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ORDINANCE 2011-494
AN ORDINANCE APPROVING, AND AUTHORIZING THE MAYOR AND CORPORATION SECRETARY TO EXECUTE AND DELIVER, THAT CERTAIN LEASE AGREEMENT BETWEEN THE CITY OF JACKSONVILLE, AS LANDLORD, AND U.S. GREEN BUILDING COUNCIL-NORTH FLORIDA CHAPTER, INC., A FLORIDA NOT-FOR-PROFIT CORPORATION, AS TENANT; SAID LEASE BEING FOR FIVE (5) YEARS, FOR 4,940 SQUARE FEET ON THE FIRST FLOOR OF THE MAIN LIBRARY PARKING GARAGE LOCATED AT 33 WEST DUVAL STREET, AT NO RENTAL OR UTILITY COST TO TENANT; PROVIDING AN EFFECTIVE DATE.


WHEREAS,
the U.S. Green Building Council-North Florida Chapter, Inc., is a Florida not-for-profit corporation (USGBC), focused on accelerating the adoption of green development practices, technologies, policies and standards in the community; and

WHEREAS,
USGBC desires to use retail space located in the Main Library Parking Garage as a Sustainability Resource Center, which center will be open to the public for educational purposes, including providing resources to the public on energy and water conservation efficiency, green building and sustainable development practices; and


WHEREAS, the City has determined that USGBC’s use of the retail space in the Main Library Parking Garage as a Sustainability Resource Center would be beneficial to the promotion of green development practices, technologies, policies and standards in the community and the City’s overall downtown development plan; and

WHEREAS, in consideration of USGBC’s build-out of approximately 4,940 square feet of retail space owned by the City for use as a Sustainability Resource Center, the City has agreed to allow USGBC to utilize said retail space at no rental or utility cost to USGBC for a five (5) year period; now therefore    
BE IT ORDAINED by the Council of the City of Jacksonville:


Section 1.

Lease Agreement approved and execution authorized.  There is hereby approved, and the Mayor and Corporation Secretary are hereby authorized to execute and deliver, that certain Lease Agreement between the City of Jacksonville (Landlord) and U.S. Green Building Council-North Florida Chapter, Inc. (Tenant), in substantially the same form attached hereto as Exhibit 1, subject to "technical" modifications described herein.  Technical modifications are modifications approved by the Director of Public Works, and legally approved by the Office of General Counsel that do not involve any increased financial obligations or liability to the City, and that do not alter the basic lease terms as provided herein.  Said lease is for five (5) years, with no renewal option, for 4,940 square feet of retail space on the first floor of the Main Library Parking Garage located at 33 West Duval Street, at no rental or utility cost to Tenant.

Section 2.
   Effective Date.  This ordinance shall become effective upon signature by the Mayor or upon becoming effective without the Mayor’s signature.
Form Approved:

    /s/  Lawsikia J. Hodges
Office of General Counsel

Legislation prepared by Lawsikia J. Hodges
G:\Gov't Operations\LHodges\Public Works Real Estate Division\Leases-Licenses\US Green Building Council Lease\Legislation - 7-20-11.doc 
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LEASE AGREEMENT
between
City of Jacksonville, Florida
as Landlord
and

U.S. Green Building Council-North Florida Chapter, Inc.,
a Florida not-for-profit corporation

as Tenant

, 2011
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BASIC LEASE INFORMATION

Preamble Effective Date of Lease: , 2011, which date shall be the date that
the last party exccuted this Lease.

Preamble Landlord: City of Jacksonville, Florida

Preamble Tenant: U.S. Green Building Council-North Florida Chapter, Inc., a Florida not-for-
protit corporation

Preamble Building: Library Garage, 33 West Duval Street, Jacksonville, Florida 32202

Article | Premises: Suite ___located on the first (1%) floor of the Building.

Article 1 Net Rentable Square Feet of Premises: Approximately 4,940 net rentable square feet.

Section 2.1 Lease Term: Expires at 11:59 p.m. local time on the fifth (5") anniversary of the
Effective Date.

Section 2.2 Lease Commencement Date: Shall be the same as the Effective Date.

Article 3 Base Rent: Fixed Annual Rent is as follows:

LEASE YEAR FIXED ANNUAL RENT FIXED MONTHLY RENT

1 $0.00 $0.00
2 $0.00 $0.00
3 $0.00 $0.00
4 $0.00 $0.00
5 $0.00 $0.00

Article 4 Security Deposit: None

Section 5.1 Permitted use of Premises: The Premises are to be used for a Sustainability Resource
Center, which will be open to the public for educational purposes, among other uses.
Tenant anticipates seeking Leadership in Energy and Environmental Design (LEED)
Platinum Certification (the "LEED Certification") under the LEED for Commercial
Interiors (LEED-CI) rating system, and will open the Premises to the public for the
purpose of educating the community and serving as a public resource on (i) energy and
water conservation and efficiency, (ii) green building and (iii) sustainable development
practices.

Article 6 Number of Parking Permits: None.

Section 23.4

Tenant's Address for Notices:

U.S. Green Building Council-North Florida Chapter, Inc.
388 8™ Street

Atlantic Beach, Florida 32233

Attn: Sarah Boren, Executive Director
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with a copy to:

Holland & Knight LLP

50 North Laura Street, Suite 3900
Jacksonville, Florida 32202

Attn: Robert E. Riva, Jr., Esq.

Landlord's Address for Notices:

City of Jacksonville, Department of Public Works
214 N. Hogan Street, 10™ Floor

Jacksonville, Florida 32202

Attn: Director of Real Estate

with a copy to:

City of Jacksonville, Office of General Counsel
117 W. Duval Street, Suite 480

Jacksonville, Florida 32202

Attn: Corporation Secretary

Certain information relating to the Lease, including many of the principal economic terms, are set forth in
the foregoing Basic Lease Information. In the event of any conflict or inconsistency between the terms of
the Basic Lease Information and the terms of the Lease, the terms of the Lease shall control.
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LEASE AGREEMENT

THIS LEASE AGREEMENT (the "Lease") 1s made as of the day of , 2011, by and
between the CITY OF JACKSONVILLE, FLORIDA ("Landlord"), and U.S. GREEN BUILDING
COUNCIL-NORTH FLORIDA CHAPTER, INC., a Florida not-for-profit corporation ("Tenant").

RECITALS:

Al Landlord is the owner of the library garage building (the "Building") located at 33 West
Duval Street, Jacksonville, Florida 32202. The Building and all other improvements
thereon and the common areas and appurtenances thereto are collectively referred to
herein as the "Property."

B. Tenant desires to lease space in the Building for the purpose of operating a Sustainability
Resource Center, which will be open to the public for educational purposes, among other
uses. Tenant anticipates seeking Leadership in Energy and Environmental Design
(LEED) Platinum Certification (the "LEED Certification”) under the LEED for
Commercial Interiors (LEED-CI) rating system, and will open the Premises to the public
for the purpose of educating the community and serving as a public resource on (i)
energy and water conservation and efficiency, (ii) green building and (iii) sustainable
devclopment practices. Landlord is willing to demise and lease space in the Building to
Tenant, upon the terms, conditions, covenants and agreements set forth herein, and
acknowledges the benefits it receives by leasing such space in the Building to Tenant,
including, but not limited to, developing and filling the downtown Jacksonville urban
core.

NOW, THEREFORE, in consideration of the foregoing, One Dollar ($1.00), the covenants and
agreements herein set forth, and other good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereto, intending legally to be bound, hereby covenant and
agree as sct forth below.

ARTICLE 1
THE PREMISES

Landlord hereby demises and leases to Tenant and Tenant hereby leases from Landlord, for the term and
upon the terms, conditions, covenants and agreements provided herein, Suite _ , located on the first
(1*") floor of the Building with glass storefront space, which space consists of approximately 4,940 square
feet of rentable area as determined by the mutual agreement of the parties (the "Premises"). The Premises
are cross-hatched on Exhibit A attached hereto and incorporated herein. The lease of the Premises
includes the right, together with other tenants of the Building, if any, and their employees and business
invitees, to use the common public areas of the Building for their intended use and all other rights of
Tenant under Florida law, and subject to the other provisions of this Lease but includes no other rights not
specifically set forth herein.

ARTICLE 2
LEASE TERM
Section 2.1 Term
(a) The term of this Lease ("Lease Term") shall commence on the Lease Commencement

Date as determined pursuant to Section 2.2 hereof, and shall end at 11:59 p.m., local time, on (i)
the day preceding the fifth (5th) anniversary of the Lease Commencement Date (hereinafter
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defined). Subject to Tenant's exercise of one or more of the renewal options of the Lease Term
more particularly described in Section 2.3 herein, the defined term "Lease Term" shall include
any such renewal or extension term.

(b) As used herein, the first "Lease Year" shall mean the period commencing on the Lease
Commencement Date and for a period of twelve (12) months thereafter. Each successive twelve
(12) month period thereafter during the Term shall constitute a subsequent "Lease Year," except
that the last Lease Year shall end on the expiration of this Lease.

(c) Within three (3) days of the Effective Date of this Lease, Landlord shall deliver
possession of the Premises to Tenant in its AS-IS condition with no representations and
warranties as to the conditions of the Premises, except for any representations and
warranties made by Landlord with respect to the Premises expressly set forth herein.

Section 2.2 Lease Commencement Date
(a) The Lease Commencement Date shall be the Effective Date of this Lease.
(b) Intentionally deleted.

Scction 2.3 Intentionally deleted.
ARTICLE 3

RENT

Tenant shall pay to Landlord as "Fixed Annual Rent" for each Lease Year for the Premises, without
notice, set-off, counterclaim, deduction or demand, the following amounts:

Lease Year Fixed Annual Rent Fixed Monthly Rent
1 $0.00 $0.00
2 $0.00 $0.00
3 $0.00 $0.00
4 $0.00 $0.00
5 $0.00 $0.00

For the avoidance of doubt, Landlord shall lease the Premises to Tenant rent-free the Lease Term. Tenant
shall be permitted to utilize existing electric, chilled water, water and sewer infrastructure in connection
with the Premises, and Landlord shall furnish and Tenant shall be entitled to use such electric, chilled
water, water and sewer utilities for the benefit of the Premises at Landlord's sole cost and expense during
the Lease Term and as further provided in Article 14.

ARTICLE 4
SECURITY DEPOSIT

Simultaneously with the execution of this Lease, Tenant shall deposit with Landlord the sum of zero
Dollars ($0.00) as a security deposit.

ARTICLE 5
USE
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Section 5.1 Permitted Use

Tenant shall not use or occupy the Premises for any unlawful purpose or in any manner that will
constitute waste, nuisance or unreasonable annoyance to Landlord or other tenants of the Building.
Landlord shall not intentionally interfere or otherwise take any action with respect to the Premises that
will cause the Building or the Premises or any part thereof not to conform with the certification of the
Premises issued pursuant to the LEED Certification.

Section 5.2 Compliance with Laws .

() Tenant shall comply with all present and future laws, statutes, ordinances (including
zoning ordinances and land use requirements), codes, rules, regulations, and orders of the United
States of America and any other public or quasi-public authority having jurisdiction over the
Premises concerning the use, occupancy, facilities in and condition of the Premises and all
machinery, equipment, facilities, entrances thereto, exits therefrom and furnishings therein
(including, without limitation, any requirements for structural changes. It is expressly understood
that Tenant, at Tenant's cost and expense, will obtain an occupancy permit for the Premises. If
any future law, statute, ordinance, code, rule, regulation, or order requires another occupancy
permit or other permit for the Premises, Tenant will obtain such permit at Tenant's sole expense.

b) Tenant shall build-out the Premises at its own cost in compliance with the provisions of
the Americans with Disabilities Act or any similar Federal or State, county, municipal or other
governing jurisdiction's statute, law, ordinance or code, as they may be amended from time to
time, and the rules and regulations which may be adopted thereunder from time to time, as the
same may be applicable to the Building.

Section 5.3 LEED Certification

Landlord acknowledges that Tenant anticipates obtaining the LEED Certification.  Landlord
acknowledges that all construction and maintenance methods and procedures, material purchases, and
disposal of waste must be in compliance with the specifications of the LEED Certification.

Section 5.4 Intentionally deleted.

Section 5.5 Environmental Laws

(a) Tenant shall not use any portion or all of the Property for the use, generation, treatment,
storage or disposal of "toxic substances,” "contaminants," "pollutants," "hazardous materials,"
"hazardous waste," "hazardous substances” or "oil" (collectively, "Hazardous Materials"), as such
terms are defined under the Comprehensive Environmental Response, Compensation and
Liability Act, 42 U.S.C. Section 9601 et seq., as amended, the Resource Conservation and
Recovery Act of 1976, 42 U.S.C. 6901 et seq., as amended, and any and all other environmental
statutes which regulate the use of hazardous and/or dangerous substances, and the regulations
promulgated thereunder and any and all State and local laws, statutes, codes, ordinances, rules
and regulations, without the express prior written consent of Landlord, and then only to the extent
that the presence and/or discharge of the Hazardous Materials is (i) properly licensed and
approved by all appropriate governmental officials and in accordance with all applicable laws and
regulations and (ii) in compliance with any terms and conditions stated in said prior written
approval by Landlord. Notwithstanding the foregoing, Tenant may use such Hazardous Materials
as are used for ordinary office purposes in the ordinary course of Tenant's operations of the
Premises, provided that such use is in accordance with all applicable statutes, laws, codes,
ordinances, rules and regulations, and any manufacturer's instructions. Tenant shall be solely
responsible for removing all such permitted Hazardous Materials from the Property at Tenant's
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sole cost and expense, and Landlord shall have no liability or obligation with respect thereto.
Notwithstanding the permitted use of certain Hazardous Materials, Tenant may not discharge any
Hazardous Materials except as provided by applicable statutes, laws, codes, ordinances, rules
and/or regulations, and specifically may not discharge any Hazardous Materials in any public
sewer or any drain and/or drainpipe leading or connected thereto. Tenant shall promptly give
written notice to Landlord of any communication received by Tenant from any governmental
authority or other person or entity concerning any complaint, investigation or inquiry regarding
any use, generation, treatment, storage or disposal (or alleged use, generation, treatment, storage
or disposal) by Tenant of any Hazardous Materials.

(b) Tenant hereby agrees to defend, indemnify and hold Landlord harmless from any
and all losses, damages, claims, costs, fees, penalties, charges, assessments, taxes, fines
or expenses including reasonable attorneys’ fees and legal assistants’ fees, arising out of
any claim asserted by any person, entity, agency, organization or body against Landlord
in connection with liabilities associated with cleaning up, moving, disposal of or
otherwise eliminating any oil, toxic substance, hazardous substance, solid waste, waste or
contaminate from the Property caused by Tenant, its agents, employees, representatives,
and contractors. This indemnity includes, but is not limited to, any losses, damages,
claims, costs, fees, penalties, charges, assessments, taxes, fines or expenses, including
reasonable attorneys’ fees and legal assistants’ fees incurred by Landlord under any
applicable environmental laws.

(c) This Section shall survive the expiration or termination of this Lease.

ARTICLE 6
PARKING

Tenant shall be assigned zero (0) parking spaces under this Lease.

ARTICLE 7
ASSIGNMENT AND SUBLETTING

Section 7.1 Landlord's Consent Required

Tenant shall not sell, assign, transfer, mortgage or otherwise encumber this Lease or its interest therein
(collectively "assign" or "assignment") or sublet, rent or permit anyone to occupy the Premises, or any
part thereof (collectively "sublet"), without obtaining the prior written consent of Landlord, which
consent shall not be unreasonably withheld in by Landlord as to any assignment and which consent shall
not be unreasonably withheld, conditioned or delayed as to any subletting. When Landlord's "consent" is
referenced herein, it shall refer to both approval of the proposed assignee/subtenant and approval of the

instrument of assignment/sublet and any amendment thereof.

ARTICLE 8
MAINTENANCE AND REPAIRS

Section 8.1 Maintenance and Repairs

Tenant will keep and maintain the Premises and all fixtures and equipment located therein in a clean, safe
and sanitary condition, will take good care thereof and make all required repairs and replacements thereto
(whether structural or non-structural, foreseen or unforeseen), will suffer no waste or injury thereto, and
will, at the expiration or other termination of the Lease Term, surrender the Premises, broom clean, in the
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same order and condition they were in on the Lease Commencement Date unless otherwise directed by
Landlord ordinary wear and tear and insured damage by the elements excepted. Notwithstanding
anything to the contrary herein, all products used by Landlord in connection with any maintenance
obligations provided in this Lease must comply with the LEED Certification. Landlord is responsible for
reporting all materials purchased in connection with any of Landlord's required maintenance under this
Lease to Tenant in a format suitable to Tenant. Tenant shall maintain the heating, ventilating and air-
conditioning, plumbing, electrical and elevator systems for the Premises and shall make such repairs at
Tenant’s expense as necessary.

Section 8.2 Landlord's Maintenance and Repairs
Landlord shall endeavor to maintain and keep in repair the roof, foundation and exterior walls of the
Building.

Section 8.3 Damage Caused by Tenant

All injury, breakage and damage to the Premises and to any other part of the Building caused by any act
or omission of Tenant or any agent, employee, subtenant, licensee, contractor, customer, client, family
member or invitee of Tenant, shall be repaired by and at the sole expense of Tenant.

ARTICLE 9
ALTERATIONS AND TENANT IMPROVEMENTS

Section 9.1 As-Is Condition of Premises

Tenant shall be responsible at its sole cost and expense to clean and prepare the Premises prior to the
commencement of the Tenant Improvement Work (as defined in Exhibit E), which work shall subject to
the conditions set forth in Exhibit E (the "Work Letter"), as applicable. Except as so provided in the
Work Letter, Tenant agrees to and shall lease the Premises in its "AS IS" condition as of the date of this
Lease, and it is understood and agreed that Landlord will not make or pay for, and is under no obligation
to make or pay for, any structural or other alterations, decorations, additions or improvements in or to the
Premises.

Section 9.2 Alterations

(a) Except for the work, if any, to be performed by Tenant pursuant to the Work Letter (as to
which the Work Letter shall be controlling), Tenant will not make or permit anyone to make any
alterations, decorations, additions or improvements (herein referred to collectively as
"Alterations"), structural or otherwise, in or to the Premises or the Building without the prior
written consent of Landlord. When granting its consent, Landlord may impose any conditions it
deems appropriate, including without limitation, the approval of plans and specifications,
approval of the contractor or other persons to perform the work, and the obtaining of a
performance bond in an amount specified by Landlord and specified insurance. All Alterations
permitted by Landlord must conform to all rules and regulations established from time to time by
the Board of Fire Underwriters having jurisdiction or any similar body exercising similar
functions, and to all laws, statutes, ordinances, codes, rules, regulations and requirements of the
Federal and/or State, county, municipal or other applicable governments. Both as to any Tenant
Improvement Work and any Alterations made thereafter, Tenant and Tenant's contractors shall
abide by Landlord's "Contractor Insurance and Indemnifications" attached hereto as Exhibit D
and any modifications thereto by Landlord.

(b) Any and all Tenant Improvement Work and/or Alterations will be performed in

accordance with the LEED Certification, including any third-party rating system concerning the
environmental compliance of the Building or the Premises, as the same may change from time to

-7-

Exhibit 1
Page 8 of 28
time. Tenant further agrees to engage a qualified third party LEED Accredited Professional or
similarly qualified professional during the design phase through implementation of any Tcnant
Improvement Work and/or Alterations to review all plans, material procurement, demolition,
construction and waste management procedures to ensure they are in full conformance to the
LEED Certification, as aforesaid.

() Tenant agrees to seek and maintain LEED for Commercial Interiors certification for
Tenant Improvement Work and Alterations.

Section 9.3 Indemnification for Tenant Improvement Work and Alterations

Tenant shall defend, indemnify and hold Landlord harmless from and against any and all claims, suits,
actions, proceedings, liens, liabilities, judgments, damages, losses, costs and expenses (including, without
limitation, attorneys' fees) based on or arising directly or indirectly by reason of the making of any Tenant
Improvement Work or Alterations by Tenant, its agents, representatives, employees or contractors.

Section 9.4 Ownership and Removal at End of Lease Term

Tenant Improvement Work and Alterations to the Premises or the Building (except for personal property
solely owned by Tenant), made by either party shall immediately become the property of Landlord and
shall remain upon and be surrendered with the Premises as part thereof at the end of the Lease Term
except that (a) if Tenant is not in default under this Lease, Tenant shall have the right to remove, prior to
the expiration of the Lease Term, all personal property in the Premises solely at the expense of Tenant,
and (b) Landlord shall have the right to require Tenant, subject to Landlord’s sole discretion, to remove
any Tenant Improvement Work and Alterations at the end of the Lease Term at the sole cost of Tenant.
Unless Landlord otherwise specifically agrees in writing at or prior to the installation of the same, all data
and communications cabling and equipment installed in the Premises or the Building for the exclusive use
of Tenant, whether originally installed by Landlord or by Tenant, shall be removed by Tenant at its own
cost and expense upon the expiration or termination of the Lease Term. Tenant shall dispose of in an
environmentally sustainable manner any equipment, furnishings, or materials no longer needed by
Tenant. All damage and injury to the Premises or to the Building caused by such removal shall be
repaired by Tenant, at Tenant's sole expense. If such property of Tenant is not removed by Tenant prior
to the expiration or termination of this Lease, the same shall be deemed to have been abandoned by
Tenant and shall be surrendered with the Premises as a part thereof, which property may be retained by
Landlord or disposed of at Tenant's expense. Tenant's obligation to pay for any costs incurred by
Landlord for the disposal of such abandoned property shall survive the expiration or earlier termination of
this Lease.

ARTICLE 10
SIGNS

No sign, advertisement or notice shall be inscribed, painted, affixed or otherwise displayed by Tenant on
any part of the exterior or the interior of the Premises or the Building except on the directories and the
doors of offices and such other areas as are designated by Landlord. All signage, advertisements or
notices must be only in such place, number, size, color and style as are approved by Landlord in its sole
and absolute discretion. All of Tenant's signs that are approved by Landlord shall be obtained by Tenant
at its sole cost and expense and installed by Landlord at Tenant's sole cost and expense. Tenant shall
reimburse Landlord for such amount upon written demand from Landlord. If any sign, advertisement or
notice that has not been approved by Landlord is exhibited or installed by Tenant, Landlord shall have the
right to remove the same at Tenant's expense. Landlord shall have the right to prohibit any advertisement
of or by Tenant which in Landlord's opinion tends to impair the reputation of the Building or its
desirability as a high-quality office building, and, upon written notice from Landlord, Tenant shall
immediately refrain from and discontinue any such advertisement. Landlord reserves the right to affix,
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install and display signs, advertisements and notices on any part of the exterior or interior of the Building
except in the Premises.

ARTICLE 11
TENANT'S EQUIPMENT

Scction 11.1  Intentionally deleted.

Section 11.2  Other Infrastructure

Tenant shall not install any equipment of any type or nature that will or may necessitate any changes,
replacement or additions to, or in the use of the water system, heating system, plumbing system, air-
conditioning system or electrical system of the Premises or in the Building, without first obtaining the
prior written consent of Landlord, which consent may be withheld in Landlord's sole and absolute
discretion. Any machines and mechanical equipment belonging to Tenant which cause noise or
vibrations that may be transmitted to the structure of the Building or to any space therein to such a degree
as to be objectionable to Landlord or to any tenant in the Building shall be installed and maintained by
Tenant, at Tenant's expense, on vibration eliminators or other devices sufficient to reduce such noise and
vibration to a level satisfactory to Landlord.

ARTICLE 12
INSPECTIONS BY LANDLORD

Tenant shall permit Landlord or its agents or representatives to enter the Premises, at any time and from
time to time, without charge therefor to Landlord to examine, inspect and protect the Premises and the
Building, to make such alterations and/or repairs as in Landlord's sole judgment may be deemed
necessary, or to exhibit the same to prospective purchasers or prospective tenants. In connection with any
such entry, Landlord shall endeavor to minimize the disruption to Tenant's use of the Premises, but
Landlord shall not be required to perform any alterations or repairs or make any entry at a time other than
normal working hours.

ARTICLE 13
INSURANCE
Section 13.1  Tenant's Insurance
(a) Tenant agrees that, from and after the date of delivery of the Premises, Tenant

shall, at Tenant’s sole cost and expense during the Lease Term, obtain and maintain in full force and
effect insurance upon all glass and plate glass in the Premises, Special Form (FKA All Risk Insurance)
including fire and extended coverage upon Tenant’s merchandise, signage, inventory, equipment, heating,
ventilating and air conditioning (“HVAC”) equipment, furniture, other personal property, fixtures and all
improvements installed in the Premises for the full replacement value thereof, property damage insurance,
including sprinkler damage and vandalism and malicious mischief damage and public liability insurance
(including liquor law liability insurance if applicable) with respect to the Premises and the business
conducted by Tenant and any other persons in the Premises. In the event that there shall be a dispute as
to the amount that comprises full replacement value, the decision of Landlord or the mortgagees of
Landlord shall be presumptive. In addition, Tenant, at Tenant’s sole cost and expense, shall procure and
maintain throughout the Lease Term the following insurance: (a) commercial general liability insurance
against claims for bodily injury, personal injury, advertising injury and property damage arising from the
Premises, or the use of any portion of the Building by the Tenant or the Tenant Parties, and having limits
of not less than (i) $1,000,000 per occurrence, (ii) $2,000,000 for the general aggregate (per location), (iii)
$100,000 for fire damage liability, and; (b) contractual liability insurance covering all contractual
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indemnities by Tenant contained in this Lease; (¢) employer’s liability insurance with limits of not less
than $500,000 for each accident and $500,000 for each employee for death or bodily injury that could be
asserted against Landlord, Tenant or the Premises; (d) worker’s compensation insurance in statutory
amounts and limits covering all employees of Tenant in connection with any work done in, on or about
the Premises for claims covered by worker’s compensation insurance and (e) any other form or forms of
insurance as Tenant or Landlord or the mortgagees of Landlord may reasonably require from time to time,
in form, amounts and for insurance risks against which a prudent tenant would protect itself, but only to
the extent such risks and amounts are available in the insurance market at commercially reasonable costs.
A Waiver of Subrogation shall be included on all required insurance in favor of Jacksonville.

Any policy proceeds from such insurance shall be held in trust by Tenant for the repair, reconstruction,
restoration or replacement of the property damaged or destroyed, unless this Lease shall cease and
terminate. Insurance provided hereunder may be provided under Tenant’s blanket liability insurance
policy.

(b) All policies of insurance shall be issued in form acceptable to Landlord by
insurance companies with general policyholder’s rating of not less than A- and a financial rating of Class
VII as rated in the most currently available “Best’s Insurance Reports” and qualified to do business in the
state in which the Premises is located. Executed copies of each such policy of insurance or a certificate
thereof shall be delivered to Landlord on the date ot Landlord’s delivery of possession of the Premises to
Tenant and thereafter within thirty (30) days prior to the expiration of each such policy. During the Term,
Landlord and Management Company shall each be named as an additional insured under insurance
carried pursuant to this Lease to the extent of Tenant’s undertaking and obligations set forth in
Section 13.2 below. As often as any such policy shall expire or terminate, renewal or additional policies
shall be procured and maintained by Tenant in like manner and to like extent. Tenant will give Landlord
at least fifteen (30) days’ notice in writing in advance of any cancellation, or lapse, or the effective date of
any reduction in the amounts of any such insurance policies. Such notice should be mailed to the Division
of Risk Management Attn: Mark Jones at 231 E Forsyth St. Room 470 Jacksonville, FL. 32202. All such
policies required to be maintained by Tenant shall not be set up in a manner as to contribute to any
policies which may be carried by Landlord. To the extent applicable, all such policies shall permit
Landlord to recover under said policies, to the extent of Tenant’s undertaking set forth in Section 13.2
below. Tenant’s failure to comply with the foregoing requirements shall constitute an Event of Detault
hereunder. Following any such Event of Default, Landlord may, but is not obligated to, obtain such
insurance and Tenant shall pay to Landlord upon demand as additional rental, the premium cost thereof
plus interest at the maximum lawful non-usurious rate from the date of payment by Landlord until paid by
the Tenant.

Section 13.2  Indemnity by Tenant

Tenant shall indemnify and defend Landlord and save it harmless from and against any and all claims,
suits, actions, proceedings, liabilities, damages, costs or expenses, including attorneys' fees, arising (i)
from any act, omission or negligence of Tenant or its officers, contractors, licensees, agents, employees,
guests, invitees or visitors in or about the Property, (i) from Tenant's use or occupancy of the Premises or
the business conducted by Tenant therein, (iii) from any breach or default under this Lease by Tenant, (iv)
from, or relating to, the enforcement by Landlord of the provisions of this Lease as against Tenant, or (v)
from any accident, injury or damage, howsoever and by whomsoever caused, to any person or property,
occurring in or about the Building, the Premises or the Property. This provision shall not be construed to
make Tenant responsible for loss, damage, liability or expense resulting from injuries (or death) to third
parties to the extent caused solely and directly by the negligence of Landlord or its officers, contractors,
licensees, agents, employees or invitees. The provisions of this Section shall survive the expiration or
termination of this Lease.
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Section 13.3  Increases in Insurance Rates

Tenant shall not do or permit to be done any act or thing upon or about the Premises or the Property
which will (1) result in the assertion of any defense by the insurer to any claim under, (ii) invalidate, or
(1) be in conflict with, the policies covering the Property, and fixtures and property therein, or which
would increase the rate of fire insurance applicable to the Property to an amount higher than it otherwise
would be; and Tenant shall neither do nor permit to be-done any act or thing upon or about the Property
which shall or might subject Landlord to any liability or responsibility for injury to any person or persons
or to property; but nothing in this Section shall prevent Tenant's use of the Premises for the purposes
stated in this Lease. If, as a result of any act or omission by or on the part of Tenant or violation of this
Lease by Tenant, whether or not Landlord has consented to the same, the rate of "All Risk” or other type
of insurance maintained by Landlord on the Property shall be increased to an amount higher than it
otherwise would be, Tenant shall reimburse Landlord for all increases of Landlord's insurance premiums
so caused. If, due to abandonment of or failure to occupy the Premises by Tenant, any such insurance
shall be canceled by the insurance carrier, then Tenant hereby indemnifies Landlord against liability
which would have been covered by such insurance. In any action or proceeding wherein Landlord and
Tenant are parties, a schedule or "make-up" of rates for the Property or Premises issued by the body
making fire insurance rates or established by the insurance carrier providing coverage for the Property or
Premises shall be presumptive evidence of the facts stated therein, including the items and charges taken
into consideration in fixing the "All Risk" insurance rate then applicable to the Building or Premises.

Section 13.4  Notice of Accidents

Tenant shall give Landlord notice in case of crimes, solicitations, fire, accidents or other adverse incidents
in the Premises or the Building promptly after Tenant is aware of such event. If Tenant provides notice to
the Landlord’s managing agent for the property (“Building Manager”) of the aforesaid, such notice shall
be deemed to have been given to Landlord.

ARTICLE 14
SERVICES AND UTILITIES

Section 14.1  Services and Ultilities

(a) Landlord shall pay all gas, water, sewer, and electric charges which may become payable
during the term of this Lease for the gas, water, sewerage and electricity used by Tenant on the
Premises. Tenant shall be responsible for the installation of and charges for any telephone and
computer facilities used by Tenant in the Premises.

(b) Tenant shall be responsible for obtaining its own janitorial services for the Premises at
Tenant’s sole expense.

(c) The normal hours of operation of the Building will be a.m. to p-m. on
Monday through Friday (except legal holidays) and a.m. to p.m. on Saturday
(except legal holidays). There will be no normal hours of operation of the Building on Sunday or
legal holidays, and Landlord shall not be obligated to maintain or operate the Building at such
times unless special arrangements are made by Tenant. Tenant shall have access to the Building
and the Premises twenty-four (24) hours per day, every day of the year, subject to exclusion
during emergencies or repairs if, in Landlord's sole judgment, such exclusion is necessary.
Landlord will furnish all services and utilities required by this Lease at Tenant’s sole expense
only during the normal hours of operation of the Building unless otherwise specified herein.

(d) It is also agreed that if Tenant requires air-conditioning or heat beyond the normal hours
of operation set forth herein, Landlord will furnish such air-conditioning or heat provided Tenant
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gives Landlord sufficient advance notice of such requirement, and Tenant hereby agrees to pay
for such extra service in accordance with Landlord's then-current schedule of costs and
assessments for such extra service.

() Subject to Tenant’s installation of meters in the Premises to monitor utility consumption,
Landlord shall submit to Tenant electricity, water and other utility consumption data for the
Premises in a format deemed reasonably acceptable by Tenant and Landlord within a reasonable
time after such information becomes available each month so that Tenant can monitor the LEED
Certification.

Section 14.2  Interruption of Services and Utilities

It is understood and agreed that Landlord shall not have any liability whatsoever to Tenant as a result of
Landlord's failure or inability to furnish any of the utilities or services required to be furnished by
Landlord hereunder, whether resulting from breakdown, removal from service for maintenance or repairs,
strikes, scarcity of labor or Hazardous Materials, acts of God, governmental requirements or from any
other cause whatsoever. It is further agreed that any such failure or inability to furnish the utilities or
services required hereunder shall not be considered an eviction, actual or constructive, of Tenant from the
Premises and shall not entitle Tenant to terminate this Lease.

Section 14.3  Intentionally deleted.

ARTICLE 15
LIABILITY OF LANDLORD

Section 15.1  No Liability of Landlord

Landlord shall not be liable to Tenant, its employees, agents, invitees, licensees, customers, clients,
family members or guests for any damage, injury (including death), loss, compensation or claim,
including, but not limited to, claims for the interruption or loss of Tenant's business, based on, arising out
of, or resulting from any cause whatsoever, including, but not limited to, the following: repairs to any
portion of the Premises or the Building; the negligence of Landlord or any of its servants, agents,
contractors or employees; interruption in the use of the Premises; any accident or damage resulting from
the use or operation (by Landlord, Tenant, or any other person or persons) of elevators, or of the heating,
air-conditioning, electrical, or plumbing equipment or apparatus; the termination of this Lease by reason
of the destruction of the Premises; any fire, explosion, falling plaster, steam, gas, robbery, theft,
mysterious disappearance, and/or any other casualty; the actions of any other tenants of the Building or of
any other person or persons; any failure or inability to furnish any of the utilities or services required to be
furnished by Landlord hereunder; any leakage in any part or portion of the Premises or the Building, or
from water, rain or snow that may leak into, or flow from, any part of the Premises or the Building, or
from drains, pipes, appliances or plumbing work in the Building or from the roof, street or subsurface or
resulting from dampness or from any other cause of whatsoever nature. The occurrence of any of the
foregoing items described in this Section shall not be considered an eviction, actual or constructive, of
Tenant from the Premises and shall not entitle Tenant to terminate this Lease. Any goods, property or
personal effects stored or placed by Tenant or its employees in or about the Premises or Building shall be
at the sole risk of Tenant, and Landlord shall not in any manner be held responsible therefor. It is
understood that the employees of Landlord are prohibited from receiving any packages or other articles
delivered to the Building for Tenant, and if any such employee receives any such package or articles, such
employee shall be acting as the agent of Tenant for such purposes and not as the employee or agent of
Landlord. Notwithstanding the foregoing provisions of this Section, Landlord shall not be released from
liability to Tenant for any damage or injury caused by the willful misconduct of Landlord or its
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employees. In no event shall Tenant make any claim against Landlord for consequential, indirect or
punitive damages.

Scction 15.2  Transfer by Landlord

In the event that at any time Landlord shall sell or transfer the Building, the transferor Landlord shall not
be liable to Tenant for any obligations or liabilities based on or arising out of events or conditions
occurring on or after the date of such sale or transfer. Upon the closing date of such sale or transfer,
Tenant is deemed to automatically attorn to the purchaser or transferee and shall be bound by all of the
terms and provisions of this Lease.

ARTICLE 16
RULES AND REGULATIONS

Tenant and its agents, employees, invitees, licensees, customers, clients, family members, guests and
subtenants shall at all times abide by and observe the rules and regulations promulgated by Landlord and
attached hereto as Exhibit C. In addition, Tenant and its agents, employees, invitces, licensees,
customers, clients, family members, guests and subtenants shall abide by and observe all other rules or
regulations that Landlord may promulgate from time to time for the operation and maintenance of the
Building, provided that notice thereof is given to Tenant and such rules and regulations are not
inconsistent with the provisions of this Lease.

ARTICLE 17
DAMAGE OR DESTRUCTION

Section 17.1  Casualty
In the event that the Premises, or the major part thereof, are destroyed by fire, lightning, storm or other
casualty, the Landlord, at its option, may forthwith repair the damage to the Premises at its own cost and
expense. If the Premises are damaged to such an extent that the Tenant will be unable to occupy the
Premises for a period in excess of sixty (60) days, then the Tenant may terminate the lease by providing
written notice to Landlord.

Section 17.2  Intentionally deleted.

Section 17.3  Intentionally deleted.

ARTICLE 18
CONDEMNATION

Section 18.1 Termination for Condemnation

If the whole or a substantial part (as hereinafter defined) of the Premises and/or the Building or the use or
occupancy of the Premises shall be taken or condemned by any governmental or quasi-governmental
authority for any public or quasi-public use or purpose (including a sale thereof under threat of such
taking), then this Lease shall terminate on the date title thereto vests in such governmental or quasi-
governmental authority. If less than a substantial part of the Premises (or the use and occupancy thereof)
is taken or condemned by any governmental or quasi-governmental authority for any public or quasi
public use or purpose (including a sale thereof under threat of such a taking), this Lease shall continue in
full force and effect. For purposes of this Section, a substantial part of the Premises or the Building shall
be considered to have been taken if more than ten percent (10%) of the Premises or Building is rendered
unusable as a result of such taking. '
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Section 18.2  Award

All awards, damages and other compensation paid by the condemning authority on account of the taking
or condemnation (or sale under threat of such a taking) shall belong to Landlord, and Tenant hereby
assigns to Landlord all rights to such awards, damages and compensation. Tenant agrees not to make any
claim against Landlord or the condemning authority for any portion of such award or compensation
attributable to damages to the Premises, the value of the unexpired term of this Lease, the loss of profits
or goodwill, Tenant Improvements, Alterations or severance damages. Nothing contained herein,
however, shall prevent Tenant from pursuing a separate claim against the condemning authority for the
value of furnishings, equipment and trade fixtures installed in the Premises at Tenant's expense and for
relocation expenses, provided that such claim shall in no way diminish the award or compensation
payable to or recoverable by Landlord in connection with such taking or condemnation.

ARTICLE 19
DEFAULT BY TENANT

Section 19.1  Events of Default
The occurrence of any of the following shall constitute an "Event of Default" by Tenant under this Lease:

(a) If Tenant shall fail to perform any of its obligations hereunder or the other agreements,
terms, covenants, or conditions in this Lease on Tenant’s part to be performed, other than the
payment of rent, and such non-performance shali continue for a period of thirty (30) days after
written notice thereof by Landlord to Tenant and Tenant has not in good faith commenced such
performance within such thirty (30) day period; or if such performance cannot reasonably be
obtained within such thirty (30) day period and Tenant has not in good faith commenced such
performance within such thirty (30) day period or, having commenced, has failed diligently to
proceed therewith to completion.

(b) If Tenant abandons the Premises.

(c) If Tenant (1) is voluntarily adjudicated bankrupt or insolvent, (i1) seeks or consents to the
appointment of a receiver or trustee for itself or for all or a part of its property, (iii) files a petition
seeking relief under the bankruptcy or similar laws of the United States or any state or any other
jurisdiction, (iv) makes a general assignment for the benetit of creditors, or (v) admits in writing
its inability to pay its debts as they mature.

(d) If any attachment or execution of any type is issued against Tenant, or Tenant's property
located on the Premises, or Tenant's rights or interest in the Lease, or Tenant's assets of any type
or nature whatsoever, including but not limited to federal, state, or municipal tax liens, and such
is not dismissed or released within ten (10) days thereafter, or such lesser time as may be
necessary to avoid loss of such property, rights or assets.

Section 19.2  Landlord's Rights
If an Event of Default occurs under this Lease, Landlord shall have the following rights:

(a) The right, at its sole option, to terminate this Lease. If Landlord elects to terminate this
Lease, everything contained in this Lease on the part of the Landlord to be done and perforimed

shall cease without prejudice.

(b) Enforce any claim Landlord may have against Tenant for anticipatory breach of this
Lease.
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Section 19.3  Landlord's Rights Cumulative

All rights and remedies of Landlord set forth herein are in addition to all other rights and remedies
available to Landlord at law or in equity. All rights and remedies available to Landlord hereunder or at
law or in equity are expressly declared to be cumulative. The exercise by Landlord of any such right or
remedy shall not prevent the concurrent or subsequent exercise of any other right or remedy.

Section 19.4  No Waiver By Landlord

No delay in the enforcement or exercise of any right or remedy shall constitute a waiver of any default by
Tenant hereunder or of any of Landlord's rights or remedies in connection therewith. Landlord shall not
be deemed to have waived any default by Tenant hereunder unless such waiver is set forth in a written
instrument signed by Landlord. If Landlord waives in writing any default by Tenant, such waiver shall
not be construed as a waiver of any covenant, condition or agreement set forth in this Lease except as to
the specific circumstances described in such written waiver.

ARTICLE 20
Intentionally deleted.

ARTICLE 21
DELIVERY AT END OF LEASE TERM

On the date of the expiration or termination of the Lease Term, Tenant shall quit and surrender the
Premises broom clean and in good condition and repair (ordinary wear and tear and insured damage by
fire or other casualty excepted), together with all the Tenant Improvement Work and any Alterations that
may have been made in or attached to the Premises, but otherwise empty, unless otherwise directed by
Landlord pursuant to Section 9.4 hereof.

ARTICLE 22
TENANT'S QUIET ENJOYMENT; ESTOPPEL CERTIFICATES; LANDLORD'S
RESERVATION OF RIGHTS

Section 22.1  Quict Enjoyment

Landlord covenants that it has the right to make this Lease for the Lease Term and that if Tenant shall
punctually perform all of the covenants, terms, conditions and agreements of this Lease to be performed
by Tenant, Tenant shall have the right, during the Lease Term, to freely, peaceably and quietly occupy
and enjoy the full possession of the Premises without molestation or hindrance by Landlord or any party
claiming through or under Landlord, subject to the provisions of this Lease.

Section 22.2  Tenant Estoppel Certificates

Tenant agrees, at any time from time to time, upon not less than ten (10) days' prior written notice by
Landlord, to execute, acknowledge and deliver to Landlord a statement in writing: (a) certifying that this
Lease is unmodified and in full force and effect (or if there have been modifications, that the Lease is in
full force and effect as modified and stating the modifications); (b) stating whether Tenant has taken
possession of the Premises; (c) stating whether Tenant has sublet all or any part of the Premises or
assigned this Lease in whole or in part; (d) stating whether or not, to the best knowledge of Tenant,
Landlord is in default in the performance of any covenant, agreement or condition contained in this Lease
and, if so, specifying the nature of such default; (¢) if any improvements are required to be performed by
Landlord under this Lease, stating that all such work has been satisfactorily completed or, if not,
providing a list of items excepted; (f) stating the Lease Commencement Date and the scheduled expiration
date of the Lease Term; (g) stating whether any security deposit has been posted; (h) stating whether
Tenant has any knowledge of any environmental problem affecting the Premises or the Property; (i)
stating whether Tenant has any expansion, contraction, renewal or termination options of any sort or any
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right to purchase the Building and/or the Land and, if Tenant does have any of the foregoing, stating
whether Tenant has exercised such option(s); (j) stating the address to which notices to Tenant are to be
sent; and (k) certifying as to such other matters as may reasonably be requested. Any such statement
delivered by Tenant may be relied upon by Landlord, any owner of the Building or the Land, any
prospective purchaser of the Building or Land, any Mortgagee or prospective Mortgagee of the Building
or Land or of Landlord's interest therein, or any prospective assignee of any such Mortgagee. Any failure
by Tenant to exccute, acknowledge and deliver within the aforesaid ten (10) day period any estoppel
certificate shall be deemed an Event of Default under this Lease. Notwithstanding the foregoing, Tenant
hereby irrevocably constitutes and appoints Landlord as Tenant's attorney-in-fact to execute,
acknowledge and deliver any such certificate for or on behalf of Tenant should Tenant fail to deliver such
certificate within the ten (10) day period described above. Any such statement delivered by Landlord as
Tenant's attorney-in-fact may be relied upon as aforesaid.

Section 22.3  Landlord's Reservation of Rights

Landlord hereby reserves to itself and its successors and assigns the following rights subject at all times to
strict and full compliance with the LEED Certification (all of which are hereby consented to by Tenant):
(a) to change the street address and/or name of the Building and/or the arrangement and/or location of
entrances, passageways, doors, doorways, corridors, elevators, stairs, toilets or other public parts of the
Building and to change the design or configuration of the Building; (b) to erect, use, and maintain pipes
and conduits in and through the Premises; and (c) to grant to anyone the exclusive right to conduct any
particular business or undertaking in the Building. Landlord may exercise any or all of the foregoing
rights without being deemed to be guilty of an eviction, actual or constructive, or a disturbance or
interruption of the business of Tenant or of Tenant's use or occupancy of the Premises.

Section 22.4  USA Patriot Act and Prohibited Persons

Tenant and Landlord (each, a "Representing Party") each represents and warrants to the other that: (a)
neither the Representing Party nor any person or entity who directly owns a ten percent (10%) or greater
equity interest in it, nor any of its officers, directors or managing members, is a person or entity with
whom United States persons or entities are restricted from doing business under regulations of the Office
of Foreign Asset Control of the Department of the Treasury (including those named on the Office of
Foreign Asset Control's "Specially Designated Nationals and Blocked Persons" list, found at
http://www.treas.gov/offices/enforcement/ofac) or under any statute, Executive Order (including
Executive Order 13224 signed on September 24, 2001 and entitled "Blocking Property and Prohibiting
Transactions with Persons Who Commit, Threaten to Commit, or Support Terrorism"), or other
governmental action; and (b) the Representing Party's activities do not violate the International Money
Laundering Abatement and Financial Anti-Terrorism Act of 2001 or the regulations or orders
promulgated thereunder (as amended from time to time). Each Representing Party covenants that,
throughout the Lease Term, it shall not be or become a person or entity listed on any list stated in
preceding clause (a), and it shall comply with Executive Order 13224 and with the International Money
Laundering Abatement and Financial Anti-Terrorism Act of 2001 and the regulations or orders
promulgated thereunder (as amended from time to time).

ARTICLE 23
GENERAL PROVISIONS

Section 23.1  No Representations

Tenant acknowledges that neither Landlord nor any broker, agent or employee of Landlord has made any
representations or promises with respect to the Premises or the Property except as herein expressly set
forth, and no rights, privileges, easements or licenses are acquired by Tenant except as herein expressly
set forth.

-16-

Exhibit 1
Page 17 of 28
Section 23.2  No Partnership

Nothing contained in this Lease shall be construed as creating a partnership or joint venture of or between
Landlord and Tenant, or to create any other relationship between the parties hereto other than that of
Landlord and Tenant.

Section 23.3  Waiver of Jury Trial

LANDLORD AND TENANT EACH HEREBY WAIVE TRIAL BY JURY IN ANY ACTION,
PROCEEDING OR COUNTERCLAIM BROUGHT BY EITHER OF THEM AGAINST THE OTHER
IN CONNECTION WITH ANY MATTER ARISING OUT OF OR IN ANY WAY CONNECTED
WITH THIS LEASE, THE RELATIONSHIP OF LANDLORD AND TENANT HEREUNDER,
TENANT'S USE OR OCCUPANCY OF THE PREMISES AND/OR ANY CLAIM OF INJURY OR
DAMAGE.

Section 23.4  Notices

(a) Whenever any notice, demand or request is required or permitted hereunder, such notice,
demand or request shall be hand-delivered (which term includes delivery by overnight courier
services) or sent by United States Mail, registered or certified, return receipt requested, postage
prepaid, to the addresses set forth in the Basic Lease Information. Tenant shall also send a copy
of any notice to any Mortgagee identified pursuant to Section 20.3.

(b) Either Landlord or Tenant shall have the right from time to time to designate by written
notice to the other party such other persons or places in the United States as Landlord or Tenant
may desire written notice to be delivered or sent in accordance herewith; provided, however, at
no time shall either party be required to send more than an original and two copies of any such
notice, demand, or request required or permitted hereunder.

(©) Any notice, demand, or request which shall be served upon either of the parties in the
manner aforesaid shall be deemed sufficiently given for all purposes hereunder (i) at the time
such notice, demand or request is hand-delivered or (ii) on the third (3rd) day after the mailing of
such notice, demand or request in accordance with the preceding portions of this Section. Any
notice not received because of the intended recipient's failure to provide a correct address or
affirmative refusal to accept delivery shall be deemed given upon attempted delivery.

Section 23.5  Partial Invalidity

If any provision of this Lease or the application thereof to any person or circumstances shall to any extent
be invalid or unenforceable, the remainder of this Lease, or the application of such provision to persons or
circumstances other than those as to which it is invalid or unenforceable, shall not be affected thereby,
and each provision of this Lease shall be valid and enforced to the fullest extent permitted by law.

Section 23.6  Pronouns

Feminine or neuter pronouns shall be substituted for those of masculine form, and the plural shall be
substituted for the singular number in any place or places herein in which the context may require such
substitution.

Section 23.7  Successors and Assigns
The provisions of this Lease shall be binding upon, and shall inure to the benefit of, the parties hereto and
each of their respective representatives, successors and assigns, subject to the provisions hereof

prohibiting or restricting assignment or subletting by Tenant.

Section 23.8  Entire Agreement; Amendments
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This Lease contains the entire agreement of the parties, and no representations, inducements or
agreements, oral or otherwise, not contained in this Lease shall be of any force or effect. This Lease may
not be modified or changed in whole or in part in any manner other than by an instrument in writing duly
signed by both parties hereto.

Section 23.9  Governing Law; Jurisdiction and Venue
(a) This Lease shall be governed by and construed in accordance with the laws of the State of
Florida without regard to conflicts of laws.

(b) The parties consent to the non-exclusive jurisdiction of any federal or State court having
jurisdiction over the jurisdiction in Jacksonville, Florida, and to venue therein. Each party waives
any objection to any such jurisdiction and venue, including any objection under the theory of
forum non conveniens (inconvenient forum).

Section 23.10 Section Headings
Article and Section headings are used herein for the convenicnce of reference and shall not be considered
when construing or interpreting this Lease.

Section 23.11 No Offer

The submission of an unsigned copy of this document to Tenant for Tenant's consideration does not
constitute an offer to lease the Premises or an option to or for the Premises. This document shall become
effective and binding only upon the execution and delivery of this Lease by both Landlord and Tenant.

Section 23.12 Multiple Counterparts
This Lease may be executed in multiple counterparts, each of which shall be deemed an original and ail of
which together shall constitute one and the same document.

Section 23.13 Time of Essence
TIME IS OF THE ESSENCE WITH RESPECT TO THE CARRYING OUT BY TENANT OF EACH
TERM OR PROVISION OF THIS LEASE TO BE PERFORMED BY TENANT.

Section 23.14 Conflict
In the event of any conflict between the main text of this Lease and any Exhibit hereto, the provisions of
the main text of this Lease shall prevail unless otherwise stated.

Section 23.15 Execution by Tenant

If Tenant is a corporation, a limited liability company, an association or a partnership, it shall,
concurrently with the signing of this Lease, at Landlord's option, furnish to Landlord certified copies of
the resolutions of its board of directors (or of the executive committee of its board of directors) or consent
of its members or partners authorizing Tenant to enter into this Lease. Moreover, each individual
executing this Lease on behalf of Tenant hereby represents and warrants that he or she is duly authorized
to execute and deliver this Lease and that Tenant is a duly organized corporation, limited liability
company, association or partnership under the laws of the state of its incorporation or formation, is
qualified to do business in the jurisdiction in which the Building is located, is in good standing under the
laws of the state of its incorporation or formation and the laws of the jurisdiction in which the Building is
located, has the power and authority to enter into this Lease, and that all corporate or partnership action
requisite to authorize Tenant to enter into this Lease has been duly taken.
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Section 23.16 Joint and Several Liability
If more than one person or entity shall ever be Tenant, the liability of each such person and entity shall be
joint and several.

Section 23.17 Force Majeurc

In the event that either party shall be directly or indirectly delayed or hindered in or prevented from the
performance of any act or obligation required of it under this Lease by reason of acts of God, labor strike,
lockout, inability to procure materials, failure of power, riot, insurrection, war or warlike act, terrorist act,
utility blackout or brownout, legal requirement or other reason not within the reasonable control of that
party, then performance of such act or obligation by that party shall be excused for a period equivalent to
the period of such delay. Notwithstanding the foregoing, the provisions of this Section shall not apply to
or affect Tenant's obligation to vacate the Premises at the expiration or termination of the Lease Term.

Section 23.18 No Construction of Lease Against Drafter

Should any provision of this Lease require judicial interpretation, it is agreed that the court interpreting or
considering same shall not apply the presumption that the terms hereof shall be more strictly construed
against a party by reason of the rule or conclusion that a document should be construed more strictly
against the party who itself or through its agent prepared the same, it being agreed that all parties hereto
have participated in the preparation of this Lease and that legal counsel was consulted by each party
hereto (or opportunity for such legal consultation afforded to each party) before the execution of this
Lease.
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IN WITNESS WHEREOQOF, Landlord and Tenant have executed this Lease under seal as of the day and

year first above written.

WITNESSES:

Print name:

Print name:

Form Approval:

Office of General Counsel

WITNESSES:

Print name:

Print name:

LANDLORD:
CITY OF JACKSONVILLE, FLORIDA
By:

Name: Alvin Brown, Mayor
Dated:

Attested by:

Neill W. McArthur, Jr., Corporation Secretary
TENANT:

U.S. GREEN BUILDING COUNCIL-NORTH FLORIDA
CHAPTER, INC,,
a Florida not-for-profit corporation

By:
Name:
Title:

Dated:

G:\Gov't Operations\LHodges\Public Works Real Estate Division\Leases-Licenses\US Green Building Council Lease\Sustainability Resource

Center - Lease v4.DOCX
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Exhibit B

Intentionally deleted.
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Exhibit C

Building Rules And Regulations

The following rules and regulations have been formulated for the safety and well-being of all tenants of
the Property. Strict adherence to these rules and regulations and any successors or additions thereto is
necessary to guarantee that every tenant will enjoy a safe and undisturbed occupancy of its premises.
Landlord reserves the right to amend these rules and regulations and to promulgate additional rules and
regulations, but all rules and regulations shall be subject to a tenant's own lease. Any violation of these
rules and regulations and any successors or additions thereto by Tenant shall constitute a default by
Tenant under the Lease.

I. Throughout the Lease Term, Tenant covenants and agrees to the following:

A. Not to use any equipment, machinery or advertising medium which may be heard outside
the Premises.

B. Not to use any plumbing facilities for any purpose other than that for which they were
constructed.

C. Not to use or permit the use of any portion of the Premises as sleeping apartments,
lodging rooms or for any unlawful purpose or purposes.

D. Except for packages delivered by small package couriers, not to receive or ship articles of
any kind outside the designated loading area of the Building or other than during the
designated loading times.

E. To provide adequate security within the Premises for Tenant's employees, agents,
licensees, invitees, assignees, subtenants, concessionaires, customers, clients, family
members or guests.

F. Not to obstruct or encumber any sidewalks, entrances, passages, courts, elevators,
vestibules, stairways, corridors, halls or any other part of the Property.

G. Not to permit any awnings, signs, placards and the like, or any projections of any kind
whatsoever to be attached to the outside walls of the Premises or affixed to the windows
thereof without the prior written consent of Landlord.

H. Not to permit any showcases, mats or other articles to be placed or allowed to remain in
front, in the proximity of or affixed to any part of the exterior of the Premises.

L. Not to permit or encourage any loitering in or about the Premises.

IR Not to enter upon or use the roof of the Building.

K. If requested to do so by Landlord, to install a locking system for the Premises compatible
with the locking system being used by Landlord at the Property.

L. Not to install or permit the installation of any wiring for any purpose on the exterior of
the Premises or the Building.

M. Not to cook in the Building or permit any cooking in the Premises without obtaining
Landlord's prior written consent (and not to cause or permit any odor to emanate from the
Premises in connection therewith if consent is given).

N. Not to bring in or keep any firearms in the Premises or the Building.

0. Not to purchase merchandise or services from company or person whose repeated
violations of building regulations have caused, in Landlord's sole opinion, a hazard or
nuisance to the Building and/or its occupants.

P. Not to affix any floor covering to any floor of the Premises with adhesive of any kind
without obtaining Landlord's written consent.

Q. Not to install or permit the installation in the Premises of any coin- or token-operated

vending machine or similar device except for the exclusive use of Tenant's employees in
areas of the Premises not accessible to the public.
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R. Not to allow any animals in the Premises, except service animals assisting persons with
disabilities or otherwise required by law.

Tenant acknowledges that it is Landlord's intention that the Property be operated in a manner
which is consistent with the highest standards of cleanliness, decency and morals in the
community which it serves. Tenant shall not sell, distribute, display or offer for sale any item
which, in Landlord's judgment, is inconsistent with the quality of operations of the Property or
may tend to impose or detract from the moral character or image of the Property.

No additional locks or bolts of any kind shall be placed upon any of the doors or windows by
Tenant, nor shall any changes be made in existing locks or the mechanism thereof. Tenant shall,
upon the expiration or termination of its tenancy, return to Landlord all keys used in connection
with the Premises, including any keys to the Premises, to rooms and offices within the Premises,
to storage rooms and closcts, to cabinets and other built-in furniture, and to toilet rooms, whether
such keys were furnished by Landlord or procured by Tenant and in the event of the loss of any
such keys, Tenant shall pay to Landlord the cost of replacing the locks. On the expiration of this
Lease, Tenant shall disclose to Landlord the combination of all locks for safes, safe cabinets and
vault doors, if any, remaining in the Premises.

Landlord reserves the right to exclude from the Building at all times any person who is not known
or does not properly identify himself to the Building Manager. Landlord may at its option require
all persons admitted to or leaving the Building to register. Tenant shall be responsible for all
persons for whom it authorizes entry into the Building and shall be liable to Landlord for all acts
of such persons.
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Exhibit D
Contractor Insurance and Indemnifications

Contractor’s Indemnification of City. Tenant shall require its contractor(s) to execute the following indemnity: The

Contractor and without limitation, its officers, directors, employees, members, partners, agents, and representatives,
(individually or collectively, the Indemnifying Parties) shall indemnify, hold harmless, and defend the City
including without limitation, its officers and employees (the Indemnified Parties) and will reimburse the Indemnified
Parties from and against: any and all damages, liabilities, losses and costs, including, but not limited to, reasonable
attorneys' fees, to the extent caused by the negligence, recklessness, or intentionally wrongful misconduct of the
Indemnifying Parties, and other persons employed or utilized by the Indemnifying Parties in the performance of
work or services to be performed on the Premises under any agreement with Tenant.

Contractor’s Insurance Requirement. Before starting and until the completion of the construction of any
improvements, Tenant shali require its contractor(s) to agree to procure and maintain insurance of the types and in
the minimum amount stated below:

SCHEDULE LIMITS

Worker’s Compensation

Worker’s Compensation & Florida Statutory Coverage
Employer’s Liability (including $1,000,000 each accident
Appropriate Federal Acts) $1,000,000 Disease/Policy Limit
$1,000,000 Disease/Each Employee

Commercial General Liability

Park-Operations $1,000,000 each occurrence
Products-Completed Operation $2,000,000 aggregate
Contractual Liability $2,000,000 Products/Completed Op
Independent Contractors

Automobile Liability

All automobiles (owned, $1,000,000 CSL

rented or not owned)

Jacksonville shall be named as additional insured under the Commercial General Liability Insurance. The above
required insurance shall be written by an insurer holding a current certificate of authority issued by the Department
of Insurance of the State of Florida pursuant to Chapter 624, Florida Statutes. Such Insurance shall be written by an
insurer with an A.M. Best Rating of A- VII or better. Before starting construction, Tenant shall furnish to
Jacksonville Certificates of Insurance evidencing the maintenance of said insurance. The Certificates shall provide
that no material alteration or cancellation, including expiration and non-renewal, shall be effective until thirty (30)
days after receipt of written notice by Jacksonville. Any indemnification provisions in this License are separate and
apart and in no way limited by the insurance amounts stated above. A Waiver of Subrogation shall be included on all
required insurance in favor of Jacksonville.

It is the intent of the parties that Jacksonville shall be the intended beneficiary of all warranties relating to the
construction of any improvements, and Tenant shall require all warranties to so designate Jacksonville. Prior to
substantial completion, Tenant shall require all contractors to give reasonable notice to Jacksonville in order that
Jacksonville may participate in final walk-through and punch list inspection. Prior to completion and close-out of the
construction work, Tenant shall require its contractors to give reasonable notice to Jacksonville of all close-out
training, including, but not limited to, start-up of equipment and operations and maintenance procedures, in order
that Jacksonville may participate. Tenant shall cause the contractors to deliver to Jacksonville all warranties upon
completion of the construction work.
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“Contractor” as used herein shall mean any company, general contractor or subcontractors employed by Tenant to
perform any tenant improvement work, alterations, or any other work on the Premises.

1.1

1.2

1.3

14

2.1
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Exhibit E
Work Letter
Plans.

Final Plans. Tenant and its architects and engineers shall consult with and coordinate the
preparation of the initially proposed drawings, plans and specifications with Landlord and
Landlord's Building Manager and project manager. Within thirty (30) days from the Effective
Date of this Lease, Tenant shall deliver to Landlord proposed drawings, plans and specifications
for all work to be performed, and working drawings must be initialed by Tenant to indicate
Tenant's approval and must be in form and substance sufficient to be submitted to the government
in whose jurisdiction the Building is located as part of an application for a building permit,
including (without limitation) being stamped as approved by an architect registered in that
jurisdiction. All of the foregoing shall be subject to Landlord’s approval, such approval not to be
unreasonably withheld, conditioned or delayed. If Landlord does not give notice of disapproval
or make a written request for additional information or make corrections or changes to Tenant's
submissions within ten (10) days after Tenant submits the same to Landlord for approval, then the
submitted item shall be deemed approved. Tenant shall revise the proposed drawings, plans and
specifications to address Landlord's comments and shall resubmit them to Landlord within five
(5) business days after Tenant's receipt of Landlord's comments. The foregoing procedure shall
be repeated until such time as Landlord approves Tenant's submissions. The foregoing drawings,
plans and specifications, once approved in accordance with the foregoing procedure, are
hereinafter referred to as the "Plans.”

Tenant Improvement Work. As used in this Work Letter, "Tenant Improvement Work" means all
work shown on the Plans, as they may be amended from time to time in accordance with this
Work Letter.

Adequacy and Legal Sufficiency. Notwithstanding its review under Section 1.1 of this Work
Letter, Landlord makes no representation or warranty as to the completeness or accuracy of the
Plans or their legal sufficiency, and shall have no liability for or in connection with any other
deficiency in the Plans. Tenant agrees to look solely to its architect, engineer and other design
consultants in that regard.

Changes to the Plans. Tenant shall be entitled to make any changes to the Plans without
Landlord's approval. All changes shall be at Tenant's expense.

Performance of Tenant Improvement Work. The Tenant Improvement Work shall be performed
in accordance with the following:

Contractor. All Tenant Improvement Work shall be performed by Tenant, the general contractor
selected by Tenant and subcontractors selected by Tenant and its general contractor.

Tenant's Obligation. Tenant shall cause the Premises to be improved and completed, in a good

and workmanlike manner, substantially in accordance with the Plans. Notwithstanding the
foregoing, Tenant reserves the right to (a) make substitutions of material of equivalent or better
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3.1

4.1

5.1

grade and quality when and if any specified material may not be readily and reasonably available,
provided that substitutions may not materially alter the Plans, and (b) make changes necessitated
by unanticipated physical conditions met in the course of construction.

Landlord's Rights. Subject to safety concerns, Landlord may enter the Premises at any time to
inspect the performance of the Tenant Improvement Work. During the last thirty (30) days before
the projected substantial completion of the Tenant Improvement Work, Landlord shall be
permitted to enter the Premises (without being deemed to have taken or accepted possession) for
the purpose of completing any special work it is doing independently of the Tenant Improvement
Work, to store or install its furniture, furnishings and equipment, and to conduct its physical move
into the Premises. All such inspections and entries shall be at Tenant's own risk and shall be
subject to the provisions of this Lease concerning Tenant Delays.

Costs.

Tenant's Obligation. Tenant shall be responsible for paying any costs of the Tenant Improvement
Work. Such payments shall be made by Tenant within thirty (30) days after receipt of an invoice
from Landlord with respect thereto.

Substantial Completion.

Definition. For purposes of this Work Letter and the Lease, the term "substantial completion” (or
its grammatical variations) with respect to the Tenant Improvement Work shall mean when the
Tenant Improvement Work has been completed (or would have been completed but for a Tenant
Delay (as defined below)) in accordance with the Plans, notwithstanding that minor or
insubstantial details of construction, mechanical adjustment, or decoration remain to be
performed, the noncompletion of which does not materially adversely interfere with Tenant's
beneficial use of the Premises. Substantial completion may be evidenced by the issuance of a
certificate of substantial completion on the then current form issued by the American Institute of
Architects by the project architect or a certificate of occupancy issued by the City of Jacksonville.

Deadline to Complete Tenant Improvement Work.
Tenant shall substantially complete the Tenant Improvement Work within nine (9) months of the
Effective Date. If Tenant fails to substantially complete the Tenant Improvement Work by said

time period, the Landlord shall have the right to terminate this Lease and Tenant shall surrender
the Premises to Landlord in accordance with Section 9.4 of the Lease.
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