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OFFICE LEASE

THIS OFFICE LEASE ({"Lease"), made as of 4/27/2022 , by and between HIGHWOODS

REALTY LIMITED PARTNERSHIP, a North Carolina limited partnership, ("Landlord”) and TAMPA BAY
WORKFORCE ALLJIANCE, INC., a Florida corporation, D/B/A CAREERSOURCE TAMPA BAY. ("Tenant™, provides

as follows:

1. BASIC DETINITIONS AND PROVIESIONS. The following basic definitions and provisions apply to
this Lease:

a. Premises,  Rentable Square Fect: 7,059
Suile: 875
Building: Mernidian One
{Office Park: Meridian
Strect Address: 4330 W, Cypress Street
City/County: Tampa / Hilishorough
State/Zip Code: Florida / 33607
b, ferm Number of Months: 88
Commencement Date: Upen  substantial  completion  of  the  Tenant

Tmpravements pursuant 1o Lease Addendum Number
One and Landlord’s delivery of the Premises to
Tenant {estimated fo be September 1, 2022)

Rent Commencement Date: Four {4} months following the Commencement Date

Expiration Date: The last day of the 88" complete catendar month
following the Commencement Date

o. Leasc Year. The term “lease Year” shall have the following meaning: the first Lease Year shall
commence as of the Commencement Date and shalt end on the last day of the 12" full month thereafter. 1f the
Commencement Date is not the first day of & calendar month, the first Lease Year shall include the partial month in
which the Commencement Date ocecurs and the 12 full months immediately following the partial month. Each
successive Lease Year shall be the 12-month period commencing on the day immediately following the last day of
the priot Leuase Yeai.

d. Permitted Use, General office related to Tenant’s career planning services

e.  Ckeupancy Limitation. No more than five (5) employees/personnel per 1000 rentable square
feet of the Premises exclusive of visitors and guests,



DocuS3ign Envelope ID: 8DAEE1F1-69F3-4137-8507-6AB002B62A07

f.  Base Rent The minimum base rent for the Term is §

the 1* day of each month in accordance with the following Basc Rent Schedule:

1,693 571 80, pavabic in monthly installments on

MONTHS* ANNUAL RENT/PSF MONTHLY RENT ANNUAL RENT

91722 - 12431422 $0.00 30.00 30.00
1/1/23 —8/31423 531.00 $18,235.75 5145,886.00
9/1/23 — 8/31/24 3531.93 51878282 $225,393.34
071424 ~ 8/31/25 $32.89 1934754 $232,170.48
01725 — 8131426 $33.87 $19.924.03 $239,08834
9/1/26 — 8/31/27 $54.89 $20.524.04 $246,288.48
9/1/27 — 8/31/28 $35.94 521,141.71 $253,700.52
9/1/28 - E/31/29 $37.02 §21,777.02 $261,324.24
OL/29 - 12/31/29 $38.13 52242997 $89,719.88

*All dates subject to change in (he event the Commencement Daie i3 not September 1, 2022,

S

h.  Securin: Deposit

i.  Business Howrs.

3. After Hours HEAC Rate.
k. Porking

Rent Payment Address.

Notice dddresses.

LANDLORD:

with a copy to:

Tenant will make its Rent payments via Landlord’s on-line pavment
system.

$18.235.73

§:00 AM. to 6:00 P.M. Monday through Friday {excluding National
and State Holidays).

$6.00 per hour per unit, with & minimunm of two hours per oceurrence,

Not to exceed four (4} spaces per 1,000 rentable square feet. Sce
Tenant Parking Agreement — Addendum Five,

HIGHWOODS REALTY LIMITED PARTNERSHIP
3100 Smoketree Court, Sarite 600

Raleigh, North Carolina 27604

Attr: Manager, Lease Administration

HIGCHWOODS PROPERTIES, INC.
3111 W, Dr. Martin Luther King, Ir. Blvd,
Suite 100

Tampa, Florida 33607

Attn: Lease Administrator
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TENANT: TAMPA BAY WORKFORCE ALLIANCE INC. DAR/A
CARRERSOURCE TAMPA BAY
4350 W. Cypress Street, Suitg 873
Tampa, Florida 33607
Aun:  CFQ

m. Broker Mile Griftin
Savills, Tne.
3000 Baypert Drive
Suite 485
Tampa. Tlorida 33607

2. LEASED PREMISES.

a.  Premises. Landiord leases to Tenant and Tenant leases from Landlord the Premises identified in
Section laand as more parlicularly shown on Exhibit A, attached hereto.

.  Conmwon Areas. Tenant shall have non-exclusive access o those portions of the Building not set aside
for lcasing to tenanls or reserved for Landlord’s exclusive use, including, but not limited to, entrances, halbways,
lobbics, elevators, restrooms. walloways, parking areas and structures, and plazas, if any (“Common Areas”).
Landlord has the exclusive right to i) designate the Comnon Areas. {ii) change the designation of any Common
Arca and otherwise modify the Commen Areas, and (if1) permit special use of the Common Areas, including
temporary exclusive use for spectal occasions. Tenant shall not interfere with the rights of others to use the Common
Arcas. All use of the Common Areas shall be subject Lo any roles and rogulations reasonably promulgated by
Landlord.

3. TERM.

a.  Commencement and Fxpiration Dates. The Lcase Term commences on the Commencement Date and
expires on the Expiration Date, as set forth in Section 1b. The Commencement Dale and Expiration Date shall be
adjusted as follows:

i Il Tenant requests possession of the Premises prior to the Commencement Date, and Landlord
consents, the Commencement Drate shall be the date of possession.  All Renl {as hereafter
deflined) and other obligations under this Lease shall begin on the date of possession, but the
Expiration Date shall remain the same; provided. however, thar it the Rent Commencement Dale
sel forth in Scetion 1b is different than the Commencement LDate, then the Rent Commencemenl
[Date shall be adjusted so as 1w maintain the same amount of time between the Rent
Commencement Date and the eathier Cotmmencement Date, and Tenanl’s obligation to pay Rent
shall begin on the adjusted Rent Commencement Date,

ii. If Landlord, for any reason, cannot deliver possession of the Premises to Tenant on the
Commencement Dhate, then the Commencement Date, Explration Date, and all other dates that
may be affected by their change, shall be revised to conform to the date of Landlord's delivery
of possession of the Fremises to Tenant. Any such delay shall not relieve Tenant of its
obligations under ihis Lease, and ncither Landlord nor Landlord’s agents shall be liable to
Tenant for any loss or damage resuliing from the delay in delivery of possession.
Notwithstanding the foregoing, in the cvent Landlord is unrable o deliver possession of the
Premises within 90 days after the original Commencement Date set forth in Section 1b
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(excluding any delays resulting from force majewre or caused by Tenand — “Excused Delays™),
then Tenant may terminate this Lease by giving notice to Landlord within 100 days of the
original Connmencement Date (excluding Excused Delays), Tenant may not terminate the
Lease, however, if' it has taken possession of any part of the Promises.

fii. At Landlord’s election, the Cominencement Date and Expiration Date may be sct forth in a
Comimencement Agreement similar to Exhibit C, attached hereto, 1o be prepared by Landlord
and promptly executed by the parties. If the Expiration Date does not occur on the last day of a
calendar month, then Landlord, at Hs option, may extend the Term by the mumber of days
necessary to cause the Expiration Dale 1o occur on the last day of the last calendar month of the
Term. Tenant shall pay Base Rent and Additional Rent for such additional days at the same rate
pavable for the portion of the last calendar month immediately preceding such extension.

b, Defivery of Possession. Unless otherwise specified n the Work Letter attached as Lease Addendum
Number One, “delivery of possession” of the Premises shall mean the earlier oft {i) the dale Landlord has the
Premises ready for occupancy by Tenant, or (ii) the darc Landlord could have had the Premises ready had there been
no delays attributable 1o Tenant.

c. Right to Oceypy. Upon Landlord’s request and prior to occupancy of the Premises, Tenant’s
Authorized Representative shall execute an Accepiance of Premises similar to Exhibit 1} attached hereto, to be
prepared by Landlord and execuled by the parties. Tenant shall not accupy the Premises until Tenant has complied
with all of the following requirements to the extent applicable under the tenms of this Lease: () delivery of all
certificates of insurance, (i} payment of any required Security Deposit, (i) payment of first month’s Rent (and the
applicable sules/use tax) in the amount of $18,235.75; (iv) excoution and delivery of any required Guaranty of 1ease;
(v} if Tenant is an entity, reccipt of a good standing ceriificate from the Siate where it was organized and a cortificate
of authorily to do business in the State in which the Premises are located (if different); and payment of all costs and
expenses in excess of the Allowance or other costs and expenses incurred in connection with the Tenant
Improvements for which Tenant is responsible. Tenant's failure to comply with these {or any other conditions
precedent to occupancy uinder the terms of this Leasc) shall not delay the Commencement Date.

4. USE,

a. Permitted Use. The Premises may be used only for Tenant's Permitted Use as defined in Section 1d
and in accordance with the Oceupancy Limitation as set forth in Section le. Tenant shall not yse (he Premises;

i In violalion of any restrictive covenants which apply to the Premises;

i. In any manaer Lhat constitutes a nuisance or trespass or dislurbs other tenants in the Building or
Office Park, as applicable;
1ii. In any manner which jncreases any insurance premiums, or makes such insurance unavailable to

Landlord on the Building; provided that, in the event of an increase in Landlord's insurance
premiums which results from Tenant's use of the Premises. Landlord may eleci to permil the use
and charge Tenant for the increasc in premiums, and Tenant’s failure to pay Landlord the
amount of such increase within 10 days after receipt of Landlord’s written demand shall be an
event of defauly;

Iv. In any mannct that creales unusual demands for electricity, heating or air conditioning; or

v, For any purpose except the Permitted Use, unless consented to by Landlord in writing.

b.  Frohibited Equipmenr in Premises. Tenaat shall not install any cquipment in the Premises that runs
continuously or places onusual demands on the elecirical, heating or air conditioning systems (“High Demand
Equipment™) without Landlord’s prior writter: consent. No such conseat will be given if Landlord determines, in its
opinion, that such High Demand Fquipment may not be safely used in the Premises or that electrical service is not
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adequate to support the High Demand Equipment. Landlord’s consent may be conditioned, without Iimitation, upon
separatc metering of the High Demand Equipment and Tenant’s payment of all engineering, cquipmcnt, installation,
maintenance, removal and restoration costs and utility charges associated with the High Demand Cquipment and the
scparatc meter, as well as administrative costs as provided below. Il High Demand Bquipment used in the Premises
by Tenant affects the lemperaiure otherwise maintained by the healing and air conditioning system, Landlord shall
have the right to install supplemental air conditioning units n the Premises and/or require Tenant (o usc any existing
supplemental unils serving the Premiscs. T supplemental units are required by lLandlord pursuant to the foregoing
scntence, or if Tenant requests the instaflation andior use of any supplemental units, then the cost of engineering,
installation, operation and maintenance of the units shall be paid by Tenant. All costs and expenses telating to High
Demand Equipment and Landlord's adminisirative costs (such as reading meters and calculating invoices) shall be
Additional Rent, payable by Tenant in accordance with Section Tb.

5. RENT.

a.  Pavment Qbligations. Beginning on the Kent Commencement Date, Tenant shall pay Base Rent and
Additional Rent (collectively, “Rent™ on or before the first day of each calendar month during the Term, as follows:

3 Renl payments shall be sent {0 the Rent Payment Address set forth in Section 1g.

ii. Reni shall be paid without previeus demand or notice and without set off or deduction. Tenant's
obligation to pay Rent under this Lease is completely separate and independent from any of
Landlard's obligations under this Lease.

m.  1fthe Rent Commencement Date is a day other than the ffrst day of a calendar month, then Rent
for such month shall be (i} prorated for the period between the Rent Commencement Date and
ihe last day of the month in which the Rent Commencement Date falls, and (ti) duc and payable
on the Rent Commencement Date.

Iv.  TfRent is not received within five davs of the due date, Landlord shall be entitled to an overdue
payment fee in the amount of five percent (5%) of all Rent due.
¥, It Landlord presenis Tenant's check to any bank and Tenant has insufficient funds Lo pay for

such check, then Landlord shall be entitled to the maximum lawiul bad check fee or five percent
{5%) of the amount of such check, whichever amount is fess.

b. Base Rent. Tenant shall pay Base Rent as set forth in Scetion 11

¢.  Additional Rent. In addition to Base Rent, Tenant shall pay as rent all sums and charges due and
payable by Tenant under this Lease (“Additional Rent”™}, including, but not limited to, the following:

i Tenant’s Propotlionate Share of the increasc in Operating Expenses, Taxes and Insurance
Expenscs as set torih in Lease Addendum Number Twe; and

ii. any sales or use tax imposcd on rents collected by Landlord or any tax on rents in licu of ad
valorem taxes on the Building, even though Taws imposing such laxes attempt 1o require Landlord to pay the
same.

6. SECURITY DEPOSIT, Simultaneously with Tenant's execulion and delivery of the Lease, Tenant
shall deposit with Landlord a Security Deposit in the amount set [orth in Section 1h. Landlord shall retain the
Security Deposit as security for the performance by Tenant of all of its Lease obligations. The Sccurity Deposit shall
not bear interest. 1 Tenant at any time fails to perform any of its obligations under this Lease, including, without
limitation, its Reni or otler payment obligations, its restoration obhligations, ot its insurance and indemnity
ohlipations, then Landlord, at its option, may apply the Securily Deposit (or any portion) to cure Tenant's defaudt or
to pay for damages caused by Tenant’s default. If the Lease has been terminatcd, then Landlord may apply the
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Security Deposit (or any pottion) against the damages incurred as a consequence of Tenant’s breach. The application
of the Security Deposit shall not limit Landlord’s remedies for default under the terms of this Lease. If Landlord
depletes the Security Deposit, in whole or in part, prior to the Expiration Date or any termination of this Lease, then
Tenant shalt restorc immediately the amount so used by Laadlord.  Within 30 days after the expiration or earlier
termination date of this Lease, Landlord shall refund to Tenant any unused portion of the Security Deposit sfter first
deducting the amounts, if any, necessary to cure any outstanding default of Tenant, to pay any culstanding damages
for Tenant's breach of the Lease, or to restore the Premises to the condition to which Tenant is required to leave the
Premises upon the expiration or termination of the Lease. Landlord shall deliver the unused porlion of the Security
Deposit to Tenant’s Motice Address set forth in Section 11 above, If Tenant's Notice Address is the address for the
Premises, then Tenant shal! nolify Landlord in writing of a forwarding address to which Landlord should send the
Security Deposit. If (a} Landlord sends the unused portion of the Secunty Deposit to Tenant’s Notice Address or, if
applicable, the forwarding address as divected by Tenant; (b) the Security Deposit is reiurmed to Landlord as
“undeliverable” for any reason other than an error by Landlord or the mail courier; and {c¢) Landlord, after using its
best efforts, is unable to focate Tenart within 90 days thereafier, then Tenant shall be deemed to have waived any
rights Tenant has to the unused portion of the Security Deposit, and Landlord may retain the Security Deposit for its
own use. Tenant may not ctedil any unused portion of the Security Deposit agamst Rent owed under the Lease.

7. SERVICES BY LANDLORD.

a.  Base Services Provided that Tenant is not then in defauit beyond any applicable eure period, Landlord
shall cause to be furnished 10 the Building, or as applicable, the Premises, in common with other tenants the
folfowing services:

1. Water (if available from city mains) for drinking, tavatory and toilet purposes.

it. Electricity (if available from the wtility supplier) for the building standard lighting and for the
operation of generzal office machines.

iti.  Building standard lighting; Tenant shall service, replace and maintain at ils own expense any
incandescent fixiures, table lamps, or lighting other than the Buiiding standard lighting, and any
dimmers or lighting controls other than conteols for the Building standard lighting.

iv.  Heating and air conditioning for the reasonably comforiable use and occupancy of the Premises
during Business Hours as set forth in Section 11
V. After Business Hours, weeliend and holiday heating and air conditioning at the After Hours

HVYAC rate set forth in Section 1j, with such charges subject to commercially reasonable annual
Increases as determined by Landlord,

vi. Janitorial services five days a week {excluding National and State holidays) after Business
Hours; provided, however, that Tenant shall be solely responsible for stocking supplies for use
by Tenant ard its employees, agents, invitees and guests in the Premises, such as paper towels,
dish washing detergent, break room/kitchen tems (such as plates, cups and napkins) and other
similar items.

vii.  Parking spaces in the parking facility for the Building as specified in Section 1k, for use by
Tenant's employees and visitors in common with the other tenants and their employees and
visitors,

b. Landiord's Maintenance. Landiord shell make ali repairs and replacements o the Building (including
Building fixtures and equipment), Common Areas and Building Standard Improvements in the Premises, except for
repaits and replacements that Temant must make under Article 8. Landlord shall not be obligated to repair or
maintain Non-Standard Improvements (as defined in this Lease). Landlord’s maintenance shall include the roof,
foundation, exterior walls, interior strucluzal walls, all structural components, and all base Building systems, such as
mechanical, electrical, HVAC, and plumbing. Repairs or replacements shall be made within a reasonable time

10
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(depending on the nature of the repair or replacement needed) aller receiving notice from Tenant or Landlord having
aclual knowledge of the need for a repair or replacement.

Notwithstanding the forepong or any provision herein to the contrary, in the event that any supplemental air
conditioning units are installed in the Premises by or on behall of Tenant at Tenant’s request or by Landlord pursuant
1o Section 4.b above, Tenant shall be solely responsible for all costs associated with the installation, operalion,
maintenance, repair and replacement of the supplemental vnits, including, without lmitation, all electrical costs
assoctated with the supplemental unils, which shall be separately metered. Notwithstanding the foreguing, at
Landlord’s election, any supplemental units that are two tons or less shalt not be separately metered; instead, Tenant
shall reimburse Landlord on a monthly basis for the costs and expenses associated with electrical service for each of
these units (the “IVAC Reimbursement™). The monthly HYAC Reimbursement shall be Additional Rent and shall
be due and payable at the same time and in the same manner as monthly Base Rent. The amount of the monthly
HVAC Reimbursement for each unil shall be deteerningd according to the following formufa:

(# tons of the supplemertal unit) x (3 kW/ton} x (347.5 hours) x (Average Rate/KWh) = monthly
HVAC Reimbursement per unit

The Average Rate/lkWh is a fiaction, the numerator of which is the average cost of electricity billed to Landlord by
the applicablc utility provider during the applicable billing ¢yole, and the denominator of which is the lolal kWh
consumed at the Building during that same billing cyele. landlord shall adjust the monlhly HVAC Reimbursemant
annually based on the Average Ralesk Wi for the preceding 12-month period, and Landiord shall notify Tenant in
wtiting of the adjustment. With respect 1o delermining the Average Rate/kWh for any newly constructed buildings,
the Average Rate/kWh for the first 12 months following the completion of the new building shall be the average of
the Averapge Rate/kWh for adl of the buildings owned by Landlord or its affiliates in the greater Tampa, Florida area
for the billing cycle immediately preceding the completion of the new building: thereafler, the Average Rate/kWh for
the new building shall be determined and adjusted as set forth above,

¢ No Abatement, Uhere shall be no abatement or reduction of Rent by reason of any of the forcgoing
services nol being continuously provided to Tenant. Landlord shall have the right to shut down the Building systems
(including electricity and HIVAC systems) for required maintenance and safety inspections, and in cases of
emmergency.

8. TENANT'S ACCEPTANCE AND MAINTENANCE OF PREMISES.

a.  Acceptance of Premises. Bxcept as expressiy provided otherwisce in this Lease, Tenant’s occupancy of
the Premises is Tenant's representation to Landlord that {i) Tenant has cxamined and inspected the Premises, (ii)
finds the Premises to be as represented by Landlord and satisfactory for Tenant's intended use, and (iif) conslitutes
‘I'enant’s acceptance of the Premises "as is". Landlord makes no representation or warranty as Lo the condition of the
Premiscs except as specifically set forth elsewhece in this Lease.

b.  Move-In Obligaiivns. Tenanl shall schedule its move-in with the Landlord™s Property Manager. Unless
otherwise approved by Landiord’s Property Manager, move-in shall not take place during Business Hours. Prior to
the move-in, Tenanl must provide the name, address and contact informalion for Tenant’s moving company, and the
moving company must comply with Landlord’s requircments, including insurance. During Tenant’s move-in, a
representative of Tenani must be on-site with Tenant’s moving company Lo ensare proper treatment of the Bullding
and the Premises. Elevators, enfrances, hallways and other Common Areas must remain io use for the general public
during Business Hours. Any specialized use of elevators or other Comimon Areas mast be coordinated with
Landlord’s Property Manager. Fenant must properly dispose of all packing material and refuse in accordance with
the Rules and Regelations. Any damage or destruction to the Building or the Premises caused by Tenant or its

11
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moving company, employees, agents or contractors during Tenant’s move-in will be the sole responsibililty of
Tenang,

c. Tenaw’'s Maintenance. Tenant shall: (i) keep the Premises and fixtures in good order; (ii) repair and
replace Non-Standard lmprovements that serve the Premises {unless the Lease is ended because of casualty loss or
condemnation); and (iii) not commit waste. “Non-Standard Improvements™ means such items as (a) High Demand
Equipment and separale meters, (b} all wiring and cabling from the point of origin to the lermination point, {¢) raised
floors for computer ot for communications systerns, {d) 1elephone equipment, scourity systems, and UPS systems, (&)
cquipinent racks, (g} equipment installed in a kitchen, kitchenette or break room within the Premises, including any
hot water beater, ice machine, refrigerator, dishwasher, garbage disposal, coffec machine and microwave, sink and
related faucets, waler lilter and water purification system, (h) kitchen drain lings; and (i) any other improvements that
are not part of the Building Standard Tmprovements, {ncluding, but not limited to, special equipment, decorative
treatments, lights and lixtures and executive restrooms.

d.  Alferarions tv Premises. Tenant shall make no steuctural or interior alterations to the Premises without
the prior written approval of Landlord, which shall not be uneeasonably withheld; however, Landiord, at its sole and
absolute discretion, may granl or deny its approval for any proposed structural alterations. If Tenant requests
alterations, Tenant shall provide Landiord with a complete set of construction drawings. Tf the requested alterations
are approved by Landlord, then Landlord shall determing the actual cost of the work to be done.  Tenant may then
either agree to pay Landlord to have the work done or perform the work ilsell using contractors and subeoniractors
subject to Landlord’s reasonable approval, provided Tenant’s contractors andfor subcontractors must be licensed in
the State of Florida and must be approved in writing by Landiord prior to the commencement of the alterations.
Landlord hereby agrees not to unreasonably withhold, condition or delay itz approval of Tenant’s contractors and
subconiractors. Any alterations performed by Tenant must be completed in a good and workmanlike manner and in
accordance with all applicable laws, codes and regulations. Landlord shall have the right to inspect Tenant's work
periodically in connection with any alterations to the extent reasonably necessary to ensure Tenant’s compliance with
this provision. IT Tenant agrees io pay Landlord to have the worlk done, then the partics will execute a letter
agreement setting forth the scope ol the work to be done and the erms and conditions upon which the work will be
performed.

e.  Restoration of Premises. At the expiration or earlier termination of this Lease, Tenant shall (i) deliver
each and every part of the Premises in good repair and condition, ordinary wear and tear and damage by insured
casualty cxcepted, and (it) remove any Non-Standard Tmprovements and repair any damage to any portions of the
Premises caused by such removal n. Landlord, however, may graat Tenant the right o leave any Non-Standard
Improvements in the Premises if at the time of such Non-Standard Improvements were installed, Landlord agreed in
writing that Tenant counld teave such improvements.

I Landlord's Performance of Tenant’s Obligations. 1f Tenant docs not perform ils mzintenance or
restoration obligations in & timely manncr, commencing ihe same within five days after receipt of notice from
Landlord specilying the work needed, and thereafter diligenily and continuously pursuing the work until completion,
then Landlord shall have the right, but not the obligation, to perform such work on Tenant’s bebalf. Any amounts
expended by Landlord on such maintenance or restoration shall be Additional Rent 1o be paid by Tenant to Landlord
within 10 days after demand,

g Construction Liens. All persons are hereby notified that Landlord’s interest in the Premises will never,
under any circumstances, be subject to construction liens of any nature during the term of this Lease as the result of
labor, materials or services contracted by Tenant. Tenant will not suffer or permit any construction or other liens to
be tiled against all or any portion of the Premises, nor against Tenant’s leasehold interest therein by reason of work,
labor, services, or materials supplied or claimed to have been supplied to Teoant, and nothing in this Leasc will be
deemed or comstrucd in any way as constituling the consent or request of Landlord, express or implied, to any
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contractor, subhcontractor, subsubcontractor, laborer, or materialisupplict for the performance of any labor or the
furnishing of any matenials for any specific improvement, alteration, or repair of the Premises, nor as giving Tenant
any right, power, ot authorily 1o conlract for ar permit the rendering of any services or the [urnishing of any materials
that would give rise to the filing of any construction or other Hens against the Premises.

. PROPERTY OF TENANT. For purposes of this lease, “Tenant’s Property” shall mean Tenant’s
irade fixiures, eguipment, turniture and other personal property. Tonant shall pay wher due all taxes levied or
assessed upon Tenant's Property. Upon the expiration or earlier termination of the Lease, Tenanl shall remove all of
Tenant's Property from the Premises, and Tenant, at its expense, must repair all damages caused by such removal. [T
Tenant does not remove Tenant’s Property from the Premises upon the expiration or ewlier termination of this
Lease, such property shall be deemed abandoned by Tenant; and {.andlord, at Tenant’s expense, may dispose of the
same in whatever manner Landlord may elect without any liahility to Tenant.

10. SIGNS. Tenanl may not ergct, install or display any sign or advertising maierial npon the exterior of
the Building or Premises (including any cxterior doars, walls or windows) without the prior written consent of
Tandlord, which consent may be withheld in Landlord’s sole discretion. Initial keying and door and directory signage
shall be provided and inslalied by the Landlord in accordance with building standards at Tenant’s expensc, unless
otherwise provided in the Work Ietter attached as Lease Addendum Number One.

Notwithstanding the foregoing, as long as (a) the Lease or Tenant’s right of possession to the Premises has not been
terminated; (b) Tenant has not assigned its interest under the 1.ease oe subleased more than fifty percent (50%) of the
Premises to any entity other than its affiliate, subsidiary or successor-in-interest by merger, acquisition or
consclidation; and (¢} comtinues to lease at least 7.059 rentable square feet in the Building, Landlord hereby granis to
Tenant the right to be identified on the Building's monument sign. All elements of Tenant’s monument identification
signage, including, wilhout limitation, all materials, colors, size and lettering, shall be subject to all applicable laws,
ordinances, covenanls and restrictions, as well as the prior writicn approval of Landlord, which approval shafl not he
unreasonabily withheld, coaditioned or delaved. Tenant shail be responsible for any costs associated with the
manufacture and installation of Tenani’s initial monwment identificalion signage, and Landlord shall maintain and
repair Tenant’s monument identification signage during the Term; provided, however, Tenant shall be solely
responsible for all costs associated with the removal and dispesal of #s monument identification signage upon the
expiration or earlier termination of the Lease. The signage provided to Tenant hereundar shall not be exclusive, and
Landlord may identify other tenants of the Butlding on the monument sign.

1. ACCESS TO PREMISES.

a. fenant's Access. Tenant, its agents, employees, invitees, and guests, shall have access to the Premises
and reasonable ingress and egress to the Common Areas of the Building 24 hours a day, seven days a week;
provided, however, Landlord by reasonable regulation may contro! such access for the comfort, convenience, safety
and protection of all lenanis in the Building, or as necded for making repairs and alterations. Tenant shall be
responsible for providing access to the Premises 1o its agents, employees, invitees and guests aller Business Hours
and on weekends and holidays, but in no event skall Tenant’s use of and access to the Premises during non-Business
Hours compromise the securiiy of the Building.

b.  Landlord’s Access. Landlord shall have the right to enter the Premises at any time without notice in the
event of an emergency. Additionalty, Landlord shall have the right, at all reasonable times and upon reasonable oral
notice, either itsefl or through ils autherized agents, o enter the Premises (1) to make repairs, alterations or changes
that Landlord is permitted or reguired to make pursuant to the terms of this Lease, (i) to inspect the Premises,
mechanical systems and electrical devices, and (H{) to show the Premises 1o prospective mortgagees and purchasers.
Within 180 days prior to the Expiration Date, Landlord shall have the right, either itself or through its authorized
agents, to enter the Premises at all reasonable times to show prospective tenants, Except in cases of emergency,
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Landlotd shalf use reasonable efforts to minimize any interruption to Tenant’s business operations during any entry
by Landlord into the Premises.

12.FENANT’S COMPLIANCE.  Tenant shall comply with all applicable laws, ordinances and
regulations affecting the Premises, whether now existing or hereafter enacted. Tenant shall comply with the Rules
and Regulations attached as Exhibit B, The Rules and Regulations may be medified from time to time by Landlord,
effective as of the date delivered to Tenant or posted on the Premises, provided such rules are reasonable in scope
and unilormly applicable to all tenants in the Building. Any conflict between this Lease and the Rules and
Regulations shall be governed by the ferms of this Lease.

153, INSURANCE REQUIREMENTS.

a. Tenant's Liabifity Insurance. ‘Throughout the Tenm, Tenant, at its sole cost and expense, shall keep or
cause 1o be kept for the mutual benefit of Landlord, Landlord's Property Manager, and Tenant, Commercial General
Liability Tnsurance (1986 [SO Form or its equivalent) with a combined single limit, each Occurrence and General
Aggregate-per location, of at least $2,000,000.00, which policy shall insure against liability of Tenanl, arising out of
and in connection with Tenant's use of the Premises, and which shall insure the indemnity provisions comained in
this {.ease. landlord shall be named as an Additional Insured on any and all Liability insurance policies required
under this Lease.

b.  Tenant’s Property Insurance. Tenant, at its own cost and expense, shall also carry the equivalent of
IS0 Special Form Property Insurance on Tenant’s Property for full replacement value and with coinsurance waived.

c. Certificates of Insurance. Prior o taking possession of the Premises, and annually thereafter, Tenant
shall deliver to Landlord certificates or other evidence of insurance satisfactory to Landlord. If Tenant fails to
provide Landlord with certificates or other evidence of insurance coverage, Landlord may obtain the required
coverage on Tepant's behalf, in which event the cost of such coverage shall be Additional Rent due and payable by
Tenant within 10 days after receipt of Landlord’s written demand.

d. [msurance Policy Reguirements. Tenant’s insurance policies required by Lhis Lease shall: (i) be issued
by insurance companies licensed to do business in the state in which the Premises are located with a general
policyholder’s rutings of at least A- and a financial rating of at least VI in the most current Best's Insurance Reports
available on the Commencement Dare, or if the Best's ratings are changed or discontinued, the parties shall agree to a
comparable method of rating insurance companies; {it) endorsed to be primary to ail insurance available 1o Landlord,
with Landlord’s being excess, secondary or noncontributory; (i} contain only standard and/or usual exclusions or
restrictions; (iv) have a deduciible or self-insured retention of no more than $50,000.00 unless approved in writing
by Landlord. All deductibles and/or refentions shafl be paid by, assumed by, for the account of, and at Tenant’s sole
tisk. Tenant may provide the insurance required by virlue of the terms of this Tease by means of a policy or policies
of blanket insurance so long as: (a) the amount of the toial insurance allocated to the Premises under the terms of the
blanket policy or policies furnishes protection equivalent to that of separate policies in the amounis required by the
terms of this Lease; and (b} the blanker policy or policies comply in all other respects with the requirerients of this
Lease.

e. Right to Increase Reguirements. Landlord shall have the right, upon prior notice to Tenant but no
more Lhan once every three years during the Term, to require Tenant to increase the limit and coverage amount of
any msurance Temant is required to maintain under this Lease to an amount that Landlord or ils mortgages, in the
reasonable judpment of either, may deem sufficient, provided that the increased limits are reasonable and consistent
with those required by other owners of similar office buildings in the same geographic region.
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f  Landlord's Preperty Insurance. Landlond shall keep the Building, including the improvements (bul
exchuding Tenant’s Property), insured against damage and destruction by perils insured by the equivalent of 1SO
Special Form Froperty [nsurance for full replacement value.

g Mumal Waiver of Subrogation. Anything in this lease to the contrary notwithstanding, Landlord
hereby releases and waives unte Tenant {including all partners, stockholders, officers, directors, employees and
agents thereof), its successors and assigns, and Tenant herchy rcleases and waives unto Landlord (including all
partners, stockholders, oflicers, directors, employecs and agents thereof), its successors and assigns, all rights to
claim damages for any injury, loss, cost or damage to porsons or to the Premises or the Butlding or loss of use or
tncome therefrom, as long as the amount of such injury, loss, cost or damage has been paid either to Tandlord,
Tenant, or any other person, firm or corporation, under the terms of any Property, General Liability, or other policy
of insurance, to the extent such releases or waivers are permitted under applicable law. As respects all policies of
insurance carried or maintained pursuant (o this Lease and to the extent permitled under such policies, Tenant and
Landlord each waive the insurance carrices’ rights of subrogation. For purposes of this provision, insurance
proceeds paid to sither party shall be deemed to include any deductible or self-insurance retention amount for which
that party is responsible. A party’s failure to obtain or maintain any insurance coverage required to be carricd
pursuant to the terms of this Agreement shall not negate the waivers and releases set forth herein as long as the
insurance that the party failed to obtain ar maintain would have covered the loss or damage for which the party is
waiving its claims. Nothing in this provision shall be deemed a waiver or relcase by Landlord of its right to claim,
demand and collect insurance proceeds directly from Tenant’s insurer pursuant to Landlord’s status as an additional
tnsored under any insurance policy Tenani s required o carry pursuant to the torms of this Lease.

14, INDEMNITY. Subject io the insurance requirements, relcascs and mutual waivers of subrogation set
forth in this Lease, and excep!t to the extent caused by Landlord’s negligence or willful misconduct, Tenani shall
indemnify, defend and hold Landlord harmless from and against any and all claims, damages, losses, Habilities,
lawsuits, costs and expenses {including attorneys fees at all tribunal levels) arising out of or related to (i) any
activity, work, or other thing done, permitied or suffered by Tenant in or about the Premises ot the Building, (ii) any
breach or default by Tenant in the performance of any of its obligations under this Lease, or (iii) any act or neglect of
Tenant, or any oflicer, ageol, employes, contragtor, scrvant, invites or puest of Tenant. Subject to the insurance
requirements, releases and mutual waivers of subrogation set forth in this Lease, and except to the oxtent caused by
Tenant’s negligence or willful misconduct, Landlerd shall indemn:fy and hold Tenant harmless from and against any
and all claims, damages, losses, liabilities, lawsuits, costs and expenses (including attorncys’ fees at all tribumal
levels) arising out of or related to (a) any activity, work, or other thing done, permitied or suffered by Landlord in or
about the Building, including the Premises {(b) any breach or defaull by Landlord in the performance of any of its
obligations under this Lease, ot (c) any act or neglect of Landlord, or any officer, agent, employee, contractor or
servant of Landlord.

15. QUIET ENJOYMENT. Tenant shall have guiet enjoviment and posscssion of the Premises, provided
Tenant peorptly and fully complies with all of iis obligations under this T.easc. No action of Landlord working in
other space in the Building, or in repairing or restoring the Premiscs in accordance with its obligations hereunder,
shall be deemed 2 breach of this covenant.

16, SUBORDINATIHON AND ATTORNMENT; NON-DISTURBANCE; AND ESTOPPEL
CERTTFICATE.

a. Subordingtion and Aftorrunent Tenant agrees to execute within 10 days after request to do so from
Landlord or ils mortgagee an agreement:

i. Making this Lease superior or subordinate 10 the interests of the mortgapes;
i, Agresing to attorn to the mortgagee;
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iii. Giving the montgagee notice of, and a reasonable opportunity (which shall in no event be less
than 30 days after notice thercof is delivered to mortgagee) to cure any Landlord default and
agreeing lo accept such cure if effecled by the mortgagee;

iv, Permitting the mortgagee (or other purchaser at any foreclosure sale). and its successors and
assigns, on acquiring Landlord’s interest in the Premises and the Lease, to become substitute
Landlord hereunder, with liability only for such Landlord obligations as accrue afrer Landiord's
inlerest 1% so acquired,

V. Agreeing to attorn to any successor Landlord; and

vi. Containing such ather agreements and covenants on Tenant’s part as Landlord's mortgages may
reasonably request.

b, Nor-Disturbance. Tenant's obligation to subordinate its interests or attorn to any mortgagee is
conditioned upon the mortgagee’s agreement not to disturb Tenant’s possession and quiet enjoyment of the Premises
under this Lease so long as Tenant is in compliance with the terms of the Lease.

c.  Fsioppel Certifieates. Tenant agrees to cxecute within five business days after request, and as often as
reasonably requested, cstoppel cerlillcates confirming any factual malter requested by Landlord which is true and is
within Tenant's knowledge regarding this Lease, and the Premises, including but not limited 1o: {i) the date of
oceupancy, (i) Expiration Date, (iii) the amount of Rent due and date 1o which Rent is paid, {iii} whether Tenant has
any defense or oftsets to the enforcement of this Lease or the Rent payable, (iv} any default or breach by Landlord,
and (v} whether this Lease, together with any moedifications or amendments, is in full force and effect.

17. ASSIGNMENT - SUBILEASE.

& Landlord Convent. Except as provided in subsection (b) below, Tenant may not assign or encumber this
Lease or itz intercst in the Premises arising under this Lease, and may nol sublet all or any part of the Premises.
without first obtaining the written consent of Landlord, which consent shall not be withheld unreasenably. Factors
which Landlord may consider in deciding whether to consent to an assignment or sublease include (without
limitation), (i) the creditworthiness of the assignee or sublessee, (i} the proposed use of the Premises, , {v) whether
Landiord is negotialing with the proposed sublessee or assigree for a lease of other space owned by Landlord, and
(vi) any special services required by the assignee or sublessee. Landlord will not consent to an assignment or
sublease that might result in a use that conflicts with the rights of any existing tenant. One consent shall not be the
basis for any turther consent, The term "assignment” shall be defined and deemed to include the following: (a) if
Tenant is a partnership, the withdrawal or change, whether voluntary, involunlary or by operation of law, of partners
owning 30% or more of the partnership, or the dissolution of the partnership: (b) if Tenant consists of more than one
person, an assignment, whether voluntary, involualary, or by operation of law, by one persen to one of the other
persons that is a Tenant; (¢} if Tenant is a corporation, any dissolution or reorganization of Tenant, or the sale or
other transfer of a controlling percentage (hereafier defined) of capital stock of Tenant other than o an affiliate or
subsidiary or the sale of more tlan 30% in value of the assets of Tenant; and (d) it Terant is a limiled liability
company, the change of members whose interest in the company is more than 50%. The phrase "coniroiling
percentage” means the ownership of, and the right to vote, stock possessing more than 50% of the total combined
voting power of al! classes of Tenant's capital stock issued, outstanding and entitled to vote for the election of
directors, or such lesser percentage as is required to provide actual control over the affairs of the corporation; except
that, if the Tenant is a publicly traded company, public trades or sales of the Tenant's stock on a national stock
exchange shall not be considered an assignment hereunder even if the aggregate of the trades of sales exceeds 50%
of the capital stock of the company.

b.  Permitied Assignments;Subleases. Notwithstanding the foregoing, Tenant may assign this Lease or

suhlease part or 2l of the Premises without Landlord's consent to: {i) any corporation, limited liability company, or
partnership that controls, is controlled by, or is under common control with, Tenant at the Commencement Date; or
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{ii} any corporation or limited liability company resulting from the merger or consolidation with Tenant or to any
enlity that acquires all of Tenant's assets as a going concern of the business thal is being conducted on the Premises;
provided, however, the assignor remains liable under the Lease and the assignee or sublessce is a bona fide cntity
and assumes the obligations of T'enant, is as creditworthy as the Tenani, and continues the same Permitted Tlse as
provided under Article 4.

c. Notice fo Lamdlord Landlord must be given prior writlen notice of every assighment or subletting, and
failure to do so shall be a default hercunder.

d.  Prohibifed Assigrmenis/Subleases. Acceptance of Rent by Landlord after any non-permitted
assianment or sublease shall not constitute approval thereof by Landlord.

e. Limitation on Rights of Assignee/Sublessce. Any assignment ot sublease for which Landlord’s consent
is required shall not include the right to exercise any oplions to renew the Term, expand the Premises or similar
options, unless specifically provided for in the consent.

£ Temawt Not Released ™o assignmeni or sublease shal! refeasc Tenant of any of its obligations under
this Lease.

g Landlord's Right to Collect Sublease Rents swpon Tenare Default. I ibe Premises {or any poriion) is
sublet and Tenant defaulés under its obligations to Tandlord, then Landlord is authorized, at its option, to collect all
sublease rents directly trom the sublessee. Tenant hereby assigns the right to collect the sublease rents to Landlord in
the event of Tenant default. The collection of sublcase rents by Landlord shall not relieve Tenant of its obligations
under this Lease, nor shall it create a conteactual relationship between sublessee and Landloed or give sublessee any
sreater estate or right to the Prernises than contained in its sublease,

h.  Excess Renrs 1F Tenant assigns this Lease or subleases all or part of the Premises at a rental rate that
exceeds the rentals paid to Landlord, then any such excess shall , if and as collected, be applied as follows: All such
excess shall be relained by Tenant until Tenant has retained an amount equal to all of its costs and expenses incwrred
in connection with such assignment or sublease, including (i) rents hereunder during any peried of vacancy or free
rent for such subtenant or assignee, and {ii} construclion costs, brokerage fees (or deemed brokerage fees at nomual
commercial rates if Tenant shall act as its own broker); thereafier S0% of any additional excess shall be paid over 10
Lzndlord by Tenant.

i. TLandiord's Fees. Tenaoi shall pay Landlord an administration fee of 51,000.00 per assignment or
sublease transaction for which Landlord’s consent is required.

13, DAMAGES TO PREMISES.

a.  Landlord’s Restoration Obligations. Tf prior to or during the Term of this Lease the Building or
Premises are damaged by fire or other casualty {“Casualty™), then, unless the Lcase is terminated as provided in this
Article 18, Landlord shall repair and restore the Premises to schstantially the same condition of the Premises
immediately ptior to such Casualty, subject to the following terms and conditions:

i. "The Casualty niust be insured under Landlord's insurance pelicies, and Landlord’s obligation is
timited to the extent of the insurance proceeds received by Landlord. Landlord’s duty to repair
and restore the Premises shall not begin until receipt of the insurance proceeds.

ii.  Landlord’s lender(s) must permi{ the insurance proceeds to be wsed for such repair and
restoration.
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iit.  Landlord shall have no obligation 1o repair and restore Tenant’s trade fixtures, decorations,
signs, contents, or any Non-Standard lmprovements to the Premises,

b.  Tenant's Restoration Obligations. Tinless the Lease is terminated as provided in this Article 18 or
Landlord does nol repair and restore the Premises, Tenant shall promptly repair, restore, or replace Tenanl's
Property. All repair, restoration or replacement of Tenant’s Property shall be at Jeast to the same condition as existed
prior to the Casualty,

¢.  dermination of Lease by Landlord Tn case of fire or other Casualty to the Building or the Premises
prior © or during the ferm of this Lease, Landlord shall have the option of terminating the Lease following the
Casualty it (if) the Premises is damaged in whole or in patt as a result of a risk which is not covered by Landlord's
insurance policies; {iii} Landlord's lender does not permit a suflicient amount of the insurance proceeds 1o be used
far restoration purposes; (iv) the Premises is damaged in whole or it part during the last two years of the Term; or
(v} the Building containing the Premises is damaged (whether or not the Premises is damaged) to an exient of fifty
percent (50%]) or more of the fair market value thercof. TF Landlord elects to terminate this Lease, then it shall give
notice of the cancellation to Tenant within 60 days after the date of the Casualty. Tenant shall vacate and surrender
the Premises {o Landlord wilhin 30 days after receipt of the notice of termination.

d.  Termination of Lease by Tengnt In case of fire or other Casualiy to the Building or the Premises prior
to or during the term of this Lease, Tenant shall have the option of t©orminaring the Lease if: (i) Landlord has failed
10 substantially restore the damaged Building or Premises within 180 days of the Casualty {“Restoration Period™);
(it) the Restoration Period has not been delayed by force mgjewre;, and (i) Tenani gives Landlord notice of the
termination within 30 days after the end of the Restoration Period (as extended by any force majenre delays). IF
Landlord is delayed by force majeire, then Landlovd must provide Tenant with notice of the delays within 15 days of
the force majenre event stating the reason for the delays and a good faith estimate of the Iength of the delays; and in
no event shall the Restoration Period be extended by mote thae 60 days due to force majeure delays.

¢. Remt Abatement. [f the Premises is rendered whelly untenantable by the Casuaity, then the Rent
payable by Tenant shalt be fully abaled. If the Premises is only partially damaged Rent and other charges shall be
abaled proportionately to the partion of the Premises rendered untenantable. The ahatement shall be from the date of
the Casually until the Premises have been substantially repaired and restored, or until Tenant's business operaiions
are restored in the entire Premises, whichever shall first occur. However, if the Casvalty if caused by he gross
negligence or willftul misconduct of Tenant or of Tenant’s subtenants, licensees, contractors, or invitees, or their
respective agents or employess, there shall be no abatement of Kent, The abatement of the Rent set forth above, and
the right o terminate the Lease set forth In Section [8d, are Tenant’s exclusive remedies against Landlord in the
event of a Casualty.

19. EMINENT DOMAIN. If all of the Premises are taken under the power of eminent domain {or by
conveyance in lieu thereof), then this Lease shall teemisate as of the date possesston is taken by the condemnor, and
Rent shall be adjusted between Landlord and Tenant as of such date. If only a portion of the Premises is taken and
Tenant can continue use of the remainder, then this Lease will not terminate, but Rent shall abate in a just and
proportionate amount {o the loss of use occasioned by the taking, Landlord shall be entitled to receive and retain the
entire condemnation award for the taking of the Building and Premises. Tenani shall have no right or claim against
Landlord for any part of any award received by Landlord for the taking. Tenant, however, shall not be prevented
from making & claim against the condemning party (but not against Landlord) for any moving expenses, loss of
profits, or taking of Tenant’s personal property {other than its leasehold estate) to which Tenant may be entitled;
provided that any such award shall not reduce the amount of the award otherwise payable to Landlord for the wking
of the Buitding and Premises.
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20, ENVIRONMENTAL COMPLIANCE.

a.  fenant's Responsibility. Tenant shall not {either with or without negligence) cause or permit the cscape,
disposal or release of any biologically active or other hazardous substances or materials on the Property. For the
purposes of this Article 20, the term “Property™ shall include the Premises, Building, all Commaon Arcas, the real
estate upont which the Building and Common Areuas are localed; all persopal property (including that owned by
Tenant); and the soil, ground water, and surface water of the real estate wpon which the Building is located. Tenant
shall not allow the storage or use of such substances or materials in any manner not sanctioned by law or in
compliance with the highest standavds prevailing in the industry for the storage and use of such substances or
materials, nor allow to be brought onto the Property any such nraterials or substances except to use in the ordinary
course of Tenant's business, and then only afler nolice 1s given to Landlord of the identity of such substances or
materials. No such notice shall be required, however, for commercially reasonable amounts of ordinary office
supplics and janitorial supplies.

b. Liabitity of the Parties. Landlord represents and warrants that, to Landlord’s knowledge, there are no
hazardous materials on the Property as of the Commencement Date in vielation of any laws. Landlord shall
indemnify and held Tenant harmless from any liability resulting from Landiord’s violation of this representation and
warranty, unless the hazardous materials are present on the Praperty due to the act or omission of Tenanl or iis
agents, employees, officers, licensees or contractors, in which event Tenant shall be obligaled to indemnify Landlord
as hereafter provided. Tenant shall indemnify and hold Landlord harmess from any penalty, fine, claim, demand,
liability, cosi, or charge whatsocver which Landlord shall incur, or which Laadlord would otherwise incur, by reason
of Tenant’s [ailure to comply with this Article 20 including, but not limited to: (1) the cost of Tufl remediation of any
confamination o bring the Property intoe the same condition as prior to the Commencement Dale and into full
compliance with all Environmental Laws; (ii} the reasonable cost of all appropriate tests and examinations of the
Premises to confirm that the Premises and any other contaminated areas have been remediated and brought into
compliance with taw; and {iii} the reasonable fees and expenses of Landlord's attorncys, engincers, and consultants
incurred by Landlord in enforeing and conlirming complianee with this Article 20. Notwithstanding the foregoing,
Tenant’s obligations under this Article 20 shall not apply to any condition or matter constituting a violation of any
faw that was not caused, in whole or in part, by Tenant or Tenant's agents, employees, officers, partners, contractors,
servants or [nvitees. The covenamts contained in this Article 20 shall survive the expiration or termination of this
Lease, and shall continue for so long as either party and its successors and assigns may be subject lo any expense,
liability, charge, penalty, or obligation against which the other party has agreed to indemnify it under this Article 20

¢. JInspections by Landlord. Landlord and its engincers, techniclans, and consultants from time to time as
Landlord deems appropriate, may conduct periodic examinations of the Premises o confirm and moailor Tenant's
compliance with this Article 20, Such cxaminations shall be conducted in such a manner as © minimize the
interference with Tenant's Permitted Use; however, in all cases, the examinalions shall be of such nature and scope
us shall be reasonably required by then existing technology to confliem Tenant's comipliance with this Article 20.
Tenant shall fully cooperate with Landlord and its representatives i the conduct of such examinations. The cost of
such examinations shall be paid by Landlord unless an examination shall disclose a material failure of Tenant to
comply with this Article 20, in which case, the reasonable cost of such examination shall be paid for by Tenant
within 18 days after receipt of Landlord’s written demand.

21, DEFATILT.
a.  Tenast's Defonddt, Tenant shall be in default under this Lease if Tenant:

1. Fails to pay any Base Rent, Additional Rent, costs and expenses in excess of the Allowance or
other costs and cxpenses incurred in connection with the Tenant Improvements for which
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Tenant is responsible, or any other sum ol money that Tenant is obligated to pay, as provided in
this Lease, within five days after the due date;

ii. Breaches any other agrecnent, covenanl or obligation in this Lease and such breach is not
remedied within 15 days after Landlord gives Tenant netice in aceordance with Asticle 24
below specifying the breach, or il such breach cannot, with due diligence, be cured within 15
days, if Tenant does aot commence curing within 15 days and with reasonable diligence
comnpletely cure the breach within & reasanable period of time after the notice;

ii. Files amy petition or action for relief under any creditor's law (including bankruptcy,
rearganization, or similar action), either in state or federal court, or has such a petition or action
filed against it which is not stayed or vacaled within 60 days after filing; or

iv, Makes any trensfer in frand of creditors as defined in Section 348 of the United Statcs
Bankruplcy Code (11 U.5.C. 548, as amended or replaced), has a receiver appointed for its
assets {and the appointment is not stayed or vacated within 30 days), or makes an assignment
for benelil of creditors.

b.  Landiord's Remedies. In the event of a Tenant default, Landlord, at its option, may do one or more of
the following:

L. Terminate this Lease and recover all damages caused by Tenant’s breach;

ii. Repossess the Premises, with or without terminating the Lease, and relet the Premises al such
amount as Landlord deems reasonable;

iit. Bring action for recovery of all amounts duc from Tenant; or

1v. Pursue any ather remedy available in law or equity.

c.  Landlord's Expenses. If the Lease or Tenant's right of possession 1o the Premises is terminated duc to
Tenant’s default, then all reusonable expenses of |.andiond in repairing, restering, or altering the Premises for
reletting as general office space, together with leasing fees and ali other expenses in seeking and obtaining a new
Tenant (collectively “Reletting Costs™), shall be charped 10 and be a liability of Tenant.

d.  Remedies Cunndgtive, All rights and remedies of Landlord are cumulative, and the exercise of any one
shall not exclude Landlord at any other time from exercising a different or inconsistent remedy. No exercige by
Landlord of any right or remedy granted hercin shall constiluie or effect a termination of this Lease unless Landlord
shall so elect by notice delivered to Temant. The failure of Landlord to exercise s rights in connection with this
Lease or any breach or violation of any term, or any subsequent breach of the same or any other term, covenant or
condition heretn contained shall not be a waiver of such term, covenant or condition or any subsequent breach of the
same or any other covenant or condition herein contained.

e. No dccord and Satisfaction. Wo acceplance by Landlord of a lesser sum than the Rent, Additional Rent
and other sums then due shall be deemed to be other than on account of the earfiest installment of such payments
due, nor shall any endorsement or statement on any check or any letter accompanying any check or payment be
deemed as accord and satisfaction, and Landlord may accept such check or payment without prejudice to Landlord’s
right to recover the balance of such installment or pursue any other remedy provided in this Lease.

f.  No Reinsiatement. No payment of money by Tenant to Landlord after the expiration or termination of
this Lease shall reinstate or extend the Term, or make ineffective any notice of termination given to Tenant prior to
the payment of such money. After the service of nolice or the commencement of a suit, or after final judgment
granting Landlord possession of the Premises, Landlord may receive and collect any sums due under this Lease, and
the payment thereof shall not make ineffective any notice or in any manner affect any pending suit or any judgment
previously obtained,
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g, Londlord's Defaudt. Landlord shalf be in default under this Lease if Landlord breaches any agreement,
covenant or obligation in this Lease and does nol remedy the breach within 15 days after Tenant gives Landlord
wrilizn notice in accordance with Article 24 below specifying the breach, ot if the breach cannot, with due diligence,
be cored within 5 days, Landlord does not commence curing within 13 days and with rcasonable diligence
completely cure the breach within a reasonable petiod of time after the notice. In the event Landlord fatls to cure it
breach within the time periods sei forth herein, Tenant shall be entitled to pursue any and all remedies available to it
at law o in equity; provided, however, that except as expressly provided elsewhere in this Lease, Tenant shall have
o right of self-help to perform repairs or any other obligation of Landlord, and shall have ne right to withhold, set
off or abate Rent.

22, MULTIPLE DEFAULTS.

a.  Luss of Option Rights Tenant acknowledges that any rights or options of {irst refusal, or to extend the
Term, to expand ihe size of the Premises, to purchase the Premiscs or the Building, or other similar rights or options
which have been granted to Tenant under this Lease are conditioned upon the prompl and diligent performance of
the terms of this |.ease by Tenant. Accordingly, should Tenant default under this Lease on two or more occasions

during any 12-month period, in addition to all other remedies available to Landlord, all such rights and options shall
avtomatically, and without further action on the pari of any party, expire and be of no fuether force and effect.

b, Facreased Security Deposit,. Should “lenant default in the payment of Base Rent, Additianal Rent, or
any other sums payable by Tenant under this lease on two or more occasions during any 12-month period,
regardless of whether Landlord permits such defauli to be curcd, then, in addiiion to all other remedies otherwise
available to Landlord, Tenant, within 10 days after demand by Landlord, shall post a Sccurity Deposit in, or increase
the existing Sceurity Deposit by, a sum equal 10 threo months® installments of Base Rent at the rate in effect al the
time of Landlord’s demand, The Security Deposit shall be governed by the terms of this Lease.

23, BANKRUPTCY.

a. Trustee's Rights. Landlord and Tenant understand thal, nobwithstanding contrary terms in this Lease, a
trustee or debior in possession under the United States Bankrupicy Code, as amended, (the "Code”} may have certain
rights to assume Or assign this Lease. This Lease shall nol be construed to give the trusiee or debtor in possession
any righls greater than the minimum rights granted under the Code.

b. Addequate Asswrance Landlord and Tenant acknowledge that, pursuani to the Code, lLandlord is
entitled 1o adequate assurances of future performance of the provisions of this Lease. The parties agree that the term
“adequate assurance” shall include at least the following:

i In order (o assure Landford that any proposed assignee will have the resowrces with which o
pay all Rent payable pursuant to the provistons of this Lease, any proposed assignee must have,
as demonstraled to Landiord’s satisfaction, a net worth (as defined in accordance with generally
accepted accounting principles consistently applied) of not less than the net worth of Tenant on
the Effective [Yatc {as hereinafter defined), increased by seven percent (7%), compounded
annually. for each year from the Gffective Date through the date of the proposed assignment. It
is understood and agreed that the financial condition and resources of Tenant were a material
inducement to Tandlord in entering into this Lease,

. Any proposed assignee must have been engaged in the conduct of business for Lhe five years
prior to any such proposed assignment, which business does not violate the Use provisions
under Article 4 above, and such proposed assignec shall continue Lo engage in the Permitted
Use under Article 4. It is understood that Landlord’s asset will be substantially impaired if the
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trusiee in bankruptey or any assignee of Lhis Lease makes any use of the Premises other than the
Permutied Use.

c. Assumpiion of Lease Obligations. Any proposed assignee of this Lease musl assume and agree to be
bound by the provisions of this Lease.

24, NOTICES.

a.  Addresses. All notices, demands and requests by Landlord or Tenant shalt be sent to the Notice
Addresses set forth in Section 11, or to sueh other address as a party may specily by duly given notice. The parties
shall notify the other of any change in address, which notification must be at least 13 days in advance of it being
effective,

b Form; Delivery; Receipt. ALL NOTICES, DEMANDS AND REQUESTS WHICH MAY BE
GIVEN OR WHICII ARE REQUIRED TO BE GIVEN BY EITHER PARTY TO THE OYHER MUST BE
IN WRITING UNLESS OTIIERWISE SPECIFIED. Notices, demands or requesis shall be deemed to have been
propetly given for all purposes only if (i} defivered against a written receipt of delivery, (ii) mailed by express,
registercd ot gertified mail of the United States Postal Service, return roccipt requested, postape prepaid, or (ifi)
delivered to a nationally recognized overnight courier service for next business day delivery to the recsiving party’s
address as set forth above. Each such notice, demand or request shall be deemed to have been received upon the
earlier of the actual receipt or refusal by the addressee or three business days after deposit thereof at any main or
branch United States post office if sent in accordance with subsection {ii) above, and the nexi business day afler
deposit thereof with the covrier if sent pursuant to subsection (iii} above. Notices may be given on behall of any
party by such party's legal counsel,

25, HOLDING OVER. 1f Tenant holds over after the Fxpiration Date or other termination of this Lease,
such holding over shall not be a renewal of this Lease but shall create a tenancy-at-sufferance. Tenant shall continue
to be hound by all of the terms and conditions of this Lease, except that during such tenancy-at-sufferance, Tenant
shall pay to Landiord (i) Base Rent at the maximum rate allowed under the laws of the State of Florida with respect
to a holdover tenancy, and (ii) any and all forms of Additional Rent payable under this Lease. The Rent during such
holding over is intended to compensate Landlord partially for losses, damages and expenses, including frustrating
and delaying Landlord's ability to secure a replacement tenant.

26. INTENTIONALLY OMITTED.

27, BROKER'S COMMISSIONS, Yach parly represents and warrants to the other that it has not dealt
with any real estate broker, finder or other person with respect o this Lease in any manner, except the Broker
identified in Section Im. Each party shall indemnify and hold the other party harmless from any and all damages
resulting from claims that may be asserted against the other party by any other broker, finder or other person
(inciuding, without limitation, any subslitule or replacement broker claiming to have been cngaged by indemnifving
party in the future), claiming to have dealt with the indemnifying parly in connection with this Lease or any
amendment or extension hereto, or which may result in Tenant leasing other ot enlarged space from Landlord. The
provisions of this paragraph shall survive the termination of this Lease.

28. ANTI-TERRORISM LAWS, During the term, neither Tenant nor ils respective constituents or
affiliates shall (i} be an “enemy” or an “afly of the enemy” within the meaning of Section 2 of the Trading with the
Enemy Act of the United States of America (50 11.S.C. App. §§ 1 et seq.), as amended, {ii) violate the Trading with
the Enemy Act, as amended, {iii) violate any of the forcign assets control regulations of the Unfted States Treasury
Department (31 CTR, Subtitle B, Chapter V, as amended) or any enabling legislation or executive order relating
thereto or {iv) violate the USA PATRIOT Act (Title 11} of Pub. L. 107-36 {signed into law October 26, 20013} (the
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“Patript Act”™). Tenanl shall, promptly following a request from Landlord, provide all documentation and other
information that the Landlord requests in order to comply with ils engoing obligations under applicable "know yout
customer” and anti-money laundering rules and regulations, including the Patriot Act.

29. GENERAL PROVISIONS/DEFINITIONS.

a. N Agency. Tenani is not, and shall ncver represent itself to be an agent of Landlord, and Tenant
acknowledges that Landlord's title to the Building is paramount, and that Tenant can do nothing to affect or impair
l.andlord's title.

b Force Majewre. The term “force majeure”™ means: {ire, flood, extreme weather, labor disputes, sirike,
lock-out, riot, government interference (including regulation, appropriation or ratioming), unwosual delay in
governmental permitting, unusual delay in deliveries or unavailability of materials, unavoidable casuallies, Act of
God, or other causes bevond the party’s reasonable control {other than lack or unavailability of money); provided,
however, excepl a5 may be expressly stated otherwise in the Lease, no force majeure event will excuse, rolicve or
delay either party’s obligation to pay any monetary amounls due to the other party in a tinely manner except to the
extent, it any, the force majeurc cvent prevents or materially interferes with the obligated party’s ability to access its
funds and deliver payment {e.g. shutdown or interruption of banking facilities). Force majeure shall not affect
Tenant's right to rent abatement andfor lease termination arising from fire or other casvalty as provided for in
Section 18(e) of this Lease.

¢.  Building Standard Improvements. The torm “Building Standard Improvements” shall mean the
standards for normal construction of general office space within the Building as specified by Landleed, including
design and construction standards, efectrical load factors, materials, fixtures and finishes.

d. Limitation on Domages. Notwithstanding any other provisions in this Lease, neither Landiord nor
‘l'enant shall be liable 10 the other for any special, consequential, incidental or punitive damages.

c. Satisfuction of Judgments Against Landiord 10 Landlord, or its employees, officers, direciors,
stockhalders or partnes arc ordered to pay Tenant a money judgment because of Landlord's defuult under this Lease,
said money judgment may only be enforced agains! and satisfied out of (i} Landlord’s interest in the Building in
which the Premiscs arc located including ihe rental income and proceeds from sale; and (ii) any insurance or
condemnation proceeds received because of damage or condemnation to, or of, said Building that are available for
use by Landlord. No other assets of Landlord or said other parties exculpated by the preceding sentence shall be
liable for, or subjcct to, any such money judgment.

£ futerest Should Tenanl fail (0 pay any amount due o Landlord withia 30 days of the date such amount
is due (whether Base Rent, Additional Rent, or any other payment obligation), then the amount due shall thereafler
accrue infercst at the rate of lwelve percent (12%) per annum, compounded monthly, or the highest permissible rate
under applicable usury law, whichever is less, until the amount 1s paid in full.

g. Legal Costs, Should either party prevail in any legal proceedings against the other for breach of any
provision in this Lease, then the other party shall be liable for the costs and expenses of the prevailing party,
including its reasonable attorneys' fees {at ail tribumal levels).

h.  Sale of Premises or Building Landlord may self the Premises or the Building without affecting the

abligations of Tenant hereunder. Upoen the sale of the Premises or the Building, Landlord shalf be relieved of all
respansibility for the Premises and shall be released from any Liability thercafter accruing under this Lease.
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i Time of the Essence. Time is of the essence in the performance of all obligations under the terms of this
Lease.

Jo Iransfer of Security Deposil. I[ any Security Deposit or prepaid Rent has been paid by Tenant,
Landlord may transfer the Security Deposit or prepaid Rent to Landlord's sueeessor and upon such transfer, Landlord
shall be rzleased from any liability for return ol the Security Deposit or prepaid Rent.

k. dender of Premises, The delivery of a key or other such tender of possession of the Premises to
Landlord or 10 an employee of Landiord shall not operate as a terminalion of this Lease or a surrender of the
Premises untess requested i writing by Landlord.

L. Tenant's Financial Statements. Upon request of Landlord, Tenant agrees to furnish to Landlord copies
of Tenant’s most recent annual, quarterly and monthly financial statements, audited if available. The financial
statements shall be prepared in accordance with generally accepted accounting principles, consistently applied. The
financial statements shall include a balance sheet and a statement of profit and loss, and the annual financial
statement shall also iniclude a statement of changes in financial position and appropriate explanatory notes. Landlord
may deliver the financial siatements to any prospective or existing mortgagee or purchaser of the Building,

m. Recordation. This Lease may not be recorded without Landlord's prior wrillen consent, but Tenant and
Landlord agree, upon the request of the other party, to execute a memorandum hercof for recording purposes.

n.  Partiel Invadidity. The mvalidity of any portion of this Lease shall not invalidale the remaining portions
of the Lease.

0. Binding Effect. This Lease shall be binding upon the respeciive parties hereta, and upon their heirs,
gxecutors, successors and assigns.

p- Lntire Agreement; Construction. This Lease constitutes the cntire agreement between the parties
relating to the subject matter hereof and supersedes any and all previous agreements and understandings, oral or
wriiten refating to the subject matter hereot! The fact that one of the parties to this Lease may be deenmed fo have
drafted or struclured any provision of this Lease shall not be considered in construing or interpreting any particular
provision of this Lease, either in favor of or against such party, and landlord and Tenant hereby waive any
applicable rules of consiruction or interpretation to the contrary,

q. {rood Standing. 1f requested by Landlord, Tenant shall furnish appropriate legal documentation
evidencing the valid existence and good standing of Tenant, and the authority of any person signing this Lease to act
for the Tenant.

r. Choice of Law. This Lease shall be inierpreted and enforced in accordance with the laws of the State in
which the Premises are located.

5. Lffective Dafe. This Lease shall become effective as a contract only upon the execution and delivery by
both Landlord and Tenant. The dale of execution shall be entered on the top of the first page of this Lease by
Landlotd. and shall be the date on which the last party signed the Lease, or as otherwise may be specifically agreed
by both parties. Such date, once inserted, shall be established as the final day of ratification by all parties to this
Lease, and shall be the date for usc throughout this Lease as the "Effective Date".

t. Counterparis and Electromic Signatures. This Lease may be executed in mulliple counterparts by the

parties hereto. All counterparts so executed shall constitute one agreement binding upon all parties, notwithstanding
that all parties are not signatories to the original or the samc counterpari. Each counterpart shall be deemed an
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original to this Lease all of which shall constitute one agreement to be valid as of the Effective Date. Documents
executed, scanned and transmitied electronically and eleciromic signatures shall be deemed original signatures for
purposes of this Lease and all matters rolated thereto, with such scanned and electronic signatures having the same
legal effect as original signatures.

30, SPECIAL CONDITIONS. The following special conditions, if any, shall apply, and where in conflict
with earlier provisions in this Lease shall control:

a. RADON. THE FOLLOWING DISCLOSURE IS MADE PURSUANT TO SECTION 404056 OF
THE FLORIDA STATUTES: RADON IS A NATURALLY OCCURRING RADIOACTIVE GAS THA'T, WHEN
IT HAS ACCUMULATED IN A BUILDING TN SUFFICIENT QUANTITIES, MAY PRESENT HEALTH RISKS
TO PERSONS WHO ARE EXPOSED TO IT OVER TIME. LEVELS OF RADON THAT EXCEED FEDERAL
AND STATE GUIDELINES TIAVE BEEN FOUND IN BUILDINGS IN FLORIDA., ADDITIONAL
INFORMATION REGARDING RADON AND RADON TESTING MAY BE OBTAINED FROM YVOUR
COUNTY PUBLIC HEALTH UNIT.

31. APDENDA AND EXHIBITS. [f any addenda and/or exhibits are noted below, such addenda and
exhibits are incorporated hercin and made a part of this Lease.
a. Leasc Addendumn Number One — “Work Letter™
b. Lecase Addendum Number One — A — “Approved Space Plan”
c. Lease Addendum Number Two — “Additional Rent — Operatiog Expenses, Taxes and Insurance
Expenscs™
Lease Addendum Namber Three — “Option to Renew Lease Term”
Lease Addendum Number Four — “Intentionally Omitted”
Lease Addendum Number Five — “Tenant Parking Agreement”
Lease Addendum Number Six — “Right of First Refusal”
Exhibic A — Premises
F.xhibit B — Rules and Regulations
Exhibit C — Commencement Agreement
Exhibit 13— Accepiance of Premises

FoT TR oS e o

[SIGNATURE PAGE TG FOLLOW]
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IN WITNESS WHEREOY, Landlord and Tenant have executed this lease as of the day and year [irst above written.

LANDLORD:
HIGHWOODS REALTY LIMITED PARTNERSHIP
a North Carolina limited partnership

By: Tlighwoods Properties, Inc., a Maryland
Corpaoration, its sole general partner

Pt DocuSigrag by

] )
By: | Dawicd €. Woodward
Danicl L WEERIaAIE 2
Title:  Serior Vice President
772022
Date: 4/21/
TENANT:

TAMPA BAY WORKFORCE ALLIANCE INC.,
a Florida corpotation, D/B/A CAREERSOURCE
TAMPA BAY,

rr——-ﬂowsiqned by:

(ST
Signatire I 7

Ben Hom

By:

Print Name

Title: Chair, Beoard of pirector

Dae.  A/27/2022
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LEASE ADDENDUM NUMBER ONE JALLOWANCE]

WORK LETTER. This Lease Addendum Number OGne (the “First Addendum™) sets forth the nights and
obligations of Landlord and Tenant with respect to space planning, engineering, final wotkshop drawings, and the
construction and installation of any improvements 10 the Premises o be completed before the Commencement Date
{"Tenant lmprovements"). This First Addendum conlemplates that the performance of this work will proceed in four
stages in accordance with the following schedule: {1) prepararion of 2 space plan; (i} final design and engineering
and preparation of final plans and specifications and working drawings; (iii} preparation by the Contractor {as
bereinafter defined} of an estimale of the cosl of the initial Tenant Improvements as further specified below; (iv}
submission and approval of plans by appropriate governmental authorities and construction and installation of the
Tenant Improvements by the Commencement Date.

In consideration of the mutual covenants hereinafter contained, Landlord and Tenant do mutually agree to the
following:

1. Allowance. Landlord agrees to provide an allowance of up to $16.00 per rentable square foot of the
Premises ($112,944 based on 7,059 rentable square feel of the Premises), to design, engincer, install, supply and
otherwise 1o construct the Terant Improvements in the Premises that will become a part of the Building (the
"Allowance”). Tenant is fully responsible for the payment of alf costs in connection with the Tenant Improvemenis
in excess of the Allowance, Notwithstanding any provision hercin to the contrary, the AHowance is only available for
Tenant’s use for a period of 180 days after the Commencement Date. Any portion of the Allowance not used wilhin
the 180-day period shall be deemed forfeited by Tenant and shall no ionger be available for Tenant's use. No
portion of the Alfowance may be used for moving expenses, furniture or other personal property, and there shall be
no credit against rent or ¢cash available to Tenant for any unused portion of the Allowance.

2. Space Planning, Design and Working Drawings.

a. o Tenant's behalf Landlord shall select licensed architecls and engineers ("Architect™), who
will do the following at Tenant’s expense (which expense may be deducied from the Allowance):

i. Complete construction drawings for Tenant’s parlition layout, reflected ceiling grid,
telephone and elecirical outlets, keying, and finish schedule.

1. Complete building standard mechanical plans where necessary {for installation of air
conditioning system and duct work, and heating and electrical facilities) for the work to be dune in
the Premises.

b. Al plans and working drawings for the construction and completion of the Premises (the
“Plans™) shall be subject to Landlord's prior written approval. Any changes or modifications Tenant desires
to make to the Plans shall also be subject to Landloed's prior approval. Landlord agrees that it will not
unreasonably wilhhold its approval of the Plans, or of any changes or modifications thereof, provided,
however, Landlord shall have sole and absolute discretion to approve or disapprove any improvements thal
will be visible to Lhe exterior of the Pramises, or which may affect the structural integrity of the Building.
Any approval of the Plans by Landlord shall not constitute approval of any delays caused by Tenanl and
shall not be deemed a waiver of any rights or remedics that may arise as a result of such delays. Landlord
may condition its approval of the Plans ift (i} the Plans require design elements or malerials that would
cause Landlord to deliver the Premises to Tenant after the scheduled Commencement Date, or (ii} the
esiimated cost for any improvements under the Plan is more than the Allowance.
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3. Tenant Plan Delivery Date.

a. Tenant and Landlord hereby approve the spacc plan attached as Lease Addendum Number
One - A, Such approved space plan shall be used by Architect as the basis for the final plans,

b. Landlord shall cause the Architect to develop and submit to Tenant the Plans for the Tenant
[mprovements. Landlord and Tenani shall each review and approve or indicate its objections within five (53
business days of receipt. The plans for Tenant Improvements when complete and approved by Landlord
and Tenant shall constitute the {inal Plans. Landlord and Tenant each shall work diligently and in good
faith to approve the Plans within ten {10} business days of receipt (the “Tenant Plan Delivery Date”).

4. Work and Materials at Tenant's Expense. On Tenant’s behatf, Landlord shall obtain qualifying bids
for the Work {on a fixed sum basis) from at least three (3} qualified general conlractors. Landlord shall furnish such
bids, including all accompanying documents and information contained in Landlord's standard bid package, to
Tenant. Upon completion of the bid process, Landlord will seleer the geveral contractor submitting the lowest
qualifying bid to perform the Work, unless Tenant directs Landlord to select a qualifying bid from one of the other
contractors submitting qualifying bids. {The general contractor so selected is herein called the “Contractor”).
Landlord shall coordinate and facilitate all communications between Tenant and the Contractor.

2. In conjunction with process outlined above,, Landlord shall submit to Tenant in writing the
cost of the Work, which shall include (i) the Contractor’s cost for completing the Work (including the
Contractor's general conditions, overhead and profit) and (i) a construclion supervision fee of 5% of the
cost of the work to be paid to Landlord 1o manage and oversee the work to be done on Tenant's behalf,
Tenant shall have five (5) business days to review and approve the cost of the Work. Landlord shall nat
authorize the Contractor to procecd with the Work until the cost is mutually agreed upon and approved in
writing and delivered to Landlord.

. Any changes in the approved eost of the Work shall be by written change order signed by the
Tenant.  Tepant agtees to process change orders in a timely fashion. Tenant acknowledges that the
following iters may result in change orders:

I Municipal or other governmental inspectors require changes to the Pramises such as
additional exit lights, firc damper 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 any delay
associated with such changes shall be the responsibility of the Tenant.

ii. Tenani makes changes to the final approved Plans or requests additional wock not
called for by the final approved Plans. Tenant will be notified of the cost end any delays that would
result from the change by a change order signed by Tenant before the changes are implemented.
Any delays caused by such changes shall not delay the Commencement Date of the Lease.

ili. Any errors or omissions in the Plans or specifications which require changes.
Landlord will notify the Tenant of the required changes, but the cost of such changes and any delay
associated with such changes shall be the responsibility of the Tenant, and shall not delay the
Commencement Date of the Lease.

iv. Maicrials are not readily available, require quick ship charges, or require substitution.

v. The uptit schedule requires Express Review to get permits, which will increase the
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costs of the permitting process.

c.  All work performed in connection with the construction of the Premises shall be performed in
a good and workmanlike manner and in accordance with all applicable faws and regudations and with the
tinal approved Plans.

5. Sigpace apd Kevs. Tcenant shall have access inte the Building at all times by means of a key card
system. One access cord/key fob per corrent employee on site as of the Commencement Date will be provided at
Landlord’s expense, with the number of cards/fobs not to exceed Tenant’s occupancy ratio set forth in the |.easc.
Any additional or replacement access cards/fobs will be at Tenant’s expense. Tenant shall be responsible for the
replacement cosls for any unreturned access cards/ey fobs at the expiration or termination of the Lease, which costs
may be deducted from the Security Deposit. Landlord shall provide initial building standard door and directary
signage.

6. Commencement Daie.

a. The Commencement Date shall be the date when the Work to be performed by Contractor
pursuant to the Plans approved by Landlord and Tenant has been substantially completed {excluding items
of work and adjustment of equipment and fixtures that can be completed akier the Premises are occupied
without causing material interlerence with Tenant's usc of the Premises — i.e., "punch list items"), and the
Landiord delivers possession of the Premises 1o Tepant in accordance with Section 3 of the Lease.

b. Notwithstanding the foregoing, il Landiord shall be delaved in delivering possession of the
Premises as a result of:

i.  Tenant's failure to apptove the Plans by the Tenant Plan Delivery Dale other than
due Lo any delavs caused by Landiord or Landlord’s Arclhitect;

ii. Tenant’s failure to approve the cost of the Work in a timely manner;
iit. Tenant’s faiture to timely respound to change orders;

iv. Tenant’s changes in the final approved Plans or the work performed pursuant thereto
(notwithstanding Landlerd's approval of any such changes});

v.  Tenant's request for changes in or madifications to the final approved Plans;

vi. Inabilily 10 obiain materials, finishes or instaliations requested by Tenant that are not
part of the Building Standard Impeovements,

vil. The performance of any work by any person, firm or corporation employed or
relained by Tenant; or

viil. Any other act or omission by Tenant or its agents, representatives, and/or employees,

then, in any such event, for purposes of determining the Commencement Date, the Premises shall
be deemed to have been delivered to Tenant on the date that Landlord and Architect determine that
the Premises would have been substantially completed and ready for delivery il such delay or
delays had not ocouered.
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7. Tenant Improvement Fxpenses in Excess of the Allowance. Tenant agrees to pay to Landlord,
promptly upon being billed therefor, all costs and expenses in excess of the Allowance incurred in connection with
the Tenant Improvements. Tenant will be billed for such costs and expenses as follows: (i} lifty percent (50%) of
such costs and expenscs shall be due and payable upon Tenant's approval of the cost estimates for the Tenant
Improvements; and (ii) fifey percent (509} of such costs and expenses shall be due and payable when such work is
substanttally completed and the Premises are ready for delivery 10 Tenant,

8. Repairg and Corrections. Landlord shall select & Contractor who will provide Tenant a one-year
warranty from the date of delivery of the Promises, transferable to Tenant, for defective workmanship and materials.
All manufacturers” and builders’ warranties with respect to the Work shall be issued to or transferred to Tenant,
without recourse 10 the Landiord. Tenant shall repair or correct any defective work or materials installed by Tenant
or any contractor other than the Contractor selected by Landlord, or any work or materials that prove defective as a
result of any act or emission of Tenant or any of its employees, agents, invitees, licensees, subtenants. customers,
clients, or guests.

9. Inspection of Premises; Possession by Tenant, Prior to taking possession of the Premises. Tenant
and Landlord shall inspect the Premises and Tenant shall give Landlord notice of any defects or incomplete work
(“"Punchlist”). Tenant’s possession of ithe Premises constitutes acknowledgment by Tenant that the Premises are in
good condition and that atl work and materials provided by Landlord are satisfactory as of such date of occupancy,
except as to (i} any defeets or incomplete work set forth in the Punchlist, (if) latent defecis, and (iii) any equipment
that is used seasonally if Tenant takes possession of the Premiscs during a season when such equipment is not in use.

10. Access During Construction. During construction of the Tenant Improvements and with prior
approval of Landlord, Tenant shall be permitted reasonable access to the Premises for the purposes of taking
measurernents, making plans, installing trade fixtures, and doing such other work as may be appropriate or desirable
to cnable Tenanl to assume possession of and operate in the Premises; provided, however. that such access does not
interfere with or delay construction work on the Premises and does not include moving furniture or similar items into
the Premises, Prior to any such entry, Tenant shall comply with all insurance provisions of the Lease. All waiver and
indemmnity provisions of the Lease shall apply upon Tenant’s eutry of the Premises.
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LEASE ADDENDUM NUMBER ONE — A
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LEASE ADDENDUM NUMBER TWO [BASE YEAR calendar year]
ADDITIONAL RENT — OPERATING EXPENSES, TAXES AND INSURANCE EXPENSES

1. Operating Expenses. The term “Operating Expenses™ shall mean all costs incumred by Landlord in the
provision of services to tenants and in the operation, management, repair, replacement and maintcnance of the
Property (as defined below), including, but not limited to, utilitics, heat, air conditioning, janitorial service, labor,
materials, supplies, equipment and tools, permiis, licenses, inspection fees, salaries and other reasonable
compensation of maintenance and management personnel reasonably refated to services provided to the Property,
reasonable management fees, and Common Area expenses.

2. Exclusions to Operating Fxpenses. Notwithstanding the foregoing. Operating Expenses shall not include
the following: depreciation on the Building or equipment thersin; ground lease rent; advertising, marketing and
promotional costs; interest; executive salaries; real estate brokers” commissions; Taxes (as defined below); Insurance
Expenses (as defined below); amounts paid to subsidiaries or alfiliates of Landlord for services, supplies or materials
provided on or to the Property, to the extent these amounts exceed the amount customarily charged by an
independent entity for (he same or substantially similar services, supplies and materials; the cost of any services for
which Landlord is teimbursed directly by any tenant or for which, if such service had been provided to Tenant,
Tenant would have been required by this Lease to reimburse Landlord; and any expenses thal do not relate lo the
operation of the Property. Additionally, Operating Expenses shall not include the costs of capital improvements o
the Property; provided, however, Landiord may include in Operating Expenses the costs of the following capital
unprovements, amortized on & siraight-line basis over their usefil lives:

& Any capital improvements made after the Commencement Date in order 1o comply with any now taws,
rules or regulations adopted afiter the Commencement Date or any changes in exisiing laws, tules or regulations
adopted by any governmental authority after the Commencement Date; and

b, Any capital improvements that are designed primarily to promote and protect the heaith, safety and
well being of the Properly’s occupants; and

¢.  Any capital improvements thal are designed primarily to reduce Qperaling Expenses, provided that the
amorlized amount of these capital items in any year will not exceed the estimated resulting reduction in
Operaling Expenses for the same year,

3. Taxes The term “Taxes” shall mean any fees, charges or assessments rclated to the Property that are
imposed by any governmental or quasi-governmental authority having jurisdiction over the Property, including,
without limitation, ad valorem real property taxes; franchise taxes; porsonal properly taxes; assessiments, special or
otherwise, imposed on the Froperty, payments in lien of real esiate taxes; sewer rents; transit taxes; and taxes bascd
on rents. Taxes shall alse include the reasonable cosis incurred by Landlord in connection with any appeal for a
reduction of taxes, including, without limitation, the costs of legal consultants, appraisers and accountants. Taxes
shall not include any inheritance, estate, succession, transfer, gift, corporate, income or profit lax imposed upon
Landlord. If the Taxes for the Base Year do not refloct a filly-assessed building, then for purposes of this Lease such
Taxes shall be adjusted o reflect a fully-ussessed building.

4. Insurance Fxpenses. The term “Insurance Expenses” shall mean the reasomable costs and expenses
incurred by Landlord for securing and mainlaining insurance for the Property, including, without Hmitation,
insurance premiums for Special Form Property Insurance, Commercial General Liability [nsurance, Excess Liability
Insurance and other insurance policies covering the Property,

5. Property. The term “Property™ shall miean the Building and the improvements, equipment and systems
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silualed therein: the Common Areas; and the real property upon which the Building and Comumon Areas are sitnated.

6. Tenamt's Proportionate Share, The tetm “Tenant’s Proportionate Share”™ shall mean 3.54%, calculated by
dividing the approximately 7,059 rentable square feet of the Premises by the approximately 199,359 net rentable
square feet of the Building, To the extent any Operaling Expenses, Taxes and/or Tnsurance Expenses are related to
the Building and one or more other buildings owaed by Landlord or its affiliate, those Operating Fxpenses, Taxes
and/or Insurance Expenses shall be reasonably allocated by Landlord on an equitable prorata basis among all of the
buildings to which thuse expenses are related; and Tenant’s Proportionate Share of those expenses shall be
calculated based only on the amount of thase expenses allocated to the Building

7.  Base Year for Operating Expenses. With respect fo calculating Tenant’s Proportionate Share of Operating
Lxpenses, the term “Base Year™ shall mean the twelve-monuth period beginning on January 1, 2022 and ending on
Deeember 31, 2022,

8. Base Year for Tuxes. With respect to calculating Tenant’s Proportionate Share of Taxes, the term “Base
Year” shall mean the real propetty tax year, beginning on January 1, 2022 and ending on December 31, 2022,

9. Base Year for fnsurance Fxpenses. With respect to caleulating Tenant’s Proportionate Share of Insurance
Expenses, the term “Base Year” shall mean the twelve-month pericd beginning on January 1, 2022 and ending on
December 31, 2022,

10, Payment of Additional Rent. For the calendar year commencing on January 1, 2023 and for each calendar
year thereafter, Tenant shall pay to Landlord, as Additional Rend, the {ollowing amounts:

a. Tenant's Proportionate Share of any increase in Operating Expenses above the amount incurred during
the Base Year for Operating Expenses, I, during the Base Year for Operating Expenses or any vear thercafter,
any servige, for which the expense may be included in Operating Expenses, is not provided to all tenants of the
Building, Landlord shall adjust ihe related expense as if the service was provided to all tepants. Additionally,
for any period during the Base Year for Operating Expenses or any vear thereafier in which the occupancy of the
rentable area of the Building is fess than 93%, thosc portions of Operating Expenscs that vary based on
occupancy will be adjusted for the pertod as if the Building was at 93% occupangy;

b, Tenants Proportionare Share of any increase in Taxes above the amount incurred during the Base Year
for Taxes; and

¢. Tenant's Proportionate Share of any increase in Insurance Expenses above the amount incurred during
the Base Year for Insurance Expenses.

11, Landlord’s Fstimate. For the calendar year conumencing on January 1, 2023 and for each calendar year
thereafler during the Term, Landlord shall deliver to Tenant a wrilteo statement of the reasonable estimated increase
in Operaling Expenses, Taxes and Insurance Expenses for that calendar year above the Operaling Expenses, Taxes
and Insurance Expenses incurred during the applicable Base Year. Based on Landlord’s estimate, Tenant shall pay
to Landlord Tenant's Proportionate Shure of the estimated increases in Operating Expenses, Taxes and Insurance
Expenses in menthly installments, which shall be due and payable at the same time and in the same manner as Base
Rent beginning on the first day of the calendar month immediately following Tenant’s receipt of Landlord’s estimate.

12, Ansual Reconcifiation.  Wilhin 180 days aficr the end of each calendar year or as soon as possible

thereaficr, Landlord shall send Tenant an annual statement of the actual Operating Expenses, Taxes and Insurance
Txpenses for the preceding calendar year {thc “Annual Statement™). Landlord’s fajlure to render an Annual
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Statement for any calendar year shall not prejudice Landlord’s right to issue an Annual Statement with respect to that
calendar year or any subsequent calendar year, nor shall Landlord’s rendering of an incorrect Annual Starement
prejudice Landlord’s right subsequently to issue a corrected Annual Statement. Pursuant to the Annval Statcment,
Tenant shall pay to Landlord Additional Rent as owed within thinty days afier Tenant’s receipt of the Annual
Statement, or Landiord shall adjust Tenant's Rent payments if Landlord owes Tenant a credit. After the Expiration
Date or earlier termination date of the Lease, Landlord shall send Tenant the final Annual Statement for the Term,
and Tenant shall pay fo Landlord Additional Rent as owed within thitty days after Tenant’s receipt of the Annwal
Statemenn, or, if Landlord owes Tenant a credit, then Landlord shall pay Tenant a refund. If this Lease expices or
terminates on a day other than December 31, then Additional Rent shall be prorated on a 365-day calendar vear (or
366 if a leap year). If there is a decrease in Operating Expenses in any subsequent year below Operating Expenses
for the Base Year, then no Additional Rent shall be due on account of Operating Expenscs; provided, however,
Tenant shall not be entitled to any credit, refund or other payment that would reduce the amount of Tenant’s
Proportionate Share of Taxes or other Additional Rent or Base Rent owed by Tenant. Likewise, if there is a decrease
in Taxes in any subsequent year below Taxes for the Base Year, then no Additional Rent shall be due on account of
Taxes; provided, however, Tenani shall rot be entitled to any credit, refund or other payment that would reduce the
amount of Tenant’s Proporiionate Share of Operating Expetises or other Additional Rent or Base Rent owed by
Tenant. Likewise, if there is a decrease in Insurance Expenses in any subsequent year below Insurance Expenses for
the Base Year, then no Additional Rent shall be due on account of Insurance Expenses: provided, however, Tenant
shall not be entitled to any credit, refund or other payment that would reduce the amount of Tenant's Proportionate
Share of Operating Expenses or other Additional Rent or Base Rent owed by Tenant.

13. Tenant's Review of Operating kxpenses, Taxes and Insurance Expenses. Wo more than once per calendar
year, Tenant, or 2 gualified professional selected by Tenant (the “Reviewer™, may review Landlord's books and records
relating to Operating Expenses, Taxes and Insurance Expenses (the “Review™), subject to the following terms and
conditions:

a. Tenant must deliver notice of the Review to Landlord within thiny days of Tenant's receipt of the
Annual Statement. Thercafter, Tenant must commence and complete its Review within a reasonable thue, not to
exceed 180 days following Tenant’s receipt of the Annual Statement. In order to conduct a Review, Terant must
not be in default under the Lease beyond any apphicable cure period at the time it delivers notice of the Review
to Landlord or at the time the Review commences. No subtenant shall have any right to conduct a Review, and
no assigns shafl conduct a Review for any period during which such assignee was not in possession of the
Premises. If Tenant elects 10 have a Reviewer conduct the Review, the Reviewer must be an independent
accounting firm or other reasonably gualified professional that is not being compensated by Tenant on a
contingency fee basis.

b. Tenant's Review shall only extend to Landlord’s books and records specifically related to Operating
Expenses, Taxes and Insurance Expenscs for the Property during the calendar year for which the Apnual
Statement was provided. Books and records necessary to accomplish any Review shall be retained for twelve
months after the end of each calendar vear, and, upon Landlord's receipt of Tenant’s notice, shall be made
available to Tenant to conduct the Review. The Review shall be conducted during regular business hours at
either the Landlord’s division office for the arca in which the Premises are located or Landiord’s home effice in
Raleigh. North Carolina, as sclected by Landlord.

¢. As acondition to the Review, Tenant and Tenant’s Reviewer shall execute a written agreement providing
that the Reviewer is not being compensated on a contigency fee basis and that all information obtained throngh the
Review, as well as any compromise, settfement or adjustment reached as a result of the Review, shall be held in
strict confidence and shall not be revealed in any manner to any person except: (i) upon the prior wiitten consent of
the Landlord, which consent may be withheld in Landlord’s sole discretion; (it} if required pursuant to any litigation
between Landlord and Tenant materially refated to the facts disclosed by the Review; or (iii} if required by law.
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The written agreement may also set forth Landlord’s reasonable procedures and guidelines for Tenant and Tenant's
Reviewer to follow when conducting the Review.

d. If, atler Tenant's Revicw, Tenant disputes the amount of Operating Expenses, Taxes and/or Insurance
Expenscs set forih in the Annual Statenent, Tenant or Tenant’s Reviewer shall submit a written report to
l.andlord within thirty days after the completion of the Review setting forth any claims to be asserted against
I.andlord as a result of the Review and specific and detailed explanations as to the reason for the claim(s) {the
“Report’). Landlord and Tenant then shall use good faith efforts to resolve Tenant’s claims set forth in the
Report, If the parties do not reach agreement on the claims within thirty (30) days after Landlord’s receipt of the
Report, then the dispute shall be submitied to arbitration as hereinafter provided. Within twenty days after
expiration of the thirty-day period referenced in the foregoing sentence, each party shall appoint as an arbitrator
a reputable independent nationally or regionally recognized accounting firm with at least ten years esperience in
accounting related to commercial lease transaclions and shall give notice of such appointment o the other party;
provided, however, if Tenant used a Reviewer to perform the Review, the Reviewer shall be deemed to have
been appointed by Tenant as its arbitrator for purposes of this provision. Within ten days after appointment of
the second arbitrator, the two arbitrators shall appoint a third arbitrator who shall be similarly qualified. if the
two arbitrators are unable to agree timely on the selection of the third arbitrator, then either arbitrator on behalf
of both. may request such appointment from the office of the American Arbitration Association {("AAA"} nearest
o Landlord. The arbitration shall be conduected in accordance with the rules of the AAA. Tf the AAA shall
cease to provide arbitration for commercial disputes in the location, the third arbitrator shall be appointed by any
successer organization providing substantially the same services. Within ten days after the third arbitrator has
been seiected, each of the other two arbitrators, on behalf of the party it reprcsents, shall submit a written
statement, along with any supporting document, date, reports or other information, setting forth its determination
of the amount of Operating Expenses, Taxes and’or Tnsurance Expenses that arc in disputc. The third
arbitrator will resolve the dispute by selecting the siatement of one of the parties as submitted fo the third
arbitrator. Within ten days after the third arbitrator’s receipi of the statements from the other arbirators, the
third arbitrator shall notify both partics in writing of the arbitraior’s decision. The decision of the third arbilrator
shall be final and binding upon the parties and their tespective heirs, executors, successors and assigns. Lf either
of the parties fails lo furnish its statement to the third arbitrator within the time frame specified berein, the third
arbitrator shall automatically adopt the other party’s statement as final and binding. The cost of arbilration
{exclusive of each party’s witness and attorneys’ fees, which shal! be paid by the party) shall be sharad equally
by the parties.

e. If the Revicw or subsequent arbilration determines that Operating Expenses, Taxes and [nsurance
Expenses In the applicable calendar year were overstated, in the aggregate, by ten percent (10%) or more, then
Landlord shall reimburse Tenant for Tenant’s rezsonable Review costs; otherwise, Tenant shall pay its own costs in
connection with the Review.

f  Together with the Annua! Statement for 2023 Landlord shall also provide a statement of the Operaling
Fxpenses, Taxes and Insurance Expenses for cach applicable Base Years. In connection with its first Review,
Tenant may conduct a Review for the applicable Base Years. All of the terms and conditions of this Section
shall be applicable thereto. Landlord shall retain the books and records for the Base Year until Tenanl’s right to
commence a Review expires and, if Tenant timely commences a Review, until the same is resolved as provided
for herein. The results of any disputc with respect to the Base Year shall be applicable (o all years subsequent to
the Base Year.

Notwithstanding any provision herein to the contrary, Landlord hereby agrees that, for purposes of calculating
Tenant’s Propertionate Share of increases i Operatiog Expenses, the Operating Expenses for the Building; exclusive
of Taxes, insurance, utilities, trash colleciion, expenses directly subject to a change in Federal or State minimum
wage laws and increases in expenses doe to foree majeure (collectively, “Uncontrellable Expenses™); shall not

i
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mcrease, on a cumulative and compound basis, by more than five percent (5%) per annum. Tenant shall pay the full
amount of Tenant’s Proportionate Share of increases in Uncontrollable Expenses,
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LEASE ADDENDUM NUMBER THREE
OPTION TO RENEW LEASE TERM

1. Optivn to Fxtend. Tenant shall have the right and option to renew the Lease ("Renewal Oplicn™} for
two (2) additional periods of five (5) years each (cach an “Option Term”) (a separate notice is required for sach
Option Temm); provided, however, each Rencwal Option is contingent upon the following: (i) Tenant is not in
default at the time Tenant gives Landloed notice of Tenant’s intention to exercise the Renewal Option; (i1) upon the
Expiration Date of the initial Term or the first Option Term, as applicable, Tenant has no owtstanding default; {iii) no
event has occurred that upon notice or the passage of time would constitule a defaudt; (iv) Tenant is not disqualified
by muliiple defaults as provided in the Lease; and (v} Tenant 1s occupying the Premises. Following the expiration of
the second Oplion T'erm, Tenant shall have no farther right to renew the Lease pursuant Lo this Lease

2. Exercise of Optivs. If Tenant elects to exercise the Renewal Option for the first Option Term. then it
must do so by giving Landlord notice ar least nine {9) months prior to the Expiration Dale of the initial Term. 1T
Tenant exercises the Renewal Qption for the first Option Term and thereafter elects o exercise the Renewal Option
for the second Option Term, then it must do so by giving Landlord nolice al least nine (9) months prior to the
Expiration Date of the first Optien Term. If Tenant fhils to give notice w Landlord prior o the applicable ninc (9)
month period, then Tenant shall forfeit the Renewal Option. H Tenant exercises the Renewal Option, then during the
applicable Option Term, Landlord and Tenant’s respective nghis, duties and obligations shall be governed by the
terms and conditions of the Lease, except as provided otherwise herein. Time is of the essence in exercising each
Renewa Qption.

3. ferm. IF Tenant exercises the Renewal Option, then during the applicable Option Term, all references
to the ferm “Term”, as used in the Lease, shall mean the “"Option Term".

4. Fermination of Renewal Option on Transfer by Tenant. o the event Tandlord consents to an
assignment or sublease by Tenant, then the Renewal Option shall automatically lerminate unless otherwise agreed in
writing by Landlord.

5. Base Rent for Option Term. The minimum Base Rent for the Option Term shall be the Fair Market
Renlal Rate, determined as follows:

Definition. The term "Fair Markel Renial Rate" shall mean the market rental rate for the time period such
determination is being made for office space in clags “A” office buildings in the Westshore arca ("AREA") of
comparable condition for space of equivalent quality, size, utility, and location. Such determination shall take into
account all relevant factors, including, without limitation, the following matters: the credit standing of Tenant; the
lenpth of the term; expense stops; the fact that Landlord will experience no vacancy period and that Tenant will not
suffer the costs and business intesruption assosiated with moving its offices and negotiating a rew lease; construclion
allowances and other tenant concessions that would be available to tenants comparable o Tenant in ithe AREA (such
as moving expense allowance, free rent periods, and lease assumptions and take-over provisions, if any, but
specifically excluding the value of improvements installed in the Premises at Tenant's cost), and whether adjustments
are then being made in deteemining the rental rates for renewals in the AREA because of concessions being offered
by Landlord to Tenant (or the lack thereof for the Option Term in question}. For purposes of such calculation, it will
be assumed that Landlord is paying a representative of Tenant a brokerage commission in connection with the
Option Term in guestion, based on the then current market rates.

Determination. Landlord shall deliver to Tenant notice of the Fair Markel Rental Rate {the "FMR Notice")
for the Premises for the Option Term in question within tharly (30) days afler Tenant exercises the option giving rise
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for the need te determine the Fair Markel Rental Rate. 1f Tenant disagrees with Landlord's assessment of the Fair
Market Rental Rate specified in a FMR Notice, then it shall so notify Landlord in writing within ten {10) business
days after delivery of such FMR Notice; otherwise, the rate set forth in such notice shall be the Fair Marketl Rental
Rate. [f Tenant timely delivers to Landlord notice that Tenant disagrees with Landlord's assessment of the Fair
Market Rental Rate, then Landiord and Tenant shall meet to attempt to determing the Faie Market Renta! Rate. 1f
Jenant and Landlord arc unable to agree on such Fair Market Rental Rate within ten (10 business days after Tenant
notifies Landlord of Tenant's dizagreemenl with Landlord's assessment thereof, then Landlord and Tenant shall each
appoint an independent real estate appraiser with an MAT designation and with ar least ten (103 years' comemercial
real estate appraisal expericnce in the AREA market. The two appraisers shall then, within reo (10} days afier their
designation, select an independent third appraiser with like qualifications. Within twenty (20) business days after the
selection of the third appraiser, a majority of the appraisers shall determine the Fair Market Rental Rale. [fa
majotity of the appraisers is unable to agree upon the Fair Market Renlal Rate by such time, then the two (2) closest
appraisals shall be averaged and the average will be the Fair Market Remtal Rate. Tenant and Landlord shall each
bear the entire cost of the appraiser selected by it and shall share cqually the cost of the third appraiser.
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LEASE ADDENDEUM NUMBER FOUR

INTENTHONALLY OMITTED
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LEASE ADDENDI/M NUMBER FIVE
TENANT PARKING AGREEMENT

1. Landlord hereby grants to Tenant and persons designated by Tenant a license to use up to four (4)
parking spaces per 1,000 rentable square feet of the Preruises in the designated parking area(s), which equates to twenty-
eight (28) parking spaces based on 7,059 rentable square feet. two (2} of which shall be reserved and free of charge and
twenty-six (26} of which shall be unreserved and frec of charge. Tenant may elect to convert up to .5 spaces per 1,000
rentable square feet of the Premises to reserved parking spaces for the exclusive use of Tenant and ils employees, agents
and invitees. The toml number of available parking spaces from which Tenant’s allotted share is taken includes all
handicapped and visitor spaces serving the Building. The Term of such license shalt commence on the Commencement
Drate under the Lease and shall continae unttl the earlier 10 occur of the Expiration Date under the Lease, or temination
of the Lease or Tenant’s abandonment of the Premises thereunder. During the Term of this license, there shall be no
charge for the unreserved parking spaces available for Tenant’s use. [f Tenant elects to convert any of the unreserved
spaces to reserved spaces as permiited above, then Tenant shall pay Landlord the monthly charges established from time
to time by Landlord for reserved parking in the designated parking area, payable in advance, with Tenant's payment of
monthly Base Rent.  No deductions from the menthly charge shall be made for days on which the dasignated parking
area is not used by Tenant. Tenant raay, from time to time, request addilional parking spaces, and if Landlord shall
provide the sawme, such spaces shall be provided and used on 2 month-to-month basis, and otherwise on the forcgoing
terms and provisions, and such monthly parking charges as Landlord shall establish from time to time.

2. Tenant shall at all times comply with all applicable ordinances, rules, regulations, codes, laws, statuies

and requirements of all federal, state, county and municipal governmental bodics or their subdivisions respeeting the use
of the designated parking area. Landlord reserves the right to adopt, modify and enforce reasonable Rules governing the
use of the dosignated parking area from time 1w time, including any key-card, sticker or other identification or entrance
system, and hours of operation. The Rules set forth hereinafier are currenily in effect. Landlord may refuse to permit
any person who violates such Rules to park in the designated parking area, and any violation of the Rules shall subject
the car to removal from the designated parking area.
3. Except for the two (2) reserved patking spaces referenced above, the parking spaces hercunder shall
be provided on an unreserved “first-come, first-served™ basis. Tenant acknowledges that Landlord has or may arrange
for the designated parking area to he operated by an independent contraclor, ot affiliated with Landlord. o such event,
Terant acknowledges that Landlord shall have no liability for claims arising through acts or omissions of such
independent contractor, if such contractor is reputable. Except for intentional acls or gross negligence, Landlord shall
have no liability whatsoever for any datage 10 property or any other items located in the designated parking arca, nor
for any personal injuries or death arising out of any maiter relating to the designated parking area, and in all events,
Tenant agrees 1o Jook first to its insurance carrier end to require that Tenant’s emplovees look first to their respective
insurance carriers for payment of any losses sustained in connection with any use of the designated parking area. Tenant
hereby waives on behalf of its insurance carriers all rights of subrogation agamst Landlord or Landlord’s agents.
Landlord reserves the right to assign specilic spaces, and to reserve spaces for visitors, smalt cars, handicapped persons
and for other tenants, guests of tenants or other parties, and Tenant and persons designated by Tenant horsunder shall not
park in any such assipned or reserved spaces. Landlord also reserves the right to close all or any portion of the
designaled parking area in order to make repaits or perlonn maintenance scrvices, or to alter, modify, re-stripe or
renovate the designated parking area, or if required by casualty, sinike, condemnation, act of God, governmental law or
requircment of other reason beyond Landlord’s reasonable control. In such event, Landlord shalt relund any prepaid
parking rent hereunder, prorated on a per diem basis. Tf, for any other reason, Tenant or persons properly designated by
Tenant, shall be denied access (o the designated parking area, and Tenant or such persons shall have complied with this
Agreement and this Agreement shall be in effect, Landlord’s lizbility shall be limited to such parking charges (exchuding
tickets for parking violations} incurred by Tenanl or such persens in utilizing alternative parking, which anount
Landlord shall pay upon presentation of documentation supporting Tenant’s claims in connection therswith.
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4.

If Tenant shall default under this Agreement, Landlord shall have the right to remove [rom the

designated parking area any vehicles hereunder which shall have been involved or shall have been owned or driven by
parties involved in causing such defawlt, without liability therefor whatsoever, Tn addition, if Tenant shalf defauh under
this Agreement, Landlord shall have the right to cance! this Agreement on ten days’ written notice, unless within such
ten day period, Tenant cores such defaule T Tenant defaults with respect to the same term of condition under this
Agreement more than three times during any twelve month period, and Landlord votifies Tenant thereol prompily after
each such defaull. the next default of such term or condition during the succeeding twelve month period, shall, at
Landlord®s election, constitute an incurable default. Such canceliation right shall be cumulalive and in addition to any
other rights or remedics available to Landlord at law or equity, or provided under the Lease (all of which rights and
remedies under the T.easc are hereby mcorporated heein, as though fully set forth). Any default by Tenant under the
Lease shall be a defanit under this Agreement, and any default under this Agreement shall be a default under the 1.case,

(i)
(i)
(iii}
(iv)
v)
(i)

i)

(i)

(ix)

(x)
{xi)

{xii)
(xiii}

RULES

Designated parking area hours shall be 6 AM. to 8 P.M. (or such other hours as Landlord shall
detcrmine from tinie to time.}

Cars must be parked entirely within the stall lines painted on the floor, and only small cars may be
parked in areas reserved for smalt cars.

All directional signs and arrows must be observed.

The speed limit shall be five (3) miles per hour.

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

(a) areas not striped for parking

{b) aisles

{c) where “no parking™ signs are posted
{d) ramps

(e} foading zones

Parking stickers, key cards or any other devices or forms of identification or entry supplied by
Landlord shall remain the property of Landlord. Such devices must be dispfayed as requested and
may not be mutilated in any manner. The scrial number of the parking identification device may not
be obliterated. Devices are not transferable and any device in the possession of an unauthorized
holder will be void,

Tf applicable, monthly fees shall be payable m advance prior to the first day of each month. Failure 1o
do so will automatically cancel parking privileges and a charge at the prevailing daily parking rale
will be due. Mo deductions or allowances from the monthly rate will be made for days on which the
designated parking area is not used by Tenant or its designees.

Designated parking area managers or altendants are not authorized to make or allow any exceptions t©
these Rules.

Every patker is required to park and fock his own car.

Loss or thefi of parking identification, key cards or other such devices must be reported to Landiord
or any garage manager immedialely. Any parking devices reported lost or stolen found on any
unauthorized car will be confiscated and the ilfegal holder will be subject fo prosecution. Lost or
stolen devices found by Tenani or its employecs must be reported 10 (he office of the designated
parking area immediately.

Washing. waxing, cleaning or servicing of any vehicle by the customer and/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 space of these Rules.
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LEASE ADDENDUM NUMBER SIX
RIGHT OF FIRST REFUSAL

Landlord grants Tenant & one-time right of refusal (the "Right of Refusal"} for that certaln space in the Building
knowi as Suile 860, containing approximately 1,590 rentable squace feet (“Refusal Space™}, on the following basis:

i. Landlord shall notify Tenant in writing if and when Landlord receives an acceptable third-party
offer to lease any Refusal Space ("Landlord’s Offer Notice™. lLandlord’s Offer Notice shall include the
matertal business terms upon which the third party is willing to Icase the Refusal Space. Following receipt
of Landlord's Offer Notice, Tenant shall have five days within which to deliver to Tandlord notice of
Tenant’s election to exercise its Right of Refusal as to the Refusal Space (“Tenant's Acceptance Notice™),
In order to exercise its Right of Refusal, Tenant must lease all of the Refusal Space and not only 2 portion
thereof. Additiorally, if Landlord’s Offer Notice states that the third party offer is for space that is greater
than but includes Refusal Space, then to exercise the Right of Refusal, Tenant must lease the entire space
offered by Landlord and not just the Refusal Space. If Tenant docs not fimely deliver Tenant’s Acceptance
Notice to Landlord, it will be conclusively presumed that: (a) Tenant has waived ils Right of Refusal as to
the Refusal Space; and (b) Tenant will have no further rights to the Refusal Space.

it. The Refusal Space will be offered to Tenant under the same business terms upon which the
third party is willing to lease the Refusal Space; provided, however, if the term for the Refusal Space would
expire prior o the Term for the Premises, then the term for the Refusal Space will be extended 50 as to be
co-terininous with the Term for the Premises. Otherwisc, the terms and conditions of this Lease shall apply
to Tenant’s lease of the Refusal Space. After exercise of the Right of Refusal, the parties will execute an
amendment 1o the Lease evidencing the addition of the Refusal Space. Unless expressly waived by
Landlord, Tenant's Right of Refusal is conditioned on: {a) Tenant not being in default under the Lease at the
time of exercise of the Right of Refusal or on the date that Tenant's occupancy of the Refusal Space is
scheduled to commence; (b} Tenant not having vacated or subleased more than 25% of the Premises at the
time it exercises the Right of Refusal or on the date that Tenant's cecupancy of the Refusal Space is
scheduled 1o commence; and (c) Tenant's financial condition not having materially adversely changed since
the Effective Date. The Right of Refusal is personal to Tampa Bay Workforce Alliance, Inc. d/bia
CarecrSource Tampa Bay, and, upon an assignment by Tampa Bay Workforce Alliance. Tnc. d'bfa
CareerSource Tampa Bay of its rights and intcrests under ihe Lease to an unaffiliated third party, the Right
of Refusal shall be null and void. Furthermore, the Right of Refusal shall forever terminaie and expire
following a relocation of Tenant from the Premises 1o space in a building other than the Building or if the
Premises are downsized below the square footage teased by Tenant as of the Commencement Date.

iii. Tenanl's Right of Refusal is subordinate 1o all pre-existing rights of extension, expansion, firse
offer or refusal or any other rights as to the Refusal Space in favor of other tcnants in place as of the date of
this Lease. Additionally, Tenant only has the Right of Refusal il the Refusal Space is vacant and available,
Tenant does net have the Right of Refusal upon the renewal or extension of an existing lease, even il the
lease being extended or renewed does not contain an cxtension or renewal right,
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EXHIBITRB
RULES AND REGULATIONS

1. Access to Building. On Saturdays, Sundays, legal holidays and weekdays between the hours of 6:00 P.M. and
§:00 AM., access to the Building and/or to the halls, corridors, elevators or slairways in the Building may be
resiricted and access shall be gained by use of a key or electronic card to the outside doors of the Buildings.
Landlord may from time to time establish security conmrols for the purpose of regulating access to the Building.
Tenant shall be responsible for providing aceess to the Premises for its agents, employees, invitees and guests at
titnes access is restricied, and shall comply with all such security regulations se established.

2. Protecting Premises. The last member of Tenant to leave the Premises shall close and securely lock all doors
or other means of entry to the Premises and shut off all lights and equipment in the Premises.

3. Building Directories. The directories for the Building in the form selected by Landlord shall be used
cxclusively for the display of the name and location of tenants. Any change requested by Tenant o be displayed
in the directories must be approved by Landiord and, if approved, will be provided at the sole expense of
Tenant.

4. Large Articles. Purniture, freight and other large or heavy articles may be brought into the Building only at
times and in the manner designated by Landlord and always at Tenant's sole responsibility. All damage done 1o
the Building, its furnishings, fixtures or equipment by moving or maintaining such furniture, freight or articles
shall be repaired at Tenant’s expense.

9. Signs. Tenant shall not paint. display, inscribe, maintain or affix any sign, placard, picture, advertisement,
name, notice, lettering or direction on any part of the outside or inside of the Building, or on any part of the
inside of the Premises which can be seen from the outside of the Premises, including windows and doors,
without the writlen consent of Landlord, and then only such name or names or matter and in such color, size,
style, character and material as shall be first approved by Landlord in writing. Landlord, without notice to
Tenant, reserves the right to remove, at Tenant's expense, all matters other than that provided for above.

6. Compliance with Laws. Tenant shall comply with all applicable laws, ordinances, governmental orders or
regulations and applicable orders or directions from any public office or body having jurisdiction. whether now
existing or hereinafter enacted with respect to the Premises and the wse or occupancy thereof. Tenant shall not
make or permit any use of the Premises which directly or indirectly is forbidden by law, ordinance,
governmental regulations or order or direction of applicable public authority, which may be dangerous to
persons or property or which may constitute a nuisance (o other tenants.

7. Hazardous Muterials. Tenant shall not use or permit to be brought into the Premises or the Building any
flammabte oils or fluids, or any explosive or other articles deemed hazardous to persons or propetly, or do or
permit to be done any act or thing which will invalidate, or which, if brought in, would be in conflict with any
insurance policy covering the Building or its operation, or the Premises, or any part of either, and will not do or
permit to be done anything in or upon the Premises, or bring or keep anything therein, which shall not comply
with all rules, orders, regulations or requirements of any organization, bureau, deparlment or body having
jurisdiction with respect thereto {(and Tenant shall at all times comply with all such rules, orders, regulations or
requiremnenis), or which shall increase the rate of insurance on the Building, its appurtenances, contents or
operation.

8. Defacing Premises and Overloading. Tenant shall not place anything or allow anything to be placed in the
Premises near the glass of any door, partition, wall or window that may be unsightly from outside the Premises.
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10.

11.

12.

13.

14.

Tenant shall not place or permil to be placed any article of any kind on any window ledge or on the exterior
walls; blinds, shades, awnings ar other forms of inside or outside window ventilators or similar devices shall not
be placed in or about the outside windows in the Premises except to the extent that the charactee, shape, color,
material and make thereol is approved by Landlord. Tonant shall not do any painting or decorating in the
Premises or install any flootr coverings in the Premises or make, paint, cut or drill into, or i any way deface any
patt of the Premises or Building without in each tnstance obtaining the prior written consent of Landiord.
Tenant shall not overload any floor oe part thereof in the Premises, or any facility in the Building or any public
corridors or elevalors therein by bringing in or removing any large or heavy anicles and Landlord may direct
and control the localion of safes, files, and all other heavy articles and. il considercd necessary by Landlord may
require Tenanl at ils expense to supply whatever supplementary supports necessary to properly distribute the
weight.

Obstruction of Public Areas. Tenant shall not, whether temporarily, accidentally or otherwise, aliow anything
to remain in, place or store anything in, or obstruct in any way, any sidewalk, court, hall, passageway, cntrance,
or shipping arca. Tenant shall lend its full cooperation to keep such areas free from all obstruction and in 2
clcan and sightly condition, and move all supplies, furniture and equipment as soon as received directly to the
Premises, and shall move all such items and waste (other than waste customarily removed by DBuwilding
employees) that are at any time being taken from the Premises direetly (o the arcas designated for disposal. All
caurts, passageways, Entrances, cxits, clevators, escalators, staitways, corridors, halls and roofs are not for the
use of the general public and Landlord shall in all cases reiain the right to control and prevent access thereto by
all persons whose presence, in the judgment of Landlord, shall be prejudicial to the safety, character, reputation
and inierest of the Building and its tenants; provided, nowever, that nothing herein conlained shalt be construed
to prevent such access to persons with whom Tenaot deals within the normal course of Tenant's business so long
as such persons are not engaged in illegal activities.

Additien«l Locks. Tcnant shall not attach, or permil 1o be attached, additional locks or similar devices to any
dour or window, change existing locks or the mechanism thereof, or make or permit to be made any keys for any
door other than those provided by Landlord. Upon termination of this Lease or of Tenant’s possession, Tenant
shall immediately surrender all keys to the Premises,

Communications or Utility Conncctions. 1f Tenant desires signal, alarm or other ulility or similar service
connections installed or changed, then Tenanl shatl not install o change the same without the approval of
Landlord, and then only under direction of Landlord and at Tenant's expense. Tenant shall not install in the
Premises any cquipment which requires a greater than normal amount of electrical current for the permitted use
without the advance writien consent of l.andlord. Tenant shall ascertain [rom Landiord the maximum amount of
load or demand for or use of electrical current which can safely be permitied in the Premises, taking into account
the capacity of the eleciric wiring in the Building and the Premises and the needs of other tonants in the
Building, and Tenant shall not in any cvent connect a greater load than that which is safe.

Office of the Building. Service requirements of Tenant will be attended to only upon application at the office
of Highwoods Properties, Inc. Emplovees of Landlord shall not perform, and Tenant shall not engage them to do
any work outside of their duties unless specifically authorized by Landlord.

Restrooms. The restrooms, toilets, urinals, vanitics and the other apparatus shatl not be used for any purpose
other than that for which they were constructed, anrd no foreign substance of any kind whatsoever shall be
thrown therein, The expense of any breakage, stoppage or damage resulting [rom the violation of this rulc shall

be borne by the Tenant whom, or whose employees or invitees, shall have caused it

Intoxication. Landlord reserves the right to exclude or expel from the Building any person who, in the
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15,

18.

17.

18.

19.

20.

Judgment of Landlord, is intoxicated, or under the influence of liquor or drugs, or who in any way violates any
of the Rules and Regulations of the Building.

Nuisances and Certain Other Prohibited Uses. Tenant shall not (a) install or operate any internal combustion
engine, boiler, machinery, vefrigerating, heating or air conditioning apparatus it or about the Premises; (b)
engage in any mechanical business, or In any service in or about the Premises or Building, except those
ordinarily embraced within the Permitied Use as specified in Section 4 of the Lease; {c) use the Premises for
housing, lodging, or sleeping purposes; (d} prepare or warm food in the Premises or permit food to be brought
into the Premises for consumption therein (heating cotfee and individual lunches of employees excepted) except
by express permission of Landiord; (¢) place any radio or television antennae on the roof or on or In any part of
the inside or outside of the Building other than the inside of the Premises, or place a musical or sound producing
instrument or device inside or outside the Premises which may be heard outside the Premises; (f) use any power
source [or the operation of any equipment or device other than dry cell batteries or electricity; (g) operate any
electrical device from which may cmanate waves that could interfere with or impair radio or television
broadcasting or receplion from or in the Building or elsewhere; () bring or permit te be in the Building any
bicycle, other vehicle, animal {except service animals in the company of a disabled persons) or bird; (i) make or
permit any objectionable noise or odor to emanate from. the Premises; (1) disturb, harass, solicit or canvass any
occupant of the Building; (k) do anything in or about the Premises which could he a nuisance or tend to injure
the reputation of the Building; or (1) allow any firearms in the Building or the Premises except as approved by
Landlord in writing,

Solicitation. Tenant shall nol canvass other tenants in the Building to solicit business or contributions and shall
not exhibit, sell or offer to sell, use, rent or exchange any products or services in or from the Premises unless
ordinarily embraced within the Tenanl's Permitted Use as specified in Section 4 of the Lease.

Energy Management. Tenant shall noi waste electricity, water, heat or air conditioning and agrees to
cooperate fully with Landlord to insure the most effective operation of the Building's heating and air
conditioning, and shall not allow the adjustment (except by Landlord’s authorized Building personnel) of any
controls. Landlord shall provide Tenant with the Building's ENERGY STAR score annually. To the extent
Terant obtains electricity independently of the Building, Tenant shall give Landlord access to Tenant's data on
energy use and space usape details necessary to gencratc ENERGY STAR score for inclusion in Landlord’s
annual report, ENERCGY STAR annual rating and similar purposes. 1 offered by Landlord, Tenants shall
purchase energy from on-site renewables as provided by the Landlord via a Power Purchase Apreement {PPA).
Landlord shall mstall, own and maintain the on-sile generation and sell power direcily to the Tenants at a
competitive rale.

Building Security. At all times other than normal business hours the exterior Building doors and suite entry
door(s) must be kept locked to assist in scourity. Problems in Building and suite security should be directed to
Landlord through Tenant Services.

Parking. Parking is in designated parking areas only, There shall be no vehicles in "no parking” zones or al
curbs. Handicapped spaces are for handicapped persons only and the Police Department will ticket unauthor-
1zed (unidentificd) cars in handicapped spaces. Landlord reserves the right 10 remove vehicles that do not
comply with the Lease or these Rules and Regulations and Tenant shall indemnify and hold harmless Landlord
from ils reasonable exercise of thesc rights with respect to the vehicles of Tenant and its employees, agents and
invitees.

Janitorial Service. The janttorial staff will remove all trash from tashcans. Any container or boxes left in
hallways or apparently discarded unless clearly and conspicuously labeled DO NOT REMOVE may be removed
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21.

22.

23.

24.

without liability to Tenant. Any large volume of trash resuiting from delivery of furniture, equipment, etc.,
should be removed by the delivery company, Tenant, or Landlord at T'enant’s expense. Janitorial service will be
provided afier hours five (5} days a week. All requests for trash remaval other than normal janiterial services
should be directed to Landlord through Tenant Services.

Construction, Tenant shall make no structural or interior allerations of the Premises. All structural and
nonstructural alterations and modifications to the Premises shall be coordinated threugh Landlord as qutlined in
the Lease. Completed construction drawings of the requesled changes are to he submitted to Landlord or its
designated agent for pricing and construction supervision.

No Smoeking. Smoking of any kind or type, including withoul limilation, cigarettes, cigars, pipes, other tobacco
products, or illegal substances is prohibited in the Building, including, but not fimited to, tenant spaces,
Common Arcas such as restrooms, elevators, stairwells, hallways, lobbies, public, health or fitness centers, mail
rooms, vending rooms, loading docks, mechanical and electrical rooms, roofs, andfor other arcas specifically
posied by Landlord. Landlord may from time to time designate certain “Smoking Arcas” outside the Building,
and smoking on the Property shall be limited lo such areas. Additionally, tenants of the Building and their
eraployees shall deposit all cigarette and cigar bults in the ash urns provided by Landlord at certain locations
outside the Building.

Plumbing Counections. [f Tenant desires to install any single piece of equipment or appliance in the Premises
which requires a connection of any kind to the Building’s plumbing systcm, then Tenant shall not connect the
same without obtaintng the prior writien approval of Landlerd, and then only under direction of Landlord and al
Tenant's expense. Furthermore, any such conneclion to the Building plumbing system made by Tenant within
the Premiscs shall only be done by wlilizing fitings, valves, andior connectors made out of copper tubing with
brass fittings or braided sieel tubing with metal fittings. No conncction may be made by using plastic materizl,
Any work associated with making any such connection must be performed by a licensed plumber.

Water Heaters. Tenant, at Tenanl’s expense, shall institute an appropriate water heater installation and
maintenance plan for any and all water heaters serving the Promises. Tenaut’s water heater installation and
maintenance plan shalf include the following:

s Tenant shall not install any water heaters in the Building without {ivst obraining Landlord’s prior
writen consent,

¢  Tenant shall, at Tenant’s expense, cause any water heater scrving the Premises to be installed in
accordance with all applicable laws, including, but not limiied to, applicable building code. All
such instatlation shall be permitied by the local jurisdiction having authority when required.

s Tenant shall, at Tenani’s expense, ensure that all water heater installations have the necessary
temperature and pressurs relief valve connection, a drip pan, and an appropriate drain line.

+  Tenant shall, at Tenant’s expense, conduct periodic visual inspections of watcr heaters serving the
I'remises and any associated pressure tanks {iwice annually, at a minimum} to cheek for any signs
of leakage, corrosion, rust, or line kinks.

+  Tenant shall, at Tenant's expense, replace/repair water heaters and/or pressure tanks serving the
Premises that reveal signs of leakage, corrosion, rust, or line kinks.

+  Tenant shall not use any water heater serving the Premuses thatl is more than 10 years old. Tenant
shall, at Tenant’s expenss, replace each and every water heater and associated pressure tank
serving the Premises once they reach 10 years of service.
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COMMENCEMENT AGREEMENT

This COMMENCEMENT AGRUEMENT (the “Agreement”), made and emicred into as of
1972022 , by and between HIGHWGODS REALTY LIMITED PARTNERSHIP, 2
North Carolina limited partnership (“Landlord”) and TAMPA BAY WORKFORCE ALLIANCE, INC.
D/B/A CAREERSOURCE TAMPA BAY, (“Tenant™)

WITNLESSETH:

WIEREAS, Tenant and [.andiord entered into that certain Office Lease dated April 27, 2022 (the
“l.ease”), for space designated as Suitc 875, comprising approximately 7.059 rentable square feet (the
“Premises™), in the Meridian One Building, {“the Building™), located at 4330 West Cypress Streel, 1'ampa,
Florida; and

WHERFEAS, the parties desire to confirm the Commencement Date, Rent Commencement Dale
and Expiration Dale, amend the Rent Schedule and further alter and modity said Lease in the manner sct
forth below.

NOW THEREFORE, in consideration of the mutual and reciprocal promiges contained hercin and
for other good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged,
Landlord and Tenant hereby agree to amend the Lease as follows:

1. Lease Term. The Commencement Date of the Term occurred on September 1, 2022, As a result, the
Rent Commencement Date shall be January 1, 2023 and the Expiration Daie shall December 31, 2029,
Section 1.b of the Lease, entitled “Term™, and all other references to the Commencement Date, Rent
Commencement Date and Expiration Date in the Lease, are hereby amended accordingly,

2. Buse Rent. The rent schedule provided in Scction 1. of the Lease is hereby confirmed as follows:

MONTHS _ RATEPSF | MONTHLYRENT |  CUMULATIVE RENT

9122123122 | §000 $0.00 | 50.00

1/1/23 — 8/31/23 $31.00 $1823575 | $145,886.00 ]

9/1/23-8/3124 | $31.93 _ $18,782.82 $225393.84

9/1/24 — 8/31/25 | $32.80 $19,347.54 $232,170.48
91258031126 | $33.87 $19,924.03 $239,08836

9/1/26 -83127 | $34.89 $20,524.04 $246,288.48 |
| o/127 831028 $35.94 $21,141.71 825370052

9/1/28 - 8/31/29 $37.02 S21,777.02 261,324.24

9/3/29 - 12/31/29 |  $3813 | $22,429.97 - $89,719.88

3. Additional Allowance. Landlord and Tenant hereby acknowledge and agree that the cost of the Tenant
Improvements exceeded the Allowance by $36,966.39 {the “Additional Amount™) and that Tenant is
responsible for the Additional Amount, Notwithstanding the forcgoing, Landlord hereby agrecs that
the Additional Amount shall be amortized over the initial Term at an annual interest rate ol ei ght percent
(8%). compounded monthly and that Tenant shall pay the Additional Amount, as amortized, in equal
monthly installments during the initial Term commencing on January 1, 2023. The monthly payment
shall be $576.17 and shall be due and payable at the same time and in the same manner as monthly
Basc Rent.
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4. Miscellaneous. Unless otherwisc defined herein, all capitalized terms used in this Agreement shall
have the same definitions ascribed to them in the .ease. This Agreement may be executed in any
number of separate covnterparts by the parties hereto, cach of which, when so exceuted and delivered,
shall be deemed to be an original, and all of which counterparts, taken together, shall constitute one and
the same mstrument. Any signature page from any such counterpart may be attached to any other
counterpart to complete a fully executed counterpart of this Agreement. Documents exectited, scauned
and transmitted electronically and electronic signatures shall be deemed original signatures for purposes of
this Agreement and all matters related thereto, with such scanned and elcctronic signatures having the same
legal effect as original signatures.

4. Lease Lffectiveness. Except as modified and amended by this Agreement, the Lease shall remain in
full force and effect.

IN WITNESS WHEREOF, Tenant and Landlord have caused this instrament to be executed as of the
date first above writlen, by their respective oflicers or parties thereunto duly authorized.

Tenait:

TAMPA BAY WORKFORCE ALLIANCE, INC,,
a Florida corporatigh [YB/A CAREERSOURCE TAMPA BAY

v, \.::-:.‘"‘x._\
By 7 my,
7 Fi J )

Llr E';{: -
Printed Nmz%’e:---’john Flanagan

Title: President & CLEO

Date:  November 9. 2022

Landiord:

HIGHWOODS REALTY LIMITED PARTNERSHIP
a North Carolina limited partnership

By: Highwoods Properties, Inc.,
a Marvland corporation, its General Partner

DocuSigned by:
Daniel E. Waodwaad
By e

Daniel E, Woodward
Senior Vice President and Market Leader



