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LEASE AGREEMENT ¢

s ’;) .'~

THIS LEASE AGREEMENT (hereinafter called the "Lease") is made and entered into this ‘ 22 day of / IQ’ [
2018 by and between Sppott Investments LLC, a South Carolina Limited Liability Company (hereinafter called
"Landlord"), and Narrative Company, a South Carolina Limited Liability Company (hereinafter called "Tenant").
1. Definitions. Each of the terms capitalized and defined in this Section shall refer to and shall have

the respective meaning set forth in this Section. E ’

1.1 Base Year: The calendar year in which the Term commences which for the purposes of
this Agreement shall be deemed to be 2018, ‘

1.2 Building: The two (2) story building having approximately 36,524 rentable square feet of
space constructed or to be constructed by Landlord on the Land, together with any additions, replacements or
alterations to same, as more completely described in Exhibit A. Landlord shall have the right to change the Project’s

1.3 Commencement Date. Rent commencement shall begin when the Tenant Improvements
outlined in Exhibit D herein are completed and upon tender of possession. Landlord will make best efforts to
substantially complete tenant improvements as described in Exhibit D by January 31, 2019. If Landlord is unable to
provide occupancy before January 31, 2019 then rent shall be abated on a day-by-day basis until Tenant takes
occupancy. In the event the premises are not vacated by prior Tenant by January 1, 2019, Tenant shall have the right
to withdraw from this lease without further responsibility. TIME IS OF THE ESSENCE.

1.4 Common Area or Common Areas: The Land and easement areas which benefit the
Land, which are now or hereafter made available for the nonexclusive use, convenience and benefit of Landlord,
Tenant, other Building, tenants, their employees, agents, customers, invitees or licensees, including without
limitation, lobbies, walkways, driveways, corridors, loading zones, Parking Facilities, storage areas, stairwells,
elevators, service areas, signs, decorative improvements, such as sculptures and fountains, courts, paving, lighting
and landscaped and planted areas. The meaning of "Common Area" or "Common Areas" may be expanded,
contracted or otherwise altered in accordance with the provisions of Section 12.12. No modifications or alterations
of common area, specifically to include parking, shall be made in such a way as to reduce the common area
amenities utilized by Tenant included but not limited to parking. Parking spaces to be made available to Tenant,
Tenant’s employee’s, Tenant’s customers shall never be less than 32 spaces.

1.6 Exhibits: The following exhibits are attached to this Lease, and by this reference

incorporated into this Lease and made a part hereof and are to be construed as a part of this Lease: :

Exhibit A Land

Exhibit B Floor Plans for Premises

Exhibit C Rules and Regulations

Exhibit D Work Letter

Exhibit E Tenant Estoppel

Exhibit F Special Stipulations

Exhibit G Subordination, Non disturbance and Attornment Agreement

Exhibit H Confirmation of Commencement Date
1.7 Expense Increase Year: Each calendar year, commencing with the "
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calendar vear followin
Term,

¢ the Commencement Date. falling. in

1.8

4 Expiration Date: The date, v
full month following ¢

he Rent Commencement Date.
1.9 Initial Instaliment:
deposit.
LI0  Land: Tha certain tract or parcel of laq;':d
Exhibit A. '
LIl Landlord's Address for Notice:
Sppott Investments, LLC
3014 lon Avenue
Sullivan's Island. SC 29482

Landlord's Address fo
Samecas 1,11

r Payment:

Section deleted.

Michael J. Ferrer CCIM MCR
Commercial Real Estate Advisors, LL.C

Lease Year: Each ang
is Lease, provided that th

every twelve (]
e first Lease Ye

case Year shall co
Date and end on the last day of the twelfth (12th) full calendar mo
116 Section deleted.
L17  Full Service Rent: See Special Stipulations

1.18 Operating Expense Base: Operating Ex
ich Landlord and Tenant do hereby sti
his Lease Agreement. operating Ba
penses, subject to Paragraph 4.3, subpa

Base Year, wh
purposes of
Operating Ex ragraph (e) hej

L19 Operating Expenses: As defined in Sectio
1.20 Parking Facilities:

by Landlord on the Land.

1.21
1.000 rentable square

Parking Spaces Av
feet of leased space.

ailable to Tenant: Up

322
for business and relate

Permitted Use: The Premises are to be us:

d functions.

123 Premises: §.582 rentable s
(1) floor of the Building, substantially as show
attached hereto as Exhibit B. together with non

accordance with the terms hereof,

se Year expe

I'he parking facilities co

quarc feet of offig

n by diagonal lines
exclusive right 1o ug

‘Wwhole or in part. within the Lease
vhich is the last day of the Thirty-sixth (36*)

The amount cqual 1o one month rent plus security

described with particularity on

Broker In Charge Ferrer
www.FerrerCREA.com

2) full calendar month period

shall also include any partial
Commencement Date does not
ence on the Commencement
nth thereafier,

Paragraph 1.

ses for the Building for the
nclusively agree that for the
SCS are equal to the actual
reof.

n4.4,

Astructed or to be constructed

0 four (4) parking spaces per

ed for general office purposcs

€ space located on the first
drawn on the floor plan(s)
¢ of the Common Areas in

1.24  Rent:
Expenses above the stipulated Operating Expense Base.

1.25
operation and/or use o
4s same may be modified or replaced from time
discretion.

Rules and Regulations:
f the Premises and/or the b

The Full Service Rent and Tenant's Sh

The agrecements
alance of the Com
10 time by Landlo

aT'c of increases in Operating
|
!
f Tenant conceming the
€X contained in Exhibit C.

rd' in its sole. but reasonable.




1.26  Security Deposit: Tenant shall pay a S‘kcuril,v deposit of $28.607.

1.27  Stipulated Square Footage of the Pr*mises and Building: The parties
stipulate and agree that (i) the Premises are 8,582 rentable square feet as shown on the floor plan
attached hereto as Exhibit B, (i1) the Building consists of 36,524 rentable square feet, and (iii)
these square footage measurements are final and binding r'or(ill adjustments. prorations, charges
Or purposes of this Lease, ;

The rentable Squarc footage of the Premises has been determined in accordance with the
Building Owners angd Management Association Standard Method of Measurement for suburban
office buildings in Atlama. Georgia, ANSI-Z 65. 1-1996 ("The BOMA Standard”). Within thirty
(30) days afier the Commencement Date, Tenant may. at its sole cost and expense. measure the
rentable square footage of the Premises 1o determine if it is|in accordance with The BOMA
Standard. If Tenant disputes Landlord's measurement as set forth in Section 2.a.. it shall notify

notice. then cither party shall have the right to submit the is
which shall be mutually determined ar such time. If it is de|
square footage measured by The BOMA Standard varies f;
determined by Landlord, then the Annual Base Rent (and any

m the rentable square footage
other provisions of this | case

ctively adjusted to reflect the
applicable square footage figures as determined by arbitrat on. Landlord and Tenant, as
applicable shall Pay any retroactive adjustment within twenty (20) days after the arbitration

1.28  Tenant's Address for Notice After Commencement Date:

Tenant to provide address:

/ Cwraoan
l_fﬁi‘_%ve, He lo2-(22
_Aﬁ_tg_ff.é&_s 1 2% by

1.29  Tenant's Broker:
Matt DeAntonio. Carroll Realty
103 Palm Bivd Suite 1-A Isle of Palms SC 2945

L.30  Tenant's Share: The ratio, which the St pulated Square Footage of the
Premises bears to the Stipulated Square Footage of the Buildi 2. which for purposes of this
Leasc is Twenty three point nineteen percent (23.19%). Landlord shall provide Tenant with
plans, drawings, and calculations utilized to establish Tenant's 3q. footage of the building.

L3I Term: 36 ¢ Thirty six) months beginning onl the Commencement Date and
ending at 11:59 Pm on the last last day of the T hirty-sixth (36%) full month following the Rent
Commencement Date,

1.32 Work Letter: The description of the work to be performed by Landlord 1o
complete the Premises set forth on Exhibit D.

2 Premises. Landlord docs hereby rent and lease to Ttgnant and Tenant does hereby
use of the Common Areas.

rent and lease from Landlord the Premises, a nonexclusive right
and any rights of parking provided in Sections 1.2 and12.7,

presently anticipate that possession of the Premises wil] be tendered 10 Tenant with Landlord's
Work complete on or before January 31. 2018 (the "Estimated D ivery Date"). If Landlord is
unable to tender possession of the Premises in such condition 1o Tenant by the Estimated Delivery

possession of the Premises when Landlord tenders possession thereof to Tenant with Landlord's
Work (as defined in Exhibit D) substantially complete. Within ten (10) days after request by
Landlord. Tenant shal execute and deliver to Landlord a letter subs tially in the form of Exhibit




|

H hereto confirming (1) the Commencement Dage and the expiration of the initial Term, (2) that
Tenant has aceepted the Premises and (3) that Landlord has rformed all of its obligations with
respect to the Premises (except for punch-list items specified in such letter): however. the failure
of the parties 1o execute such letter shall not defer the mmencement Date or otherwise
invalidate this case, Occupancy of the Premises by Tenant prior 10 the Commencement Date
shall be subject 10 al] of the provisions of this Lease cxccptinL only those requiring the payment
of Rent. '

|
4.1 Rent. Rent shall commence with possession. Rent shall be defined as Base
Rent and Operating Expense Increases, Rent for cach [eas Year shall be due and payable,
without further notice. in cqual monthly installments on or before the first day of each calendar

Initial Installment shall be applied as a credit against the next m nthly Rent installment. Al other
amounts or sums due from Tenant to Landiord under this Leg whether as charges. surcharges.
or increases or adjustments from base amounts shall constitute “Additional Rent™ hereunder.

|

42 Section deleted. i
4.3 Operating Expense Increase. i

(a) Tenant shall pay monthly. as Additional R nt. one-twelfth of the Operating
Expense Increase for each Expense Increase Year. The Operating Expense Increase shall be
computed by subtracting the Operating Expense Base from the Operating Expenses for the
Expense Increase Year in question, and multiplying the result by Tenant's Share. Each year.,
Landlord shal] provide Tenant with an estimate of increased O rating Expenses expected to be
incurred for the following vear, i

|
(b) Upon Tenant request and within one hy dred and twenty (120) days
following the close of each Expense Increase Year. Landlord shal] furnish Tenant with 2 written
statement showing in reasonable detail the Operating Expenses fo the last Expense Increase Year
and the amount. if any. of Operating Expensc Increase remaining due from Tenant for such
Expense Increase Year:

the cstimated Operating Expenses, Tenant shal pay the Operati 2 Expense Increase payment
within thirty (30) days of demand. | f Operating Expenses for the |

less than the estimated Operating Expenses, the excess shall
payment. or if the Lease has expired or terminated. the amount
Tenant is not in default. Under no circumstances shall Tenant be ¢
actual Operating Expenses are below the Operating Expense Base.

t Expense Increase Year were

credited on the next Rent
all be refunded 1o Tenant if
itled to any refund or credit if

(d)  Operating Expense Increase shall be prorated on a daily basis for any

(c) If actual Operating Expenses for the last Efwnse Increase Year exceeded
Expense Increasc Year not wholly falling within the Term.

percent (95%) of the total rentable square footage of the Building during the Base Year or any
Expense Increase Year. the actual Operating Expenses for the B

Year shall be adjusted to equal Landlord's reasonable cstimate of
five (95%) of the total rentable square footage of the Building had

Year or Expensc Increase
perating Expenses if ninety-

(e) If the average occupancy level of the Buijld 2 was less than ninety-five
n occupied.

shall include costs of
plex as a firstclass office
hall provide Tenant with
enant share of operating
t's responsibility will not
of illustration, Operating
M taxes and assessments.

44 Operating Expenses. Operating Expen
operating. servicing, managing, maintaining and repairing the Co
building in the Mount Pleasant. South Carolina area, Landlord
summary of applicable operating expenses for 2016 and 2017.
expenses shall not exceed 23.19% of Operating €xpenses and ten
increase more than 3% per year, for each vear of the lease. By w
Expenses may include: (a) all real and personal property ad valo
whether general or special. applicable 1o the Complex. furniture. fixt
systems and appurtenances of Landlord used in connection therewith
all insurance premiums. and deductibies which are actually paid by

8

ot

By
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|

|
Complex and any casement areas benefiting the Complex: (c) all utility costs and expenses.,
excluding those utility charges payable by Tenant or other tenants of the Building: (d) janitorial
and maintenance expenses: (¢) management fees equal to 4% ?' 2ross rents (excluding Operating
Expenses actually paid to Landlord) paid with respect to the Cpmplcx: (f) the market rental value
of a management office actually located in the Building or in lanother building which serves the
Building: provided tha if such management office serves buyj ings other than the Building. the
market remal value of such Management office shall be cquitably apportioned 1o the Building;
() the amortized costs, including interest. of any capital improvement made to the Building
which is required under any governmental law or regulation that was not applicable to the
Building at the time of its construction. or of the acquisition land installation of any device or
cquipment designed to improve the operating efficiency of any system within the Building: (h)
all wages. costs or expenses that Landlord Pays 1o or on behalf of employees (not above the level
of building manager) to the extent engaged in the operation, m, intenance, repair and security of
the Complex. (i) legal and accounting costs and expenses: (j) landscaping and grounds
maintenance costs and €Xpenscs and sceurity service costs andJ:xpcnscs not otherwise included
i i ting. painting and carpeting the

4.5 General Provisions Regarding Rent.

(a) Provisions concerning the payment of Rent shall survive the ¢Xpiration or
termination of the Term.

(b) Tenant's payment of Operating Expensel Increase shall not be deemed
payments of rental as that term js construed in relation to govern; ental wage and price controi or
analogous governmental actions now or hercafier affecting the amount of rental which Landlord
may charge Tenant. Nozwirhstanding the foregoing. in the even that such governmental actions
or controls prevent the application of al] or any part of the provisions of this Section 4 regarding
the pavment of Operating Expense Increase, Tenant hereby agrees to pay as monthly rent
hereunder the monthly Base Rent. including the Operating Expense Base. plus onetwelfih (1/12)

: ing E i ¢ Increase Year preceding the
1o exceed the maximum rent

(c) Tenant shall timely pay all taxes and
property. furniture and fixtures placed by Tenant in the Premises
liable for any taxes. including rental, sales and use taxes. assessed
governmental authority. Further. and in addition to the Base
Increase, Tenant shall reimburse Landlord, within the thirty (30)
any and all taxes payable by Landlord (other than net incom
customary or within the contemplation of the parties hereto arising from use or occupancy by
Tenant of the Premises or any portion thereof.  In the event that itshall not be lawfu] for Tenant
S0 to reimburse Landlord, the monthly Basc Rent payable to Landlord under this Lease shall, 1o
the maximum extent permitted by law, be revised t net Landlord the same Base Rent after the
imposition of' any such tax upon Landlord as would have been payable to Landlord prior to the
imposition of any such tax. "Real Estate Tayes" shall not include v of the following: penalties

SSCSSMents  against personal
d Tenant shall also be solely
irectly against Tenant by any
ent and Operating Expensc
ys after written demand. for
taxes). whether or not now

(d) Operating Expense Increase and cach and every other charge. fee, cost or
expense which Tenant is obligated or liable to pay to, refund 10 or reimburse Landlord shall. for
the purposes of the default provisions of this Lease. be deemed Add tional Rent due from Tenant.
and Tenant's failure to so pay. refund or reimburse, when due shall entitle Landlord 10 all the
remedies provided for herein and at law or in ¢quity on account of failure to pay Rent.

or payment without prejudice to Landlord's right to recov er the balg

any other remedy provided in this Lease or under applicable law,

installment or partial payment shall be deemed or considered to be a Fiquidation or satisfaction of
Q |

N e
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damages suffered by Landlord as a consequence of Tenant's bf'cach Or nonpayment.

(f) Delay by Landlord in providing Tenant with any statements regarding
Operating Expense Increase. Additional Rent. or reimbursclpcm for taxes in accordance with
Section 4.5(c) shall not relieve Tenant from the obligation to Pay any such sums upon the
rendering of such statements. :

(2) Exceptionally High Inflation. If the Consumer Price Index (CPI) as
mcasured by the U.S. Department of Iabor exceeds 10% for any calendar year the Landlord may
clect to require payments in other than U.S, dollars and id a currency mutually agreed on
between Tenant and Landlord. A 30 day written notice must be provided by Landlord to Tenant
detailing the new currency o be used. The effective date for the exchange rate calculation wil]
be the due date of the next payment and will he pegged to the Hptc for that currency as published
by the Wall Street Journal, 5

4.6 Initial Installment, Simultancously with the execution of this Lease,
Tenant shall pay to Landlord the Initjal Installment, 10 applied to the first monthly
installment(s) of Base Rent as they become due. If Tenant fajls tp take possession of the Premises.
such sum shall be retained by Landlord for application in redpction. but not in satisfaction, of
damages for Tenant's default. '

4.7 Security Deposit. Comcmporancously With the execution of this Lease,
Tenant shall pay to Landlord the Security Deposit. which shal be held by Landlord 0 secure
Tenant's performance of its obligations under this Lease. The § urity Deposit is not an advance
payment of Rent or a measure or limit of Landlord's damages upon an Event of Default (as
defined herein). | -andlord may. from time to time following an Event of Default and without
prejudice to any other remedy. use all or 4 part of the Security posit 1o perform any obligation
Tenant fails to perform hereunder. Following any such application of the Security Deposit. Tenant
shall pay to Landlord on demand the amount so applied in order to restore the Security Deposit to
its original amount, Subject to the requirements of. and conditions imposed by. Laws applicable
10 security deposits under commercial leases, Landlord shalll within the time required by
applicable Law, return to Tenant the portion of the Security Deposit remaining after deducting al
damages. charges and other amounts permitted by Law. Landlord and Tenant agree that such
deductions shal include, without limitation. all damages and losses that Landlord has suffered or
that Landlord reasonably estimates that it wil] suffer as a result of any breach of this Lease by
Tenant. The Security Deposit may be commingled with other funds. and no interest shall be paid
thereon. If Landlord transfers its interest in the Premises. Landlord may assign the Security
Deposit to the transferee and. upon such transfer and th delivery to Tenant of an
acknowledgement of the transferee's responsibility for the Security Deposit as provided by Law.
Landlord thereafter shall have no further | iability for the return of the Security Deposit.

4.8  Late Charges. If any monthly installment of Rent or Additional Rent is not
received by Landlord on or before the date duc. or if any payment due Landlord by Tenant which
does not have a scheduled due date is not received by Landlord on r before the fifth (5th) business

i invoi A %m. a late charge in an amount
equal to the greater of $100. or five percent (5%) percent of such Past due amount shall be
immediately due and payable as Additional Rent and interest shall accrue from the date past due
until paid in an amount cqual to the lesser of eighteen percent (18%) per annum or the highest rate
permitted by applicable law (the "Interest Rate"),

L Construction Alteration. Maintena ce and Repair.

|
5.1 Building Allowance and Tenant Finishes, ﬂhe initial improvements to the
Premises, if any. shall be governed by the Work Letter attached hereto as Exhibit D. which shall
control in the event of a conflict with any of the other provisions off‘is Lease.

|

5.2 Repairs By Landlord, Landlord shall maint in in firstclass condition the
exterior walls, roof. Common Areas. foundation, structural portions and the central portions of the
Building’s mechanical. electrical. plumbing and central distribution HVAC systems. (the "Central
Building Systems"). provided such repairs are not occasioned by | Tenant. Tenant's invitees or
anyone in the employ or control of Tenant. Landlord shall not be 1, uired. after possession of the
Premises has been delivered to Tenant, 10 make any repairs or improvements to the Premises,
EXCept as set forth in this Lease unless such repairs are ncccssixat{b_\- the gross negligence or
intentional misconduct of Landlord., its agents. representatives or employees.
10
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5.3 Repairs By Tenant. Tenant shall. at its own cost and expense. maintain
the Premises and any mechanical, electrical. plumbing and HVAC systems installed for Tenant's
use or on its behalf. in firstclass condition. including making all necessary repairs and
replacements for which Landlord has not been reimbursed by applicable insurance coverage.,
Tenant shall also repair or restore any damagc or injury 1o a’l Or any part of the Building, the
Complex or the Common Areas caused by Tenant or 'l'cn*nl's agents. employecs. invitees,
visitors or contractors, including but not limited 1o any repairs or replacements necessitated by (i)
the construction or installation of improvements to the Premises by or on behalf of Tenant, other

moving of any property into or out of the Premises. Tenant's fresponsibility for all mechanical.
clectrical. plumbing and HVAC systems shall be for maintenance purposes only, and only such
maintenance as will be provided by standard maintenance contract to be acquired by Tenant at
Tenant’s expense. Tenant shall not be responsible for any s_vst::; failure. except when as a result
of Tenant's access to HVAC controls. nor shall Tenant be rcsp?nsiblc for any exterior repairs 1o
the structure or uij] ity delivery svstems, |

54 Alterations and Improvements, I'enant shall not make alterations or
improvements (o the Premises without first obtaining in writing, Landlord's consent. which consent
shall not be unreasonably withheld or delayed. Without Land] d’s consent. Tenant may perform
decorative changes such as painting, or relocation or removal (’?f modular furniture which can be
removed without damage. require no wall or roof penetration] are not visible from outside the
Building, comply with all applicable governmental regulations! and insurance requirements, and
such other reasonable terms and conditions as Landlord may require. Upon Landlord's request,
Tenant will fumish Landlord plans and specifications fo any proposed alterations, or
improvements and shal] reimburse Landlord for its actual reasgnable COSt to review such plans.
All costs of any such alterations. additions or improvements shall be borne by Tenant. Alterations,
improvements shall. at the option and discretion of the Landlord,|become the property of Landlord
at the end of the Leasc, However. Landiord may require Tenant to remove any alterations. or
i on the Commencement Date.
s for damages or arising from

performance of any such alterations, or improvements,

5.5 Performance of Maintenance,
Improvements. Tenant shall keep the Premises in 2ood condit

epairs,  Alterations and
and repair. normal wear and

improvements performed by Tenant shall (a) be made in a good,
(b) be performed in such a manner as 1o maintain harmonious labor relations, (c) not adversely
the systems thereof ‘and not
ical. plumbing, and structural
systems serving all of the Building and/or common areas i cluding tenant spaces on a
nonexclusive basis) (d) comply with all codes and governmental requirements, (e) not result in
any usage in water, clectricity. gas or other utilities or of heating, entilating or air conditioning
(either during or after such work) in excess of the capacities Landlord is generally obligated to
provide 1o the Premises. unless prior written arrangements satisfactory to Landlord are madc
with respect thereto and () be made in 2 manner that does not disturb other tenants (i.c.. any loud
work must be performed during nonbusiness hours). In the event any maintenance. repairs.,
alterations. additions or improvements are to be performed by contractors or workmen other than
Landlord's contractors or workmen. any such contractors or workmen must first be approved. in
writing. by Landlord and Tenant shall be required 10 maintaj liability and buiider's use
insurance with such coverage limits and from such carriers as ar acceptable and approved by
Landlord in its reasonable discretion, including the provision of ins rance certificates evidencing
coverage as required hercunder, Landlord. at Tenant's expense. shall have the right to perform or
cause 0 be performed by Landlord's contractors or workmen all maintenance, repairs,
alterations. additions or improvements Tenant is required or authorized to perform under this
Lease. and the costs and expenses related thereto together with a five pereent (5%) management
fce shall be charged to Tenant as Additional Rent and shal] become due and payable by Tenant
within thirty (30) days of written invoice which notice shall include reasonably detailed invoice
detailing line item expenditures.. Landlord agrees to assign to Tenant any rights it may have
against the contractor of the Premises with respect to any work performed by said contractor in
connection with any such work performed by, Landlord or at the request of Landlord on behalf of
Fenani. Landlord shall incur no expenses chargeable to the Tdnant under the terms and
conditions of this section without prior notice of at least Ten (10)| days to Tenant of claimed
repairs / maintenance which in the opinion of the Landlord is ncedcd.i
1




6. Surrender of Premises, lenant shall a Tc:i'nination or expiration of the Lease

surrender the Premises and the keys thereto to Landiord in broom clean condition, casualty damage
and normal wear and lear accepted.  Any property not pro}lnptl_\ removed by Tenant shall be
deemed abandoned by Tenant. and title shall pass to Landlord. |

7 Services.

7.1 Building Services. Tenant and Tepmant's employces, visitors, and

¢
customers shall have the use of the e sed space 24 hours a day. 365 days a year.

(a) Elevator service for passengers on a twentyfour hour basis and delivery needs
during normal business hours or as otherwise arranged and appr@\-'cd by Landlord:
|

(b) Building standard heating and air condi ioning in accordance with the
following specifications: maintain the temperature in the Premises at not less than 72 degrees
Fahrenheit at +15 degrees Fahrenheit outside for heating based pon a "drvbulb” measurement in
the winter. and not more than 76 degrees Fahrenheit based upon a "drybulb” measurement ag 95
degrees Fahrenheit outside in the summer for an occupancy of one (1) person per 150 square feet:

(1) Tenant shall provide two (2) individuals to be trained on operating the
controls for the HVAC for the Building. These two individuals are the only persons allowed to
aceess the HVAC system controls. I'enant is permitted to adjust temperature settings 1o the same
settings as 7.1(b) during non-business hours. Tenant acknowledges that HVAC controls, if
improperly operated. may adversely affect other lenants in the Building. If Tenant improperly
inputs HVAC controls. Landlord may revoke permissions to use lﬂVAC system.

(¢) Hot and cold running water for all rest rooms and lavatories on a twentyfour
hour basis:

(d) Soap. paper towels. and toilet tissue for public rest rooms:

(¢) Janitorial service, which includes sanitizing. dusting, cleaning, mopping.
vacuuming and removal of trash not requiring special handling, M}nday through Friday:

(f) Custodial. electrical and mechanical maintcnan* services are provided Monday
through Friday: -

(h) Replacement of Building standard lamps and ballasts as needed.

7.2 Section Deleted.

73 Interruption of Services. Landlord shall not be liable for any damages
resulting from interruption in services described above. and Tenan shall not be relieved of any
of its duties or obligations hereunder including but not limited 19 the payment of Rent. as a
consequence of a failure to provide or an interruption of service, Such failure or delay shall not
constitute actual or constructive eviction of Tenant or opcrate to relieve Tenant from the prompt
and punctual performance of each and all of the covenants to be performed herein by Tenant.
Landlord shall also not be liable to Tenant for damage to person or operty caused by defects in.
or repairs to the cooling. heating, electric. water. elevator or othe apparatus or systems or by
water discharge from sprinkler svstems. if any. in the Building. L
performance hercunder as provided pursuant 1o Section 12.20 her
to the contrary contained in this Lease. if Tenant cannot reason
Premises for Tenant's intended business operations by reason of any i

portion of the Premises that Tenant is unable 1o usc for Tenant's i tended business operations
until such service is restored to the Premises. Tenant shall not. however, be entitled to any
abatement of Monthly Base Rent if the interruption or abatement in Ptility service or the failure
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by Landlord 10 furnish such utilities is the result of force majeure or iy the result of an
interruption or abatement in service of a public utility for any reason other than Landlord's
failure to pay for such service. At the time of the loss of utility service, Tenant must give prompt
written notice 10 Landlord of the Joss of utility service and Tenant shalj only be entitled 1o
abatement of rent in proportion to the area of the Premisc rendered unusable for Tenant's
intended business operations.  Landlord May prevent of stop abatement by providing
substantially the same or similar utility service in similar qua’it_v and quantity by temporary or
alternative means unti] the cause of the loss of utility service is 'Forrectcd.

74 Electrical Service. Without Landlord's prior written consent. Tenant shall
not use any equipment. which uses clectric current in excess of 110 volts, which will increase the
amount of electricity ordinarily furnished for use of the Premises as general office space or which
require clean circuits or other special distribution circuits. If tenant requires additional 110 voly
electrical power beyond that supplied by Landlord as provided mbove, electric current in excess of
110 volts. or other special power requirements or circuits, ther Tenant may request Landlord 1o
provide such supplemental power 1o the Premises, which rcqucsyLandlord may grant, condition. or
withhold in its reasonable discretion. [If Landlord furnishes such power or circuits, Tenant shall
pay Landlord. on demang. all cost of the design. installation, rand maintenance of the facilities
required 10 provide such additional or special eleetric power or circuits and cost of al| clectric
eurrents so provided at a rate ot to exceed that which would charged by the Power company
providing electric service to the Building. or s successor. il Tenant were a direct customer
thereof, |

8. Use and Occupancy of the Premises.

8.1 Permitted Use. Tenant shall use and ogcupy the Premiscs only for the
Permitted Use. The Premises shall not be used for any illcgal purpose, nor in violation of any
valid laws, ordinances, rules or regulations of'any governmental Y. nor in any manner to create
any nuisance or lrespass. nor in any manner to vitiate the insurance or increase the rate of
insurance on the Premises or the Building. nor in any manner incqzsistem with the firstclass nature
of the Building. ;
|
82  Signs. Tenant shall obtain the written proval of Landlord, not 1o be
unreasonably withheld. for any sign, advertising matter. or other material visible from the exterior
of the Premises. Exterior and elevator lobby signs shall conform|to Landlord’s unitorm building
sign specifications. and Landlord shall provide and install same at enant’s cost and expense,

|
8.3  Hazardous Materials. .

(a) Tenant hereby covenants that. from and after the date hereof and thereafier
during the Term except for ordinary cleaning and office supplies in quantities used in normal
office environments and used and stored on the Premises by Tenant in the ordinary course of its
business in fu] compliance with all governmental rules and regulations (i.e.. cleaning solvents,
toner, ink etc.). Tenant shall not cause or permit anv “Hazardous Substances” (as hereinafter
defined) to be placed. held. located or disposed of in or about the Premiscs or the Complex or any
part of either and that neither the Premises nor the Complex. nor Y part of either. shall ever be
used by Tenant or persons claiming under Tenant as a storagT site (whether permanent or
emporary) for any Hazardous Substances.  For purposes of this Section §.3. "Hazardous
Substances" shall mean and include those clements or compounds which are contained in the Jist
of hazardous substances adopted by the United States Environmen Protection Agency (EPA) or
the list of toxic pollutants designated by Congress or the EPA or which are defined as hazardous.
toxie, pollutant. infectious or radioactive by any other federal. state local statute, law. ordinance,
code. rule. regulation, order or decree regulating, relating to or posing liability (including,
without limitation. strict liability) or standards of conduct conce ing. any hazardous. toxic or
dangerous waste, substance or material. S NOW or at any time hereafier in effect (collectively

(b) Tenant hereby agrees to comply with al] Envi nmental Laws with regard to
its use and Occupancy of the Premises and to indemnify Landlord and hold Landlord harmless
from and against any and all losses, liabilities, including strict liability, damages. injuries,
expenses. including reasonable attorneys' foes, costs of any scttlemclt or judgment and claims of
any and every kind whatsoever paid. incurred or suffered by. or asserted against. Landlord by any
person. entity or governmental agency for. with respect to. or as direct or indirect result of Tenant's
failure 1o comply with the provisions of Subsection 8.3(a) ofj this Lease and applicable
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Environmental Laws in connection with its use and occupancy of the Premises or the presence in,
or the escape. leakage, spillage, discharge. cemission, or felease from. the Premiscs of any
Hazardous Substance (including. without limitation. any losses, liabilities. including strict liability.
damages. injuries, expenscs. inciuding reasonable attorneys’ fees. costs of any scttlement or
judgment or claims asserted or arising under the Comprehensive Environmental Response.,
Compensation and Liability Act. any socalled federal, Stare or local "Superfund” or "Superlien"
laws or any other Environmental Laws): provided. however, that the foregoing indemnity s
limited to matters arising solely from Tenant's violation of the covenant contained in Subsection
8.3(a) above. and shall not cover any such liability to the qu':nt caused by the acts of Landlord.
Landlord's employees or agents, or other tenants of the Building.

written notice to Tenant in order to confirm or deny such occurrences, including without
limitation. the preparation of environmengal studies. audits, sunveys or reports. In the cvent that
Tenant fails 10 take such action, Landlord may take such action and shall have such acceess to the
Premises as Landlord deems necessary and the Costs and expenscs of all such actions taken by
Landiord, including. without limitation, Landlord's attorneys' fees, shall be dye and payable by
Tenant within thirty (30) days of receipt of written invoice m Landlord as Additional Rent
hereunder. If any lender or governmenta) agency shall ever require testing to ascertain whether or
not there has been any release of Hazardous Substances within the Premises, Building. and/or
Complex as a result of Tenant failing to comply with the covenants contained in this Subsection
8.3, then the reasonable costs thereof shall be reimbursed by Tenant to Landlord upon demand as
Additional Rent if any Hazardous Substances arc determined by andlord to exist or be present. In
addition. Tenant shall exccute affidavirs, representations and| the Jike from time to ‘time at
Landlord's equest concerning Tenant's best knowledge and bélicf concerning the presence of
Hazardous Substances in. on or about the Premises.  Further, dlord reserves the right at any
time and from time (o time 10 enter the Premises following reaspnable advance notice thereof to

¢ Premises at reasonable hours
cnant's business operations and
€rgency exists. at any time and
or authorized to make to the
the other premises within the
Premises to see that Tenant is
les and regulations hereof: (¢)
S any articles or signs kept or
any other right or perform any
irs, decorations, additions and

other obligation that Landlord has under this Lease. All such re;
i ng such repairs. decorations,

improvements shall be done during ordinary business hours so

9. Tenant'g !nsurance,- Waivers and Indemnities.

9.1 Insurance Coverage. Tenant will maintain following types of insurance, in
the amounts specified and in the form hereinafier provided for:

(a) Commercial General Liability insurance covering the Premises. written on
an occurrence basis, 1o be in combined single fimits amounts not lcsf than $3.000.000 and 1o have
general ageregate limits of not less than $3.000.000. ;

r
(b) Full  replacement value  insurance covering  Tenant's leaschold
improvements, any equipment maintained by Tenant under this Lease. trade fixtures. angd personal
property. with "alirisks" fire and casualty insurance coverage, tog#thcr with insurance against
sprinkler damage, vandalism and malicious mischief, |
14




(c) Workers' Compensation insurance at|statutory coverage and containing
statutory  limits with the Employer's Liability portion thereof to have minimum  limits of
$500.000.00.

(d) Business interruption insurance o cover all fixed expenses. such as Base
Rent, Operating Expense Increases. and Additional Rent. '

(e) Other insurance or endorsements reasonably required by Landlord. or any
mortgagees or lessors of Landlord,

9.2 Insurance Policy Requirements. AJ] policies of the insurance provided for
in this Section 9 shall be issued in form reasonably acceptable to Landlord by insurance companies
with a rating and financial size of not less than current Best's AVIIL, and licensed to do business in
the state in which Landlord's Building is located. Each and every such policy:

(a) shall name Landlord as an additional injurcd (as well as any mortgagee of
lLandlord) and the coverage in Section 9.1 (b). (d) and (¢) shall Iso name Landlord as Joss payce;

(b) shall (or a certificate. if acceptable o L.’;;ndlord). be delivered to Landlord
and its mongage. if any. on delivery of possession of the Prcmjscs to Tenant and replaced within
thirty (30) days of expiration of cach policy: ‘

|

(¢) shall contain a provision that the insurer ill give to Landlord. any ground
lessor. and Holder (as hereinatier defined) at least thirty (30) days prior written notice of any
material change. cancellation. termination or lapse. or the effective date of any reduction in the
amounts of insurance: and ;‘
|

(d)  shall be written as a primary policy whiclﬁ does not contribute 10,and is not
in excess of coverage which Landlord may carry. 5

9.3  Blanket Insurance Policies, Any insurar*cc provided for in this Section 9
may be maintained by means of a policy or policies of blanket insprancc. covering additional items
or locations or insureds, provided. however, that: g

(a) Landlord and any other parties in interest from time to time designated by
Landlord to Tenant shall be named as an additional insured t reunder as their interests may
appear:

(b)  the coverage afforded Landlord and any such other partics in interest will
not be reduced or diminished by reason of the use of such blanket ;olicy of insurance: :
i

(¢) any such policy or policies shall specify t?)ercin (or Tenant shall furnish
Landlord with a writen statement from the insurers under such policy specifying) the amount of
the total insurance allocated to the Tenant's improvements and property: and

(d) the requirements set forth in this Section 9 ark otherwise satisfied.

9.4 Waivers. Landlord and Tenant waive al] claims against one another for
damage 10 or destruction of real or personal property to the extent such damage or destruction can
be covered by "all risks" property insurance of the tvpe described|in Section 9.1(b) above. Each
party shall also be responsible for the payment of any deductibl amounts required to be paid
under the applicable "al). risks" fire and casualty insurance carried Yy the party whose property is
damaged. These waivers shall apply if the damage would hav been covered by "all risks"
insurance. cven if the party fails to obtain such coverage. The intent of this provision is that each
party shall look solely to its insurance for damage or destruction. hich can be covered. by "all
risks" insurance. Landlord and Tenant shail provide copies of these waivers to their insurance
carriers 1o require the carriers to waive all rights of subrogation against the other party to property
damage covered by the applicable "alj risks" fire and casualty insurance policy.

9.5 Indemnities. Tenant and Landlord shall inde nitfy and save harmless cach
ng costs and fees. which are
caused anywhere in the Premises, the Building or the C ommon Areas arising from or related to

acts of the other. except if damage is caused by gross negligence or willful misconduct of the
15
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other. The provisions-of this Scction 9.5 shall survive the termination of this ease with respect to

any damage. injury or death occurring before such termination,

10. Default and Remedies.
~=thault and Remedies.
10.1  Default. If Tenant shall:

(a) fail 10 pay any Rent for more than five (5) days from the date when due,
which shall be the first day of each month. and shall not cure|such failure within five (5) days of
written notice from Landlord. Provided. however, Landlorcihshall only be required to provide
written notice once in any calendar year. up 10 a maximum of three (3) occasions during the initial
term of the Lease: or

(b) fail to perform any terms of this Lease other than Rent payment. and shall

v

not cure such failure within thirty (30) days afier written notice is given to Tenant by Landlord; or
(c) be adjudicated a bankrupt: or

(d) have a receiver appointed for Tenant's property and such receiver is not
removed within sixty (60) days after written notice from Landlord 10 Tenant 10 obtain such
removal: or

(e) whether voluntarily or involuntarily, talqc advantage of any debtor relicf
proceedings under any present or future Jaw. whereby the RFm or any part thercof, is, or is
proposed to be, reduced or payment thereof deferred: or |

() have its effects levied upon or attached under process against Tenant. not
satisfied or dissolved within thirty (30) days after wrilten notice ?rom Landlord to Tenant o obtain
satisfaction thereof: or. g

(2) fail to promptly Pay persons furnishing labor or materials for Tenant's work
on the Premises or fail to discharge of record by payment or nding within twenty (20) days
following the date Tenant receives actual notice of any mechanic's or materialmen’s lien filed
against the Premises, the Building or the Complex for work o materials claimed to have been
furnished to or on behalf of Tenant: then, and in any of said cvcn}s. (cach a "default") Landlord. at
its option, may exercise the remedies set forth in Section 10.2 belqw.

10.2. Remedies. Upon the occurrence of any default set forth in Section 10.]
above which is not cured by Tenant within any applicable cure pFriod. Landiord may exercise all
or any of the following remedies: ;

|
(a) Terminate this Lease by giving Tenant written notice of termination. in
which event this Lease shall terminate on the date specified in such notice and all rights of Tenant
under this Lease shall expire and terminate as of such date, Tenant shall remain liable for ajl
obligations under this Lease up 10 the date of such termination land Tenant shall surrender the
Premises to Landlord on the date specified in such notice, and if Tenant fails 10 so surrender.
Landlord shall have the right. without notice. 1o cnter upon and take possession of the Premiscs
and to expel and remove Tenant and its effects without being liable for prosccution or any claim of
damages therefor: ?

(b) Terminate this Lease as provided in the im cdiately preceding subsection
and recover from Tenant al] damages Landlord may incur by re: of Tenant's default. including
without limitation. the then present value (using a discount rate f the lower of the prime rate
It. or the rate of interest then

4

and ending with the Expiration Date of the current Term (or any
have exercised an ¢Xtension option). minus (ii) the aggregate
Premises for the same period. plus (iii) the costs of recovering the Premises. and all other expenses
incurred by Landlord due to Tenant's default. including without limitation, reasonable attorneys’
fees. plus (iv) the unpaid Rent earned as of the date of termination, plus interest, all of which sum
shall be immediately due and payable by Tenant 1o Landlord. Fn determining the aggregate
reasonable rental vaiue pursuant to item (ii) above. the parties hercby agree that all relevant factors
16
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Premises for a period of time cqual to the remainder of the current Term. (D) the net effective
rental rates (taking into account all concessions) then being o&mincd for space of similar type and
size in similar lype buildings in the general area in which the Building is located, (E) the vacancy
levels in comparable quality buildings in the general area in which the Building is located. and (F)

comparable quality buildings in the gcneral area in which the Bhilding is located. Tenant agrecs 1o
pay the aforesaid amount at once. together with all Rent land all charges and assessments
therctofore due to Landlord:

(c) Without terminating this Lease, dcclarc|immcdiatcl_v duc and pavable the
present value (using a discount rate of the lower of (i) five percent (53%) per annum or (ii) the rate
of interest then payable on currentlyissued United States Treasy v Bills or Notes having a maturity
closest 10 the scheduled Expiration Date of the Term) of all Rent due under this Lease for the
entire remaining current Term of this Lease. together with the ¢osts of recovering and reletting the
Premises and all other expenses incurred by Landiord in connection with Tenant's default, plus the
unpaid Rent earned as of the date of termination, plus iercsl thereon: and Landlord may
immediately proceed 1o distrain. collect. or bring action for suc sum. or may file a proof of claim
in any bankruptey or insolvency proceedings to enforce payment thereof: provided. however, that
such payment shall not be deemed a penalty or liquidated d ages. but shall merely. constitute
payment in advance of all Rent payable hereunder throughoutl the current Term. and provided
further. however, that upon Landlord receiving such payment. Tenant shall be entitled either to
remain in possession of the Premises or 1o receive from Landlord ai] rents received by Landlord

from other assignees, tenants and subtenants on account of sajd remises during the remainder of

the current Term (provided that the monics to which Tenant shall so become entitled shall in no
event exceed the entire amount actually paid by Tenant to Landlord pursuant to this item (¢)). less
all costs. expenses and auorneys' fees of Landlord incurred in co nection with the reletting of the
Premises: ;
|
(d)  Without terminating this Lease. and without notice to Tenant. Landlord may
in its own name. but as agent for Tenant enter into and take possession of the Premises and relet
the Premises. or a portion thereof, as agent of Tenant, upon any terms and conditions as Landlord
may deem necessary or desirable (but Landlord shall have no ligation to attempt o relet the
Premises or any part thereof). Upon any such reletting, all rentals received by Landlord from such
reletting shall be applicd first to the costs incurred by Landlord in accomplishing any such
reletting. and thereatter shall be applied to the Rent owed by Tenant to Landlord during the
remainder of the term of this Lease and Tenant shall pay any de iciency between the remaining

-

Rent due hereunder and the amount received by such reletting as and when due hereunder;
|

(c) Nothing contained herein shall relieve Landlord of Landlord's obligation
10 re-let the premises on commercially reasonable terms through a commercially reasonable
marketing effort in the event of default by the T ¢nant. |

(f) Pursue such other remedies as are set forth ib this Lease or are available at
law or in equity: or 5

(2) If Landlord exercises any of the remedies | sct forth in Section 10.2. in
addition to all other costs and expenses Landlord shall be entitled to recover under this Lease,
Landlord shall also be entitled 1o recover: !

|
. e . | .
(i) the cost of performing any other venants which would have
otherwise been performed by Tenant; .
|
(i)  the amount of any rental abatement, free rent. or other rental
concession provided by Landlord to Tenant; provided. however, that
in no event shall Tenant's liability hereunder exceed the total of all
Rent due under this Lease or that would be due but for Landlord's
allowance or such rental abatement. free rent. or rental concession:
(iii)  all sums expended by Landlord. and Ot previously reimbursed to
Landlord by Tenant. in connection wi improving or repairing the

i
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Premises to Tenant's specifications: and

(iv)  all costs and expenses incurred by Landlord in connection with the
termination of this Iease and evietion of Tenant.,

1. Destruction or Damage: Condemnation.

or (iii) damaged 10 the extent that. in the reasonable opinion ofl;.andlord and Landlord's architect
the damage cannot be restored within forty-five (45) days of th:p date the damage occurred, or if
the damage is not covered by standard "all risks” property insurance. or if the Landlord's lender
requires that the insurance procceds be applied 1o its loan. Landlord or Tenant shall have the
right 10 terminate this Lease effective as of the date of such destruction or damage by written
notice on or hefore thirty (30) days following the date of such amage and Rent shall be abated
as of the date of such casualty. Landlord shall not be liable to Tenant for inconvenience. loss of
profits. expenses or other damage resulting from the repair of any such damage or from any
repair. modification. arranging or rearranging of any portion of \1he Premises or any part or all of

If the Premises are damaged by any such casualty or casualties but Landlord is not entitled 1o or
does not terminate this Lease as provided above. this Lease shal remain in full force and effect.
Landlord shall notify Tenant in writing within thirty (30) days of the date of the damage that the
damage will be restored (and will include Landlord's good faith estimate of the date the
restoration wil] be complete). in which case Rent shall abate from the date of such casualty as to
any portion of the Premises which is not usable. and Landlo:z shall restore the Premises to
substantially the same condition as before the damage occurred as S0on as practicable.
whereupon full Rent shall recommence, Notwithslanding the requirements concerning insurance
contained herein or in the Lease. Landlord shall be under no obligation. nor shall any such
obligation be implied, to repair. reconstruct. rebuild. or otherwi recreate the Premises or the
Building in the event of damage or destruction. except and as @ pressly limited to the actual
amount of insurance proceeds actually received by Landlord wj respect to any covered loss.
and except as may be limited by any requirement of a mortgagee of the Landlord that insurance
proceeds be applied to any outstanding loans or other indebxcdncss: of the Landlord,

1.2 Condemnation. If the whole of the Compl#x. the Building or the Premises,
or such portion thereof as will make the Complex. the Building or the Premises unusable for the
purposes contemplated hereby in the reasonable judgment of Land ord for their intended purposes.
is condemned or taken by any legally constituted authority for v public or quasipublic use or
purpose. or by private purchase in lieu thereof. then in cither lof said cvents, Landlord may
terminate this Lease by written notice to Tenant and the Term here Y granted shall cease from that
time when possession thereof is taken by the condemning authorities. and Rent shall be accounted
for as between Landlord and Tenant as of that date, If g portion of the Building or Premiscs is so
taken, but not such amount as will make the Premises unusable lin the reasonable Judgment of
Landlord for the purposes herein leased, or if Landlord elects not 1o terminate this Lease, this
Lease shall continue in full force and effect and the Rent shall be reduced pro rata in proportion to
the amount of the Premises so taken. Tenant shall have no right or claim to any part of any award
made to or received by Landlord for such condemnation or t ing, and all awards for such
condemnation or taking shall be made solely to Landlord, provided, however, nothing herein shall
prevent Tenant from obtaining an cxpense award that does not diminish Landlord’s award.-

12, Additional Provisions.
|

12.1  Service of Notice. From and after the Com lencement Date. and except as

otherwise provided by law. notices required or permitied to be given to Tenant under this. Lease
shall be sent to Tenant's Address for Notice set forth in Section l.28{ Notices to Landlord shall be
sent to Landlord's Address for Notice as set forth in Section 1.11. All notices given hereunder may
be given by certified mail. hand delivery or by surface or airexpress courier service and shall be
deemed given when received. The time period for any response to such notice shall begin to run
upon actual receipt or when delivery is refused or cannot be accomplished because the party has
moved and has not provided the other party with notice of its new address by notice as provided
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1222, Mortgagee's Rights.

(a) This Lease may be made subject and subordinate to (i) any mortgage or
other security interest which may hereafter encumber the Building and 1o all advances which may

be made thereunder. (i) any assignment of Landlord's interest in the lcases and rents from the
Building: and (iii) any Uniform Commercial Code Financing Statement covering the personal
property rights of Landlord "Security Documents”. Tenant agrees upon request of the holder of
any Security Documents ("Holder") 10 hereafier execute documents reasonably necessary to
evidence the subordination of the Lease to the Security Documents, cither in the form requested or
substantially in the form attached hereto as Exhibit L |

(b) After any foreclosure under a Security Document, Tenant shall at the
election of the Landlord, thereafier remain bound pursuant to the terms of this Lease and Tenant
shall attorn to the Purchaser without the execution of any further instrument on the part of any of
the parties hereto. Tenan agrees. however. to execute and deliver at any time and from time to
time. upon the request of Landlord or of Holder. any instrbment or certificate that may be
necessary or appropriate in any such foreclosure proceeding or otherwise 1o evidence such
attornment.

(¢) If the interest of Landlord hereunder qs covered by an assignment of
Landlord's interest in Lease, Tenant shall pay all Rent due and yable under the Lease directly 10
the Holder of the assignment upon notification of Holder's c.\crct:T;c of'its rights.
123 Governmental Regulations.

(a) Tenant shall comply with aj] rcquircm?’ms of governmental or public
authority. I
(b) If Landlord shall be required by any governmental authority 1o repair. alter.
remove. construct, reconstruct. or improve any part or all of the Premises or the Building, such
action shall be performed by Landlord but shall in no way affc; Tenant's obligations under this
Lease. Tenant waives all claim for injury. damage or abatement of Rent because of such work:
provided. however, that if such action by Landlord renders the Premises untenantable. and if
Landlord cannot reasonably complete such acts within one hundred cighty (180) days after notice
to it to perform such acts by the governmental authority. cither |Landlord or Tenant. by written
notice to the other delivered not later than seventy (70) days after the date of notice to Landlord by
such governmental authority. may terminate this Lease. in which vent Rent shall be apportioned
and paid up 10 and including the date the Premises become untenantable if terminated by Landlord.
but up 10 and including the date of termination if terminated by Tenant.

(c) Subsequent to the Commencement Date anq the issuance of a Certificate of
Occupancy from the appropriate governing body having jurisdiction over the Premises certifying
compliance of the Premises with applicable laws and codes, Tenant shall. at Tenant's solg cost and
expense but subject to Landlord's reasonable prior written approval. make alterations or additions
10 the Premises required to bring the Premises into compliance with the Americans with
Disabilities Act (42 U.S.C. § 12101 et. seq.) and its regulations ("ADA Requirements”) effective
from time to time during the Term. and any period of holding over by Tenant if:

(i) The requirement for such alteration or additioft arises as a result of:
(I)  any alteration or addition by Tenant; or
;
(2)  any violation by Tenant of any ADA R‘}equircments: or

3) a special use of the Premises or any j)arl thercof by Tenant or any
assignee or subtenant of Tenant or any cmployee. officer. director.
member. manager. invitee or guest (inqluding. but not limited to. use
for a facility which constitutes a "plaq;e of public accommodation”
under the ADA Requirements); or ;

4) the special needs of the cmployee(s) :}f Tenant or any assignee or
subtenant of Tenant: or '

(ii) the ADA Requirements would otherwise make [rcnanl. rather than Landlord.
19
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primarily responsible for making such alteration or addition.

124 Abandonment of Premises. Tcnant agrees not to abandon or vacate the
Premises during the Term of the Lease without continuing all other obligations hereunder and
taking whatever action fecessary 1o protect the Premises from damage or deterioration beyond
normal wear and tear if the Premises had not been ah: doned or vacated,

125 Assignment and Subletting,

(a) Tenant shall not. without prior written consent of Landlord. assign.
or otherwise transfer this Lease or sublet the Premises or any part thereof. Tenant agrees to pay to
Landlord as Additional Rent. on demand. a Five Hundrcq Dollar ($500.00) administrative
processing fee in connection with any request by Tenant for ¢ NSent to a proposed assignment or
subletting and. in addition, reasonable outofpocket costs incurred by Landlord ( including without
limitation. reasonable attorneys' fees) in connection with any request by Tenant for Landlord to
consent to any assignment or subletting by Tenant. No suble@sc or assignment by Tenant shall
relieve Tenant of any liability hereunder. "

(b) Unless the successor entity shall be of the same or greater net worth
and credit standing than Tenant and any guarantor of Tenant at tFIc time this Lease is executed. the
sale. transfer, merger. consolidation. reorganization or other change in the assets or structure of
Tenant shall be deemed an assignment hereunder: provided. however, upon written notice to
Landlord. Tenant may assign or sublet to any aftiliate. subsidiary. merged entity or franchisee of
Tenant as long as Tenant and any guarantor of Tenant remain ob) igated pursuant to this Lease for
its original term and any renewal options. and Landlord reason, ly determines that such affiliate,
subsidiary. merged entity or franchisce is in the same or similar business as Tenant is now engaged
and there is no increased cnvironmental risk. If the successor entity is of the same or greater net
worth and credit standing as Tenant and any guarantor of Tenant. the sale transfer. merger,
consolidation. reorganization or other change in the assets or structure of Tenant shall not be
decmed an assignment hercunder and, upon written notice to dlord. Tenant may assign or
sublease to such entity if Landlord reasonably determines that such affiliate, subsidiary or
franchisec is in the same or similar busincss as Tenant js now lengaged. there is no increase in
environmental risk. the successor Tenant shall conform 1o the image and quality of the Building as
a Class A environment. and Tenant shall remain primarily liable for performance of the terms and

(c) No assignee or sublessee may exercise any expansion option, right of first
refusal option, or renewal option under this Lease. nor shall any such party have the benefit of any
specific signage or other similar privileges or rights which may be provided to Tenant under this
Lease except in accordance with a separate written agreement entered into directly between such
assignee or sublessee and Landlord. Landlord agrees 1o act in a ¢ mmercially reasonable fashion,
as Reasonable is defined in Section 12.5(a) above, when reviewi any request by an assignee or
sublessee to exercise any expansion, renewal or right of refusal options contained within the [ case,
After a permitted assignment or subletting, the original Tenant shall have no right to exercise on
behalf of a permitted assignec or sublessee as 1o the space assigned or sublet any expansion option,
right of first refusal option or renewal or extension option. i

|
|

(d) Should Landlord permit any assignment or s bletting by Tenant and should
the monies reccived as a result of such assignment or subletting (when compared to the monies
still payvable by Tenant to Landiord) be greater than Landlord would have received hereunder had
not Landlord permitted such assignment or subletting, then fifty percent (50%) of the "Gross
Profit" shall be payable by Tenant to Landlord, |

12.6. Tenant's Estoppel. Tenant shall. from time io time. within ten (10) days of
receipt by Tenant of written request by Landlord. execute, acknowledge and deliver to Landlord a
certificate substantially in the same form as the Estoppel Certificate, which is attached hereto as
Exhibit E. Each cenificate delivered pursuant to this Section ;may be relied upon by any
prospective purchaser or transferee of Landlord's interest hereunder or of any part ot Landlord's
property or any holder or prospective Holder of any Security Documents. '

At Landlord’s option. Tenant's fajlurc w deliver suaf.h Estoppel Certificate within
said ten (10) dav period shall constitute an Event of Default of thq Lease Agreement and/or the
following shali be conclusive upon Tenant:
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a) that this Lease Agreement is in full foree and effect. without modification, except
as may be represented by [andlord:

b) that there are no uncured defaults in Landlord's performance: and
¢) that not more than one month’s Rent has been|paid in advance,

12.7.  Parking. All parking spaces allotted per the Lease shall be unassigned.
Landlord may designate certain spaces within the parking facilities of the Building or Complex as
reserved or assigned spaces for the benefit of Landlord or visitors. Landlord reserves the rights to
build improvements upon. reduce the size of. relocate. reconfigure. eliminate. and/or make
alterations or additions to such parking facilitics at any time, '

12.8. Storage. If Landlord makes available to Tenant any storage space. anything
stored therein shall be wholly at the risk of Tenant. and Landlord shall have no responsibility of
any character in respect thereto.

12.9.  Waste Disposal.

(a) All normal trash and waste (i.e.. waste that does not require special handling
pursuant to subparagraph (b) below) shall be disposed of through the janitorial service,

(b) Tenant shali be responsible for the removal and disposal of any waste
deemed by any governmental authority having jurisdiction over the matter to be hazardous or
infectious waste or waste requiring special handling, such |removal and disposal to be in
accordance with any and all applicable governmental rules. regulations. codes. orders or
requirements.  Tenant agrees to separate and mark appropriately all waste to be removed and
disposed of through the janitorial service pursuant to (a) above and hazardous. infectious or special
waste to be removed and disposed of by Tenant pursuant to this subparagraph (b). Tenant hereby
indemnifies and holds harmless Landlord from and against any loss, claims, demands. damage or
injury Landlord may suffer or sustain as a result of Tenant's failprc to comply with the provisions
of this subparagraph (b). i

12.10 Brokers.

(@) Tenant shall not be responsible for broken commission unless Tenant has
executed a separate Agency and Brokerage contract with Broker. Which contract shall govern
the terms and conditions of Tenant's obligations. ‘

(b) Tenant agrees to repayment of unearned $rokcr commission for remaining
Lease term if Lease is terminated carly for any reason on account of Tenant.

12.11 Transfer of Tenants. Landlord does not ﬁave the right to transfer tenant to
a different space in the building. f '

12,12 Alteration of Common Areas. Landlord may change. alter. reconstruct,
modify, expand. reduce or supplement any and all of the facilities designed for the common use
and convenience of the tenants of the Building. including without limitation. parking areas.
driveways and other Common Areas. so long as access to the Premises is not materially and
adversely affected. Landlord may crect additional buildings or other improvements in the Complex
provided that access to the Premises shall not be denied chant and that there shall be no
encroachment upon the interior of the Premises. Any climinatiop or shutting off of light, air or
view by any structure which may be erected on lands adjacent to the Building shall: in no way
affect this Lease and Landlord shall have no liability to Tenant with respect thereto.

|

I12.13 Severability; Interpretation. Each clause 'Fmd provision of this Lease shall
be valid and enforceable to the fullest extent permitted by applicable law; however. if any clausc or
provision of this Lease is or becomes illegal. invalid or unenforceable because of present or future
laws or any rule or regulation of any governmental body or entity, effective during the Term, the
intention of the parties hereto is that the remaining terms and p:rovisions of this Lease and the
application of such terms and provisions to persons or circumstanees other than those as to which
it is held invalid or uncnforccable. shall not be affected thereby.

12.14 Holding Over. If Tenant remains in possession of the Premises after the
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expiration of the Lease. with Landlord's written consent, T cnant shall be a tenant at will and such
tenancy shall be subject 10 all the provisions hereof, except that the monthly rental shall be at one
hundred fifty percent of the monthly Base Rent payable hereunder upon such expiration of the
Term hereof. or of any renewal term.. If Tenant remains in possession of the Premises after the
expiration of the Lease without Landlord’s written consent. Tenant shall be a tenant at sufferance
and may be evicted by Landlord without any notice. but Tenant shall be obligated to pay rent for
such period that Tenant holds over without written consent at two hundred percent (200%) of the
Monthly Base Rent pavable hereunder upon such expiration oflthe Term hereof, or of any renewal
term and shall also be liable for Landlord’s damages of whatever kind or nature.

12.15 Rules and Regulations. The rules and regulations in regard to the
Building. annexed hereto. and all reasonable rules and regulations which Landlord may hereatter.
from time to time. adopt and promulgate for the government and management of the Building and
the Complex. are hereby made a part of this Lease and shall, during the said term. be in all things
observed and performed by Tenant, his agents, employees and invitees.

12.16 Quiet Enjoyment. Tenant, upon payment in full of the required Rent and
full performance of the terms. conditions. covenants and agreements contained in this Lease. shall
peaceably and quietly have. hold and enjoy the Premises during the Term: subject. however, to all
of the terms. conditions and provisions of this Lease. any Seeurity Documents and any and all
ground leases, restrictive covenants. easements and other encumbrances now or hereafier affecting
the Premises. the Building or the Complex (if applicable). Landlord shall not be responsible for
the acts or omissions of any other tenant. Tenant or third party that may interfere with Tenant's use
and enjoyment of the Premises.

12.17 Entire Agreement. This I.casc contains the entire agreement of the partics
and no representations, inducements. promises or agreements, oral or otherwise. between the
parties not embodied herein shall be of any force or effect.

12.18 Limitation of Liability. Landlord's oblia tions and liability with respect to
this Lease shall be limited solely to Landlord's interest in the Bu lding.

12.19 Authority. Tenant represents and warrants that Tenant is a duly organized
and validly existing corporation or limited liability company (a$ the case may be). that Tenant is
qualified to do business in the State of South Carolina. that Tenant has full right, power and
authority to enter into this Lease. and that cach person signing ob behalf of Tenant is authorized to
do so. If Tenant executes this Lease as a partnership. trust or other legal entity, execution hercof
shall constitute a representation and warranty by Tenant that Tenant has complied with all
applicable laws. rules and governmental regulations relative to '?Fcnam's right to do business in the
State of South Carolina. that such entity has the full right and au ority to enter into this Lease and
that all persons signing on behalf of Tenant were authorized to do so by any and all neeessary and
appropriate partnership. trust or other action. ‘

12.20 Force Majeure. Landlord shall be excused from the performance of any of
its obligations for the period of any delay resulting from any cause beyond its reasonable control,
including without limitation, any natural or unnatural disaster whether arising as an act of God or
act of man (which by way of illustration only include fire. flood. earthquake. tornado. hurricane, or
any accident or incident involving environmental or biochcmicql hazards). by reason of strike or
labor troubles. riots and civil disturbances or energy shortages or governmental preemption in
connection with a national emergency or by reason of any rule. order. or regulation of any
department or subdivision thereof of any government agency or by reason of the conditions of
supply and demand which have been or are affected by war or other emergency. or by any other
cause not the result of Landlord's gross negligence or intentional conduct. .

12.21 Multiple Tenants. If Tenant is composed of more than one individual or
entity, then all such individuals and entities shall be jointly and severally liable for the due and
proper performance of Tenant's duties and obligations arising from or in connection with this
Lcasc.

12.22 Financial Statements. Only in the event Tenant is in default of its
obligation for rent contained herein and upon thirty (30) days' written request (no more than once
cach calendar ycar) to Tenant from Landlord or Landlord's affiliates. Tenant shall deliver to
Landlord or Landlord's affiliates a Financial Statement including statements of income and
charges as of the period most recently prepared by Tenant, but no later than one year from the
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date of said notice. which Financial Statements shall be prepared in accordance with generally
accepted accounting principles and shall accurately reflect the financial condition of Tenant,
Landlord may request. in its sole discretion. that said Financial Statements be audited by an
independent public accountant, [f Tenant is a public company. Tenant's annual report and
quarterly SEC filings shall satisfy this requirement.

12.23 Easements. The Complex shall include the casements recorded of record
and available for inspection at Landlord's offices, Tenant hereby agrees to abide by and cooperate
in the observance of the terms and conditions o f'the Easements. |

[2.24 Time is of the Essence. Except as otherwise specifically provided herein.
time is of the essence of this Leasc.

12.25 Governing Law. The laws of the State of South Carolina shall govern the
interpretation. validity. performance and enforcement of this Lease.

12.26 Waiver of Rights. No failure or delay by Landlord to exercise any right or
power given it or to insist upon strict compliance by Tenant with any obligation imposed on it. and
No custom or practice of either party hereto at variance with the terms hereof shall constitute a
waiver or modification of the terms hereof by Landlord or any right it has herein to demand strict
compliance with the terms hercof by Tenant. ' '

12.27 Special Stipulations. The Special Stipulations. if conflicting. if any.
attached hereto are modifications to the terms of this Lease and such Special Stipulation shall
control in the event of any conflict with the other provisions of this Lease or any exhibits hereto.

12.28 Carding and Advertising. Landlord may ¢ard the Premises and/or advertise
the Premises as being "For Rent” at any time following a default ;by Tenant which remains uncured
or at any time within one hundred cighty (180) days prior 1o the expiration, cancellation or
termination of this Lease for any reason and during any such periods may show und “walk
through™ the Premises with prospective tenants. ‘

12.29 No Estate In Land. This contract shall Qrcatc the relationship of landlord
and tenant between Landlord and Tenant: no cstate shall pass out of Landlord; Tenant has only a
usufruct, not subject to levy or sale. and not assignable by Tenant except with Landlord's consent
or as otherwise expressly provided herein. 5

12.30 Damage or Theft of Personal Property. All personal property brought
into the Premises shall be at the risk of the Tenant only and Landlord shall not be liable for theft
thereof or any damage thereto occasioned by any acts of cotenants, or other occupants of the
Building. or any other person. 7

12.31 Submission of Agreement. Submissioxﬁ of this Lease to Tenant for
signature does not constitute a reservation of space or an option fo acquire a right of entry. This
Lease is not binding or effective until exccution by and delivery ta both Landlord and Tenant.

12.32 Renewal Options. Tenant is granted one dl) three (3) year renewal option
provided that Tenant submits a written notice to Landlord one hundred and eighty days (180) prior
to Leasc termination to Landlord. The Renewal option rate shall be a 3 (three) percent increase
over the rate of year three (3) of the Lease with $2.50 (two dollars and fifty cents) per year
increases for each the following two (2) vears of the renewal option.
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IN WITNESS WHEREOF. the duly authorized representatives of the parties herein have
hereunto set their hands and scals. the day and vear first above written.

Signed. sealed. delivered and sworn
to in the presence o

Notary Public

g /". e
% /// {‘

LSean
W .

MY L
Py

)

et i Signed. sealed. delivered and sworn

AT o Notary Public

L S - = My Commission Expires:
e Maal T, 2027
[Notary Seal]

LANDLORD:
Sppott Investmen

By:

ts LL.C. a South Carolina

I.imiledj%i:bilit}-' Company
th

Komw'

Its: me¢

? 4 W 4
i

TENANT:

Narrative Compdany. a South Carolina
pany

Company

By: }'\/\

-

b=~

Name: ﬂOS@'\

k&r\,\ 0 'A/Q;U

Title: C_e 6]

|

Attest: 44%
Name: Ma {r

Title: Py

T Aoty -

(CORPORATE SEAL)

/‘S//Wﬁij"—
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EXHIBIT A

LEGAL DESCRIPTION

-k

671-100 BELLE ISLE AVE MOUNT PLEASANT

MLS#: 1316376md - CML - OFF - Status: Active

Area: (42) CHS-Mt.Pleasant TaxDstrct: CHS - 21 - Mt.

South of IOP Connector Pleasant
Name: THE OFFICES AT BELLE HALL

Address: 1671-100 BELLE ISLE AVE SUITE 110

City: MOUNT PLEASANT Zip: 29464
County: Charleston

Bldg SqFt: 36,524 Max Cont 8,582
SqFt:

Avail SqFt: 8,582 Min Div SqFt: 8,582

$/Sqft/Yr: ProposedDev:N

Max Rate: Off SqFt

Min Rate: Off Class:

Lan MaxPr: Lan MinPr:

Tax Map#: 540-00-00-111 Lot Dim:

Zoning: Acreage:

Directions: I-526 to Long Point Rd, turn left and then right into
Shoppes of Belle Hall. Building is located on the
right.

Ava.Suite: Suite 110 8582 sqgft

Prop Desc:
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EXHIBIT C

RULES AND REGULATIONS |

1. The sidewalks. entry passages. corridors. halls. |elevators and stairways shall
not be obstructed by Tenants or used by them for any purpose other than those of ingress and
egress. The floors. skylights and windows that reflect or admit light into any place in said
building shall not be covered or obstructed by Tenants. The water closets and other water
apparatus shall not be used for any other purpose than those for which they were constructed.
and no sweepings. rubbish or other obstructing substances shall be thrown therein.

2. No advertisement or other notice shall be inscribed. painted or affixed on any
part of the outside or inside of said building, except upon the doors. and of such order. size
and style. and at such places. as shall be designated by Landlord. Interior signs on doors will
be ordered for Tenants by Landlord. the cost thereof 10 be charged to and paid for by Tenants,

34 No Tenant shall do or permit to be done in it Premises. or bring or keep
anything therein, which shall in any way increase the rate of fire insurance on the Building. or
on Property kept therein. or obstruct or interfere with the rights of other Tenants or in any way
injure or annoy them. or conflict with the laws relating to fires. jor with the regulations of the
Fire Department. or any part thereof, or conflict with any of the rules and ordinances of the
Board of Health. Tenants. their clerks and servants. shall maintain order in the Premises and
the Building. shall not make or permit any improper noise in the Premises or the Building or
interfere in any way with other tenants or those having business with them. Nothing shall be
thrown by Tenants, their clerks or servants, out of the windows aor doors, or down the passages
or skylights of the Building. No rooms shall be occupied or used as sleeping or lodging
apartments at any time. No part of the Building shall be used or in any way appropriated for
gambling. immoral or other unlawful practices. and no intoxicating liquor or liquors shall be
sold in the Building.

4. Tenants shall not employ any persons other than the janitors of Landlord (who

will be provided with passkeys into the offices) for the purpose of cleaning or taking charge of
the Premises. except as may be specifically provided otherwise i:? the Lease.
5; No animals. birds, bicycles or other vehicles shall be allowed in the offices.
halls. corridors. elevators or elsewhere in the Building, without the approval of Landlord,
except for animals for visually impaired persons or other disabilities for which animals are
utilized. I

6. No painting shall be done, nor shall any alterations be made to any part of the
Building or the Premiscs by putting up or changing any partitions. doors or windows. nor shall
there be any nailing, boring or screwing into the woodwork jor plastering. nor shall any
connection be made in the electric wires or gas or electric Iix#ures. without the consent in
writing on cach occasion of Landlord: provided however. the Tenant shall have the right to
hang pictures and other decorative art on the interior walls of the Premises. All glass. locks
and trimmings in or upon the doors and windows of the Build‘}ng shall be kept whole and,
when any part thereof shall be broken by Tenant or Tenant's agent, the same shall be
immediatcly replaced or repaired by Tenant and put in order uhder the direction and to the
satisfaction of Landlord. or its agents. and shall be kept whole and in good repair. Tenants
shall not injure. overload. or deface the Building. the woodwork ior the walls of the Premises.
nor carry on upon the Premises any noxious. noisy or offensive business.

7. Landlord shall provide twenty (20) FOBs at n charge. Additional FOBs
and/or replacement remotes shall be available for $5.00 each. Tenant is permitted to install
locks on interior door. Tenant is responsible for getting “locked|out™ and Landlord shall not
maintain spare copies of these keys. Tenants. at the termination pf their Lease. shall return to
Landlord all FOB:s for the Building. ‘
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8. Landlord in all cases retains the power 1o prescribe the weight and position of iron
safes or other heavy articles. Tenants must make arrangements with the superintendent of the
Building when the elevator is required for the purpose of the carrying of any kind of freight.

9. The use of burning fluid, camphene. benzene. kerosene or anything except gas or
clectricity. for lighting the Premises. is prohibited. No offensive gases or liquids will be
permitted.

10.  Landlord shall provide the initial set of said blinds at no charge to tenants of the
Building. If tenants desire additional blinds. coverings or drapes over the windows. they must be
of such shape. color and material as may be prescribed by Landlord. and shall be erccted only
with Landlord's consent and at the expense of the tenant desiring them. No window coverings
other than building standard miniblinds shall be allowed within the Building or Premises. No
awnings shall be placed on the Building.

1. If tenants requirc wiring for a bell or buzz system. such wiring shall be done by
the electrician of the Building only. and no outside wiring men shall be allowed to do work of
this kind unless by the written permission of Landlord. or its agent. If telegraphic or telephonic
service is desired. the wiring for same shall be done as directed By the clectrician of the Building
or by some other employee of Landlord who may be instructed by the superintendent of the
Building to supervise same. and no boring or cutting for wiring gall be done unless approved by
Landlord or its representatives. as stated. |

12. At Landlord's discretion. the Building may be in ¢harge of a night watchman. and
every person entering or lcaving the Building may be questioned by the watchman as 10 the
visitor's business in the Building and shall sign his or her narnc on a form provided by the
Building for so registering such persons. Landlord shall have no liability with respect to
breaches of the Building security. if any. '
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EXHIBIT D

WORK LETTER

To induce Tenant to enter into the Lease (1o which this Exhibit D is attached) and in
consideration of the mutual covenants hereinafter contained. Landlord and Tenant agree as
follows:

[

(7%]

Leased Premises “As-Is." Tenant and Landlord agree and Tenant acknowledges that the
Premises are in all respects being leased by Landlord to Tenant. and shall be accepted by
Tenant. in their current "As-Is"/"Where-Is" condition and that Landlord has and shall
have no obligation or duty whatsoever to make any alterations. repairs or improvements
of any Kind or nature in or to the Premises in order to prepare same for Tenant's
occupancy. except for such alterations. repairs or improvements. if any. as may be
expressly provided in Paragraph 2 below.

Construction Allowance. I.andlord shall provide to Tenant a “Construction Allowance™
not to exceed one hundred thousand dollars ($100.000) 1o be applied toward the total
construction costs. Landlord shall pay to Contractor the ¢onstruction Allowance as items
arc completed in regular intervals.

Excess Costs. The entire cost of performing the work in excess of the Construction
Allowance (hereinafier defined) shall be paid by Tenant. | '

Construction Management. |andlord or its Aftfiliate or agent shall supervise the Work
and coordinate the relationship between the work. the Building and the Building's
Svstems.

Walk-Through: Punchlist. When Tenant considers the Work in the Premises to be
Substantially Completed. Tenant will notify Landlord and within three (3) business days
thereafter. Landlord's representative and Tenant's rcprq‘cmative shall conduct a walk-
through of the Premises and identify any necessary touch-up work, repairs and minor
completion items that are necessary for final completion of the Work. Neither Landlord's
representative nor Tenant's representative  shall unreasonably withhold his or her
agreement on punchlist items. Tenant shall use reasonable efforts to cause the contractor
performing the Work to complete all punchlist items within thirty (30) days after
agreement therecon.

Tenant Default prior to Rent Commencement. If Tenant defaults prior to Rent
Commencement Tenant shall be responsible for rcpayiq'g the Construction Allowance
and any additional amount needed 1o finish work to restore Suite 110 to reasonable
leasable condition.

Landlord Work. Landlord shall construct. or cause to be constructed, the Premises (the
"Work") in accordance with the Tenant Space Plans (as hereinafter defined). Said
construction shall be performed by any such general contractor as Landlord may select
(the "Landlord's Contractor"). Landlord shall. at Tenant's request. cause Landlord's
Architect to prepare a preliminary layout. working drawings. plans and specifications
nccessary for the build-out of the improvements which will comprise Tenant's Premises.
adequate in detail for Landlord to perform or cause 10 be performed the Work including.
without limitation. mechanical (sprinkler. air conditioning. heating. electrical and
plumbing) drawings covering mechanical elements of ﬂlc Work (such drawings arc
referred to as the "Tenant Space Plans"). which Tenant Space Plans shall ¢over the
construction of the Premises beyond the finish level for the base Building. The Tenant
Space Plans (and any modifications thereof) shall comply with all governmental
standards. regulations and requirements including without limitation, the Americans With
Disabilities Act (ADA) and shall be subject to Landlord's approval (which approval shall
not be unreasonably withheld. conditioned or delayved). w;(cmy-four (24) hours notice to

Substantially Completed. The Work shall be deemed to be "Substantially Completed"
when completed in accordance with this Exhibit D except for finishing details, minor
omissions. decorations and mechanical adjustments of the type normally found on an
architectural "punch list". (The definition of Substantially Completed shall also define the
term "Substantial Completion™). ;
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9. Change Orders. Ienant may initiate changes in the| Work. Each such change must

receive the prior written approval of Landlord. such dpproval not to be unreasonably
withheld or delayed: however. (a) if such requested change would adversely affect (in the
reasonable discretion of Landlord) (1) the Building's Structure or the Building's Systems
(including the Building's restrooms or mechanical rooms). (2) the exterior appearance of
the Building, or (3) the appearance of the Building's ¢common areas or elevator lobby
arcas. or (b) if any such requested change might delay| the Rent Commencement Date.
Landlord may withhold its consent in its sole and absoh’pe discretion. Tenant shall, upon
completion of the Work. furnish Landlord with an accurate architectural "as-built" plan of
the Work as constructed. which plan shall be incorporated into this Exhibit D by this
reference for all purposes. If Tenant requests any changes to the Work described in the
Space Plans or the Working Drawings. then such increased costs and any additional
design costs incurred in connection therewith as the result of any such change shall be
added to the Total Construction Costs. If Changes result in a delay o Rent
Commencement Date then Tenant and Landlord shall agree on an earlier Rent
Commencement Date than when Substantially Complclcql.

The following work is to be completed:
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EXHIBIT E

TENANT ESTOPPEL
| Tenant's Letterhead]

e Y

Date:

Mortgage #/Describe Contract]
Property Name

Address (including ZIP CODE)
Tenant's Floor and Suite #

Ladies and Gentlemen:

It is our understanding that you have committed to [place a mortgage upon/acquire an :
interest in] the subject premiscs and as a condition precedent thereof have required this
certification of the undersigned:

The undersigned. as Tenant under that certain Lease dated . made with

- as Landlord. hereby ratifies the said Lease and certifies that:
Ik The "Commencement Date” of said Lease is | :and .
2: the undersigned is presently solvent and free from reorganization and/or bankruptcy and v
is in occupancy. open and conducting business in the premises; and
3 the current base rental payable pursuant to the terms of s id Lease is § per
annum: and further. additional rental pursuant to said Lease is payable as follows: s
:and ;
4. said Lease is in full force and effect and has not been aq'signcd. modified. supplemented
or amended in any way (except by agrecement(s) dated __| ). and ncither
party thereto is in default thereunder: and -‘
5 the Lease described above represents the entire agrccmept between the parties as to the )
leasing of the premises; and :
6. the term of said Lease expires on :and
7. all conditions under said Lease to be performed by the& Landlord have been satisfied.
including without limitation. all cotenancy requirements thereunder. if any (or state
unperformed conditions): and 3
8. all required contributions by Landiord to Tenant on account of Tenant's improvements 3 :
have been received: and e
9. on this date there are no existing defenses or offsets. cldms or counterclaims which the

undersigned has against the enforcement of said Lease by the Landlord: and




10.

no rental has been paid in advance and no security (except the security deposit in the

amount of § ) has been deposited with Landlord: and

Tenant's floor area is square feet; and

the most recent payment of current basis rental was for the payment due on 5
20__. and all basic rental and additional rental payable pursuant to the terms of the
Lease have been paid up 10 said date: and |

the undersigned acknowledges notice that Landlord's interest under the Lease and the rent
and all other sums due thereunder will be assigned to you [as part of the security for the
mortgage loan by you to Landlord in connection with said transfer]. [In the event.
as lender. notified the
undersigned of a default under the mortgage and dem'pnds that the undersigned pay its

rent and all other sums due under the Lease to lender. Tenant agrees that it shall pay its
rent and all such other sums to lender. ]

Very truly yours,

|

(Tenant)

By:

&, I}

Its:

r
(]

-\

PP

"
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EXHIBIT F
SPECIAL STIPULATIONS

These Special Stipulations are attached to and made a part of that certain Lease
Agreement (the “Lease™) dated. - 2018 by and between Sppott Investments LLC. a
South Carolina Limited Liability Company (“Landlord™) and Narrative Company. a South
Carolina Limited Liability Company (“Tenant”). The capitalized terms contained in these
Special Stipulations have the meaning attributed to them in the Lease unless otherwise set forth
herein. To the extent there is any conflict or inconsistency between these Special Stipulations
and the Leasc. and provided Tenant is not in default of the Lease these Special Stipulations shall
supersede and control over any such conflicting provisions. '

I FULL SERVICE RENTAL SCHEDULE

Notwithstanding anything to the contrary contained with Sections 1.17 and 4.2 of the Lease. the
following Full Service Schedule shall apply to the term of the Lease.

Lease Year I : February 1, 2019 — January 31, 2020

Price per square Foot: $20.00

Rent per month: $14.303

Lease Year 2 : February 1, 2020 - January 31, 2021
Price per square Foot:’ $23.00

Rent per month: $16.449

Lease Year 3 : February 1, 2021 ~January 31, 2022
Price per square Foot: $26.00
Rent per month: $18.594

7%
e



EXHIBIT G

SUBORDINATION, NONDISTURBANCE AND ATTORNMENT AGREEMENT

THIS AGREEMENT is made and entered into as of the day of ”
20___. by and between B . a[n] ("Tenam"),
and Regions Bank ("Lender").

Recitals:

B Tenant holds a lease of Premises dated d between Tenant
and Sppott Investments LLC. a South Carolina Limited Liability Company ("Landlord"). for a
portion of the Offices at Belle Hall office development located in Mount Pleasant. South
Carolina (the "Project”). on the parcel of real property described in Exhibit A. ]

2 As a condition to making a loan to Landlord. Lender has required that Tenant
execute this Agreement.

3. Subordination. The Lease. at the option of Lender upon notice to Tenant. shall
be subordinate to Lender's Security Documents and to all présent or future advances and all
renewals. amendments. modifications. consolidations. replacements and extensions of the
secured obligations and the Sccurity Documents. This Agreement shall constitute notice to
Tenant that until further written notice to the contrary. Lender ¢lects that the Lease is and shall
be subject and subordinate to the Security Documents as aforesaid.

4. Lender's Right to Cure. Tenant shall give prompt written notice to Lender of
any defaults by Landlord that might give Tenant a right to terminate the Lease. or credit or
offset amounts against future rents. After Lender receives such notice. Lender shall have a
period of thirty (30) days beyond the time available to Landlord to cure the default provided
that if the default cannot reasonably be cured within in thirty (30) days. Lender will have
additional necessary time to cure the default. (Lender shall have no obligation 10 cure any
default by Landlord. '

S NonDisturbance. So long as Tenant is not in default Lease. Tenant shall not be
disturbed by Lender in Tenant's possession, enjoyment, use, and occupancy of the Premiscs
during the term of the Lease or any extension or modification, Lender may name Tenant in
any foreclosure or other action or proceeding initiated by Lender pursuant to the Security
Documents if necessary under applicable law to complete the foreclosure or other remedy. but
such naming or joinder shall not be in derogation of the rights of Tenant as set forth in this
Agreement.

6. Payment of Rents to Lender. Upon Lender's written request. Tenant shall
make payments under the Leasc directly to Lender. Prior to the time that a Successor Landlord
succeeds to the interest of Landlord in the Premises as described in Section 8 below. receipt of
such payments by Lender shall not relieve Landlord of its obligations under the Lease and
Tenant shall continue to look solely to Landlord for performance of such obligations.

7. Attornment.  [f Lender becomes Landlord for the Premises through
foreclosure, deedinlieu of foreclosure. or other method ("Successor Landlord"), then so long as
the Lease is then in full force and effect. Tenant complies with this Agreement, and no default
of Tenant exists under the Lease. the Lease shall continue in full force and effect..

8. Protection of Successor Landlord. Successor L;fandlord shali not be liable for
or bound by any of the following matters:

(a) Any default in Landlord's obligations under the Lease occurring
before Successor Landlord succeeds to the interest of Landlord in the Premiscs:

(b) Any payment of Rent paid to Landlord more than thirty (30) in

advance;
(<) Any security deposit delivered to Landlord but not delivered to
Successor Landlord:

34



(d)  Any amendment or waiver of terms of the Lease made without
Lender's prior written consent:

(e) Termination of the Lease. in whole or in part. agreed upon
between Landlord and Tenant without Lender’s prior written consent:

9 Notices. Any notice or demand under this Agreement shall be in writing
deemed delivered on receipt or refusal. or non-delivery indicated on the return receipt. if
deposited in a United States Postal Service Depository. postage prepaid. sent certified or
registered mail. return receipt requested. or if sent via a reputable overnight courier scrvice
providing for a receipt. addressed to Tenant or Lender. as the case may be, at the following
addresses:

It to Tenant:

Ifto Lender:  TD Bank. 40 Calhoun Street. Charleston SC 29401

10.  Successors and Assigns. This Agreement shall bind and benefit the parties.
their successors and assigns. If Lender assigns the Security Documents. then upon delivery to
Tenant of written notice thereof accompanied by the assignee's written assumption of all
obligations under this Agreement, all liability of the assignor a$ Landlord shall terminate from
and after the date of the assignment,

1. Entire Agreement. This Agreement constitutes the entire agreement between
Lender and Tenant regarding the subordination of the Lease to the Sccurity Documents and the
rights and obligations of Tenant and Lender as to the subject matter of this Agreement.

12. Interpretations; Governing Law. The |interpretation, validity, and
enforcement of this Agreement shall be governed by and construed in accordance with the laws
of the state of South Carolina.

3. Amendments. This Agreement may be amended, discharged. or terminated. or
any of its provisions waived. only by a written instrument exccuted by the party to be charged.

14, Execution. This Agreement may be executed in any number of counterparts.
each of which shall be deemed an original and all of which together shall constitute one and the
same instrument.

IN WITNESS WHEREOF, the parties hereto have exccuted this Agreement. or have

causcd this Agreement to be duly executed, as of the day and vedr first above written,

TENANT
By:

Name:

Title:

-

Date of execution: & I
LENDER: TD Bank

Byv:

Name:

Title:

Date of execution:

2]
w

b S

)
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Landiord's Consent

Landlord consents and agrees (o the fore
Landiord's request. The foregoing
Landlord's obligations under the S
discharges the obligations of Lend
documents. if any. to enter into a
party to the foregoing Agreement

going Agreement. which was entered into at
Agreement shall not alter. waive. or diminish any of
ccurity Documents or the Lease. The foregoing Agreement
er under the Security Docurqcms and related loan
non-disturbance agreement with Tenant. Landlord is not a

Sppott Investments LI.C. a South Carolina Limited Liability
Company
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EXHIBIT H

CONFIRMATION OF COMMENCEMENT DATE .20

Re: Lease Agreement (the “lease") dated .20 . between
.a ("Landlord"), and
.a ("Tenant?). Capitalized terms used herein

but not defined shall be given the meanings assigned 10 them in the Lease,
Ladies and Gentlemen: Landlord and Tenant agree as follows:

(A) Condition of Premises. Tenant has accepted possession of the Premises pursuant to the
Lease. Any improvements required by the terms of the Lease 1o be made by Landlord have been
completed to the full and complete satisfaction of Tenant in all respects except for the punchlist
items described on Exhibit A hereto (the "Punchlist [tems" ). and except for such Punchlist Items,
Landlord has fuifilled all of its duties under the Lease with respect to such initial tenant
improvements. Furthermore. Tenant acknowledges that the Premises are suitable for the
Permitted Use.

- (B) Commencement Date. The Commencement Date of the Lease is .20

- (C) Expiration Date. The Term is scheduled to expire on the last day of the 36th full
calendar month of the Term. which date is 2 20 .

- (D) Contact Person. Tenant's contact person in the Premises is:

Attention: _ Telephone: | - -

. (E) Ratification. Tenant hereby ratifies and confirms its obligations under the Lease. and
represents and warrants to Landlord that it has no dcfcr&'scs thereto. Additionally.
Tenant further confirms and ratifies that, as of the date he:rcof. (@) the Lease is and
remains in good standing and in full force and effect. and (b) Tenant has no claims,
counterclaims. set-offs or defenses against Landlord arising out of the Leasc or in any

way relating thereto or arising out of any other transaction between Landlord and Tenant,

- (F) Binding Effcct: Governing Law. Except as modified hereby. the Lease shall remain in full
effect and this letter shall be binding upon Landlord and Tenant and their respective
suceessors and assigns. If any inconsistency exists or arises berween the terms of this
letter and the terms of the case. the terms of this letter shall prevail. This letter shall be
governed by the laws of the state in which the Premises are located.

Please indicate your agreement 1o the above matters by signing this letter in the space indicated
below and returning an executed original to us.

Agreed and accepted:

ITENANT'S SIGNATURE BLOCK]. a

By: Name:

Title:

s
-~




EXHIBIT A (TO EXHIBIT H)

PUNCHLIST ITEMS

Plcase insert any punchlist items that remain to be performed By Landlord.
below by Tenant. none shall be deemed to exist,

[f no items are listed



AMENDMENT ONE TO LEASE

This agreement, made / & of A/Z" . 2018. by and between Narrative Company, (hereafter called
“Tenant™) and Sppott Investments LLC. (hereafier called “Landlord™).

Witnesseth :

Whereas, the parties hereto entered into a Lease commencing November 1+, 2018 (hereafter called -
“the Lease™) covering approximately 8582 square feet of space in an office building located at Suite
110 1671 Belle Isle Blvd. Mt Pleasant. SC. Charleston County (hereafter called “the Building™). As
per this amendment. Landlord and Tenant agree to early occupancy in the Building in Suite 115.

NOW. THEREFOR, the parties. intending to be legally bound hereunder, mutually agree as
follows:

I. Landlord and Tenant agree to carly occupancy for Tenant in Suite 115,

2. Tenant shall pay an all inclusive sum of $7.500 per month beginning on May 1, 2018,

W)

Tenant shall continue to pay this amount until Rent Commencement begins for Suite 110. This _
will be done on a day-by-day prorated basis when Tenant moves to Suite 110. By way of ;
example if Tenant Moves from Suite 115 on January 15. 2019 then Tenant shall pay 15 days of

Rent for Suite 115 at the rate of Amendment One and 16 days of rent for Suite 110 per the
Lease.

4. Tenant agrees to take Suite 115 as-is with no alterations.

i

Landlord agrees to provide a $2.500 moving credit to assist, Tenant in m0ving'fmm Suite 115 to
Suite 110. This credit will be applied towards the first month Rent payment for Suite 110.

6. Except as herein amended. all other terms and conditions of the Lease shall remain in
full force and effect.

IN WITNESS WHEREOF., Tenant and Landlord have agreed to the above and the persons whose
signatures appear below have full authority to execute this document for the respective party.

Tenant Signatory Name: w Qe

Title: (@]
Signature: 0\/\/\»\_91‘
Date: ' / { ?) / &




Landlord Signatory Name:

Title:
Signature:

Date:
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