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ORDINANCE 2013-179-E
AN ORDINANCE APPROVING, AND AUTHORIZING THE MAYOR, OR HIS DESIGNEE, AND CORPORATION SECRETARY TO EXECUTE AND DELIVER, A LEASE AGREEMENT BETWEEN THE CITY OF JACKSONVILLE (“CITY”) AND GIV IMESON, LLC FOR LEASE OF APPROXIMATELY 50,000 SQUARE FEET OF USABLE SPACE IN A PORTION OF THE BUILDING LOCATED AT ONE IMESON PARK BOULEVARD, JACKSONVILLE, FLORIDA 32218 for use as Supervisor of Elections’ office space FOR A PERIOD OF 10 YEARS for an initial annual lease of $55,000, which represents a monthly base rental rate at a reduced lease rate per square foot, and an annual lease for the second year of $275,500, with an annual 3% increase thereafter, COMMENCING UPON EXECUTION OF THE LEASE AND CONTINUING FOR A TEN YEAR PERIOD; PROVIDING AN EFFECTIVE DATE.


BE IT ORDAINED by the Council of the City of Jacksonville:


Section 1.

Lease Approved.  There is hereby approved, and the Mayor, or his designee, and Corporation Secretary are hereby authorized to execute and deliver, for and on behalf of the City, the Lease Agreement, the terms thereof are attached hereto as Revised Exhibit 1, labeled as “Revised Exhibit 1, Revised Imeson Lease Agreement, August 5, 2013 - Rules” and incorporated herein by this reference, between the City of Jacksonville and GIV Imeson, LLC for lease of approximately 50,000 square feet of usable space in a portion of the building located at One Imeson Park Boulevard for use as Supervisor of Elections’ office space for a period of 10 years, commencing upon execution of the lease and continuing for a ten year period. The premises shall be improved by the landlord with certain tenant improvements, as described more fully in Exhibit D of the Lease Agreement, at the expense of the landlord for up to $800,000, which will be amortized over the initial term of the lease, and landlord shall reimburse tenant moving costs up to $130,000 for relocation of the Supervisor of Elections’ operations to the premises.  The initial lease payment inclusive of insurance shall be $55,000 for the first year, which represents a monthly base rental rate at a reduced lease rate per square foot, and beginning on the second year of the lease, annual rent of $275,500, with a 3% annual increase moving forward. 

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/ Margaret M. Sidman 
Office of General Counsel

Legislation prepared by:
Paige Hobbs Johnston 
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LEASE AGREEMENT

(Supervisor of Elections Office - One Imeson Center)

THIS LEASE AGREEMENT ("Lease"), effective as of , 2013
("Effective Date"), between GIV IMESON, LLC, a Delaware limited liability company
("Landlord”), whose address is One Imeson Park Blvd., Building 100, Jacksonville, Florida
32218, and the CITY OF JACKSONVILLE, a Florida municipal corporation ("Tenant”),
whose address is c/o Supervisor of Elections, 105 East Monroe Street, Jacksonville, Florida
32202.

BACKGROUND FACTS

(A) Landlord is the owner of certain premises as more particularly described herein
and Tenant desires to lease said premises from Landlord.

(B) Landlord has agreed to lease said premises to Tenant pursuant to the terms and
conditions set forth herein.

NOW THEREFORE, for and in consideration of the mutual benefits each to flow to the
other, the parties covenant and agree as follows:”

1. BACKGROUND FACTS AND CAPITALIZED TERMS.

The Background Facts above are true and correct and incorporated herein by reference.
All capitalized terms shall have the meanings ascribed to them in this Lease.

2. DEFINITIONS.

(a) "Approved Floor Plans'' shall mean the floor plans approved by Tenant
for the premises attached hereto as Exhibit ""B" prepared by Infinity Design Builders, Inc.,
whose address is 7563 Phillips Highway, Building 500, Jacksonville Florida 32256 (the "Project
Engineer") dated , and any Tenant approved amendments thereto.

(b) "Approved Interior Plans' shall mean the interior plans, finish, and
millwork approved by Tenant for the Premises attached hereto as Exhibit "'D"".

(c) "Building*' shall mean the building structure located at One Imeson Park
Boulevard, Jacksonville, Florida 32218.

(d) "Commencement Date’’ shall mean thirty (30) days following the date
that the Tenant Improvements are Substantially Completed by Landlord in accordance with the
Lease terms. Landlord shall provide Tenant with writien notice documenting the
Commencement Date as soon as practicable after such date has been determined.

(e) "Common Areas” means any landscaped areas, lobbies, elevators,
escalators, hallways, loading docks, restrooms, conference rooms and other similar facilities
located outside of and adjacent to the Premises and in the One Imeson Center designated by
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Landlord for common or joint use of the occupants thereof, their employees, agents, customers
and other invitees.

(H "Effective Date'’ shall mean the date that the last party signs this Lease.

(8) ""Final Acceptance’ the written notification provided by Tenant to
Landlord indicating that Tenant has performed its final inspection of the Tenant Improvements
and is satisfied of the same. Tenant's Final Acceptance shall not be unreasonably withheld,
conditioned or delayed.

(h) "Fixtures" shall mean all personal property, furnishings, machinery,
appurtenances, appliances, equipment, generators, signage, and trade fixtures, including but not
limited to, the alterations made by Tenant pursuant to Section 8 herein, located or installed in or
on the Premises and all additions and/or improvements (exclusive of structural, mechanical,
electrical, and plumbing) affixed to the Premises by Tenant or at Tenant's expense.

(i) "Institutional Mortgagee'' shall mean a mortgage securing a loan from a
bank (commercial or savings) or trust company, insurance company OfF pension trust or any other
lender institutional in nature and constituting a lien upon the Premises.

G} "Landlord" shall mean GIV Imeson, LLC, a Delaware limited liability
company. The word "Landlord” and the pronouns referring thereto, shall mean, where the
context so admits or requires, the persons, firm or corporation named herein as Landlord or the
mortgagee in possession at any time, of the land and building comprising the Premises. If there is
more than one Landlord, the covenants of Landlord shall be the joint and several obligations of
each of them, and if Landlord is a partnership, the covenants of Landlord shall be the joint and
several obligations of each of the partners and the obligations of the firm. Any pronoun shall be
read in the singular or plural and in such gender as the context may require.

k) ""Lease’’ shall mean this agreement and any amendments, extensions and
renewals thereto.

()] "Mortgage' shall mean and include mortgages, deeds of trust or other
similar instruments, and modifications, and extensions thereof.

(m)  "Payment Schedule'” shall mean the rental amounts set forth on the
Payment Schedule attached hereto as Exhibit ''C".

(n) "Premises’' shall mean the premises described as “Section 1.8” of the
Building located at One Imeson Park Blvd., Jacksonville, Florida 32218, and more particularly
described and depicted on the Approved Floor Plans in Exhibit "B", together with all
improvements located thereon, which shall constitute an aggregate area of approximately 50,000
square feet of rentable space and shall include Tenant's non-exclusive use of the Common Areas.

(o) "Property’ shall mean the facility owned by Landlord known as One
Imeson Center, as more particularly described on Exhibit "'A" attached hereto.
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(P "Relocation Work" shall mean the work necessary for the relocation to
the Premises of warehouse and office facilities used by the Duval County Supervisor of Elections
Office (including, without limitation, the relocation of the Duval County Supervisor of Elections’
generator and sign at its current warehouse location of 5200-2 Norwood Avenue, Suite 23-2,
Jacksonville, Florida, and the removal and relocation of the Tenant Equipment) or, if Tenant
exercises its option under Section 23(E) below, directly to the Temporary Storage Space and
then from the Temporary Storage Space to the Premises.

(@)  "Substantially Complete” shall mean that Duval County, Florida shall
have issued a certificate of occupancy for the Premises and Landlord's general contractor shall
have (i) provided a certified statement that the Tenant Improvements have been constructed in
accordance with the Construction Drawings (as defined in the Work Agreement attached hereto
as Exhibit "G", and in strict compliance with all applicable building codes, laws, rules and
ordinances and (ii) provided a contractor’s affidavit as defined by §713.06(3)(d)(1), Florida
Statutes, or, more specifically, a certified statement that all costs have been satisfactorily paid in
full, and which attaches written executed waivers or releases of claims against the Premises from
all persons performing labor and furnishing materials, equipment and other services in
connection with the work and who have served notice as required by §713.06(2)(a), Florida
Statutes.

(3] "TI Completion Date" shall mean three (3) months following the issuance
of a building permit by the applicable local governing body for the Tenant Improvements, the
date in which Landlord has agreed to Substantially Complete the Tenant Improvements, but not
later than January 1, 2014, subject to the terms and conditions of the Work Agreement attached
hereto as Exhibit "G".

(s) “Tenant” shall mean the City of Jacksonville, a Florida municipal
corporation.

® "Tenant Improvements' shall mean the Tenant approved build-out of the
Premises in accordance with the terms of this Lease, which shall include the Approved Floor
Plans and Approved Interior Plans, to be constructed by Landlord at Landlord's expense
pursuant to the terms of this Lease and the Work Agreement attached hereto as Exhibit "G"'.

(u) Title Commitment'* shall mean a commitment for title insurance from a
title insurance company ("Title Company") agreeing to issue to the tenant a leasehold title
insurance policy in the insured amount equal to the value of the Lease. The
Title Commitment shall include copies of all exception documents referenced therein. The Title
Commitment shall be issued by a title agent for a licensed title insurance company in Florida or a
licensed Florida attorney.

(v) "Tenant Moving Costs'" shall mean those costs incurred in connection
with the Relocation Work, and paid for pursuant to Section 23(B) herein.

(w)  "Tenant Wiring and Cabling Costs" shall mean those costs incurred in
connection with the Wiring and Cabling Work and paid for pursuant to Section 23(C) herein.
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(x) “Wiring and Cabling Work” shall mean Landlord’s installation of the
security, computer and phone systems wiring and cabling for the Premises, including endpoints,
similar to that which is in Tenant's current premises located at 5200-2 Norwood Avenue, Suite
23-2, Jacksonville, Florida, all as more particularly described on Exhibit "'I" attached hereto.

3. PREMISES.

Landlord, in consideration of the rents to be paid and the covenants and agreements to be
performed and observed by Tenant, does hereby lease to Tenant and Tenant does hereby lease
and take from Landlord the Premises as shown on the Approved Floor Plans. Landlord shall
adhere to the Tenant Use Restrictions contained on Exhibit ""E'" attached hereto. In addition to
the Premises, Tenant, its officers, agents, employees, invitees, sublessees, and contractors shall
have the right to use in common with Landlord, its tenants and invitees, all driveways, parking
areas, and other Common Areas.

4. TERM

The initial term of the Lease shall begin on the Commencement Date and end ten (10)
years thereafter, as may be renewed by Tenant pursuant to Section 31(A) contained herein (the
"Term").

5. RENTALS.

(A) Rent. The Landlord héreby leases to Tenant and Tenant hereby leases from
Landlord the Premises for the term set out in this Lease and, except as otherwise provided herein,
Tenant agrees to pay to Landlord, the monthly rental amounts as set forth on the Payment
Schedule in Exhibit ''C" for the time periods shown therein beginning on the Commencement
Date. The rent for any fractional part of the first month shall be prorated and shall be payable on
the first day of occupancy, and thereafter the rent shall be payable on the first day of each
month. Landlord and Tenant acknowledge that Tenant is a tax exempt entity, and as such, no
sales tax shall be collected for the rent paid hereunder. Tenant agrees to provide such
information as reasonably required by Landlord regarding Tenant's tax exempt status. The
monthly rental amounts and all other amounts payable by Tenant under this Lease, which shall
constitute additional rent, shall be paid by Tenant to Landlord via check or wired funds.
Payments should be mailed to the following address: One Imeson Park Blvd., Building 100,
Jacksonville, Florida 32218, Attn: Property Manager ~ Connie Aton, or such other address as
Landlord directs in writing.

6. HEATING AND AIR CONDITIONING.

Landlord agrees to maintain at its cost and expense, and replace if necessary, the existing
heating and air conditioning system for the Premises during the term of the Lease.

7. LIGHT FIXTURES.

Landlord shall provide the light fixtures for the use of Tenant. Landlord shall be
responsible for replacement of all bulbs, lamps, tubes, and starters on the Premises and the
signage in accordance with Section 29 herein. Landlord shall be responsible for maintaining the
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wiring' used in all fixtures for the purpose of fumnishing light and shall maintain all light fixtures,
except maintenance and repairs caused by the negligence of Tenant, its officers, agents, invitees
or employees.

8. MAINTENANCE AND REPAIRS.

(A)  Tenant Maintenance Obligations. Tenant shall keep the interior of the Premises,
including plumbing facilities, interior surfaces and floor coverings, in a clean and sanitary
condition. Tenant shall provide for the maintenance and repairs of intemnal capital items in
accordance with generally accepted good practices, including, but not limited to re-carpeting,
repainting, replacement of wom or damaged tile. Tenant shall maintain the generator and the
alarm system. Tenant shall use and operate, in a reasonable manner, all electrical, plumbing,
sanitary, heating, ventilating, air conditioning and other facilities and appliances, including
elevators, and shall not destroy, deface, damage, impair, or remove any part of the Premises or
property therein belonging to Landlord nor permit any person to do so. With the exception of
normal wear and tear and unavoidable casualties, Tenant shall keep the Premises in as good a
condition as on the date of occupancy.

(B)  Landlord Maintenance Obligations. Landlord shall provide for repairs or
replacement of Landlord's interior equipment as may be necessary due to normal usage,
including hardware (locks/hinges)/doors. Landlord shall maintain and repair the electrical and
other facilities, and associated mechanical or electrical equipment. Landlord shall keep the
heating, ventilating, and air conditioning and associated equipment in a good state of repair.
Landlord shall maintain and keep in a good state of repair the exterior of the Premises during the
term of this Lease and shall be responsible for structural components including, but not limited
to, roofs, porches, interior load bearing walls and exterior walls. Landlord shall also maintain
the HVAC system at its sole cost and expense. The replacement of all windows broken or
damaged in the Premises, except such breakage or damage caused to the exterior of the Premises
by the negligence of Tenant, its officers, agents or employees, shall be at Landlord's
expense. Landlord shall maintain the Common Areas in a state of good repair. Notwithstanding
the foregoing, Landlord shall not be responsible for cleaning, whether sweeping, vacuuming,
steam cleaning, or otherwise, of floor coverings, or for other cleaning or janitorial services to the
Premises.

(C)  Permits and Repairs. Each party agrees that it will procure all necessary permits
for making any repairs, alterations, or other improvements for installations, when applicable, to
the Premises. Each party hereto shall give written notice to the other party of any repairs required
of the other pursuant to the provisions of this Section and the party responsible for said repairs
agrees promptly to commence such repairs and to prosecute the same to completion diligently,
subject, however, (o the delays occasioned by events beyond the control of such party. Each
party agrees to pay promptly when due the entire cost of any work done by it upon the Premises
so that the Premises at all times shall be free of liens for labor and materials. Each party further
agrees to hold harmless and indemnify the other party from and against any and all injury, loss,
claims or damage to any person or property occasioned by or arising out of the doing of any such
work by such party or its employees, agents or contractors; provided however, that Tenant's
indemnification obligations hereunder shall be subject to the limitations of Section 768.28,
Florida Statutes, which provisions are not expanded, altered or waived beyond the statutory
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limitations contained therein. Each party further agrees that in doing such work that it will
employ materials of good quality and comply with all governmental requirements and perform
such work in a good and workmanlike manner.

(D)  Tenant's Notice of Repairs. At such time that Tenant is aware of any repairs or
maintenance obligations to the Premises or Common Areas to be made by Landlord pursuant to
this Section 8, Tenant shall provide written notice to Landlord specifying the nature repairs or
maintenance obligations to the Premises or Common Areas to be made by Landiord.

(E)  Tenant Rights if Landlord Fails to Maintain. In the event that during the term of
this Lease, Landlord fails to adhere to any of its maintenance obligations hereunder and is in

default of such obligations pursuant to Section 17(B) herein, Tenant shall have the following
rights in addition to the right to terminate and the right to cure under Sections 17(B) and (C)
hereunder:

In the event that Landlord fails to make a major repair within sixty (60)
days of Tenant’s written notification of the same, or such a longer period
of time as may be required if such repair cannot reasonably be completed
within sixty (60) days so lonig as Landlord is not diligently performing
said repairs after Tenant's written notification of the same, Tenant shalt
have the right in addition to all other remedies provided hereunder to
withhold rental payments for so long a period that Landlord is in default of
its maintenance obligations hereunder, and Landlord shall not be entitled
to said rents thereafter upon having cured said default to the extent that
Tenant’s use of the Premises was materially interfered with or Tenant was
reasonably unable to use the Premises, as reasonably deemed by Tenant,
for the purposes permitted under Section 19. For purposes of this Section
8(EX(1), a “major repair” shall mean material repairs made to any portion
of the Premises or Common Areas that are essential and necessary to the
functiopality of the Premises for stated use of the Premises as described
herein, including but not limited to repairs to the HVAC, any structural
components of the Premises, electrical, mechanical and plumbing systems,
and loading docks.

9. UTILITIES AND JANITORIAL SERVICES.

Landlord will promptly pay all gas, water, sewer, and garbage collection charges which
may become payable during the term of this Lease for the gas, water, sewerage and garbage
collection services used by Tenant on the Premises. Pursuant to Section 23(C), Landlord shall be
responsible for the performance of the Wiring and Cabling Work for the Premises. Thereafter,
Tenant shall be responsible for any changes, replacement and maintenance of the telephone and
computer facilities used by Tenant in the Premises. Tenant shall be responsible for the removal
and relocation of the telephones and computers from Tenant’s current premises located at 5200-2
Norwood Avenue, Suite 23-2, Jacksonville, Florida, to the Premises. Tenant shall be responsible
for payment of any charges for electrical use for the Premises, which shall be sub-metered and
determined on the basis of Tenant's actual electrical usage for the Premises and billed to Tenant
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on a monthly basis. Tenant shall keep the interior of the Premises in a clean and sanitary
condition and shall be responsible for janitorial services for the Premises, which shall be
provided pursuant to a contract between Tenant and the janitorial service provider.

10. ALTERATIONS.

Tenant shall have the right to make any alterations in and to the Premises during the term
of this Lease, provided however, no structural, mechanical or exterior alterations shall be made
without first having obtained the written consent of Landlord. Landlord shall not unreasonably
withhold its consent to any such alterations that Tenant desires to make to the Premises. Tenant
shall have the option to remove any or all of said alterations in accordance with the provisions of
Section 13 herein at the termination or expiration of this Lease provided such removal does not
cause structural, mechanical or exterior damage to the Premises, and Tenant repairs any damage
caused by such removal.

11.  FIRE AND OTHER HAZARDS.

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 such
Premises at its own cost and expense. The rental thereon shall cease until the completion of such
repairs. Should the Premises be only partly destroyed, so that the major part thereof is usable by
the Tenant, then the rental shall abate to the extent that the injured or damaged part bears to the
whole of such Premises and such injury or damage shall be restored by the Landlord as speedily
as is practicable and upon the completion of such repairs, the full rental shall commence and the
Lease shall then continue the balance of the term. Notwithstanding other provisions of this
Section to the contrary, 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 and Landlord shall immediately
refund to Tenant the pro rata part of any rentals paid in advance.

12. EMINENT DOMAIN.

(A)  Total Taking. If, during the Lease term, all of the Premises and the improvements
or all reasonable access thereto are taken as a result of the exercise of the power of eminent
domain or by purchase in lieu thereof, but the improvements cannot, in the Landlord's reasonable
Judgment, be restored to an economically useful vnit without undue economic loss, this Lease
will terminate on the date of vesting of title to the Premises and improvements in the condemner.
The rights of the Landlord and the Tenant to the award or awards arising from any such taking
will be determined in accordance with Subsection 12(E) below.

(B)  Partial Taking. If less than all of the Premises are taken as a result of the exercise
of the power of eminent domain or by purchase in lieu thereof, and there continues to be access
thereto and the improvements can, in the Landlord’s reasonable judgment, be restored to an
economically useful unit without undue economic loss, this Lease will not terminate but will
continue in full force and effect for the remainder of the Lease term with respect to that portion
of the Premises and the improvements which is not the subject of ‘the taking. The rights of the
Landlord and the Tenant to the award or awards arising from any such taking will be determined
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in accordance with Subsection 12(E) below. In such event, the Landlord shall restore that portion
of the improvements not so taken to a complete architectural unit in accordance with plans and
specifications approved by the Tenant, which approval shall not be unreasonably withheld. For
the balance of the Lease term, a just and appropriate part of the rent, according to the nature and
extent of the taking, will be abated on proportion to the reduction in the floor area of the
Premises. Notwithstanding the foregoing, if the partial taking occurs in the last 12 months of the
term, then Tenant may, at its option, terminate this Lease effective as of the date of the taking.

(C)  Temporary Taking. If all or any portion of the Premises is taken by the exercise of
the right of eminent domain for governmental occupancy for a limited period, this Lease will not
terminate and the Tenant will continue to perform all of the Tenant's obligations hereunder as
though such had not occurred (except to the extent that the Tenant is prevented from doing so by
reason of such taking, provided, however, that in no event will the Tenant be excused from the
payment of rent and all other charges required to be paid by the Tenant under this Lease). In the
event of such taking, the Tenant will be entitled to receive the entire amount of any award made
for such taking (whether paid by way of damages, rent or otherwise) and the Landlord hereby
assigns such award to the Tenant, unless the period of governmental occupancy extends beyond
the termination of the Lease term, in which case the award will be apportioned between the
Landlord and the Tenant. Notwithstanding the foregoing, the time for any temporary taking shall
not exceed 18 months, or Tenant may, at its option, terminate this Lease effective as of the date
of the taking.

(D)  Rental Payments. In the event of the termination of this Lease as a result of any
total or partial taking of the Premises, the rent payable by the Tenant with respect to that portion
of the Premises so taken will terminate on the date title to that portion of the Premises and
improvements which is the subject of the taking vests in the condemner and rent will be
apportioned as of the date of such vesting. The obligation of the Tenant to pay rent during the
remainder of the Lease term will abate and, if the Landlord and the Tenant are unable to agree as
to the amount and terms of such abatement arising from a partial taking as contemplated by
Subsection 12(E) below, the same will be determined by a court of law during the eminent
domain proceedings.

(E) Awards. If all or a portion of the Premises are taken as contemplated by
Subsections 12(A) or 12(B) above, the Landlord and the Tenant agree to request the court
conducting any proceeding in connection therewith to make separate awards to the Landlord and
the Tenant as to their respective interests in the Premises in accordance with the allocations
contained in this Section. If for any reason the court is unwilling or unable to make such
separate awards, the Landlord and the Tenant agree that the single award for any such taking will
be apportioned in accordance with this Section. The parties agree that the Tenant and the
Landlord shall share all net awards for taking of the Premises so that the Tenant receives the fair
value of its remaining leasehold term, the unamortized cost of any improvements or other
property paid for by the Tenant, damages for loss of business and the taking of, damage to and
cost of removal of, any inventory or other property of the Tenant. The Landlord shall be entitled
to receive the value of its ownership interests in the Premises, including its lost income stream
from this Lease and the value of its reversion, all reduced to present value using the then
prevailing discount rate for the applicable term.* The Landlord shall be entitled to no portion of
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the proceeds for the taking of any interests of the Tenant whatsoever, including the value of the
Tenant's leasehold and property owned by the Tenant.

F Participation in Court Proceedings. The Landlord and the Tenant shall each have
the right, at their respective expense, to participate in any proceeding seeking to take all or any
portion of the Premises or the improvements and any appeals which might be taken therefrom.

13. EXPIRATION OF TERM.

At the expiration or termination of this Lease, Tenant will peaceably yield up to
Landlord the Premises in good and tenantable repair. All Fixtures shall remain the property of
Tenant. It is understood and agreed between the parties that Tenant shall have the right, but not
to obligation, to remove from the Premises the Fixtures anytime on or before the expiration date
during the term of the Lease, or upon the termination of this Lease, at Tenant's expense. In the
event that such removal by Tenant shall materially damage the Premises, Tenant agrees to
restore, at Tenant's expense, the Premises to as good a state of repair as the Premises were prior
to the removal of Fixtures by Tenant. Notwithstanding the foregoing, if, after the expiration or
termination of the Lease, Tenant fails to remove such Fixtures, such Fixtures shall become the
property of Landlord, and Tenant shall not be responsible for any costs or expenses incurred by
Landlord to alter, remove and/or dispose of said Fixtures.

14. SUBLETTING AND ASSIGNMENT.

Under the terms and conditions hereunder, Tenant shall have the absolute right to
transfer and assign this Lease or to sublet all or any portion of the Premises or to cease operating
Tenant's business on the Premises provided that at the time of such assignment, sublease or
cessation of business Tenant shall not be in default in the performance and observance of the
obligations imposed upon Tenant hereunder. Landlord must consent in writing to any such
sublessee or assignee, although such consent shall not be unreasonably withheld. The use of the
Premises by such assignee or sublessee shall be expressly limited by and subject to the
provisions of this Lease, including without limitation Section 19.

15. TITLE.

(A) Non-Disturbance Agreement. Prior to the Effective Date Landlord shall obtain
from any present, as well as any future, Institutional Mortgagee holding a mortgage upon the
Premises, irrespective of the time of execution or the time of recording of any such mortgage a
written agreement ("Non-Disturbance Agreement”) to be executed by such Institutional
Mortgagee and Tenant in substantially the form attached hereto as Exhibit ""E"', or substantially
in the form of the Mortgagee's standard form, in each case suitable for recording in the public
records of Duval County, Florida, providing that:

(1) in the event of foreclosure or other action taken under the
mortgage by the Institutional Mortgagee, this Lease and the rights of Tenant
hereunder shall not be disturbed but shall continue in full force and effect so long
as Tenant shall not be in default hereunder, and
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(i)  Tenant agrees that if the Institutional Mortgagee or any person
claiming under said mortgagee shall succeed to the interest of Landlord in this
Lease, Tenant will recognize said mortgagee or person as its Landlord under the
terms of this Lease, provided that said mortgagee or person for the period during
which said mortgagee or person respectively shall have ownership of the Premises
and after taking ownership the mortgagee or its respective successors in interest
shall assume all of the obligations of Landlord thereunder, subject to the
limitations set forth in the Non-Disturbance Agreement.

Prior to the Effective Date, Landlord shall obtain a Non-Disturbance Agreement from all
Institutional Mortgagees shown in the Title Commitment in accordance with Section 15(A)
above. Tenant shall, upon the request of Landlord in writing, subordinate this Lease to the lien
of any present or future institutional mortgage upon the Premises irrespective of the time of
execution or the time of recording of any such mortgage; provided, however, that as a condition
to such subordination, the holder of any such mortgage shall enter contemporaneously into a
Non-Disturbance Agreement with Tenant. In any event, if the Landlord fails to obtain Non
Disturbance Agreements as provided herein by the Commencement Date, Tenant shall have the
right to terminate this Agreement.

(B)  Quiet Enjoyment. Landlord covenants and agrees that upon Tenant paying the
rent and observing and performing all of the terms, covenants and conditions on Tenant’s part to
be observed and performed hereunder, that Tenant may peaceably and quietly have, hold, occupy
and enjoy the Premises in accordance with the terms of this Lease without hindrance or
molestation from Landlord or any persons lawfully claiming through Landlord.

(C) Representations and Warranties by Landlord. Landlord warrants and represents,
upon which warranty and representation Tenant has relied in the execution of this Lease, that

Landlord is the owner of the Premises, in fee simple absolute, free and clear of all encumbrances,
except for the easements, covenants and restrictions of record shown on the Title Commitment as
of the date of this Lease. Landlord further warrants and covenants that Landlord has full right
and lawful authority to execute this Lease for the term, in the manner, and upon the conditions
and provisions herein contained; that there is no legal impediment to the use of the Premises by
Tenant; that the Premises are not subject to any easements, restrictions, zoning ordinances or
similar governmental regulations which prevent Tenant's use as a governmental operation; that
the Premises presently are zoned for the uses contemplated by Tenant and throughout the term of
this Lease may continue to be so used therefore by virtue of said zoning, except, however, that
said representation and warranty by Landlord shall not be applicable in the event that Tenant's
act or omission shall invalidate the application of said zoning.

(D) Title Commitment. Landlord shall furnish on or before the Effective Date, a Title
Commitment. If the Title Commitment discloses any defects in title or other matters that would
adversely or materially affect Tenant’s use of the Premises for Tenant’s intended purpose (which
shall not include any notices of commencement or notices to owner related to construction at the
Property) (“Title Defects), then Tenant shall deliver written notice to Landlord within ten (10)
business days after the receipt of the Title Commitment. Landlord shall use its best efforts to
cure any Title Defects which will adversely or materially affect the Tenant’s proposed use of the
Premises prior to the Commencement Date. If Landlord is unsuccessful in removing the Title
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Defects prior to the Commencement Date, the Tenant shall, as its sole remedy, within five (5)
days thereafter either: (a) accept the title as it is; or (b) terminate this Lease by written notice to
Landlord. Within thirty (30) days of Commencement Date, Landlord shall provide Tenant with
an updated Title Commitment ("Updated Title Commitiment"). If the Updated Title
Commitment shows any change in the status of title as shown in the Title Commitment that
would adversely or materially affect Tenant's use of the Premises for Tenant's intended purpose
(which shall not include any notices of commencement or notices to owner related to
construction at the Property), such matter shall be treated as a Title Defect. If Tenant chooses to
obtain title insurance, Tenant shall be responsible for any premium fees associated with said title
policy.

(E) Memorandum of Lease. The parties agree to record a memorandum of lease in
the Public Records of Duval County, Florida, a form to be approved by the parties within ten
(10) days of the Effective Date of this Lease.

16. RIGHT OF LANDLORD TO INSPECT.

Landlord, upon having provided Tenant with at least five (5) business days advanced
written notice, may enter into and upon the Premises for the purpose of viewing the same and for
the purpose of making any such repairs as there are required to make by Landlord under the
terms of this Lease, except in the case of an emergency, in which case Landlord shall provide
Tenant prior notice as reasonably practicable. For a period commencing one hundred twenty
(120) days prior to the termination of this Lease, and except on poll worker training days, early
voting days, election voting days and Duval County Canvassing Board meeting days associated
with an election, Landlord may have reasonable access to the Premises upon forty-eight (48)
hours prior notice for the purpose of exhibiting the Premises to prospective tenants and for
posting leasing signs; provided, however that Tenant may limit access to certain portions of the
Premises which Tenant reasonably deems to be secured or limited access areas, or privileged
areas pursuant to applicable federal, state or local laws.

17. DEFAULT.

(A)  Tenant Default. Each of the following events shall constitute a default hereunder
by Tenant and a breach of this Lease:

(i) If within fifieen (15) days after written notice from Landlord,
Tenant shall fail to pay Landlord any rent or any other charge due hereunder as
and when the same shall become due and payable; or

(i)  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
shall continue for a period of thirty (30) days after written notice thereof by
Landlord to Tenant; 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.
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If any event of default shall occur and be continuing for a period of sixty (60) days after
receipt of written notice thereof from the Landlord to Tenant of the same, Landlord shall, in
addition to other rights and remedies available to it under this Lease, at Jaw or in equity, have
the right to cancel and terminate this Lease in accordance with Florida law and may,
immediately, or at any time thereafter, and without further notice or demand, enter into and upon
the Premises, or any part thereof, and repossess the same as of their former estate and expel
Tenant and remove its effects forcefully, if necessary, without being taken or deemed to be guilty
of any manner of trespass and thereupon, this demise shall terminate but without prejudice to any
remedy which might otherwise be used by Landlord for arrears of rent or for any breach of
Tenant's covenants herein contained.

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

If any event of default shall occur and be continuing for a period of at least sixty

{60) days after Landlord having been notified of such default pursuant to the provisions in this
Section above, Tenant shall have the right to cancel and terminate this Lease by giving to
Landlord notice of such cancellation and termination, and upon the expiration of the time fixed
in such notice, this Lease and the term hereof shall expire in the same manner and with the same
force and effect; provided, however, that in such event Tenant shall not be obligated or liable to
pay any remaining unamortized expenses related to the Tenant Improvements or rents due
subsequent to Tenant's termination. The foregoing remedy shall not be Tenant's exclusive
remedy for Landlord's default and Tenant may exercise any other remedies provided at law or in
equity.

(C)  Rights to Cure. Each party shall have the right, but shall not be required, to pay
such sums or do any act which requires the expenditure of monies which may be necessary or
appropriate by reason of the default of the other party to perform any of the provisions of this
Lease, including repairs and maintenance obligations hereunder pursuant to Section 8 herein,
provided, however, Tenant shall not be entitled to self-help in any portions of the Building or
Landlord's property other than the Premises and the loading docks serving the Premises located
within the Common Area. In the event of the exercise of any such right by either party, the
defaulting party agrees to pay and reimburse the non-defaulting party, within thirty (30) days
after the defaulting party's receipt of a written demand (with sufficient detail of the costs
incurred), for such reasonable costs and expenses as actually incurred by the non-defaulting
party, and in the event that Tenant expends any sums pursuant to this Section 17(C) and
Landlord does not reimburse Tenant within such thirty (30) day period, the rental payment
thereafter shall be reduced by such unreimbursed amount until Tenant has been fully reimbursed.
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18. TAXES AND INSURANCE.
(A). Taxes. Landlord shall pay all real estate taxes on the Premises.
(B). Landlord Insurance. The Landlord and its subcontractors shall procure

and maintain insurance at its sole expense during the term of this Lease insurance of the types
and in the minimum amounts stated below unless otherwise stated in this agreement:

Workers’ Compensation:

Workers’ Compensation Florida Statutory Coverage

Employer’s Liability $100,000 Each Accident

(Includes appropriate Federal Acts) $500,000 Disease Policy Limit
$100,000 Each Employee/Disease

The Landlord insurance shall cover the Landlord (and to the extent its subcontractors and sub-
subcontractors are not otherwise insured, its subcontractors and sub-subcontractors) for those
sources of liability which would be covered by the latest edition of the standard Workers’
Compensation policy, as filed for use in the State of Florida by the National Council on
Compensation Insurance (NCCI), without any restrictive endorsements other than the Florida
Employers Liability Coverage Endorsement (NCCI Form WC 09 03), those which are required
by the State of Florida, or any restrictive NCCI endorsements which, under an NCCI filing, must
be attached to the policy (i.e., mandatory endorsements). In addition to coverage for the Florida
Workers' Compensation Act, where appropriate, coverage is to be included for the Federal
Employers’ Liability Act, USL&H and Jones, and any other applicable federal or state law. If
Landlord is not required to carry workers’ compensation coverage as defined under
Chapter 440, Florida Statutes, the above requirement may be waived. Written
confirmation verifying exemption will be provided on Landlord’s letterhead signed by an
officer or authorized representative.

Commercial General Liability - (Form CG0001

General Aggregate Limit (other than Products- $2,000,000
Completed Operations
Products — Completed Operations Aggregate $2,000,000

Limit

Personal & Advertising Injury $1,000,000

Each Occurrence $1,000,000

Medical Payments $5,000(any one person)
Fire Damage $50,000 (any one fire)

(Include Independent Contractors)

(ISO Form CGO0O001 as filed for use in the State of Florida without any restrictions
endorsements other than those which are required by the State of Florida, or those which, under
an ISO Filing, must be attached to the policy (i.e., mandatory endorsement).

Automobile Liability
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Coverage for all automobiles $1,000,000 Each Accident
Including Owned (if applicable),
Hired and Non-Owned

(Tenant shall be endorsed as an additional insured under all of the above Commercial General
Liability coverage on a form no more restrictive than the most current version filed for use in
Florida of CG2010 for General Liability and Automobile CA2048.)

Property Insurance (Form Special Form)

(Including but not limited to Flood (the maximum allowable amount by FEMA or such other
amount as mutually agreed upon by Landlord and Tenant), Sinkhole (an amount mutually agreed
upon by Landlord and Tenant), Sprinkled Leakage and Boiler & Machinery.

Building, Loss of Rents, Plate Glass, Signage and Landlord’s Equipment  Actual Cash Value or
Agreed upon Amount.

Such insurance shall be endorsed to provide for a waiver of underwriter's rights of subrogation
in favor of Tenant. The insurance provided by the landlord and or its contractors shall apply on a
primary basis to, and shall not require contribution from, any other insurance or self-insurance
maintained by the Tenant. The deductible amounts for any peril shall be deemed usual and
customary in the insurance industry. Landlord shall be responsible for payments of its
deductible(s) and any self-insured retentions assumed by the Landlord. Landlord shall require its
contractors, subcontractors, laborers, materialmen and suppliers to provide insurance of the
types, additional insured, waiver of subrogation as shown in the minimum insurance
requirements in Section 18, B or as otherwise included in this agreement. Depending upon the
nature of any aspect of any project by Landlord pursuant to the terms of this Lease and its
accompanying exposures and liabilities, Tenant may, at its sole option, require additional
insurance coverages in amounts responsive to those liabilities or make adjustments to the
required insurance as deemed necessary, which may or may not require that Tenant also be
named as an additional insured, including but not limited to any exposures and liabilities in
connection with Landlord’s relocation of the Tenant Equipmeant pursuant to Section 23 herein.

Each policy shall be written by an insurer holding a current certificate of authority 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. Prior to executing this Lease, Certificates of Insurance approved by
City's Division of Insurance & Risk Management demonstrating the maintenance of said
insurance shall be furnished to City. The Landlord shall provide an endorsement issued by the
insurer to provide the City thirty (30) days prior written notice of any change in the above
insurance coverage limits or cancellation, including expiration or non-renewal. In the event the
Landlord is unable to obtain such endorsement, the Landlord agrees to provide the City the
notice directly. Until such time as the insurance is no longer required to be maintained by
Landlord shall provide the City with renewal or replacement evidence of insurance with the
above minimum requirements no less than 30 days before the non-renewal, any change
insurance limits and coverages, expiration or termination of the insurance for which previous
evidence of insurance has been provided.

Anything to the contrary notwithstanding, the liabilities of Landlord under the Contract shall
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survive and not be terminated, reduced or otherw
insurance coverage. Neither approval of nor failu

ise limited by any expiration or termination of
re to disapprove insurance furnished by

Landlord shall relieve Landlord or its sub-contractors from responsibility to provide insurance as

required by the Contract.

(C). Property Manager Insurance.

The Landlord shall require the Property

Manager and its sub-contractors procure and maintain

insurance at its sole expense during the

term of this Lease insurance of the types and in the minimum amounts stated below:

Workers’ Compensation:

Workers’ Compensation

Florida Statutory Coverage

Employer’s Liability

$100,000 Each Accident

(Includes appropriate Federal Acts)

$500,000 Disease Policy Limit

$100,000 Each Employee/Disease

The Property Manager’s insurance shall cover re
subcontractors and sub-subcontractors are not
subcontractors) for those sources of liability whi

quire the Property Manager and to the extent jts
otherwise insured, its subcontractors and sub-
ch would be covered by the latest edition of the

standard Workers’ Compensation policy, as filed for use in the State of Florida by the National
Council on Compensation Insurance (NCCT), without any restrictive endorsements other than the
Florida Employers Liability Coverage Endorsement (NCCI Form WC 09 03), those which are
required by the State of Florida, or any restrictive NCCI endorsements which, under an NCCI
filing, must be attached to the policy (i.e., mandatory endorsements). In addition to coverage for

the Florida Workers’ Compensation Act, where
Federal Employers’ Liability Act, USL&H and
law,

Commercial General Liability - (Form CG0001

General Aggregate Limit (other than Products—
Completed Operations

Products — Completed Operations Aggregate
Limit

Personal & Advertising Injury

Each Occurrence

Medical Payments

Fire Damage

(Include Independent Contractors)

appropriate, coverage is to be included for the
Jones, and any other applicable federal or state

32,000,000
$2,000,000

$1,000,000

$1,000,000

$5,000(any one person)
$50,000 (any one fire)

(ISO Form CGO001 as filed for use in the State of Florida without any restrictions

endorsements other than those which are require

d by the State of Florida, or those which, under

an ISO Filing, must be attached to the policy (i.e., mandatory endorsement).
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Automobile Liability

Coverage for all automobiles $1,000,000 Each Accident
Including Owned, Hired and Non-Owned

(Tenant shall be endorsed as an additional insured under all of the above Commercial General
Liability coverage on a form no more restrictive than the most current version filed for use in
Florida of CG2010 for General Liability and Automobile CA2048.) Crime

Employee Dishonesty $1,000,000 Per Loss

Errors & Omissions $1,000,000 Each Claim/Aggregate

{(Errors & Omissions Liability coverage will be provided on an Occurrence Form or Claims -
Made Form with a retroactive date to at least the first date of this Lease and with a three year
reporting option beyond the annual expiration date of the policy). The coverage shall include
additional coverage for Network and Information Security Offenses and Electronic Data
(products) E&O.)

Such insurance shall be endorsed to provide for a waiver of underwriter’s rights of subrogation
in favor of Tenant. The insurance provided by the property manager and or its contractors shall
apply on a primary basis to, and shall not require contribution from, any other insurance or self-
insurance maintained by the Tenant. The deductible amounts for any peril shall be deemed usual
and customary in the insurance industry. Property Manager shall be responsible for payments of
its deductible(s) and any self-insured retentions assumed by the Property Manager. Property
Manager shall require its contractors, subcontractors, laborers, materialmen and suppliers to
provide insurance of the types, additional insured, waiver of subrogation as shown in the
minimum insurance requirements in Section 18, C. Depending upon the nature of any aspect of
any project by the Property Manager in connection with the Premises during the term of this
Lease and its accompanying exposures and liabilities, Tenant may, at its sole option, require
additional insurance coverages in amounts responsive to those liabilities or make adjustments to
the required insurance as deemed necessary, which may or may not require that Tenant also be
named as an additional insured.

Each policy shall be written by an insurer holding a current certificate of authority 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. Prior to executing this Lease, Certificates of Insurance approved by
City’s Division of Insurance & Risk Management demonstrating the maintenance of said
insurance shall be furnished to City. The Landlord shall provide an endorsement issued by the
insurer to provide the City thirty (30) days prior written notice of any change in the above
insurance coverage limits or cancellation, including expiration or non-renewal. In the event the
Property Manager is unable to obtain such endorsement, Property Manager agrees to provide the
City the notice directly. Until such time as the insurance is no longer required to be maintained
by Property Manager shall provide the City with renewal or replacement evidence of insurance
with the above minimum requirements no less than 30 days before the non-renewal, any change
insurance limits and coverages, expiration or termination of the insurance for which previous
evidence of insurance has been provided.
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Anything to the contrary notwithstanding, the liabilities of Landlord under the Contract shall
survive and not be terminated, reduced or otherwise limited by any expiration or termination of
insurance coverage. Neither approval of nor failure to disapprove insurance furnished by
Landlord shall relieve Landlord or its sub-contractors from responsibility to provide insurance as
required by the Contract.

(D). Tenant Insurance. Tenant shall at all times during the term of this Lease carry
and maintain a valid program of self-insurance, authorized by Section 768.28, Florida Statutes.
With respect to Tenant’s self-insurance program, liabilities caused by the negligent acts or
omissions of Tenant’s employees, or authorized agents shall be subject to the limits of Section
768.28, Florida Statutes. Tenant shall provide Landlord with a letter of self-insurance prior to
the execution of this Lease.

19. USE OF PREMISES.

(A) Use of Premises. Tenant will not make or suffer any unlawful, improper or
offensive use of the Premises or any use or occupancy thereof contrary to the laws of the State of
Florida, or the ordinances of the City of Jacksonville, Florida, now or hereafter made. It is
understood that the Premises shall be used for general governmental purposes, including but not
limited to office and warehouse space for the Duval County Supervisor of Elections. No other
use is permitted without prior written consent of Landlord, which consent by Landlord shall not
be unreasonably withheld.

(B)  Tenant Election Restrictions on Adjacent Landlord Property.  Landlord
understands that the Premises will be used by Tenant for the Supervisor of Elections ("SOE")
Office for Duval County, Florida. Landlord further acknowledges the importance of the
neutrality of the SOE Office during any local, state and federal election and that Tenant has the
option to utilize the Premises to operate a voting site for the public during such election times.
Accordingly, Landlord agrees to adhere to the Tenant Election Restrictions contained on Exhibit
"E" attached hereto during the term of this Lease. In the event that Landlord fails to adhere to
the Tenant Election Restrictions, Tenant shall be relieved of the rental payment obligations
hereunder to Landlord until such time that Landlord is in compliance with the Tenant Election
Restrictions.

20. NOTICES.

Any notice, demand, consent, authorization, request, approval or other communication
that any party is required, or may desire, to give to or make upon the other party pursuant to this
Lease shall be effective and valid only if in writing, signed by the party giving such notice, and
delivered personally to the other party or sent by express 24-hour guaranteed courier or delivery
service, by facsimile transmission with telephone confirmation or certified mail of the United
States Postal Service, postage prepaid and return receipt requested, addressed to the other party
as follows (or such other place as any party may by Notice to the other specify):
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To Landlord GIV Imeson, LLC
One Imeson Park Blvd., Building 100
Jacksonville, Florida 32218

With a copy to: IP Capital Partners, LLC
225 N.E. Mizner Blvd., Suite 400
Boca Raton, Florida 33432

And to: GEM Real Realty Capital
900 North Michigan Avenue, Suite 1450
Chicago, IL 60611

To Tenant: City of Jacksonville
Supervisor of Elections

105 East Monroe Street, Jacksonville, Florida 32202
Attention: Supervisor of Elections
(904) 630-7777

With a copy to: Office of General Counsel
City of Jacksonville
117 West Duval Street, Suite 480
Jacksonville, Florida 32202
Attention: Corporation Secretary
(904) 630-1700
(904) 630-1731 (fax)

Notice shall be deemed given when received, except that if delivery is not accepted,
Notice shall be deemed given on the date of such non-acceptance.

21.  INDEMNITY.

(A) Landlord Indemnity. Landlord shall indemnify, defend and save harmless Tenant,
its officers, employees and agents from suits, actions, proceedings, claims, judgments, costs,
damages, liability and expenses, at law or in equity, in connection with loss of life, bodily or
personal injury or property damage or equipment, including but not limited to the elections
equipment (e.g., voting tabulation, absentee and ADA ballot marking machines, electronic check
in systems, printers and laptops) located and stored within the Premises, or any other damage
arising from or out of occurrence in, upon or at or from the Premises or any part thereof,
resulting from any act or omission of Landlord, its officers, agents, employees or contractors.

(B) Tenant Indemnity. Tenant shall, subject to the limitations and provisions of
Section 768.28, Florida Statutes (which provisions are not expanded, altered or waived) defend,
indemnify and save harmless Landlord, its officers, employees and agents from suits, actions,
proceedings, claims, judgments, costs, damages and expenses, at law or in equity, in connection
with loss of life, bodily or personal injury or property damage or any other damage arising from
or out of any occurrence in, upon, at or from the Premises, resulting from any negligent act or
negligent omission of Tenant, its officers, agents, or employees.
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The indemnity obligations contained in this Section 21 shall survive the Term of this
Lease. The above indemnification provisions in this Section 21 are separate and not limited by
the type of insurance or self-insurance.

22.  RIGHT TO TERMINATE.

Tenant shall have the right to terminate this Lease without penalty, except as provided in
Section 23(A), in the event a government owned or leased building in the City of Jacksonville,
Florida, becomes available to Tenant for occupancy during the term of this Lease for the
purposes for which this Building is being leased, upon giving sixty (60) days advance written
notice to Landlord. Landlord agrees to cooperate with the Tenant during any such relocation that
occurs and acknowledges that Tenant needs a minimum period of six (6) months prior to an
election and no sooner than sixty (60) days following an election to vacate the Premises in a
timely manner.

23. CONSTRUCTION AND PAYMENT OF TENANT IMPROVEMENTS; MOVING
COSTS; WIRING AND CABLING COSTS; AND TEMPORARY STORAGE
SPACE

(A) Landlord's Improvement Obligation. Landlord agrees to diligently commence the
construction of the Tenant Improvements as of the Effective Date of this Lease in accordance
with the Work Agreement attached hereto as Exhibit ""G'" and incorporated herein by reference.
Landlord shall pay all costs in connection with the Tenant Improvements, including without
limitation the costs of plans and drawings as of the Commencement Date, other than costs in
connection with any Change Order (as defined in the Work Agreement) paid by Tenant (the
"Landlord’s Improvement Obligation”). Tenant’s maximum indebtedness for Landlord’s
Improvement Obligation and Construction Costs (as defined in Exhibit “G”) shall not exceed
eight hundred thousand and no/100 Dollars ($800,000.00) and Landlord shall be responsible for
any cost in excess of Eight Hundred Thousand and No/100 Dollars ($800,000.00) associated
with Landlord’s Improvement Obligation; provided, however, Tenant shall pay all costs in
connection with any Change Order, unless otherwise agreed to by Landlord or otherwise
provided pursuant to Section (D) below. If any dispute or disagreement arises regarding any
item of the Tenant Improvements that is not specifically set forth on Exhibit ""B" or Exhibit
"D", Tenant and Landlord agree to endeavor to cause the item to be of similar quality, standard
or finish as Tenant’s premises at 5200-2 Norwood Avenue, Suite 23-2. Should Tenant cancel or
terminate this Lease early, except for a termination by Tenant pursuant to Section 11 (Fire and
Hazards), Section 12 (Eminent Domain), Section 15(D) (Title), Section [7(B) (Default), Section
24 (Availability of Funds) and Exhibit “G” as provided in this Lease, Tenant shall pay to
Landlord on or before the cancellation or termination date an amount equal to the Unamortized
Lease Costs (as defined below). The "Unamortized Lease Costs”" shall mean an amount equal to
the unamortized amount of the Landlord's Improvement Obligation (which Tenant’s repayment
responsibility shall not exceed $800,000.00), the Tenant Moving Costs (not to exceed
$130,000.00), the Tenant Wiring and Cabling Costs (which Tenant’s repayment responsibility
shall not exceed $140,000.00), any amounts utilized by Tenant pursuant to Section 23(D), which
aggregate amount of the Unamortized Lease Costs that Tenant shall be responsible for
repayment should the*Tenant cancel or terminate this Lease except as referenced above shall not
exceed One Million Seventy Thousand and 00/100 Dollars ($1,070,000.00). For the purposes of
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this Section 23(A), the Unamortized Lease Costs shall be caiculated by multiplying (i) an amount
equal to 1/120"™ of the Landlord’s Improvement Obligation (not to exceed $800,000.00), the
Tenant Moving Costs (not to exceed $130,000.00), the Tenant Wiring and Cabling Costs (not to
exceed $140,000.00), any amounts utilized by Tenant pursuant to Section 23(D), by (ii) the
number of months remaining in the Term after the effective date of the early termination or
cancellation.

(B) Tenant Moving Costs. Unless Landlord and Tenant agree otherwise, upon
Tenant's written request and receipt by Landlord of Tenant's specifications therefor, Landlord
will seek bids from at least three (3) qualified contractors for the Relocation Work. Upon receipt
of such bids, Landlord agrees to engage the lowest responsive bidder/contractor for the
Relocation Work. Landlord shall require such responsive bidder/contractor to obtain such
insurance coverages and amounts as deemed appropriate by the City’s Division of Insurance &
Risk Management pursuant to Section 18 herein and to indemnify the City for any damages,
liability and expenses to City arising out of contractor’s relocation of the Tenant Equipment to
and from the Temporary Storage Space. Landlord shall be responsible for all Tenant Moving
Costs up to an amount not to exceed One Hundred Thirty Thousand and No/100 Dollars
($130,000.00), and Tenant shall reimburse Landlord for all Tenant Moving Costs in excess of
One Hundred Thirty Thousand and No/100 Dollars ($130,000.00) within sixty (60) days of
receipt from Landlord of reasonably satisfactory invoices for such Tenant Moving Costs. If the
total Tenant Moving Costs provided by the lowest responsive bidder exceeds $130,000.00,
Landlord shall notify Tenant, and Tenant and Landlord agree to cooperate in good faith to reduce
the Tenant Moving Costs prior to Landlord’s engagement of a contractor to perform said work.

(C)  Tenant Wiring and Cabling Costs. Unless Landlord and Tenant agree otherwise,
upon receipt from Tenant of the plans and specifications for the Wiring and Cabling Work for
the Premises (which Tenant shall provide to Landlord within five (5) days after Landlord's
written request therefor) and completion of the Construction Drawings for the Tenant
Improvements (which Construction Drawings may, at Landlord's option, include the plans and
specifications for the Wiring and Cabling Work), Landlord will obtain bids for the Wiring and
Cabling Work to be performed from at least three (3) qualified contractors. Upon receipt of such
bids, Landlord agrees to engage the lowest responsive bidder/contractor to perform the Wiring
and Cabling Work. Landlord shall be responsible for all Tenant Wiring and Cabling Costs up to
an amount not to exceed One Hundred Forty Thousand and No/100 Dollars ($140,000.00), and
Landlord shall be responsible for all Tenant Wiring and Cabling Costs in excess of One Hundred
Forty Thousand and No/100 Dollars ($140,000.00). If the total Wiring and Cabling Work
provided by the lowest responsive bidder exceeds $140,000.00, Landlord shall notify Tenant,
and Tenant and Landlord agree to cooperate in good faith to reduce the Tenant Wiring and
Cabling Costs prior to Landlord’s engagement of a contractor to perform said work.

(D) Remaining Landlord’s Improvement Obligation, Tenant Moving Costs and Tenant
Wiring and Cabling Costs. In the event that Landlord's Improvement Obligation, the Tenant

Moving Costs and the Tenant Wiring and Cabling Costs is less than One Million Seventy
Thousand and No/100 Dollars ($1,070,000.00) in the aggregate, then Tenant, at its scle option,
may utilize the difference between One Million Seventy Thousand and No/i00 Dollars
($1,070,000.00) and the aggregate amount of the Landlord's Improvement Obligation, the Tenant
Moving Costs and the Tenant Wiring and Cabling Costs for Change Orders, excess Tenant
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Moving Costs, excess Tenant Wiring and Cabling Costs, and fixtures, furniture and equipment
for the Premises. If prior to the application of this Section 23(D) the Landlord's Improvement
Obligation is less than Eight Hundred Thousand and No/100 Dollars ($800,000.00), then for
purposes of Exhibit ''C" of this Lease, the Landlord's Improvement Obligation shall be deemed
to include any amounts utilized pursuant to this Section 23(D) to the extent of the difference
between Eight Hundred Thousand and No/100 Dollars and the amount of Landlord’s
Improvement Obligation prior to the application of this Section 23(D). For illustration purposes,
if the actual amount of Landlord's Improvement Obligation is $700,000.00, the Tenant Moving
Costs are $150,000.00 and the Tenant Wiring and Cabling Costs are $150,000.00, for purposes
of Exhibit “C” of this Lease the Landlord’s Improvement Obligation shall be deemed to be
$730,000.00, or $700,000.00 + $20,000.00 ($150,000.00-130,000.00-excess Tenant Moving
Costs) + $10,000.00 ($150,000.00 -$140,000.00-excess Tenant Wiring and Cabling Costs).

(E)  Temporary Storage Space.. Subject to the terms and conditions of this Section
23(E), and provided that no default by Tenant has occurred and is continuing, Tenant shall have
the option to use, free of charge, the space adjacent to the Premises more particularly depicted on
Exhibit “H” attached hereto in the Building consisting of a minimum of 22,000 square feet of
climate controlled space (the "Temporary Storage Space") for the storage of Tenant's furniture,
fixtures and equipment (collectively, the “Tenant Equipment”) to be used or stored in the
Premises (the "Temporary Storage Space Option"), commencing on or after the Effective Date as
the Tenant may elect (the "Storage Space Commencement Date”), and ending on the
Commencement Date or such other date as Landlord and Tenant may agree upon is reasonably
needed for Tenant to move the Tenant Equipment into the Premises after the Commencement
Date (the "Storage Space Expiration Date"”). Tenant's use of the Temporary Storage Space and
Landlord’s maintenance of the Temporary Storage Space shall be upon and subject to the terms
and conditions of this Lease, except as expressly set forth in this Section 23(E), or as the context
otherwise provides. Tenant shall have exclusive use of the Temporary Storage Space and Tenant
shall use the Temporary Storage Space only for storage of the Tenant Equipment to be used or
stored in the Premises, and Tenant shall access the Temporary Storage Space only during normal
business hours, except in cases of an emergency, in which case no access restrictions by
Landlord shall exists, and, if required by Landlord, accompanied by a representative of Landlord.
Landlord shall access the Temporary Storage Space only during normal business hours, except in
cases of an emergency, in which case no access restrictions by Tenant shall exists, and, if
required by Tenant, accompanied by a representative of Tenant. The Temporary Storage Space -
shall be secured by a lock and Tenant shall be provided with a key or access code to gain access
into the Temporary Storage Space during Tenant’s use of said area. The Temporary Storage
Space shall be provided to Tenant in its "as-is" condition; provided however, Landlord shall be
responsible to maintain the insurance specified in Section 18 herein with respect to the
Temporary Storage Space. Tenant shall comply with all applicable statutes, ordinances, codes,
regulations and other laws, including without limitation, environmental laws and regulations, in
connection with its use of the Temporary Storage Space, and Tenant shall abide by any
reasonable rules and regulations promulgated by Landlord with respect to Tenant's use of the
Temporary Storage Space. In order to exercise the Temporary Storage Space Option, Tenant
shall provide Landlord written notice of its election to exercise the Temporary Storage Space
Option, which notice shall include the Storage Space Commencement Date, at least fifteen (15)
days prior to the Storage Commencement Date. ‘On or before the Storage Space Expiration Date
Tenant shall remove all items stored by it in the Temporary Storage Space and surrender the
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Temporary Storage Space in substantially the same condition as existing on the Storage Space
Commencement Date. Landlord’s relocation of the Tenant Equipment to and from the
Temporary Storage Space into the Premises shall be performed by Landlord at Landlord’s
expense pursuant to Section 23(B). Tenant shall be responsible for any damage to the Temporary
Storage Space, the Premises, or the remainder of the Property caused by Tenant, its employees,
contractors or agents in connection with its use of the Temporary Storage Space, including,
without limitation, the removal of the Tenant Equipment. Landlord shall be responsible for any
damages occurring to the Tenant Equipment during such time that the Tenant Equipment is
located in the Temporary Storage Space resulting from any act or omission of Landlord, its
officers, agents, employees or contractors and shall indemnify the Tenant for the same in
accordance with the provisions of Section 21 herein.

24. AVAILABILITY OF FUNDS.

The obligations of Tenant under this Lease Agreement are subject to the availability of
funds lawfully appropriated annually for its purposes by the Council of the City of Jacksonville
and in the event funds are not available, this Lease may be canceled or terminated without
penalty, by Tenant by giving thirty (30) days written notice of such cancellation or termination,
such notice to be signed by the Mayor and Corporation Secretary, and be delivered as provided
herein.

25. ACKNOWLEDGMENT OF ASSIGNMENT.

Tenant, as soon as reasonably practical after the request of Landlord, but in no event later
than thirty (30) days after such request, shall execute such acknowledgment or
acknowledgments, including estoppel certificates providing the information referenced in
Section 32(C) hereof, or any assignment or assignments of rentals and profits made by Landlord
to any third person, firm or corporation, provided that Landlord will not make such request
unless required to do so by the mortgagee under the mortgage, or mortgages, executed by
Landlord.

26. SOVEREIGN IMMUNITY.

Notwithstanding anything in this Lease to the contrary, Tenant is governed by the
provisions of Section 768.28, Florida Statutes, and nothing in this Lease shall be deemed to be a
further waiver of the limited waiver of sovereign immunity afforded Tenant as set forth therein.

27. RADON GAS.

Radon is a naturally occurring radioactive gas that when it has accumulated in a building
in sufficient quantities may present health risks to persons who are exposed to it over time.
Levels of radon that exceed federal and state guidelines have been found in buildings in Florida.
Additional information regarding radon and radon testing may be obtained from your county
public health unit.
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28. HAZARDOUS SUBSTANCES.

Tenant agrees that any hazardous substances which it may generate, store, manufacture,
refine, transport, treat, dispose of, or otherwise permit to be present on or about the Premises will
be generated, stored, manufactured, refined, transported, treated and disposed of in compliance
with all applicable federal, state and local laws and regulations dealing with same. As used
herein, hazardous substances shall be defined as any "hazardous chemical”, "hazardous
substance" or similar term as defined in the Comprehensive Environmental Responsibility
Compensation and Liability Act, as amended (42 U.S.C. 9601, et. seq.), any rules or regulations
dealing with environmental protection. It is understood and agreed that the provisions contained
in this section shall be applicable notwithstanding the fact that any substance shall not be deemed
to be a hazardous substance at the time of its use by Tenant but shall thereafter be deemed to be a
hazardous substance. Landlord hereby agrees to defend, indemnify and hold Tenant harmless
from any and all losses, damages, claims, costs, fees, penalties, charges, assessments, taxes, fines
or expenses including reasonable attommeys' fees and legal assistants’ fees, arising out of any
claim asserted by any person, entity, agency, organization or body against Tenant 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 Premises not
caused by Tenant. 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 Tenant under the Environmental Laws. The
provisions of this section shall survive Closing.

29. SIGNAGE AND PARKING.

(A) Signage. Subject to Landlord's prior writen approval, which shall not be
unreasonably withheld, Tenant shall have the right to place a sign on the outside of the Premises
located on the Building. Landlord shall be responsible for the maintenance of the sign, including
the replacement of light bulbs and fixtures.

(B)  Parking. Tenant shall have non-exclusive use of two hundred (200) parking
spaces located on the surface parking lot in front of the Building.

30. COUNCIL APPROVAL.

This Lease Agreement is subject to approval by the City Council of the City of
Jacksonville, Florida.

31. EXTENSIONS/WAIVERS/DISPUTES.

(A)  Renewal Option. Provided that at the time of such exercise Tenant shall not be in
default in the performance and observance of the obligations imposed upon Tenant hereunder,
Tenant shall have the option to renew this Lease for the Leased Premises in their existing
condition for one (l) additional successive two (2) or five (5) year period, at Tenant’s
designation, under the same and continuing terms and conditions contained herein (including the
3% annual rent increases) by providing one hundred eighty (180) days written notice to Landlord
prior to the expiration of the current term.
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(B) Holdover. In the event that Tenant or anyone claiming under Tenant shall
continue occupancy of the Premises after the expiration of the term of this Lease or any renewal
or extension thereof without any agreement in writing between Landlord and Tenant with respect
thereto, such occupancy shall not be deemed to extend or renew the term of the Lease, but such
occupancy shall continue as a tenancy at will, from month to month, upon the covenants,
provisions and conditions herein contained. The rental shall be the rental in effect during the
term of this Lease as extended or renewed, prorated and payable for the period of such
occupancy.

(C)  Waiver. Failure of either party to complain of any act or omission on the part of
the other party, no matter how long the same may continue, shall not be deemed to be a waiver
by said party of any of its rights hereunder. No waiver by either party at any time, express or
implied, of any breach of any provision of this Lease shall be deemed a waiver of a breach of any
other provision of this Lease or a consent to any subsequent breach of the same or any other
provision. If any action by either party shall require the consent or approval of the other party,
the other party's consent to or approval of such action on any one occasion shall not be deemed a
consent to or approval of said action on any subsequent occasion or a consent 10 or approval of
any other action on the same or any subsequent occasion. Any and all rights and remedies which
either party may have under this Lease or by operation of law, either at law or in equity, upon
any breach, shall be distinct, separate and cumulative and shall not be deemed inconsistent with
each other, and no one of them, whether exercised by said party or not, shall be deemed to be an
exclusion of any other; and any two or more or all of such rights and remedies may be exercised
at the same time.

(D)  Payment Under Protest. It is agreed that, if at any time a dispute shall arise as to
any amount or sum of money to be paid by one party to the other under the provisions hereof, the
party against whom the obligation to pay the money is asserted shall have the right but not the
obligation to make payment "under protest” and such payment shall not be regarded as a
voluntary payment and there shall survive the right on the part of the said party to institute suit
for the recovery of such sum. If it shall be adjudged that there was no legal obligation on the
part of said party to pay such sum or any part thereof, said party shall be entitled to recover such
sum or so much thereof as it was not legally required to pay under the provisions of this Lease,
and the amount so paid by Tenant may be withheld or deducted by Tenant from any rents herein
reserved.

32. COMPLIANCE WITH LAWS.

Landlord shall cause the Premises to comply with all federal, state and local laws
applicable to the Premises as of the Commencement Date, including but not limited to, the
Americans with Disabilities Act of 1990 (42 U.S.C. 12101), and Landlord shall not violate any
federal, state or local law applicable to the Premises, including but not limited to, the Americans
with Disabilities Act of 1990 (42 U.S.C. 12101).

33. MISCELLANEOUS.

(A) .Captions. The captions of the Sections of this Lease are for convenience only and
are not a part of this Lease and do not in any way limit or amplify the terms and provisions of
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this Lease. Any pronoun shall be read in the singular or plural and in such gender as the context
may require. Except as otherwise provided in this Lease, the terms and provisions of this Lease
shall be binding upon and inure to the benefit of the parties hereto and their respective successors
and assigns.

(B) Brokerage Commission. No party has acted as, by or through a broker in the
effectuation of this Lease, except Grubb & Ellis/Phoenix Realty Group, Inc. ("Broker'") has
acted on behalf of Landlord and will be paid by Landlord pursuant to a separate agreement.
Each party agrees to indemnify, defend and hold harmless the other party from any and all
claims, demands or the cost and expense of, including reasonable attorney's fees, arising out of
any brokerage commission or fee or other compensation due or alleged to be due in connection
with the transaction contemplated by this Lease (other than with respect to Broker) based upon
any agreement alleged to have been made or other action alleged to have been taken by either
party; provided however, Tenant's indemnification obligation shall be subject to the limitations
contained in Section 768.28, Florida Statutes, which provisions are not altered, expanded,
extended or waived beyond the limitations contained in Section 768.28, Florida Statutes.

(C)  Estoppel Certificates. At any time and from time to time, Landlord and Tenant
each agree, as soon as reasonably practical after request in writing from the other, but in no event
later than thirty (30) days after such request, to execute, acknowledge and deliver to the other or
to any person designated by the other a statement in writing certifying that the Lease is
unmodified and is in full force and effect, or if there have been modifications, that the same is in
full force and effect as modified (stating the modifications), that the other party is not in default
in the performance of its covenants hereunder, or if there have been such defaults, specifying the
same, and the dates to which the rent and other charges have been paid. Tenant and Landlord
shall approve the form of Estoppe! Certificate prior to execution by such party.

(D) Entire Agreement. This Lease contains the entire and only agreement between
the parties, and no oral statements or representations or prior written matter not contained in this
instrument shall have any force and effect. This Lease shall not be modified or amended in any
way except by a writing executed by both parties.

(E)  Attorney's Fees. If either party to this Lease brings suit or otherwise becomes
involved in any legal proceedings seeking to enforce the terms of this Lease, or to recover
damages for their breach, each party shall be responsible for its own attorney'’s fees, and other
expert witnesses, accountants, and court reporters fees incurred in connection therewith
including all such costs and expenses incurred: (i) in trial and appellate court proceedings, (ii) in
connection with any and all counterclaims asserted by one party to this Lease against another
where such counterclaims arise out of or are otherwise related to this Lease, (iii) in bankruptcy or
other insolvency proceedings, and (iv) in post-judgment collection proceedings.

(F)  Yenue. All matters pertaining to this Lease (including its interpretation,
application, validity, performance and breach) in whatever jurisdiction action may be brought,
shall be governed by, construed and enforced in accordance with the laws of the State of Florida
and the Ordinances of the City of Jacksonville. The parties further agree to submit to the
personal jurisdiction and venue of a court of subject matter jurisdiction located in Duval County,
State of Florida.
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(G)  Waiver of Trial by Jury. EACH PARTY TO THIS AGREEMENT HEREBY
KNOWINGLY, VOLUNTARILY AND INTENTIONALLY WAIVES ANY RIGHT THEY
MAY HAVE TO A TRIAL BY JURY IN RESPECT OF ANY LITIGATION BASED UPON
THIS AGREEMENT OR ARISING OUT OF, UNDER OR IN CONNECTION WITH THIS
AGREEMENT OR ANY OTHER AGREEMENT CONTEMPLATED AND EXECUTED IN
CONNECTION HEREWITH, OR ANY COURSE OF DEALING, COURSE OF CONDUCT,
STATEMENTS (WHETHER VERBAL OR WRITTEN) OR ACTIONS OF ANY PARTY
HERETO.

(H)  Exhibits. All exhibits attached hereto are made a part hereof and incorporated
herein by reference.

48] Severability. If any term or condition of this Lease or the application of the Lease
to any person or circumstance is, to any extent, invalid or unenforceable, the remainder of this
Lease, or the application of such term or condition to persons or circumstances other than those
as to which it is held invalid or unenforceable, is not to be affected and each term and condition
of this Lease is to be valid and enforceable to the fullest extent permitted by law.

). Construction. This Lease shall not be more strictly construed against either party
by reason of the fact that one party may have drafted or prepared any or all of the terms and
provisions. It is acknowledged that this Lease has been negotiated at arm’s length by both
parties after advice by counsel or other representatives chosen by such parties, and both parties
have contributed substantially to the contents of this Lease.

(K).  Successors and Assigns. This Lease shall be binding upon and inure to the benefit
of Landlord and Tenant and their respective heirs, successors and legal representatives and their
respective assigns.

(L). Governmental Penalties. Governmental penalties, fines or damages imposed on
any portion of the Premises as a result of the activities of Tenant, its employees, agents or
invitees shall be paid by Tenant as soon as practicable of the earlier of the governmental notice
to Tenant or Landlord's notice to Tenant. Governmental penalties, fines or damages imposed on
any portion of the Premises as a result of the activities of Landlord, its employees, or agents shall
be paid by Landlord as soon as practicable of the earlier of the governmental notice to Landlord
or Tenant's notice to Landlord.

(M). Merger. This Lease sets forth all the representations, promises, agreements,
conditions and understandings between Landlord and Tenant relative to the Premises, and there
are no promises, agreements, conditions or understandings, either oral or written, expressed or
implied, between them, other than as set forth in the Lease. Any verbal or other representations
(i.e., marketing brochures, etc.) shall be merged into the written terms of this Lease. Except as
otherwise provided in this Lease, no alterations, amendments, changes or additions to this Lease
shall be binding upon Landlord or Tenant unless reduced to writing and signed by them.

(N). Time is of the Essence. Time is of the essence for all matters provided in this
Lease. )
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(O). No Third Party Beneficiary. Nothing contained in this Lease shall be construed to
as to confer upon any other party the rights of a third party beneficiary except rights contained
herein for the benefit of Landlord’s mortgagee.

(P).  Survival. All indemnity obligations, as well as all representations, warranties,
conditions and agreements contained herein, which either are expressed as surviving the
expiration or termination of this Lease or, by their nature, are to be performed or observed, in
whole or in part, after the termination or expiration of this Lease, shall survive the termination or
expiration of this Lease. :

(Q). Approvals. Each party covenants and agrees that whenever, pursuant to the terms
of the Lease, the consent, satisfaction, determination or approval is required or permitted of
either party, such consent, satisfaction, determination or approval shall not be unreasonably
determined, withheld or delayed.

[The remainder of this page was left blank intentionally. Signature page to
follow.]
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IN WITNESS WHEREQF, the parties hereto have hereunto executed this instrument
for the purpose herein expressed, the day and year above written.

LANDLORD:
WITNESSES AS TO LANDLORD: GIV IMESON, LLC, a Delaware limited
liability company
By:
Print Name:
Print Name ' Title:
Dated:
Print Name
TENANT:
ATTEST: CITY OF JACKSONVILLE, a Florida
municipal corporation
By:
James R. McCain, Jr. Alvin Brown, Mayor
Corporation Secretary

Dated:

In compliance with the Charter of the City of Jacksonville, I do certify that there is an
unexpended, unencumbered and unimpounded balance in the appropriation sufficient to cover
the foregoing lease and provision has been made for the payment of the moneys provided therein
to be paid.

Finance Director
CONTRACT NUMBER:

Form Approved:

Office of General Counsel
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EXHIBIT "A"
LEGAL DESCRIPTION AND SITE PLAN OF PROPERTY

A PART OF SECTION 13, TOWNSHIP 1 SOUTH, RANGE 26 EAST, AND SECTION 7 AND 18, TOWNSHIP 1
SOUTH, RANGE 27 EAST, JACKSONVILLE, DUVAL COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED
AS FOLLOWS: FOR POINT OF REFERENCE COMMENCE AT THE NORTHWEST CORNER OF SAID SECTION
18; THENCE SOUTH 88 DEGREES 35 MINUTES 52 SECONDS EAST, A DISTANCE OF 108.57 FEET TO A
POINT LYING ON THE EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE (A 70 FOOT
RIGHT OF WAY AS NOW ESTABLISHED) AND THE POINT OF BEGINNING; THENCE NORTH 55 DEGREES
09 MINUTES 30 SECONDS EAST ALONG SAID EASTERLY RIGHT OF WAY LINE A DISTANCE OfF 12S.41
FEET TO THE POINT OF CURVE OF A CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF
568.82 FEET, THENCE NORTHEASTERLY ALONG SAID EASTERLY RIGHT OF WAY LINE AND ALONG THE
ARC OF SAID CURVE, AN ARC DISTANCE OF 226.08 FEET, SAID ARC BEING SUBTENDED BY A CHORD
BEARING OF NORTH 43 DEGREES 46 MINUTES 21 SECONDS EAST, AND A CHORD DISTANCE OF 224.59
FEET, THENCE DUE EAST, LEAVING SAID EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET
DRIVE, A DISTANCE OF 1256.20 FEET; THENCE SOUTH 00 DEGREES 02 MINUTES 41 SECONDS WEST, A
DISTANCE OF 1824.80 FEET, THENCE NORTH 89 DEGREES 48 MINUTES 55 SECONDS WEST, A
DISTANCE OF 330.00 FEET; THENCE SOUTH 00 DEGREES 02 MINUTES 41 SECONDS WEST ALONG A
LINE TO ITS INTERSECTION WITH THE NORTHERLY RIGHT OF WAY LINE OF IMESON PARK
BOULEVARD (A 120 FOOT RIGHT OF WAY AS NOW ESTABLISHED), A DISTANCE OF 466.36 FEET;
THENCE NORTH 89 DEGREES 59 MINUTES 59 SECONDS WEST ALONG SAID NORTHERLY RIGHT OF
WAY LINE, A DISTANCE OF 916.40 FEET; THENCE NORTH 00 DEGREES 10 MINUTES 50 SECONDS
WEST, LEAVING SAID NORTHERLY RIGHT OF WAY LINE OF IMESON PARK BOULEVARD, A DISTANCE OF
110.21 FEET; THENCE SOUTH 89 DEGREES 58 MINUTES 06 SECONDS EAST, A DISTANCE OF 32.67
FEET; THENCE NORTH 00 DEGREES 10 MINUTES 50 SECONDS WEST A DISTANCE OF 950.82 FEET;
THENCE NORTH 60 DEGREES 00 MINUTES 29 SECONDS WEST, A DISTANCE OF 116.86 FEET; THENCE
SOUTH 89 DEGREES 59 MINUTES 35 SECONDS WEST ALONG A LINE TO ITS INTERSECTION WITH
AFORESAID EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE, A DISTANCE OF 613.63
FEET, THENCE NORTH 16 DEGREES 22 MINUTES 10 SECONDS EAST ALONG 5AID EASTERLY RIGHT OF
WAY LINE, A DISTANCE OF 624.64 FEET TO THE POINT OF CURVE OF A CURVE CONCAVE
SOUTHEASTERLY, HAVING A RADIUS OF 626,47 FEET, THENCE NORTHEASTERLY ALONG SAID
EASTERLY RIGHT OF WAY LINE AND ALONG THE ARC OF SAID CURVE, AN ARC DISTANCE OF 424.12
FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING OF NORTH 35 DEGREES 45 MINUTES 52
SECONDS EAST AND A CHORD DISTANCE OF 416.07 FEET TO THE POINT OF BEGINNING.

TOGETHER WITH A PERPETUAL AND NON-EXCLUSIVE EASEMENTS FOR UTILITIES AND DRAINAGE AS
CONTAINED IN EASEMENT AGREEMENT, RECORDED IN OFFICIAL RECORDS VOLUME 7831, PAGE 1629,
CURRENT PUBLIC RECORDS OF DUVAL COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

SANITARY SEWER EASEMENT

A PART OF SECTION 18, TOWNSHIP 1 SOUTH, RANGE 27 EAST, DUVAL COUNTY, FLORIDA MORE
PARTICULARLY DESCRIBED AS FOLLOWS; FOR A POINT OF REFERENCE, COMMENCE AT THE
NORTHWEST CORNER OF SAID SECTION 18; THENCE SOUTH 88° 35' 52" EAST ALONG A LINE TO ITS
INTERSECTION WITH THE EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE (A 70 FOOT
RIGHT OF WAY A5 NOW ESTABLISHED), A DISTANCE OF 108.57 FEET; THENCE NORTH 55° 09' 30"
EAST ALONG SAID EASTERLY RIGHT OF WAY LINE A DISTANCE OF 125.41 FEET TO THE POINT OF
CURVE OF A CURVE, CONCAVE NORTHWESTERLY HAVING A RADIUS OF 568. 82 FEET; THENCE
NORTHEASTERLY ALONG SAID EASTERLY RIGHT OF WAY LINE AND ALONG THE ARC OF SAID CURVE,
AN ARC DISTANCE OF 226.08 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING OF NORTH
43° 46' 21" EAST AND A CHORD DISTANCE OF 224.59 FEET; THENCE DUE EAST, LEAVING SAID
EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE, A DISTANCE OF 1,256.20 FEET;
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THENCE SOUTH 00° 02' 41" WEST, A DISTANCE OF 1, 237.83 FEET TO THE POINT OF BEGINNING;
THENCE SOUTH 89° 56' 51" EAST, A DISTANCE OF 91.52 FEET; THENCE SOUTH 00° 06' 20" EAST, A
DISTANCE OF 772.59 FEET; THENCE SOUTH 48° 29" 32" WEST, A DISTANCE OF 133.52 FEET; THENCE
SOUTH 01° 02’ 02" EAST ALONG A LINE TO ITS INTERSECTION WITH THE NORTHERLY RIGHT OF WAY
LINE OF IMESON PARK BOULEVARD (A 120 FOOT RIGHT OF WAY AS NOW ESTABLISHED), A DISTANCE
OF 191.13 FEET; THENCE NORTH 89° 59' 59" WEST ALONG SAID NORTHERLY RIGHT OF WAY LINE, A
DISTANCE OF 25.00 FEET, THENCE NORTH 01° 02' 02" WEST, LEAVING SAID NORTHERLY RIGHT COF
WAY LINE A DISTANCE OF 202.21 FEET; THENCE NORTH 48° 29' 32" EAST, A DISTANCE OF 133.77
FEET; THENCE NORTH 00° 06' 20" WEST, A DISTANCE OF 736.37 FEET; THENCE NORTH 89° 56' 51"
WEST, A DISTANCE OF 66.58 FEET; THENCE NORTH 00° 02' 41" EAST, A DISTANCE OF 25.00 FEET TO
THE POINT OF BEGINNING.

30 FOOT STORM DRAINAGE EASEMENT

PART OF SECTION 18, TOWNSHIP 1 SOUTH, RANGE 27 EAST, DUVAL COUNTY, FLORIDA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS: FOR A POINT OF REFERENCE, COMMENCE AT THE
NORTHWEST CORNER OF SAID SECTION 18; THENCE SOUTH 88° 35' 52" EAST ALONG A LINE TO ITS
INTERSECTION WITH THE EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE (A 70 FOOT
RIGHT OF WAY AS NOW ESTABLISHED), A DISTANCE OF 108.57 FEET, THENCE NORTH 55° 09' 30"
EAST ALONG SAID EASTERLY RIGHT OF WAY LINE, A DISTANCE OF 125.41 FEET TO THE POINT OF
CURVE OF A CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 568.82 FEET; THENCE
NORTHEASTERLY ALONG SAID EASTERLY RIGHT OF WAY LINE AND ALONG THE ARC OF SAID CURVE,
AN ARC DISTANCE OF 226.08 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING OF NORTH
43° 46' 21" EAST AND A CHORD DISTANCE OF 224.59 FEET; THENCE DUE EAST, LEAVING SAID
EASTERLY RIGHT OF WAY LINE OF NORTH MAIN STREET DRIVE, A DISTANCE OF 1,256.20 FEET;
THENCE SOUTH 00° 02' 41" WEST, A DISTANCE OF 1,824.80 FEET; THENCE NORTH 89° 48' 55" WEST,
A DISTANCE OF 101.14 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 37°59' 52" EAST, A
DISTANCE OF 256.41 FEET; THENCE SOUTH 49° 26' 15" EAST, A DISTANCE OF 398.75 FEET; THENCE
SOUTH 51° 42" 57" WEST ALONG A LINE TO ITS INTERSECTION WITH THE NORTHERLY RIGHT OF WAY
LINE OF IMES0ON PARK BOULEVARD (A 120 FOOT RIGHT OF WAY AS NOW ESTABLISHED), A DISTANCE
OF 6.89 FEET; THENCE NORTH 89° 59' 59" WEST ALONG SAID NORTHERLY RIGHT OF WAY LINE, A
DISTANCE OF 35.73 FEET; THENCE NORTH 49° 26' 15" WEST, LEAVING SAID NORTHERLY RIGHT OF
WAY LINE, A DISTANCE OF 373.27 FEET; THENCE NORTH 37° 59' 52" WEST, A DISTANCE OF 283.00
FEET; THENCE SOUTH 89° 48' 55" EAST, A DISTANCE OF 38.17 FEET TO THE POINT OF BEGINNING.

ALSO TOGETHER WITH AN EASEMENT FOR INGRESS AND EGRESS CONTAINED IN EASEMENT
AGREEMENT RECORDED IN OFFICIAL RECORDS VOLUME 7831, PAGE 1621, OF THE CURRENT PUBLIC
RECORDS OF DUVAL COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

A PART OF SECTION 18, TOWNSHIP 1 SOUTH, RANGE 27 EAST, DUVAL COUNTY FLORIDA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS: FOR A POINT OF REFERENCE, COMMENCE AT THE
NORTHWEST CORNER OF SAID SECTION 18; THENCE SOUTH 88° 35' 52" EAST ALONG A LINE TO ITS
INTERSECTION WITH THE EASTERLY RIGHT-OF-WAY LINE OF NORTH MAIN STREET DRIVE (A 70 FOOT
RIGHT-OF-WAY AS NOW ESTABLISHED), A DISTANCE OF 108.57 FEET, THENCE NORTH 55° 09' 30"
EAST ALONG SAID EASTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 125.41 FEET TO THE POINT OF
CURVE OF A CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 568.82 FEET, THENCE
NORTHEASTERLY ALONG SAID EASTERLY RIGHT-OF-WAY LINE AND ALONG THE ARC OF SAID CURVE,
AN ARC DISTANCE OF 226.08 FEET, SAID ARC BEING SUBTENDED BY A CHORD BEARING OF NORTH
43° 46' 21" EAST AND A CHORD DISTANCE OF 224.59 FEET; THENCE DUE EAST, LEAVING SAID
EASTERLY RIGHT-OF-WAY LINE OF NORTH MAIN STREET DRIVE, A DISTANCE OF 1,256.20 FEET;
THENCE SOUTH 00° 02' 41" WEST, A DISTANCE OF 1,230.10 FEET TO THE POINT OF BEGINNING;
THENCE SOUTH 89° 59' 59" EAST, A DISTANCE OF 70.00 FEET; THENCE SOUTH 00° 02' 41" WEST,
ALONG A LINE TO ITS INTERSECTION WITH THE NORTHERLY RIGHT-OF-WAY LINE OF IMESON PARK
BOULEVARD (A 120 FOOT RIGHT-OF-WAY AS NOW ESTABLISHED), A DISTANCE OF 1060.00 FEET,
THENCE NORTH 89° 59' 59" WEST ALONG SAID NORTHERLY RIGHT-OF-WAY LINE OF IMESON PARK
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BOULEVARD, A DISTANCE OF 70.00 FEET; THENCE NORTH 00° 02' 41" EAST, LEAVING SAID
NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 1060.00 FEET TO THE POINT OF BEGINNING.

31
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Site Plan
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SITE PLAN OF PROPERTY
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EXHIBIT "B"

Approved Floor Plans

[To immediately follow this page.]
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EXHIBIT "C"

Rent
Sq.Ft: 50,000

Total

Monthly Total Annual
Year **Rent/ 8q. Ft. Rent Rent

* % 1.10 $4,583.33 $54,999.96
2 5 5.51 $22,96041  $275,524.96
3 % 5.68 $23,649.23  $283,790.71
4 3 5.85 $24,358.70  $292,304.43
5 % 6.02 $25,089.47  $301,073.65
6 $ 6.20 $25,842.15  3$310,105.85
7 3 6.39 $26,617.41  $319,408.94
8 $§ 6.58 52741594  $328,991.26
9 % 6.78 $28,238.42  $338,861.03
10 $ 6.98 $29,085.56  $349,026.78

$2,854,087.58
Eirst Year Rental
"Rent/Sq. FL.” (as set forth in the schedule above) would be $5.35, but $4.25 will be abated during months
1-12 of the First Year (resulting in $1.10/sq. ft. for months 1-12).

Landlord's Improvement Obligation
The maximum amount of Landlord’s Improvement Obligation, and the Tenant’s maximum repayment

amount of Landlord’s Improvement Obligation of $800,000 has been amortized and included in the rental
payments above for Years 1 through [0. The minimum amount of Landlord’s Improvement Obligation to
be amortized upon completion of the Tenant Improvements shall be $650,000.

If the costs of Landlord’s Improvement Obligation (as defined by Scction 23A includes all costs in
connection with the Tenant Improvements, including without limitation the costs ol the plans and
drawings). plus any amounts utilized pursuant to Section 23(D) of the Lease are less than $800,000, the
rental amounts set forth above shall be adjusied downward to account for the difference in the amortization
costs between $800.000 and the Landlord’s Improvement Obligation pius any amounts utilized by Tenant,
at Tenant’s option, pursuant to Section 23(D) of the Lease,

Example 1: If the actual amount of Landlord's Improvement Obligation is $700,000 (including amounts
utilized pursuant to Section 23(D) of the Lease), then the "Rent/Sq. Ft." for the first lease year would be
reduced by $.20 (which $.20 is the result of ($100,000/10)/50,000) to $5.15 ($5.35-3.20=%5.15) of which
$4.25 would be abated for the first lease year. The "Rent/Sq. F." for the second lease year would be $5.30
($5.15 increased by 3%), and so on.

Examplc 2: If the actual amount of Landlord’s Improvement Obligation is $625,000 (including amounts
utilized pursuant to Section 23(D) of the Lease), then the "Rent/Sq. Ft.* for the first lease year would be
reduced by $.30 (which $.30 is the result of ($150,000 (not $175,000 due to the minimum Landlord’s
Improvement Obligation)/10)/50,000) to $5.05 ($5.35-$.30=%5.05) of which $4.25 would be abated for the
first lease year. The “Rent/Sq. FL” for the second lease year would be $5.20 ($5.05 increased by 3%), and
so on. .

Upon completion of the Tenant Improvements, this Exhibit “C” shall be amended by the parties to reflect
any adjustments in rental payments pursuant to the terms above.
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EXHIBIT "D"
APPROVED INTERIOR PLANS

SCOPE OF WORK
FOR
SUPERVISOR OF ELECTIONS OFFICE

[To immediately follow this page.]
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P12011 SUPERVISOR OF ELECTION
ONE IMESON
JACKSONVILLE, FLORIDA

QUTLINE SPECIFICATIONS
June 18,2013

GENERAL CONDITIONS
A. SUMMARY OF WORK

I. The proposed Tenant Improvements will be constructed using systems as indicated on the
Drawings and us specified hereinufier. The project will be o one story improvement
for occupuncy by no more thun 110 persons. Outline Specifications ure intended to
reflect the codes, laws, statues and ordinances, which regulate design and construction
of the facility. Unless otherwise indicated in these specifications, all finishes, millwork,
concrete and fixtures will be building standurd. Regulations are subject to interpretation
by building officials and representatives of other government agencies. Approximate
gross arexs of the proposed facility will be as follows:

a. Tenant Improvements/Warehouse

General: +/ - 30,000 square feet dock-height
Bay Size: 32" x 36, existing column spacing
Layout: See attached Floor Plan.

b. Tenant Improvements/Office:

General: + /- 20,000 square feet, same level as Warehouse
Layout: See ottached Floor Plan.

c. The work includes furnishing services (including Design & Permiiting), materials,
lubor, superimtendence, tools, equipment, and incidentals necessary o construct the
project, Included are opplicuble taxes, building permits, fees and other regulutory
chusges, unless otherwise indicated.

B. CODES

[. Waork shall be performed in accordunce with the current upplicable building code and
ADA requirements including latest umendments in effect at the date of this proposal,
and with applicuble federul, state and local requirements in effect at the dute of this

proposal.
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C. ALLOWANCES

1. See Allowance notes hereinafier.

D. FIELD ENGINEERING/DEM N

I. Layout of all aspects of construction is the responsibility of the Contractor.

E. CUTTING AND PATCHING/DEMOLITION

I. Contructor is responsible for all culting, patching und demolition of existing conditions
necessary for new construction, at all locations.

F. ALTERNATES

1. MNone proposed at this time.

G. SHOP DRAWINGS, PRODUCT DATA AND SAMPLES

1. 11 is the responsibility of the Contractor to create o schedule of submittals for each aspect
of construction, commensurate with standard industry practice.

H. SCHEDULE OF VALUES

I. It is the responsibility of the Conlractor to prepare an accurate schedule of values for
purposes of progress payments. Prograss payments will be submitted on AIA Document
G702 and Continuation Sheet(s) G703.

. TESTING LABORATORY SERVICES

[. It is the responsibility of the Contractor to provide the services of a cenified testing
jaboratory for any performunce tests required for the project.

). TEMPORARY ELECTRICITY

I. Cantractor will utilize a temporuary source of electrical connection, on site, fumished by
Landlord. It will be the responsibility of the Contrictor to connect lemporary utilities to
this source and to establish OSHA approved receplacle service for construction
throughout the contract.

K. TEMPORARY LIGHTING

[. It will be the responsibility of the Coniructor to provide or maintain sufficient temporary
lighting. throughout the course of construction.

L. TEMPORARY HEAT AND VENTILATION

I. Contractor will utilize tlemporary source of heat or ventilution furnished by Lundlord, as
necessary for proper construction practices, throughout the construction period.

.2.
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M. TEMPORARY TELEPHONE SERVICE

I. It will be the respansibility of the Contructor to provide telephone service, for his use, ut
the construction site.

N. FIELD OFFICES, SHEDS AND FENCING

I. It will be the responsibility of the Contractor (o provide adequate office space und storage
spaces, for the course of construction. Office space shall be large enough to
accommodate Progress Meetings, and shall be provided with HVAC.

0. PROJECT RECORD DOCUMENTS

I. Rk will be the responsibility of the Comructor 1o maintain an additional set of project
drawings and specifications ut the job site, for the purpose of record of changes. Al the
end of the project, it will be the responsibility of the Contructor to Iransfer this
information 1o the Architect ulong with the Operations and Maintenance Manual(s), for
the project secord purposes. The cost of the transferral und delivery of electronic records
will be the responsibility of the contructor.

P. GUARANTEES. WARRANTIES AND BONDS

I. It will be the responsibility of the Contractor to wastant all construction, including labor
and materials, for a period of one (1) year from the date of Substantial Completion.
Additionally, the Contmctor shall transmit uny and all munufacturers and vendor
warranties, which may extend the Owner’s protection beyond the one (i) year stundard
warranty.

Q. SPARE PARTS AND MAINTENANCE MATERIALS
1. If any equipment manufacturer provides stundurd spare pans, as parn of their ugreement

for this project, it will be the responsibility of the Contractor 1o transfer these to the
Owner at the completion of construction.

SITEWORK
A. GENERAL
I. No sitework is anticipated for this Tenant Improvement.
B. TERMITE CONTROL
[. Provide soil treatment for termite control for all slab and utility applications.

2. Contractor shall utilize an insecticide proven (o prevent fermite infestation, acceptable to
authorities having jurisdiction.
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CONCRETE WORK
A. CONCRETE

1. All concrete will be reudy-mix concrele in accordance with ASTM C94 and ACI 301,
proportioned as determined by upproved mix designs. Various thicknesses of concrete
elements will be based on an amalysis of imposed louding conditions or other specific
criteria. All work will be done in accordance with ACI 318-77. All concrete shall reach

its specified strength in 28 days.

MASONRY
A. Not used, except as maintained or repuired ut existing locations.
METALS
A. METAL FABRICATIONS

I. Miscellzneous metal items shall conform to appropriate ASTM recommendations.
CARPENTRY AND MILLWORK
A. GENERAL

I. Work will include all necessary woodwark und blecking required for completion of
project.

B. WOOD DOORS

I. Al interior doors shall be solid core flush wood. Size and thickness of doors shall be 3°-
0" x 7°-0" x | 34", unless otherwise noted, paint grade.

C. WOOD TREATMENT

|. Provide pressure-tresied lumber in contuct with concrete.

D. MILLWORK
2. Comply with provisions of Architectural Woodwork Institute (AW Quality Standurds.

3. Plastic laminate finishes shall conform with AW1 High-pressure VT, Custom Grade.

4. Construct cabinet body from solid wood and plywood. No particlebourd or melumine
shall be used.
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A. ROOFING

I. Integrity of existing roof membrane shall be muintained by Landlord.
DOORS, WINDOWS AND FRAMES
A. METAL DOORS AND FRAM

l. All doors in manufacturing and distribution will be a minimum of 19 guuge flush
welded meta) doors and 16 gauge metal frumes (for wood door frumes as well).
All doors will be 1 34 in thickpess.

B. OVERHEAD DOORS

I. Existing Overhead Doors will be adjusted by Contructor to provide best operution.

C. ALUMINUM STOREFRONT GLAZING

I. Glass will be minimum %" thick, polished plate, tempered where required.
Q3. All framing members at entrunce and side lights will be nominal 2" x 4
twbular sections, Finish of ull exposed members will be unodized, finish to be
determined.

D. DOOR WARE

I. All hardware will be provided including Locks and Maglocks where defined by
the plans.

FINISHES
A. GYPSUM WALLBOARD

1. All interior partitions 10 be 112" thick gypsum board, ASTM C 36 us required.
All studs will be 3 5/8", 25 gauge (or us required for loads) electro-gal vanized
steel. All joints and comers will be taped, beaded and finished in uccordunce
with the manufactures’s instruction, per U.S. Gypsum, or Nationa Gypsum
Company. Level 4 finish, suitable for painting. Sound Batt Insulation shall be
provided in Bathrooms and Meeting Rooms. Provide water resistant system in
Toilet Rooms (Drywall and WR Bourd).

B. PAINTING

I. Painting will geaerally be in uccordance with the {ollowing schedule:

a. Gypsum Wallboard (toilet rooms), one coat drywall sealer followed by
one coat ensmel.

.5.
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b. Interior Gypsum wallboard (all locations except toilet room). one cout
drywall sealer plus one coat satin finish, eggshell enamel.

¢. Interior wood doors, one coal primer scaler plus one coat satin finish.

d. Interior hollow metal doors und interior miscelluneous steel, two comts
exterior gloss enamel.

C. ACOUSTICAL CEILINGS
I. The office area will have an acoustical ceiling utilizing an exposed suspension
system and 24" x 48" and 5/8" thick acoustical panels with fissured design and
flat edges. Tiles will be minerul fiberbourd with tuctory applied paint finish. By
Amstrong or equal.

D. RESILIENT

|. Resilient floosing in restrooms will be 127 x 12" x 1/8” commercial
erade vinyl composition lile. Base will be 47 high, top set cove type,
ALLOWANCE shall be

$9.00/square yard, installed.

E.  CARPET

|. Office areas will receive carpet suitable for direct glue down opplication.
Comply with fammability, smoke-developed static-control and color-fastness
standards. Fumish level- loop, 26 cunce, solution-dyed nylon product by
Bigelow or equal. ALLOWANCE shall be $15.00/square yurd, installed.

2. Furnish 4™ vinyl wall buse throughout.

10. SPECIALTIES
A. TOILET PARTITI

I. Laminate plastic compartments will be floor mounted overhead braced. Urninal
screens will be wall hung and construction finish shall be the same as partitions.

B. TOILET ROOM ACCESSORIES

1. Mirrors. towel dispensers, trash recepiacles and soap dispensers will be
furnished us required using appropriate products of Bobrick or equal.

L 20U D
A. MISCELLANEOUS EQUIPMENT

.6-
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13.

15.

Contractor shall provide all equipment necessary for proper execution of the work.

S

No work under this division.

SPECIAL CONSTRUCTION

No work under this division. '

CONVEYING SYSTEMS

No work under this division.

Q D

A. GENERAL

L.

Existing udility supply (i.e. water, sanitary sewer, fire sprinkler and
heated/cooled uir) will be muintained in good working order by Landlord.

PLUMBING

A system with water supply, soil waste, vent piping and fixtures will be
provided in uccordance with local plumbing codes where new fixwres are
provided. Manufacturers are American Standard or approved equal. Electric
water heater will be floor mounted tank type. Water supply piping will be
soldered type “L" copper, or CPVC. Soil and vent piping will be PVC.

C. HEATING, VENTILATION AND AR CONDITIONING

A system of heating, ventilation and air conditioning throughout the conditioned
areu by exiension/reconfiguration of existing ductwork will be provided.

L

19

Air Conditioning. Existing equipment shall be maintained by Landlord.

Air_Distribution. Air distribution in the office will be by means of ceiling
and wall diffusers and in accordunce with the plans.

Contsols. Wil be dual set-point electronic thermostats. Lock boxes will be
provided in warehouse.

Heut. By Landlord, see above.

Miscellanecus. Toilet exhaust funs will be provided os required at utl Toilet
Rooms und ather code required spaces.

Ventilation. Provided throughout Warehouse for minimum air changes/tir.

.-
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16.

D. FIRE PROTECTION

|. System_Reauirements. Existing system is d hydruulically designed system
to meet requirements of NFPA und approving authorities.

(18]

Water Supply.  Sprinkler system will be supplied through on
underground main connected to the existing water main in the street, fumnished
and maintoined by Landlord.

3. Eguipment and Material. The fire protection system will be complete with all
pecessary equipment, including piping, valves. sprinkler heuds. hangers,
identification signs, flow switches, ulum bells, gauges, drains, hose stations, fire
department connection und testing, These will be maintained by the Landlord.

ELECTRICAL
A. GENERAL
|. Electric work will include a complete distribution sysiem of required power,

lighting and miscellaneous requirements und will meet requirements of the
National Electric Code, NFPA-70 and all governing state and locul regulations.

B. SERVICE

I. Primary service will be provided by locul power company and secondary
distribution will be required by Code. Entry Service to Tenant Improvement
shall be furnished and maintained by Landlord.

C. WIRE AND CONDUIT

1. Al lighting and power wiring will run in conduit, which will be EMT
gulvanized steel where required by Code.

D. LIGHTING
I. Light fixtures will be provided and installed to furnish the following intensilies:
a. General Warehouse: 10 to 20 foot candles.
b. Work/Office Areas: 30 to 50 foot candles.
c. Canference/Display: 50 1o 70 fool candles.

2. Types of light fixtures will generally be us follows:

. Offices: 2 x 4 Prismatic-lensed fixwres, 277 volt, cool-white. rapid start
fluorescent lamps in exposed Tee ceiling grid. hinged frame.

b. Warehouse: Existing to remain, plus new as required to achieve required fc.

-8-
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E. MISCELLANEOUS SYSTEMS

I. A systam of lelephone conduils and. outlets will be provided throughout the otfice.
Power and control wiring for all air conditioning equipment will be provided as required.
Conduit for alarm and security sysiems and specialty electricul outlets will be provided at
Tenunt direction.

o)

Conuractor to repair or install Code required Fire Detection and Alurm System: Daw/
Newwork Conduits, furnished; all low voltage telephone/data/security systems shall be
designed und installed by Tenant, including all wiring, controls, hardware and
maintenance.
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EXHIBIT "E"
Tenant Election Restrictions

Landlord shall adhere to the following Tenant Election Restrictions during the term of this
Lease:

l. Landlord shall not be permitted to lease or donate any space located within the
Property for use as election campaign site or headquarters by a candidate, for use
by a Political Action Committee, or for any use associated with a political topic or
purpose, in connection with any local, state or federal election.

N

Landlord shall not authorize the use of political campaign advertisements on any
billboards owned or leased by Landlord in the proximity of the Premises.
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EXHIBIT "F"

Non-Disturbance Agreement Form

Prepared by and afier
reconding return lo;

Office of General Counsel

City of Jacksonville

117 Wesi Duval Street. Suite 480
Jucksonvilke, FL 32202

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

THIS AGREEMENT is made as of the _____ day of ,20, by and
among , a national banking association (the "Mortgagee"), THE CITY OF
JACKSONVILLE, a Florida municipal corporation (the "Tenant"), and

(the "Landlord").

Recitals

Landlord is the owner of those certain premises commonly known as
Center, more particularly described in Exhibit A attached hereto (the "Real Estate").

B. The Mortgagee is the owner and holder of that certain Promissory Note executed
by Landlord in favor of the Mortgagee dated in the original principal sum
of § 00 (as amended from time to time and collectively referred to as the
"Note") and secured by a dated

, recorded in Official Records Book , page , public records of
Duval County, Florida (the "Mortgage"); and,

C. Under the terms of a certain Lease Agreement dated (the "Lease™)
Landlord has leased to Tenant certain interests in the Real Estate and improvements more
particularly described in the Lease and having a street address of

, Jacksonville, Florida (the "Premises").

D. The parties wish to establish certain rights and to define the terms, covenants and
conditions precedent for such additional rights and to provide certain representations in
connection with the Lease.

NOW, THEREFORE, for good and valuable consideration, the parties agree as follows:
L. Landlord Representations. Landlord represents and warrants to the Mortgagee as
of the date hereof as follows:
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(@) A wue and complete copy of the Lease has been provided to Mortgagee.

{b)  The Lease constitutes the entire agreement between Landlord and Tenant
with respect to the Property and has not been changed, modified, amended, supplemented
or assigned.

2. Tenant Representations. Tenant represents and warrants to the Mortgagee as of
the date hereof as follows:

(a) Tenant is the sole owner and holder of all rights and interests of tenant
under the Lease.

(b)  The Lease constitutes the entire agreement between the Landlord and
Tenant with respect to the Property and has not been changed, modified, amended,
supplemented or assigned.

(c) Tenant has not sublet any portion of the Premises.

(d) The term of the Lease commenced on , and expires on

(e) There is no security deposit paid by Tenant to Landlord under the Lease.

(f) There are no actions, whether voluntary or otherwise, pending against
Tenant under the bankruptcy, debtor reorganization, moratorium or similar laws of the
United States, any state thereof or any other jurisdiction.

3. Subordination. The Lease is and at all times shall be subordinate to the Mortgage
and to all renewals, modifications and amendments thereof and thereto.

4. No Amendment. Except as expressly permitted in the Lease, Landlord and
Tenant each agree not to further amend, modify, terminate or surrender the Lease without the
written consent of the Mortgagee.

5. Non-Disturbance. In the event of foreclosure of the Mortgage or conveyance in
lieu of foreclosure, which foreclosure or conveyance occurs prior to the expiration date of the
Lease, including any extensions and renewals of the Lease now provided thereunder or hereafter
consented to in writing by the Mortgagee, and so long as Tenant is not in default under any of the
terms, covenants and conditions of the Lease beyond any applicable grace or cure period, the
Mortgagee agrees on behalf of itself, its successors and assigns, and on behalf of any purchaser
at such foreclosure (the "Purchaser”) that Tenant shall not be disturbed in the quiet and peaceful
possession of the Premises under the Lease.

6. Attornment. In the event of foreclosure of the Mortgage or conveyance in lieu of
foreclosure, which foreclosure or conveyance occurs prior to the expiration date of the Lease,
including any extensions and renewals of the Lease now provided thereunder or hereafter
consented to in writing by the Mortgagee, Tenant shall attorn to the Mortgagee or the Purchaser
and recognize the Mortgagee or the Purchaser as its landlord under the Lease, and the Mortgagee
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or the Purchaser shall recognize and accept Tenant as its tenant thereunder, whereupon the Lease
shall continue, without further agreement, in full force and effect as a direct lease between the
Mortgagee or the Purchaser and Tenant for the full term thereof, together with all extensions and
renewals now provided thereunder or hereafter consented to in writing by the Mortgagee, upon
the same terms, covenants and conditions as therein provided, and the Mortgagee or the
Purchaser shall after the date Mortgagee or Purchaser becomes the owner of the Premises
assume and perform all of Landlord's obligations, as landlord under the Lease, with the same
force and effect as if the Mortgagee or the Purchaser were originally named therein as Landlord
and Tenant shall thereafter make all rent payments directly to either the Mortgagee or the
Purchaser, as the case may be, subject to limitations contained in paragraph 8 below; provided,
however, Mortgagee or Purchaser shall have no obligation to perform any obligations arising
prior to the date of such party’s ownership or to cure any default of Landlord.

7. Intentionally Omitted.

8. Limitation of Liability. Notwithstanding any contrary provision contained herein
or in the Lease, neither the Mortgagee, its successors and assigns, nor the Purchaser, as the case
may be, shall in any event:

(a) be liable to Tenant for any past act, omission or default on the part of the
original or any prior landlord under the Lease;

(b) be subject to any offsets, defenses or deficiencies which Tenant might be
entitled to assert against the original or any prior landlord under the Lease;

(c) be liable to Tenant for any prepayment of rent or deposit, rental security or
any other sums deposited with the original or any prior landlord under the Lease and not
delivered to the Mortgagee;

(d) be bound by any amendment, modification, termination or surrender of
the Lease not consented to by the Mortgagee;

(e) be bound by any warranty or representation of Landlord relating to work
performed by Landlord under the Lease;

f) be bound by any payment of rent or additional rent made by Tenant to the
Landlord for more than one month in advance unless expressly provided for by the terms
of the Lease; or

(g)  be obligated for the restoration of the Premises or improvements in the
event of any casualty or taking of any part of the improvements under power of eminent
domain beyond any insurance or condemnation proceeds received in connection
therewith.

9. Further Documents. The foregoing provisions shall be self-operative and
effective without the execution of any further instruments on the part of any party hereto. Tenant
agrees, however, to execute and deliver to the Mortgagee or to any person to whom Tenant
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herein agrees to attorn such other instruments as either shall reasonably request in order to
effectuate said provisions.

10.  Notice to Mortgagee and Right to Cure. Tenant agrees that if there occurs a
default by Landlord under the Lease:

(a) A copy of each notice given to Landlord pursuant to the Lease shall also
be given by U.S. registered or certified mail, postage prepaid or overnight delivery to the
Mortgagee to the following address:

No such notice shall be effective for any purposes under the Lease unless so given
to the Mortgagee; and

(b} If Landlord shall fail to cure any default within the time prescribed by the
Lease, the Tenant shall give further notice of such fact to the Mortgagee at the address set
forth above. If the Mortgagee gives written notice to Tenant that the Mortgagee elects to
undertake to cure such default, the Mortgagee shall be allowed such additional time as
may be reasonably necessary to cure such default in the exercise of due diligence.

11.  Notice to Tenant. All notices, demands and other correspondence under this
Agreement shall be deemed to have been properly given to and received by Tenant when
personally served or three (3) days after being deposited in the U.S. registered or certified mail,
postage prepaid, addressed as follows:

City of Jacksonville

Attn: Real Estate Division

214 North Hogan Street, 10™ Floor
Jacksonville, Florida 32202

12.  Estoppel. Tenant agrees that on not less than ten (10) days prior written notice
from Mortgagee, Tenant shall execute, acknowledge and deliver to Mortgagee a certification that
(i) the Lease has not been amended or otherwise modified and is in full force and effect (or, if
amended or modified, that the Lease as amended or modified is in full force and effect), (ii) no
breach or default exists under the Lease (or, if any breach or default exists, specifying each
breach or default), and (iii) and any other certifications reasonably requested by Mortgagee.

13.  Binding Effect. The terms, covenants and conditions hereof shall inure to the
benefit of and be binding upon the parties hereto, and their respective heirs, executors,
administrators, successors and assigns.

4. Modification. This Agreement may not be modified orally or in a manner other
than by an agreement signed by the parties hereto or their respective successors in interest.
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15.  Choice of Law. This Agreement shall be governed by the internal law (and not
the law of conflicts) of the State of Florida.

WITNESS the due execution of this instrument by the parties hereto, effective the day
and year first above written.

Witnesses:
By:
Name:
Title: President
STATE OF FLORIDA
COUNTY OF DUVAL
The foregoing instrument was executed, acknowledged and delivered before me this ____ day of
,20__, by , as President of ., & national association, on

behalf of the national association. He is personally known to me or has produced a Florida
driver's license as identification.

Notary Public, State and County Aforesaid
Print Name:

My commission expires:

My commission number:
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Witnesses:

By:
Name:
Title:
STATE OF FLORIDA
COUNTY OF DUVAL
The foregoing instrument was executed, acknowledged and delivered before me this ___ day of
, 20 , by the President of ,a , on behalf of the

corporation. He is personally known to me or has produced a Florida driver's license as
identification.

Notary Public, State and County Aforesaid
Print Name:

My commission expires:

My commission number:

Signed, sealed and delivered CITY OF JACKSONVILLE
in the presence of:
By: By:
James R. McCain, Jr., Alvin Brown, Mayor
Corporation Secretary
[Corporate Seal]
Form Approved:
By:

Office of General Counsel
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STATE OF FLORIDA

COUNTY OF DUVAL

The foregoing instrument was executed, acknowledged and delivered before me this ___ day of

, 20 , by Alvin Brown, as the Mayor, and by James R. McCain, Jr., as the
Corporation Secretary, of the City of Jacksenville, a Florida municipal corporation, on behalf of
the Florida municipal corporation. Each person is personally known to me or has produced a
Florida driver's license as identification.

Notary Public, State and County Aforesaid
Print Name:

My commission expires:

My commission number:
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EXHIBIT A

Legal Description of Real Estate/Mortgaged Property
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EXHIBIT "G"
Work Agreement

This Work Agreement is attached to and made a part of that certain Lease Agreement (the
"Lease") by and between GIV IMESON, LLC, as landlord ("Landlord”) and the CITY OF
JACKSONVILLE, as tenant ("Tenant") for the premises (the "Premises") described therein and
consisting of approximately 50,000 square feet in the Building. This Work Agreement sets forth
the understandings and agreements of Landlord and Tenant regarding the performance by
Landlord of the Tenant Improvements. Any capitalized terms used herein, not otherwise defined
herein, shall have the meanings set forth elsewhere in the Lease.

1. Tenant's Agent. Tenant hereby designates ("Tenant's Agent")
as having authority to approve plans and specifications, to accept cost estimates, and to authorize
changes or additions to the Tenant Improvements during construction, provided such changes do
not exceed the Landlord’s Improvement Obligation.

2. Construction of the Tenant Improvements.,

(A) The Approved Floor Plans and Approved Interior Plans shall be conclusive as to
the entire scope of the Tenant Improvements to be performed by Landlord. Landlord shall cause
the Tenant Improvements to be performed in substantial accordance with the Approved Floor
Plans, Approved Interior Plans and the Construction Drawings (as defined below). If Tenant
shall request changes or additions to the Tenant Improvements after the date hereof, such
changes or additions to the Tenant Improvements and the revisions to the Approved Floor Plans,
Approved Interior Plans and the Construction Drawings shall be subject to Landlord's written
approval as provided in Paragraph 2(G) hereof.

(B)  On or before thirty (30) days after the Effective Date, Landlord shall deliver to
Tenant for review a set of draft construction drawings for the Tenant Improvements (the
"Preliminary Drawings"). The Preliminary Drawings shall be subject to Tenant's prior written
approval, which approval shall not be unreasonably withheld. Tenant shall give its approval or
disapproval of the Preliminary Drawings within five (5) business days of receipt by Tenant of
such Preliminary Drawings. If Tenant does not approve the same, Tenant shall advise Landlord
thereof in writing specifying in reasonable detail the reasons for such disapproval. Landlord
shall cause such Preliminary Drawings to be revised in accordance with Tenant’s objections and
deliver to Tenant, within five (5) business days after receipt by Landlord of such objections,
revised Preliminary Drawings. This process shall be repeated until the Preliminary Drawings
have been finally approved by Landlord and Tenant. Such Preliminary Drawings when approved
by Landlord and Tenant are referred to herein as the "Construction Drawings." Any delay
caused by Tenant's unreasonable withholding of its approval or delay in giving its approval as to
such drawings shall constitute a Tenant Delay (as defined below). Within five (5) business days
after approval of the Construction Drawings by Landlord and Tenant, Landlord shall apply to the
City of Jacksonville for a building permit for the Tenant Improvements

(C) Landlord shall pay the cost of all Tenant Improvements as described on Exhibit
“D” including any cost in excess of $800,000.00, except as provided in Section 2(F) below. The
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Tenant repayment of the Landlord’s Improvement Obligation for purposes of this Lease shall not
exceed an amount of $800,000.00 in accordance with Section 23 of the Lease.

(D) Tenant and its representatives may regularly enter upon the premises during
construction to inspect the Tenant Improvements and all materials to be used in the construction
thereof, including all books and records of Landlord relating to the Tenant Improvements, at
reasonable times and in a reasonable manner so as not to interfere with Landlord’s construction
activities. Nevertheless, it is expressly agreed that Tenant has no duty to inspect the Tenant
Improvements, and if the Tenant should inspect the Tenant Improvements, the Tenant shall have
no liability or obligations to Landlord arising out of such inspection. Inspections made by the
Tenant or its representatives shall be made solely for the protection and benefit of the Tenant and
neither Landlord, nor any person or party claiming by, through or under Landlord shall be
entitled to claim any loss, damage or offset against the Tenant for failure to inspect the Tenant
Improvements.

(E) Insurance and Indemnification Requirements. The insurance requirements below
shall only be applicable to any work performed in connection with the construction of the Tenant
Improvements.

(i) General Contractor Insurance Requirements.

The Landlord shall require the General Contractor and its subcontractors of any tier to procure
prior to commencement of work and maintain insurance of the types and limits specified and
other persons performing work to procure and maintain insurance, at its sole expense, during the
construction term of the Tenant Improvements, of the types and in the minimum amounts stated
below:

The General Contractor insurance shall cover the vendor/contractor (and to the extent its
subcontractors or subconsultants and sub-subcontractors or sub-subconsultants are not otherwise
insured, its subcontractors or subconsultants and Sub-subcontractors or sub-subconsultants) for
those sources of liability which would be covered by the latest edition of the standard Workers’
Compensation policy, as filed for use in the State of Florida by the National Council on
Compensation Insurance (NCCI), without any restrictive endorsements other than the Florida
Employers Liability Coverage Endorsement (NCCI Form WC 09 03), those which are required
by the State of Florida, or any restrictive NCCI endorsements which, under an NCCI filing, must
be attached to the policy (i.e., mandatory endorsements). In addition to coverage for the Florida
Workers’ Compensation Act, where appropriate, coverage is to be included for the Federal
Employers’ Liability Act and any other applicable federal or state law.

Workers Compensation Florida Statutory Coverage
Employer's Liability $1,000,000 Each Accident
(Including appropriate Federal Acts) $1,000,000 Disease Policy Limit

$1,000,000 Each Employee/Disease

Commercial General Liability - (Form CG0001- Occurrence Form)
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Commercial General Liability - (Form CG0001)-(ISO Form CG0001) as filed for use in the State
of Florida without any restrictions endorsements other than those which are required by The
State of Florida or those which, under an ISO Filing, must be attached to the policy (i.e.
Mandatory endorsement) including but not limited to Broad Form Property Damage, Blanket
Contractual, independent contractors, subconsultants or contractors and sub-subconsultants or
sub-subcontractors.

$2,000,000 General Aggregate

$2,000,000 Products/Comp. Ops Aggregate
$1,000,000 Personal/Advertising Injury
$1,000,000 Each Occurrence

$50,000 Fire Damage (Any one fire)
$5,000 Medical Expenses (Any one claim)

(Recipient or subcontractors shall maintain products and completed operations coverage for
period of (3) years after the final completion of the work.)

Automobile Liability $1,000,000 Combined Single Limit
(Coverage for all automobiles-owned, hired or non-owned)

Contractor’s Professional Liability $1,000,000 Per Claim & Aggregate
(If applicable)

Professional Liability coverage will be provided on an Occurrence Form or Claims - Made Form
with a retroactive date to at least the first date of this Lease and with a three year reporting option
beyond the annual expiration date of the policy). The coverage shall include additional coverage
for Network and Information Security Offenses and Electronic Data (products) E&O.

(Professional Liability coverage will be provided on an Occurrence Form or a Claims Made
Form with a retroactive date to at least the first date of this agreement and with a three year
reporting option beyond the annual expiration date of the policy).

Contractors Pollution Liability $1,000,000 Per Loss
(If applicable) $2,000,000 Annual Aggregate

(Contractors Pollution Liability coverage will be required for any Environmental/Pollution
related services including but not limited to testing, design, consulting, analysis, or other
consulting work, whether self-performed or subcontracted, Contractor will also maintain
Contractor’s Pollution Liability coverage. Such Coverage will include bodily injury, sickness,
and disease, mental anguish or shock sustained by any person, including death; property damage
including physical injury to destruction of tangible property including resulting loss of use
thereof, cleanup costs, and the loss of use of tangible property that has not been physically
injured or destroyed; defense including costs charges and expenses incurred in the investigation,
adjustment or defense of claims for such compensatory damages; coverage for losses caused by
pollution conditions that arises from the operations of the contractor including transportation.
The City of Jacksonville shall be named as an additional insured.)
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Pollution Legal Liability $1,000,000 Per Loss
(If applicable) $2,000,000 Aggregate

(If the services provided require the disposal of any hazardous or non-hazardous material off the
job site, the disposal site operator must furnish a certificate of insurance for Pollution Legal
Liability with coverage for bodily injury and property damage for losses that arise from the
facility that is accepting the waste under this contract.

Watercraft $1,000,000 Per Occurrence
(If applicable)
Valuable Papers $ 100,000 Per Occurrence

Builder’s Risk and Installation Floater

The General Contractor and subcontractor(s) of any tier shall be responsible to maintain
Builder's Risk insurance coverage with the coverage limit being equal to 100% of completed
values (replacement cost) of the project. The Builder’s Risk policy shall include the Special
Form/All Risk coverage/value. No deductible greater than $50,000 shall be permitted for all
other perils. The General Contractor is responsible for payment of deductibles for all losses
except for those losses as direct result of force majeure. Named Insured’s shall be the General
Contractors and subcontractors of any tier and the Tenant (City).

Excess or Umbrella $2,000,000 Per Occurrence and annual
Aggregate

(The City of Jacksonville, officials, members, officers, employees, and agents shall be endorsed
as an additional insured under all of the above Commercial General Liability coverage and
Automobile Liability on a form no more restrictive than the most current version filed for use in
Florida.)

General Contractor and its employees, agent, subcontractors shall specify the Tenant as an
additional insured for all coverage except Contractor’s Professional, Workers’ Compensation
and Employer’s Liability. The insurance provided shall apply on a primary basis to, and shall
not require contribution from, any other insurance or self-insurance insurance maintained by the
tenant. The deductible for any peril shall be deemed usual and customary in the insurance
industry. General Contractor and its subcontractors of any tier shall be responsible for payment
of its deductible(s) and any self-insured retentions assumed by the Contractor.

The General Contractor and its employees, agents and subcontractor(s) any tier shall include a
Waiver of Subrogation on all required insurance in favor of the Tenant, its City, officials,
members, officers, employees, and agents and successors in interest to the leasehold premises.
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Said Additional Insured and Waiver of Subrogation endorsement must be provided with the
certificate of insurance.

Depending upon the nature of any aspect of this project and its accompanying exposures and
liabilities, the City may, at its sole option, require additional insurance coverages in amounts
responsive to those liabilities or make adjustments to the required insurance as deemed
necessary, which may or may not require that the City also be named as an additional insured.

Said insurance under this subsection 2.B.(i) shall be written by an insurer holding a current
certificate of authority pursvant to chapter 624, Florida Statutes. Such Insurance shall be written
by an insurer with an A M. Best Rating of A- VII or better. Prior to commencing any work on
the project, Certificates of Insurance, Additional Insured Endorsement and Waiver of
Subrogation approved by the City’s Division of Insurance & Risk Management demonstrating
the maintenance of said insurance shall be furnished to the City. The Company shall provide an
endorsement issued by the insurer to provide the City thirty (30) days prior written notice of any
change in the above insurance coverage limits or cancellation, including expiration or non-
renewal. If such endorsement is not available then the General Contractor shall provide said a
thirty (30) days written notice of any change in the above coverage limits or cancellation,
including expiration or non-renewal.

Anything to the contrary notwithstanding, the liabilities of the General Contractor under this
Lease shall survive and not be terminated, reduced or otherwise limited by any expiration or
termination of insurance coverage. Neither approval nor failure to disapprove insurance
furnished by the General Contractor shall relieve the Landlord and General Contractor or other
Person providing service to the facility including and not limited to sub-contractors from
responsibility to provide insurance as required by the contract.

(i1) Design Professional Insurance Requirements.

The Landlord will require the Design Professional and its subcontractors(s) of any tier to procure
prior to commencement of work and maintain insurance of the types and limits specified and
other persons performing work to procure and maintain insurance, at its sole expense, during the
term of this project, insurance of the types and in the minimum amounts stated below:

Workers Compensation Florida Statutory Coverage
Employer’s Liability $1,000,000 Each Accident
(Including appropriate Federal Acts) $1,000,000 Disease Policy Limit

$1,000,000 Each Employee/Disease

The Design Professional insurance shall cover the vendor/contractor (and to the extent its
subcontractors or subconsultants and sub-subcontractors or sub-subconsultants are not otherwise
insured, its subcontractors or subconsultants and Sub-subcontractors or sub-subconsultants) for
those sources of liability which would be covered by the latest edition of the standard Workers'
Compensation policy, as filed for use in the State of Florida by the National Council on
Compensation Insurance (NCCI), without any restrictive endorsements other than the Florida
Employers Liability Coverage Endorsement (NCCI Form WC 09 03), those which are required
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by the State of Florida, or any restrictive NCCI endorsements which, under an NCCI filing, must
be attached to the policy (i.e., mandatory endorsements). In addition to coverage for the Florida
Workers’ Compensation Act, where appropriate, coverage is to be included for the Federal
Employers’ Liability Act and any other applicable federal or state law.

Commercial General Liability - (Form CG0001 — Occurrence Form)

Commercial General Liability - (Form CG0001)-(ISO Form CG0001) as filed for use in the
State of Florida without any restrictions endorsements other than those which are required by
The State of Florida or those which, under an ISO Filing, must be attached to the policy

(i.e. Mandatory endorsement) including but not limited to Broad Form Property Damage,
Blanket Contractual, independent contractors, subconsultants or contractors and sub-
contractors or sub-subcontractors and/or subconsultants and sub-subconsultants.

$2,000,000 General Aggregate

$2,000,000 Products/Comp. Ops Aggregate
$1,000,000 Personal/Advertising Injury
$1,000,000 Each Occurrence

$50,000 Fire Damage (Any one fire)
$5,000 Medical Expenses (Any one claim)

Automobile Liability $1,000,000 Combined Single Limit
(Coverage for all automobiles-owned, hired or non-owned)

Professional Liability $1,000,000 Per Claim & Aggregate

Professional Liability coverage will be provided on an Occurrence Form or Claims - Made Form
with a retroactive date to at least the first date of this Lease and with a three year reporting option
beyond the annual expiration date of the policy). The coverage shall include additional coverage
for Network and Information Security Offenses and Electronic Data (products) E&Q.

Valuable Papers $ 100,000 Per Gccurrence

Design Professional and its employees, agent, subcontractors shall specify the Tenant as an
additional insured for all coverage except Professional Liability, Workers’ Compensation and
Employer’s Liability. The insurance provided shall apply on a primary basis to, and shall not
require contribution from, any other insurance or self-insurance insurance maintained by the
tenant. The deductible for any peril shall be deemed usual and customary in the insurance
industry. Design Professionals and its subcontractors of any tier shall be responsible for
payment of its deductible(s) and any self-insured retentions assumed by the Design Professional..

The Design Professional and its employees, agents and subcontractor(s) of any tier shall include
a Waiver of Subrogation on all required insurance in favor of the Tenant, its City, officials,
members, officers, employees, and agents and successors in interest to the leasehold premises.
Said Additional Insured and Waiver of Subrogation endorsement must be provided with the
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certificate of insurance.

Depending upon the nature of any aspect of this project and its accompanying exposures and
liabilities, the City may, at its sole option, require additional insurance coverages in amounts
responsive to those liabilities or make adjustments to the required insurance as deemed
necessary, which may or may not require that the City also be named as an additional insured.

Said insurance under this subsection 2.B.(ii) shall be written by an insurer holding a current
certificate of authority 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. Prior to commencing any work on
the project, Certificates of Insurance, Additional Insured Endorsement and Waiver of
Subrogation approved by the City's Division of Insurance & Risk Management demonstrating
the maintenance of said insurance shall be fumished to the City. The Company shall provide an
endorsement issued by the insurer to provide the City thirty (30) days prior written notice of any
change in the above insurance coverage limits or cancellation, including expiration or non-
renewal. If such endorsement is not available then the Design Professional shall provide said a
thirty (30) days written notice of any change in the above coverage limits or cancellation,
including expiration or non-renewal.

Anything to the contrary notwithstanding, the liabilities of the Design Professional under this
Lease shall survive and not be terminated, reduced or otherwise limited by any expiration or
termination of insurance coverage. Neither approval nor failure to disapprove insurance
furnished by the Design Professional, shall relieve the Landlord and Design Professional or other
Person providing service to the facility including and not limited to sub-contractors from
responsibility to provide insurance as required by the contract.

The Design Professional’s certificates of insurance shall be mailed to the City of Jacksonville
(Attention: Real Estate Division), 214 N. Hogan Street, Jacksonville, Florida 32202.

Any subcontractors and sub-subconsultants or sub-subcontractors of the Design Professional
shall procure and maintain the insurance required of the Design Professional hereunder during
the life of the subcontract and shall be effective as to claims made within five years after
construction of the PD Improvements is complete. The subcontractors’ insurance may be either
by separate coverage or by endorsement under insurance provided by the Design Professional.
The Design Professional shall submit subcontractors’ Certificates of Insurance to the Tenant
prior to allowing subcontractors to perform any work on the premises.

(F) Change Orders.

Any additions, deletions or revisions to the Approved Floor Plans, the Approved Interior
Plans and the Construction Drawings pertaining to the Tenant Improvements shall require the
written approval of the Tenant and the Landlord with provisions to cover any additional costs
associated thereto, including without limitation, a construction management fee of four percent
(4%) of the cost of such additions, deletions or revisions (each a "Change Order”). Tenant shall
pay all costs in connection with a Change Order made at Tenant’s request to expand or increase
the Scope of Work contained on Exhibit D, unless otherwise agreed to by Landlord or otherwise
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provided pursuant to Section 23(D) of the Lease. Landlord shall pay all costs in connection with
a Change Order required to facilitate the original scope of work contained on Exhibit D attached
hereto, including but not limited to, any unforeseen or pre-existing conditions at the Premises.
Any costs payable by Tenant to Landlord under any Change Order shall be payable as additional
rent by Tenant to Landlord within one hundred (120) calendar days after receipt of an invoice
therefor from Landlord.

(G)  Compliance.

Landlord shall comply with, and shall require that its contractors, subcontractors,
representatives and agents comply with, all state and local laws, codes, rules, regulations and
ordinances, including the American with Disabilities Act of 1990 and the requirements of all
permitting agencies applicable to the design and construction of the Tenant Improvements and
requirements for contractor’s licenses, permits, certificates and/or registrations.

3. Definitions. As used herein, a "Tenant Delay” shall mean any delay in the
performance of the construction of the Tenant Improvements that occurs (a) because of Tenant's
failure to timely deliver or approve any required documentation such as drawings, (b) because
Tenant fails to timely furnish any information or deliver or approve any required documents such
as drawings, pricing estimates, and the like, (c) because of any change by Tenant to the
Approved Floor Plans, the Approved Interior Plans or the Construction Drawings, (d) because
Tenant fails to attend any meeting with Landlord, the architect, any design professional, or any
contractor, or their respective employees or representatives, as may be required or scheduled
hereunder or otherwise necessary in connection with the preparation or completion of any
construction documents such as drawings, or in connection with the construction of the Tenant
Improvements, (e) because of any specification by Tenant of materials or installations in addition
to or other than Landlord's standard finish-out materials, or (f) because Tenant or its employees,
contractors, agents, or invitees otherwise delay completion of the Tenant Improvements.

4. Punchlist. When Landlord considers Tenant Improvements in the Premises to be
Substantially Completed, Landlord will notify Tenant and within three (3) business days
thereafter, Landlord's representative and Tenant's representative 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 Tenant Improvements. Neither Landlord's representative
nor Tenant's represeatative shall unreasonably withhold his or her agreement on punchlist items.
Landlord shall use reasonable efforts to cause the contractor performing Tenant Improvements to
complete all punchlist items within thirty (30) days after agreement thereon; however, Landlord
shall not be obligated to engage overtime labor in order to complete such items. Landlord, its
employees, agents and contractors, shall be allowed to enter upon the Premises at any reasonable
time(s) as necessary to complete any unfinished details, and such entry shall not constitute an
actual or constructive eviction of Tenant, in whole or in part, nor shall it entitle Tenant to any
abatement or diminution of rent or relieve Tenant from any obligation under the Lease. Landlord
will notify Tenant when it completes the Punchlist and Tenant will again make an inspection to
determine if the items listed on the Punchlist have been completed. When Tenant is satisfied
that the items on the Punchlist have been completed, Tenant shall provide Landlord with a Final
Acceptance notification. Tenant's Final Acceptance of the Tenant Improvements shall not be
unreasonably withheld. Notwithstanding the foregoing, or anything to the contrary in the Lease,
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if the Tenant Improvements are not Substantially Complete by January 1, 2014, subject to force
majeure and Tenant Delay, then the TI Completion Date shall be extended on a day-for-day basis
for each day that the Tenant Improvements are not Substantially Complete after January 1, 2014,
provided, however, that if the Tenant Improvements are not Substantially Complete by February
1, 2014, subject to force majeure and Tenant Delay, then Tenant shall have the right to terminate
the Lease by providing Landlord written notice of the same thereafter prior to Substantial
Completion of the Tenant Improvements.

5. Contractor; Cooperation. Unless Landlord and Tenant agree otherwise, upon
completion of the Construction Drawings for the Tenant Improvements, Landlord will obtain
bids for the construction of the Tenant Improvements from at least three (3) qualified
contractors. Upon selection of the lowest responsive bidder/contractor by Landlord, Landlord
may direct the contractor to itemize the entire cost of performing the Tenant Improvements
(including design of the Tenant Improvements and preparation of the Approved Floor Plans,
Approved Interior Plans and the Construction Drawings, costs of construction labor and
materials, a four percent (4%) management fee, electrical usage during construction, additional
janitorial services, general tenant signage, related taxes and insurance costs, all of which costs
are herein collectively called the "Total Construction Costs"). If the Total Construction Costs
exceed Eight Hundred Thousand and No/100 Dollars ($800,000.00), Tenant and Landlord agree
to cooperate in good faith to reduce the Total Construction Costs to at least Eight Hundred
Thousand and No/100 Dollars ($800,000.00), provided, however, nothing herein shall require the
Tenant to reduce the Scope of Work described on Exhibit “D’’ and for Tenant Improvements to
be of a lesser quality, standard or finish than Tenant's current premises at 5200-2 Norwood
Avenue.
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EXHIBIT "H"

Temporary Storage Space Area

[To immediately follow this page.]
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EXHIBIT "I"
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