitied under applicable Yaw.  AS respects
all policies of insurance carried or maintuined pursvant to this Lease and to the extent permitted under such
policies, Tenant snd Landtord cach waive the insurancy curriers” rights of subrogation. For purposes of this
provision, insurance proceeds puid to cither puny shall be devmed to inelude uny deductible or self-
insurance relention amount for which that party is responsible. A party’s failure (o obtain or maintain nny
insuranue covernge required to be carried purstant to the terms of this Loase shall not negate the waivers and
releases set forth herein as long as the insurance that the purly [iled o obtain or maintain would have
covered the loss or damage for which the party is walving its claims, Nothing in this provision shall be
deemed a waiver or release by Landlord of its right to claim, demand und collect insurance proceeds direetly
from Tenant’s insurer pursuant 1o Lundlord’s statws as un additional insured under any insurance policy
Tenunt is required to carey pursuant to the lerms of this Lease,

14. INDEMNITY. Subjeci to the insurance requiremients, releases and mutual waivers of subrogation set
forth in this Lease, und except 1o the extent cuused by Landlord's negligence or willful misconduct, Tenant shall
indemnify, defend and hold Lundloril barmless from and against any und all cluims, dumages, losses, Jinbilities,
lawsuils, costs and expenses (including attorneys' fees at all tibunal levels) arising out of or related (o (i) any
activity. work, or other thing done, permisied or soffered by Tenant in or about the Premises or the Building. (ii) any
freach or defisuh by Tenant in the performance of any of its obligativns under this Lease, of (iii) any act or neglect
of Tepunt, or uny officer, ugent, employee, contractor, servant, invitge or guest of Tenant, Subject 1o the insurance
requiremunts, releases und mutuad waivers of subrogation set forth in this Lease, and except W the extent coused by
Tenant's negligence or willful misconduct, Landlord shall indemnily and hold Tenant harmiless from und ugainst
any and all claims, damages, losses, Hubilities, lawsuits, costs and expenses (including atorneys' lees m ull eribunaf
levels) arising out of or related Lo (1) any activity, work, or other thing done, pyrmited or suifered by Landlord inor
about the Common Areas or the Building, (h) any breach or defaull by Landlord in the performunce of uny of ity
vhligations under this Lease, or (¢) uny act or peglect of Lundlord, or any officer, agenl, employey, contradtor or
servant of Landiord.

15. QUIET ENJOYMENT. Tenant shall have quict enjoyment and possussion of the Premiises, provided
Tenant promptly and fully complies with all of its obligations under this Lease. No action of Lundlord working in
other space in the Building, or in repniring or restoring the Premises in nccordance with its obligations hereunder,
shall be deemed o breuch of this covenant.

16. SUBORDINATION AND ATTORNMENT; NON-DISTURBANCE; AND ESTOPPEL
CERTIFICATE.

n.  Subordination and Attornment. Tenant agrees (o exceule within 10 days after ceceipt of o writien
request o do so from Landlord or its morgagee (to inclode a grantee ui a seeurity deed) an agreement:

i.  Making this Lease superior or subordinate (o the interests of the morigagee;
il,  Agrecing o auorn to the morigagee;

iii. Giving the morigagee nutice of, and a reasonable opportunity (which shall in no event be less
than 30 days after notice thereol is delivered to mortgagie) to cure uny Landlord default und uprecing
10 pecept such cure if effecied by the morigngee;

iv. Permitting the morgagee {or other purchuser t any forectosure sule), and its successors and
assigns, on acquiring Landlord’s interest in the Premises und the Lease, to become substitute Landlord
hereunder, with lighility only for such landlord obligations as accroe after Landlord's interest is so
ticquired;

v.  Agreeing to attorn 10 any successor landlord; and
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vi. Containing such other agreements and covenanls on Tenant's part as Landlord's mariguges
may reasonuhly reguest.

b. Non-Disturbance. Tenant's obligation to subordinute its interests or uttom fo any morigages is
conditioned upun the morigagee’s agreement not 1o disturb Tenant's possession and quiet enjoyment of the
Premises under this Leuse 5o fong as Tenant is In compliunce with the térms of the Lease,

¢. Estoppel Certificates. Tenont agrees (o cxecuts within ten (10) business days alter receipt 0P written
request, und as often us reasonably requested, estoppel certificates confirming any Factual matter requested
by Landlord which is true und is within Tenant's knowledge regarding this Lease, aod the Premises,
including but not limited to: (i) the dute of occupancey, (if) Expiration Date, (i) the amount of Runt dui and
date 1o which Rent is paid, (iii) whether Tenant hus any defense or offsets o the enforeement of this Lense
ar the Rent payable, (iv) any default or breach by Landlord, ond (v) whether this Lease, together with any
madifications or umendments, is in full force and effect.

17. ASSIGNMENT - SUBLEASE.

a. Landlord Consent. Except as: provided in Secdon 17b below, Tenant may nol ussign or encumbur
ihiis Louse oF its interest in the Promises srising under this Lease, and may not sublet all or nay part of the
Premises, withoul Brst obtaining the written consont of ELandlord, which consent shall not he withheld
unreasonably, Factors which Landlord moy consider in Juciding whether o consent (o an wssigoment ur
sublease include (without limitation), (i) the creditworthiness of the assignee or sublessee, (i) the propysed
ase of the Premises, (i) whether there is other vacont spaee in the Building, (iv) whether the ussigoee or
sublessee will vacate other space owned by Landlord, (v) whether Landlord is negotiating with the proposed
sublessee or assignee for o lease of other spuce owned by Lundlord, and (vi) any renovations (o the Preqibses
ar spectal services required by the ussignee or sublessee, Londlord will aot consent (0 an assignment o
sublease that might result in a use that conflicts with the rights of uny existing terant. One consent shall not
be the hasis for any further consent, The erim “assignment” shall be defined and desmed to include the
following: (4) if Tenant is a parinership, the withdrawal or change. whether voluntary, involuntaty or by
operation of law, of partaces owning 30% or more of the partaeeship, or the dissolution of tho pannerships
(b) If Tenant consists of more than ane persen, an assignment, whether voluntary, involuntary, or by
operation of law, by one person to one of the other persons that Is & Teaant; (¢) i Tenant is a corporation,
my dissolution or reorgunization of Teadnt, or the sale or other transter of a controlling percentuge
(hereafter delined) of copital stock of Tenbn other than W an alfiliate or subsidiary os the sale ol more than
SO% in value of the uysets of Tenant; and () if Tenant is u limited liability company; the chiange of members
whose interest in the company is more than S0%. The phrase “controlling percentuge” means the ownership
of, und the right 10 vote, stock possessing mure than 50% of the total combined voling power of all classes
of Tenant's cupital stock issucd, outstanding and entitled 1o vore for the election of directors, ar-sueh Josser
percentuge s is cequired 10 provide octual coatrol over the affuies of the corporation; except thi, if the
Teoant is a publicly sruded company, public trades or sales of the Tenunt's stock on a pational Stock
exchunge shall not be considercd an assignment hereunder even il the aguregate of the trades 0F sules
exceeds 50% of the cupitad stock of the company.

b, Permitted Assignments/Subleases. Nowithsuinding the foregoing, Tenunt may ussign this Luase of
sublease part or all of the Premises without Landlord’s consent to: (i) any corporation, Limited linhilivy
company, or parinership that controls, is controlied by, or i under commion conlrol with, Tenunt al the
Commencement Date; oF (i) any corporation or limited fability company resulting from the menger or
consofidation with Tenant or 10 any entity that acquires ull of Tenant's assets as 4 going contern of the
business that 1s being conducted on the Premiscs; provided, however, the nssignor remains liuble under the
Lease and the assigace or sublessee is 3 hona Tide entity and ussumes the obligations of Tenant, is a8
creditworthy as the Tenant, and cuntinves the same Permitied Use us provided under Anicle 4,

. Notice 1o Laidlord. Landlord must be given prior wrilten notice of every assignment or subletting,
and fatlure 1o do so shall be a defiul hercunder.

d. Prohibited Assignments/Subleases. Tn no event shall this Leage be assignsble by operation of uny
faw, and ‘Tenant's rights hereunder may-not become, and shall oot be listed by Tendnt a8 an ssset under any
bankruptey, insolvency or reorganization proceedings. Acceprance 0F Rent by Lundiord aftee any
non-permitted pssignment or sublease shall not constitute approval thereof by Lundlord.
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e Limitation on Riphts of Sublessee, No sublease shall provide the subtenant the tight o exercise any
aptions o renew the Term, expond the Premises or similar options provided to Tenunt under the Lease,
provided, however, Tenunt shull retain the right to exercise any such options, subject ¢ and in secordunce
with the apphicable terms and conditions governing any such options avaitable to Teaant.

(.  Tenant Not Released. No assignmentor sublease shall release Tenant of any of its obligations under
this Lease. ,

g Landlord's Right to Collect Sublease Rents apon Tenant Default. if th Premises (or bny portion) is
sublet and Tenant defaults under its obligations to Landlord, then Landlord is authorized, at its option, 4o
coltect all sublease rents direcily from the sublessee. Tenant hercby assigns the right to collect the subleuse
cents to Landlord in the event of Tenunt default, The collection of sublease rents by Landlord shall not
relieve Tenont of its obligations under this Lease, nor shall it ereate a contracul relationship betwecn
sublessee and Landlord or give sublessee any greuter estate or right (o the Premises than contained in ils
sublease.

b, Excess Remts. W Tenant assigns this Lease or subleases alk or pant of the Premises 2t a rental rate
fhat exceeds the rentals paid to Landiord, then any such excess shall be paid over 10 Landlord by Tenunt

i, Landlord's Fees. Tenunt shall puy Landlord an administration fee of $1,000.00 per assignmunt or
sublease transaetion for which Landlord’s consent is required.

I8, DAMAGES TO PREMISES.

a Landiord's Restoration Obligations. W the Building or Premises ure damaged by fire or other
casuahy (“Casttaly™), then, unless the Lease is terminaied us provided in this Article 18, Landtord shall
repuir and restore the Premises Lo substantislly the same condition of the Premises immediately prior to such
Casualty, subject to the following terms and conditions:

i, The cusualty must be insured uader Landlord's insurance policics, and Landlord’s obligation
is limited to the exient of the insurance proceeds received by Landiord. Landlord’s duty 1o repair and
restore the Premises shall not begin until reeeipt of the insurance proceeds.

ii.  Lundlord's fender(s) must permit the insurance proceeds (o be used for such repair and
festoration,

iii. Landlord shall huve no obligation 1o repair ond restore Tenant's trade fixtures, decorations,
signs, contents, or any Non-Standard Impravements (o the Premises.

b, Tenant's Restaration Obligations. Unloss the Leuse is terminated s provided in this Article 18,
Tenant shall prompily repair, restore, or replace Teaant's Property. All repair, restoration or replacement of
Tenant's Property shall be at feast to the same condition as existed prior o the Casualty.

¢, Termination of Lease by Landlord. Landlord shall have the option of terminating the Lease
following the Casualty if: (i) the Premises is rendered wholly untenantable; (if) the Premises i damaged in
whole or in.part as a result of a risk which is not covered by Landlord's insurance policies: (iii) Landlord's
lender does not permit o sufficient amount of the insurance proceeds 1o be used for restoration purposes; (iv)
the Premises is damaged in whole or in part during the Tast two yeaes of the Term; of (v) the Building
containing the Premises is dumaged (whether or not the Premises 1s damaged) 1o an extent of 50% or more
of the fale market value thereol, 16 Landlord efects w 1erminate (his Lease, then it shull give aotice of the
cancelation 1o Tenant within 60 days after the dawe of the Casualty. Tenant shull vacate und surrender the
Premises (0 Landlord within 15 days ofter reccipt of the notice of lermingtion.

d.  Termination of Lease by Tenant. Tenant shall huve the option of tcrminating the Lease if: ()
Landlord hus faited 10 substantially restore the damuged Building or Premises within 180 days of the
Casualty (“Restoracion Period™); (i) the Restoration Period has not been delayed by Tenant dulays or force
majenre; and (i) Tenont gives Landlord notice of the teemination within 15 days afier the end of the
Restormion Period (4% extended by tny Tenant delay or force majenre delays). If Landlord is delayed by
Tenunt deliy or force majeure, then within 1S duys of the event causing the delay, Landlord must provide
Tenunt with notice Stating the reason for the deluys and » goud faith estimate of the length of the defays.




e Remt Abutement, 17 Premises is rendeted wholly untenantuble by the Cusualty, then the Rent
puyable by Tenant shall be folly abuted, If the Premises is only partally dumaged, then Tenant shall
continue the operaion of Tenont's husiness tn any port not dumaged 1© the exient reusonably procticable
from the swndpuint of prudent business managenient, and Rent and other charges shall be ubntwd
propordonately to the portion of the Premises rendered unenantable. The abaterent shall e from the die
of the Casualty unil the Premises have been substantiatly repalred und restored, or until Tenant's business
opetmions are restored in the entire Premises, whichever shall [irst oconr. However, il the Cusually is coused
by the negligence or other wrongiil conduct of Tenant of of Tenant's subichants, ticensees, contraclors, or
invitees, or their respeetive agents or employews, there shall be no abatement of Reat, The abatement of the
Rent set forth above, and the right (o erminate the Leuse set fordy in Section 184, ure Tununt's exclusive
remedies against Landlord inthe event of 4 Casyuhy.

19, EMINENT DOMAIN. If all of the Premises are taken undir the power of eminent domain (or by
conveyance in Hiew dhereol), then this Lease shall weeminate as of the dow possession is wken by the condemnor, und
Rent shahl be adjusied between Landlord and Tenunt us of such ding, 1f only a portion of the Premises ¥ taken and
“Tonant can contaue use of the remuinder, then this Lease will not terminate, but Rent shall abmte in a just and
proputtionute aeount 1 the luss of vse vceasioned by the wking. Landlord stiall be entitled w reeeive nnd retiin the
snire condemnation nwird for the wking of the Buildiag and Premises, Tenant shald huve 1o right or elaim agoinst
Lundlord Tor any pare of any awatd reccived by Lundlord for the wking, Tenunt, howeyer, shull noL bhe prevenied
fenm making 4 cluim against the condemning parly (hut not uguinst Lundlord) for any moving expenses, lss of
profits, or king vl Tenant's persunal propeety (uther thin ity heasehold estate) w which Tenamt may be eatitled;
provided that any Such award shull not reduce the amount of the award ptherwise payable w Landiord for the tking
of the Building and Premises.

20. ENVIRONMENTAL COMPLIANCE,

g, Tenant's Responsibiliry, Tenunt shall not (elther with or without negligence) cause ar permit the
escape, disposal or releose o any hiotogically active or other hazutdous substunces or materials v (he
Property, For the purposes of this Artiele 20, the wem “Property” shall include the Premises, Building, all
Commun Areas, the real estate upon which the Building and Common Ateas are located; ull peesonil
properiy (including that swned hy Tenant), and the soil, ground water, and surftice water of the real estaw
upon which the Building is located. Tenant shall notallow the storage or use of such substanees or materiuls
in any manner oot sunctioned by law or in compliance with the highest standards previtiling in the industry
for the storage and use of such substunces or materials, nor slow (0 be Brought oo the Propeety any such
materinls or substances except 10 use in the ordinary course of Tenant's hosiness. No such notlee Shull be
required, however, for commuercially reasonuble smounts of ordinary oftice supplies, medical supplies and
janitorinl supplics. In connection with the foregoing, Tenant, ut its sole cost and expense, shull by solely
responsible for the propor hundling, storagy, removal and disposat ot atl medical wasto from the Promises.

b Liahility of the Parties. Landlord represunts and wareanis that, to Landlord’s knowledge, there are
no bzardous mieriols on the Property us of the Commencement Dale in violation of any Jaws perining w
cnvironmental matters or regulating, prohibiting or otherwise having 1o do with asbestos and allother toxie,
cadiouctive, or hazurdous wastes or matedials (colleclively “Bavironmenlol Lows™); including, hui pos
finited 10, the Federal Clean Air Act, the Federsl Water Pollution Controt Act, ond the Comprehensive
Enviconmuntal Response, Compensition, ond Liability Act of {980, Landlord shall indemnify and hold
Tenant harmlgss ror aay Hability resuliing frot Landlord's violation of this representution and warrunly,
unless the hazardous materialy are present on the Propeety due (o the uct or omission of Tenant orits apents,
empluyees, officers, licensees of contraciors, In which event Tepant shall be oblguted 10 indemnify
Laadlord as hereafier provided. Tenant shall indemnify and hold Lanilord harmiess from dny penalty, fine,
cluim, demand; linbility, cost, tr charge whatsoevee which Landlord shall incur, or which Lundtord would
otherwise incur, by reason of Tenant's faifure to comply, with this Article 20 including, but not Jimited to: (i)
the cost of full remedization of any ¢ontaminarion to bring the Property into the same condition as prior t the
Commencemant Date and into Toll compfianee with all Environmental Laws; (1) the reasonahle cost of all
appropriste tests und examinations of the Premises 10 contiem that the Premises and uny other contaminated
prous have heen remedimed and brought into compliance with Bnviranmental Laws; and ({il) the réusonuble
fees and expenses of Landlord's auorneys, ungineers, and consultants incurred by Landlord in enfarcing und
confirming compliange with this Anicle 20, Nowithstanding the foregoing, Tenun's nbligations under this
Avticle 20 shall not apply (© any condifion or matier constituting » vielution af any Enviroamental Laws that
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was fot caused, in whole or in part, by Tenant or Tenant's agents, employees, offieers, partners, contriclors,
servants of invitees. The covenants contained in this Article 20 shall survive the expiration or termination of
this Leose, und shall continue for so long as cither party and its successors and assigns may be subject 1o any
expense, liability, charge, penalty, or obligation against which the other party has agreed to indemnify it
undee this Article 20.

¢, Inspections by Landiord. Lundlord and its engineers, technicians, and consultunts, from time 0
time as Landlord deems uppropriate, muy conduct periodic examinations of the Premises o conlirm and
monitor Tenant's compliance with this Article 20, Such ¢xuminations shall be conducted in such a manacr
as 1o minimize the interlerence with Tenant's Permitied Use; however, in all cases, the cxaminations shafl be
of such nuture and scope as shall be reasonably required by then existing wechnology o confirm Tenant's
compliance with this Article 20. "Tenant shall fully couperate with Lundlord and its representutives in the
conduct of such examinations, The cost of such examinations shull not e considered Oporating Expenses
andd shall he puid by Landlord uniloss an examination shall disclose a material failure of Tenant to comply
with this Anticle 20, in which case, the reasonable cost of such examination shull be paid for by Tenant
within 10 days after receipt of Lundlord®s written demand.

21. DEFAULT.
4. Tenant's Defuult, Tenant shall be in default under this Lease if Tenant:

i.  Falls 1o puy any Bose Rent, Additional Rent, or any other sum of money that Tenont is
obligated (o pay, a5 provided in this Lease, within five business doys after the due date: provided,
however, that with respect to the first two limes during any consecutive {2-momth period that Tenant
faits to puy Rent when due (cach 2 “Lute Payment™), the Late Payment shall not be considered an event
ol default if, within five husiness days afier receipt of notice rom Landlord, Tenant submits the entire
amount of the Rent then due, including any applicable Tate charge. Landlord shall be obligated to
forgive Tenant anly two Lute Payments per uny consecutive 1 Z-manth period, and any additional Late
Payments during that periad shall constitute an event.of default;

fi. Breaches any other agreement, covenant or obligation in this Lease and such breach is not
remedied within 30 days after Landlord gives Tenant notice in accordance with Acticle 24 below
specilying the breach, or it such breach cannot, with due diligence, bu cured within 30 days, il Tenant
does nul commenct curing within 30 days and with reasonable diligence completely cure the breach
within a reasonable period of time after the notice;

iil, Files any petition of action for reliel under any creditor's law (including bankrupley,
reorgunization, or similur action), cither in staw or federal court, or has such a petition or uction filed
against it which is not stayed or vacated within 60 days afier fiting; ot

iv. Mukes any transfor in fraud of creditors as defined in Section 548 of the United States
Bankruptey Code (11 U.S.C. 548, as amended or replaced), has a receiver appointed for its assels (and
the appointment is a0l stayed or vacated within 30 days), or makes an assignment for benefit of
ereditors.

b, Landlords Remedies. In the event ol o Tenant default, Lundlord, at its option, may do one or more
of the following:

i, Terminate this Lease und recover ull damages caused by Tenant's breuch;

i. Repussess the Premises, with or without terminating the Lease, und refet the Premises ot such
umount as Londlord deems reasonable;

jii. Declare the entire remaining Buse Rent and Additional Rent immedintely duc and payable,
such amount fo he discounted to its present value at o discount rate equul to the U.S. Treasury Bill or
Noie rate with the closest maturity to the remaining term of the Lease os selected by Landlord;
provided, however, after receiving payment of the accelerated Rent [rom Teoant, Landlord shall use
commercially reasonable efforts 1o relet the Premises in o timely manner; and Landiord shall be
obligated to turn over to Tenant any proceeds actually received by Landlord for relewting the Premises
during the remainder of the Term less any Reletting Costs, us defined below, up to the amount of
accelerated Rent received from Tenant puesuant to this provision.
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iv. Bring aetion for recovery of ol amuvunts due from Tenual;

v. Seize and hold any personal property of Tenant lovnted in the Premises and assirt sgainst the
same o lien for monics due Eandlord;

vi. Pursue any other remedy available in Jaw or equity.

¢ Landlord's Expenses. 1€ the Lease or Tenants right of possession 1o the Promises is terminuted due
b Temint's default by order of a court of competent jurisdiction or otherwise in accordance with applicable
luw s this Lease, then all seasonuble éxpenses of Landlord in repairing, restoring, or aliering the Premises
for reletiing as general uffice spuce, together with leasing fees and all other expenses in secking and
ohtaining o new Teaunt (collectively “Reletting Cosis™), shall be churged to and be a liability of Tenunt,

d.  Remedies Cumulative, AW rights and remedics of Landlord are cumulitive, and the exercise ol ony
ana sholl not exclude Landlord i any other time ffom exercising a different or inconsistent remedy.  Na
exereise hy Lundlord of uny right or remedy gearited herein shall constitute or effect a (ermination of this
Lease unless Landlord shalf so elect by notice delivered o Tenant. The fuilure of Landlord 0 excreise its
rights in connection with this Lease or uny breach or violution of any term, or any subsequent bresch of the
same or any other wem, covenant or condition herein contained shudl not be o waiver of such term, covenunt
ar condition or any subsequent breach of the sume or any other covenunt or condition herein contained.

. No Accord and Satisfaction. No aceeptance by Landlord of a Jesser sum thun the Rent, Additional
Rent omd other sums then due shull be deemed to be other than on uccount of the carlicst installment of such
puyments due, nor shall any endorsement or statement oniany check or any lewer sccompunying any check
or paymuent b deemed s accord und satistaction, and Landlord may iccepl such cheek or payment without
prejudice o Landlord's right 10 recover the balunce of such installment or pursue uny other remedy provided
in this Lease.

[, No Reiistatement. No payment of money by Tenant to Lundlord after the expiration or termination
of this Lease shall reinstate or extend the Term, or make fneffective any notice- of wemination given o
Tenunt prior (o the payment of such money. After the service of notice or the commencement of o suit, or
after final judgment granting Landlord possession of the Premises, Lundiord may receive ungd colleet uny
sums due under this Lease, and the payment thereol shall not make incflective any notice or in uny manncr
uffect any pending suit or any judgment previously obtained.

g Unlneful Dejainer, Tenant agrees that in addition w all ather rights and remedics Landlord may
oblain un order for unlawiul deldiner from any court of compelent jurisdiclion without prejudice to
Lundlord’s rights to otherwise colleet rents or breach of contract damiges from Tenant.

b Landlord's Defunlt, Landlord shall be in defaull under this Lease if Landlosd breaches any
agreement, covenunt or obligation in this Leage tnd does not remedy the breach within 15 days alter Tenant
gives Landlord writien notice in dceordance with Attlcle 24 helow specitying the breach, ot if the breach
cannot, with due diligenee, be cured within 1S days, Landlord does not cammence curing within 15 days and
with reasonable diligence completely cure the breach within u reasonable period of ime afier the notice, tn
the event Landlord fails to cure its breach within the time perinds set forth herein, Tenunt shill be entitled to
pursue any und all remedies availuble o it at law or in equity; and in addidon, Tenunt, upon an whditional
five days’ prior notice (o Landlord, may eleet to cure such default on Landlord’s hehalf, in which event
Landlord shall reimburse Teaant for the reasonable out-of-pocket expenses paid by Tenant to cure such
default within 30 days following receipt of a reasonably detailed invoice unyd supparting documentation
evidencing such costs. Notwithstanding the foregoing, Tengnt shall huve no right o withhold, set off or
ahate Rent in connection with Landtord's defoult exeept uy expressly provided elsewhere in this Leuse,

32, MULTIPLE DEFAULTS.

a.  Loss of Option Rights. Tenant acknowledges that any rights or options of first refusal, or to extend
the Term, to expand the size of the Premises, to purchuse the Premises or the Buildiag, or ather similar
rights or options which have been granted to Tenant under this Lease are conditioned upan the prompt ani
diligent performance of the terms of this Lease by Tenant,  Accordingly, shotild Tenant defoull under this
Luase on two or more occasions during any 12-month period. in addition 1o all other remedies availuble to
Lundiord, all such rights and options shull antornatically, and without fusther sction on the part of any purty,
expire and be of no further force and effect,
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b. Increased Security Deposit. Should Tenant default in the payment of Base Rent, Additionul Rent,
or uny other sums payable by Tenant under this Lease an lwo or more gccastons during any 12-month
pcrind. regardluss of whether Landlord permits such default o be cured, (hen, in addition 1o all other
remedies otherwise avatlable 1o Landlord, Tenant, within 10 days afier demand by Luandlord, shall post
Security Depositin, of increase the existing Security Deposit by, a sum equal lo three months' instuliments
of Buse Rent at the rate in effect ot the time of Landtord’s demand. The Security Deposit shull be governed
by the terms of this Lease.

¢.  Effect on Notice and Cure Periods, [lntentionally Omiued)
23. BANKRUPTCY,

a.  Trustee's Rights. Lundlord and Tenant understand that, notwithstanding conteary ierms in this
Lease,  irustee or deblor in possession under tho United States Bankruptey Code, s amended, (the "Code”)
may have certin tights to assume or ossign this Leuse. This Lease shall not be consirued (o give the 1tusiee
or dehtor in possession any rights greater than the minimum rights granied under the Code.

b, Adequate Assuruance, Landivrd and Teram acknowledge that, pursuaat o the Code, Lundlord is
entitled to adequate assurances of future performance of the provisions of this Lease. The parties ngree thal
fhes term “adequate assurance'” shull include at least the following:

i In arder (o assure Londiord (hat any proposed assignee will bave the resources with which w
pay afl Rent puyable pursuunt (o the provisions of this Lease, ony proposed assignee must have, as
demonstrated o Loandtord's satisfaction, o net worth (us deftned in wecordance with generully aceepied
accounting principles consistently applied) of not less thap the et worth of Tenant on the Effective
Dutte (us hereinafier defined), increased by 7%, compounded annually, (or each year from the Elfective
Duie through the date of the proposed assignment. e is undersiod und agreed that the financial
condition and resources of Teaant were o material inducement to Landlord in entering inw this Lease.

ii. Any proposed assignee must have beon engaged in the conduct of business for the five years
prior 1 any such proposed assignment, which business does not viekae the Use provislons under
Adticle 4 above, und such proposed ussignee shall continue 1o engage n the Permitied Use under
Anticle 4. Tt is understood that Landlord's asset will he substantiolly impaired il the truswee in
bankrupiey or any assignee of this Lease makes uny use of the Premiscs other {han the Permined Use.

v Assumption of Lease Obligutions. Any proposed assignee of this Lease must assume and agred o
e houytd by the provisions of ihis Lease.

24. NOTICES,

a, Addresses. Al notices, domands and requests by Landlord or Tenant shall be seat 1o the Notice
Addresses set forth in Section 11, or 10 such other adiress as o party may specify by duly given notice. The
parties shull nutify the other of any change in address,

b, Foru; Delivery: Receipr. ALL NOTICES, DEMANDS AND REQUESTS WHICH MAY BE
GIVEN OR WHICH ARE REQUIRED TO BE GIVEN BY EITHER PARTY TO THE OTHER
MUST BE IN WRITING UNLESS OTHERWISE SPECIFIED. Notices. demands or requests shall be
deemed to have been properly given {or all purposes only if (i) delivered against a writien receipt of
detivery, (i) mailed by express, registered or certified mail of thi: United States Postal Service, retuen reeeipt
requested, postage prepuid, or (ifi) delivered 10 a nutionally recopnized overnight coleier setvice for next
hosiness day delivery 1o the receiving party's address us set forth above or (iv) delivered via telecapier or
fucsimile transmission o the fucsimile number fisted above, with an original countirpant of such
communication seat concurrently as specified in subscetion (ii) of (i) ahove and with writien conlirmation
of receipt of transmission provided. Each such notiee, demund or reguwst shall be deemed 1o-have hecn
rectived vpon the earlier of the pcwal receipt or refusal by the addressee vr three business days after deposit
thereof atany main or branch United Stutes post office i sént in accordunc with subseetion (if) above, and
the next business day afier deposit thereof with the courier if sent pursuant to subseetion (iii) ahove, Notices
may be given on hehalf of any party by such purty's kegad counsel.

26. HOLDING OVER. 11 Tenunt holds over aftor the Expiration Date or other iermination of this Lense,
such holding over shall not be a renewal of this Leusw but shall create o wnaney-at-sufferunce. Tebant shutl continue
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10 b bound by alt of the terms und conditions of this Lease, except thal during such tepuncy-at-sublerance, Teoant
shall pay to Landlord (i) Base Rent at the rat equal to 150% of that provided for us of the expiration or termination
dute, and (i) any und ull forms of Additional Rent puyable under this Lease, ‘The inereased Rent during such
halding ovar is intended 1o componsate Londlord purtially for fosses, dumuges and expenses, including frostrating
and defaying Landlord’s ability (o secure a replacement teaunt.

Notwithstanding the preceding pasagraph, provided Tenant (a) gives Londlord notice at Yeast 365 days prior
to 1he Expitation Dates und (b} is not in default under the Lease beyond any upplicahle cure period on the
Expiration Dute, Tenant may holdover for a periot of up to six months ofler the Expirntion Daote
(“Permissible Holdover Period"). Tenant's notice to Landlord must specify the length of the Permissible
Holdover Period. Monthly Base Rent during the first three months of the Permissible Holdover Perind shal)
be 125% of the Base Rent in effect during the Jast month of the initial Term. I the Permissible Holdover
Period is longer than threc months, then monthly Base Rent during months four through six of the
Permissible Holdover Period shall be 150% of the Base Rent in cffect during the last month of the initial
Teran, In addition 10 the foregoing Base Rent, Tennnt will remuin Finble for payment of Operating Expenses
ond oll other forms of Additional Rent payable under. the Lease during the Permissibie Holdaver Peried,
Should Tenont holdover in the Premiscs following the expiration or earlier termivation date of the
-Porntissil'yle Holdover Period, then the terms and conditions set forth in the fiest paragraph of this Section 25
shall apply.

26, RIGHT TQ RELOCATE. {Intentivnally (dmitted)

27, BROKER'S COMMISSIONS, Each purty represonts and warranis (o the other that it his not deals
with wny real estate broker, finder or other pecson with respect (o this Lease in any manner, exeept the Broker
idomificd in Section (. Each party shall indomaily snd hold the ather purty turmless from any and all damages
resulting from claims that may b asseried aguinst the other party by any other hroker, finder o other person
(including, without limitation, uny substitute or replacenent broker claiming to huve been eagaged by indemnifying
party in the fuure), cluiming to have dealt with the indemnilying party in connection wilh this Lease or uny
aemondment or extension hereto, or which may result in ‘Tenant leasing other o enlurged space from Landlord, The
provisions of this puragraph shull survive the termination of this Lease,

28. ANTI-TERRORISM LAWS, During the term, oeither Tenant nor its respective constituents or
aftiliatss shall (i) be an “enemy" or an “ally of the enemy"™ within the meaning of Section 2 of the Trading with the
Encruy Act of the United States of Amerieu (50 U.S.C. App. 8§ 1 et seq.), us amended, (i) violate the Trading with
the Encmy Act, a5 amended, (iii) violae any of the foreign ussets control regulations of the United Swites Treusury
Depariment (31 CER, Subtitle B, Chapier V, ay amended) o any enabling legislition or executive order reluting
thereto or (iv) violate the USA PATRIOT Avt (Title 11 of Pub. L, 107-56 (signed into Taw October 26, 2004)) (the
“Patriot Act”). “Tenant shall, promply following a request [rom Landlord, provide all documentation and other
information that Landlord requests in osder to comply with jis ongoing obligations under applicible “know your
customer” and anti-money laundering rules and regulations, including vhe Patriot Act,

29, GENERAL PROVISIONS/DEFINITIONS.

& No Agency. Tenunt is not and shall never represent itsetf (o be an agent of Landlord, and ‘Tepant
acknowledges that Landlord's title to the Building is paramount, und that Tenant cun do nothing o affect or
impair Lundlond’s title,

b, Force Majeure. The ter “force majeure” means:  (iee, flood, extréme weather, lubor disputes,
sirike, Tock-out, riot, government interference (including regulation, appropriation or rationing), unusual
delay in governméntal permitting, vausual defay in deliveries or unavailability of mafrials, unayuiduble
cosuulties, Act of God, or uther causes beyorid the party's reasonable control,

¢ Building Stancard Inprovements. {Intentionally Omitted|

d. Limitation on Damages, Nowwithstanding any other provisions in this Lease, neither Landlord nor
‘Fenant shiall be-tinble to the other for uny special, consequential, incidental or punitive damages.

o Satisfaction of Judgments Agatnst Landlord, 10 Landlord, or its employees, officers, direetorns,
swickholders or purtnees are ordered (0 pity Tenant 2 money judgment becouse of Landlord's defouly under
this 'Lease, soid money judgment may only be enforced against and satisfled out off (1) Landlord's foterest in
the Building in which the Premises are located including the rental Tncome and proceeds from sate) and (1)
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dny nsurance oF condemnution proceeds received becnuse of damage or condemnation lo, or of, said
Building that are avuilable for use by Lundlord, No other ussets of Landlord or said other parties cxculpaed
by the preceding sentence shall be liable for, ar subject to, any such money judgment.

£ Interest. Should Tenant fail to pay uny amount due to Landlord within 30 diys of the dute such
amount is due (whether Base Rent, Additional Rent, or any other payment ohligation), then the amount due
shull thereafter accrue interest ot the rate of 12% per unnum, compounded monthly, or the highest
permissible rate under applicable usury law, whichever is less, until the smount is paid in full,

g Legal Cosis. Should cithér party prevail in any legal proceedings against the other for breach of uny
provision in this Lease, then the other party shall be linble Tor the costs and expenses of the prevailing purty,
including its reasonable attorneys’ fees (at uld tribunal levels).

b Sale of Premises or Building. Landlord may sell the Premises or the Building without alfecting the
ubligations of Tenant hercunder. Upon the sale of the Premiscs or the Building, Landlord shall be relieved of
al} responsibility for the Premises and shull be refeased rom any liability thereafter acceruing under this
Ttase, ‘

i, Time of the Essence. Time is of the essence in the performance o ull obligations under the teems of
this Lease.

j.  Transfer of Seenrity Deposit. I any Sccurity Deposit or prepaid Rent has been poid by Teount,
Landlord may transter the Secarity Deposit or prepuid Rent to Landlord’s suceessor und upon such transler,
Landtord shall be released from any Nability for return of the Security Deposit or prepaid Reat.

k. Tender of Premises. The delivery of o key or other such tender of possession of the Premises o
Lundlord oF (o an employes of Landlord shalt not operate a5 a termination of this Lease or surrender of the
Promises unloss requested in writing by Landlord.

I Tenant's Finaneial Statemenis. Upon request of Lantlord, but ne more than onee apnually unluss
Teaunt is in munctary defaoll bereunder or unless specifically required by Lundlord as part of any proposed
wale or finapcing of the Building, Tenant ugrees t furaish w Landlord copies of Tenant’s must recent
financial statements, sudited i available, The financial statements shafl be prepared in sccordance with
generally accepied accousting priaciples, consistently applied, or with such other sccounting principles
prevailing in Tenuni’s business or indusiry, Landlord may diliver the linancial statements to any prospeetive
ar existing morigagee or purchaser of the Building: provided, however, "Tenant may condition such delivery
upon the morigagee oF purchaser exécuting 4 commercially reasonable aon-disclosure agreement protecting
the information contained in the financial statements.

m. Recordation, This Leasé muy not be recorded without Landlord's prior written consent, hut Tenant

and Landlord agree, upon the request of the ather party. to execute a memorandum hereol for recording
PUFPOSES,

n. Partial Invalidity. The invalidity of any portion of this Lease shall ant invalidat¢ (he remdining
portions of the Lease.

o. Binding Effect. This Lease shall be binding upon the respective parties hereto, und upon their heies,
gxeentars, successors and ussigos. ’

p. Entire Agreement; Construction, This Lease constitules the entire agrecment between the partics
rulating o the subject matter hereof and supersedes any and ofl previous igreements and understandings,

“oral oF written refating (o the subject matter hereof, Thie fact thay one of the partics (o this Leage may be

deemed 10 have drafted or steucwured any provision of this Lease shall not be considered in constraing ot
imerpreting any particular provision of this Ledse, ither in favor of or agninst such party, and Landlord und
Tenant hereby waive any applicable rules of construction or interpretation Lo the contrary,

4. Good Sumding. Il requested by Landlord, Tenant shall fuenish uppropriate legal documentation
evidencing the valid exisience in good standing of Tenan, und the authority of any person signing this Lease
to et for the Tenant,

t.  Choice of Law, This Lease shall be interpreted and enforced in accordunce with the laws of the
Stute in which the Premises arc hoeated,
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5. Effective Date. This Leuse shull become effective as a contract only upon the exceution and
defivery by hoth Landlard and Tenant. The date of execution shatl be entered on the op of the Birse puge of
this Lease by Lundlord, and shill be the date on which the lost pacty signed the Lease, or as utherwise may
he specilically ngreed by both partics.  Such date, once inseried, shull be establisheéd as the final doy of
ravification By ull parties to this Leuse, and shall be the date for use throughout this Lease as the “Effective
Dine.

10, SPECIAL CONDITIONS. ' The following special conditions, if any, shall apply, and where in
conflict with carlier provisions in this Legse shall control:

4. RADON. THE FOLLOWING DISCLOSURE S MADE PURSUANT TO SECTION 404.056 OF
THE FLORIDA STATUTES: RADON IS A NATURALLY OCCURRING RADIOACTIVE GAS
THAT, WHEN IT HAS ACCUMULATED IN A BUILDING IN SUFFICIENT QUANTITIES, MAY
PRESENT HEALTH RISKS TO PERSONS WHO ARE EXPOSED TO IT OVER TIME. LEVELS OF
RADON THAT EXCEED FEDERAL AND STATE GUIDELINES HAVE BEEN FOUND IN
BUILDINGS IN FLORIDA., ADDITIONAL INFORMATION REGARDING RADON AND RADON
TESTING MAY BE OBTAINED FROM YOUR COUNTY PUBLIC HEALTH UNIT.

b, Assanption of Existing Lease.  Pursuant to thit ceritin Lesse Agreement dated Seplember 17,
2010 (the “Existing Lease™, by and between Tenant and SF-HIW Harborview Plaza, L.P., Tenant currenily
leases from Landlord certain space comprising approximately 59,657 rentable square feet, in the
Harhorview Plaza building, located ut 3031 N. Rocky Point Drive West, Tumpa, Florida (the “Existing
Premises™). Bffective upon the expiration of the Rent abuiement for the entire Premises during the first six
manths of the Teem os set forth in Section LI, provided that Tenant is not then in default under this Lease
or the Existing Lease, Landlord shall assume Tenant’s rights and obligations under the Existing Lease; and
Tenant shall be released rom uny obligations under the Existing Leuse that acerae on and afier Londlord's
assumption of (he Existing Lense. Landlord and Tenunt hereby ugree to exegule an ussignment of the
Existing Lease or other similar agreement (o give effect 1o the provistons ol this paragraph. Landlord shall
he solely responsible for all costs or fees, il any, required for i © assume the Lease as specified herein; and
any security depusit provided by Tenunt in conneetion with the Existing Lease will be returned 10 Tenant in
aecordance with the terms of the Bxisting Lease, Additionally, any guarantors of Tenant's obligations
under the Existing Lease will be released Trom any further linbility under their guaranty agrecments from
aodd alter the dute that Landlord’s ussumption of the Existing Lease becomes elfeciive. Tenanl will remain
ubligared 1o vacaie and Surrender the Existing Premises in the condition required under the Bxisting Lease
on oF before the date thut Landlord's assumption of the Extsting Lease becomes clfective.

¢ Confidengiality. Without the prior written approval of the other pay, Landlord -nor Tenant {nor
sheir respective employees, agents or representatives) shall disclose any information pertaining 1o this
Lease o the terms and conditions set forth herein to any third parties (including, without limitation, any
media outlers), other than their respective officers, directors, employees, agents and authorized
representatives (collectively, "Essential Parties™) on a aeed-to-know busis, subject 1o such Essentiul Partics
pgreeing 1o comply with this confidentiality provision; provided, however, Luadlord and Tenant will work
in good faith 1o develop and authorize 4 press release anfounciog the Lease signing and the Building
project sl un sppropriste e as reasonahly detérmined hy the partics,

d.  Guaranty, This Lease is contingent tpon the delivery 1o Landlord of a Guaranty Agrecoient
(“Guaranty’) vxecuted by LSI HoldCo LLC (“Guarantor®) in the form attached hereto as Exhibit D, This
Lease shafl not be effective until the Guarantor hos executed and delivered the Guaranty fo Landord, The
delivery of the Guaranty is 1 material inducement to Landlord’s consent to this Lease herein contemplated,

31. ADDENDA AND EXHIBITS. I any addends und/or éxhibits wre noted helow, such addenda and
exhibits are incorposated hercin and made o part of this Lease,

Addendum Nomber One - Additional Rent - Operating Expenses and Taxes
Addendnm Numher Two - Parking Agreement

Addendum Number Three -~ Renewn! Options

Exhibit A = Premises

Exhibit A-1 -~ Complex
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Exhibit A-2 — Tenant Improvement Work Lcttcr

Exhibit B - Rules und Regulations

Exhihit C - Commencement Agreement

Exhibit D - Guaranty

Schedule 1~ Building Plans (to be attached after the Effective Date)
Schedule 2 - Base Building Bascline Design Package

Schedule 3 - Project Milestone Schedule

. Schedule 4 - Tenani Specific Modifications

[REMAINDER OF PAGE LEFT BLANK INTENTIONALLY
SIGNATURE BLOCKS ON NEXT PAGE]
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N WITNESS WHEREOF, Landlord and Tenant have executed this fease in three ariginals, all as of the day and

yeur first above writien,

WITNESSES:

( LK_ULL \\_u Voo W

Q\KU. ¢ Q\g O \V\'\

(% 20,

Af(mz

Prml N.mu.

WITNESSES:

Kael Grammend,

W en e/

Print Nome

k3|

LANDLORD:

HIGHWOODS REALTY LIMITED
PARTNERSHIP, a North Carolina limited
partnership

By: Highwoods Propertics, Ingl, a Maryls
Corporation, it sole generyl] parin

By: AN i {f:'(,
Danicl . Wnodw.n*d
Title:  Vice Prosigent
Date: g I’K//'IL
{ !
TENANT:

LS1 MANAGEMENT COMP
limiwd liability company

LI.C, & Florida

Signuture Line

o WilliamE. Horre

Print Name
Title: C

EO,
Date: g}[ X ’} ig‘




ADDENDUM NUMBER ONE
ADDITIONAL RENT - OPERATING EXPENSES AND TAXES

|, Operating Expenses. The wem "Operating Expenses” shatl mean all costs 1ocurred by Landlord in the
provision of services to Tenant under {his Lease and in the operation, management, repair, replucement und
maintenance of the Complex, including, but not limited to, insurance premiums, wlilitics, heat, vir conditioning,
junitorful service, labor, muterials, supplies, equipment and tools, permits, licenses, inspection fees, salaries and
other teasonable compensation of mainicnance and management personnel reasonably related (o services pruvided
tp the Complex, management fees not 1o exceed 2.5% of all net revonue duc and payable by Tenaat hereundur, and
Commuon Afea expenses,

2. Exclusions to Operating Expenses. Notwithstanding the foregoing, Operating Expenses shall nol include
the fotlowing: depreciation on the Building or cquipment therein; ground leuse reat; udvertising, morketing and
pmmmionul costs; interest; exceutive salarics; real estate brokers® commissions; Taxes (a8 defined below); overhead
and profit paid to subsidiaries or aflilistes of Landlord for sepvices, supplies or materinls provided on or (o the
Complex, w the exient (hese costs exceed the amount cusiomarily churged by un indepeadent entity for the sume or
substuntiully similur services, supplies and muferinls; the cost of any services for which Landlord s reimbursed
dircetly by any tenanl; debu service on any loans; und gny expenses that do not relate Lo the operation ol the
Complex, Additionully, Operating Expenses shatl not include the costs of capitul improvements or replucements 1©
the Complex; provided, however, Landlord may include in Operating Expenses the costs of the fullowing capltal
f1ems, smoriized on o sicaight-line basis over their useful tives: ' :

4 Any capitat improveaients or expenses made or incurred in order (0 comply with any new laws, rules
or regolatiung or any chunges in existing laws, roles o regulations adopted by any governmental authurity after
the Commencement Date: and

b, Any capital improvements o expeases made or incurred primarily to reduce Operating Expenses.
provided that the amortized amount of these capital ilems in any year will not exceed the estimated resulling
reduction in Operating Bxpenses (or the same year,

%, Taxes, The wem “Taxes” shall mean any fees, charges OF ussessments related o the Complex that are
imposed by any goveramental or quasi-govermnmental authorily hoving jurisdiction over the Complex, including,
without Jimation, ad valorem real property taxes; franchise taxes; pursonad properly faxes: assessmenls, special or
wtherwise, imposed on the Complex; payments in livw of real estate taxes; Sewer rents; runsit laxes; and laxes based
on rents. Taxes shall also include the reasonable costs incured by Landiord in connectlon with any appeal for o
reduction of taxes, including, without limitation, the costs of legal consultanis, appraisces and accountants. Taxes
Klall not inelude any inheritnce, estate, succession, trunsfer, gilt, corporate, income or profit tx imposed upon
Landlord.

4, Payment of Additional Rent. During the Term, Tenant shall pay (o Landlord, os Additional Rent, all
Operating Expenses and Taxes attributuble 1o the Building and/or the Compliex, To the extunt any Operating,
Expenses and/or Taxes arc refoted w the Building and one or more ather biiidings owned by LantHoed or it
affiliate, those Operating Expenses ond/or Tuxes shall be reasonably ullucated by Landlord on an eyuitable pro rat
basis among, ult of the huildings 10 which those expenses ure rebated; and Teoant shall pay only the smount of those
expenses reasonably attocited (o the Building, und upon Tenant's request, Landlord shall promptly provide o
spreadsheet 1w Tenant explainiag how the pro rata alfucation was determined,

5. Landlord's Estimate. For the calendar year {or partial catendar year, if applicable) commencing on the

Commencement Dute and for each calendar year theecafivr duting the Teem, Lundlord shiall deliver 1o Tenant a

- weitten statement of the reasonable estimated Operaling Expenses and Taxes for that calendar year based on the
budgeling process outlined in Section 7.0 of the Lease. Tenant shall pay the estimated Operating Expenses und
Taxes 1o Landlord in 12 cqual montbly instaliments, which shall he due and payable ac the same time and in the
ame maaner a5 Buse Rent, These monthly payments are subject to adjusimient ‘hused on changes in the scope of
services o bo provided by Lundlord, as further specified ta Seetion 7.4 of (he Leuse,

6. Anmeal Reconciliation. Within 180 days after the end of euch calendar yeir of a5 soon a5 possible
hereafier, Landlord shall send Tenant an annual ststement of the actupl Operating Expunses and Taxes for the
preceding calendur year {the “Annual Statement”). Lundiord’s failure to render an Annual Statement for uny
citlendar year shall not prejudice Landlord's right to issue an Annual Staterment With respect to that culendar year of
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any subseiquent culendat year, nor shall Landlord's rendering of un incorrect Annual Statement prejudice Landlord’s
right subsequently Lo issue a contécted Annual Statement; provided, however, if Lundlord, other than due o events
or cireumstunces beyond its reasonoble control, fails to issue an Annudl Statement within 12 moaths aftee the
expiration of the calendar year to which the Annual Stalement upplics, then Landlord shall be deemed 1o have
forfeittd its right 1o colleet any Additonal Rent that otherwlse may hove heen owed by Tenunt pursuanl  the
Annuul Statement in question.  Pursuant ta the Annwal Stalement, Tenanl shall pay to Landlord Additional Remt as
owed within 30 days altee Tenant's receipt of the Annual Statement, oF Lundlord shall credit such amuunt 1o the
next instollment of Teanat's Rent payment(s) if Landlord owes Tenant 2 credit. Aftee the Expiration Date or ¢arlier
teemination date of the Lease, Landlord shofl send Tenunt the finod Anntal Stutement for the Term, and Tenant shall
pay to Landlord Addidonal Rent us owed within 30 days afier Tenant's receipt of the Annual Statement, oe, i
Luadiord owes Tenant i credit, then Landlord shall pay Tenant a refund, 17 this Lease expires or lermipates on o tlay
other than December 31, then Additional Rent shall be provated on a 365-day culendar year {or 366 i€ o leap your).

7. Tenant's Review of Operating Expenses and Taxes. No more than once per calendur year, Tenadl, or o
qualified professional selected by Tenunt (the “Reviewer”), may review Landlord's books and records relating 10
Operuting Expenses und Taxes (the “Review™), subject ta the following teems und conditions:

0. Tensnt must deliver notkee of the Review 1o Landlord within 30 days of ‘Tenant's receipt of the Annual
Statement. Thereafter, Tenuant must commence and complete its Review within & reusonable time, not w uxeced
180 duys Lollowing Tenant's receipt of the Annual Statement. fn order o conduct a Review, Tenant must not be
in defoult under the Lease beyond any applicable cure perind al the time it delivers notice of the Review 1o
Landiord or ot the time the Review commences, No subtenant shall huve any right to conduct a Review, undd no
assigns sholl conduct @ Review for any period during which such ussignee was not in possession of the
Premises. 1 Tenunt eleets o have o Reviewer condugt the Review, the Reviewer must be un independent
nattonally or reglonally recognized accounting firm that is not bing compensated by Tenund un a contingency fue
buisis.

b, Tenant's Review shall only. extend to Landlord’s hooks and records specifically refoted to Operating
Expenses and Tuxes for the Complex during the calendur year for which the Annual Statement was provided,
Books and records necessary 10 accomplish any Review shufl be retwined for 12 mooths afiee the end of cach
cadendar year, and, upon Landlind's receipt of Temant's notice, shall be made availihle o Tepant t contuet the
Roview. The Review shall be conducted during regutar business hours ag eithur the Landlord's division office
for the area in which the Premises are located of Landlord's home office in Ruleigh, North Caroling, u8 selecied
by Lamndiord. '

e AS a condition o the Review, Tenant und Tenant's Reviewer shull execute a writlen ugreement praviding
thut the Reviewer is not being compensated on o contingeacy fee basis and that ol information obtained through
the Review, s well as any compromise, setlement or adjustment rotched s 2 result of (i Review, shall be fiekd
in sirict confidenee und shutt not be revenled in any manner to any person except: (i) upon the prior writlen consent
uf the Landlord, which consent may be withheld in Landlord's sole discretion; (ii} if required puesunnt to any
fitigation between Landtord and Tenunt muteriully retated to the facts diselosed by the Roview: or (iil) if retuired
by law. The written agreement may atso set forth Landlord’s ressonable procedures dnd guidetings for Tenum and
Tenant's Reviewer o follow when conducting the Review.

d 1, afer Tenunt's Review, Teount disputes the umount of Operuting Expenses or Tuxes sl forih in the
Annunl Statement, Tenant or Tenant's Reviewer shall submit a writien report 1o Lundlord within 30 days afer
the completion of the Review seuting forth any claims to he ssseriel against Lundiord s o result of the Review
and specific and detailed explanations as 1o the reason for the claim(s) (the “Repore”).  Landlord und Tenunt
then shill use good Taith efforts t resolve Teoam's claims set forth in the Report, 1f the partics do not reuch
agresment on the cluims within 30 duys ufter Lundlord’s receipt of the Report, then the dispute shull by
suhniiited to arbittation us hereinafier provided, Within 20 days afier expiration of the 30-day period referenced
in the forcgolng sentence, cach party shall appolnt us on arbitrator @ reputable independont nationally or
regionully recognized accounting firm with at least 10 years experience in accounting reluied to commurcial
lease trsnsactions and shall give notice of such appaintment to the ather pary: provided, however, it Teasm
used i Reviewer © peform the Review, the Reviewer shall be deemed to have been uppointed by “Tenant us its
arbitrutor for purposes of this provision, Within 10 duys after appointment of the second wrhitrtor, the two
achiteators shald uppoint a third urbitrator whe shall be similarly qualified. T the two arbitrators are unable 0
figree timely on the seleetion of the third arbitrator, then cliber arbitrator on behalf of both may request such
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appointment from the office of the American Arbitration Association ("AAA") nearest to Landlord.  The
arbitration shall be conducted in accordance with the rules of the AAA. I the AAA shall cease Lo provide
arbitration for commercial disputes in location, the third arbitrator shall be appoinied by any successor
organization providing substantially the same services. Within 10 days after the third arbitrator has been
selected, cach of the other two arbitrators, on behall of the pasty it represents, shall submit a written statement,
along with any supporting document, data, reports or other information, setting forth its determination of the
amount of Operating Expenses or Taxes that are in dispute. The third arbitrator will resolve the dispute by
selecting the statement of one of the parties as submitted to the third arbitrator, Within 10 days after the
third arbitrator’s receipt of the statements from the other arbitrators, the third arbitrator shall notify both parties
in writing of the arbitrator’s decision. The decision of the third arbiteator shall be final and binding upon the
parties and their respective heirs, executors, successors and assigns. If cither of the parties fuils 1o furnish its
statement to the third arbitrator within the time frame specified herein, the third arbitrator shall automatically
adopt the other party's statement as final and binding. The cost of arbitration (exclusive of cuch party's witness
and attorneys’ fees, which shall be paid by the party) shull be shared equally by the partics.

¢, If the Review or subsequent arbliration determines that Operating Expenses and Taxes in the applicable
calendar year were overstated, in the aggregate, by 5% or more, then Landlord shall reimburse Tenant for Tenant's
reasonable Review costs; otherwise, Tenant shall pay its own costs in connection with the Review.
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ADDENDUM NUMBER TWO

TENANT PARKING AGREEMENT

1, Lundlord herehy grants to Tenant and persons designated by Teaunt o license to use those pasking
spaces in the designated parking area us referenced in Section [k of the Lease at no udditional cost w Tenant of Tenanl's
customers, employces, invitees, sgents or contractors.  The ofal number of available parking spaces includes all
handicapped and visitor spuces serving the Building. The Tem of such license shall commence on the Comimencement
Date under the Lease and shall continue until the carlier to oceur of the Explration Date under the Lease, or termination
of the Lease or Tenant's sbandonment of the Premises thereunder,

2. Tenant shott ot ull times comply with all applicable ordinances, rules, regulations, codes, laws, stawiles
and requirements of all federal, state, county and municipal governmental budies or their subdivisions tespecling the use
of the designuted parking area. Landlord reserves the right 1o adopt, madify and eaforee reasonable Rules governing the
use of the designated parking area from time to lime, including any key-card, sticker or other ideptilication or entrange
system, and hours of operation. The Rules set forth hereinafer are currently in effect. Landiord may refuse 0 permil
any peeson who violates such Rules to park in the designated parking arca, and any violation of the Rules shall subject
the car o removal from the designated parking area.

3 Tenant scknowledges that Landlord has or may arvange for the designated parking area 1o be operated
by an independent coniractor, not affiliated with Landlord. Ta such event, Tenant acknowledges that Lundlord shall have
a0 lability for claims arising through acts or omissions of such Independent contractor, if such contraclor is reputnble,
Exgept for intentional aets or gross negligence, Luadiord shall have no liubifity whinsoever for uny damage (o property
or any other items Jocated in the designsted parking ares, not [or any peesonal injuries or death arising oul vf uny matwer
relating o the designated parking urea, and in all events, Tenant agrees 10 look first t its insurance cartier and (o require
that Tenant's employees look first w their respective insurunce carriers for payment of any Tosses sustained in connection
with any use of the designated parking ares. Teoant hereby waives on behall of its insurance carriers all rights of
subrogation against Landlord or Landlord's agents, Landlord reserves the right to assign specific spaces, and (o reserve
spuces for visitors, smalf cars, handicapped persons and for other tenants, guests of fenants or other panics, and Tenant
and persons designated by Tenant hereunder shall not park in uny such assigned or reserved spaces. Landlord also
reserves the right o temporarity close all or any portion of the designated parking arca in order (0 muke repairs or
perform maintenance services, oF 1o abter, modify, ressiripe or repovate the designated parking area, or otherwise close ofl
or a portion of the designated parking arca if required by casualty, sirike, condemnution, act of Gud, governmenial 1w or
requirement or ather reason beyond Landlord's reasonable control, provided that Landiord sholl use commereially
reasonable elforts provide an equub number of equally convenicat slwmate parking spaces for Tenant's use or otherwise
shatl make rensonable accommodations for substitute parking at Lundlord's expense.

d4, Il Tenant shall default under this Agreement, Landlord shall huave the right to remove Irom the
designuied parking urea any vehicles hercunder which shall have been involved or shall have been owned or driven by
partics involved in cauging such defuull, without lishility therefor whadsoever.

5. The Lease shall eontral over any contradictory provisions eontained in this Addendum Number Two.
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(i)

{ii)
(iii)
(iv)

v)
(vi)

(vii)

(viii)
(ix)

(x)
{xi)

(xi)

(xiil)

PARKING RULES

Neither Terant nor its employees, agents, contractors o representatives shall use the dusignated
parking ar¢a for long-term purking or (or storage of any Kind.

Cars must he parked entirely within the stall lines painted on the Roor, and only smull cars may be
parked in arcas reserved for small cars,

All directional signs and arows must be observed.

The speed limit shull be five (5) miles per hour,

Spaces reserved for handicapped parking must be used only by vehicles properly designated.
Parking is prohibited in all areas not expressly designated for parking, including without limitation:

€] arcas not stripad lor purking

(b) aisles

{¢) where “no parking” sigas are posted
(d) ramps

(©) loading zones

Parking stickers, key cards or any othur devices or forms of identification of entry supplied by
Landlord shatl remain the property of Landlord. Such devices must be displuyed as requested and
nuy not be mutilated in any manner, The serial aumber of the parking identification device may not
be obliterated. Pevices are notiransferable and any device in the possession of an unauthorize
holder will be void.

{Intentionally deleted)

Designated parking area managers or attendants are not authorized to make or allow uny exceptions 1o
these Rules,

Every parker is required to park and lock his or her own car.

Loss or theft of parking identification, key cards or other such devices must be reported to Lundlord or
any garage manager immediately, Any parking devices reporied fost or stolen found on any
unauthorized car will be conliscated and the itlegal holder will be subject 1o prosecution. Lost or
stolen devices found by Tenant or its employees must be reported to the office of the designated
purking arca immediately.

Washing, waxing, cleaning or servicing of any vehicle by the customer und/or his agents is prohibited.
Parking spaces may be used only for parking automobiles. _ .

Tenant agrees (o acquaint all persons to whom Tenant assigns parking spuce of these Rules.
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ADDENDUM NUMBER THREE
RENEWAL OPTIONS

i. Option to Extend. ‘Tenant shall have the right und option to renew the Leuse ("Renewal Oplion") for
two additional periods of five yeurs euch (cach an “Option Term™) (u scparate aotice is required for each Option
Term); provided, however, cach Renewal Option is contingeat upon the following: (i) Tenunt is not in defuult ot the
time Tenant gives Lundlord notice of Tenant's intention o exercise the Reacwal Option; (i) upon the Expiration
Date or the expiration of the first Option Term, os upplicuble, Tenunt has no outstanding defauly; (i) no event hos
occurred that upon notice or the passage of time would constitute # defoult; and (iv) Tenant is uccupying the
Premises. Following the expiration of the second Option Term, Tenant shult have no further right to rencw the
Lease pursasnt o this Addendum Number Three, ‘

2, Exercise of Option, Tenant shall uxercise ¢ach Renewat Option by giving Landlord notice ol least 365
duays prior to the Expiration Date of the inhial Term or the lirst Option Term, as applicable. il Tenunt Tuils 10 give
notice (o Landlord prior o the 365-day perlod, then Tenant shall Torfeit the Renewal Option. W Tenant exceecises the
Renewal Option, then during the applicable Option Term. Landlord und Tenunt's respective rights, duties und
obligations shall be governed by the terms and conditions of the Lease; except as pravided atheewise herein, Tisme iy
of the essence in excreising dach Renewal Option, In the event Landlord consents to an assigament o sublease hy
Tenunt, ien the Renewalt Option shall automaticully werminate unless otherwise agreed in writing by Landiord,

3. Term. I Tenant exerciscs the Renewal Option, then during the applicable Option Term, all references
to the term “Term™, bs used in thie Lease, shall meun the “Option Term™

4. Base Rent for Option Term. The minimum Buse Rent for cach Option Term shall be the Fair Market
Rental Rate, determined us (ollows:

Delinition. The teom *Bujr Market Rental Rate” shall mean the market rentad rate for the time period such
determination is being made Tor comparible buildings in the Wesishore submurket of Tampa, Florida ("AREAY) of
compurable condition for space of equivalent quality, size, utility, and location, Such determingtion shall take into
account all relevant foctors, including, withowt limitation, the following mauers: the credit standing of Tenunt; the
length oF the 1eem; expense stops; the Fact that Landlord will experience no vacancy perind and that Tenunt will not
suffer the costs and business interruption associated with moving its offices und negotiating a new  lease;
construction alfowances and other tenant concessions thit would be available 1o wenants comparable 1o Tepuot in the
AREA (such us moving expense allowance, free rent periods, and lease assumptions and ike-pver provisions, if
any, but specifically exchuding the value of improvements instatled In the Premises ot Tenani's cust), und whether
“adjustments are then heing made in determining the rental s Tor renewals in the AREA hecause ol concessions
being offered by Landlord 1o Tenant (or the lack thereof for the Option Term in question). For purpases of such
caleulation. it will be gssumed that Lundlord is puying 2 represepistive ol Tenant o brokerage commission in
conneetion with the Option Term in question, based on the then carrent market rales.

Determination. Landlord shatl deliver to Tenant notice of the Pair Market Rentd Rate (the "FMR Notice")
fur the Premises for the Option Term in question within thirly (30) days after Tenunt exereises the oprion giving fise
for the need to determine the Fair Market Reatol Rate, 1 Tenunt disagrees with Lundlord's assessment of the Fair
Market Rental Rate specified in a FMR Notice, then it shall so notily Lundiord in-writing within ten (10) husiness
duys after delivery of such FMR Notice; otherwise, the mte set forth in such notice shall be the Fair Market Rental
Rate. |f Tenant timely delivers o Landiord notice that Tenant disagrees with Lundlord's ossessment of the Fair
Murket Rental Rate, then Landlord and Tetant shall meet to sttempt 1 determine the Falr Market Renisl Roe, (T
Tenant and Landlord are unuble to agree on such Fuir Market Rental Rate within ten (10) business days after Tenunt
aotifies Lundiord of Tenant's disagreement with Landlord's assessment thereol, then Landlord snd Tenunt shall cach
appoint un independent real estate appraiser with an MAL designution and with at least ten (10) yedrs' commergial
reul estate appratsal experience in the AREA murket. The two appraisers shall then, within cn (10) days afler their
designation, seleet an indépendent third appralser with like qualifications. Within twenty (20) business days afler
the selection of the thied appraiser, 8 majority of the sppraisers shall determine the Fair Market Rental Rote. H
mujority of the uppraisers is unablé to agree upon the Fuir Markdt Rental Rate by such time, then the two (2) closest
appraisals shall be averaged and the average will be the Fair Market Rental Rate. Tenunt und Lundlord shall cach
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bear the entire cost of the appraiser selected by it and shall share equally the cost of the third appraiscr.

Administration. 1€ Tenant has exercised the Renewal Option and the Fair Market Rental Rate for the
Option Term has not been determined in accordance with this Addendum Number Three by the time that Rent for
the Option Term is to commence in accordance with the terms hereof, then Tenant shall pay Rent for the Option
Term based on the Fair Market Rental Rate proposed by Landlord pursuant to this Addendum Number Three until
such time as the Fair Market Rental Rate has been so determined, st which time appropriate cash adjustments shall
he mode between Landlord and Tenant such that Tenant is charged Rent based on the Fair Market Rental Rate (as
finatly determined pursuant o this Addendum Number Three) for the Option Term during the interval in question,
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EXHIBIT A-2
TENANT IMPROVEMENT WORK LETTER

This Work Leuer ses foreh the rights and obligations of Landlord .ond Tenant with respect 10 space
planning, enginceting, final working drawings, and the construction and installaton of the Tenant Improvenents W
be completed before the Commencement Date. Upon completion, the Tenant Improvements shull become pact of
the Building. This Work Leter contemplates that the performance of the Tenant Imptovement work (the “Work")
will proceed in Four stages in accordance with the following schiedule: (i) preparution of space pluns for the
Premises (“Space Plans™y (1) final desiga and ungingering and preporation of final consteuction deawings. for the
Tenant Improvements; (i) preparation by Lundlord's Contractor of an estimate of the cost of the inida) Tepans
Improvements; (iv) submission and approval of plans by appropriate governmental authoritics and construction and
instaliation of the Tenant Improvements by the Commencement Dite,

In consideration of the mutial covenants hereinafier contained, Landlord and Tenant do mutually agred to
the tollowing:

{, 'Teriont_Improvement Allowsnce.  Lundlord ugrees 1o provide the Tenant {mprovement
Allowanee in the amount of $70.00 per rentable square foot of the Premises. (£12,326,230.00 based on 176,089
rentable square feet). No portion of the Teasnt Improvement Allowance may be used for furniture or other personal
property, and there shall be no credit against rent or cash avaitable 10 Tenant for any unused portion of the Tenant
timprovement Allowance. Tenam is fully responsible for the payment of all costs in connection with the Tenusit
tmprovements in excess of the Tenunt Improvement: Allowance. Notwithstanding any provision herein to the
contrary, the Tenunt Iniprovement Allowanee is only available for Tenant's.use for a periad of two years fter the
Commencement Dute. Any portion of the Tenant Improvement Allowanee not usted within the two-year period shatl
he deemed forfsited by Tenant and shudl no fonger be wvailable for Tenunt's use,

2 Spuce Planning, Design and Working Drawings. Tenunt shall engage Tenam's Architeet o
the design and engineering of the Tenant Improvements, including, without limitation, the prepuration-of drawings
ant specifications for the plumbing, mechanical, electrical, HVAC and fire sprinkler systems within the Premisos:
provided, however, Lundiord reserves the right 1o reguire Tenunt (o use Landlord’s designiied engineers to prepare
the MEP plans for the Tenant Improvements. Tenunt's Architect will perform its work at- Tepunt's-expense (which
expense shall be payable trom the Tenunt Improvomcnt Allowance including, without limitation, the following);
prepare the Spuce Plans, prepare construction drawings for the Tenunt Improvements, including Tenant’s partition
Juyomt, refleeteid ceiling grid, whephone and dlectrical outlets, keying, und finish schedufe (the "TT Construction
Deawings®), und prepare mechanical and electival plans where necessary for installation ol alr conditioning system
and duct work, und heating, plumbing, mechanical, fire sprinkler and electrical lacilities for the Tenand
Improvements (the “Mechanical Sysiem Plans” and colleetively with the T1 Construction Drawings, the "Wotking
Plans"). The Space Plans und the Working Pluns (colleetively, the “Pluns") shall be subject to Lundlord's prive
written approval as hereinafler provided.

X ‘Tenant Plun Delivery Date,

4.0, Tenant dcknowledges thmt Tenant’s Architeet is ucting on behulf of the Tenunt with
respect kv the preparation of the Plans for the Tenunt Improvements, and that "Tenant (not Landlord) is responsible
for the timely completion of the Plans, subject to Landlord’s obligations to timely review and apprave sume oS
provided herein. Tenant further acknowledges thal Landlord shali he alfowed 1o look to and rely upon Tenant's
Authorized Representative for authorization for ull deeisions on bebul€ of Tenant related to the construction procuss
including, without limistion, uny Changes (ns defined below).

3.2 Prior to the Effective Diw, Tenant's Architect has prepared and Submited to Landlotd
and Teunt the Space Plang for foots T theough 3 of the Building for Lundlord's ind Tenint's review and approval,
“The parties hereby agree 1o dillgently review und provide their respective comments 1o (hese Space Pluns, Upon
receipt of Londlord's and Tenunt’s comments, Tuant shall cause the Spuce Pluns w be revised by Tenunt's
Architeet and resubmitted (0 Lundlord for Landlord®s veview and upproval. Within 10 business days alter the dale
Landlord has tecvived the revised Space Plans requited herounder, Landlord shalt give Tenant wrillen nntice af
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Landlord's approvad or disapproval theeeol, und in the eyent ol disapproval, such notice shall specily the reusons for
disupproval, Thereufier, the purties will work wgether dillgently und in good tuith (1 resolve uny outstunding issues
retated (o the Spuce Plans.

3.3, Asspecified in the Project Milestone Schedule, on or bifore October 3, 2014 (as shown
in Scheduto 33, Tenant shall cause purtial working plans noting, among other things Toor plans, reflective cuiling
phuns, room finish schedule, PME & FP layouts, outline specifications, cut sheels for non-buikling standard items
(the 50% Working Plans”) (o be prepared by Tenant's Architect and submitted 1o Landlord for Landlord's review
und approval. Within 10 business days afier Lundlord’s receipt of the 50% Working Plans or revised 50% Working
Plang required hereunder, Lundlord shall give Tenoat written notice of Landlord’s approval or disupproval thereol,
und in the pvent of disapproval, such notice shall specify the reason thesefor, whereupon Tenant shalt direct Tenun's
Architect 1o prepure revised S0% Working Pluns mecting Landlord’s objections, IF Landlord fails to give Tenuns
written notice of Landlord's approval o disupproval of the 50% Working: Plans and such fallure continues for five
business days afier written natice thereof  Landlord, Landlord shall be deemed o have approved such 50%
Working Pluns.

34, [Intentionally Owmitied|

35 Suhjeéct to Landlord's ohligations (o timely review.and approve the 50m% Working Plans,
Tenant will deliver 1 Lundiord the final Pluns (or the Tenant Improvements on or hetore November 14, 2014 (the
"Tenant Plan Didivery Date™), as specified in the Project Milestone Schedule. Time is of the cssence in the
defivery of the final Plans. It is vital that the Ginal Plans be detivered o Landiord by dhe Tenant Plan Delivery Date
in vl 1o affow Landlord sufficient time (o review such Plans, o discuss with Tenant nny chunges therein which
Lundlord helieves 10 he nécessary or desirable, 1o enable the Contractor (o prepare an estimate of the cost of the
"Tenunt Linprovements, 1o obtain requited permits, and to substantially complete the Tenant Improvements within the
time Srame provided beeein,

6. IF Tenunt desires o change in the Plans, or any revised Plans required bercunder, afies
Lundlord has approved same (any such change being a “Change™), Tenant shall give Landlord written notice of the
Chitnge, spectlying the Chinge in reasonable detail. Within 10 business days nfter Landlord bos received Teanal's
written notice of 1 Change or any modified Chnge permitied hereunder, Landlord shall give Tenant written notice
of ity approval or disapproval tereof, and In she event ol disupproval, such notice sholl specily the reasons for
disappeoval, If Londlord fails @ give Tenant written notice of Landlord's upproval or disupproval of such Change
within s4id 10 business day period, Landlord shall be deemed to have approved such Change. I Landlord
disappeoves of o Change or sny modified Change permltted hereundur, Tenunt may modify the Chunge or such
permitted modified Change, us the case may he, and give Lindlord writien otice thereof. 17 Londlacd fails 10 give
Tenunt written notice of Landlord's approval ar disspproval of such revised Change within said 10 business day
period, Landlord shall be deemed o huve approved such revised Change. After Landlord has approved (or been
desmed b have upproved) a Change or any modified Change permitied hereunder, within 10 huoyiness diys
sheruafier, Tenont shall cause (he Plans 1o be revised by Tenant’s Architeet w refleet the Change or such modified
Change. Notwithstanding the foregoing, Tenant shall be degmed to have initisted and Landlovd shall he deemed 1o
have approved uny Chunge which may he required to cavse the Plans (o comply with afl applicable lows,
repulations, vodes and ordinances and/or with the requirements of any building inspoctor with juristiction civer the
Premises, :

az. Landiord stall not unreasonably withhold, condition or delay its approval of the Pluns or
uny revised Pluns required hereunder, or any Change oF modified Change permitid heeeunder provided, however,
Landlord shall not be deemed to have pcted unrcasonably if it withholds its consemt because, in Lundlond's
reasonuble upinion, any portion of the Plans or any revised Plans required hereunder, or any such Change (i) will
adversely alfect the strugtural, mechanical, electrical, plumbing, HVAC, life safely, communicutions, security ur
uther operating systems of the Building or the sufety of its occupants, (i) will impair Landlord’s ability so lurnish
survices 10 Tenunt, (i) will viotate any laws, codes, regulations or provisions of this Lease, (iv) will adversely ullict
the exterior appearance of the Building, or (v) is prohitited hy the provisions of any mortgage ur ground lease
encumbering the Premises. Any spproval or deemed approval of the Plans by Landlord shall nol constitute approval
of any Tenunt Delay and shall not be deemed a waiver of any rights or remedies that may arise as 2 resuly of such
Tenunt Deluy. Landlord muy condition its approval of the Pluns if’ the Plany requive design clements or wuaterials
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thue will cause Landlord to deliver the Premises o Tenamt alter the scheduled Premises Delivery Date.  The
foregoing reasons shull not be exclusive of the reusons for which Landlord may withhold approval, it being
understood nad agreed that such uther reasons ity be similar or dissimilar to the foregoing,

18. Within 15 business days after the Plans have been revised to reflect a Change which has
been approved or deemed approved by Landlord, Landlord shull notify Tenant i writing of Landlord’s good {aith
estimate of the cost of performing the work aecessary to incorporate such Change into the Plans and of the nember
of days of Tenant Delay that may result from performing such work. Landlord shall nol cause the Contractor to
commente uny work necessary 10 incorporate & Change into the Teaant [mprovements until Tenunt has approved
Landlord’s estimate of the cost of such work and the aumber of days of Teaant Defay that may result from such
work,

KIC Lundlord und Tenant shall process all requests for Changes in u timely fashion. Landlord
and Tenant ucknowledge thut the following ilems may resolt in Changes:

(@) Municipal or other goveenmental inspectors require changes 1o the Premises such us
additional exit lights, horps and strobes, or whatever other changes they may require, In such event,
Landlord will notify the Tenant of the required Changes, but the cost of such Changes and uny delay
ussociated with such Changes shall be the responsibility of the Teaant, excopt il the need for such changes
is the result of the construction vf design of the Buse Building.

(h) Tenant makes chunges to the Plans or requests addidonal work as part of Landlord's
Waork, Tenant will be notified of the cost and any delays that would result from the change by u change
wrder sipned by Teaunt hefore the changes are implemented.

() Muterials are not readily available, requine quick ship charges, or require substitation,

4. Work and Materials. On Tenant's behall. Landlord shull eogage the Contractor to construct and
install the Tenant Improvements in accordance with the Plans at Tenant's expense (which expense may bhe deducted
from the Tenant Improvement Allowance), Landlord shall coordinate und facititate all communications between
Temunt and the Cantractor. Prior to commencing the Work, Landlord shall submit to Tenunt in writing the cost of
the Work, which shall include the Contractor's cost for completing the Work (including the Contractor's general
conditions, overhend and profit). Tenant shall have five business days to review add approve the cost of the Work,
Lundiord shull not nuthorize the Contractor to proceed with the Work until the cost is motnlly agreed upon and
upproved in writing and delivered o Landlord. The Work shall be petformed in compliance with all Taws,
ordinunces, codes, repulations and orders applicable at the time Landiord’s Work i performed, made using first-
class building sinndard materials.

3, Premises Delivery Date.

(@) The Premises Delivery Date shall be the dute when the Premises are “Ready for
Occupancy” as described in Section 3.e of the Lease and the Lundlord delivers possession of 1he Premises
(o Tenant,

(). Notwithstunding the foregoing, ift Lundlord shall be delayed in delivering possession of
the Premises os a result of any act or omission of Tenant, or ils agemts, employees, or independent
contractors including, bul not limited to the following (cach, o "Tenant Delay™):

(i)  Tenant's failure to provide the Space Plans, 50% Working Plans, andfor Warking Plans
within the time specified hereing

(i)  Tenunt's failure to furnish to Landlord the final Plans on or belore the Tenant Plan
Delivery Date (exeept 1o the cxwat such defay is due to Eandlord's {uilure to imely review and/or
approve uny initial or revised Plans, including the Space Plans);

(iii)  Tenant's failure (o timely respond 1o requests for Chunges;
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(iv) Any Changes in the Tenant Improvements or the Plans initiuted or required by Tenant
{(notwithstanding Landtord's approval of any such Changes);

(v)  Tenant's request for Changes in or modifications (o the Pluns subsequent to the Tenant
Plan- Delivery Date il such Change caused a delay and same is disclosed in the Change-
(nowwithstanding Landlord's approval of any such Changes);

(vi) Inability 10 obwin materials, finishes or installatlons requested by Tenant that huve
long head times ta order or install, which are so noted by Landlord on the spproved finul Plans;

(vii) Fuilure of Tenunt t approve uny bids or other costs submited for Tenont's review;

(viii) The performance of any work by any person, firm or vorporaiion employed or retained
by Tenant unluss approvied in advance in writing by Landlord;

(1x)  Any delay in completion catsed in whole or in part hy Tensnt's early access to the
Premises described in Seetion 9 below; or

(x)  Any other uct or omission by Tenant or its ageats, representatives, and/or cmployees;

then, in any such event, for purposes of determining the Premises Delivery Dute, the Premises
shall be deemed to haye been delivered to Tenant on the date that Landlord ceasonably détermines
thut the Tenant mprovements would have been substantiolly completed and the Peemises would
have been ready for delivery if such délay or delays had not oceurred.

6, Tenant Improvement Expenses in Excess of the Tenant Improvement Allowance. Tenunt
agrees to pay to Lantlord, prompily upon being billed therefor, all costs and expenses in excess of the Tenant
Improvement Allowance ineurced in connection with the TFenant Improvements, i und when the Tenant
improvenwnt Allowance has been exhausied, Landlord will bill Tenant for any excess costs und expenses on a
periodic basis (but no more than once per month) a5 and when Landlord receives a pay application (rom the
Comtracior. Landlord will bilt Tenaat only for the compleied portion of the Work for which the Cantractor is
soliciting payment. Tenunt shall pay Landlord the amount due within thirty (30) duys alter receipt of Landlord's
inyvice. [Tenant will not be puying Precise directly stnce Landlord's GC will sub out the surgery center upfit to
Precise, Landlord is responsible for paying the GC , who in turn will pay Precise. This provision ontly addresses
low Tenant will reimbnrse Landlord for any tenant impravement cosis in excess of the Allvwanee,]

7. Repairs and Cotrections, The Contractor will provide 4 one-year warrinty from the Premises
Delivery Date, transferable to Tenant, for defective workmanship and materials. Al manufacturers’ and builders’
warranties with respeet 1o the Work shall be issued (o or transferred 10 Tenant, without recourse to the Landiord.
Tenunt shall repair or correet any defective work or materials instailed by Tenant or uny contractor other than the
Contriieior selected by Landford, or any work or materials that prove defective as a result ol any act or omission of
Tenant or any of its employees, agenty, invitees, leensees, sublenants, customers, clienls, or guesis.

8. Inspection of Premises; Possession by Tenant, Prior to delivery of possession of the Premises
to Tenant, Tenant and Landlord (or their representatives) shull inspect the Premises and shall jointly develop a list wf
any defects or incomplew portions of the Work (“Punchlist”), Landlord shall cause the Contractor to complete
and/or carrect all Punchlist items prompily after the Punchlist is delivered (o Landlord and Landlord shall give
Teaunt writieh notice when al) Punchlist items are completed andfor corrected, Landlord shall eause the Contractor
10 coordinate its entry into the Premises Tor such purpose with Tenant and to complese and/or correct the Punchlist
iems in 4 manner that minimizes interlerence with Tenant's normal conduct of Tenant's regilar business in the
Premises. Tenant’s possession of the Premises constitutes seknowledgment by Tenant that the Premises are in good
condition and that all work and matecials provided by Landlord are satisfactory a¢ of such date of occupancy, except
a8 o (i) any defects or incomplete work set forth in the Puachlist, (i) latent defects, (iii) any detects covered by
Landlord’s warmnty st forth in Section 7 of this Work Leuer, and (iv) any equipment that is used seasonally if




Tenant takes possession of the Premises during a season when such equipment is not in use. Such acknowledgment
shalt not affect Landlord’s maintenance and repair obligations under the Lease.

9. Access During Construction, During construction of the Tenant Improvements und with prior
approval of Landlord, Tenant shall be permitted reasonable access to the Premises for the purposes of taking
measurements, making plans and doing such other work as may be appropriute or dusirable (o enable Tenant 1o
nssume possession of and operate in the Premises; provided, however, that such uccess does not interfere with or
delay the Work and does not include moving furniture or simitar itlems into the Premises. Prior (o any such entry,
Tenant shall comply with oll insurance provisions of the Lease. ARl waiver and indemnity provisioas of the Lease
shall apply upon Tenant's entry of the Premises.

10. Notice to Landlord. For purposes of delivery of notice or any materials to Landlord under this
Work Letter, notice shall be delivered in the munner provided in the Lease, but an additional copy shall be delivered
to Highwoods Realty Limited Partnership, ¢/o Highwoods Propertics, Inc., 6410 Poplar Avenue, Suite 140,
Memphis, Teanessee 38119, Attn: Mau Marzolf,
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EXHIBIT B
RULES AND REGULATIONS

Access to Building. Landlord, in coordination with Tenant, may from time o time establish rensonable
security controls for the purpise of regulating uceess to the Building.

Protecting Premises. Tenant shull be solely responsible for closing and scourely locking alt doars or other
muans of eatry to the Premises,

Large Articles, Furniture, freight and other farge or heavy asticles may be brought into the Building only in the
munner reasonably designated by Landlord (i Landlord desigaates such a manner) and slways at Tenant's sol
rosponsibility.  All damage done o the Bullding, its furnishiags, fixwees or cquipment by maving or
muintoining such furniture, freight or articles shall be repaired at Tenant's expense.

Signs. Except as oxpressly peemitted otherwise in the Lease, Tenant shadl not paint, displuy, inscribe, mainuin
or alfix any sign, placard, picture, advertisement, name, notice, letiering or direction on shy part of the vitside
of the Building without the written eonsent of Landlord, and then only such name or dmes or matier and in
such eolor, size, style, charcter and material og shall be first approved by Lundlord in writing. Landlord,
witheut notice to Tenant, reserves the right to remove, at Tenant's expense, afl matters other than that provided
for thove,

Compliance with Loaws. Tunant shull comply with all applicable laws, ordinances, governmentsl orders or
regulations und applicable orders or directions rom any public office or body having jurisdiction, whether now
existing or hercinafter enacted with respect to the Premises and the use or oceupaney thereof. Tenant shall not
muke or permit any use of the Promises which dircetly or indireetly i forbidden by law, ordinance,
governmental regulutions or order or dircetion of applicable public authority, which nay be dangerous to
persons or property or which may constituie a nuisance Lo other enants.

Defacing Premises and Overloading. Tenant shall not place ur permit to be placed any anticle of any kind-on
the exterior walls; blinds, shades, awnings or other forms of inside or vutside window ventilators or similus
deviees shall aol be placed in or ghout the outside windows in (he Premises except to the extent that the
chargeter, shape, color, miterial and make thereof is approved by Landlord, Except as otherwise permitted
wnder the Lease, Tenant shall not do any puinking or decorating in the Premises or install any Moor coverings in
{lie Promises or make, paint, cut or drifl into, oF in noy way deface any part of the Premises or Building without
in each instance obtajning the prior writiup consent of Landlord. Tenant shall not overlaad wny floor or part
thereof in the Premises, or any facility in the Building or any public corridors or elevators therein by bringing in
oF removing any Targe or heavy articles and Landlord may diseet and control the location of safes, files, and ull
ovher heavy articles and, if considered pecessary by Landlord may require Tonant ot its expense to supply
whatever supplemuntary supports necessary to properly distribute the weight.

Additional Locks. Except as otherwise npproved by Landlord, Tenant shufl not attach, or permit to be
attached, additional locks or similar devices (o any door or window, change existing locks or the mechanism
thereol, or make or permit 10 be made any keys for any door other than those provided by Landjord. Upon
wermimation of this Lease or of Tenant's possession, Tenant shall immediately surreader all keys to the Premises.

Communications or Utility Connections. 1f Tenant desires signal, alarm or other wility or similur service
connections instilled or changed, then Tenant shall not install or chunge the same without the approval of
Landlord, which appravai shall not be unreasonibly withheld, dnd then only vnder direction of Landlord and ut
Tenants expense. Tenunt shall not install in the Premises any cqtiipment which requires a greater than normal
amount of electrical curment for the permited use without the advance writien conserit of Landlord, which
consent shall not be upreasopably withheld, Tenant shull aseertain (rom Landlord the maximum amount of load
o demand for or use of électricyl current which ¢an safely be permitied in the Premises, taking into account the
capacity of the electrie wiring in the Building dnd the Premises, und Teaant shall not in any event connect a -
greater load than that which is safe.
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9, Office of the Building. Service requirements of Tenant will be attended to only upon application at the office
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of Highwouds Propertics, lne, Employees of Landlord shalt not perform, and Tenant shall not ¢ngage them 1o
do dny work outside of their duties unless specifically authorized by Landlord.

Restrooms. The restrooms, tollets, urinals, vanities and the other apparatus shall not be used for any puirpose
other than that for which they were constructed. The expense of any breakoge, stoppage or damage resulting
from the violaton of this rule by Tenunt or its employees, agents, contractors o representatives shall be borne
by the Tenant,

Intoxication. Luandiord reserves the right 1o exclude or expel from the Building any person who, in the
reasonable judgment of Landlord, is intoxicated, or under the influence of liquor or illegal drugs, or otherwise
prevents o material threat 1o the peaceful and safe use and enjoyment of the Building by Tenant and/oc any
invitees, contractors, vendors o visitors present in or about the Building,

Nuisances and Certain Other Prohibited Uses, Tenadot shall oot (n) install or operate uny internal combustion
enging, boiler, machinery, refrigerating, heating or air conditioning apparats in or abowt the Premises: (h)
engage in uny mechanical business, or in any service in or sbout the Premises or Building, except those
ordinarily emhraced within the Permitted Use as specified in Section 4 of the Lease or us otherwise expressly
approved in writing by Landlord; (¢) use the Premises for housing, Jodging, or sleeping purpoases other than as
may he normatly contemplated within the scope of Tenuat's Permitted Use; (d) cook food th the Premises
(heating coffee und individual moals and snacks by use of ardinacy coffee machines, microwive ovens and
louster ovens excepted); (¢) place any radio or television antennue on the rool or on or in any part of the inside
or outside of the Building viher than the inside of the Premises, exeept as approved by Landlord, which
approvil shufl not be unrcusonubly withheld, or place o mosicat or svund producing instrament or device
outside the Premises: (1) use any power source for the operation of any equipment or device athir than dry celi
butieries o electricity; (g) operate any electrical dovice from which may cmanate waves thit could interlere
with ur impair radio or television broadcasting or eeception from o in-the Building or elsewhere, exeept o8

approved by Landlord, which approval shall not be unreasonably withheld; (h) bring or peemit to b in the

Building uny animal (exeept for service animals in the company of a disubled person); (i) make or permit any
ohjectionable noise or odor {0 emanate ouside of the Building; (j) do anything in or about the Premises which

could be 4 nuisanee of fend w injure the reputation of the Building; () wllow any fireurms in-the Building ur the

Premises except a8 approved by Lundlord in writing, provided that Tenant shall not be required to sereen
anyone eatering the Building.

Building Sccurity. Problems in Building and suite security should be directed to Landlord throvgh Tenant
Services.

Packing. Parking is in designated parking arcas only. There shall be no vehicles in “no purking" zoncs or at
curbs. ‘Hundicapped spaces are for hundicapped persons only sad the Police Department will ticket unouthor-
{zed (unidentificd) cors in handicapped spuces. Landlord reserves the right to remove vehicles that do not
comply with the Lease or these Rules and Regulations and Tenant shall indemnifly and hold harmiess Lundlord
(rom its reasonable exercise of these ights with respeet to the vehicles of Tenant and its employees, agents and
invitees.

Jonitorial Service. The janitorial safl will remove all trash (rom trasheuns,  Any container or boxes left in
hallwags o apparently discarded unless eleardy wnd conspicuously Tabeled DO NOT REMOVE may be
temoved without ligbility to Teasat. Any large volume of trash resulting from delivery of furniture, equipment,
¢ic., shonld he removed by the defivery company, Tenant, or Landlord Teaunt's expunse. Janitorial service
will be provided after howrs Tive (5) diys 2 week. All requests Tor trash rembval other than normal janitorial
services should be directed to Landlord through Tenant Services. '

No Smoking. Smoking of any kind or type, including without limitation, cigareites, cigars, pipes, othier lnbaeca
produets, or illegal substances is prohibited in the Building, including, but not limited to, fenanl spaces,
Common Arcas sueh as restrooms, clevators, stairwells, hallways, fobbics, public, health or fitness centers, mail
rooms, vending rooms, loading docks, mechanical and clectrical rooms, roofs, and/or other arcus speviticully
posted by Landford. Landlord may from time to time designate certain “Smoking Arcas” outside the Building,
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and smoking on the Property shall be limited to such areus, Additionally, Tenant and its employees shalt
deposit all cigaretic and cigar butts in the ush urns provided by Landlord mt certnin locutions outside the
Building. -

Revisions to Rules. Tenant may, with Landlord's prior writien approval, which shall not be unreasonably
withheld, revise the Rules and Regulations as reasonubly required to optimize Tenant’s business operations,
provided the revised rules do not negatively impact the value of the Premises and otheewise do not conflict with
the terms and conditions governing Tenant's occupancy and use of the Premises set forth in the Lease.
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EXHIBITC
COMMENCEMENT AGREEMENT AND LEASE AMENDMENT NUMBER ONE

This COMMENCEMENT AGREEMENT AND LEASE AMENDMENT NUMBER ONE (the “First
Amendment™), made and eatered into as of this day of , 20___, by and between
HIGHWOODS REALTY LIMITED PARTNERSHIP, u North Carolina Limited Partnership, with its principal
officc ut 3100 Smoketree Court, Suite 600, Raleigh, North  Caroling 27604  (“Landlord™) and

a Corporation, with its principal office at
("Tenant’);
WITNESSETH:
WHEREAS, Tenunt and Landiord entered into that certain Leuse Agreement dated (the
“Lease™), for space designated as Suite . comprising approximately remtable square feol, in the
Building, located at , , City of .

Countyof _______, State of Florida; and

WHEREAS, the partics desire o confirm the Commencement Date and Expiration Date and to amend the
Rent Schedule and Turiher alter and modify said Lease in the manner sed forth below.

NOW THEREFORE, in consideration of the mutual and reciprocal promises contained herein and for other
pood and valugble consideration, the reeeipt and sufficieney of which is hereby ackaowledged, Landlord and Tenant
herehy agree to amend the Lease us follows:

I. Lease Term. 'The Commencement Date of the Term actually oceurred on . As a result, the
Expiration Date of the Tebmshallbe . Sections 1.b of the Lease, entitled *Term”, and all other
relerences 10 the Commencement Date and Expiration Date in the Lease, are herehy nmended accordingly.

2. Base Renr. Section . of the Leuse, entitled “Base Reat”, shall be amended as follows:

A.  DBase Rent. The cumulative Base Rent for the Teem shall be ,instead of §

B. Rent Schedule. ‘The rent schedule provided in Scetion 1e shall he replaced in its entirety with the
foflowing rent schedule:

MONTHS RATE PSF MONTHLY RENT | CUMULATIVE RENT

BASE RENT: %

1. Miscellaneons. Unless otherwise defined herein, all capitalized terms used in this First Amendment shall have
the same definitions uscribed 10 them in the Lease.

4, Lease Effectiveness. Except as modificd and amended by this First Amendment, the Lease shall remain in Tull
force and effect,
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IN WITNESS WHEREOF, Landiord and Tenant have caused this Agreement to be duly executed, as of the
day and year first above written.

WITNESSES: LANDLORD:
HIGHWOODS REALTY LIMITED PARTNERSHI

a North Carolina limited partnership

By: Highwoods Properties, Inc., a Maryland
Corporation, it sole general partner

By:
Print Nome Danic! E. Woodward
Title:  Vice President

Date:
Print Name
TENANT:
WITNESSES:
DO NOT SIGN — EXHIBIT COPY ONLY
Signature Line
By:
Print Name Print Name
Title:
Date:

Print Name




EXHIBITD
GUARANTY

{SEE FOLLOWING PAGE]
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GUARANTY OF LEASE

This Guaranly is made as of the ) ‘LL\%Juy nl‘%u;ﬂ__. 2014, by LSI HOLDCO LLC, u Delaware limited
liability company, whose address is 3031 N. Rucky Point Drive West, Suite 300, Tampa, Florida 33607
("Guarantor"), in (avor of HIGHWOODS REALTY LIMITED PARTNERSHIP ("Lundlord"), whuse sddress is
3100 Smoketres Court, Suite 600, Raleigh, North Carolina 27604 (the "Guaranty™).

L, Leare, The "Lease” shall mean that certain Medical Office Lease dated »‘\‘Lv- i ‘ L.
2014, by and between Landlord and LSI Management Compuny, LLC ("Tenant”) or tht property Tocated at 5332
rl'\‘vmn Park Drive, Tampa, Flotide 33607, and all ¢xwensions, renewals, amendments, supplements or modilications
thergto.

2. Purpose and Considerdation, ‘The executivn and delivery of this Guaranty by Guarantor is a condition to
Landlord's entering into the Lease with Tenant and is mude @ induce Landlord (o enter into the Lease. Guarontor is
a stockholder, parer, member, manager, officer ot director of Tenunt,

K} Guaranty, Guurantor hereby absolutely, unconditionally and irrevocably, guarantees the com liance with
and performance by Tenant of each of the rmvisions. covenunts, agreements and conditlons upplicable to Tenant
contiined in the Lease und guaraniees the full and prompl payment by Tenunt of the Base Rent, Rddi(innnl Rent and
ather amount payable by Temant under the Lease, as and whea the some become due, whether by acceleration or
otherwise. This is a Guaranty of puyment and not of collection,

4. Guaranty as Independent. The obligations of Guarantor hereunder are independent of the ohligations of
Tenunt, ond Guarantor expressly agrees that a separate setion or actlons may be brought and prosecuted aghins
Guarantor whether or not any action is brought against Teaont and whether or not Tenant is joined in ooy action
against Guarantor and that Candlord may pursue any rights ar remedies it has under the Lease and under this
Guaranly in any order or simullancously or in any other manner.

5. Authorizations to Landlord,  Guacantor authorizes Lundlord, without notice or demand and without
affecting Guarantor's linhility hereunder, from time to time to (i) change, amend, modily or alier any ol the wrms,
covenants, ugreements, or conditions contained in the Lease; (ii) exiend or renew the Lease: (iii) change, reaow,
compromise, extend, seeelerate or otherwise change the time loy ﬂnymunl of uny amounts payable under the Lease;
(iv) consent (o any assignment, sublease, pledge or transter of the Lease by Teaant o of Tepant's interest in the
Premiscs: (v) release Tenant und Substituie any wne or more parties us Tenanls or sublussees under the Lease; (vi)
watve or fail (0 take detion with respect 1o any default by Tenant uader the Lease; and (vii) waive or {ail 10 wke
action with respect to any remudy under the Leose. -

6, Application of Payments Received by Landlord.  Apy sumg of money that Lundlord receives from or on
behall of Tenaat may he applicd by Landlord (o reduse any indehiedness of Tenant to Lundlord as Landlord, in its
solé diseretion, deems appropriate.

7. Waiver by Guardntor, Guarantor hereby waives (1) any right 1o require Laadlord 10 proceed gainst, give
futice o of make demand upon Tenant; (1i) any right (o require Landlord w pursue any temedy of Luadlord; (i)
any right to participate in or to direct the application of any security held by Landlord; (iv) any defense arising out of
any disability or other defense of Tepant; including cessation, impairment, modification, or limitation, from any
cause, of liability of Tenant or ot uny remedy for the enforcement of such linbility,

8. Subordination by Guarantors, Guarantor hereby ugrees that any indebiedness of Tenant w0 Guarantor,
whether now existing or lereafter ereated, shall be subordinated o any indehtedness of Tenant 10 Landlord,

9. Notices and Demands. AN notices and demands under this Guaranty shall be in writing and shall he
deemed properly given and received when actually given and received three (3) husiness days after mailing, (i) il
sent by registered or certified United Stales mail, postage prepaid, return receipt requested, addressed 16 the party (o
receive the notice or demsnd at the address sei forth for such purty in the {irst paragraph of this Guaranty or at such
other uddress as ither %arir may nolify the other in writing or (i) defivered to o nationally recognized overnight
courier service fur nexybusiness day delivery, (o its addressee ot such party's address as set forth above. A copy ol
any nutices given by Guarantor 1o Landlord shall be sent, to Highwoods Propertics, fnc., 3100 Smoketree Court,
Suite 600, Raleigh, North Carolina 27604,

10, Payment of Costs of Enforcement. In the event_uny uction or proceeding is brought 1o enlorce this
Guaranty und if Lundlord is held entided to recovery against Guarantor, Guarantor agrees (0 pay ull costs and
expenses of Landlord in connection with such action or procecding, including reasonable attorneys® fees.




11, Binding Effect. 'This Guaranty shall be binding upun Guarantor and its heirs, personal representatives,
successors and assigns and shall inure to the benefit of Landlord and its successors and assigns.

12. Suverubih‘tg‘; If any provision of this Guaranty shall be held invalid or unienforceable, the remainder of this
Guaranty shall not be affected thereby and there shall be deemed substituted for the affected provision, a valid and

enforceable provision as similar us possible 1 the uffected provision.

13, Governing Law. This Guaranty shall be interpreted under and enforced nceording to the laws of the State
in which the Premises are located.

14, Captions for Convenience. The headings und captions hereof are for convenicnee only and shall be not
considered 1n interpreting the provisions hereof.

15. Unless otherwise defined herein, ull capitalized terms shall have the sume meaning as set forth in the Lease.

IN WITNESS WHEREOF, Guarantor has caused this Guaranty to he executed under seal the day and year first
ghove written.

WITNESSES: LSI HOLDCO LLC, a Delawace limited lisbility

company

Signature Line C/

en Geammen/ o William E. ”-em-L

Print Name

Title: CED
M/:'(r Dute: gl i ’ ‘-f

Print Name I )
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