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{lJ;u,iugh•u! this Lease, complefr !Jfrmk~ and check a/I boxv<, ffrnI 
c. ··Hp/eted mui boxes not checktd do n,;'1 ripply./ 

Blanks not 

hx good an,J valuable consid(; ,,,:ir,t:, th-:: ptties to this Commc,c-:.,; Lc:ase Agreement (the 
"Leaso:" 1 ,tgree as follows: 

:".Hl'JCLE ONE 

DEF!;•:.~n TERMS 

As used in this Lease, the- tenns set forth in this Article One have the following meanings: 

((,\:\1fRC: ' EASE AGREEMEJ\ ;' Par•' 
f) ··1t;(i(·; h"rt"'rl l\.l,,-,. '1 /OU)O\ 



Date: The last dr · ~natures of Land: · 

)i,rc: Collin County I .i1 1dation 

Address: Cc,llrn County Construction & Pt,:_;.:.:~ ts Dr.:partrn,:nt 

4600 Curnrnunity Avenue 

McKim1ey, Texas 75071 

Telephone: 972-547-5333 Fax: 972-547-5385 

Telephone ~i72-54 7-5353 

1.03 Tenant: CommunitvServi,ces, Inc. (CSI) 

920 E. Park Blvd "··'• 0 lJQ 

;~ano.,, Texas 750> 

felephone: 903-872-37. 

Email: dedwards(: 

,24/7 

1.04 Premises [indude Suite or Unit No., if app!kableJ: 

A. Building Name: Collin County Health Care Foundation 

B. Street address: 920 E. Park Boulevard, SnilC l l 0 

Plano. T:x3s 7507~ :-:: Collin County. T:c.:;is 

C Le~:ar ,rlescription: The pwi',.;, :, ,in v,1hich the Premises act : is described on the 
aHw:),<'d i'.xhibit "B'', SUR '! ~, AND ;Y: ;,EGAL DESCRIVi ,he Pn,perty). The 

'Prc,perty" includes tb· i,!nd de:,c on Exhibit ''B", :ind ,my 1rnpr:1V("ments on the 
land (including the Premises). 

D. Fl.vi:-' Plan or Site Plar' · ikin~ ;,1. t1 , ,. area of approximm. 
rn,Hv pa::icularly shown if• outlin, on the attached 

OR SITE PLAN. 

;;m•s ff!ALS 
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C,. ..... ....,._ 1',.l.,,.. ...._ {Oif\O\ 

sqwl; feet and being 
··~/\\~ ~:--l.,OOR PI.,AN 



E. Tenant's Pro Rata Share: 1.5% 

1.05 Term: three (3) years and Q months beginning on August 1. 2023 (the "Commencement 
Date") and ending July 31, 2026 (the "Expiration Date"). Unless the context requires 
otherwise, references in this Lease to the "Tenn" include any renewal or extension of this 
Lease. 

1.06 Base Rent: Base Rent for the Term is due and payable in monthly installments per month in 
advance as described: $16.00 per square foot or $360.00 per month due on the 151 of each 
month. Base Rent and all other sums due or payable by Tenant to Landlord under this Lease 
are collectively referred to in this Lease as the "Rent." 

1.07 Percentage Rental Rate: Not applicable 

1.08 Security Deposit: $360.00 (due upon execution of this Lease). [See Section 3.04] 

1.09 Permitted Use: General Office [See Section 6.01] 

1.10 Party to whom Tenant is to deliver payments under this Lease is the Landlord, unless one 
of the following boxes is checked, in which case Tenant shall deliver payments to: 0 
Principal Broker, or ~ Other [Set forth name and address, if other than Landlord or Principal 
Broker]: 

Collin County Central Plant 
Attn: Construction & Projects: Bill Burke 
4600 Community Avenue 
McKinney, Texas 75071 

1.11 Intentionally Omitted. 

1.12 Intentionally Omitted. 

1.13 Intentionally Omitted. 

1.14 Exhibits and Addenda. Any exhibit or addendum attached to this Lease (as indicated by the 
boxes checked below) is incorporated as a part of this Lease. Any term not specifically 
defined in an Addendum will have the same meaning given to it in the body of this Lease. If 
any provisions in the body of this Lease conflict with the provisions of any Addendum, the 
Addendum will control. 

1.15 
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Exhibit ''r'\'' 

Exhibit "B" 

,'\ddendum "1\" 

Addendum ''B'' 

Addendum "C" 

Addendum "1)" 

Addendum "E" 

Addendum "F" 

Addendum "G" 

Addendum "Ii" 

l'. ddendurn "!" 

Addend1.m1 "J" 

Addendum '' K" 

1nd/or Site Plan 

Expense Rei•rh,F:,ern~nt 

Renewal Opt1or,s 

Pipbt vrr;tst Refusal for Additim:,,' ~ 

.·,,n:age Rental and Gros~ 

dc,n & Improveme1:ts 

Rules & Regulatic,ns 

Other 

Infonnation a bod! L ~ rok e:: dge Services 

Additional Prm,isinns /\ddendum 

LE:TWO 

LEA5E ·~o TERM 

2.01 Lease of Premises fo.r Term. Landlord leases the Premises to Tenant and Tenant leases the 
Premises from Landjord for the Tenn stated in Section i .05. The Commencement Date is the date 
specified in Section l .(}5, unles~ advanced or delayt.:d undei any provision of this Lease. 

Commencement~ :.:Jlord >t be liable to Ten. ::1 ifL,dk· l does not deliver 
the Premises to Tt·i,;;, ,, · :1 Jw L ffective Date spc:i:ed 1 ,,,n 1.01 above, 

n,n1,delivery of possi:s: ;, , :,::: Premises to Tenant en u,, Date will not 
or the obligatior;,: uff ,;,ur,t .. mdcr this Lease. How, • Comrnencement Date 
on a day for dao :.,.<sis, w,;i·• •·• ,,;session of the Pr-:fl,; ;•.; deli,\.red to Tenant 

Tht T,: '·, ,,..;n t>e extended for a p,:rwd equ;~; e delay in delivery of ,.,fthe Premises 
to Tenant, plus the number of days necessary for the Term to expire on the last day of a month. lf 

not deliver posses:,:,;:• - Premises to Tenant v. i:hn days after the 
;pecifled in Secti,m l :,.: 1. :·c'Gtn! may cancel this L. gi·v ing ,1 written notice 
hin ten (10) days thf i W) day period end:, 1 ,:n:1111 gi ,!S such notice, 

th;:, l ,,,,ii) be canceled effedivc is ol ,J, ,,.tte of its executit1n,. :1nd nu i.iarty will have any 
rights or obligations under this Lease. if Tenant does not give such notice w1thm the time specifo::d 
Tenant will have no right to cancel this Lease, and the rerm will commence upon the ninetieth 
(90th) day after delivery of possession of the Premises to Tenant If delivery of possessi,Jn of the 
Premises to Tenant is delayed, Landlord and Tenant shall. upon such delivery, execute an 

LEASE ,\GREEMEN"t Pa;:.t 



amendment to this Lease setting forth the revised Commencement Date and Expiration Date of the 
Term. 

2.03 Early Occupancy. If Tenant opens the Premises for business ("Use") before the 
Commencement Date, Tenant's Use of the Premises will be subject to all of the provisions of this 
Lease. Early Use of the Premises will not advance the Expiration Date. Unless otherwise provided 
in this Lease, Tenant shall pay Base Rent and all other charges specified in this Lease for the period 
of Use. 

2.04 Holding Over. Tenant shall vacate the Premises immediately upon the expiration of the Term 
or earlier termination of this Lease. Tenant shall reimburse Landlord for and indemnify Landlord 
against all damages incurred by Landlord as a result of any delay by Tenant in vacating the 
Premises. If Tenant does not vacate the Premises upon the expiration of the Term or earlier 
termination of this Lease, the Base Rent during the holdover period will be increased to an amount 
that is two (2) times the Base Monthly Rent in effect on the expiration or termination of this Lease, 
computed on a daily basis for each day of the holdover period, plus all additional sums due under 
this Lease and will be immediately due and payable daily without notice or demand. This Section 
will not be construed as Landlord's consent for Tenant to hold over or to extend this Lease. 

ARTICLE THREE 

RENT AND SECURITY DEPOSIT 

3.01 Manner of Payment. The sums payable under this Lease by Tenant shall be paid to Landlord 
at the address set forth in Section 1.02, unless another person is designated in Section 1.10, or to 
any other party or address Landlord may designate in any written notice delivered to Tenant. 
Landlord may designate, in a written notice delivered to Tenant, the party authorized to receive 
Rent and act on behalf of Landlord to enforce this Lease. Any such authorization will remain in 
effect until it is revoked by Landlord in a subsequent written notice delivered to Tenant. Any 
payments made to a third party designated by Landlord will be deemed made to Landlord when 
received by the designated third party. All sums payable by Tenant under this Lease, whether or 
not expressly denominated as Rent, will constitute rent for the purposes of Section 502(b)(6) of 
the Bankruptcy Code and for all other purposes. 

3.02 Time of Payment. Upon execution of this Lease, Tenant shall pay the installment of Base 
Rent for the first month of the Lease Term for which Base Rent is due. On or before the first day 
of the second month of the Term for which Base Rent is due, and on or before the first day of each 
month thereafter, the installment of Base Rent and other sums due under this Lease will be due 
and payable, in advance, without off-set, deduction or prior demand. Tenant shall cause payments 
to be properly mailed or otherwise delivered so as to be actually received (and not merely deposited 
in the mail) by Landlord ( or the party identified in Section 1.10, or any other third party designated 
by Landlord) on or before the due date. If the Term commences or ends on a day other than the 

LANDLORD'S INITIALS ____ TENANT'S INITIALS~ 
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first or last day of a calendar month, the rent for any partial calendar month following the 
Commencement Date or preceding the end of the Term will be prorated. Tenant shall pay any such 
prorated portion for a partial calendar month at the beginning of the Term on the Commencement 
Date. Tenant shall pay any such prorated portion for a partial calendar month at the end of the 
Term on the first day of that calendar month. 

3.03 Late Charges. Tenant's failure to promptly pay sums due under this Lease may cause 
Landlord to incur unanticipated costs. The exact amount of those costs is impractical or extremely 
difficult to ascertain. The costs may include, but are not limited to, processing and accounting 
charges and late charges that may be imposed on Landlord by any ground lease or deed of trust 
encumbering the Premises. Payments due to Landlord under this Lease are not an extension of 
credit. Therefore, any payment under this Lease that is not received on or before the due date (and 
not merely deposited in the mail), Landlord may, at Landlord's option and to the extent allowed 
by applicable law, impose a Late Charge on any late payments in an amount equal to five percent 
(5%) of the amount of the past due payment (the "Late Charge") after the payment is more than 
five days past due. A Late Charge may be imposed only once on each past due payment. Any Late 
Charge will be in addition to Landlord's other remedies for nonpayment of Rent. If any check 
tendered by Tenant under this Lease is dishonored for any reason, Tenant shall pay to Landlord a 
dishonored check fee of thirty-five dollars ($35.00), plus (at Landlord's option) a Late Charge as 
provided above until Good Funds (defined below) are received by Landlord. The parties agree that 
any Late Charge and dishonored check fee represent a fair and reasonable estimate of the costs 
Landlord will incur by reason of the late payment or dishonored check. Payments received from 
Tenant shall be applied first to Late Charges, fees or any other charges due and second to Base 
Rent until past due amount is received in Good Funds by Landlord. Landlord will not impose a 
Late Charge as to the first late payment in any calendar year, unless Tenant fails to pay the late 
payment to Landlord within three (3) business days after the delivery of a written notice from 
Landlord to Tenant demanding the late payment be paid. However, Landlord may impose a Late 
Charge without advance notice to Tenant on any subsequent late payment in the same calendar 
year. 

3.04 Security Deposit. Upon execution of this Lease, in addition to the installment of Base Rent 
due under this Section and in addition to any other amounts that are due from Tenant upon the 
execution of this Lease, Tenant shall deliver to Landlord a Security Deposit in the amount stated 
in Section 1.08. Landlord may apply all or part of the Security Deposit to any unpaid Rent, 
damages and charges for which Tenant is legally liable under this Lease, or damages and charges 
that result from a breach of this Lease, including but not limited to, the cost to cure Tenant's failure 
to comply with Section 7.05 and any other provision that requires Tenant to leave the Premises in 
a certain condition upon the expiration or termination of this Lease. If Landlord uses any part of 
the Security Deposit, Tenant shall restore the Security Deposit to its full amount within ten (I 0) 
days after Landlord's written demand. Tenant's failure to restore the full amount of the Security 
Deposit within the time specified will be a default under this Lease. No interest will be paid on 
the Security Deposit. Landlord will not be required to keep the Security Deposit separate from its 
other accounts, and no trust relationship is created with respect to the Security Deposit. Upon any 
termination of this lease not resulting in Tenant's Default or after the expiration of this Lease, 
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refund !he unusc ;·,,:,, ,.t Security Deposi 0 mt within sixty 
the date Tenant s : :ler~ · ;ion of the Premii< a written notice 

to:_______ Tenant's forward,,,.; 1e purpose ofrefu•.d,:16 tir.. nty Deposit. The 
provisions of th1s Secti,;n 'Nill survive the expirah•!'. or terrnin,,tion of this Lease. 

3.05 Good Funds Payments. If any two or more paymenB by check from Tenant to Landlord for 
Rent are dishonored and returned unpaid, thereafter Landlord may, at Landlord's opti,rn, by the 
de1fF,-, .. -.fa written notice to Te1'J:1 f ,f:qni,c that all future payment::: ,-fr:> .""~t for the remaining 

u;·n~:. •:;ase must be mack i.'.trtified check, cashiet',, ,, !al bank check, 
· .. •!·1ey .vire transfer or a,.,io•,. tcl,.~~n,:,nic funds transfe, h.md: ''), and that the 

odi c,I l. 1ant's personal or oiporat, will no longer ce .. · :,;:,• pay:P,' ; of Rent under 
tl::.,. · ,.~•:. -\ny acceptance by L:;;dk,rd ,,.,ment for Rent by ·r cu:H,f',, i',.'1s,•1.al or corporate 

,';,reafter will not be cm:1':•f 01s ::1 -.xaiver of Landlord's right :• upon payment by 
Good Funds as set forth in this Section. 

ARTICLE J?OlJR 

TAXES 

less otherwise agreed [,, 1.tr,;.:s, Landlord will 1 ,,il reu) 
.·•-.:·..,,,,.,, ..... against the leased pren> .. 

:rty ad valorem 

4.02 Improvements by Tena~1t. If the real estate taxes levied against the Premises fi1r the year in 
which the Term commences are increased as a resuh of any additions or improvements made by 
Tenant, or by Landlord at Tenant's request, Tenant shali pay w Landlord upon demand the amount 
of the increase and continue tu pay the increase during the Term. Landlord shall use reas1)nable 
efforts to obtain from the tax assessor a written statement of the amount of the increase due to such 
addit:.~n~ ~r improvements. 

,foint A,,ic1-'!Ssment. If the re .. ;; ::s.tn: r·i,,es are assessed against H·, "•e1:1ises J~,intly with other 
f• \:>pert') th:,11 not part of the L.:.:11ists, i:K r~ .1 estate taxes appti1 .. ,l' ,,, the P,emises will be 
equcd t,' fi;,~ t-m 1ount bearing the ::,,;i~:: prop1:r:1 · , to the aggregate as.;sr:;s:11c1' the total square 
feet of building area in the Premises bears to the total square feet of building area included in th1~ 
j0int ar,srssment. If there are no imrr0·:""n~n1s on the Property, then land ar;:-0 ~·.-ill be used instead 

c,u]ding r,r, ,t. 

4,{H ,:c~onal Property Taxes. Tc:.rnnt pay all taxes assesst:J J.;,:; .... r!:.t trade fixtures. 
furnishings, equipment, inventory, products, or any other personal property belonging to Tenant. 
Tenant shall use reasonable efforts to have Tenant's property taxed separately from the Premises, 
If any of Tenant's property is taxed with the Premises, Tenant shall pay the taxes for Tenant's 

')i{[)';:, lTIALS 
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property to Landlord within fifteen ( 15) days after Tenant receives a written statement from 
Landlord for the property taxes. 

4.05 Waiver of Right to Protest Taxes. Unless otherwise provided in this Lease: (i) Landlord 
retains the right to protest the tax assessment of the Property, and Tenant waives the right to protest; 
and (ii) Tenant waives Landlord's obligation to provide Tenant with a notice of the tax valuation 
of the Property. 

ARTICLE FIVE 

INSURANCE AND INDEMNITY 

5.01 Property Insurance. During the Term, Landlord shall maintain insurance policies covering 
damage to the Premises in an amount not less than one hundred percent ( 100%) of full replacement 
cost providing protection against any and all perils generally included within the "all risk" 
classification. Landlord may, at Landlord's option, obtain insurance coverage for Tenant's fixtures, 
equipment and improvements in or on the Premises. Promptly after the receipt of a written request 
from Tenant, Landlord shall provide a certificate of insurance showing the insurance coverage 
then in effect. Tenant shall, at Tenant's expense, obtain and maintain insurance on Tenant's 
fixtures, equipment and improvements in or on the Premises as Tenant reasonably deems necessary 
to protect Tenant's interest. Any property insurance carried by Landlord or Tenant will be for the 
sole benefit of the party carrying the insurance and under its sole control. 

5.02 Increases in Premiums. Tenant shall not conduct or permit any operation or activity, or the 
storage or use any materials, in or around the Premises that would cause suspension or cancellation 
of any insurance policy carried by Landlord. If Tenant's use or occupancy of the Premises causes 
Landlord's insurance premiums to increase, then Tenant shall pay to Landlord, as additional Rent, 
the amount of the increase within ten (10) days after Landlord delivers written evidence of the 
increase to Tenant. 

5.03 Liability Insurance. During the Term, Tenant shall maintain a commercial general liability 
insurance policy, at Tenant's expense, insuring Tenant against liability arising out of the use or 
occupancy of the Premises. The initial amounts of the insurance must be at least $1,000,000 for 
Each Occurrence, $2,000,000 General Aggregate per policy year, $100,000 Property Damage for 
the Demised Premises and $10,000 Medical Expense plus a $5,000,000 Commercial General 
Liability umbrella. The amounts of the insurance will not limit Tenant's liability or relieve Tenant 
of any obligation under this Lease. The policies must contain cross-liability endorsements and 
must insure Tenant's perfonnance of the indemnity provisions of Section 5.04. The policies must 
contain a provision that prohibits cancellation or modification of the policy except upon thirty (30) 
days' prior written notice to Landlord. Tenant shall deliver a copy of the policy or certificate of 
insurance to Landlord before the Commencement Date and before the expiration of the policy 
during the Term. If Tenant fails to maintain the policy, Landlord may elect to maintain the 
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:nant's expense. Ir 
=nant deems nece . 

t may, at Tenan1s 
tself. 

,;;air/:, n other liability 

5.04 Indemnity. Landloid will not be liable to Tenant ur to Temint's employees, agc·nls invitees 
or visitors, or to afiY other p;>rsc,n, for any injury to persons or damage to property 1·n .;r ,,bout ;h,:> 

Premises or arw adjacent area owned by Landlord cau~cd by the negligence or misconduct of 
employees, subtenants, agents, licensees or concessionaires er any other person en1ering the 
Pre,< t:nder express or implied i'-,:(tatic;~ Tenant, or arising out c.f ti· 0 , :,;; of the Premises 

the conduct of Te". ..:ines: or arising out ofi:n. ;·:,:fault by Tenant 
• ance of Tenant's ,mJer this Lease. Ts , ,i.i:rees to defend. 
hold Landlord hru r,1\!s~ loss, expense or '"',sing,,,,,! ')f such damage 

5.05 Waiver of Subrogation. Each party to this Lease waives any and every claim th.it arises or 
may arise in its favor against the other party during tb':' Term of this Lease for any and all loss of, 
or damage to, any of it~ poprn,v located within or upon. or c,m:;tituting a part of, th,: Pren,ise'.'i. 10 

the extent the loss or damage is covered by and recoverahk under valid and collectible insm:HK'.e 
n01;r:ec:: Thf'<:e mutual waiver:; c'r" ;,.. "''Hitrnn tr. and i;ot in limitation 1:''" ,-1,,.,.,...~,>.1!ion of, any other 
' ,1; \'t se contained in th. •. · pect to any loss c " t1; property of the 

:,ch as these mutual w .. 1, di preclude the assig11, 1 claim by way 
•.·i to an insurance cc-mp,,, •·;:' Olher person), ea,i, m immediately 

,,,ich ;r.mrance company: :.m msurance policy It, v.ritten notice of 
the t:.·u.,,- ,,uch mutual wai,.. .ind t,, ,,;t1,se the policies t<, ":,,:::-cd to prevent the 
invalidation of the msurance coverage by reason of these waivers. 

ARTICLE SIX 

USE OF PRE.MISES 

i Permsnd Use. Tenant may 11":: :"(cmises only for the Pci:·n,tt~'d ~1ated in Section 
renam : :knowledges that: ! ; } .-,u,cnt use of the Premise> •" impruvements located 

un rl1e f',(;r;:,i1;,,,;, or both, may nc ,_ li':fom, t,-. ordinances or re:,t:,,:, L ~,."vemti:ts with respect 
to ,1·.,. • ,rni!.led use, zoning, :c:.:ght .,ms, setback reqmr,:P!e:it•,, r:~inimum parking 
requirements, coverage ratio of improvements to land area, and other matters that may have a 
,i'.i.t1ifi:._·,,r.: :rn;,act upon the Tenan(. ; , u~e of the Premises: (,:) independently 

,~"~;ligate,~ d verified to Tenam\ ,.,,,:;~:Cad,on the extent of any ,j,: c>r ,,on-conforming 
\.':,;:"S rhc (J:, nises: and (iii) T i>:nt is Eot '.: ing upon any repn::<r:,,'. .. :';cil15 o+ Landlord or the 

.,,ith r:;spect to any such :aJ.lkrs. 

6.02 Compliant·:e with Laws. Tenant shall comply with all governmental laws, ordinances and 
regulations applicable to the use of the Premises, and will promptiy comply with all governmental 
orders and directives for the conection, prevention and abatement of nuisances and other activities 

,~~D'S r :JTIALS 



rn or upon, or c,m:ie,:ted with the Premises, ail a! Tenant's sole ,·1<pense, including any expen~,c o:· 
cost resulting fr,.ni the con-;trnction or im0t,1ila1i,:>n of fixtu;es and impnn tments or 1'tht7 

;;,c1.1mmodatic1ns for handicapped ur disabled pc',ons reauircd for cumolianct wi,h i,?.OVemm":nt,Ji 
laws ,. g~llations, ' .. 1.:J ng but r, , .::ed to the : Architet · : ; arrters L apter 
469 c :.be : xas Gov ·r;t1 ,, ,t Code a: ,,i,, .:uccesso '.H,;, ) and tht. .;,;,·;cans wit! · ,ihlitie.s 
Act (t;,.., 'ALJ,.1,''}. To lilc 1... .... ,enl any ah1-1auv!1S to thl h..:,,i1cie~ are l\,l}lllh,u by the At;A oi other 
applicable lav,s or regulations. 1 enant shall beM th::· expense of any alterations. To the extent an~ 
altaations to areas of the Property outside the Prernises are required by Title HI ,_1f ADA or other 
applic ·\:laws or re1' ",t;l•f'S (for "pr.th, ft,avel" req~ ·. ·nents or oth, wL-,..), Landh rd . 11 bear 
the eJ ;)e;-, >fthe alt:,;,,t>n~--

6.03 Certificate of Occupancy, Tenant shall apply and obtain a Certificate of Occupancy from 
the municipality in which the Property is located before the Commencement Date and obtain a 
Certib1.:H', :·,f Occup:>ncy l ·~fore Te ,;mr , es the Pr:;:rn <•;. If T. ,.,:-,r : ; unable 1., i.fr.•1in a 
Ce:-tif"F:., ::/' Occupa:,,. :iter makin;' · i/4pplication .'-,d .. ,,igently pw 'J it, then I ,·,,!; may 
reque__ le.' h.:fminate L~:., L . .se by deli,. a \Vrittea .. :...:,tic..: to Lan<.::.:::J, ,uiless eit!:~. _undlord 
(~~ 1 enant is willing and able h, cilre the defects that prevented 1h,: issuance of the Certificate of 
Occ.upancy, Eilher Landlord or 1,:nant may cure any such def,;1.'ts, at their own expense, inclw.;ing 
any re'.'l:-';,.,. replai.:eme-n+<c_ "l' instaihti1v ... ~ ')f any if(''T''' frat are n0• prPMntly tXi':ti:;r ml the; 
Prem····:·.: 11 neither, .::m have ar. !)., 1tion to c111!ess an,, n1ovision J 'h ,ease 
states, :he,. ise). If TeIL. delivers a ,,·:, ,c1 tcnnin i,x1 · >tier: to I ,,,. d under u . . '"~e,:tion, 
and then any dcfrcts are curd and a Cert1ticate of Occupan._:y is issued within thirty (JU) days 
after Tenant delivered the notice. this Lease \\ ill remain in force for the Term stated in Section 
1.(i5. References in this Lease to a "Certificate of Occupancy" mean a Certificate of Occupam:y 
sufficiL: , c-:) allow the- : , .. na,:, to m.:cur ,- c:Cc' Premises i, ) Permitte·.' ,_,., stated in S,0 c, :· 1.09 
of thb r C,:' ' 

6.04 Signs. Without the prior written consent and approval of Landlord, Tenant may not place any 
signs, ornaments or other obiects on the Premises or the Property, including but not limited to lhe 
roof or t" ':rior of the "cceih.:ing or c~her :. :provemt"nt~ f"t the Prop,:1iy ,,r paint , · otlvrwisc 
decor: !c or deface the e\(erior of the t (iing or other irnp,ovements tL: .he Property. \ny :,igns 
installed by Tenant 1nust wnform to applicable laws, dec:d restrictions, and other applicable 
requirements. Tenant must remove all signs, decorations and ornaments at the expiration or 
tennination of this Lease, and mu:-:t repair any damage and close any holes caused by installation 
or remc, 

6.05 Utility Senices. Landlord shall pay all utility cost related to electrical ~crvice, water, gas. 
seweL ~•,:m waler dri:,...",sa!. trash remc-:1! exterior v::'"'J,v,: cleanini_J, :ird landscapin1; . vtces 
used k,r c> lJremises T~,,,,;mt is resp ;;;;;ihJ•. for any : :11 ti,J , onnecticn, ~:~ ,1enses and d,.:Dosit 
that ffE::, h.:: , t!quired b•: p, , iders. 

LAN,H ·i S lNITIA ,::, TE , INITIAL . ,~ 
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~nsible for teleph ;-L;:arrn system, e'ntr) \}Stt>rn tnd any and al] 
cation or utility s1 o:s re ·o nm the Premis,,, ( ,'.',';"; · ,:ise required by 

. is the party that, lity service prov;,,,:-; r, , dlord manages. 
Tenant will designatt tLc communication, telecc,;r,1,nmic;it ion ,md/or utility service prov'Jc :0 1,, 

manages. If LandJ..~r.::i wd[ be required to provide access 10 any of Tenant's providers, it must bl.' 
scheduled in athance with \,vn:ten notice to whom acu:~:s wiil be needed with T,·n:mt grnn!iL/ 
approval. 

Tenant may choose servil.'.t' providers for any and all other utilities needed to occupy the Premises 
responsible for all : i sd '-'P charges and/or deposils ,n '.:,?mdse specified 
~xpense. No pe1k:t .,, , "hall made to the exh ui ;ding, including 
:h receivers or an> 0::11:1 c.:quipment without ',\.rith:·1, ,.'•nsent from the 

6.06 Landlord's Access,. Provided that the exercis:: of ;:,uch rights does not unreasonably inrt:rfere 
with Tenant's occupancy of the: Premises or Tenant's patients' privacy rights under the He,•!th 
Insurance Portability and Accm,ntability Act ("HIPAA') and T!tle XIII of the American RecOH'!'\ 

and Reinvestmer·i Ac1 20(1'-J , "HITECH"), Landlord and Landlord's agents will h,;v,: the ri1,:ht 
to, upon reasonahle advance notice (unless it's an emergency) and without urucas0;1:Jbly 
,"d<.:: Tenant's busir:es P~~ ses: (a) io inspec .,niition and state 

t n~p,;] . P!'emises, (b) to,'.; ,,,uired or pennitte ;e, (c) to shov,· 
t];,· ''ren,:.,, ,·r the Property b ,w\ tenant or pur, :.0:-:L ai1'.i for any other 

pu111ose. 

;f ,11an1 chm,ges the locks on ti I, :·1ant must provide ,.,;ith a copy of each 
separate key resulting ·rom the change. If Tenant installs a Card Access Entry System, Tenant, at 
Tenant's expense .. must provide Landlord with a minimum of five (5) card keys. During tht last 
one hundred fifty ( 150) days of the Term, Landlord and Landlord's agents may erect signs on or 
about the Premises advertising the Premises for lease or for sale. 

6.07 }' ~i;11:1. If Tenant pays .,11: 

lt:-r,::: d ,his Lease, Tenant nw: 
~ :onswn:c if this Lease 

nropt: y maintains the P:,.>mise:-; 
, 'I':• and enjoy the Prembt•:,'. for 

,,mplies with all 
' 1 emi, subject to 

6.08 ~,.., .... 11iions from Liability. EAcepi. .fu1 Landlord's and Landlord':, dgt-nts' negligent or 
intentional acts or omissions, or Landlord's breach of this Lease, Landlord will not be liable for 

darn.igi: 10 he business (includrn,.,: ,\,ss of income), goods, irn·c,\11-y, r n11ishings, fixtures, 
,:,;u; p111en1 ;t,u chandise or other uf' l t''1ant, Tenant's emr: inviH'T-: or customers, 
c.•l fo,· '.,ny illj,,,y to Tenant or Ti. ,;;, 01t's ern 1,t,, · .. <'S, invitees, custom,.';,. uc ar:~y oth::r person in or 
ab,n.·i ' l'lcmises, whether the c·r :ry is caused by 01 !'e'.,tilt,; , , PJ fa) fire, steam, 
electricity, water, gas or wind; (b) the breakage, leakage, obstruction or other defects of pipes, 
sprinklers, wires, appliances, plumbing, air conditioning or lighting fixtures or any other cause; ( c) 
conditions arising on or about the Premises or other portions of the Property, or from other soun.:rs 
or places; or (d) any act or omission of any other occupam of thi;.· Property. The provisions of this 

'· or,,·.r,, 1·R( J/,L LEASE AGREEMEN Paf.c· 
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Section will not, however, exempt Landlord from liability for Landlord's negligent acts, omissions 
or willful misconduct. 

ARTICLE SEVEN 

PROPERTY CONDITION, MAINTENANCE, REPAIRS AND ALTERATIONS 

7.01 Property Condition. Except as disclosed in writing by Landlord to Tenant before the 
execution of this Lease, to the best of Landlord's actual knowledge: (i) the Premises have no known 
latent structural or construction defects of a material nature; and (ii) none of the improvements to 
the Premises have been constructed with materials known to be a potential health hazard to 
occupants of the Premises. Unless otherwise expressly set forth in this Lease, Landlord represents 
that on the Effective Date (and for a period of thirty (30) days thereafter): (a) the fixtures and 
equipment serving the Premises are in good operating condition, including the plumbing, electrical 
and lighting systems, any fire protection sprinkler system, the heating, ventilation and air
conditioning ("HV AC") systems and equipment, the roof, skylights, doors, overhead doors, 
windows, dock levelers and elevators; and (b) the interior of the Premises is in good condition. 
Tenant will have a period of thirty (30) days after the Effective Date to inspect the Premises and 
notify Landlord in writing of any defects and maintenance, repairs or replacements required to the 
above named fixtures, equipment and interior. Within a reasonable period of time after the timely 
receipt of any such written notice from Tenant, Landlord shall, at Landlord's expense, correct the 
defects and perform the maintenance, repairs and replacements. 

7.02 Acceptance of Premises. Tenant has inspected, or has had an opportunity to inspect, the 
Premises, before the execution of this Lease. Tenant has determined that the Premises may be used 
for the Permitted Use. Subject to the provisions in Section 7.01, and any other express obligations 
of Landlord in this Lease to construct any improvements, make repairs, or correct defects, Tenant 
agrees to accept the Premises in "AS IS" condition and with all faults (other than latent defects). 
To the extent permitted by applicable law, Tenant waives any implied warranties of Landlord as 
to the quality or condition of the Premises or the Property, or as to the fitness or suitability of the 
Premises or the Property for any particular use. 

7.03 Maintenance and Repairs. Tenant will not be required to perform any maintenance or 
repairs, or management services, in the Premises, except as otherwise provided in this Lease. 
Landlord will be fully responsible, at Landlord's expense, for all maintenance and repairs, and 
management services, other than those that are expressly set forth in this Lease as Tenant's 
responsibility. Landlord will not be responsible for any communication services, alarm systems 
and/or card systems in which the Tenant has installed at Tenants expense or is Tenant's 
responsibility. 

LANDLORD'S INITIALS TENANT'S INITIALS ~ft. ____ _ 
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A. Landlord's Obligations. 

(1) Subject to the provisions of Article Eight (Damage or Destruction) and Article Nine 
(Condemnation) and except for damage caused by any act or omission of Tenant, Landlord 
shall keep the roof, windows, store front, doors, skylights, foundation, structural 
components and the structural portions of exterior walls of the Premises in good order, 
condition and repair. Landlord shall also, at Landlord's expense, furnish pest control, 
exterior window cleaning, and care of landscaping with regular mowing and edging of the 
grass. Landlord will not be obligated to make any repairs under this Section until a 
reasonable time after written notice is received from Tenant to Landlord of the need for 
repairs. If any repairs are required to be made by Landlord, Tenant shall, at Tenant's sole 
cost and expense, promptly remove Tenant's furnishings, fixtures, inventory, equipment and 
other property, to the extent required to enable Landlord to make repairs. Landlord's 
liability under this Section will be limited to the cost of those repairs or corrections requested 
by Tenant in writing. Tenant waives the benefit of any present or future law that might give 
Tenant the right to repair the Premises at Landlord's expense or to terminate this Lease 
because of the condition. In the event of an urgent repair request, Tenant should call and 
email the Landlord per Section 1.02. 

(2) All repairs, maintenance, management and other services to be performed by 
Landlord or Landlord's agents involve the exercise of professional judgment by service 
providers, and Tenant expressly waives any claims against Landlord for breach of warranty 
arising from the performance of those services. 

B. Tenant's Obligations. 

(1) Subject to the provisions of Section 7.01, Section 7.03A, Article Eight (Damage or 
Destruction) and Article Nine (Condemnation), Tenant shall, at all times, keep all other 
portions of the Premises in good order, condition and repair (except for normal wear and 
tear). Tenant shall, at Tenant's expense, repair any damage to any portion of the Property, 
including the roof, skylights, foundation, or structural components and exterior walls of the 
Premises, caused by Tenant's acts or omissions and Tenant must notify Landlord prior to 
such repair in writing per Section 1.02. If Tenant fails to maintain and repair the Property 
as required by this Section, Landlord may, on ten ( 10) days prior written notice, enter the 
Premises and perform the maintenance or repair on behalf of Tenant, except that no notice 
is required in case of emergency, and Tenant shall reimburse Landlord immediately upon 
demand for all costs incurred in performing the maintenance or repair, plus a reasonable 
service charge. 

(2) HVAC Sen>ice. Landlord shall, at Landlord's own cost and expense, enter into a 
regularly scheduled preventative maintenance and service contract for all refrigeration, 
heating, ventilating, and air conditioning systems and equipment within the Demised 
Premises during the Lease Term. 

If Tenant places/adds new unit(s) to the Premises or Property, the new unit then becomes 
a part of the building and Tenant will maintain and service at Tenant's expense, unless 
otherwise specified in this Lease. 

LANDLORD'S INITIALS ____ TENANTS INITIALS-~~'---
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. 1s, Additions an, · · . ! . :·· '-•• Tenant m::1.y nol , , ings in the roof 
s or make any str s, or access clcctr; · :-. ::-rvices without 

1fr· , 1,. n consent and aL )rd. may erect o· ;,:- /1.<tures, shelves. 
bins, machinery, and n:frigeration equipment, pr,.,.;d<"d ihc:i Tenant complies with all ,!p;r' 
governmental lmvs ,)rdinances, codes, regulations as \vcH as any Rules and Regula!ions v~widcd 
in Addendum CL /Uthe ,.>xpiration or tem1ination pf 1h;s Lease, Tenant shall be sub\c.it t._1 th, 
restrictions of Section 7 .05 and remove items installed by C,:mmt, provided Tenant is not rn default 
at the time of the r.:mova! and Tenant repairs, in a good and \\orkmanlike manner, any damage 

the installation or rern0-·:c 1 :en:1;-;t shall pay for all costs in;, 11--..:1 or arising out of 
::•:·:itions or improve~;,, to H:'.! Premises and wii; '"'H , ... , ,,v mechanic's or 

, lien to be filed P;eLnses or the Prope1 .. : ;,on Hq;~'.''t by Landlord, 
liver to Landlord .•1,,01· reasonably satis, . .;:1 lo Jrd, of all costs 

ir:·; I cif :ui.,ing out of any alt ... ,:t1 1(•tb. l ·,is or improvemen::; 

7.05 Condition upon Termination. Upon the expiration or termmation of this Lease, T1:nan1 shall 
surrender the Premises to Landlord broom clean and in ,he sanw condition as received. except for 
normal wear and tear a11d any Jamage caused by a casuain· th.11 Tenant is not otherwi:;e obligakd 
to repair under uny prnvision of this Lease. Tenant will not be obligated to repair any damage that 
1 ::im11rwJ ;., r"'cuired tu repair urv'"'" A rtide Sev"n (Propt'rty Lond;!i0n) Ar A rticlc Eight (Damage 

Any or all aiteL . and imprnvemen . Jes not remov1.: 
;'.ndlord's property ~:iall smTcnder to I ' e expiration or 
this Lease. In no fVe.n: nar,t remove any < items without 

wiring or power pm1 ,::. ~ith:rng or lighting 
ri:i) ,\all coverings, dra, f:-1,nd:, or ,,, 1;er window covering"·,. '-;, ;rpels or other floor 

coverings; (v) HVAC equipment; (vi) plumbing equipment; (vii) fencing or gates: or (viii) any 
fixtures, equipment or other items that, if removed, \11ould affei::t the operation of the building, any 
other neighboring tenant or the appearance of the Property itself. However, Tenant may remove 
Tenant's trade fixtures, equ,pment used in Tenam·s business, and personal property. The 
provision of this Section will survive the expiration o; termination of this Lease, 

H·, i ,.1futt to Repair. Jf eiti;. (tile "Non-Perfonnir:"' P'lny Lo perform its 
· ,g ;/ions 11n:)er Article 7, as ,h~ other party (the " '') . 1r,t,'. r'~ny · may at its 

,,1··t· ·"r "·.•rty (30) d,,vs' wr :· ·n ·1"1•·•1i,·,· '" '•e Non-Per,.orm1·n,-· •~- .,. .. ._ l.f.;., , «., .,_,, '--..•,.L...,--,. \,•-• a·., li --·::..: { except in the event of 
m the reasonable. ~-.iu,meni l', Performing Party .. iJ '.ii'.,e no notice shail 

be reqmrect by either party), enter upon or mto the Premises or other portions ot the Property and 
nut the ~me in good order, and thi:> "O<:t thereof shall become due and r~wqh!e by the Non
' ';;r~;nning Pwty to the Perfom1ing i : upon demand; provided. h,\11tvcr, ;;· more than thirty 

clays ::,rt· 1, .• tsonably necessar i:1 <:.rr.it:r Non-Performing P :u perfr.,r,n its obligations 
7, as applicable, Le '1-,J'on-P r: , •ling Party shall hfl\ •. uddit!( ,nal time as is 

rea~ ... <. nt:cessary to perform ~urh :.;o long as the Non• Perforr," \,, narty commences 
its curative actions within such thirty (30) day period and thereafter diligently prosecutes same to 
completion. The term "emergency" shall mean only that situation which requires maintenance to 
be made without notice by either party thereof so as to avoid additional damages which would 
result if such maintenance were not affected. All emergencies shall be communicated as defined 

:,R.frS 1~./!'flALS 
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above. If Tenar, ·• 
1currcd by Teman 

, .. :1:·:.._. __ :_ .:.c:.t;k' against the next·,;:'''. 

P-,.:: ng Party and Lar 
1 10 r, s Section 7.06, r, . 

_;,is Lease. 

ARTICLE EiC-HT 

DAMAGE OR DESTRV('TIO!\ 

any buildings o :her in,t, 
. , · , ycd ire, flood, windsc.xm, 
>; .. ·,: lll•tict; ,1f the damage or de::,!::: 

ments situated on 
or other casualty, 

Landlord. 

m burse Tenant 
! bt entitled to 

. ,;,,.Tty ,.;;re damaged or 
-,~ia 1l iinnediately give 

8.02 Partial Damagf. If the Premises are damaged by fire. tomr,do or other casualty, but not to 
such an extent that rebuildi,~1? or repairs cannot reasunabiy be completed within 0111:.' hundred 
twenty (120) days ,1fa:r the date Landlord receives vvritt-.'11 notification from fcmmt t'•f 1h ... 
occurrence of the damage'. 1hen this Lease will nd !enninate, but Landlord shall proceed 
reasonable diligence to rebuild or repair the Premises ( other !han leasehold improvement" ;nade 

.my assignee, sul c,t occupant of the ? t', • , , cil,bstantially the 
they 1vere in befr1rethe · , ~y !). ,:xtent the Premises, c•cc:ipied (in whole 

;itk;- the casualty, tht· ,,t:ct under this Lease ,~, r,, r , ,j the Premises 
,-::;a,,,;: bt ,.pied vvill be adjuited ff the casualty ot final eighteen 
,. H) rnt1•;.. the Term, Landi:.,, :1ot !:·,:.. required to rebui .. rep:,,;r t:,, Jamage unless 
'Ienan, e;,::r .. 1;e.,!s Tenant's renew: 1 • !•.;fl (if H.'1); within fifteen (I ) !h..: date Landlord 
receives written notification of the occurrence of the damage. If Tenant does not exercise Temrnt's 
renewal option, or if there is no renewal option in this Lease. Landlord may, at Landlord's option, 
terminate this Lease by promptly delivering a written icnnination notice to Tenant, in which event 
the Rent will be abated for tht: unexpired portion of the Tenn. effective on the date Land!onJ 
received written notification of the damage. 

fUU b~t;;,,,i ,:al or Total Destr,i~:iiofl, i'i , remises are substc,,· 1 ty or tut· 'r destroyed by 
,,-,., torn,K!,.,., r other casualty, '"r ~n that rebuilding o j. t·' .. 1J:.' cnn:·,,,, reasonabiy be 
.. 1~1pk!c-d w,uin one hundred : i 7.0) days after the d:,tt: 1 J receives written 

nntif:t ,:l>,, frum Tenant of the oc:.:11 ,:~1 ,,.,. of tht: damage, either Landlord ,.n . ,ni may terminate 
this Lease by promptly delivering a written termination notice to the other party, in whii.'.h event 
tht: ;1'!,tallments of Ren1 vii! be ah:\'.''} for the unexpired of the Term, effective 

te damage or destr\<.:tior, if ndther party promptly ts , 1,"ie<; this Lease, Landlord 
: prnce,;cd .\ ith reasonable dilig,;11,:c . , :1,huild and repair the Pren,;_ ,.':' frat Tenant shall 

r(buil,.' ;1:1,: n~pairTenant's fixture.;-, mi~:·,: ;'t◊\ements in the Premiiies). T,:- th· , ,nt the Premises 
cannui. o~ v~cupied (in whole or 111 pan.) aiter th1; "asualty, the Rent payable unJ1;i i.ius Lease during 
the period the Premises cannot be occupied will be adjusted equitably. 

ARTICLE NINE 



"kfNATION 

If, during the Te:rm. or a substantial part of the l ~ ,:mises ;1,~, ldk:~n for any public or qu(1c,i 1 ·u bt it 
use under any gnv,:rr1mental law, ordinance or regulatiun m by right of eminent domain. or are 
conveyed to the ~nndemninE duthority under threat er <.:"ndemnation, this Lease will iumin;'.tc a:id 
the monthly insrnliments of Rent will be abated during the nnexpired portion of the Term, effective 
on the date of the taking. Landlord and Tenant will each be entitled to receive and rc·tain such 
sq,.'"'r,•::- ;-:,,·1rds and portions of lm-:1r, ,,,m av,;:,ds as may be allocated t, ti.-=;- -~-:pective interests 
,,, m;v ,~,;:'.' nation proceedinr ,·mina1·im of this Lease ,1r.; he rights of the 

:es tor awards~ 

AR' ~CLE TEN 

ASSIGNMENT AND SUBLET11NG 

Tenant may not as'.:.ign !his Lt::,r:;e or sublet the Pn:mises ,ir ,if,> portion thereof, witlur.n the priur 
written consent of Lrrndlord. Any assignment or subletting will be expressly sub_ieci lo a!i l\_:nns 

· including but n .. · ·J k: attached Adden - -~ r __ ,euse, and the~ 
ection 6.01 pertai. '-- >f the Prc:mises. i:· -: , , 1 ,, ny assignment 

;'enant, per Section -..:i;iain fully liable r U1e fuL Jrmance of all 
· -: ;~·,,--ti':-,ee or subtenant p;.ini,~r. nnder this Lease. ·; :::, ,,nl , , uv "'. ,.ssign Tenant's 

", rider th.,; Lease or sublet :h F,em -~s \.Vi1hout first obtaining:; agr<.:ement from the 
a,-,-,iinet ,:,: :ubtenant whereby :1ssigrn:,: J<: subtenant agree :(1 :1',: ; tk rhe obligations of 
Tenant under this Lease and tc, be bound by all terms of this Lease. In writing, Tenan1. will supply 
to Landlord any third parties that will regularly use the premises, other than those third parties that 
arc engaged by Tenant i:1 the performance of its Permined ljse of the Premises. If a Default occurs 
by Tenant while the Premises is assigned or sublet, Landlord may. at Landlord's option, in addition 
to any other remedies provided in this Lease or by law. rollert. directly from the assignee or 
subtc, , · .01 l monies becoming ~EK!t~r •,-rms of the assig:,went ,i; -,d,;_'.iting and apply 
,'j'rni:-'. · ,ums due to Landlord 1w,:,-:· 1his I.ease. No direct co:b_tion •'lord from any 

or --,u1,tenant will releast ·,ion l .03 from any of ·.:•,r,: •:·· ,ions under this 
Lan,ik d may, at Landlord's ,.:.p: ,:,n, r,:itct any prospectiv._ : ·,•( l:>!' su~Jtenant for any 

''·""l!fl L.:rdlord deems appr ·,'\ 1,l.le. 

f!CLE ELEVEN 

fFAL1. r ~'::)REMEDIES 

11.01 Default. Ead1 of the: foHowing events is a default under th1::,; Lease (a "Default"): 

i .EASE AGREEMEN : P:1r 



A. Failure of Tenant to pay any installment of the Rent or other sum payable to Landlord under 
this Lease on the date that it is due, and the continuance of that failure for a period of five (5) 
days after Landlord delivers written notice of the failure to Tenant. This clause will not be 
construed to permit or allow a delay in paying Rent beyond the due date and will not affect 
Landlord's right to impose a Late Charge as permitted in Section 3.03; 

8. Failure of Tenant to comply with any tenn, condition or covenant of this Lease, other than 
the payment of Rent or other sum of money, and the continuance of that failure for a period of 
thirty (30) days after Landlord delivers written notice of the failure to Tenant; 

C. Failure of Tenant or any guarantor of Tenant's obligations under this Lease to pay its debts 
as they become due or an admission in writing of inability to pay its debts, or the making of a 
general assignment for the benefit of creditors; 

D. The commencement by Tenant or any guarantor of Tenant's obligations under this Lease of 
any case, proceeding or other action seeking reorganization, arrangement, adjustment, 
liquidation, dissolution or composition of it or its debts under any law relating to bankruptcy, 
insolvency, reorganization or relief of debtors, or seeking appointment of a receiver, trustee, 
custodian or other similar official for it or for all or any substantial part of its property~ 

E. The commencement of any case, proceeding or other action against Tenant or any guarantor 
of Tenant's obligations under this Lease seeking to have an order for relief entered against it 
as debtor, or seeking reorganization, arrangement, adjustment, liquidation, dissolution or 
composition of it or its debts under any law relating to bankruptcy, insolvency, reorganization 
or relief of debtors, or seeking appointment of a receiver, trustee, custodian or other similar 
official for it or for all or any substantial part of its property, and Tenant or any guarantor: (i) 
fails to obtain a dismissal of such case, proceeding, or other action within sixty (60) days of its 
commencement; or (ii) converts the case from one chapter of the Federal Bankruptcy Code to 
another chapter; or (iii) is the subject of an order of relief that is not fully stayed within seven 
(7) business days after the entry thereof; and 

F. Vacancy or abandonment by Tenant of any substantial portion of the Premises or cessation 
of the use of the Premises for the purpose leased. 

11.02 Remedies. Upon the occurrence of any Default listed in Section 11.0 I, Landlord may pursue 
any one or more of the following remedies without any prior notice or demand: 

A. Landlord may terminate this Lease, in which event Tenant shall immediately surrender the 
Premises to Landlord. If Tenant fails to surrender the Premises, Landlord may, without 
prejudice to any other remedy that Landlord may have for possession of the Premises or Rent 
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in arrears, enter upon and take possession of the Premises and expel Tenant and any other 
person, including an assignee or subtenant, who may be occupying the Premises or any part 
thereof, by force if necessary, without being liable for prosecution or any claim for damages 
due to the termination of this Lease or termination of possession. Tenant shall pay to Landlord 
on demand the amount of all Rent, losses and damage Landlord may suffer by reason of the 
termination or inability to relet the Premises up to the date of termination, in addition to any 
other liabilities that survive the termination of this Lease. 

B. Landlord may enter upon and take possession of the Premises, by force if necessary, without 
terminating this Lease and without being liable for prosecution or any claim for damages due 
to termination of possession, expel or remove Tenant and any other person, assignee or 
subtenant who may occupy the Premises or any part thereof. Landlord may relet the Premises 
and receive rent from the new occupant. Tenant agrees to pay to Landlord monthly, or on 
demand from time to time, any deficiency that may arise by reason of any such rcletting. In 
determining the amount of the deficiency, professional service fees, reasonable attorneys' fees, 
court costs, remodeling expenses and other costs of reletting will be subtracted from the 
amount of rent received from the new occupant. 

C. Landlord may enter the Premises, by force if necessary, without terminating this Lease and 
without being liable for prosecution, for any claim for damages due to such entry, and do 
whatever Tenant is obligated to do under the terms of this Lease. Tenant agrees to pay Landlord 
on demand for expenses that Landlord incurs in performing Tenant's obligations under this 
Lease, together with interest thereon at the rate of twelve percent (12%) per annum from the 
date spent until paid. 

D. Landlord may, at Landlords option, accelerate and declare the Rent for the entire Term, and 
all other amounts due under this Lease, at once due and payable and proceed by suit or 
otherwise to collect all amounts in the same manner as if all such amounts due or to become 
due during the remaining Term were payable in advance by the terms of this Lease. 

Landlord may sue Tenant for damages for breach of this Lease after Tenant's Default and 
abandonment of the Premises, or after Landlord terminates Tenant's possession and Tenant 
vacates the Premises, in which case the measure of damages is the sum of: (i) the unpaid Rent 
up to the date of the abandonment or vacancy, plus (ii) the difference between the Rent for the 
remainder of the Term after abandonment or vacancy, and the fair market rental value of this 
Lease for the remainder of the Term after abandonment or vacancy, such difference to be 
discounted to present value at a rate equal to the rate of interest that is allowed by law in the 
State of Texas when the parties to a contract have not agreed on any particular rate of interest 
(or, in the absence of such law, at the rate of six percent (6%) per annum). Neither the 
enforcement or collection by Landlord of those amounts nor the payment by Tenant of those 
amounts will constitute a waiver by Landlord of any breach, existing or in the future, of any of 

LANDLORD'S INITIALS TENANT'S INITIALS~.~ 

COMMERCIAL LEASE AGREEMENT Page 18 
/fl\lri.1Tr Ao ...,.llno c-,.._- --,_,1 .... "",n,no, 



r provisions of ti- · 
my have with res · :o ,m, 

:,:.:tnt or a waiver o: : 
h. 

r:::'i 1..H '\' medics that the 

E. In addition :,i the t!)regoing remedies, Landiord may change or modify the locks on the 
Premises if 1 enant fails to pay the Rent when Jue. Landlord will not be oblig:,tt0 ct 10 provide 
another key to Tenant assignees or subtenanb or alk,· . .,- Tenant to regain entry to the: Premises 
unless and until Ten2n1 pays Landlord all Rent & fees due that are delinquent, unless Landlord 

:-,therwise. Tenant agrers thnt L~dhrd will not be liable for an•· d~'Tl~i:"f'S resulting from 
At such tirn1! J : ·:han~xs or modifies the or Landlord's 

post a written notis:c: ,·h;;ngi~ m accordance \Vi · 

.. ode, or its succe~c.cr sta:t,,,: ,· nant may be subjec 
• • :•t' :~ n.:presentative tamr,,,·3 \.vit\ ., i, ·, k aft.er the locks bi" t 

;, ... r.h time Landlord may p;,:;1 :, noti~·:,; ,.,11 the front door stating 

;,_gal Ji;;l I ty if Tenant or 
.:.ha!1::id or modified. 

( 11ange of Locks." 

F. No re-em~) or t~1King r,)ssession of the Prenmt's riv Landlord will be con<:trued as an 
election to terminme this Lease, unless a written notin, c,f that intention is giwn to Te-n:mt. 

~ :-~ f: l · ,;,:y1ding any reentr·. ;sion or relettinr, r .. <.:'.n .. -- , __ ._ rr'-.;},y~ at any ti,r1e 
th,!._. ,dect to terminate ., ::>revious Default. .· ,,.,n f the forego mg 
r.:n:1:-.l ·'. iii not preclude pursll:' oli:er remedies prov \ .d by b1.•. will pursuit of 

provided in this L'"'.J',t: a forfeiture or wai ,a !Z-;:, lue to Landlord 
:,,J,,,r 1.hi~ Lease or any dami., '·" ,~(;c1 Lii;,g w ~,andlord by reason,•.: : .. 1ation of any terms, 

prov;;:; :.Es and covenants co,;: ... : •:'d in th,c; Lease. Failure of b.1,dt,:~ .,t l·-' ckd~tre any Default 
immediately upon its occt:nence, or failure to enforce one or more of Landlord's remedies, or 
forbearance by Landlord to enforce one or more of Landlord's remedies upon a Default, will 
not be deemed or construed to constitute a waiver of any Default, any violations or breech of 
term of this lease or any other of Landlord's remedies for any Default. Pursuit of any one of 
the remedies will not prcdude pursuit by Landlord of any of the other remedies provided in 

T ., ; .. :. The loss or dam;;,_,: fo,H Lt,,:~: d may suffer by .'C,'.:jJi• of,., !"},fault by Tenant 
1,1t, ,, . , >j~. Lease, or the defki,~,~, :1(ty reletting, will c:dudt ,,ense of taking 

and any repairs or ren: .. g performed by Landh~rri :r a i .• \.: It by Tenant. If 
i .~,ndloH; i. rminates this Le; ';f a1. w,y time for any Default, i 1 ; ... n w other Landlord's 
rc:1:edies, Landlord may rec, , , r from ·:\:r ,:,tall damages Land ,nay in(,lf by reason of 

including the coi,: of reccn er,•·.;;, i1e Premises and tb,: Ri;;:H t.hc:0 remaining unpaid. 

in this Lease will tH'; s:,.i, /,uec! as imposing any c:,,,, l'f',,n Lardhrd to relet the 
P•::n1is,;s : .andlord will hav · no dut:, "', ,wtigate Landlord's ,__j __ ,. ,,".;.:.:; exc;.:p\ as required by 

,n:blc law. Any duty impn:c,l'd by h,· Landlord to mitigate atkr a Defauit by 
f cmutl will he satisfied if Landlord unuenakes to lease the Prenuses m another tenant (a 
"Substitute Tenant") in accordance with the following criteria: 

>tU>'S l ITIALS 
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,andlord will hav 
-·!'' . ive tenant for the 

without limita 
free of any ATenant; 

:o solicit or emcrt 
... andlord obtains 1 

d unappealable 

· ,t,c·: •. with any other 
Jf the Premises 

• .:t the Premises 

(2) Landlord will not be obligated to lea-.;t or :,!iow the Premises on a pnori1y basls, or 
offer the Pn:rnises ti., a prospective tenant \vhen other space in the Property suiwhle for the 
nr0srective tenant's use is (or -:oon will he) available; 

,andlord will not ·,,. lease the Premise:•. 1~ubst ·,, , • Tenant for an 
.. nt then prevailinf r ~•:rri; u,,. in comparable 

idings in the same mark!:·: :,.·ea ,,' i1 roperty, nor will Land, ,'t ,,::,bligated to enter 
into a ne\v iease under other terms and conditir-ns that we unacceptable to Landiord under 
Landlord's then current leasing policies for comparable space in the Property; 

(4) Landlc,rd v,Jli nu: be obligated to enter int-1 a k,,se with a Substitute 1 ,·,,an! wlt<:'.S,: 
use would: 

) violate any restr, 
tenant of the Pruµ 1.:F:, 

, or requirement c 

r.d) adversely affec ,.· :Jf the Property: or 

(iii) be incompatib',, .:-. oilier n• 1:s of the Property. 

~ase of anoth(·r 

(5) Landlord will not be obligated to en1er imo a tease with any Substitt1te Tenant that 
does not have, in Land!md's reasonable opini0n, sufficient financial resourcts to p.:ty the 
Rent under the new lease and operate the Premises in a first class manner; and 

to} Landlord will not b;: :" s;:iend any amount :none·:, ,i .. er, remodel, or 
oth,:;n·. r:,::: make the Prembes •>1;1 · 1::,r use by a proposed :>.il ;n ,'.,~ -~ l',,;mt unless: 

i,) Tenant pays an: :<:ch :,mm t;, mdlord in advanu: , .mdlord\ execution of a 
lease with the :·,ubstitnk t nt (which paymcr,I ,-, :J nc: in lieu of any 
damages or other sums to which Landlord may be entitled as a result of'f enanr's 
Default under thh r or 

• i) Landlord, in r,,:,::;onable discretio,; 
expenditure is : ·, ~,nciall'- tied in connection ,,. 
the Substitute ri !'.l1,,PL 

: ·:U)'~ f·, !TIALS 

EASE AGREEMEN ! 

, nnmc~ ihat any such 
,:r;l(Ting ;!:lo a lease with 



H. No right or remedy of Landlord is intended to be exclusive of any other right or remedy, 
and each and every right and remedy will be cumulative and in addition to any other right or 
remedy now or hereafter existing under this Lease, at law, in equity or by statute. 

11.03 Notice of Default. Tenant shall give written notice of any failure by Landlord to perform 
any of Landlord's obligations under this Lease to Landlord and to any ground lessor, mortgagee or 
beneficiary under any deed of trust encumbering the Premises whose name and address have been 
furnished to Tenant in writing. Landlord will not be in default under this Lease unless Landlord 
(or the ground lessor, mortgagee or beneficiary) fails to cure the nonperformance within thirty (30) 
days after receipt of Tenant's notice. However, if the nonperformance reasonably requires more 
than thirty (30) days to cure, Landlord will not be in default if the cure is commenced within the 
30-day period and is thereafter diligently pursued to completion. 

11.04 Limitation of Landlord's Liability. As used in this Lease, the term "Landlord" means only 
the current owner or owners of the fee title to the Premises, or the leasehold estate under a ground 
lease of the Premises, at the time in question. Each Landlord is obligated to perform the obligations 
of Landlord under this Lease only during the time such Landlord owns such title or estate. Any 
Landlord who transfers its title, estate or other interest is relieved of all liability with respect to the 
obligations of Landlord under this Lease accruing on or after the date of the transfer, and Tenant 
agrees to recognize the transferee as Landlord under this Lease. However, each Landlord shall 
deliver to its transferee the Security Deposit held by Landlord, to the extent the Security Deposit 
has not then been applied under the tenns of this Lease. 

ARTICLE TWELVE 

WAIVER OF LANDLORD'S LIEN 

INTENTIONALLY DELETED 

ARTICLE THIRTEEN 

PROTECTION OF LENDERS 

13.01 Subordination and Attornment. Landlord may subordinate this Lease to any future ground 
Lease, deed of trust or mortgage encumbering the Premises, and advances made on the security 
thereof and any renewals, modifications, consolidations, replacements or extensions thereof, 
whenever made or recorded. Landlord's right to subordinate is subject to Landlord providing 
Tenant with a written Subordination, Nondisturbance and Attomrnent Agreement from the ground 
lessor, beneficiary or mortgagee wherein Tenant's right to peaceable possession of the Premises 
during the Term will not be disturbed if Tenant pays the Rent and performs all of Tenant's 
obligations under this Lease and is not otherwise in default, in which case Tenant shall attom to 
the transferee of or successor to Landlord's interest in the Premises and recognize the transferee or 
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, ii, , '.'s rights under th: m.: : . , ::)rdinate to any 
lease, deed of 1 01 ~e encumbering 11 · · ,--;<:s. ,owevcr. if any 

gr, "' heneficiary or IT -- ; .,.~e r. :o have this Leah' , ~ ·,•J:, !, the lien of its 
ground lease, deed ot trust or rnortgage and give, Tenant \Httten notice thereof, th,:n th,~ i t:·r:,l 
will be deemed su!_,ent)r I\; 1he ground lease, deed trust or mortgage whether this Leas,· is dated 
prior or subseq ucH! lo the ,fate of the ground lt·a~c. deed of trust or mortgage ~n- the .Jat;;; •\ ,f 
recording thereof. 

P l.O:~ of Documents. T, 11 , l sigP and deliver any du. , :n iu, : . nay be requested 
• • attornment or su!,:, ,: :,w. or ,:,ny agreement to,:• ,~,r ; 1ate, as long as 

,consistentwithfi.epny,;i~i,.-, ,,fSectionlJ.Ol.If , ,~irail« osowithinten 
s \it a written reque \ Tem.:i'' ,::)y makes, consth,u~ Jii\ i:n.:,,,::ably appoints 

., 1 any transferee or suc:x• . .1t or f.-i'h.liord as Tenant's attom,, , :o execute and 
deliver the attomment. subordination document or agreement 

13.03 Estoppel CertificRtes. 

A. Upon Landlord's writtt>n request, Tenant shall execute, acknowledge and de)i 11,:; rr, 
written statement · · ·'" ' (1' , hether J'enant is,,,,.,, subtenant; {2) tht> 

.,.Jtbeencancelled •,'1f•i"•:, )thenumberofr1 ·. :1derthisLease 
:1n<.1 ti,, .. ' :: .. tl pt!riod of time ,.:ovl.'.f"'.•.' renewal option(s: · that n, .• .>f the terms or 

:,i ::,- ., ,)f this Lease haw hr-r ,·, since the original ,. ;,;,:( ;, Lease, except 
_,,-1own .m attached amend ·,:.,·nts u1 ,nlifications; (5) that nc. , by Landlord exists 

th;; !ams of this Lease . :, LanJlor,f is claimed to be in ·2uting why); (6) that 
Tenant has no claim again:~t Landlord under this Lease and has no defense or r1ght of offset 
against collection of Rent under this Lease; (7) the amount and date of the last payment of 
Rent; (8) the amount of any Security Deposit and other deposits, if any; and (9) the identity 
and address of any guarantor of this Lease. Tenant shall deliver the statement to Landlord 
within ten (l 0) days after Landlord's request. Landlord rn:iy forward any such statement to any 
prn,"',:-c-fr:e purchaser or lend,,. ccf!he Prer-:;:-:.:-s. The purchaser -:-r k:.dcr c1z:y dy conclusively 
upc.r· n,: <dtement as true and c,,. :, 

B. ff Tvmirn does not deliver d ;: 'Nritt1.:n s:::;1ment to Landlord,,,, ten ( I 0) day period, 
and any prospectiv:: ;lurchast ,; !nder, may conclns1\.,~ / pn :,mm: and rely upon 

the following facts: ( l) that the terms and provisions of this Lease have not been chi:mged 
C'Xcept as otherwise represented I-,~·! :;·rdbrd; (2) that this Lease bs 110t been t.::-rminated except 
'"' oth,;n\; .s:i represented by L:ancl 1c0 ,'.: Cn that not more than ori ·~· ,,n:hly 1nsti!lment of Base 
Hcr:1 anu o,her charges have :,ecn pai<i Y 1dvance; (4) there .:,r 1 claims ;,1,:ainst Landlord 
nc,, ;<n.y ckfonses or rights of, ,'.fset ap;.:, ,:, illection of Rent; ar,,J 1J) I .. aridlord is not in 
li'"' ..... ilt under this Lease. In such \;vent, 1.:nant will be stopped from ,.11.u.r ing the truth of the 
presumed facts. 

(\-'!"· ~'\'f,C" LLEi\SEr\GREEMEN·: 
·,no,9 G ................ l\l,-. '"\ /0/f\O\ 



13.04 Tenant's Financial Condition. Within ten ( 10) days after a written request from Landlord, 
but not more than two (2) times in any calendar year, Tenant shall deliver to Landlord financial 
statements as are reasonably required by Landlord to verify the net worth of Tenant, or any 
assignee, subtenant, or guarantor of Tenant. In addition, Tenant shall deliver to any lender 
designated by Landlord any financial statements required by the lender to facilitate the financing 
or refinancing of the Premises. Tenant represents and warrants to Landlord that each financial 
statement is a true, complete, and accurate statement as of the date of the statement. All financial 
statements will be confidential and will be used only for the purposes set forth in this Lease. 

ARTICLE FOURTEEN 

ENVIRONMENT AL REPRESENTATIONS AND INDEMNITY 

14.01 Tenant's Compliance with Environmental Laws. Tenant, at Tenant's expense, shall 
comply with all laws, rules, orders, ordinances, directions, regulations and requirements of 
Federal, State, County and Municipal authorities pertaining to Tenant's use of the Property and 
with the recorded covenants, conditions and restrictions, regardless of when they become effective, 
including, without limitation, all applicable Federal, State and local laws, regulations or ordinances 
pertaining to air and water quality, Hazardous Materials (as defined in Section 14.05), waste 
disposal, air emissions and other environmental matters, all zoning and other land use matters, and 
with any direction of any public officer or officers, pursuant to law, which impose any duty upon 
Landlord or Tenant with respect to the use or occupancy of the Property. 

14.02 Tenant's Indemnification. Tenant shall not cause or permit any Hazardous Materials to be 
brought upon, kept or used in or about the Property by Tenant, or Tenant's agents, employees, 
contractors or invitees without the prior written consent of Landlord. If the presence of Hazardous 
Materials on the Property caused or permitted by Tenant results in contamination of the Property 
or any other property, or if contamination of the Property or any other property by Hazardous 
Materials otherwise occurs for which Tenant is legally liable to Landlord for damage resulting 
therefrom, then Tenant shall indemnify, defend and hold Landlord harmless from any and all 
claims, judgments, damages, penalties, fines, costs, liabilities or losses (including, without 
limitation, diminution in value of the Property, damages for the loss or restriction on use ofrentable 
or unusable space or of any amenity or appurtenance of the Property, damages arising from any 
adverse impact on marketing of building space or land area, sums paid in settlement of claims, 
reasonable attorneys' fees, court costs, consultant fees and expert fees) that arise during or after 
the Term as a result of the contamination. This indemnification of Landlord by Tenant includes, 
without limitation, costs incurred in connection with any investigation of site conditions or any 
clean-up, remedial work, removal or restoration work required by any Federal, State or local 
government agency because of Hazardous Materials present in the soil or ground water on or under 
the Property. Without limiting the foregoing, if the presence of any Hazardous Materials on the 
Property (or any other property) caused or permitted by Tenant results in any contamination of the 
Property, Tenant shall promptly take all actions at Tenant's sole expense as are necessary to return 
the Property to the condition existing prior to the introduction of any such Hazardous Materials, 
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.andlord's approv 
,iration or tcm1in, 

;,,n', is first obtained mdemnity shall 

14.03 Landlord's Representations and Warran!ies, I .andhml represents and warrants, 1,) the 
best of Landlord's actual b,,wledge, that: (i) any handling, transportation, storag;;;\ tn:;:;, n1ew or 
usage of Hazardous Materiub that has occurred ,Jri thi: Prope11y to date has been in compliance 
with all applicable Federal. State, and local laws, regulations and urdinances; and (ii) no leak, spill 
release. discharge, emission or disposal of Hazardous Materials has occurred 011 the Ptoperty to 

drnr 1he soil or groundw .. :1 , , · u11Jer the Property is th:,· c-f [ :~•, .• Materials as of 
• 1 "- Comm, , ment Date, unles~, -.',\.('- dis~:bsed by Landlord ,_ :1::.w, ,,, '-\'t ;ting. 

t,;; 1: i iHHllord's lndemnificati,,ri. hereby indemnifies. , ar1d holds Tenant 
harmless from any claims, judgmems, aamages, penalt1es, fines. costs, nabumes, (including sums 
paid in sectlement,. of claims) or loss, including, without limitation, 
attorneys' fees, court costs, consultant fees, and e~:pert foes, -..vhich arise during or after the Tcmi 
of this Lease fro;11 or in connection with the presence or ::;uspr;!,:i~d presence of Hazardous Materials 
in the soil or groundw;;it<.:r on or under the Property, unkss the Hazardous Material i:,; released h) 
Tenant or is present as a result of the negligence or willr.1i conduct of Tenant. Without limiti:ig tht' 

· , ; .e foregoing, the , provided by this 1u:· ,, 1 ' · cifically cover 
n connection wi:1i ,,, ,. ,on of site condi1 · . .,ir ar, , n-up, remedial 

'Jf restoration work n:i..p.. 0iuy Federal, State o -~''\ ,.'. · · !ntal authority. 

14.0S D-elinit1on, For purposes v, .1 .. s Lease, .i,..: tenn "Hazardm .. s 1vl(ih;,I~<lls 1 means any one or 
more pollutant, toxic substance, hazardous wa~te hazardou, material, hazard0t1s substance, 
solvent or oil as defined in or pursuant to the Resource Conservation & Recovery Act, as amended, 
the Comprehensive Er:vironr:iental Response, Compensation and Liability Act, as amended. the 
Clean Water Act, as amended. the Water Pollution Control Act, as amended, the Soiid \Vastc 
Disposal Act, as amended, or any other Federal State or local environmental law, regulation, 
,..1rdi1L,_·. ···r ule, whetherexistint{ :is ,he ,h.,,. of this Lease or :·d)scq.i!n1iv ,i,;i.cted. 

t ,:t, Sun;;y'.;1, The represent~ri,\ns .. nd indemnities contained , 
:,.,urvivc th•.: ex.riration or tenninat ,;', ofthis i, 

TTTICLE FIFTEEN 

INIE:ffiOl";.q,Ly DELETED 

·'.rticie Fourteen will 

ARTICLE SIXTEEN 

MISCELLANEOUS AND ADDITIONAL PROVISIONS 

1 , ·,,. ,:f,C,,,, , EASE AGREEME1': i Pa::• · 
1 1;:nx 1::'r,rm 1'.ln , fCl·OR\ 



i ilttr naUy Deleted. 

16.02 Force Majeu,f. ff paformance by either Pn1~' of ar;\ term, condition or CO\i:'n,H,'. in th:, 
Lease is delayed or prevented by any Act of God. c,trik.:, lockutt, shortage of material or h1bor, 
restriction by ar:y govemme,,tal authority, civil riot. fl,,od. or any other cause not wit!w, the Ct1ritttJi 

of Landlord, the period for pi::rformance of the tern:. condition or covenant will be c;tcnJed for a 
period equal to th.: pe.riod Landlord is so delayed or prevented, provided, howeveL ihe foregoing 
shall not cause Tenant from paying rent at the time the sarne is due and navahle. 

, ,'. \I_\ I mt q , tation, The captic rrs er d1L ks or Sections of ti :·,e an: .. ssist the parties 
Jn n:i.: Lease and are not ;nut of · ,:s or provisions ot ,.;; \:, .,:never required 
b1 ·.1~rext of this Lease, the- , ,:1clude the plural and ,;w ,i -.;;ill include the 
singmar, and the masculine, femmme and neuter benders will each incmde me other. 

16.04 Waivers. Any waiver~ of any provisions of this L:a:'.:e 1,1~1:,\ be in wnting and signed by ihe 
waiving party. i wdlurYs de:~,:, or failure to enforce any provisions of this Lease u· Landlord\; 
acceptance of k:te inst ailments of Rent will not he a wain:r ;md will not prevem Land;crd from 

,, ; : ,-,rovision or any o , , . this Lease in the ,; , ,·:-1cnt on a cheek 
,:,rn 1 , , in a letter accomr ,;, : , _;! ,, .,vii! be binding 01 ;;lcrd lord may, with 

l-,; ,<ce to Tenant, negotiai, ,,1 endorse the che. ,. :theui 1, bound to the 
·. ,; 1s (, f ,;ny such statement 

16.05 SeverabiUty. A determination by a court of competent jurisdiction that any prcv,s1011 f;f this 
Lease is invalid or unenforceable will not cancel or invalidat-: the remainder of that provision or 
any other provision of this l ease, which will remain in full force and effect. 

16.06 .\Fhi Several Liabili'..: 
:•gtnts, employees, cusiiw;,,• 

.. . , .... ~--j ',vtth Tenant's express or , 

,,,. :H 1 ! responsible for 
c·,.m;r:,_..;tors, invitees, ag :i.s, s::c:,' .. 

permission . 

t ~:·, and omissions 
.)r others using 

16.07 H-ndments or Modifi.; hti~imL Ti:: , ase is the only ng.i<~:;1en1 h, i,vi~en the parties 
pertaining to the lease of the Premises and no other agreements are effective unless made a part 
~~<" AJ! amendments to thi:, I.- - 1:'i!St be~ in writing and sigtl•:d by ;:P ; ,A:es. Any other 

' ':!ipled ;,.::hr dment shall be void. 

16.oo i. ;.;~ii.::es. All notices and ot;1c1 c~mmw1;.,; .. .,ons required or pem1itt..:J u,,<lci this Lease must 
be in writing and will be deemed delivered, whether actually received or not, on the earlier of: (i) 
actual receipt if delivered in person or by messenger with evidence of delivery; or (ii) receipt of 
an electronic facsimile transmission ("Fax") with confirmation of delivery; or (iii) upon deposit in 
the United States f\fail as required below. Notices may be transmitted by Fax to the Fax telephone 
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:,), 'iedinArticleOn,. ii .ifany.Notict~sdeii·.,· :,1stbedeposited 
,,, ;ta! Servic.e, certi receipt requesttt::. , »rt:,'; J, and properly 

:.',e intended recip1 · ,;•, st·t . n A,.niclc One. No,• 1y other rneans 
will be aeemed. ,Jeli-.. when actually received v,;ith pr:1of d. aellvery. Aner posses:cii,', c:f 
Premises by Ten,mt J cnant's address for notice pupuscs \,,ill be the address of the Premises ,rnle~s 
Tenant notifies L-1.ndlord >1 writing of a differenl addr<:~s to be used for that purprlse. p:.tr1y 
may change its address for iutice by delivering wrin~n notice of its new address to all other parti,> 
in the manner set forth above. Copies of all notices shcul<l aJst1 i:,e delivered to the Brokers, but 
failure to notify the Brehrs will not cause an otherwise properly delivered notice to be ineffective 
.·~ 'sc, all notices must to the following", ...... ,. >·1:mks have been 

'i1plekl, 1 

uetkes to Landlord ar:: <(' r11: to: 

Address: 

Coilin County, Central Plant 

Attn: Cr·11struction Projects: Hill Burke 

4600 Cmnmunity A vc. 

M,:Kinney, Texas 75071 

972-547-: 972-547,5498 

cif nc.tices to Tenant are t. ,Jdivered 

Address: 

Daniel Edwards 

302 Hospital Dr. 

Corsic,ma, TX 75151-06 I 2 

903-872--372 l 

16.10 Venue. All obligations under this Lease, including, but not limited to, the payment of Fees 
to the Brokers, will be perfonncd and payable in the county in which the Property is lo..:ated. The 
laws of the State of Texas will govern this Lease. 





Date 

TEi\'ANT: 

Name. 

Date :ution: 
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ADPL·\U1..,1M ''B"' _ LEASE 

RENE\\'AL CPTJONS 

,,r terms 

upon pnor written nonce\ icrnmt' s Elecuun N(1tice J to Landlord given nut sooner lhan mne (9) 
rnonths nor later than three (}, mc,nths prior to the expiration of the then-current term of this 

Lease; provided that at the time Tenant gives such notice to Landlord and T<.)r ihe remainder of 
the tl,c,H ,,rrent terr: I);,;; Lease··, 1r1i., Lease h,,'.: ,:)\ heen assL . 'and no sui,!,:-, ... of the 
Prem···':'S u,s occurr1:d, .. ;1 if such a:,•:. >1,nent or s,,bk'." ,g has be.n ..-, ,,·ented to I '.:r,1lord 
an<l (ii) Tenant :snot in defaul! hereunder. Duririg !he renewal term, the provisions of this Lease, 
as it may be amended in writmg prior to th':' date of the commencement of s:_:ch renewal term, 

shall cnntinuc in effrrt exr-rpt that Tenant -;hall occu!"v the Premises in its then "as i<:" r0ndition 

and ~i-)c ... ';all be no ,:1 1,:rnent of r~·11 L '° shall th(Tt: · ;redit or ,:ll,,,:,v1ces giv , to ~nant 

for i ,o\ '· ments tc . :mises. ; . ··(mt timel. to exte,, ' ,; c: ..• ease, thi: ·. · .;,: Rent 
during such ex~c11sion term ;:;½aH bt~ at a rate ("Fair Market R~:ie") representing the~ price thJt a 

ready and willing 1enant wov!d pay as of the comrnencemen! uf th,~ extension as monthly re,H te 
a read" -~i willing la,.,-1!,-:,:-., ofprem:<se:- --:,-:1parable r.:-, ·•·: Premises '~th~ -ropcny ., .. C,'c: ,-.-fered 
for lt ,,,. ··: the open r for a re e period . , and taki. to accoun 1., , m of 
thee~:, ,>s,,n, the an nu11 . f improv;;:;m, ·•s; made b) 1 cn.-,•,t at its e: 1itTl:. the crcd'.1\· tff':·,iness 

o1 the Tenant, and all of the purposes for which the property may be used ,mJ not just the use 
proposed to be made of the Premises by Tenant Nat more than sixty (60) days prior to Tenant's 
timeh ,.~f:l,,·ery of : applicable L·1H,,i :; Electio,: · \,tice, Ten&•!' m,,v requesr in ,\ riting 
Lancdc,rd proposed i',:, \farket R.fJ~ f(,; the exu1::m1 , cnn in ;.,n and La ,:,)n.i shall 

prov:~- Landlord's pupcsed Fair M.:i",-.;~ Rate wi:r.;.~ fiiteen (15; da;::> after recei, ... e_; such 

request. If Tenant fails to make such a request to Landlord. then Landlord shall provide 

Landlord's proposed Fair Market Rate within fifteen (15) day:; after Landlord's receipt of 

Tenant·~ ' lection N\ 11T•.' ~,and lord ,md 1 ,:rnmt shan r.: ,1 otiate in g, .. J faith to agr,:-:' the 
final ,:!l J\.:i:lrket Rate. , ;,ich shall be Base Rent f"z , th.:; ~~xtension k: · in questkil, i nli m 110 

event shaH be less than the .dase Rent in effect at the end o.t the tenn nnmediately prect:ding the 

extension tem1 in question), but Tenant's deadline for delivering Tenant's Election Notice shall 

not be extended on account of any such negotiations. 

If Lar:dtord :md Tenarn t,avc not bee1: :~ie fo agree 011 t:1L fair Marke; .;te amount ,j.,, t·1it1 thirty 
(30) J.ay,;; k!lowing Tena; '3 delivery r' ,:nant's fa~c;ion Notice, 1.!ic F::r, · Market Rc➔ .:e F,r the 

extension tenn will be determined by the follmving appraisal process. Landlord and Tenant shall 

endeavor in good faith to select a single Appraiser, The term "Appraiser" mecms a third pa11y 
Texas ;icen:sed comn ,Tda! ,:-eal estate:' b1~1ker with a ,,1· 1nmm of 5 )'<<trs of recent cor;,,;\?rcial 
real cst,w: {perienc1: in ,h: Plano m;1r\.et If Land" 0 rd ;·,,J Tenant arc ,,He to agr,,_, ~')K•H and 
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. A . h a sn?;' : ppra1ser, t at . nJ detennine the Fait 

tnd Tenant are una · ·. I,\ :: i: .: · 1 a single Apprai~>·r l i • J) days after the 

end of the thirty 1)0) day period, each will then .:pp(,inr c,nt: Appraiser by written r.oli,::r 1;, "ie 
other within scv,:11 (7) d<l.y~ at1er the end of the thirty 00) day period. Within five (5} h,sincss 
days after the t\vo Appraisers <1re appointed, the hvo Appraisers will appoint a third Appnuser. if 
either Landlord er Tenant fails to appoint its Appraiser within the prescribed time period, the 

sinr-1 .. Appraiser appointed wiil determine the Fair Market Rate. Each p<>rt" will bear the cost of 
appointed by it ar,.: 'c:1fo.:s viii share equally ,:o:,r. ,hird Appraiser, 

.et Rate of the Pren ms.., v:dl t~,e average of the t . '.t'l,:,:i1s.ih rh:1t are closest to 
amount, with t, .. ,· third ,;:-.al disregarded. the method of 

(;, ,~ n.i;· : 11g tile Fair Market R,:rc •i1 no,;, ,11: >hall the Fair Markel R;ir,, lb.:: extension term 

in question be less than the Base kem m eftect at ihe end of the term 1mmematety pre1.:eding s,11.:h 
extension term .. 

If the Fair Market Rate is nPl determined before 1he wmmcnc,:ment of the renev,1al term, then 
Tenant shall continue tc, pay t,, Landlord the Base Rent applicable to the Premises mrnediatcly 

before the exknsion ien11 until the Fair Market Ra:e anL .in1 is determined, and v-.. hrn it is 

;:nant shall pay tc J'•· r ti,;: fference between :~ r:, .ctually paid by 
fr.1LHH Li~~! ne\.v Base Rent the rene\.val term. 
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ADDENDUM '"F'' TO LEASE 

CONSTRUCTION OF IMPROVEMENTS 

ARTICLE I 

TENANT'S OBLIGATIONS 

Tenant hereby accepts the Premises "As-Is" and "turned over to Tenant for finish-out". Prior to 
the commencement of any construction, Tenant shall adhere to the following: 

A. PRE-CONSTRUCTION OBLIGATIONS 

(I) Plans, diagrams, schedules and other data relating to work to be performed by Tenant must 
be furnished by Tenant to Landlord complete, sufficient to comply with all applicable laws, 
building codes and sufficient to obtain a building permit if required, and ready for 
Landlord's consideration and final approval. Without limiting the generality of the 
immediately preceding sentence, Tenant's submissions must (a) comply with the 
requirements of any interior design specifications which may be attached hereto as 
Addendum F and (b) include a site plan, a floor plan, a reflected ceiling plan, a plumbing, 
electrical and HV AC design plan, elevations of walls and a fixture plan. All drawings shall 
be at scale of either 1/8" or 1/4". Tenant shall reimburse Landlord for any loss or extra cost 
which may result to Landlord by reason of failure on the part of Tenant to submit any such 
plans, diagrams, schedules, specifications and/or other data within said period of time. 

(2) Tenant shall secure Landlord's written approval of all designs, plans, specifications, 
materials, contractors and contracts for work to be performed by Tenant before beginning 
the work (including following whatever "work letter" instructions, if any, which Landlord 
may deliver to Tenant in connection with the work) ("Design Submission"), and shall 
secure all necessary licenses and permits to be used in performing the work. Within ten 
(10) days of Landlord's receipt of the Design Submission, Landlord shall respond to 
Tenant, in writing, with all reasonable requested changes. If Tenant has not received 
comments by such date, or if Landlord responds with no requested changes, the Design 
Submission shall be deemed approved ("Approved Design Submission"). Any objections 
made by Landlord must be reasonable and shall be made with reasonable specificity. If 
Landlord makes timely objections to the Design Submission, Tenant shall thereafter make 
such revisions in order to incorporate Landlord's reasonable objections and comments and 
shall resubmit same to Landlord who shall again, within ten ( l 0) days after receipt of such 
resubmitted Design Submissions, either approve same in writing or give further reasonable 
objections thereto. The foregoing process shall continue until the Design Submission has 
been approved by Landlord and Tenant in writing. Tenant's finished work shall be in 
accordance with the Approved Design Submission, and shall be subject to Landlord's 
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by the applicable 1 

l'cr . s expense, obtair . r, . u,_-;. ,vey of the Prem 

s properly licens pr\'F :h a smvey. T er:::'.·; 

, ·enant shall, at 

a p,::, ,m or company 

a copy of the 
asbestos sur,ey to Landlord w1min ten lJ()) da.ys fotlo;,;;1g rhe comp1et1on of?hl:'.' ,,.:cvcy 

(3) The Ten:o.nf s in%ram·e requirements under Seu ion 5.03 of this Lease and the ,vai,·~r 

requirements under Section 5.05 of th;:, L t::be shall apply during the cunstru1.:liuc 

contemplat,cd in this e;,,hibit, and Tenant shalt provide evidence of appropriate insuranc~ 
C"cr•frage (including, tmle<:s ""'=li"ed by Landlord, what 1s Cf'"!"""nnlv referred to a~ 

· hr,1!(' :~'s all-risk" insur,L::.. -;- ru btginning any of :, , , 1,.:nant shall also 

p,· Landlord withe, ;,klj ini;u,:.1nce covering both · ;;1t .:.inc r,•11.mt's contractor 

damage to their t~erso:·1:c! 1 · ,,.:,1y, as well as a:,:, · y liability and 

•-nrker's compensation cJai,n,; ansi of all construction ,F .• activities. All 

pohcies of insurn.nce shaH be subject to farnlkrd's priN approval ana shall he end(lrsed 

showing Landlord and Landlord's property manager as ;;idditional named insureds (or if 
permitted by Landlord, may provide a \\aiver of snl)rogation against Landlord :mJ 

Landi ore!··~ property m:mager). 

' ION OF TENAN 

'::igns. Tenant shall pay all .. :md the installation the electrical 

ion 6.04 of this Lf'u:< 

(2) Utilities: Except for electric and water, all meters or other measuring devices in connt:ction 

with utility services ::.hall be provided by Tenant. All .st,rvice deposits shall be made by 
Tenant at Tenant's eKpense. 

rn All work undertaken by Tenant shall he M Tenant's expense. Any roof penetration shall be 

. ,,med by Landlord's .. ut I .,ndlord's option, b; ,i born:- ,l 'er approved in 

,ldic.Hl(.C by Landlord. Ti1t.:. \,., be begun only after given consent, 
whid: ,:onsent shall in :·,, , .. ,ndtiioned upon Tenar11 ':- to indude materials 

.:,cccpl:..•ole to Landlord in to pc injury to the roof ,c,. :::11re;:id r/e weight of the 

c41..uprnent being installed. fenanl :;hah lllso be responsible for obtau1mg, and paying for, 
profec::sional inspections of :mv c;:tructura: work (including, withntit litrtitation, any roof 
,\'·01 ~-•,·,,concrete work). 

:3warded to Landi:,, : :,. coc:rw:,,,r unless, before 

~a; construction begins, l eG.ult d~v.;;;.;::; and receives L.mdlo1J':::. ..... ;-.:en approval for 

another contractor to complete Tenant's work. 
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.ompletion of Tt:1·,, 

te and ready for I · 
J.te of occupancy 1 

l';;nant shall (i) no'.: 

• -v, (ii) delivtr ro L 
.1mc;1i::i! penrnt), ( 

,at tht' work is 
mx )PY of Tenant's 

01 any m~,rx,.".i:.:n tugs or pro1ess1ona1 rep,.vts. and tiii1 :"1rov1de aocumentaiiu•n :1,. ;,r,tahL 
to Landlord thaf all hills have been pai(i u ·i t"!JJnl ~ contractors, subcontracwrs and 
professi,rn,ils. 

(6) All work t:iat may disrupt other Tenants shall be dnne :.d·ter hours or on weekends unless 
:'th~:-'.vise approved by L!>~dhrd \vl-+-h includes any utility ~•mt 0ff unless it can b~ 
,.on'. .: ·.~din Tenant's su, 

LA l\Jf)! ORD'S INITIALS TEN." i.,r-r•<:- n,1ff!ALS~ . 
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i'-,dde.ndum G R and 

LANDl0RD'S lNiilAL"' 

., LEASE 1ENT 




