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ORDINANCE 2013-179
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 $39,999.96, REPRESENTING FEES FOR COMMON AREA MAINTENANCE, AND AN ANNUAL LEASE for the second year of $260,199.96, 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 Exhibit 1 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 $650,000 and landlord shall reimburse tenant moving costs up to $100,000 for relocation of the Supervisor of Elections’ operations to the premises.  The initial lease payment inclusive of insurance shall be $39,999.96 for the first year, which represents a monthly base rental rate of $0 with monthly charges only for Common Area Maintenance fees, and beginning on the second year of the lease, annual rent of $260,199.96, 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/ Paige Hobbs Johnston
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 , whose address is ____
(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) “Certification” shall mean a certified statement from Landlord’s general
contractor of record that the Tenant Improvements have been constructed in accordance with the
Approved Floor Plans and Approved Interior Plans, and in strict compliance with all applicable
building codes, laws, rules and ordinances, and (iii) 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
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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.

(e) “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 and the Tenant has given its Final Acceptance to the Landlord regarding the same. Tenant
shall provide Landlord with written notice documenting the Commencement Date as soon as
practicable after such date has been determined.

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

(2 “Effective Date” shall mean the date that the last party signs this Lease.

(h) “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.

() “Fixtures” shall mean all personal property, furnishings, machinery,
appurtenances, appliances, equipment, generators, 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 the Tenant or at the Tenant’s expense.

) “Institutional Mortgagee” shall mean a mortgage securing a loan from a bank
(commercial or savings) or trust company, insurance company or pension trust or any other
lender institutional in nature and constituting a lien upon the Premises, including but not limited
to those mortgages shown on the Title Commitment.

(k) “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.

)] “Lease” shall mean this agreement and any amendments, extensions and
renewals thereto.

(m) “Mortgage” shall mean and include mortgages, deeds of trust or other similar
instruments, and modifications, and extensions thereof.
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(n) “Payment Schedule” shall mean the monthly rental amounts set forth on the
Payment Schedule attached hereto as Exhibit “C”.

(0) “Premises” shall mean the property and Section 1.8 of the Building located at
One Imeson Park Blvd., Jacksonville, Florida 32218, and more particularly described and
depicted on the site plan in Exhibit “A”, together with all improvements located thereon, which
shall constitute an aggregate area of approximately 50,000 square feet of usable space measured
from the base of the interior walls of the Premises and shall include Tenant’s non-exclusive use
of the Common Areas.

(p) “TI Completion Date” shall mean three (3) months following the Effective Date
of this Lease, the date in which the Landlord has agreed to complete the Tenant Improvements to
Tenant’s satisfaction.

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

(r) “Tenant Improvements” 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 the Landlord at Landlord’s expense (up to
$650,000) pursuant to the terms of this Lease.

(s) “Tenant Moving Costs” shall mean those costs incurred by Tenant in connection
with the relocation to the Premises of warehouse and office facilities used by the Duval County
Supervisor of Elections Office.

) “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.

(u) “Substantially complete” shall mean the date as of which: (1) Tenant has
received the Certification; (ii) Tenant can legally occupy and commence to operate its business
within the Premises; and (iii) Tenant has given it Final Acceptance notification to Landlord.

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.
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4. TERM.

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

5. RENTALS.

The Landlord hereby leases to the Tenant and the Tenant hereby leases from the Landlord
the above described premises for the term set out in this Lease and, except as otherwise provided
herein, the Tenant agrees to pay to the 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 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.

The 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.

The Landlord shall provide the light fixtures for the use of Tenant. The 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 the wiring used
in all fixtures for the purpose of furnishing light.

8. MAINTENANCE AND REPAIRS.

(A). _Tenant Maintenance Obligations. Tenant shall keep that part of the Premises
which it occupies and uses, including plumbing facilities, interior surfaces and floor coverings, in
a clean and sanitary condition. Tenant shall also 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 the 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.
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(B). _Landlord Maintenance Obligations. The Landlord shall provide for the interior
maintenance and repairs in accordance with generally accepted good practices, including but not
limited to, re-carpeting, repainting, replacement of worn or damaged vinyl asbestos or equal tile
and repairs or replacement of Landlord’s interior equipment as may be necessary due to normal
usage. Landlord shall maintain and repair the electrical and other facilities, and associated
mechanical or electrical equipment. The 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 the Tenant,
its officers, agents or employees, shall be at Landlord’s expense. 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, to 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 the 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
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 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 to be made by Landlord.

(E). Tenant’s Right to Make Repairs and Withhold Rental Payments. 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 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. Tenant
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shall have the right, but shall not be required, to make any repairs to the Premises, pursuant to the
provisions of Section 17(C) below, that Landlord is obligated to make hereunder after having
provided notice to Landlord of said repairs pursuant to this Section 8 and provided that Landlord
is in default of making said repairs.

9. UTILITIES.

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. Tenant shall be responsible for the
installation of and charges for any telephone and computer facilities used by Tenant in the
Premises and for payment of any charges for electrical use and janitorial services for the
Premises.

10. ALTERATIONS.

The Tenant shall have the right to make any alterations in and to the Premises during the
term of this Lease, provided however, no structural or exterior alterations shall be made without
first having obtained the written consent of the Landlord. The Landlord shall not unreasonably
withhold its consent to any such alterations that Tenant desires to make to the Premises. The
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 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). Totat 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
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domain or by purchase in lieu thereof, or if less than all of the Premises and the improvements
are taken, but the improvements cannot, in the Tenant’s reasonable judgment, be restored to an
economically useful unit 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 Tenant’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
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. 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 based
on the ratio of the fair market value of the Premises before and after the taking. 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.
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(E). Awards. 1If all or a portion of the Premises are taken as contemplated by
Subsections 12 (A) or (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 the proceeds for the
taking of any interests of the Tenant whatsoever, including the value of the Tenant’s leasehold
and any 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 Leased 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 the 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 or sublease 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.
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15. TITLE.

(A). Non-Disturbance Agreement. Prior to the Commencement 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 the form attached hereto as Exhibit “F” 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

(i1) the Institutional Mortgagee shall permit insurance proceeds and eminent
domain proceeds to be used for any restoration and repair pursuant to the
provisions of this Lease. 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 thereafter their
respective successors in interest shall assume all of the obligations of
Landlord hereunder.

Prior to the Commencement 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,
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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 within sixty (60) days prior to the
Commencement Date, a Title Commitment and an ALTA boundary survey (“Survey”). If the
Title Commitment or Survey 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 (“Title Defects™),
then Tenant shall deliver written notice to Landlord within ten (10) business days after the receipt
of the Title Commitment and Survey. 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 Defects prior to the
Commencement Date, the Tenant shall 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 the
Commencement Date Landlord shall provide Tenant with an updated Title Commitment
(“Updated Title Commitment”), and an updated Survey (not more than thirty (30) days old)
(“Updated Survey”). If the Updated Title Commitment or the Updated Survey shows any change
in the status of title or matters of survey as shown in the Title Commitment and the Survey that is
unacceptable to the Tenant, 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.

16. RIGHT OF LANDLORD TO INSPECT.

The Landlord, upon having provided the 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.

17. DEFAULT.

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

(1) If within fifteen (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 be come due and payable; or

10
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(i1) 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 and Tenant has not in good faith commenced such
performance within such thirty (30) day period; or if such performance cannot
reasonably be obtained within such thirty (30) day period and Tenant has not
in good faith commenced such performance within such thirty (30) day period
or, having commenced, has failed diligently to proceed therewith to
completion.

If any event of default shall occur and be continuing for a period of at least sixty (60) days after
receipt of written notice thereof from the Landlord to Tenant of the same, Landlord shall 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 the 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 the Landlord for arrears of rent or for any breach of
the 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 the 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
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maintenance obligations hereunder pursuant to Section 8 herein. In the event of the exercise of
any such right by either party, the defaulting party agrees to pay the non-defaulting party
forthwith upon demand all such sums.

18. TAXES AND INSURANCE.

(A). Taxes. Landlord shall pay all real estate taxes on the Premises.
(B). Insurance. The Landlord 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:

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

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 CGO001 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

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 and Automobile Liability on a form no more restrictive than the most current
version filed for use in Florida of CG2010 for all coverage. Such insurance shall be endorsed to
provide for a waiver of underwriter’s rights of subrogation in favor of Tenant), if permitted by
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law. 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). (Depending upon the
nature of any aspect of any project and its accompanying exposures and liabilities, Tenant may, at
its sole option, require additional insurance coverages in amounts responsive to those liabilities,
which may or may not require that Tenant also be named as an additional insured.)

Said insurance 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. The Landlord shall provide annual Certificates of Insurance approved
by Tenant’s Division of Insurance & Risk Management demonstrating the maintenance of said
insurance shall be furnished to Tenant and provide renewal certificates for subsequent renewals.
The Company shall provide an endorsement issued by the insurer to provide Tenant 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 Landlord
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 Landlord 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
Landlord, shall relieve the landlord 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.

19. USE OF PREMISES.

(A). Use of Premises. The 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 FElection 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 intends
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.
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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):

To Landlord

With a copy to:

And to:

To Tenant:

With a copy to:

GIV Imeson, LLC
One Imeson Park Blvd., Building 100
Jacksonville, Florida 32218

IP Capital Partners, LLC
225 N.E. Mizner Blvd., Suite 400
Boca Raton, Florida 33432

GEM Real Realty Capital
900 North Michigan Avenue, Suite 1450
Chicago, [L 60611

City of Jacksonville

Supervisor of Elections

105 East Monroe Street, Jacksonville, Florida 32202
Attention: Supervisor of Elections

(904) 630-7777

(904)

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
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personal injury or property damage 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.

The indemnity obligations contained in this Section 21 shall survive the term of the Lease.
22. RIGHT TO TERMINATE.

Tenant shall have the right to terminate this Lease without penalty, in the event a
government owned or leased building becomes available to Tenant for occupancy during the term
of this Lease for the purposes for which this building is being leased in the City of Jacksonville,
Florida, 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 AND
MOVING COSTS.

Landlord agrees to diligently commence the construction of the Tenant Improvements as
of the Effective Date of this Lease in accordance with the provisions contained on Exhibit “G”
attached hereto and incorporated herein by reference. Landlord shall pay all costs in connection
with the Tenant Improvements not to exceed Six Hundred Fifty Thousand and No/100 Dollars
($650,000) (“Landlord’s Improvement Obligation”). Any costs relating to construction of
Tenant Improvements exceeding Landlord’s Improvement Obligation shall be paid by Tenant,
provided that such costs have been approved in writing by Tenant, and Tenant’s obligation to pay
for any such costs shall be subject to availability of lawfully appropriated funds for the Tenant
Improvements. Such appropriation shall be evidenced by an amendment to this Lease Agreement
describing the source of such appropriation and providing for confirmation of encumbrance of
funds by Tenant’s Finance Department.

Landlord agrees to reimburse Tenant for all Tenant Moving Costs up to One Hundred
Thousand and No/100 Dollars ($100,000) upon receipt from Tenant of invoices for costs
incurred in connection with Tenant’s relocation of the Duval County Supervisor of Elections’
operations to the Premises.
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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.

The Tenant upon the request of the Landlord 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 the Landlord to
any third person, firm or corporation, provided that the Landlord will not make such request
unless required to do so by the mortgagee under the mortgage, or mortgages, executed by the
Landlord.

26. SOVEREIGN IMMUNITY.

Notwithstanding anything in this Lease to the contrary, the 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.

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
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from any and all losses, damages, claims, costs, fees, penalties, charges, assessments, taxes, fines
or expenses including reasonable attorneys’ fees and legal assistants’ fees, arising out of any
claim asserted by any person, entity, agency, organization or body against 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. Tenant shall have the right to place two (2) signs 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 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). Reserved.

(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 to 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
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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. 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 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 as set out hereinafter. 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 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, upon request in writing from the other, 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 shall approve the
form of Estoppel Certificate prior to execution by Tenant.
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(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). Attomey’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). Venue. 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.

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

[The remainder of this page was left blank intentionally. Signature page to
follow.]
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IN WITNESS WHEREOF, 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
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

G:\Gov't Operations\luliana\Council\SOE Lease - Schellenberg‘\lmeson Lease v04 03-11-13.ntf
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EXHIBIT “A”
Property Legal Description and Site Plan

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 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 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 SAID 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 1625,
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 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
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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, 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 OF
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 IMESON 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.

A,
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Exhibit "A"
Site Plan
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EXHIBIT “B”
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Phoenix Realty Group

) GRUBB &ELLIS,

The information contained herein has been gathered from sources deemed reliable. Al kstings arm subject 1o withdrawal, prior salh, effors or omissions, changes in price & terms, allwithout notos. Phosrix Realty Group, ine. fs nof rasponsible for damages result

™

¥ ! ’;.Eng IMESan
Phocnix Really Group, Inc. & & ficansed real estats broker, indepandenty owned & operated.

Buﬁll Count

Jerry Helland f Supervisos of Elections

Base Rent
S/SF/Year

$ -
4.38
4.51
4.64
4.78
4.93
5.07
5.23
5.38
5.55

:down:

50,000 S.F
Mo. Base
Rent

§ -

$ 18,250.00
$ 18,797.50
$ 19,361.43
S 19,942.27
$ 20,540.54
$ 21,156.75
$ 21,791.45
S 22,445.20
S 23,118.55

EXHIBIT “C”

Payment Schedule

50,000 S.F. 50,000S.F. 50,000 S.F. Rent

Mo. Cam Total Mo. per Year

Base Rent

$ 3,333.33 § 3,33333 § 39,999.96
$ 3,43333 $ 21,683.33 S 260,199.96
$ 3,536.33 S 22,333.83 S 268,005.96
S 3,642.42 S 23,003.84 $ 276,046.14
S 3,751.69 $§ 23,693.96 S 284,327.52
$ 3,864.24 S 24,404.78 S 292,857.35
$ 3,980.17 S 2513692 S 301,643.07
S 4,099.58 $ 25,891.03 $ 310,692.36
$ 4,22256 $ 26,667.76 S 320,013.13
S 4,349.24 $§ 27,467.79 S 329,613.52
$ 2,683,398.96
Payroll - $0.10
Utilities - $0.07
Repair & Maintenance - $0.18
Administrative - $0.03
Management Fees - $0.06
Security - 50.08
Insurance - 50.12
Real Estate Taxes - $0.16
$0.80

26

/rsf
Jrsf
Jrsf
Jrsf
[rsf
frsf
Jrsf
Jrsf

Exhibit 1

Page 26 of 43
EXHIBIT “D”
APPROVED INTERIOR PLANS
SCOPE OF WORK

FOR
SUPERVISOR OF ELECTIONS OFFICE

Exhibit "D" intentially left blank and to be replaced at a later date
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EXHIBIT “E”

Tenant Election Restrictions

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

1. Landlord shall not be permitted to lease or donate any space located within the One
Imeson Center 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.

2. 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 after
recording retumn to:

Office of General Counsel

City ol Jacksonville

117 West Duval Street, Suite 430
Jacksonville, 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

A. The 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 the
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) the
Landlord has leased to the 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 additional rights of quiet and peaceful possession for the
benefit of the Tenant under the Lease, 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:
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1. Landlord Representations. The Landlord represents and warrants to the Mortgagee as of
the date hereof as follows:

(a) A true and complete copy of the Lease has been provided to the Landlord.

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

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

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

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

assigned.
() The 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.
(6 There are no actions, whether voluntary or otherwise, pending against the 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, the Landlord and the
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 the 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 the 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, the Tenant shall attorn to the Mortgagee or the Purchaser and recognize the Mortgagee
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or the Purchaser as its landlord under the Lease, and the Mortgagee or the Purchaser shall recognize and
accept the 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 the
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 thereafter assume and perform all of the
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 the Landlord and the 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.

7. Insurance. Mortgagee shall permit insurance proceeds and eminent domain
proceeds to be used for any restoration and repair pursuant to the provisions of the Lease.

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 the 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 the Tenant might be
entitled to assert against the original or any prior landlord under the Lease;

(c) be liable to the 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) except as may be expressly permitted by the Lease, 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 the Landlord relating to work
performed by the Landlord under the Lease;

(f) be bound by any payment of Rent or additional Rent made by the 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. The Tenant agrees,
however, to execute and deliver to the Mortgagee or to any person to whom the Tenant 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. The Tenant agrees that if there occurs a default
by the Landlord under the Lease:
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(a) A copy of each notice given to the Landlord pursuant to the Lease shall also be
given by U.S. registered or certified mail, postage prepaid 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 the 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 the 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 the 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. 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.

13. 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.

14. Choice of Law. This Agreement shall be governed by the internal law (and not the law
of conflicts) of the State of Florida.
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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 ., 4 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:

Witnesses:

By:
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:
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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

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 Jacksonville, 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”

Tenant Improvement Provisions

Landlord agrees to construct the Tenant Improvements in accordance with the terms and
conditions provided below:

A. Construction.

(1) Landlord shall construct the Tenant Improvements in the premises as shown on
and in accordance with the Approved Floor Plans and Approved Interior Plans. Landlord shall
obtain all necessary state and local permits, licenses, and authorizations and any state or local or
other governmental authority charged with the enforcement of laws, ordinances and regulations
pertaining to the construction of the Tenant Improvements (collectively, the “Permits”).

(1) 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.

(i) Landlord shall construct the Tenant Improvements in accordance with the
Approved Floor Plans and Approved Interior Plans and any conditions of the Permits. Landlord
or the general contractor hired by Landlord to construct the Tenant Improvements (the “General
Contractor”) shall provide all materials and labor necessary to construct or install the Tenant
Improvements and shall furnish and pay for all labor, materials, equipment, tools, machinery,
water, heat, utilities, transportation and other facilities and services necessary to complete the
construction thereof.

(iv)  Landlord acknowledges and agrees that time is of the essence in this Lease, and
that all construction must be made and/or completed in accordance with the requirements stated
herein, and in conformity with the Permits and all applicable state and local laws, statutes,
ordinances, rules, regulations, and permits. Permits given by the City of Jacksonville shall not
constitute a representation or warranty as to such conformity; responsibility for compliance with
all legal requirements, therefore, shall at all times remain with Landlord, but this provision shall
not be construed to impose any ongoing obligations upon Landlord after Landlord has completed
construction of the Tenant Improvements in accordance with then-current legal requirements.
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(v) Landlord shall supervise and direct the construction of the Tenant Improvements,
and shall be solely responsible for all construction methods, techniques, sequences and
procedures for coordinatinig and completing all portions of the Tenant Improvements.

(vi)  Upon completion of the construction of the Tenant Improvements, the Project
Engineer shall certify to the Tenant that such construction has been completed in accordance with
the Approved Floor Plans, Approved Interior Plans, and Permits and in compliance with all
applicable laws, ordinances and other governmental rules, regulations and orders. In addition,
Landlord shall provide the Tenant with (i) a certified statement from the General Contractor
specifying the total improvement cost for the Tenant Improvements, (ii) a certified statement
from the General Contractor that the improvements have been constructed in accordance with the
Approved Floor Plans and Approved Interior Plans, and in strict compliance with all applicable
building codes, laws, rules and ordinances, and (iii) 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. Landlord shall also provide the Tenant copies of final as built
drawings of the Tenant Improvements. Within thirty (30) days after the Tenant Improvements
have been completed and all documents have been delivered in accordance with the requirements
of this Section 3A(vi), Tenant will make a final inspection of the Tenant Improvements and will
furnish a “punch list” of items to Landlord in the event the inspection reveals that any of the
construction work performed is defective. Landlord will forthwith correct all such items and
provide written notice to Tenant that the corrections have been made. Tenant will again make an
inspection to determine if the items listed on the punch list during the final inspection have been
corrected. When Tenant is satisfied that the Tenant Improvements with respect to the Premises
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, if the Tenant Improvements are not completed in accordance
with the Approved Floor Plans and Approved Interior Plans within six (6) months after the
Effective Date of this Lease, Tenant shall have the right to terminate this lease by providing
Landlord written notice of the same thereafter.

B. 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 (or “project” for purposes of this subsection 2.B only).

(i) General Contractor Insurance Requirements.

The Landlord shall require the General Contractor and its subcontractors of any tier to procure
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
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insured, its subcontractors or subconsiiltants 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)

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)

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
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.

Valuable Papers $ 100,000 Per Occurrence

Builder’s Risk and Installation Floater
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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

All coverages to be effective prior to the work commencement and performance of the Tenant
Improvements work (or “project”). The General Contractor’s Commercial General Liability and
Excess or Umbrella Liability policies shall be effective as to claims made within five years after
construction of the Tenant Improvements is completed and all other as noted in this document.
The above indemnification provision is separate and is not limited by the type of insurance or
insurance amounts stated above.

(The City of Jacksonville 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 of CG2010 for all coverage. Such insurance
shall be endorsed to provide for a waiver of underwriter’s rights of subrogation in favor of the

City).

All coverages to be effective prior to the work commencement and performance of this project.
The General Contractor’s Commercial General Liability and Excess or Umbrella Liability
policies shall be effective as to claims made within five years after construction of the Project
Improvements is completed and all other as noted in this document. The above Indemnification
provision is separate and is not limited by the type of insurance or insurance amounts stated
above.

General Contractor, its employees, agent, subcontractors shall specify the Tenant as an additional
insured for all coverage except Workers’ Compensation and Employer’s Liability. Such
insurance shall be primary to any and all other insurance or self-insurance maintained by the
Tenant. The General Contractor, its employees, agents and subcontractor(s) shall Waiver of
Subrogation on all required insurance in favor of the Tenant, its City council members, officers,
employees, and agents and successors in interest to the leasehold premises.

The General Contractor, 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 council 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 certificate
of insurance.
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The deductible amounts for any peril shall be deemed usual and customary in the insurance
industry. Consultant shall be responsible for payments of its deductible(s).

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 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 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 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
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:

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
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.
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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)

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 Flonda 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)

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&O.

Valuable Papers $ 100,000 Per Occurrence

All coverages to be effective prior to the work commencement and performance of the project
work. The Design Professional’s Commercial General Liability and Excess or Umbrella Liability
policies shall be effective as to claims made within five years after construction of the Tenant
Improvements is completed and all other as noted in this document. The above Indemnification
provision is separate and is not limited by the type of insurance or insurance amounts stated
above.

(The City of Jacksonville 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
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than the most current version filed for use in Florida of CG2010 for all coverage. Such insurance
shall be endorsed to provide for a waiver of underwriter’s rights of subrogation in favor of the
City).

All coverages to be effective prior to the work commencement and performance of this project
work. The Design Professional’s Commercial and General Liability Umbrella Liability policies
shall be effective as to claims made within five years after construction of the Project
Improvements is completed and all other as noted in this document. The above indemnification
provision is separate and is not limited by the type of insurance or insurance amounts stated
above.

Design Professional, its employees, agent, subcontractors shall specify the Tenant as an
additional insured for all coverage except Workers’ Compensation and Employer’s Liability.
Such insurance shall be primary to any and all other insurance or self-insurance maintained by
the Tenant. The Design Professional, its employees, agents and subcontractor(s) shall provide
Waiver of Subrogation on all required insurance in favor of the Tenant, its City council members,
officers, employees, and agents and successors in interest to the leasehold premises.

The Design Professional, 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 council 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 certificate
of insurance.

The deductible amounts for any peril shall be deemed usual and customary in the insurance
industry. Consultant shall be responsible for payments of its deductible(s).

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 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 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 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
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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.

D. Change Orders.

Any additions, deletions or revisions to the Approved Floor Plans and Approved Interior Plans
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.

E. 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 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.

F. Payment Provisions.

[To be inserted — negotiated]
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