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CLERK OF THE BOARD
OF COUNTY COMMISSIONERS
MIAMI-DADE COUNTY, FLORIDA

MEMORANDUM

Agenda Item No. 14(A)(7)

TO: Honorable Chairman Jose "Pepe™ Diaz DATE: October 18, 2022
and Members, Board of County Commissioners

FROM:  Geri Bonzon-Keenan SUBJECT: Resolution approving the terms of and
County Attorney authorizing execution by the County

Mayor, of a retroactive lease agreement
(“lease™), between First Industrial, L.P., a
foreign limited partnership, as landlord
and Miami-Dade County, as tenant, for the
premises located at 9001 NW 87 Avenue,
Medley Florida, to be utilized by the
Miami-Dade County Police Department
for general warehousing use and incidental
office use related thereto, for a five-year
term, with a cumulative fiscal impact to
the County estimated to be $6,598,869.65,
inclusive of base rent in the amount of
$5,212,507.32, $260,625.37 for lease
management fees, and $1,125,736.96 in
operating expenses, plus additional
premises operating expenses not yet
determined; authorizing the County Mayor
to exercise any and all other rights
conferred therein and to take all actions

Resolution No. R-1029-22 necessary to effectuate same

The accompanying resolution was prepared by the Internal Services Department and placed on the
agenda at the request of Prime Sponsor Chairman Jose "Pepe" Diaz.

Clh) 14 7

Geri Bonzoi-ngbﬁan
County Attorney
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MIAMIDADE

Memorandum =@

Date: October 18, 2022
To: Honorable Chairman Jose “Pepe” Diaz
and Members, Board of County Commissioners
From: Daniella Levine Cava [, ./ = - y
Mayor At Dtne— _AVe

Subject:  Retroactive Lease Agreement between First Industrial L.P., and Miami-Dade County, for
Property Located at 9001 NW 87 Avenue, Medley, Florida
Lease No. 22-3010-014-0010-L01

Summary
This item seeks approval of a Lease Agreement (“Lease”), attached hereto as Exhibit A, between First

Industrial L.P., as landlord, and Miami-Dade County as tenant, for the lease of approximately 66,376
square feet to be utilized by the Miami Dade Police Department (“MDPD”) as warehouse and office
space. The MDPD, along with other County departments, and the National Institute of Standards and
Technology, U.S. Department of Commerce, have been collaborating to find suitable warehouse space
to store and examine certain materials collected from the Champlain Towers South building collapse.
Because of the sensitive nature of the materials, the County has been limited in locating appropriate
space. A property located at 9001 NW 87 Avenue, Medley, Florida (“Premises”) has been identified to
meet the required criteria for such use. The proposed Lease has a five-year term. The estimated
cumulative fiscal impact, which will be funded by several different sources (Surfside Fund, FEMA Fund,
and General Fund), is estimated to be $6,598,869.65 for the five-year term. The Lease will be
retroactive to October 7, 2022, at the Landlord’s request. The County and the Landlord have a bilateral
right to terminate the Lease until November 7, based on the conditions of Section 17.4 of the Lease,
related to the indemnification clause requested by the Landlord, further described in detail below.

Recommendation

It is recommended that the Board of County Commissioners (“Board”) approve the terms of and
authorize the execution of the Lease between the Landlord, and the County, for the use of the Premises,
located at 9001 NW 87 Avenue, Medley, Florida (“Premises”), to be utilized as a warehouse and office
space, on behalf of the MDPD. More specifically, the resolution does the following:

¢ Authorizes the lease of approximately 66,376 square feet of warehouse space, inclusive of
2,620 square feet of air-conditioned office space, located at 9001 NW 87 Avenue, Medley,
Florida, together with on-site parking in common with other tenants;

e Authorizes a lease term of five years; and

The Lease becomes effective on the date that the Lease is executed by all the parties.

Scope
The property is located in Commission District 12, which is represented by Chairman Jose “Pepe” Diaz.

Written notice of the Lease was provided to the District Commissioner.

Fiscal Impact/Funding Source

The fiscal impact for the use of the Premises is being apportioned by the County into three different
funds. The cost for the first year of the Lease is estimated to be $1,127,396.32, which is comprised of
base rent in the amount of $962,451.96, which is approximately $14.50 per square foot, $48,122.60 for
lease management fees that will be paid to ISD for administration of the Lease, which is equal to five
percent of the base rent. The County shall reimburse the Landlord its pro-rata share of operating
expenses, which is estimated to be $116,821.76 (approximately $1.76 per square foot). Furthermore,
there are additional direct operating expenses, which costs have not been determined yet. The
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undetermined operating expenses that the County is responsible to pay directly to the utility or service
company consist of all charges for electricity, which is separately metered, internet, cable, data, and all
charges for janitorial and custodial services, waste removal services, preventative maintenance to the
HVAC system, and roll-up overhead doors.

The cumulative cost for the five-year term of the Lease is estimated to be $6,598,869.65, which is
comprised of base rent in the amount of $5,212,507.32, this amount is inclusive of approximately four
percent annual increases commencing on the second year of the Lease, $260,625.37 for Lease
management’s fees, inclusive of a five percent of the base rent, payable to the Internal Services
Department (ISD), and the amount of $1,125,736.96, for operating expenses, excluding the cost and
expenses that have not been determined and which are directly associated with the operation of the
warehouse and office space, which amount has not been determined. The funding sources are
PD3070200-525510000-PD_SURFSIDE, Federal Funds and General Fund.

ISD has conducted an in-house survey of the comparable rental values in the immediate area to
determine the market rental value of similar properties. The findings are provided below:

7752 NW 72 Avenue - $17.00 per square foot on annual basis. Tenant is responsible for its proportional
share of all operating expenses.

7900 NW 71 Street, Miami, Florida - $17.50 per square foot on annual basis. Tenant is responsible for
its proportional share of all operating expenses.

9701-0793 NW 91 Court, Miami, Florida - $16.50 per square foot on annual basis. Tenant is responsible
for its proportional share of all operating expenses.

Track Record/Monitor

The County has no record of negative performance issues with the Landlord. The findings of the due
diligence process under Implementing Order 8-4 showed no adverse findings. Rosa Arguelles, of ISD
will be responsible for the monitoring of the Lease, and Edwin Pantoja from the MDPD will manage the
Premises.

As required by Section 2-8.6.5 of the County Code, the following is the ownership structure of First
Industrial, L.P.:

¢ First Industrial Realty Trust, Inc., a foreign profit corporation, is the sole general partner, and its
members are Jennifer Matthews Rice, Secretary; Peter E. Baccile, Director; Peter E. Baccile
Chief Executive Officer; Peter E. Baccile President; Scott A. Musil Chief Financial Officer; and
Scott A. Musil Treasurer.

Delegated Authority

This item authorizes the County Mayor or County Mayor’s designee to execute the Lease, and to
exercise all other rights conferred therein, including any rights to terminate the Lease, and to take all
actions necessary to effectuate same.

Background
On June 24, 2021, upon alert of the collapse of the residential building known as the Chaplain Towers

South, located at 8777 Collins Avenue, Surfside, Florida, the County immediately deployed first
responders to the area to aid in the search and rescue operation. Pursuant to Section 252.38, Florida
Statutes, and Chapter 8B of the County Code, the County Mayor declared a Local State of Emergency,
which has subsequently been extended every seven days. MDPD secured evidentiary debris that has
been segregated for criminal and engineering investigatory purposes, which were stored off-site, and
on January 28, 2022, the National Institute of Standards and Technology (“NIST”) informed the MDPD
that effective immediately it was assuming custody and control of the materials, and that it would
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maintain exclusive custody and control over all evidentiary debris. However, both the MDPD and NIST
continue to work on the investigation. This investigation allows the County to receive funding from the
State of Florida and from Federal government agencies.

The Landlord has agreed to provide an allowance to the County as reimbursement for lighting, electrical
work and privacy screening that needs to be performed by the County on the premises in the amount
of $25,000.00.

There are two non-standard terms within the Lease. First, the Landlord asked the County to enter into
a waiver of subrogation, which can be found in Section 12 of the Lease. Pursuant to such waiver,
neither the County nor the Landlord may seek coverage for losses covered by the Landlord’s insurance
or the County’s self-insurance. Second, the County does not normally indemnify non-governmental
landlords when entering leases. However, given the sensitive nature of the materials to be stored, the
Landlord has requested the following Tenant’s Indemnity as Section 17.3 of the Lease:

Tenant does hereby agree to indemnify and hold harmless the Landlord to the extent and within the
limitations of Section 768.28, Florida Statutes, subject to the provisions of that Statute whereby the
Tenant shall not be held liable to pay a personal injury or property damage claim or judgment by any
one person which exceeds the sum of $200,000, or any claim or judgments or portions thereof, which,
when totaled with all other occurrence, exceeds the sum of $300,000 from any and all personal injury
or property damage claims, liabilities, losses or causes of action which may arise solely as a result of
the negligence of the Tenant. However, nothing herein shall be deemed to indemnify the Landlord from
any liability or claim arising out of the negligent performance or failure of performance of the Landlord
or any unrelated third party. This Section is referred to as the “Tenant Indemnity.”

ISD Risk Management has evaluated the Waiver of Subrogation and the Tenant Indemnity and finds
the language acceptable. There is an inherent risk exposure up to the limits of Section 768.28, Florida
Statutes, for including the indemnity within the Lease.

Attachment

Edward Marqdez /.
Chief Financial Officer
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iFi FIRST EXhlblt A

LEASE AGREEMENT

This Lease Agreement (“Lease”) is dated , 2022, made between First Industrial, L.P.

(“Landlord”), a Delaware limited partnership, whose principal place of business is located at 1 North Wacker Drive,
Suite 4200, Chicago, IL 60606, and Miami-Dade County, a political subdivision of the State of Florida, whose principal
place of business is located at 111 NW First Street, Miami, Florida 33128 (“Tenant”).

In consideration of the mutual covenants stated helow, and intending to be legally bound, Landlord and

Tenant covenant and agree as follows:

1. Basic Terms; Certain Defined Terms.

The following capitalized, which have been placed at the beginning of this Lease for convenience, shall have the
meaning set forth below. Other capitalized terms not defined in this Section 1 shall have the meaning set forth

herein.
1.1
1.2
1.3
1.4

1.5

1.6

1.7
18
1.9
1.10

1.11
1.12

“Effective Date”: The date this Lease is executed by all the parties.
“Landlord”: First Industrial, L.P. a Delaware limited partnership.
“Tenant”: Miami-Dade County, a politcal subdivision of the State of Florida.

“Building”: The building located at 9001 NW 87 Avenue, Medley, FL 33178, consisting of approximately
132,751 rentable square feet.

“Land”: the parcel of real estate of which the Building is a part, including Folio Number: 22-3010-014-
0010, approximately 1,076,569 square feet and more particularly described on Exhibit “A-1" attached
hereto.

“Premises”: The Premises shall consist of approximately 66,376 rentable square feet, inclusive of
approximately 2,620 square feet of office space as shown on the floor plan attached hereto as Exhibit “A”
(the “Floor Plan”).

“Property”: The Land and the Building.
“Commencement Date” means October 7, 2022.
“Rent Commencement Date” means October 7, 2022, see Section 2.3.

“Term”: approximately 60 months, commencing on the Commencement Date and ending, on the final
day of the 60*" month thereafter (“Expiration Date”).

“Surrender Date”: means the Expiration Date or any earlier date on which the Lease is terminated.

“Base Rent”: The Base Rent for the Premises is the amounts set forth below:
Lease Period Annual Base Rent Monthly Base Rent | Rate Per Square
Foot
Lease Year 1 $962,451.96 $80,204.33 $14.50
Lease Year 2 $1,000,950.12 $83,412.51 $15.08
Lease Year 3 $1,040,775.72 $86,731.31 $15.68
Lease Year 4 $1,082,592.60 $90,216.05 $16.31
Lease Year 5 $1,125,736.92 $93,811.41 $16.96
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113

114

115

1.16

1.17

1.18

i.19

1.20

121

1.22

1.23

1.24

1.25

1.26

1.27

1.28

1.25

“Rental Increase”: The Base Rent shall increase by approximately four (4%) percent annually on the
anniversary of the Rent Commencement Date, as reflected above.

“Additional Rent”: All sums of money required to he paid by Tenant to Landlord pursuant to the terms of
this Lease {excluding for Base Rent), untess otherwise specified herein, shall be considered {“Additional
Rent”) and shall be collectible by Landlord in accordance with the terms of this Lease. Except as otherwise
specifically provided herein to the contrary, Additional Rent shall be due and payable within sixty {60)
days after the Tenant's raceipt of invoice together with reasonable supporting documentation.

“Rent”: Means Base Rent and all other rent, costs, expenses and other amounts due under this Lease
from Tenant to Landlord.

“Florida Sales Tax”: At the present time, there is no sales tax on the Use Fee under Section 212.031,
Flarida Statutes, because of Tenant’s status as a government entity.

“Utilities”: Tenant shall directly contract and timely pay directly for any and all costs of electric for the
Premises, which is separately metered, and trash removal; water and sewer utilities will be paid as part
of Operating Expenses (based upon the Proportionate Share}.

“Permitted Use”: General warehousing use and incidental office use related thereto.

“Parking Spaces”: Tenant shall have the non-exclusive right to use 50% of the parking spaces that are
located on the Property, and location of the parking spaces is shown on Exhibit “L” of this Lease.

“Access”; see Section 16.
“Holdover Rent”: 125% of Rent,

“Proportional Share”: The Tenant's pro-rata share of the Building’s total square footage is 50% of the
estimated 132,751 rentable square feet.

“Tanant Improvements”: See Exhibit G. Tenant shall install the work set forth in Exhibit “G.” Landlord
shall provide to Tenant an allowance as a reimbursement not to exceed Twenty-Five Thousand
($25,000.00) Dollars for Tenant's use towards Tenant Improvements to the Premises. The allowance will
be in the form of reimbursement following Landlord’s receipt of paid invoices and lien waivers {when
applicahle} and otherwise in compliance with Exhibit G. Landlord, at Tenant’s request, may perform the
work on behalf of the Tenant as further set forth in Section 6 and Exhibit G.

“Landlord’s Work”: Landlord shall deliver the office space turnkey ready with Landlord’s standard
specifications, to include LED fighting (25 FC) as set forth in Exhibit “F,” and floors must be pressure
washed cleaned.

“Tenant’s Broker”: None.

“Landlord’s Broker”: Devin White, CBRE, 777 Brickell Avenue, Suite 1100, Miami, Florida, 33131, See
Section 24.

“Security Deposit”: 50.00,
“Sales Tax”: Refer to Section 1,16.

“letter of Credit”: None.

2.
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1.30 “Guarantor”: None,

1.31 “Notice Address”;

For Tenant: For Landlord:

Miami-Dade County First Industrial, L.P.

internal Services Department c/o First Industrial Realty Trust, Inc.
111 NW 1% Street, Suite 2460 5503 W, Waters Avenue, Suite 503,
Miami, FL 33128 Tampa, FL 33634

Attention: Director Attention: First Industrial, L.P.
County Attorney’s Office

Miami-Dade County With copy by email only to:

111 NW 1%t Street, 28 Floor Legal Notices@firstindustrial.com

Miami, Florida 33128

Miami-Dade County

Emergency Management

R. David Paulison Fire Rescue Headquarters

9300 NW 41st Street, Miami, FL 33178~
2414Attention: Charles L. Cyrille

Senior Advisor of Resiliency & Domestic Preparedness

Exhibits and Addenda to Lease: The following exhibits and addenda are attached to and made a part of this Lease:

s Exhibits: Fxhibit A (Floor Plan); Exhibit A-1 (Property Appraiser’s Summary Report); Exhibit B {Surrender
Requirements); Exhibit C (Rules and Regulations); Exhibit D {Tenant Contacts); Exhibit D-1 Landlord
Contact; Exhiblt E (Sign Specifications); Exhibit F {Landlord’s Work); Exhibit F-1 Office Space; Exhibit G
{Tenant’s Work); Exhibit H (Intentionally Omitted); Exhibit | {State Specific Provisions); Exhibit |
{Intentionally Omitted); Exhibit K (LEED Obligations); Exhibit L {Parking)

s Addenda: None.
2 LEASE OF PREMVHSES; RENT.

2.1 Lease of Premises. Landlord hereby leases to Tenant and Tenant hereby leases the Premises from
Landlord, for the Term and subject to the conditions of this Lease, the Premises, which is located at 9001 NwW 87
Avenue, Medley, FL. 33178, consisting of approximately 66,376 rentable square feet, inclusive of approximately 2,620
square feet of office space as shown on the floor plan attached hereto as Exhibit “A,” together with the non-exclusive
right to Parking Spaces, as well as the non-exclusive use of the Common Areas.

2.2 Payment of Base Rent; Operating Expenses. Tenant shall pay Base Rent to Landlord monthly, in the
amount of the monthly installment of Base Rent set forth in Section 1.12 and the menthly amount of the Estimated
Operating Expenses (defined herein), in advance, on the first (1%} day of each and every calendar month during the
Term, without demand, abatement, deduction or setoff, with the exception of the month of October, which payment
will be processed after the close of the Tenant's fiscal year on September 30th of each year and which will be paid
no later than October 31 of each year. If the Commencement Date occurs on a day other than the first (1} day of a
calendar month the Monthly Base Rent and Estimated Operating Expenses due for the first {1*) calendar month of
the Term shall be prorated on a per diem basis for the partial month. Simultaneously with the payment of a Base
Rent and Estimated Operating Expenses, Tenant shall pay to Landlord any sales tax imposed on such amounts,
incfuding sates taxes imposed pursuant to Florida Statute 212.031 (or other applicable statute} or any tax in lieu
thereof imposed pursuant to any amendment or recodification of such statute or any substitution for such statute.
However, Tenant represents that at the present time, there is no sales tax due on the Rent hecause of Tenant’s
status as a government entity, So long as Tenant is considered to be tax-exempt, Landlord will not collect, or attempt
to collect, sales tax on any rent payments due under this Lease and all references to Florida sales tax shal not be
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applicable. If the law changes in this regard, then Landlord shall collect such sales tax from Tenant as may be required
by law.

2.3 Required Payments at Lease Execution. No later than five (5) calendar days after the Rent
Commencement Date, Tenant shall deliver to Landlord the following: {i} the first {1°) month of monthly Base Rent;
and (il) the first (13} monthly installment of the Estimated Operating Expenses.

2.4 Payment of Rent. All Rent due hereunder shall be paid by Tenant to Landlord, by ACH to the following:
PNC Bank, ABA Routing # 021052053, UPIC Account # 66837276, Reference: Property Number: 13368 and Lease
Number: 2230100140010-L01, or if paid by check, c/o First Industrial, L.P., P.O. Box 644949, Pittsburgh, PA 15264-
4949, or if sent by overnight courier, PNC BANK C/O FIRST INDUSTRIAL LP, 500 1ST AVENUE, LOCKBOX NUMBER
644949, PITTSBURGH, PA 15219 (or such other entity designated as Landlord’s management agent, if any, and if
Landlord so appoints such a management agent, the “Agent”}, {or as otherwise directed by Landlord from time to
time). In the event the Base Rent is not paid within 5 days of the date when due, a late charge in an amount equal
to 5% of the then definquent Base Rent {“Late Charge”) shall be paid by Tenant to Landlord. No payment by Tenant,
or receipt or acceptance by Landlord, of a lesser amount than the full amount of Base Rent due shall be deemed to
be other than a payment on account, and Landlord may accept such payment of Base Rent without prejudice to
Landiord’s right to recover the balance due or to pursue any other remedy available to Landlord under this Lease or
at law or in equity.

2.5 Additional Rent. Tenant shall pay all Additional Rent promptly when due without any abatement,
deduction or setoff.

2.6 Security Deposit. Landlord and Tenant acknowledge and agree that Tenant is not required to pay a
security deposit for the lease of the Premises.

3  OPERATING EXPENSES.

3.1 Certain Definitions.

3.1.1  “Operating Expenses” mean basic operating expenses associated with the Property which
are incurred during the Term of this Lease. For purposes hereof “Operating Expenses” are and shall mean the
following all costs and expenses incurred by the Landlord in maintaining the Property including, but not limited to,
Common Area utilities; maintenance and repair {collectively, "Maintenance”) of the Property, inciuding parking
areas (except that Landiord is responsible for replacement of the roof, and roof membrane), alleys, and driveways;
mowing, landscaping, and exterior painting within the Common Areas of the Property, fire sprinklets and fire
protection systems, exterior lighting and HVAC and other building systems that are not maintained by the tenants
of the Building {“Building Systems”) serving the Building; amounts paid to contractors and subcontractors for work
or services performed in connection with any of the foregoing; fees payable to tax consultants and attorneys for
consultation and contesting taxes; the cost of insurance premiums for Landlord Insurance; security services, if any;
trash collection, sweeping and removal; Real Estate Taxes (defined below), all dues, assessments, fees, charges, and
levies of any nature charged to Landlord pursuant to any declaration, easement agreements, or other recorded
covenants encumbering the Premises. If the Property is operated as part of a complex of buildings or properties or
in conjunction with other buildings or parcels of land (in either case, a “Combined Operation”}, then Landlord may
pro-rate all expenses and costs with respect to all such buildings or parcels of land that are a part of the Combined
Operation across and among all buildings and parcels that are a part of the Combined Operation, Landlord shall
calculate Operating Expenses using generally accepted accounting principles, and may allocate certain categories of
Operating Expenses to the applicable tenants on a reasonable basis. Alf payment calculations of Operating Expenses
shall be pro-rated for any partial calendar years during the Term.

3.1.2. Operating Expense Exclusions. Qperating Expenses shall not include those costs and/or
expenses that are the sole financial responsibility of the Landlord under this Lease, such as capital expenditures to
the structural elements of the Building. Additionally, Operating Expenses shall not include any duplication of fees.
Operating Expenses shall not include the costs of Landlord’s executive wages, unemployment taxes, social security
taxes, and assassments, the cost or expense to process or handle bills and/or invoices as well as other items typically
performed by landlords in similar buildings located in Miami-Dade County, Florida. Operating Expenses, shall not
include depreciation or amortization of the Building, interest on any amortization of debts, financing or refinancing
costs, leasing commissions, fegal expenses related to making or enforcing other leases, mortgages, ground rents or
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increases, Landiord’s executive salaries, costs of tenant’s improvements made specificaily for the Tenant (and/or
any other tenant), advertising and promotional expenses, inheritance, franchise, gains or income taxes, costs of
remedial action for hazardous materials caused by Landlord. Landlord shall have the right to reasonably estimate in
good faith the Operating Expenses for each calendar year during the Term. However, notwithstanding the foregoing,
annually, the Landlord shall, without request or demand, submit to the Tenant evidence of its cost in maintaining
the Building and Land {the “Reconciliation of Operating Expenses”), which shall, include copies of invaices, credit
card statements, and cancelled checks (front and back of cancelled checks). Upon evidence of any overpayment by
the Landlord, as acknowledged or agreed to by the Tenant, the Tenant shall, within sixty (60} calendar days,
reimburse the Landlord for the amount that the Landiord spent above and beyond the amount of the annual
Operating Expenses paid by the Tenant. Should, as a result of the year-end reconciliation, it is determined that the
Landiord was overpaid by the Tenant, then, within sixty {60) calendar days, the Landlord shail reimburse the Tenant
or credit Tenant's Base Rent for any such sum paid by the Tenant.

3.1.3. “Real Estate Taxes” for the purposes hereof, Real Estate Taxes are all general and specific
taxes pertaining to the Building and the Land including any existing and future assessments for road, sewer, utility
and otherlocal improvements and other governmental charges which may be lawfully charged, assessed orimposed
upon the Landlord. The Landlord agrees that real estate taxes shall be determined as of the lowest {including all
discounts for early payment) amount assessed by any tax collector, or government agency (tax amount payable each
year at the end of November}, Real Estate Taxes shall not include income, capital levy, franchise, capital stock, gift,
aestate, or inheritance tax, The term “Assessments” shall include any and all so-catled special assessments, license
tax, business license fee, business income tax, commercial rental tax, levy, and/or charge against the Building and/or
the Land, and for all intense and purposes for this Lease shall be considered Real Estate Taxes. If an Assessment is
payable In installments, taxes for that year shall include the amount of the installment minus any interest due and
payable as a result of the instafiments. For Real Estate Taxes and Assessments, if a change, particularly a reduction,
in the real estate taxes is obtained for any year of the Term, and the Landlord receives a refund, reimbursement, or
other compensation, or lower valuation, estimation, or assessment, then the Real Estate Taxes for that year shall be
automatically retroactively adjusted, and the Landlord, without demand, shall provide the Tenant with a credit
against the next installment of Basic Operating Expense payment or refund within sixty (60) calendar days, at
Tenant's election, based on such adjustment. Real Estate Taxes for the last year of the Lease shall be prorated to
and including the date Tenant quits possession of the Premises. If the actual Real Estate Tax bill is not available to
calculate the amounts due from Tenant during the last year of the Lease, Landlord shali be entitled to require
payment of the estimated Real Estate Taxes for the period prior to the expiration of the Term and may recover any
difference as part of Landlord’s reconciliation, or reimburse the Tenant for any overpayment made, if any, after
calculating the actual amount assessed of Real Estate Taxes.

3.1.4. “Operating Year” means the calendar year commencing January first {1*') of each year
{including the calendar year within which the Rent Commencement Date occurs) during the Term.

3.1.5.  “Estimated Operating Expenses” means the amount of projected Operating Expenses due
from Tenant for such Operating Year {or portion thereof), which as of the Commencement Date, is estimated to be
§9,735.15 per month.

3.1.6. “Common Areas” means all areas within the Property, from time to time, that are
available for the common use of tenants of the Property and that are not leased or held for the exclusive use of
Tenant or other tenants or licensees, from time to time, including, but not limited to, parking areas, driveways,
sidewalks, loading areas, access roads, corridors, landscaping and planted areas.

3.2 Payment of Estimated Operating Expenses. Commencing on the Rent Commencement Date,
Tenant shall pay the Proportionate Share of Operating Expenses. Land|ord shall have the right to reascnably estimate
the Operating Expenses for each Operating Year and Tenant acknowledges that Landlord has provided the amount
of the Estimated Operating Expenses applicable as of the Commencement Date, which is estimated to be $1.76 per
rentable square foot for the 2022 Operating Year and $2.30 per rentable square foot for the 2023 Operating Year.

3.3 Reconciliation of Operating Expenses. As soon as administratively feasible after each Operating
Year, Landlord shall send to Tenant a reconciliation statement of the actual Operating Expanses for the prior
Operating Year {“Statement”}, which shall include copies of invoices, credit card statements, and cancelled checks
{front and back of cancelled chacks). Upon evidence of any overpayment by the Landlord, as acknowledged or agreed
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to by the Tenant, the Tenant shall, within sixty {60} calendar days, reimburse the Landlord for the amount that the
Landlord spent above and beyond the amount of the annual Expenses paid by the Tenant. Should, as a result of the
Operating Year-end reconciliation, it is determined that the Landlord was overpaid by the Tenant, then, within sixty
(60} calendar days, the Landlord shall reimburse the Tenant or credit Tenant's Base Rent for any such sum paid by
the Tenant. If the credit exceeds the aggregate future Rent owed by Tenant (during the remainder of the Term), and
there is no Default, Landlord shall pay the excess amount to Tenant within 30 days after delivery of the Statement.
If Landlord has undercharged Tenant, then Tenant shall pay the amount stated in the Statement within 30 days after
receipt of the Statement.

3.4 Audit of Operating Expenses, Provided there is no Default, if Tenant disputes the amount set forth
in a given Statement, Tenant shall have the right, at Tenant's sole expense, to cause Landlord's books and records
with respect to the applicable Operating Year that is the subject of that particular Statement to he audited {“Audit”).
The Audit shall be subject to the following conditions: {i} Tenant delivers written notice (“Audit Notice”} to Landlord
on or prior to the date that is 60 days after Landlord delivers the Statement to Tenant (“Response Date”} exercising
Tenant’s right to conduct the Audit; (ii} the Audit shall be completed by a certified public accountant mutually
acceptable to Landlord and Tenant, not paid on a contingency basis or other basis where its compensation is related
to the cost savings of Tenant (“Accountant”); (iii} the Audit shall be completed within 30 days after the Response
Date (“Audit Completion Date”}; {iv) the contents of Landlord’s records shall be kept confidential and, in connection
therewith, Tenant and Accountant shall execute Landlord’s standard confidentiality agreement as a condition of
Tenant's rights under this Section; {v) the Audit shail take place at the office of Landlord where its books and records
are located, at a time mutually convenlent during Landlord’s regular business day; (vi) if the Accountant determines
that an overpayment is due to be refunded to Tenant, Accountant shall produce a detailed report addressed to both
Landlord and Tenant, which report shall be delivered prior to the expiration of the Audit Completion Date. Despite
that any Audit is pending, Tenant shall nonetheless timely pay all Operating Expenses without demand, setoff or
deduction. If Tenant fails to timely deliver an Audit Notice with respect to a given Statement by the Response Date,
then Tenant's right to undertake an Audit or otherwise make claim in connection with that Statement and its subject
Operating Year shall automatically and irrevocably be waived. Any Statement shall be final, binding and deemed
correct upon Tenant at the end of the applicable Response Date, uniess prior thereto, Tenant delivers an Audit Notice
with respect to the then-applicable Statement. If Tenant's audit report discloses any discrepancy, Landlord and
Tenant shall use good faith efforts to resolve the dispute. If the parties fail to reach agreement within 20 days after
Landlord’s receipt of the audit report, Tenant shall have the right to refer the matter to a mutually acceptable
independent certified public accountant, who shall work in good faith with tandlord and Tenant to resolve the
discrepancy and, if not resolved within 20 days of the date on which that independent accountant is engaged, the
independent accountant shall issue a decision regarding the dispute and the decision of the independent accountant
shall be final and binding. The fees and costs of such independent accountant to which such dispute is referred shall
be borne by the unsuccessful party. Within 30 days after resolution of the dispute, whether by agreement of the
parties or a final decision of an independent accountant, Landlord shall pay or credit to Tenant, or Tenant shall pay
to Landiord, as the case may be, all sums determined to be due from Landlord or Tenant, as the case may be, to the
other. The foregoing provisions concerning an Audit are personal to Terant and shall not run with this Lease or for
the benefit of any Transferee. If, by agreement or as a result of a final independent accountant determination, it is
determined Tenant was overcharged by Landlord under the Statement, by more than 5%, Landlord shall reimburse
Tenant within 30 days after receipt of an invoice with reasonable supporting documentation for the actual,
reasonable, third-party cost of Tenant's Accountant, but in no event shall such amount exceed $1,500.

3.5 The provisions of this Section shalt survive the Surrender Date.
4  UTILTIES.

4.1. Utility Services. During the Term, Tenant shall obtain all electric for the Premises directly from the
utility provider and trash removal for the Premises and pay all costs in connection therewith, without setoff,
deduction or counterclaim. Tenant shall pay for water and sewer utilities based upon its Proportionate Share directly
to Landlord. For those utility expenses to be paid to Landlord, Landlord shall either have the right to: (a} invoice such
expenses directly to Tenant and Tenant shall pay such invoice within 30 days after receipt thereof or (b) Landlord
shall have the right to reasonably estimate the utility charge, which estimated amount shall be payable to Landlord
and shall be paid monthly along with Operating Expenses, provided Landlord shall be required to reconcile such
estimated utility charges on an annual basis based on utility invoices received for such period. The cost of utilities
payable by Tenant under this Section shall include all applicable taxes and fees due in connection with utllity services.
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Tenant shall pay such rates as Landlord may establish from time to time, which shall not be in excess of any applicable
rates chargeable by Law, or in excess of the general service rate or other such rate that would apply to Tenant’s
consumption if charged by the utility or municipality serving the Building or general area in which the Building is
located. If Tenant fails to pay timely any direct-metered utility charges from the applicable utility provider, Landlord
shall have the right, but not the obligation, to pay such charges on Tenant’s behalf and bill Tenant for such costs plus
the Administrative Fee, which amount shall be payable to Landlord within 30 days after receipt of an invoice therefor.
Tenant shall at all times comply with the rules, regulations, terms, policies, and conditions applicable to the service,
equipment, wiring, and requirements of the utility supplying electricity to the Building. Tenant shall be solely
responsible for the Maintenance of any separate meters installed to measure the consumption of such utility
services to the Premises. Tenant's use of electrical energy in the Premises shall not, at any time, exceed the capacity
of: (i) any of the electrical conductors and equipment in or otherwise servicing the Premises; and/or (ii) the
mechanical, electrical, heating, ventilating, air-conditioning (“HVAC System”) of either or both of the Premises and
the Property.

4.2, Utility Information. In connection with performing energy benchmarking of the Premises or as
required by Law or in connection with any LEED requirements, Tenant hereby authorizes Landlord to obtain
information, from time to time throughout the Term, regarding Tenant's utility and energy usage at the Premises
from Tenant or directly from the applicable utility providers and Tenant shall execute, within 5 days of Landlord's
request, any additional documentation required by any applicable utility provider evidencing such authorization.
Further, throughout the Term, (i) within 5 days of Landlord's request, Tenant shall provide to Landlord all requested
information regarding Tenant's utility, energy and space usage at the Premises, and (ii) upon Landlord's delivery to
Tenant of written request, Tenant shall deliver to Landlord copies of its utilities bills for the immediately preceding
12 months. To the extent available, Landlord shall endeavor to provide to Tenant the ENERGY STAR rating for the
Building for Tenant's information. Landlord is committed to working cooperatively with Tenant to help Tenant
achieve more sustainable practices, including without limitation, exploring opportunities to utilize renewable energy
at the Building. Landlord’s sustainability contact with respect to the energy efficiency of the Building can be reached

at responsibility@firstindustrial.com.

4.3 Interruption of Utility Services. Landlord reserves the right, without any liability to Tenant and
without affecting Tenant’s covenants and obligations hereunder, to stop service of the HVAC System, electric,
sanitary, elevator (if any), and other systems serving the Premises, or to stop any other services required by Landlord
under this Lease, (collectively, “Utility Services”), whenever and for so long as may be necessary by reason of (i)
Force Majeure, or (ii) the making of repairs or changes which Landlord, in good faith, deems necessary. Further, itis
also understood and agreed that Landlord shall have no liability or responsibility for a cessation of Utility Services to
the Premises or to the Property that occurs as a result of Force Majeure. No such interruption of service shall be
deemed an eviction or disturbance of Tenant’s use and possession of the Premises or any part thereof, or render
Landlord liable to Tenant for damages, or relieve Tenant from performance of Tenant’s obligations under this Lease,
including, but not limited to, the obligation to pay Rent. In the event that Landlord causes any interruption of Utility
Services that persists for a period in excess of 3 consecutive business days and Tenant shall cease operating within
the impacted portion of the Premises for such continuous period, Tenant shall, as Tenant’s sole remedy, be entitled
to a proportionate abatement of Rent to the extent, if any, of any actual loss of use of the Premises by Tenant. To
the extent that Tenant is able to operate its business temporarily within the balance of the Premises without
interruption, Tenant shall not be entitled to any such abatement. The foregoing shall be Tenant’s sole remedy in the
event of an interruption of Utility Services negligently caused by Landlord.

5 TENANT’S USE OF PREMISES; COMMON AREAS; SIGNAGE.

5.1 Use of Premises, Building and Property. The Premises shall be used by Tenant for the Permitted
Use (and for no other use) and in no event shall Tenant use the Premises for any of the Prohibited Uses set forth in
Exhibit C attached hereto, without Landlord’s consent, which shall not be unreasonably withheld, conditioned or
delayed. Landlord makes no representation that the Permitted Use is compliant with all federal, state, county, and
local governmental and municipal laws, statutes, ordinances, rules, regulations, codes, decrees, orders, and other
such requirements, and decisions by courts in cases where such decisions are considered binding precedents in the
state or commonwealth in which the Premises are located (“State”), and decisions of federal courts applying the
laws of the State, including without limitation Title lll of the Americans with Disabilities Act of 1990, 42 U.S.C. §12181
et seq. as now in effect or hereafter amended and all rules and regulations issued thereunder (collectively, “Laws”).
Tenant acknowledges it is solely responsible for verifying that the Permitted Use is permitted by applicable Law, and

Fs
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for seeking any permits, licenses, approvals, or variances necessary to conduct its business. Tenant shall not {and
Tenant shall not permit Tenant's Parties) to use, operate or occupy, the Premises or use the Property in any manner
that: (i} violates any “Certificate of Occupancy”, permit, license or approval for the Premises and/or Property; (ii)
causes, or is liable to cause, injury to, or in any way impair the value or proper utilization of the Premises or Building;
{iii} constitutes a violation of Laws or the requirements of insurance bodies; (d) violates any Easement; (iv) exceeds
the load bearing capacity of the floor/slab of the Premises or parking areas of the Property; (v) impairs the character,
reputation or appearance of the Premises; (vi) creates any noxious odor at the Premises; or (vii} unreasonably
inconveniences or disrupts the operations or tenancies of other tenants, users or invitees of the Property. Tenant
shall (and cause Tenant’s Parties to) comply with the rules and regulations set forth in Exhibit C attached hereto
{collectively, “Stated Rules”). Landlord shall have the right to either or both rescind and augment any of the Stated
Rules and to make such other and further rules and regulations that, in the reasonable judgment of Landlord, are
needed for the safety, protection, care, and cleanliness of the Premises, the operation of the Property, and the
protection and comfort of its tenants, their affiliates, employees, and invitees {collectively, with the Stated Rules,
the “Rules”). In the event of an inconsistency between the Rules and this Lease, the provisions of this Lease shall
control. Landlord shall not have any liability to Tenant for any fallure of any other tenants to comply with any of the
Rules. Tenant acknowledges the requirements contained in Exhibit | attached hereto {if any} as they apply to the
jurisdiction in which the Premises is located and covenants to comply therewith,

5.2 Continued Operations. Tenant shall not vacate or abandon the Premises during the Term, unless: {i) prior
to vacating the Premises, Tenant has made arrangements reasonably acceptable to Landlord to: {a) ensure that
Tenant's insurance for the Premises will not be voided or cancelled with respect to the Premises as a result of such
vacancy; (b} secure the Premises and ensure the Premises are not subject to vandalism; (¢} ensure that proper
Maintenance of the Premises after such vacation, including, but not limited to, keeping maintenance contracts
required by this Lease in full force and effect, maintaining utility services and keeping the Premises in good
appearance; {d) visit the Premises at least once each month; (e) continue to run the HVAC System in the Premises at
levels sufficient to keep the Building in good condition and (f) cause continued pest control service for the Premises;
and {ii) Tenant has removed all Tenant's Property (except as expressly set forth herein) (a Default under Tenant's
obligations under this Sectian is referred to as an “Abandonment Default”).

5.3 Use of Common Areas. Tenant shall have the nonexclusive right to use the Common Areas for the
purposes intended. Tenant shall not interfere with the rights of Landlord, other tenants or licensees and/or any
other person entitled to use the Comman Areas. Without limitation of the foregoing, Tenant shall not park or store
any vehicles or trailers on, or conduct truck loading and unloading activities in, the Common Areas in a manner that
unreasonably disturbs, disrupts or prevents the use of the Common Areas by Landiord, other tenants, licensees
and/or other persons entitled to use the Common Areas.

5.4 Signage. Tenant shall not affix any sign of any size or character to any portion of the Premises that is
visible from the exterior without Landiord’s consent, which shall not be unreasonably withheld or delayed. If
Landlord’s consent is given, then any signs approved by Landlord must be in compliance with all Laws, Easements
and any of Landlord’s specific signage specifications set forth in Exhibit E {if any}. Tenant shall remove all signs of
Tenant on or before the Surrender Date and immediately repair, at Tenant’s expense, any damage to the Premises,
and the Building (or any portion thereof) caused by, or resulting from, such removal, or the installation or existence
of the signs.

5.5 Security. Tenant acknowledges that Landlord has no responsibllity for providing security services to the
Premises. Tenant is solely responsible for the cost of guard service or other security measures that Tenant elects to
obtain. Tenant assumes ali responsibility for the protection of the Premises, Tenant's Property and any Tenant’s
Parties. Notwithstanding the foregoing, Landlord may elect to provide a security guard for the more efficient
operation of the Property, in Landlord’s sole discretion, and the cost thereof shall be included as an Operating
Expenses. If Landlord elects to provide such services, in its sole discretion, Landlord is not obligated to provide such
services at any time or for any length of time or continue to provide such services.

5.6 LEED Obligations. Tenant acknowledges that the Building is either LEED certified or in the process of
becoming LEED certified and that Tenant shall comply with the LEED requirements set forth in Exhibit K attached
hereto during the Term of the Lease,

12



DocuSign Envelope 1D: 012E7FD8-DOC1-4FC4-BB59-2AFD5CBB2554

6 CONDITION AND DELIVERY OF PREMISES.

6.1 Condition of Premises. Tenant agrees that Tenant Is familiar with the condition of both the
Premises and the Property, and Tenant hereby accepts the foregoing on an “AS-1S,” “WHERE-S” basis, except as is
otherwise expressly and specifically described on Exhibit F attached hereto and incorporated herein by this
reference, it being understood that, if Landlord has agreed to perform any tenant improvements in or to the
Premises in consideration of Tenant’s eniry into this Lease {collectively, “Landlord’s Work”}, all of Landlord’s Work
shall be described on Exhibit F. Tenant acknowledges that neither Landlord nor Agent, nor any representative of
Landlord, has made any representation or warranty as to the condition of the foregoing or the suitability of the
foregoing for Tenant’s intended use. In addition to the foregoing, Tenant shall complete the Tenant Improvements
as set forth in Exhibit G attached hereto. At Tenant’s request, Landlord may perform the Tenant's Work, contingent
upon Tenant providing a scope of work and Tenant agreeing to reimburse the Landlord for the needed work,

7 SUBORDINATION; ATTORNMENT; ESTOPPEL CERTIFICATE

7.1 Subordination and Attornment, This Lease is and shall be subject and subordinate at all times to
any mortgage, deed of trust, ground lease or other interest of a Superior Party. Tenant shall execute and deliver,
within 30 days of Landlord’s request, and in the form reasonably requested by Landlord {or its lender}), any
documents evidencing the subordination of this Lease. Tenant hereby covenants and agrees that Tenant shall attorn
to any successor to Landlord.

7.2 Estoppel Certificate, Tenant agrees, from time to time and within 30 days after request by
Landlord, to deliver to Landlord, or Landlord’s designee, an estoppel certificate stating such matters pertaining to
this Lease as may be reasonably requested by Landlord. The County Mayor or the County Mayor’s designee is
authorized to sign the estoppels on behalf of the Tenant.

8 ASSIGNMENT AND SUBLETTING.

2.1 The Tenant shall not permit any part of the Premises to be used or occupied by any person(s) other
than the Tenant, and its employees, licensees, and invitees. Tenant shall not voluntarily, by operation of law, or
otherwise, assign, sublease, transfer, or encumber this Lease, or any interest herein, or part with possession of all
or any part of the Premises, without the tandlord’s prior written consent, which shall not be unreasonably withheld,
conditioned or delayed; provided that the Tenant may, without Landlord’s consent but with prior written notice to
Landlord, assign or sublease the Premises to a different government agency or department of the Tenant, whether
to a Federal agency, the State of Florida, including any department thereof at any time, and from time to time, so
long as Tenant is not in default under this Lease; provided that such assignee or subtenant (i) shall use the Premises
for the Permitted Use and in compliance with all applicable laws, inciuding, without limitation, zoning laws, and
otherwise consistent with all of the requirements of this Lease, Any assighmant or sublease without the Landlord’s
prior written censent, as required herein, or in violation of the foregoing, shall be void or voidable, at the Landlord’s
discretion, and may, at Landlord’s election, constitute a default hereunder, notwithstanding Landlord’s acceptance
of rent payments from any purported assignee or sub-tenant. {b) In the event of any assignment or subletting or any
transfer, the Tenant (Miami-Dade County} shall remain fully liable for the performance of ali of the terms and
conditions of this Lease, unless the Landiord, in writing, consents in Landlord’s sole discretion fo the Tenant being
released from any further lability or responsibility under this Lease. {c) Landlord’s consent in one instance, and any
other act or acts of Landlord or its agents, shall not be deemed to constitute consent to any subsequent assignment
or subletting. {d} To the extent that the Landlord’s consent is necessary, the Tenant shall provide the Landlord with
a copy of any proposed written assignment or sublease of the Premises, and to the extent then available a copy of
any document pursuant to which any such assignment or sublease may be made, at feast twenty {20) business days
prior to the proposed effective date of the assignment or sublease. For any assignment, sublease or other transfer
{“Transfer”) requiring Landlord’s consent, any sums or other economic consideration received by Tenant as a result
of the Transfer (except rental or other payments received that are attributable to the amortization of the cost of
leasehold improvements made to the transferred portion of the Premises by Tenant, and other reasonable expenses
incident to the Transfer, including standard leasing commissions) whether denominated rentais under the sublease
or otherwise, that exceed, in the aggregate, the total sums which Tenant is obligated to pay Landiord under this
fease {pro-rated to reflect obligations altocable to that portion of the Premises subject to such Transfer) shall be
allocated equally between Landlord and Tenant, with Landlord’s portion being payable to Landlord being payable to
Landlord within 30 days after for any assignment and monthly for any sublease, without affecting or reducing any
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other obligation of Tenant hereunder. Any feasehold improvements performed by Tenant for the transferee shall
be considered Aiterations and subject to all requirements in connection therewith.

9 ENVIRONMENTAL.

9.1 Hazardous Materials. Tenant shall, at its sole expense, comply with all Laws with respect te the
generation, transporiation, storage, use, treatment, and/or disposal of Hazardous Materials). This Section does not
authorize the generation, transportation, storage, use, treatment or disposal of any Hazardous Materials at, to, from,
on or in either or both of the Premises and the Property, which, except for normal cleaning and office supplies used
in the day to day operation of the Premises, is expressly prohibited unless and then only to the extent expressly set
forth below in this Section. Any violation of the immediately preceding sentence shall constitute a Default, without
any obligation to provide any notice thereof or any opportunity to cure such failure to perform. As used herein, the
term, “Hazardous Materials” shall mean any regulated substance, toxic substance, hazardous substance, hazardous
waste, poliution, pollutant or contaminant, as defined or referred to in any Laws pertaining to the protection of
human health or the environment, including, without limitation, radon, asbestos, polychlorinated biphenyls, urea
formaldehyde, Per-and Polyfiuoroalkyl Substances {collectively, “PEAS”), and petroleum products and petroleum
based derivatives. Where a Law defines Hazardous Materials more broadly than herein the Law shall apply.
Motwithstanding anything to the contrary hereunder, Tenant shall be deemed the owner and generator of
Hazardous Materials at the Premises with sole responsibility for compliance with all Laws concerning any and all
Hazardous Materials, incfuding, without limitation, responsibility for proper training, storage, handling, labeling,
distribution and off-Property disposal. If any certificate, license or parmit is required for the conduct of Tenant’s
business in the Premises in connection with any Hazardous Materials, Tenant, at its expense, shall procure such
certificate, license or permit prior to the Commencement Bate and shall maintain such certificate, license or permit
in good standing throughout the Term.

9.2 Compliance. If, at any time or from time to time during the Term {or any extension thereof), any
Hazardous Materials are generated, transported, stored, used, treated or disposed of at, to, from, on or in any of
the Premises, Building and/or the Property by, or as a result of any act or omission of, Tenant and any Tenant's
Parties: (i) Tenant shall, at its own cost, at all times comply (and cause all others to comply) with all Laws relating to
Hazardous Materials, and Tenant shall further, at Its own cost, obtain and maintain in full force and effect at all times
all certificates, licenses and permits and other approvals required in connection therewith; (i) Tenant shall promptly
provide Landlord with complete copies of all communications, certificates, licenses, permits or agreements with,
from or issued by any governmental authority or agency (federal, state or local} or any private entity relating in any
way to the presence, release, threat of release, or placement of Hazardous Materials at, to, from, on orin either or
both of the Premises or any portion of the Property, or the generation, transportation, storage, use, treatment, or
disposal at, on, in or from either or both of the Premises or any portion of the Property, of any Hazardous Materials;
and (i) Landlord and Landlord’s Representatives shall have the right, without the obligation, to enter the Premises,
after given proper notice, and be escorted by the Tenant's representative (unless in the event of an emergency or if
Tenant's representative is not available, in which case Landlord may proceed) and conduct such sampling, tests and
investigations as Landlord may elect, for the purposes of ascertaining Tenant's compliance with all applicable Laws
or certificates, licenses, permits or agreements related to the generation, transport, storage, use, treatment,
disposal and/er presence of Mazardous Materials on, at, in, to or from all or any portion of either or both of the
Premises and the Property. Landlord may elect, in Landlord’s discretion, to share with Tenant the results of such
sampling, tests and investigations. To the extent that Landlord determines that Tenant has not complied with the
requirements of this Section, Landlord shall provide the results of its sampling, tests and investigations and, in
addition to the other requirements of this Section, Tenant shall pay the third-party costs of Landlord’s sampling,
tests and investigations.

9.3 Responsibility for Remediation. Tenant covenants to investigate, clean up and otherwise
remediate, at Tenant’s sole expense, any release of Hazardous Materials caused, contributed to, or created by: (i)
Tenant; and/or {ii) Tenant’s shareholders, officers, directors, members, managers, partners, customers, invitees,
guests, agents, employees, contractors, vendors, affiliates, representatives and/or subtenants {(collectively,
“Tenant's_Parties”). Such investigation and remediation shall be performed only after Tenant has obtained
Landlord’s prior written consent, which consent shall not be deemed a waiver by Landlord of its remedies under this
lease or Law for any such Default. Tenant shall be entitled to respond (in a reasonably appropriate manner)
immediately to an emergency without first obtaining such consent, provided notice of such emergency condition
shall be given to Landlord as promptly as possible. All investigation and remediation shall be performed in strict
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compliance with Laws and to the reasonable satisfaction of Landlord. Tenant shall not enter into any settlement
agreement, consent decree or other compromise with respect to any claims relating to any Hazardous Materials in
any way connected with either or both of the Premises and Property without first obtaining Landlord’s written
consent (which consent shall not be unreasonably withheld, conditioned or delayed) and affording Landlord the
reasonable opportunity to participate in any such proceedings, all at the cost and expense of Tenant, which Tenant
shall pay (together with, but not limited to, all fees and expenses of Landlord’s legal advisors and consultants).

9.4 Tenant Disclosures. In connection with the Tenant's Hazardous Materials compliance obligations
set forth above, Tenant provides the information below with respect to its planned use of any Hazardous Materials
within the Premises (collectively, “Tenant Disclosures”):

Is Tenant required to make filings and file notices or obtain permits by federal and/or state Laws for its operations
at the Premises under any of the programs below?

Yes No
SARA Title |ll Section 312 (Tier Il) reports L] O
SARA Title Ill Section 313 (Tier lll) Form reports O O
NPDES or SPDES Stormwater discharge permit O O
EPA Hazardous Waste Generator ID Number O Cl

Any other programs:

Below is a list of all Hazardous Materials that Tenant anticipates will be used, stored, handled, generated and/or
otherwise present at the Premises. Routine office and cleaning supplies are not required to be included. If additional
space is required, it should be attached.

Approximate Annual Quantity Used or | Storage Container(s) Used ( Drums,

Hazardous Materials
azardou Generated Cartons, Above Ground Tanks, etc.)

Tenant represents, warrants and covenants that the Tenant Disclosures are (and shall remain) true, correct and
complete. Tenant acknowledges that the foregoing information and representation shall be relied upon by Landlord.
From time to time during the Term (but no more often than once in any 12-month period unless there is a Default
or there is a Transfer), Tenant shall provide an updated and current Tenant Disclosures upon Landlord’s request.

9.5 Survival. The terms of this Section shall survive the Surrender Date.

10 LANDLORD INSURANCE. Landlord shall maintain: (i) commercial property insurance covering the Building (at its
full replacement cost), but excluding Tenant’s Property; and (ii) commercial general liability insurance covering
Landlord for claims arising out of liability for bodily injury and property damage, resulting from any acts and
operations of Landlord and Landlord’s Representatives and affiliates. The insurance obtained by Landlord
pursuant to this Section is collectively referred to as the “Landlord Insurance”. The costs of Landlord Insurance
shall include, without limitation, premiums, and costs of administration of Landlord Insurance. Upon request,
Landlord shall provide copies of the insurance policy(ies) declaration pages, certificates evidencing coverage
and proof of payment letters from the insurance broker/carrier with supporting schedule(s) that evidence the
applicable coverage and cost of the two above mentioned Landlord Insurance coverage. Landlord may have
additional insurance coverage types to protect its Property at Landlord’s cost and expense.

-11-
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11 TENANT INSURANCE.

11.1 Landlord hereby acknowledges that the Tenant is self-insured, and therefore the Tenant shall not
be required to secure any type of insurance coverage during the Term of this Lease. However, Tenant’s contractors
will be required to be Insured prior to performing any work on the Premises, and Landlord will be added as an
additional insured on Tenant’s contractors’ commercial general liability insurance policy. Tenant shall provide to
Landtord a letter evidencing the self-insured status prior to the Commencement Date of this Lease. Tenant's right to
self-insure shall terminate upon assignment or subletting of this Lease to a non-governmental entity.

11.2 Ali Tenant's contractors’ Insurance shall comply with the following: (i) commercial general liability
insurance shall be in the amount of not less than $1,000,000 per occurrence for bodily injury and property damage;
{ii) workers’ compensation insurance as required by Florida Statutes 440; and {lil) issued by an insurance company
with a Best's rating/financial size category of A-/VIl or better, and or authorized to do business in the State of Florida,
and otherwise reasonably acceptable to Landlord.

11.3 In the event of any incident at the Property or Premises which could give rise to a claim, Tenant
shall advise Landlord in writing within 24 hours, providing as much detail about the incident as is known at the time.
Following such initial notice, and at Landlord’s request, Tenant shall promptly provide Landiord any documents or
information requested by tandlord related to the incident. Tenant shall provide written notice to Landlord in
accordance with this Lease prior to the cancellation or material modification of any of Tenant Insurance.

11.4 In connection with any Alterations or other improvements made to the Premises, Tenant shall
contractually require all of its contractors, subcontractors, vendors, consultants, and design professionals
{collectively, “Alteration Vendors”} who will be performing any material activities or services in connection therewith
to carry insurance coverage described in subsection 2 above, and to name Landlord additional insured on such
Alteration Vendors’ commercial general liability insurance policies.

11.5 All Tenant's contractors’ and Alterations Vendors’ insurance shall be primary to any other
insurance that may be available to Landlord and any additional insureds., Upon request, Tenant shall deliver to
Landlord Tenant’s contractors’ certificates of insurance, each of which shall name Landlord as an additional insured,
on the commercial general fiability policies.

11.6  The requirements of this Section are referred to as “Tenant’s Insurance Requirements”.

12 WAIVER OF SUBROGATION. Notwithstanding anything to the contrary in this Lease, each of Landlord and
Tenant hereby waives any and all claims against the other for Losses to the extent covered by Tenant Insurance and
Landlord Insurance (“Waiver of Subrogation”}. The risk to be borne by each of Landlord and Tenant shall also include
the satisfaction of any deductible {or self-insured retention} amounts required to be paid under the applicable
insurance carried by the party incurring the Losses, and each of Landlord and Tenant agrees that the other shail not
be responsible for satisfaction of such deductible {or self-insured amount).

13 ALTERATIONS.

13.1 Consent; Construction. Tenant may, from time to time, at its expense, make alterations or
improvements in and o the Premises {collectively “Alterations”}, provided that Tenant first obtains the written
consent of Landlord, not to be unreasonably withheld, conditioned or delayed. Alterations shall be subject to the
following conditions: (i) the Alterations are non-structural and the structural integrity of the Building shall not be
affected; (i) the Alterations are to the interior of the Premises; and (ifi) the proper functioning of the HVAC System,
sanitary and other service systems of the Building shall not be affected and the usage of such systems by Tenant
shalt not be increased. If Tenant desires to obtain Landlord’s consent to Alterations, Tenant shall submit to Landlord,
for its written approval, working drawings and plans and specifications for the Alterations. If Landlord gives consent,
Tenant shall obtain all approvals, permits and certificates for the Alterations, at Tenant's expense; {iii} prior to
Alterations work, Tenant shall cause its contractors, materialmen and suppliers engaged to perform the Alterations
to deliver to Landlord certificates of insurance (in a form reasonably acceptable to Landlord) evidencing policies of
builder’s risk, commercial general liabllity insurance, pollution liability, professional liability, and workers’
compensation insurance consistent with Landlord’s reasenable insurance requirements for the Alterations. Tenant,

-12-

16




DocuSign Envelope 1D: 012E7FD8-DOC1-4FC4-BB58-2AFDECBE2554

at its sole expense, shall cause the Alterations to be performed in compliance with ail applicable approvals, permits,
Laws and requirements of public authorities, and with Landlord’s reasonable rules and regulations or any other
restrictions that Landlord may reasonably impose on the Alterations. Tenant shali timely pay all costs and expenses
for the Alterations and cause the Premises and Property to be free of ail construction liens and all other liens or
encumbrances. Tenant shall cause the Alterations to be diligently performed by a contractor reasonably acceptable
to Landlord, in a good and workmanlike manner, using new materials and equipment at least equal in quality and
class to the standards for the Building established by Landlord. Following completion of the Alterations, Tenant shall
provide Landlord with “as built” plans that reflect the then-applicable Alterations, copies of all construction
contracts, governmental approvals, permits and certificates and proof of payment for all labor and materials,
including, without limitation, copies of paid invoices and final lien waivers, all as applicable to, and reflecting
performance of, such Alterations.

13.2 Remgval of Alterations. At the time that Landlord’s consent is given to the Alterations, Landlord
shall also advise Tenant whether or not Landlord shall require that Tenant remove such Alterations at the Surrender
Date and to restore the Premises to the condition existing prior to such Alterations and repair any damage caused
in connection with such removal, If Landlord requires Tenant to remove the Alterations by the Surrender Date, then,
during the remainder of the Term, such Alterations shall be considered Tenant's Property and Tenant shall insure
the Alterations with Tenant fnsurance. If Landlord does not require that Tenant remove such Alterations, such
Alterations shall constitute Landlord’s property and Landiord shall be responsible for the insurance thereof, and such
shall be covered pursuant to the Landlord Insurance.

14 LANDLORD’S AND TENANT’S PROPERTY. Except for those Alterations required to be removed per the terms of
the Lease, Landlord’s Wark and Tenant Improvements, all fixtures, machinery, equipment, improvements and
appurtenances attached to, or built into, the Premises, whether or not placed there by or at the expense of Tenant,
shall become and remain a part of the Premises and shall be deemed the property of Landlord (“Landlord’s
Property”}, without compensation or credit to Tenant; and shafl not be removed by Tenant at the Surrender Date.
Landlord’s Property shall also include any personal property paid for or owned by Landlord. In no event shall Tenant
remove any of the following materials or equipment from the Premises without Landlord’s prior written consent
{which consent may he given or withheld in Landlord’s sole discretion): any power wiring or pawer panels, cranes,
lifts, dock equipment {including, without limitation, dock levelers), lighting or lighting fixtures, wall or window
coverings, carpets or other floor coverings, heaters, plumbing, electrical, HVAC System or any other related
equipment, fencing or security gates, or other similar building operating equipment and decorations, For purposes
of this Lease, any references to “Tenant’s Property” shall mean any personal property of Tenant or Tenant Parties,
together with any machinery and equipment for which Tenant has pald and that is not attached to, or built into, the
Premises (unless Landlord has consented in writing to attached equipment being considered Tenant’s Property).
Tenant shall remove the Tenant's Property on or before the Surrender Date and shall promptly repair {to Landlord’s
reasonable satisfaction) any damage to the Premises, Building or Property resulting from its installation or removal.
Any items of Tenant’s Property that remain in the Premises after the Surrender Date, may, at the option of Landlord,
be deemed to have been abandoned, and in such case, such items of Tenant’s Property may be retained by Landlord
as its property or be disposed of by Landlord, in Landlord’s sole and absolute discretion, at Tenant's expense, plus
the Administrative Fee, Notwithstanding anything to the contrary, if there is a Defauit, Tenant may remove Tenant’s
Property from the Premises only after receipt of Landlord’s written consent.

15 REPAIRS AND MAINTENANCE.

15.1 Tenant Responsibilities. During the Term, Tenant shall keep in good and safe condition the
Premises, properly operate all Building systems, and be responsible for the Maintenance of the following, at its sole
cost and expense: {i} all of the Premises {including, but not limited to, the Premises’ plumbing and fixtures, electric
systems, HVAC System {serving the Premises), floor/slab, dock equipment, exterior ramps and stairs leading into the
Premises, all doars, cellings, lighting and lighting fixtures, glass and windows, levelers, and interfor walls and
insulation {non-structural) located in the Premises or otherwise available in the Building for Tenant's use; and
excluding, however, only the Landlord Repair Items {collectively, “Tenant Maintenance Obligations”). All
Maintenance by Tenant shall be made with materials of equal or better quality than the items being repaired or
replaced. Landlord shall have the right to inspect the Premises from time to time to confirm that Tenant is complying
with its obligations hereunder.
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15.2 General Maintenance Services, Notwithstanding the foregoing, if Tenant Defaults (after any notice
and cure periods) in its abligations under Section 15.1 {in addition to afl other remedies), Landiord may elect, in its
sole discretion, and by delivery of written notice to Tenant, to perform on behalf of Tenant, alt or some portion of
Tenant’s Maintenance Obligationhs (“General Maintenance Services”}). Tenant shall pay Landlord the cost of the
General Maintenance Services plus the Administrative Fee, simultaneously with the payment of Operating Expenses
{on a monthly estimated basis, subject to annual reconciliation which shall be defivered with the Statement}. Unless
and until Landlord affirmatively elects to perform any General Maintenance Services, nothing contained herein shall
be construed to ohligate Landlord to perform any General Maintenance Services. Landlord may from time to time,
in its sole discretion, {x) reduce or expand the scope of the General Maintenance Services that Landlord has elected
to provide or (y} revoke its election to provide the General Maintenance Services, in either event, upon delivery of
not less than 30 days’ prior written notice to Tenant. Landlord shall not be obligated to furnish any services, supplies,
or utilities other than as set forth in this Lease; however, upon Tenant’s prior request, Landlord may furnish
additional services, supplies, or utifities, in which case Tenant shall pay to Landlord, immediately upon demand,
Landlord’s then-current charge, plus the Administrative Fee, for such additional services, supplies, or utilities, or
Tenant’s pro rata share thereof, if applicable, as reasonably determined by Landlord.

15.3 Maintenance Contracts. Tenant shall obtain and keep in full force and effect, the following
customary preventative maintenance and service contracts with a reputable, fully licensed and insured third-party
service provider reasonably acceptable to Landlord: (i) the Maintenance of the HVAC System of the Premises; and
{ii} the Maintenance of the overhead door and dock leveler and trailer restraint systems of the Premises (coltectively,
“Maintenance Contract”). Tenant's employees authorized to perform this type of preventative maintenance and
services may also perform the work as approved by Landlord.  With respect to the HVAC System, the terms and
provisions of any Maintenance Contract shall require that the service provider maintain the Premises” HVAC System
in accordance with the manufacturer’s recommendations and in light of Tenant’s use and be reasonably acceptable
to Landlord and shall otherwise in accordance with normal, customary and reasonable practices in the geographic
area in which the Premises is located and for HVAC System comparable to the Premises’ HVAC System, but nof less
than quarterly preventative maintenance visits. Within 60 days after the Commencement Date, Tenant shall deliver
to Landlord the Maintenance Contract or alternatively advise that Tenant's employees will perform the quarterly
maintenance for the HVAC System, annual maintenance for the door and dock feveler, and annual maintenance for
the trailer restraint systems of the Premises. Thereafter, Tenant shall provide to Landlord a copy of renewals or
replacements of such Maintenance Contract no |ater than 30 days prior to the then-applicable expiration date of the
existing Maintenance Contract. If Tenant fails to timely deliver to Landlord the Maintenance Contract (or any
applicable renewal or replacement thereof), then Landlord shall have the right to contract directly for the periodic
maintenance of the HVAC System or overhead door and dock leveler and trailer restraint system {as applicable) in
the Premises and to charge the cost thereof back to Tenant, plus the Administrative Fee. In the event that Landlord
exercises the General Maintenance Services with respect to the HVAC System or the overhead door and dock leveler
and trailer restraint system of the Premises, then Tenant shall have no obligation to maintain the Maintenance
Contract for the applicable items for which Landlord has exercised its option.

15.4 tandlord Responsibilities. During the Term, Landlord shalt be responsibie for the Maintenance of
the following: {i} foundation, exterior and interior load-bearing walls, structure and roof covering of the Building;
and (ii) the Common Areas; and (iii) fire suppression and safety system {collectively, “Landlord Repalr ftems”). All
costs and expenses incurred by Landlord for the Landlord shall be paid by the Landlord.

15.5 Tenant-Caused Damage. Notwithstanding anything to the contrary, except as excluded by any
Waiver of Subrogation, Tenant shall be responsible for all costs of Maintenance {whether structural or non-
structural; interior or exterior; and ordinary or extraordinary) of the Premises, Building, and the Property and the
equipment, facilities and systems therefn, to the extent arising from any act, omission, misuse, or neglect of Tenant
or Tenant's Parties, including, but not limited to (i} the performance or existence of any Alterations, (i) the
installation, use or operation of Tenant’s Property in the Premises; {iif) the moving of Tenant’s Property in or out of
the Property; or {iv) Tenant's breach of its obligations under this Lease {collectively, “Tenant-Caused Damage”). If
the Tenant-Caused Damage is also a Tenant Maintenance Obligations, then Tenant shall be responsible to repair
and/or replace such damage at Tenant's expense. If the Tenant-Caused Damage is not a Tenant Maintenance
Obligations, Landlord may repair or replace such damage, at Tenant's expense. Tenant shall pay the amounts due
under this Sectionh within 60 days after receipt of invoice therefor, plus the Administrative Fee.
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15.6 Inspections. Throughout the Term, Landlord shall have the right, but not the obligation, to
perform inspections at, to, of and about the Premises in order to determine whether or not Tenant is complying with
its Maintenance obligations under this Lease, whether under this Section or otherwise {“Inspection”). The cost of
each Inspection shall be paid by Landlord except that Tenant shall be solely responsible for such Inspection costs in
the event that such Inspection advises that Tenant has fafled to timely comply with its Maintenance obligations
under this Lease (“Deficiencies”). Tenant shall correct all such Deficiencies within 30 days after Landlord delivers the
inspection report to Tenant; provided, however, if Tenant promptly commences, and pursues with due diligence,
the correction or remedy of the Deficiencies, but Tenant is unable to comgplete such correction or remedy within the
30-day cure period, for any reason outside of Tenant’s reasonable control, such 30-day period may be extended for
up to an additional 60 days, provided that Tenant continues to pursue the correction or remedy of the Deficlencies
with diligence. If Tenant fails to timely correct or remedy the Deficiencies, then, in addition to Landlord’s rights, as
set forth in this Lease, Landlord shall have the right, but not the obligation, to undertake the cotrection or
remediation of any outstanding Deficiencies, at Tenant's sole cost and expense.

16 LANDLORD'S RIGHTS.

16.1 Premises. Landlord shall be allowed access to the Premises upon forty-eight (48) hours prior
written notice to the Tenant, which access shall be limited to the personal escort of the Premises by the employees
of the Tenant, except in an emergency and if Tenant fails to make its represenative availble, Landlord may proceed
without such representative. Following receipt of Landlord’s request, Ternant shail provide Landlord with any keys,
pass keys or access cards to the Premises. In addition to Landlord’s other rights under this Lease, Landlord and
Landlord’s employees, consultants, vendors, contractors and representatives ({collectively, “Landlord’s
Representatives”) shall be provided reasonable access to the Premises, without undue interruption, delay or
hindrance, to: {i) perform the Landlord Repair ltems; {ii) provide General Maintenance Services; (i) perform the
repair and/or replacement of any Tenant-Caused Damage; {iv) examine and inspect the Premises; {v) provided such
does not otherwise interfere with Tenant's business operations at the Premises, right to grant easements, rights of
way, temporary licenses or leases for the use of a portion of the Property (excluding the Building), and sale of a
portion of the undeveloped land of the Property; {vi} show the Premises to actual and prospective lenders or
prospective purchasers and, in connection with the foregoing, to install a sign at or on the Property to advertise the
Premises for lease or sale; and {vii) during the period of 12 months prior to the Surrender Date {or at any time, if
Tenant has vacated or abandoned the Premises or there is a Default), exhibit the Premises to prospective tenants.
In addition to the foregoing, Landlord and Landlord’s Representatives shall have the right te access, perform
Maintenance and make improvements to the Premises in anticipation of reletting the Premises without affecting or
modifying the Term or Rent, and without any additional notice to or consent of Tenant if: {i}) Tenant has removed all
or substantially all of Tenant’s Property and there are then 2 months or less remaining in the Term; or {ii} Tenant
vacates or abandons the Premises for more than 30 consecutive days without notice to Landlord of Tenant’s intent
1o reoccupy the Premises. Tenant hereby waives any rights to any such improvements, any claim of constructive
eviction, early termination of this Lease, or reduction of Rent in connection with Landlord exarcising its right under
this Lease. Landlord and Landiord’s Representatives shall have the right to install, use, and maintain ducts, pipes,
wiring, and conduits in and through the Premises provided such use does not cause materiai disruption in Tenant’s
use thereof,

16.2 Common Areas. Landlord and Landlord’s Representatives shall have the right to use, construct,
operate, close, limit, take out of service, alter, change and/or modify all or any portion of the Common Areas
{collectively, “Common_Area Modifications”} and undertake the Maintenance of the Common Areas for such
purposes as Landlord may desire; provided, however, that in all events, Landlord’s Commaon Area Modifications shall
not materially or financially interfere with: {i} Tenant’s rights to occupy and use the Common Areas (in the manner
and for the purposes contemplated under this Lease); {ii) Tenant’s right to utilize the vehicular parking areas located
on the Common Areas (subject to Landlord’s rights hereunder); and {c) Tenant’s right{s) of access, ingress and egress
to and from the Common Areas. Landlord, from time to time, may change the size, location, nature and/or use of
any of the Common Areas although such changes may result in inconvenience to Tenant, so long as such changes do
not materially and adversely affect Tenant’s use of the Premises. If at any time, or from time to time, Landlord
determines that the parking areas at the Property are or have become overburdened, Landlord may (a} allocate
parking on a proportionate basis or assign parking spaces among all terants at the Property; and {b) fence parking
areas for use by any tenant(s) of the Property, so long as, in the case of either or both of {a} and (b}, the same does
not materiatly and adversely affect Tenant’s use of the Premises,
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17 INDEMNIFICATION.

17.1 Except as set forth in Section 12 {Waiver of Subrogation), Landlord shall indemnify and hold harmiess
Tenant and its officers, employees, agents and instrumentalities from and any all liability, losses or damages,
including attorneys’ fees and costs of defense, which the Tenant or its officers, employees, agents or
instrumentalities may incur as a result of claims, demands, suits, causes of actions or proceedings of any kind or
nature arising out of, relating to, or resulting from the negligence of the Landlord or negligence of its employees,
agents, partners, principals or subcontractors. Landlord shall pay all claims and [osses in connections therewith and
shall investigate and defend ail claims, suits or actions of any kind or nature in the name of the Tenant, where
applicable, including appellate proceedings, and shall pay all costs, judgments, and reasonable attorneys’ fees which
tnay be actually incurred thereon. The term “Losses” shail mean all claims, demands, expenses, actions, causes of
action, orders, judgments, damages, natural resource damages, penalties, fines, liabilities, losses of every kind and
nature, suits, administrative proceedings, costs and fees, including, without limitation, reasonable attorneys’,
experts’ and consultants’ reasonable fees and expenses, and the costs of investigation, cleanup, remediation,
removal and restoration, that are in any way related to any matter covered by the foregoing Tenant’s Indemnified
Matters. Landlord shall have no liability for Losses of Tenant’s Property.

17.2 Tenant shall not be liable for any damage or injury which may be sustained by any party or person on the
Premises, or in the Building, or on the Land, other than the damage or injury caused solely by the negligence of the
Tenant, its officers, and employees, subject to the limitations of Section 768.28, Florida Statutes. Tenant and
Landlord agree that Landlord shall not be responsible or liable to Tenant for bodily injury, personal injury or property
damage occasioned by the acts or omissions of any other tenant of the Building or any other person except those
damages occasioned by the negligent acts or omissions of Landlord or its officers, employees, or agents.

17.3 Tenant dees hereby agree to Indemnify and hold harmiess the Landlerd to the extent and within the
limitations of Section 768.28, Florida Statutes, subject to the provisions of that Statute whereby the Tenant shall not
be held liable to pay a personal injury or property damage claim or judgment by any one person which exceeds the
sum of $200,000, or any claim or judgments or portions thereof, which, when totaled with ail other accurrence,
exceeds the sum of $300,000 from any and all personal injury or property damage claims, liabitities, losses or causes
of action which may arise solely as a result of the negligence of the Tenant. However, nothing herein shall be deemed
to indemnify the Landlord from any liability or claim arising out of the negligent performance or failure of
performance of the Landlord or any unrelated third party. This Section is referred to as the “Tenant Indemnity”.

17.4 The provisions of this Section shall survive the Surrender Date.

18 FORCE MAJEURE. Except with respect to the following obligations: (a) payment of Rent, (b} Tenant’s Insurance
Requirements, (c) surrender of the Premises on the Surrender Date, and (d) Tenant's giving of notice with respect
to the exercise of a Lease option by Tenant {if applicable), each of the obligations of Tenant and Landlord, shall be
excused or deferred, and neither Landlord nor Tenant shall have any liability whatsoever to the other, to the extent
that any failure to perform, or delay in performing such obligation arises out of either or both of: (i} any labor dispute,
governmental preemption of property in connection with a public emergency or shortages of fuel, supplies, or labor,
fire or other casualty, acts of terrorism, war or other emergency, delay in obtaining permits or other governmental
approvals {provided the party claiming the delay is diligently pursuing the permit or approval), or any other cause,
whether similar or dissimilar, beyond Landlord’s or Tenant’s, as the case may be, reasonable control; and (i) any
fallure or defect in the supply, guantity or character of utilities furnished to the Premises, or by reason of any
requirement, act or omission of any public utility or others serving the Property, beyond Landlord’s or Tenant’s, as
the case may be, reasonable control {colfectively, “Force Majeure”).

19 CASUALTY.

19.1 Notification and Repair; Rent Abatement. Tenant shall give prompt notice to Landlord of: {i} any
fire or other casualty to the Premises or the Property, and (i) any damage to, or defect in, any part or appurtenance
of the Property’s sanitary, electrical, HVAC System, or other systems located in or passing through the Premises or
any part thereof. In the event that, as a result of Tenant's failure to promptly notify Landlord pursuant to the
preceding sentence, Landlord’s insurance coverage is compromised or adversely affected, then Tenant is and shall
be responsible for the payment to Landlord of any insurance proceeds that Landlord’s insurer fails or refuses to pay
to Landlerd as a result of Tenant’s delayed notification. If either or both of the Building and the Premises is damaged
by fire or other insured casualty, and it either is not a Total Destruction or the Lease is not terminated for a Total
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Destruction by either party, Landlord shall use its diligent and good faith efforts to cause to be repaired the damage
and restore the Building and/or the Premises {except Tenant's Property) after the adjustment and receipt of the
insurance proceeds attributable to such damage, and in such manner as not to unreasonably interfere with Tenant's
use and occupancy of the Premises, but Landlord shall not be required to do such repair or restoration work except
during normal business hours of business days. Provided that such damage is not Tenant-Caused Damage, the Rent
shalt be proportionally abated to the extent of any actual loss of use of the Premises by Tenant.

19.2 Total Destruction. If the Building or the Premises shall be totally destroyed by fire or other
casualty, or if the Building or Premises shall be so damaged by fire or other casualty that {in the reasonable opinion
of a reputable contractor, architect or engineer designated by Landlord): (i) its repair or restoration requires more
than 180 days; or (i) such repair or restoration requires the expenditure of more than eighty percent (80%) of the
full insurable value of tha Building or Premises (as applicable} on file with Landlord’s insurer immediately prior to
the casualty, Landlord and Tenant shall each have the option to terminate this Lease by providing the other with
written notice within 10 days after Landlord’s contractor, architect or engineer delivers written notice of its opinion
to Landlord and Tenant, but in all events prior to the commencement of any restoration of the Building or Premises
{as applicable};or {ili) if the damage: (a} is less than the amount stated in {ii) above, but more than 10% of the full
insurable value of the Property; and {b) occurs during the last 2 years of Term, then Landlord, but not Tenant, shall
have the option to terminate this Lease pursuant to the notice and within the time period established pursuant to
the immediately preceding sentence (any of subsections (i), (i} or (iii) are referred to as “Total Destruction”). In the
event of a termination for a Total Destruction, the termination shall be effective as of the date upon which either
Landlord or Tenant, as the case may be, receives timely written notice from the other terminating this Lease
pursuant to this Section. If neither Landlord nor Tenant timely delivers a termination notice, this Lease shall remain
in full force and effect. For purposes of this Section only, “full insurable value” shall mean replacement cost, less the
cost of footings, foundations and other structures below grade.

19.3 Proceeds. Notwithstanding the foregoing, if: {i) any holder of a morigage or deed of trust
encumbering the Building or Premises pursuant to a ground lease encumbering the Property (collectively, “Superior
Party”) or other party entitled to the insurance proceeds fails to make such proceeds available to Landlord in an
amount sufficient for restoration of the Premises or the Property, or (i} the issuer of any commercial property
insurance policies on the Building fails to make available to Landlord sufficient proceeds for restoration of the
Premises or the Building, then Landlord may, at Landlord’s sole option, terminate this Lease by glving Tenant written
notice to such effect within 30 days after Landlord receives notice from the Superior Party or insurance company, as
the case may be, that such proceeds shall not be made available, in which event the termination of this Lease shall
be effective as of the date Tenant receives written notice from Landlord of Landlord’s election to terminate this
Lease. Landlord shall have no liability to Tenant for, and Tenant shall not be entitled to terminate this Lease by virtue
of, any delays in completion of repairs and restoration.

15.4 This Section is referred to as the “Casualty” provision.

20 EMINENT DOMAIN, If the whole, or any substantial portion (as reasonably determined by Landiord), of the
Property is taken or condemned for any public use under any Law or by right of eminent domain, or by private
purchase in lieu thereof, and such taking would prevent or materially interfere with the Tenant's use of the Premises,
this Lease shall terminate effective when the physical taking of the Property occurs. If less than a substantial portion
of the Premises is so taken or condemned, or if the taking or condemnation is temporary (regardless of the portion
of the Premises affected), this Lease shall not terminate, but the Rent payable hereunder shall be proportionally
abated to the extent of any actual loss of use of the Premises by Tenant. Landlord shall be entitled to any and all
payment, income, rent or award, or any interest therein whatsoever, which may be paid or made in connection with
such a taking or conveyance, and Tenant shall have no claim against Landlord, or the condemning authority for the
value of any unexpired portion of this Lease. Notwithstanding the foregoing, any compensation specifically and
independently awarded to Tenant for relocation expenses, or for Tenant’s Property, shall be the property of Tenant,
provided that such award does not diminish or otherwise adversely impact any award of Landlord,

21 SURRENDER AND HOLDOVER.

21.1 On the Surrender Pate, Tenant shali: (i} deliver the Premises "broom-clean”; (i} surrender the
Premises, in good condition and appearance, subject only to ordinary wear and tear (as is atiributable to
deterioration by reason of time and use, in spite of Tenant’s reasonable care and performance of its obligations
under this Lease} and consistent with the conditions set forth in Exhibit B attached hereto; {iii} Tenant shall remove
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all of Tenant’s Property from the Premises, except as otherwise expressly provided in this Lease; {iv) Tenant shall
surrender to Landlord any and all keys, access cards, computer codes or any other iterns used to access the Premises;
and {v) Tenant shall remove any required Alterations and Removal Items {collectively, “Surrender Conditions”).
Landlord shall be permitted to inspect the Premises in order to verify Tenant's compliance with the Surrender
Conditions.

21.2 If Tenant remains in possession after the Surrender Date and/or fails to perform the Surrender
Conditions: {i} Tenant shall be deemed a tenant-at-will; (i} Tenant shall pay Holdover Rent; {iii} there shall be no
renewal or extension of this Lease by operation of law; and (v) the tenancy-at-will may be terminated by either party
hereto upon 30 days’ prior written notice given by the terminating party to the non-terminating party. The provisions
of this Section shall not constitute a waiver by Landlord or {imitation of any re-entry rights of Landlord or rights with
respect to Tenant's Property provided hereunder or by Law. A Default under this Section shall be referred to as a
“Surrender Default” and Landlord shall have no obligation to provide Tenant any notice and cure period in
connection with a Surrender Default.

21,3 The provisions of this Section shalf survive the Surrender Date,
22 EVENTS OF DEFAULT.

221 Default, Each of the following shall constitute a “Defauit”: (i) if Tenant fails to pay Rent when due
hereunder within 5 days after written notice from Landlord; provided, however, that if during any consecutive twelve
{12) month period during the Term, Tenant shall, on 2 occasions, fail to pay any installment of Rent when due, then,
on the 3rd such occasion and on each occasion thereafter, Landlord shall be relieved from the obligation to provide
written notice to Tenant, and Tenant shall no longer have any period in which to cure such Default; (i) if Tenant fails
to perform any ohligation of Tenant under this Lease {other than the obligation to pay Rent) for a period of 30 days
after Landlord’s delivery to Tenant of written notice of such default; provided, however, that if the default cannot,
by its nature, be cured within such 30-day period, but Tenant commences and diligently pursues such cure during
such 30-day period, then Landlord shall not exercise any Landlord Remedies uniess such default remains uncured
for more than 60 days after the delivery of Landlord’s written default notice; (iii) if there is an Abandonment Default;
{iv) there is a Transfer in violation of the terms of this Lease; (v) Tenant fails to deliver an estoppel certificate as
required hereunder; or {vi} if there is a Surrender Default.

22.2 Bankruptcy. It shall be a Default if either or both of Guarantor and Tenant makes an assignment
for the benefit of creditors, or files a voluntary petition under any state or federal bankruptey {inciuding the United
States Bankruptcy Code) or insolvency faw, or an involuntary petition is filed against either or both of Tenant and
Guarantor, as the case may be, under any state or federal bankruptcy (including the United States Bankruptcy Code)
or insolvency faw that is not dismissed within 90 days after filing, or whenever a receiver of elther or both of Tenant
and Guarantor, as the case may be, shall be appointed, or either or both of Tenant and Guarantor, as the case may
be, admits it is insolvent or is not able to pay its debts as they mature.

23 RIGHTS AND REMEDIES.

23.1 Landlord’s Remedies, In the event of a Default by Tenant under this Lease, Landlord, at its option,
may, do or perform any of the following:

23.1.1 Terminate this Lease and/or terminate Tenant’s right to possession of the Premises by any lawful
means, in which case this Lease shall terminate and Tenant shall immediately surrender possession to Landlord. In
such event, Landlord shall be entitled to recover from Tenant all of: {i) the unpaid Rent that is accrued and unpaid
as of the date on which this Lease is terminated; (ii} the worth, at the time of award, of the amount by which {x) the
unpaid Rent that would otherwise be due and payable under this Lease (had this Lease not been terminated) for the
period of time from the date on which this Lease is terminated through the Expiration Date exceeds (y) the amount
of such rental loss that Tenant proves could have been reasonably mitigated; and {iii} any other amount necessary
to compensate Landlord for all the detriment proximately caused by Tenant’s failure to perform its obligations under
this Lease or which, in the ordinary course of events, would be likely to result therefrom, including but not limited
to, the cost of recovering possession of the Premises, expenses of reletting, including renovation and alteration of
the Premises, reasonable attorneys’ fees, and that portion of any leasing commission paid by Landlord in connection
with this Lease applicabie to the unexpired Term {as of the date on which this Lease is terminated). The worth, at
the time of award, of the amount referred to in provision (ii} of the immediately precading sentence shall be
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computed by discounting such amount at the current yield, as of the date on which this Lease is terminated under
this Section, on United States Treasury Bills having a maturity date closest to the stated Expiration Date of this Lease,
plus one percent per annum. Efforts by Landlord to mitigate damages caused by the Default shall not waive
Landiord’s right to recover damages under this Section. If this Lease is terminated through any unlawful entry and
detainer action, Landlord shall have the right to recover in such proceeding any unpaid Rent and damages as are
recoverable in such action, or Landlord may reserve the right to recover all or any part of such Rent and damages in
a separate suit; or

23.1.2 Continue the Lease and either (i} continue Tenant's right to possession or {ii} terminate Tenant’s
right to possession and in either case, recover the Rent as it becomes due. Acts of maintenance, efforts to either or
both relet the Premises, and procure the appointment of a receiver to protect the Landlord’s interests shall not
constitute a termination of Tenant’'s right to possession; or

23.1.3 Pursue any other remedy now or hereafter available under Law or in equity.

23.1.4 Any and all of Tenant’s Property that may be removed from the Premises by Landlord pursuant to
the authority of this Lease or at Law may be handled, removed, disposed of and/or stored by Landlord at the sole
risk, cost and expense of Tenant, and in no event or circumstance shall Landiord be responsibie for the value,
preservation or safekeeping thereof. Tenant shall pay to Landlord, upon demand, the expenses incurred in such
handling, remaval, or disposal and all storage charges for such Tenant’s Property so long as the same shail be In
Landlord’s possession or under Landlord’s control, Any Tenant’s Property not removed from the Premises as of the
Surrender Date is terminated shall be either or hoth (&} conciusively presumed to have been conveyed by Tenant to
Landlord under this Lease as in a bill of sale, without further payment or credit by Landlord to Tenant, and (b} at
Landlord’s election (which Landlord may elect whole or in part with respect to Tenant's Property}, deemed
abandoned by Tenant and disposed of by Landlord as it sees fit in its sole and absolute discretion.

23.2 Additional Rights of Landlord. All sums advanced by Landlord on account of Tenant under this
Section, or pursuant to any other provision of this Lease, and all Base Rent and Additional Rent, if delinguent or not
paid by Tenant and received by Landlord when due hereunder, shall bear interest {"Default fnterest”) at the lesser
of 18% or the amount permitted by applicable Laws, from the due date thereof until paid, and such interest shall be
and constitute Additional Rent and be due and payable upon Landlord’s submission of an invoice therefor, The rights,
remedies and elections of Landlord reserved, expressed or contained herein are cumulative and ne one of them shall
be deemed to be exclusive of the others or of such other rights, remedies, options or elections as are now or may
hereafter be conferred upon Landlord by Law, If a Default occurs, then Landlord may {but shall not be obligated to)
cure or remedy the Default, without waiving such Default. In such event, Tenant shall pay all costs and expenses in
connection with such cure to Landlord plus the Administrative Fee.

23.3 Landlord’s rights and remedies under this Section are collectively referred to as “Landlord
Remedies”

24 BROKER. Tenant represents that no broker represented Tenant in the negotiation of this Lease. Landlord
represents that Landlord’s Broker is the only broker to represent Landlord in the negotiation of this Lease. Landlord
shall be responsible for paying the commission of Landlard’s Broker pursuant to separate agreements with such
broker. Each party agrees to and hereby does indemnify, defend and hold the other harmless against and from any
brokerage commissions or finder’s fees or any other payments to any party claiming to have dealt with the
indemnifying party. The provisions of this Section shall survive the Surrender Date.

25 RELOCATION RIGHT. Landiord shall have the right to relocate Tenant from the Premises to comparable (as to
size, configuration and improvements} alternative space in the Building or in another building that Landlord (or Its
affiliate} owns in the same business park or within the market area in which the Building is located {in either case,
the “Replacement Premises”} upon 90 days’ prior written notice to Tenant. In the event of such a relocation,
Landlord shall make reasonable, good faith efforts to coordinate with Tenant a mutually acceptabte plan {as to scope
and timing) for such relocation, and Landlord shall be responsible for the reasonable third party costs actually
incurred to accomplish the physical relocation of Tenant (e.g. movers and telephone company charges). if the
Replacement Premises are larger in size than the ariginal Premises, there shall be no adjustment in Tenant's Base
Rent; however, if, the Replacement Premises is a smaller size {as to rentable square feet) than the original Premises,
tandlord shali appropriately adjust both Tenant's Base Rent and its Proportionate Share.

23



DocuSign Envelope [D: 012E7FD8-DOC1-4FC4-BR59-2AFDSCB82554

26 MISCELLANEOUS.

a. Provided Tenant has performed all of the terms and conditions of this Lease to be performed by Tenant,
including the payment of Rent, Tenant shall peaceably and guietly hold and enjoy the Premises for the Term, without
hindrance from Landlord or anyone fawfully or equitably claiming by, through, or under Landlord, under and subject
to the terms and conditions of this Lease and of any deeds of trust now or hereafter affecting all or any portion of
the Premises.

b. In the event of a sale or conveyance by Landlord of the Premises and/or Building, the same shall operate
to release Landlord from any liability for any of the covenants or conditions, express or implied, herein contained In
favor of Tenant and first arising or accruing after the effective date of tandlord’s transfer of its interest in the
Premises, and in such event Tenant agrees to look solely to Landlord's successor in interest (“Successor Landlord”)
with respect thereto and agrees to attorn to such Successor Landlord,

c. All prior understandings and agreements between the parties are merged in this Lease, which alone fully
and completely expresses the agreement of the parties. No agreement shall be effective to modify this Lease, in
whole or in part, unless such agreement is in writing, and is signed by the party against whom enforcement of such
change or modification is sought.

d. Any notice required to be given by either party pursuant to this Lease shall be in writing and shall be
deemed to have been properly delivery if delivered to the other party’s Notice Address by: (i} personally delivered
{and shall be deemed to have been delivered on the day so delfivered); (ii} If sent by Federal Express or other
comparable commercial overnight delivery service {deemed to have been delivered on the date of receipt from the
commercial provider), or {iii} delivered by emait with delivery receipt required and also delivered by regular mail
{deemedto have been delivered on the day for which the email delivery receipt is received). Either party may change
its Notice Address by delivering written notice to the other party. Notwithstanding anything to the contrary in this
Lease, billing statements and similar day-to-day operational communications may he sent by regular mail or
electronic means (such as email) to Tenant’s contacts set forth in Exhibit D and Exhibit H attached hereto or as
otherwise provided by Tenant to Landlord and Landlord to Tenant from time to time, without copy to Tenant's or
Landlord’s Notice Address.

e. To the extent directed by Landlord in writing, Landlord may direct Tenant to deal with representatives,
agents, consultants and/or advisors to Landlord with respect to any of Landlord’s rights or obligations under this
Lease.

f. The faifure of either party to insist, in any one or more instances, upon the strict performance of any one
or more of the obligations of this Lease, or to exercise any election herein contained, shall not be construed as a
waiver or relinquishment at the time for the future of the performance of such one or more obligations of this Lease
or of the right to exercise such election, but the Lease shall continue and remain in full force and effect with respect
to any subsequent breach, act or omission. The receipt and acceptance by Landlord of any Rent with knowledge of
any breach by Tenant of any obligation of this Lease shall not be deemed a waiver of such breach.

E. “Administrative Fee” means one of the following: if there’s a Tenant Befault: (i) if Landlord utilizes a third
party vendor to perform Tenant's obligations, it shall mean 5% of the costs incurred by Landlord in curing Tenant’s
Default; or (i) if Landlord self-performs Tenant’s obligations using Landlord’s personnel, then 30% of the costs.
Unless a specific time s otherwise set forth in this Lease for any Tenant payments of Rent, all amounts due from
Tenant to Landlord shall be paid by Tenant to Landlord within 60 days after receipt of an invoice therefor,

h. The parties hereby agree to pay for their own costs of collections, attorneys’ fees, and other
disbursements incurred by either party in the event of any breach of this Lease. This provision shall apply to alt trial
and appellate proceedings and any other efforts by either party to enforce their rights regarding this Lease, including
any bankruptcy, receivership, or other insolvency proceeding or negotiation.

i. Except as otherwise expressly provided for in this Lease, this Lease shall be binding upon, and inure to
the benefit of, the successors and assignees of the parties hereto.

je No obligation of Landlord shall arise under this Lease until the instrument is signed by, and delivered to,
both Landlord and Tenant. The submission of this Lease by Landlord to Tenant for examination does not constitute
a reservation of or option for the Premises or of any other space within the Building or in other buildings owned or

24




DocuSign Envelope ID: 012E7FD8-DOC1-4FC4-BB59-2AFDSCB82654

managed by Landiord or its affiliates. This Lease shall not be binding nor shall either party have any obligations or
liabitities or any rights with respect hereto, or with respect to the Premises, unless and until both parties have
executed and delivered this Lease.

k. Tenant shall not record a memorandum of this Lease with the County Clerk Recording Office where the
Premises is located.

I This Lease shall be governed by and construed in accordance with the Laws of the State of Florida. The
parties hereby acknowledge and agree that venue shall be in Miami-Dade County, Florida.

m.  If any provision of this Lease shall be invalid or unenforceable, the remainder of this Lease shali not be
affected but shall be enforced to the extent permitted by Law. The captions, headings and titles in this Lease are
solely for convenience of reference and shall not affect its interpretation. This Lease shall be construed without
regard to any presumption or other rule requiring construction against the party causing this Lease to be drafted.
Each covenant, agreement, obligation, or other provision of this Lease to be performed by Tenant, shall be construed
as a separate and independent covenant of Tenant, not dependent an any other provision of this Lease. All terms
and words used in this Lease, regardless of the number or gender in which they are used, shall be deemed to include
any other number and any other gender as the context may require.

mn. TIME IS OF THE ESSENCE FOR THIS LEASE UNLESS WAIVED BY LANDLORD, IN LANDLORD'S SOLE
DISCRETION. If the time for performance hereunder falls on a Saturday, Sunday or a day that is recognized as a
holiday in the State, then such time shall be deemed extended to the next day that is not a Saturday, Sunday or
holiday in the State.

0. Each party represents and warrants to other that with respect to itself that: (i} it was duly organized and
is validly existing and in good standing under the Laws of the jurisdiction set forth in the first sentence of this Lease;
(i} it is legally authorized to do business in the State; (iii) the person(s) executing this Lease on behalf of such party
is/are duly authorized to do so; and (iv) it has the full corporate, membership or partnership power and authority to
enter into this Lease and has taken all corporate or partnership action, as the case may be, necessary to carry out
the transaction contemplated herein, so that when executed, this Lease constitutes a valid and binding obligation
enforceable in accordance with its terms. if Tenant is an entity formed other than in the State in which the Premises
is located, Tenant shall, on or before the Commencement Date, qualify with the applicable office of the State to do
business in such state and promptly submit written proof of such gualification to Landford.

p. LANDLORD AND TENANT, TO THE FULLEST EXTENT THAT THEY MAY LAWFULLY DO 50, HEREBY WAIVE
TRIAL BY JURY IN ANY ACTION OR PROCEEDING BROUGHT BY ANY PARTY TO THIS LEASE WITH RESPECT TO THIS
LEASE, THE PREMISES, OR ANY OTHER MATTER RELATED TO THIS LEASE OR THE PREMISES.

q. Except as required by laws, Tenant agrees to maintain in strict confidence the economic terms of this
Lease and any other materials, data and information delivered to or received by Tenant and/or Tenant’s Parties
either prior to or during the Term in connection with the negotiation and execution hereof. The provisions of this
Section shall survive the Surrender Date,

r. Tenant shall not permit any notice of unpaid balance or right to fite lien, construction lien, construction
lien claim, mechanics or materialmen’s liens to be filed or {o attach to the Premises or the Building. Tenant, at its
expense, shall procure the satisfaction or discharge of record of all such liens and encumbrances within 30 days after
the filing thereof; or, within such 30-day period, Tenant shall provide Landlord, at Tenant's sole expense, with
endorsements (satisfactory, both in form and substance, to Landiord and the holder of any mortgage or deed of
trust) to the existing title insurance policies of Landtord and the holder of any mortgage or deed of trust, insuring
against the existence of, and any attempted enforcement of, such lien or encumnbrance. In the event Tenant violates
it obligations under this Section, Landlord may, at its option, pay and discharge such liens and Tenant shall be
responsible to reimburse Landlord, on demand, for all costs and expenses incurred in connection therewith
{including reasonable attorneys’ fees and expenses) plus the Administrative Fee, and any costs in posting bond to
effect discharge or release of the lien as an encumbrance against the Premises or the Property. The provisions of
this Section shafl survive the Surrender Date. THE INTEREST OF LANDLORD IN THE PROPERTY AND THE PREMISES
SHALL NOT, UNDER ANY CIRCUMSTANCES BE SUBJECT TO LIENS FOR ALTERATIONS MADE BY THE TENANT OR ANY
OTHER ACT OF TENANT.

M-
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5. Tenant and Landlord each represents and warrants to the other that it is not a party with whom the other
is prohibited from doing business pursuant to the regulations of the Office of Foreign Assets Control {“QFAC”") of the
U.S. Department of the Treasury, including those parties named on OFAC's Specially Designated Nationals and
Blocked Persons List. Each is currently in compliance with, and must at all times remain in compliance with, the
regulations of OFAC and any other governmental requirement relating thereto.

t. This Lease may be executed in multiple counterparts, but all such counterparts shall together constitute
a single, complete and fully-executed document. The parties acknowledge and agree that notwithstanding any law
or presumption to the contrary, the exchange of copies of this Lease and signature pages {including required witness
signatures) by electronic transmission shall constitute effective execution and delivery of this Lease for all purposes,
and signatures of the parties hereto transmitted and/or produced electronically shall be deemed to he their original
signature for all purposes.

U, All obligations of Landlord hereunder shall be construed as covenants, not conditions; and, except as may
be otherwise expressly provided in this Lease or at Law, Tenant may not terminate this Lease for breach of Landlord’s
obligations hereunder.

V. Landlord’s remedy of an injunction shall be a cumulative remedy in addition to any other remedies
available to Landlord under this Lease or at Law, and Tenant shalf not raise as a defense thereto that Landlord has
an adequate remedy at Law.

w.  All parties signing this Lease as Tenant shall be jointly and severally l{able for all obligations of Tenant
hereunder,

X, Any Default by Tenanit under either or both of this Lease and any other lease made with Landlord {or its
affiliate) shall, at the option of Landlord, constitute a Default by Tenant under either or both of this Lease and all
other leases made with Landlord (or its affiliate).

y. Any waiver on behalf of any party shall be evidenced in writing. Landlord or Tenant’s failure to take
advantage of any default hereunder, or breach of any term, covenant, condition, or agreement of this Lease on the
part of the Landlord or Tenant to be performed shall not be {or be construed to be) a waiver thereof. Likewise, the
parties further agree that any custom or practice that may grow between the parties in the course of administering
this Lease cannot be construed to waive or to lessen the right of the Landlord or Tenant {o insist upon the complete
performance by the Landlord or the Tenant of any term, covenant, condition, or agreement hereof, or to prevent
the exercise of any rights given by either of them on account of any such custom or practice. Waiver of a particular
default under this Lease, or waiver of any breach of any term, condition, covenant, or agreement of this Lease, or
any leniency shown by the Landlord or the Tenant in respect thereto, shall not be construed as, or constitute a waiver
of any other or subsequent defaults under this Lease, or a waiver of the right of either party to proceed against the
other party for the same or any other subsequent default under, or breach of any other term, covenant, condition,
or agreement of this Lease.

z. Exhibit and Schedutes. Each and every exhibit and/or schedule referred to in this Lease is incorporated
herein by reference. The exhibits and schedules, even if not physically attached, shall still be treated as if they were
part of the Lease.

aa. Venue, Conflict of Laws, and Jurisdiction. The parties hereby acknowledge and agree that venue shall be
in Miami-Dade County, Florida he laws of the State of Florida shall govern the interpretation, validity, performance,
and enforcement of this Lease

{Signature Pages Follow)
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IN WITNESS WHEREOF, Landlord has caused this Lease to be executed by its duly authorized representative, and
Tenant has caused this Lease to be executed in its name by the County Mayor, as authorized by the Board of
County Commissioners; all on the day and year first hereinabove written.

LANDLORD: TENANT:
By: First Industrial, L.P., a Delaware limited Miami-Dade County, a politcal subdivison of the State
partnership of Florida by its Board of County Commissioners

By: First Industrial Realty Trust, Inc., its general

artner
2 By:

Name: _Daniella Levine Cava

DocuSigned by: Title: __ County Mayor

By:l Pdw SM”’

Name: Peter

Date:

chultz™

Title: Executive Vice President- East Region

October 10, 2022
Date:

(Official Seal)

Attest:

Harvey Ruvin, Clerk

By:

Approved by the County Attorney as
To form and legal sufficiency.

Print:

-Signature Page-
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EXHIBIT A

Floor Plan
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(% OFFICE OF THE PROPERTY APPRAISER

Summary Report

Generaled On : 9/14/2022

Property Information

Folio: 22-3010-014-0010 | ' <
9001 NW 87 AVE  UNIT: 100

Property Address: Medley, FL

Owner FIRST INDUSTRIAL LP

311 S WACKER DR #3900

Waing Adress CHICAGO, IL 60606 USA

PA Primary Zone 7100 INDUSTRIAL - LIGHT MFG
Primary Land Use 4081 VACANT LAND - INDUSTRIAL :
VACANT LAND
Beds / Baths / Half 0/0/0
Floors 0
Living Units 0
Actual Area 0 Sq.Ft
Living Area 0 Sq.Ft
Adj 0 Sq. =
Jugteh ivor sl Taxable Value Information
Lot Size 1,076,569 Sq.Ft
| 2022|2021 2020
Year Built 0
County
Assessment Information Exemplion Value s0
Year 2022 2021 2020| |Taxable Value $26,914,225
Land Value $26,914,225 School Board
Building Value 30 Exsmplion Value so
XF Value 50 Taxable Value 526,914,225
Market Value 526,914,225 E
Assessed Value $26,914,225 ExemplionValue $0
Taxable Value 526,914,225
Benefits Information Regional
Benefit | Type 2022 2021| 2020| |Exemption Value 50
Nole: Mot all benefits are applicable to all Taxable Values (i.e. County, Taxable Value $26,914,225
School Board, City, Regional).
Sales Information
Short Legal Description Previous Sale | Pricel OR Book-Page Qualification Descriplion

GATEWAY MEDLEY PHASE THREE
PB 176-004 T-24104

TRC

LOT SIZE 1076569 SQ FT ML

FAU 22-3010-000-0090

The Office of the Property Appraiser is continually editing snd updating the tex roll. This website may not reflact the most current information on record. The Froperty Appraiser
and Miami-Dade County assumeas no lisbifity, see full disclaimer and User Agreement at hitp:/www miamidade gov/iinfo/di .asp

Version:
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EXHIBITB
SURRENDER REQUIREMENTS

(1)  All lighting must be In good working order with replacement of bulbs, ballasts, fixtures and lenses as
needed consistent with the Building standard.

{2)  All dock and grade level doors, dock levelers, dock bumpers and other dock equipment must be serviced
and in good operating order, including overhead door springs, rollers, tracks and motorized door operators. Replace
damaged or dented door panels, weather stripping, broken panels, torn or damaged dock seals, bumpers and
shelters and cracked lumber, adjust door tension to insure proper operation, and paint replacement doors to match
the Building standard color scheme.

{3)  The HVAC System must be in good working order and condition, including, without Emitation, Tenant
replacing any necessary parts to bring into such condition. This includes, among other parts and items, filters,
thermostats, heat exchangers, warehouse heaters and exhaust fans. Upon surrender, Landlord or Landlord’s HVAC
contractor or consultant will inspect, at Landlord’s expense, the condition of the HVAC System.

{4} Al portions of the Premises must be clean, and free of dust, dirt, grease, oil, microbial growth, rust, stains,
and Tenant's Hazardous Materials and in good condition {free of damage). This duty includes, but is not limited to,
all warehouse and office flooring {including, but not limited to, all carpets and hard flooring surfaces), alt fixtures,
ceilings, ceiling tiles, door seals and swipes, door frames, vents, kitchen counters and cabinets, restroom areas,
windows, window blinds and walls. The walls must be in paintable condition. DBust and cobwebs must be cleaned
from warehouse walls and ceilings, Any missing ceiling tiles, supply and return grills, restroom accessories, door
hardware, fixtures, fire extinguishers, appliances, and other items installed in the Premises by Landlord should be
replaced with Building standard.

(5}  The floor/slab must be in good condition and repair. There must be no protrusion of anchors from the
warehouse floor and all holes and cracks must be patched or fitled. Paint or taped markings on the floor must be
removed. Areas of the floor that are damaged from fork-lift or equipment traffic, paliets taid or slid on floors or other
general damage must be repaired or replaced.

(6)  All interior and exterior windows with cracks or breakage must be replaced if cracks or breakage were
caused by Tenant.

(7} Tenant must provide keys for all locks on the Premises, including, without limitation, front doors, rear
doors, and interior doors.

{8}  All mechanical and electrical systems must be left in a good working condition that comply with all Laws,
including the proper labeling of all electrical panels and circuits. Al low voltage wiring, security systems, patch panels
and server racks must be removed from the Premises and any damage caused by such removal repaired. If Tenant's
machinery/equipment is removed, the electrical lines must be properly terminated at the nearest junction box, and
in compliance with all Laws. Exit and emergency lights must be tested and left in good working condition.

{9)  All plumbing fixtures must be in good working order and not leak, including, the water heater, eye-wash
stations, faucets, toilets, urinals, drinking fountains, floor drains and slop sinks.

{10) All trash must be removed from both inside the Premises and any of Tenant’s trash outside of the
Premises.

{11) Alf Tenant-installed signs must be removed.

{12) Provide to Landiord copies of all current fire suppression system inspection reports {in compliance with
all Laws and National Fire Protection Assodiation ("NEPA") guidelines), backflow preventer, fire tanks, records, PSA
for delivery of records, operating manuals.

All work to be complated by Tenant pursuant to this Exhibit shall be subject to Landlord’s prior review and approval
as to scope of work, contractor(s) or professional engaged to perform such work and materials used. Landlord shall
have the right to inspect the work during its performance and/or following completion and such work shalt be subject
to Landlord's approval.
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EXHIBITC
RULES & REGULATIONS
During the Term, Tenant shall comply with all rules and regulaticns listed below:

(1}  Nomaterials or products may be manufactured or stored that constitute a nuisance or cause the emission
of noxious odors or gases or smoke. Burning of materials, outside or inside the Premises {“Hot Work Activities”), is
only permitted with Landlord’s written approval. An approval form (on Landlord’s form) must be submitted and
approved by Landlord’s property manager before performing any Hot Work Activities. Hot Work Activities includes
any work activity that uses or produces flames, or heat that would act as an ignition source for any flammable or
combustible material.

(2)  Nostorage of products in trailers if such products are hazardous, flammable, explosive or corrosive,

(3)  No exterior fence, wall, loading facility, outside storage facility, or any other exterior improvements will
be erected or constructed without the prior written approval of Landlord,

{4)  Tenantwill keep the Premises in a good and safe condition at all times, clean, orderly and free from debris
and provide for the removal of trash from the Premises,

{5) No materials, supplies or products may be stored outside of the Premises or the Building without the
prior written approvat of the Landlord and approval from the municipality.

{6) Tenant shall not make any unseemly or disturbing noises, or disturb or interfere with the occupants of
the Building or neighboring buildings by voice, musical Instrument, radio, talking machines, whistling, singing, lewd
behavior, or in any other way. Tenant shall not construct, install, maintain, use, or operate in any part of the Property
any electrical device, wiring, or other apparatus in connection with a loud speaker system or other
sound/communication system that may be heard outside the Premises.

{7}  Tenant shall not commit or suffer any waste upon the Premises, the Building, or the Property, or any
nuisance, or do any other act or thing that may disturb the guiet enjoyment of any other tenant in the Building or
Property.

(8}  Tenant shall not cause or permit any unusual or objectionable odors to be produced upon or permeate
from the Premises.

(8}  No animals or pets of any kind {(other than service animals), including without limitation fish, rodents,
and birds, may be brought into, used, or kept in or about the Bullding. Rollerblading, roller skating and skateboarding
are hot permitted on the Property. Each Tenant must maintain a regular pest control program appropriate to its use.

(10} Restrooms and othar plumbing fixtures shall not be used for any purposes other than those for which
they were constructed, and no debris, rubbish, rags, or other substances may be thrown therein. Only standard toilet
tissue may be flushed in commaodes. All damage resulting from any misuse of these fixtures shall be the responsibility
of Tenant who, or whose Tenant’'s Parties, caused such damage.

(11) No portion of the Building or any of the Common Areas may be used at any time for the purpose of
lodging or steeping.

(12} A 15 mile-per-hour vehicular speed limit is to be observed on the Property at all times. No employee
parking will be permitted on the streets adjacent to the Property or on the Property other than in the areas
desighated by the Landlord, from time to time. Parking areas may be used for business purposes only. Damaged
trailers or containers may not be stored on the Property for more than 7 days.

{13) “Prohibited Uses” is defined as any of the following uses: auto salvage/dismantling, battery recyclers,
chemical mixing, blending, repackaging and/or manufacturing {in material quantities), chemical recyclers (i.e. safety
clean, clean harbors), storage of lithium ion batteries, storage of drug paraphernalia {other than medicinal}, dry
cleaning facilities {using PCE), electroplating operations, lawn care, marijuana growth, processing, storage or
manufacturing, pallet manufacturers, pool supply operations, printing facilities, uses with on-site fueling,
computer/electronic recyclers, cutdoor chemical storage, underground storage tanks, waste processing (recycling,

C
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sorting, storage), storage of guns, explosives, fireworks, ammunition, or other similar hazardous items, retail uses
and service of alcohol to the public, storage of tires, spices, coffee and other uses that generate excessive odors,
Space heaters are prohibited in any office areas of the Premises.
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Tenant Hours of Operation:

EXHIBIT D

TENANT CONTACTS

to

Accounting - Billing Contact {Please include the address Operations Contact:
you would iike the monthly statements emailed to}):

Name: MName:
Address: Address:
Email: Emaii:
Phone: Phone:

Marketing/Leasing Contact:

Emergency Contact:

Name: Name:
Address: Address:
Email: Email:

Phone: Office Phone:

Property Evaluation Survey Contact:

Celt Phone:

Special Contact:

indicate purpose of contact:

Name: Name;
Address: Address:
Emaik: Email:
Phone: Phone:

Energy Consumption Contact:

Name:

Address:

Email:

Phone:
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tandlord Hours of Operation:

Accounting - Billing Contact

Name:
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EXHIBIT D-1

LANDELORD CONTACT

to

Address;

Email:

Phone:

Marketing/Leasing Contact:

Name:

Address:

Email:

Phone:

Property Evaluation Survey Contact:

Name:

Address:

Email:

Phone:

Energy Consumption Contact:

Name:

Address:

Email:

Phone:

34

Operations Contact:

Name:

Address:;

Email:

Phone:

Emergency Contact:

Name:

Address:

Emait;

Office Phone:

Cell Phone:

Special Contact:
indicate purpose of contact:

Name:

Address:

Email:

Phone:
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EXHIBIT E
SIGN SPECIFICATIONS
The sign specifications are as follows:
Bimensions: or Sign Size:
Material:
Content:
Means of Attachment:

Approved Sign Companies:
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EXHIBIT F

LANDEORD'S WORK

Landlord shall, at Landlord’s expense, cause to be constructed the following improvements to the Premises
(“Landlord’s Work”)

{1) 2,620 SF of office space with Landlord’s standard specifications consistent with Exhibit F-1.
(2) Install LED Lights using Landlord standard {25 FC)

Landlord’s Wark to be made, constructed, or installed in a good and warkmanlike manner. In constructing the
tandlord’s Work, Landlord reserves the right to make substitutions of material of equivalent grade and quality if any
specified material shall not be readily and reasonably available. Upon the substantial completion of Landlord’s Work,
Landlord shall notify Tenant, and Tenant or its agents shall inspect the Landlord’s Work with Landlord within 2
business days of receipt of such notice from Landlord. Within 2 business days following such inspection, Tenant shall
deliver to Landlord a punch list of defective or incomplete portions of the Landlord’s Work. Landlord shall cause such
punch list iterns to be repaired or completed within 30 days of Landlord’s receipt of the punch list. Upon completion
of all punch list items to Tenant’s reasonable satisfaction, it shall be presumed that alf of the Landiord’s Work shall
be free from fatent defects in materials and workmanship, excluding however, all repairs required in connection
with routine maintenance and those repairs caused by Tenant.

Notwithstanding the foregoing, in the event that substantial completion of Landlord’s Work has not occurred, in
whole or in part, due to Tenant Delay (as herainafter defined), then Tenant’s abligation to pay Rent hereunder shall
not be affected or deferred on account of such delay and Tenant shall be liable for any increased costs of the
Landiord’s Work attributable to such Tenant Delay. “Tenant Delay” means any delays that are caused, in whole or in
part, by Tenant or Tenant's agents for any reason, including but not limited to, (i) any interference by Tenant or
Tenant's agents with Landlord’s construction of the Landlord’s Work; or {ii} the performance of any work or activity
in the Building by Tenant or Tenant’s agents (including, without limitation, the installation of Tenant's equipment,
cabling, racking systems or furniture) or as otherwise provided herein.

lLandlord anticipates that the Landlord’s Work will be completed by the Commencement Date. Nonetheless, Tenant
acknowledges that if the Landlord’s Work is not completed by the Commencement Date, Landlord may be
undertaking elements of the completion of the Landiord's Work while Tenant is in occupancy and Tenant
acknowledges that completion of such Landlord’s Work shall not be a condition to the Commencement Date. Tenant
shall cooperate with Landlord and Landlord shall cooperate with Tenant to complete any element of the Landlord’s
Work that continues after the Commencement Date as expeditiously as possibie, while using commercially
reasonable efforts not to interfere with Tenant’s operations.

Exhibit
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EXHIBIT F-1

OFFICE SPACE

Exhibit
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EXHIBIT G
TENANT’S IMPROVEMENTS - WORK

Tenant shall cause to be completed certain improvements to the Premises (“Tenant Improvements”), at Tenant’s
sole cost and expense, subject to the Improvement Allowance (as hereinafter defined). Tenant shall not commence
construction of any Tenant Improvements until Landlord has consented in writing to such Tenant Improvements,
which consent shall not be unreasonably withheld, conditioned or delayed. Tenant Improvements shall be
considered “Alterations” under Section 13 of the Lease and subject to all requirements therein. No changes to the
approved Tenant Improvements are permissible without Landlord’s prior written consent, not to be unreasonably
withheld, conditioned, or delayed.

Except to the extent otherwise approved by Landlord in writing, Tenant will cause the Tenant Improvements to be
constructed or installed to Building standard or better. Tenant shall not impact, modify, or otherwise alter any
structural components of the Building (including without limitation, the roofing system), and any Building systems
in connection with the Tenant Improvements.

Prior to commencing construction of the Tenant Improvements, (a) Tenant shall apply for, and pay the cost of,
obtaining all permits, licenses, approvals and certificates required by any governmental authority as a condition
precedent to the performance of the Tenant Improvements (collectively “Permits”) and (b) Tenant shall deliver to
Landlord copies of all Permits and the certificates of insurance as required by the Lease for all contractors and
subcontractors.

Throughout the performance of the Tenant’s Improvements, Tenant shall comply with the reasonable construction
rules of Landlord with respect to safety, coordination and timing of work, use of parking areas by contractors,
disposal of materials, and such other reasonable construction rules provided by Landlord, in writing. Tenant shall
make (and shall cause all parties involved in the performance of the Tenant Improvements to make) reasonable and
diligent efforts not to materially obstruct or materially interfere with the rights of, or otherwise materially disturb
or injure, other tenants or occupants of the Building during the performance of the Tenant Improvements. Tenant's
contractors shall coordinate with any contractors of Landlord in the performance of Tenant Improvements so as not
to delay Landlord’s contractors performing other work to the Building.

Landlord reserves the right to periodically inspect and to be present during the performance of the Tenant
Improvements, but Landlord will have no obligation to so inspect or be present and, if Landlord elects to so inspect,
or to be present during the performance of all or any portion of the Tenant Improvements, neither such inspection
nor such presence shall give rise to any liability by Landlord to Tenant or to any other person or entity. Under no
circumstances shall Landlord be deemed to (i) have any responsibility or liability with respect to the performance of
the Tenant Improvements and any methodology or tools used in connection therewith; or (ii) make any
representation or warranty with respect to any aspect of the design or implementation of the Tenant Improvements.

Provided there is no Default under the Lease, Landlord will reimburse Tenant an amount equal to the lesser of: (a)
$25,000; and (b) the actual and reasonable third-party costs incurred by Tenant for the Tenant Improvements (such
lesser amount being hereinafter referred to as the “Improvement Allowance”). Following completion of the Tenant
Improvements (including any punch list work), Landlord will pay the Improvement Allowance to Tenant within 30
days after Landlord’s receipt of an invoice therefor, together with reasonable supporting documentation, in
connection therewith, including but not limited to, evidence of payment in full, by Tenant, of all costs to perform
and install the Tenant Improvements and unconditional final lien waivers (on Landlord’s form therefor) from all
contractors, subcontractors and materialmen providing services or goods in connection with the Tenant
Improvements.

The completion of the Tenant Improvements shall not be a condition precedent to the Commencement Date of the
Lease. Work to be performed on the Premises by the Tenant or by Landlord at the request of the Tenant and subject
to reimbursement, includes the installation throughout the Premises, of electrical outlets, installation of water
pickets on the perimeter of the walls, installation of large industrial size ceiling fans, and the installation of vinyl on
glass fronts, windows, and doors.
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EXHIBITH

INTENTIONALLY OMITTED
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EXHIBIT |

STATE SPECIFIC PROVISIONS

Radon Disclosure. In accordance with Florida Statute 404.056, the following information is provided:

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 guidefines have been found in buildings in Florida. Additional information
regarding radon and radon testing may be obtained from your county public heaith unit.

Mold. Except as otherwise provided in this Lease and/or to the extent resulting from the grossly negligent or
intentional acts or omissions of Landlord or Landlord’s employees, agents ar con-tractors, Tenant hereby {a) assumes
the risks associated with Mold and/or a Mold Condition from and after the Commencement Date, (b} waives any
claim or cause of action against Landlord arising out of the existence of Mold or a Mold Condition in the Premises
from and after Commencement Date, and {c) releases the Landlord from any and all iabilities resulting from same.
Tenant also agreas to maintain the Premises in a manner which does not promote or further the development of
Mald or a Meold Condition, including, but not limited to blocking the HVAC System and spilling liquids. As used herein,
{y) “Mold” means mold, mildew, fungus or other potentially dangerous organisms in amounts sufficient to create a
health risk to humans, and {z) “Mold Condition” means the presence or suspected presence of Mald or any
condition(s) that reasonably can be expected to give rise to or indicate the presence of Mold, including observed or
suspected instances of water damage or intrusion, the presence of wet or damp wood, cellular wallboard, floor
coverings or other materials, inappropriate climate control, or discoloration of wals, ceilings or floors.

£nvironmental Disclosure: The Property is a former quarry that is currently undergoing environmental investigation
under the oversight of Miami-Dade County Department of Economic and Regulatory Resources’ Division of
Environemental Resources Management {DERM). Future environmental closure of the Property with DERM will
incorporate a Declaration of Restrictive Covenant (DRC) which will be provided to Tenant once recorded on the deed.
Tenant shall comply with the following requirements:

s The Premises shall not be used for residential, nursery, day care, school, camp or any similar use.

+ Groundwater shall not be used for any purpose.

¢ Tenant or Tenant Parties are prohibited from cutting, removing, altering, disturbing, breaching, or
repairing building slabs, concretefasphalt pavements, and/or landscaping without Landtord’s prior written
approval,

e Tenant or Tenant Parties are prohibited from cutting, removing, altering, disturbing, breaching, or
repairing building slabs methane mitigation measures {building slah, internal vertical vent risers, roof
vents or alarms) without Landlord’s prior written appraval.

& Tenant shall provide access, as required, for periodic inspection and maintenance of the Premises and
methane mitigation measures.

+ Tenant shall promptly notify Landlord of damage to slabs, pavements, landscaping or methane mitigation
measures caused by Tenant or Tenant Parties.

s Note: Slab, pavemnent, landscaping and/or methane mitigation measure alterations may require DERM’s
prior written approval of detailed work and restoration plans.

Exhibit
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EXHIBIT )

INTENTIONALLY OMITTED
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EXHIBIT K

LEED OBLIGATIONS

Tenant agrees to comply with the following requirements.

1.

Tenant shall provide energy and water consumption data and related information pertaining to Tenant’s
use of the Premises;

Tenant shall recycle paper, cardboard, glass, plastics, and aluminum cans/metals according to local
capabilities and regulations;

i Establish storage locations for recyctable materials, including mixed paper, corrugated cardboard,
glass, plastics, and metals. Establish safe storage areas for batteries and mercury-containing lamps
until iterns are picked up for recycling.

Tenant shall prohibit smoking in the building and outside the huilding except in designated smoking areas
located at least 25 feet from all entries, outdoor air intakes, and operable windows.

In all cases, Tenant shall ensure that alterations made on its behalf shall not cause any negative impact to
any existing energy and/or sustainability related certification(s} such as LEED, and should such negative
impact result from an alteration, Tenant, at its sole cost and expense, shali cause such modifications to the
alteration as are necessary to correct the negative impact.

If Tenant is constructing office improvements to the Premises, Tenant shall comply with the following:

5

Tenant shall comply with the following plumbing fixture specifications:

i} Water closet flush volumes shall not to exceed 1.1 galions per flush (gpf) and shall be
Watersense labeled

i) Urinal flush volumes shall not exceed 0.125 gpf and shall be Watersense labeled

iii) Lavatory faucets shall not exceed a flow rate of 0.35 gpm at 60 psi

Iv) Break room and kitchen type faucets shall not exceed a flow rate of 1.0 gpm at 60 psi

v} Prerinse spray valves shall be less than 1.3 gpm

vi) Shower heads shall not exceed a flow rate of 1.5 gpm at 8C psi per shower stall.

Tenant shall comply with the following appliance specifications:
i. Dishwashers shall be ENERGY STAR or performance eguivalent

il. Residential clothes washers shall be ENERGY STAR or performance equivalent

jil. Commercial clothes washers shall be CEE Tier 3A

iv, fce machines shall be ENERGY STAR or performance equivalent and use either air-cooled or closed-
loop cooling, such as chilled or condenser water system

Tenant shall comply with the following standards for process water:
i. No once-through cooling with potahle water for any equipment or appliances that reject heat.

ii. Cooling Tower and evaporative condensers shall be equipped with makeup water maeters,
conductivity controllers and overflow alarms, efficlent drift eliminators that reduce drift to
maximum of 0.002% of recirculated water volume for counter flow towers and 0.005% of
recirculated water flow for cross-flow towers.

The HVAC&R equipment shall comply with the requirements of EAc Enhanced Refrigeration Management
and the associated formula, which sets a maximum threshold for the combined contributions to ozone
depletion and global warming potential.

The Tenant agrees with the following performance criteria related to lighting:

i that lamps and lighting power density may not exceed 0.4 watts/sq ft. in the tenant office space
fitout and (0.15 watts/Sqft. in the warehouse space if modified}; and

ii. that lighting shall incorporate automatic occupancy sensors.

In addition to the above, the requirements set forth in the attached shall apply to any improvements made by the
Tenant to the Premises, including, without limitation, Alterations.
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42




DocuSign Envelope ID: 012E7FD8-D0C1-4FC4-BB59-2AFD5CB82554

== FIRST

' INDUSTRIAL
REALTY-TRUST

Standard
Tenant Guidelines

TABLE OF CONTENTS

PARTA: GENERAL PROJECT INFORMATION

PART B: LEED-CS AND LEED-C| CERTIFICATION
Water Efficioncy (WE)

Erargy and Almosphare (EA)

Malerials and Rasources (MR}

Indoor Environmental Quality (IEQ)
Sustainable Design Resourcas for Tenants

W =

PN

PARTC: TENANT SPECIFICATION AND PRODUCT SUGGESTIONS

APPENDIX: SUPPLEMENTAL INFORMATION

A. LEED for Core & Shell (LEED-CS) Scorecard for base building
B. LEED for Commaercial Intariors (LEED-CI) Scoracard (sampla)
C. Canstruction IAQ Managameani Plan for base building

Exhibit

43



DocuSign Envelope ID: 012E7FD8-D0C1-4FC4-BB59-2AFD5CB82554

PART A: GENERAL INFORMATION

The U.S. Green Building Council and LEED
Tha U,8. Graen Building Council {(www.usghr,org) is a nonprofit omanization comm tted to expanding

sustairability 'n the ouilt eavirenment, Its mission ig o tansform the way buildings and communitics
ara dasigned, hiit fnd operated, ananling an anviroamantally and sorially responsible, healtky, and
prosaeraus environment thal improves the quality of lite, LEED (Leadershia ir Energy and
Environmental Design) 's a voluntary, consensus-pased national rating system for ceveloping high-
poerformance, sustainadlo bulld ngs.

Developed by USGBC, LEED addresses all huilding types and emphasizes slate-of-the-art strateg es
for sustainabla sila dovalopment, water gavings, eneorgy efficiancy, materials ard rosaurces saloction,
ard indoor anvironmental quality, LEED is a valuelaty 1aling system for green building design and
construction that provides immediate ard measurable ~esults for building owrers and occupants,

Firsl Industrizl tanants huve g remearikable opporlunly 1o halp laad e shiltlo suslainabil ly in buildings,
ard in the process daling 8 new kind of workplaca. By locating in & LEED cerlifad buildirg, lenanls
vill benefit from excellent ndoor air quality, These and other e'ements combine to create a heallvier
viotkplege and inuiove Lhe indoor environment Tor ell sinuloyess. [n edditon, Fist Industrigl hag sol
a lrigher standard wilh high-performance lachno ogies thal vse less srargy, ocunsums less waler, and
leava & smillar footprnt on the cily's resoarcas. Some of Ike bailding's irnovaliva fealures wil be
noticed at orce: high-eicient plumbirg fixtures and LED lights. Others, such as submetering and
increasad vaalilalion, are guislly bul sigrificertly selling the building apat from ils reighbors.

The Tenant Guidelines that follow summarze ine measures First Industrial has urdertaken to achieve
LEED certification. These guide ines are intended to nelp tenants understand and take fu'l advantage
of tha nigk-peromarca festuras ol tha building and to provide gudence in wiys that lenants can
re nforce thege fealures in their own workplaces.

First Industrial bas sot a goal of achicving Cerified for the base buildirg using LEED for Core and
Shell (I FED-CS} varsion 4.1, We can only design &nd build tke buildirg, however, It is up to our
tenants 1o fit it out and operate it in an enviroamentally friendly way. To do this. we recommend you
use the LEED for Commercial Inter orz Ratng System {(LEED-CI). The irtert of LEED-CI is lo assist
in tho croallon of high-performarce  heallay, durabla, affordablo, and envitonmentally sound
commercial intariors, Together LEED-CS and LEED-C| address the commercial office real eslale
market for both developers and tenants cnabling signifcant benefits thraugn imaroved indoor air
guality, maximized dayighling and lower energy cosls. A copy of lne LECD-Cl v4 Scorecerd is
inc'uded as an appendix for refererce by tenarts vho wish to explore more information on timing and
detaled strategies. The LEED Cl Ratng System car be downloaded al
hllps v usgbe orefrasourcesileed-vd-nletor-design-and-constiuclor-currerl-vars on and is a'so
prov ded &s a separate document,
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PART B: LEED-CS AND LEED-CI CERTIFICATION

Basa Building Cartification

The Tenant Guidelines thal fol:ow summarize the measures the developer has utdertaken to achieve
LEED vartilicetion urdar bra LEED lor Cora sid Shell {LEED-CS)Y v4 ralng systom, s intanded Lo
help leranls undarsland snd ke L gdventege of the high-parfomanca features ol the boildirg, and
to pravide guidance to assist lererls in reistarcing thase fealums in Ibeit sen workplaces. I wil plso
provde tenante wilh guidance ard irformation on achievement of LEED for Comimerclal Inleriors
{(LEED-CI).

Water Efficiency {WE)

WEp2: indoor Water Hse Reduction and WEc2: Indeor Water Use Reduction
Intent, To reduce ndoor waler corswnption,

LEER-CS, Firsl industial's prololyps regims helr development projaels with gn office suita la mael
the 20% whler nsa raducl on areragu sile & goes rther saving addilional polabla waler by using
WaterSense labeled fixtures.

FEEDR-C Tanants pursuing | FEI-CI aprtitoalion will aead to maal the 20% watar use radoction
prerenuisile. Ths prarequisite nol only addresses loi'ets, urdnas, lavalary faacets. are-dnse soray
valves and showerhoads, aut also apolances ard process-water use. 1h addition to moeaeting the 20%
perarmanee thrashold trams must seleat WalerSanse lahalad ‘thirms for say fichira type thal is
elig ble for ke WalerSense lshel. The project must also meet prascriptive reqi-rements for applinnaes
ard procoss water equipment, Including cothes washers, d shwashers. pre-finse spray valves, and
i Machings, By amploying theso strateglos for tho tenant space, the tonant has tho opaoertunity 0
arhiave up o 12 noints for WEe1: Waler Use Reduction within tae L EED-CI miting systart.

Goals for Tonaat \Walcr Eiduros:

Lenw Flow Water Closals (1.9 gpl)

Walengss Uidinals or Pinf Flush Uidnals (G128 gpf)
Utlra-Low Flow Lavatodes (0,35 gem)

Uftra-Low Flow Paatry Faucets {1.0 gom)
Utira-Law Flow Shower Fixtures (1.26 gnmi

- & * &

Energy and Atmosphsare (EA)

EAp2: Minlmum Energy Performance
ftenl. Ta reduce the ahvioretienlal snd sconsne hatirs of excessive anaigy Use by acbeving g
minirmun level of energy eff cency for the bukding and its systerms,

LEED-GS. First ndustrial performed whole auilding energy 8 mulation Jasing ASHRAE 90.1-2010
Appoirdix 3 ard bas met tho requirements for erorgy poronmance. Al a mrinimtam, 1aa e ding
demanstrated an improverrent of 3% over ASHRAFE #1,1-2010 using energy simulstion. The bt Iding
eryelose was desigred to lmprova energy effciency and reduce the cosl of encrgy for the enlire
buildicg, these savirgs 200 passod on o the toranl. Frst Industdal hos made tho lotlowing
impravements lowards energy eificienny;
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» Effclen zilo and warchouse I'ghting

LEED-CI. hnimum Encrgy Perfarmance of the tenant space & a prerequisite in tae LEED-C! rating
sysletr EApZ. Tenanls atlampling LEER-C: ara requirad 1o aomply with [he mandatory provislans and
prescriptive requiremenls of ASHRAE 90.1-2010, as we | as reduce connected lighting power density
by 5% below ASHRAE 90.1-2010 using the space-ay-space mothod or by applying the whole-burléing
lightng power allowarce to lhe entire tenant space. and install Energy Star appiances for atleast 5%
of aligine equipmanl. Tanants wil baqat) fom 11a energy efficiencies of tha hase niildirg systams
butwill not ae automaticaly guararteed credt con'pliance.

EAp4: Fundamentat Refrigerant Management
Ipteat, To reduce skestospheric ozone depletion,

LEER-CR. Firsl Indnsitisl doas nat inclida any systems that sse chlarofliorocarhon (CFRCRbRRad
rafigerants.

LECD-Cl, Tanants attampling LECD-Cl aro rogulred o comply wila s praroguisito through o
purcnase of new HVAG equipment which conlain na CFC-based retigerants,

EAc2: Qptimize Energy Performance
[ptenl To aeniave increasing levals of vrergy purformerty bayord lue praraguisile slaudand and lo
rechice envirormantal and econom ¢ imoacts assoclated with excessive enengy vse,

LCED-CS, Flrst Industrial gerforied whole woilding engrgy smuolation asing ASHRAE 80.1-2010
Appertix 8 srd has mal the requiaments for srergy peronranase. Al g winboam, e bulding
demonstrated an improvenert of 4% over ASHRAE 00.1-2010 using energy simulation,

LEED-C Tansels abtenptng LEED-CH car warn poinks Tor furlber enbaicing enaigy effficancy,
Complisnce car be documented using & perlarmenae snd preseriplvehased approaeh. B asing a
perdormance-hased aopmach, an energy modei wil: be required cdemnonstratirg at least a 4% savings
over the ralerencad basaing, © purking the wredl usng a preserlutive-vaswd spproach, lw kilowing
combinad stralegies will cordibide lowand furher raductions in envirenmanial Bnd ecoromic impaadls
for tha 1| FENR-C prajert. Paints are arhiavah e armass diferer) A-eas of anemy afalad systems as
follows:

Uplimize Energy Padomuance - |Lignlirg Power, Projects cen sohisve up ba foar poinls for

tirther retuctions in lichtng powar densiy helow ASHRAF 80.1-2010,

Recommendations for Tenant Lightng Systems:

o Use LED light ng within oach of tho intorior spaces,

Gplimiza Enegy Parormenca - Light ng Conltals, Prosrels thal inslat lgaling conlmls such
as daylgnt and occupancy gensors can achieve U lo two ponts in and contribute tovards
ircreascd energy conservation.
Racommandalions for Tenant Lighting Cantrols:
W install daylight resoonsive controls iy all regularly occupied soaces witnin 15 feet of
windows,

. Through nereased HYAC eguipment eff.clencles and
agareprhale zoning and comtre's which result in HYAC pedormarce above ABHRAE 80.1-
2010, projeats ae eligiblo for up to 2 poirts.
Racommandations tor Tetanl HVAC Systrms:
= High SEER condensing urits - minimum 14 SEER
= Damand vertilation cortm s with CO; sansos
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Oplimize Enerqy Performence - Equinmenl_and Applancas, Selecling energy-att cianl
equipmant Rnd applirnces, as quslitied ay FPA's Frargy Btar Pragrem, can contrbute to up

to 2 points.

EAc3: Advance Energy Metering
Intent. To support enesgy management and identify opportunities for add tional energy savings by
tracking huilding-level and system-level energy use.

LEER-CS, The First industrial p-ototype does not include this cradit,

LECD-Cl. Torants attlempting LCCD-CI can oarn polnte for installing now tonant-loval anargy metors
to provide tenant-level data representing total {enant ene-gy cansumpton (electricty, ratural gas
chilled water, steam. fuel oll, propane, biomass. cte.). Utility-owned meters are acceptasle.

Tananly pursuig Uiy credil 2ra also regured lo commit o glardeg wlh USGBC the rasuling enaryy
consuription data and electrical demard data (if mete-ed) ‘or a five-year period heginning on the date
the projoct accepls LECD catif callon. At2 m nimum, eneqgy consumoton must be tracked al one-
monly inlerva s,

EAc6: Enhanced Refrigerant Management
Intenl, To reduse ozone doplaton and gupport eaily comrplianca with the Montraal Protocol whila
minimizing direcl corlivulons o climale chengs.

LEED-CS. Tyaical'y, the refrigerants used at First Inclustrial properties without office sutes minmze
Ihe amission of compourds lhet contribule lo ozone daplelion and global climala change.

LEED-C!. Should tenants wigh to pursue this credt. they wil need to look to Option 2: Calcu ation of
refrigerant impact. Select refrigerants that are used in heating, vertilating, air-conditioning. and
ral-igaral on (HYACAR) aquipment la minimiza or elim nsle ine amission ol compounds ksl
contrbute to ozone deoletion and climate change. The combinaton of all new ard existng base
buildirg ard tenant HYACAR equipment that serve the project must conp y us ng a provided
formula.

Materials and Resources (MR)

MRp1: Storage and Collection of Recyclables
Intenl. To reduce ke waste thet s gonorated ay build ng occupants and hauled o and disposed of in
landills,

LCCD-CS. First ndustial provides dodiceled arees accessibly o wasle haulerss end building
prespants (o0 the collector ard slorage of reeyelable malarials for (ha entiis bulding. Collaction and
storage areas are in separale locations., Recycable matedals include mxed paper, cougated
cardooard, gless, paslics and melals. Also, all First Industia proects colect, slore. and dispose
bellgius ard aleclronic wesle.

LEED-CI. Tenants atlematirg LEED-CI are providec wth an easily accessible dedicated area for
loranl racyeing (paper, corugsled cardboard, glass, plastios matals ballories, snd electroric wasle),
Ths is &8 prerequaisle in the LEEC-CI ralirg systamn (MRp1) end LEED-C) prajects will earn Inis
prerequisite due to the efforis of the sase ouilding.
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Indoor Environmental Quallty {IEQ)

IEQp1: Minimum Indoor Alr Quality Performance
Intent. To contibute to the comfort and weli-be ng of building oceuparts by estaslishng minimum
slandards i indaor gir yuaiity {1AQ).

LEED-CS. First ‘ndustrial has met the requirentents for vent lation ard monitorng of Section 4 througn
7 of ASHRAE Standard 62.1-2010, Ventitation for Acceptable Indoor Air Quality.

LEER-CL Terants attempling LEED-CH are required to supply minimum levels of vertilation through
compliance with ASHRAE 62.1-2010 as we as supply direct outdoor airfow nreasurenient devices
capable o measuring the minimum ouldaor air infake How lor variaile gir volume systems.

IEQp2: Environmental Tobacco Smoke Control
Intent. To prevent or minimize exposure of bulding cccupants, indoor surfaces, and ventlation ar
distibiulon syslems o anviconmerital tobacen smake.

LEEDLCS. First ndustial has srohililed smokirg irside the suilding and probib ted sicoxing or the
property front withia 25 foet of ontrics and cutdoor air intakes. The building does nol have any oacrable
wirdows.

LEED-C1, Tenants attempting LEED-CI wit corply with this grerequisite, through LEED-G IEGp:
Enwiconmontal Tobacca Smoke Cortrol, dua 1o the buildirg's no smroking paticy. “enants are
prahiaited from spiokirg within the huilding and heve been providest designsted smoking amss wivch
are atlcasl 25 foel away from building entries ard outdoor air irtakes, Signage irdicatng that simoking
is not atlowed with n 25 foel of al! ertrances will be orovided for tho buld pg,

IEQct: Enhanced IAQ Strategies
Intent. To pramote occupants’ camfort. well-be ng, ard aroductvity by Imaraving indoor air guality.

LEED-CS, First Industral warenouse spaces typically increase breathing zone outdoor air vestilation
rales to all occupied spaces by at least 30% above the minimum rates as detenmnined in EQ
Pragraquizite Minknum Indoor Ar Quality Perfuricance. When en office swito Is in scope, Flist
Industrial will insta’l 10" fool ong wal<-off mats at each ma n entrance lo capture dil and parlou ales
ertesing the bullding as well as at each warehouse enfrance fror the office suite. Minimum
efficercy reporting value IMERY} 13 filless in accordance with ASHRAE 52.2-2017 wil a'so be

pov ded. Additlosatly, intwior pross cortesiretion i provedtod at al junllor's slosels by sulfciendy
exhaustng these spaces and creating negative pressure wher the doors are cloged. These dosels
also have self-closing doors and hasd lid ceilings (o also he b te pravent cortaniration.

LEEDR-G:i, Tenants atlemplirg LEED-C: can achieve up to 2 poinls for irstalling a sintitar walk off mat
or semmarent entry way systein at each main entrance; sufficlently exhausting any hazardous gases
ard vonleining the aesovialed speoes with self-closinyg deors and dack-lu-deck or heed-Hd celings
ard nalaling MERV of 13 or highar fillars. Project iesms heve 196 optian to selact one of the folfowing
strategies o pursue anotaer ppoint under bhis credit: exterior cortamination prevention. increased
vanliielion; rarbon dioxide moniloring for devsely accupled graas: or additional source control and
morlorng.

I1EQc2: Low Emitting Materals
tntenl. To reduce corcantrations of ctaminal contsminants thet can damege air quslily, humen aaa th,
procuctzily, and the eqviroament,

Exhibit

48




DocuSign Envelope ID; 012E7FD8-D0G1-4FC4-BBE9-2AFDSCB82554

LEED-CS. First induslrisl davalopmen! prgecls require the nstatiation of low emillirg prodacts
incliding prints rrd roatings, adhasivas. sred sealaats, inslslor, composile waad, calirgs, flaoring
ard wail products,

i EED-C1 Tanants attempting | FEN-C cre nse sici ar simtagios to sk op o three polals ander {ais
cred:t using LEED-Cl v4.0 arvd 1.

IEQe3; Construction Indoor Air Quality Management Plan—During Construction
iptent. Ta promate the wel-heing of coastriction warkers and build ng oceuparis by minimiz ngintdoor
air quality problerms assoc atod with corstruction and renovator.

LEED-CS. Tre Frst indusidal waehouse prototype includes a standard Construclion 1AQ
management plan ‘or tie conglruction and pre-occupancy phases to be implomented by cach
contracior and conslruction loam. As  rasilt, tha bago bailding providos a healihy indoor onviranmant
for lanants as by commency oceuparcy In leie spece. Muasares ken 85 yarl of e 1AQ plan
inc:uded enclosed space ventization. protection of absorgtive materiats from mo sture damage, among
othar roquirements from the Sheol Molel and Alr Somdiloning National Contractors Associalion
(SMACNAY yuitslines.

LEED-CI Tenants attemating LEED-CI may achieve ane poirt, 1wough LEED-Ci EQc3: Corstruction
1AQ Marwgueiarl, Pl Tor devalapitng amd bepaicenting Bwiv vwn JAQ management plan fur B
construction and prepucunancy plases of the leran! specy.,

IEQc4: Indoor Alr Quality Asssgsement (LEED Cl)
Intent, To estatlivh better quatily indoor airin the buiding afler construclion and during eceupancy.

LEED-C1. Tenants attempting LEED-CI wil need to select one of the ‘ol owirg two options to he
implernented after copstriction ends and the building haz been complelely ceared. All interor
finishes, such Bs mlvork, daors. paint. camel, acnuslic Wes, srd movabla fumishings (e.g.,
workstations, pariions}, must be nslaled, and major VOC punch list items must be finisheg. The
options carnot he combired.
Oplior: 1. Flish-oul - Before aomupanny {1 point)
Install resy Eiwlion madia &nd pertarm & buidiag fush-oul by suapiying & tobsl air voliime of
14 000 cubic feet of autdaor alr per square foot of gross floor area while maintaining an internal
tenperaluse of at least BG°F (15°C) and no kigher than BOF (27°C) and rolative humidity no
hgher thar 60%.

Option 2. Air Testing (2 aoirts)

Aliar construction ends and before acoupanay. bt urder vantislion conditons fypica! for
oocupancy, corduct baseline 140 lesting uvsing protocnls consisiant with the metrods listed in
Table 1 for ali occuped spaces, Use currend versors of ASTM standard methods, EPA
compoendivm mothods. ar 18O mothwods, as ndicated. Leboratones that corduct e lests for
chemical analys s of fornaldehyde sad volatie organic compounds must be accredited under
ISOAEC 17025 for the test meirods they use,

IEGeS: Tharmal Comfort (LEED Cl)
Intent, To promole ceocupyrls’ produchvity, comfort, and wall-bang by providog qualily thammed
comort,

LEED-CL. Tonails attempting LECD-Cl read to moeol the requraments for aoth thonma! comfon
design and thermal copfort controb:

Thermal comfort design
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Dasign nealing, vanbiating, snd a r-eondilion ny (HVAC) syslerrs snd the building anveops lo
maal the maquiremerts of ABHRAE Standard 85-2010. Tharma Comiort Condilions for
Humar Occupancy, with ercala or atocal equivalent,

Thermat comfort controk

Provide individusl thermal comort controls for at least 50% of individual accugant spaces.
Provide group theamal comfort controls for all shared muli-occupart spacos, and for ahy
irdividusl neonpant sprees withaul individual conlnals,

Thermal corn‘ort controls alfow occupants, whother in individual gpaces o shamd mult-
occupant spaces, lo adisst at loast oro of the lollowing In their locat anvirermant: alr
termperature, radiart tempamsture, air saeed, and humidity.

IEQa6: Intarior Lighting {LEED G}
[tenl, To promola oecupanly’ groductivity, cumferl mrd wallde ng by praviding Fegh-guality light ng.

LECD.C!, Tenants attomatng LEED-Cl naod 10 salect ono or both of the lollewing twe optlons:

Oplions 1. Lighting control

For at least 90% of irdividual ecccupant spaces, provide individuai lighting controls thal enable
vosupenly o edjusl the Hghtng ta sail thelr adivides ) sks end prafwances, wilh at least thiay
Hghling fevels or sodes (on, off, midlavel), Midlavel is 30% o 70% of e maximomn Bueroslion
level {rot induding daylight contributions).

Option 2. Lightitg qualily
Choose four of 1ae following strateg es:

1. Forall reguiady occupled spaces, usge light fixtures with a lum narce of tess than 2,500
odfni? between 45 and 90 degrees frorm nadir.
Exeveptions iridude waliwash fistnees propery aimad at walls, as specilied by
manufactirer's data, indirect uglighting Jxtures, provided there 's ro view down into
these uplights from a reguiary occudied space above, and any olaer spedific
appkaations (.8, adjusiable ixturas).

2. Fartha erlire projact, use igi sou-ces with a CRI of 80 ar higher. Fxceplions irchide
lamas or fislures specifically designed to arovide colored fghlirg “or effect, site ligiting
or othar apocial usa.

3. Far ThY% of tne total connected L ghling losd, use light sonraes thet fave a ratad 1ife {or
LY0 for L ED sources) of at least 24 000 hours {at 3-hour per star, it applicable).

4. Uso dircct-onty ovierhoad lgnting “or 25% or less of tac tolal connected ightiag load
for 8 requitanly ocenplad Roaces.

5. For 8% of the regula-ly occupied foor area meet the following faresho ds for ares-
weighted average surface refleclance; 85% for ceilings, 80% for walls. ard 25% for
flao:s.

6. If furpilure is inciuded In e scope af wors, select furrilure finishes to mesl the
follewsing Ihresholds for area-welghted avernge surface reflectance; 45% for work
surfecos, and 50% for movable partitoss.

7. For 75% ol the reyvlniy occopiod foar wrew, el ato of svorsye wali smface
fluminance {excluding feneslradion} o average work plane {or surface, if defined)
Fkiminance 1aat does ot exceed 1:10, Must alse meet stralegy E, strategy F.or
dersonstiale @rva-welyted gaifeea relleclanes of 50% for walls.

B, Foar 76% ol the ieguletly occupied fow area, mesl alio of avaregs oeiing luminence
{exciuding fenestration} to work surface | luminance that does rol exceed 1:10, Musi
asn maslsbalogy B strateyy F.or dumonsbale sies-waigiied sofave refllscance of
83% lor veilings.
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IEQc7: Daylight
Intent, To connect building occupants with the cutdoars, reinforce circadian dywthme, ard reduce the
use of elacticsl | ghting by introduring dayligntinta tha space.

LEED-CS. The First Incustrial prototype does notinclude this credit.

LEER-L. Tenarts allampting | FFD-CI nerd to pravida manual or autamalic (with manual ovarrde)
glare-conlrol dev ces for all regularly occupied spaces,

IEQc8: Quality Views
Intent. Ta give building oceupants a connaction to tha netural outdoor envi-onmert by providing quality
vicws.

LEED-CS. Tha First 'ndustial prololypa doss notinclude this cradil.

LCCD-CL, Tonants allempling LCCE-CI read Lo achieve a diroct | no of sight lo the ouldoors via vision
ylazng for al least 75% of all tegulanly accupled oo srea. View glazing in ll'e cortibuling siea must
prav de a clear image of the exterior, nol obstructed by frts, bers, pallemed glazing, or added tnts
that distort color balance,

Additionally, al lausl 76% of al regularly occugied loos aea mast have sl least lwo of the (allowing
four kinds of views: multiple | nes of sight to visior glazing in different directions at least 90 deg-ees
apart. views that include at least two of the following: {1} flora, fauna, or sky; (2) movement; ard (3)
objucts al laast 25 (el (rom e axlaio of e glazing enobsluclad vievs located w thin the distance
of three imes the head neight of t1e vision glazing; and views with a view “aclor of 3 or greater, as
defined in "Windows and Offices; A Study of OFice Worker Performance and the Indeo Environment.*

IEQcY: Acoustic Performance (LEED Cl)
[ntent, To provide workspaces and dassrooms thal promote oocupants’ well-being, productivity, and
communicat ens through effectve acoust ¢ design.

| FER-C1. Tananis stamaling | FED-CI will nead ta meet the raquirameants in 8ll ocrupiad spaces, as
applicable. for HVYAC background no se. sound isolation, reverberation time, and sound reinforcement
ard masking.

SUSTAINABLE DESIGN RESOURCES FOR TENANTS

Tha following is & pa-tial lisl ng of major resouraes for suslaineb e design and LEED:
1. U.S. Green Bui'd ng Council (USGBC) = www.usgbe.org

USGBC is the slandard-writing ooy for the LEED Rating Syslems. USGBC also provides
educaton and other advocacy related to green building.

The LEED CI Rating System can he downloaded at nitas:iwww usgbe areiresou-cesieed-vd-
irterior-cesian-and-construction-curent-version

2. Green Building Cerlticaton Institute (GBGI) - vaww gbci.org
GBCI ig a third-parly cartification ontity that prov das raviows of LCCD projocls.

3. LEEDuscr —yeaw LEEDUSEr.COM
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LEEDuser providas praclical cradil-by-credil adviae for project leams warking withir the
| FFD raling systam.

4. GREEN SEAL - Find green products & services

K1 U 3 ' wid =V
8cicd=0&m id=68
&, UL SPOT - hllps:!is
6, 8CS Globel - Fllos:Yweaw sceselobalsprvicos.comveorliled-grean-praducls-guide
/. CRI = find CRI Groen Label Pius Adhosive and Carpet Praducts
hitos:ficaroet-rug.orgftesting’green-laoel-plus!

4. Naclrra - Find Rad-l isl Fraa Produnts
hllps:fivine-lulure.omgldadsre!

Lul.comfmain-gpalproductsicalal o
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PART C: TENANT SPECIFICATION SUGGESTIONS

The following is a listing of recomimended products o assist the terant in achieving compliance with
LEED-CL This tist canlains praducts used in the base building.

ACOUSTICAL CELING AND SUSPENSION SYSTEM

« Thobasc suiding irstalied cithor Armistrong Cortega or Fing Fissured with Preludo suspension
syelam, or USE CllmaP us with Donn DX suspension systam in thy afice suile.

CARPET AND ELOORING SYSTEMS

« Tre 2ase building scope with an offce sulle inslaled Mastand or Shaw ECOWORKX or
STRATWORX camel e wih a Tarkettilobnsonite viryl or rabber aase, as well as Shaw LYT
or Armslrong VCT. Daltile tile products wore used in the rostrooms, Trne walk off matis alse a
Shaw Ecoworx product.

PAINT, COATINGS ADHESIVES. AN SEALANTS

« ke base building installed GreerGuard Gold centified products from manufacturers such as:
i Sherwin Willlams
i Behr

GYPSUKM BOARD

+  Tho baso building hetaled GroerGuard Gold caerlified products from manufacturors such as:
v American (3ypstm
o CerainTeed
r Cortinental
o Georgia Pacific
o USG

COUNTER TOPS

+ The base huildirg ‘nstalied pastic laminate counter tops with eithe~ Wilsenart or Formica high
pressure laminate o high-aressure compadct |aminates,

WOQR FRODUCTS

» Tho bose building ibslafed NAF compliant plywood aroducts from mansfactarors such as:
o Colormbia
v Rosabirg

PLUMBING SYSTEMS AND FIXTURES

s Tre base building scone with an ofice suile In scope Installed Watersense laheled toifet and
urinad [xturos frem manufaclrors, such as:
= American Standard
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o Hinan
¢ The bass buiding scope wih an olfca suite in soope Instalied plumbing fixlires tram
manulaclorers, such ask;
5o Chicago Faucels
11 Noer
n o Armerican Standard

A fteres et the following specitcations:

= Toilet 1.1 gpt max

o Uriral 0,125 gpf mex

» Restmom lay (.34 gpm max

v Breakroon: sink faucet 1.0 gpm max

MECHAN CAL AND HVAG

¢ Tie bese building instailed lhe foltowing {ss applicabla):
o Exluast Fans
* {oran Conk

»  Greenheck
»n  Rooftop AC

«  Trane

« Dakin

o Gas-Fliod Haolar
= Cambridgo
= Slading
Gravily Re fef Ventiator
*  Greenheck
= bLouvers
s Greemrheck

LIGHT NG

+  The base building instaited LED producls from the following manufactuers;
i Hubbell Quidoor Lighting
n o Beacon Products
o UG Architectural Ligntirg
o Acoity BrandsiLithonla

BUILEING ENVELQPE

+  The base huilding instalied a stoefront system wih SolarBan 60 or equivalent glazirg.
+ Tl buse buildityy vsed Qwerns Cornirg Fommualar bsolstion.
v The bese buildity instulled either & Flrestona, GAF, or Jolins Marvile roall
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APPENDICES: SUPPLEMENTAL INFORMATION
A. LEED for Core & Shell (LEED-CS) Scorecard for Prolotype
B. LECD for Commuorcial Intoriors (LECD-CI) Scorocard (samplo)
C. Corstruction |AQ Managomoent Plan
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LEED for Commerxial Interiors v4
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FIRST

INDUSTRIAL
REALTY-TRUST

'l

Construction IAQ Management during
Construction Policy

Projects with HVAC

First Industrial Prototype
LEED for Core and Shell

Pege Lol 12
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19 LEED CREDIT REQUIREMENTS

The LEED requirements with which this Indoor Air Quality Monagement Plan complles

are as follows:
A, EQc¢3 Construction indoor air quality management plan
1. Davalop and implemant an Indaor Alr Quality (IAQ) Managamanl Plan (this
Plan) for tha construction and pre-occupancy phases of tha building as
follows:

)

Duting construcion meet or excead the recommendad Control Measures of
the Sheet Metsl and Air Conditioning Natlonal Contractors Assoclation
{SMACNA) IAG Guideline for Occupled Buildings under Construction, Znd
Edition 2007, ANSI SMACNA 0080-2008 {Chapter 3).

a. Protect stored on-site or installed absomptive matedals from moisture
damage,
b H permanenlly inslsled alr handlers are used during constree:ion,

filtralion media with a Minimum Effliciency Repmiting Valia {(MERV)
of 8 will be used at aach retumn air grille, as detemiinad by ASHRAE

£2.2- 2007,
G, Al Hiration madia will ba replacad immediately prior o occupancy.
g. The use of tohacoo prodecs inside the building and within 25 ‘set (8
meers) of the building entrance is prohibited during construction.
B Addillonal lasks are nghided as per the LEED Requirernenis:
1 Installation of materials witl be sequenced so as to reduce the chances tha:

porous materials absorb contaminants amitied by poliutant sources.

Waoik underiaken in fullillment of the Plan will be fully documented.
Documents as required for LEED Cerlitcation will be submitied.

Ovarall coordination and communicalions related 10 he Plan's
Implemaniation will ba planned and discusaad at ragular Projac: maeetings
Tha use of tabacco products inside the buiiding and within 25 feet (7.5 m),
{or more if required by the locat judsdiction), of the building enTance is
prohibited during cons:ruction.

y
i

Ll

e

20  QVERVIEW

A, The inten of this Plan is io:
1 Minirsize exposure of construcion workers to air poliuzants
i Prevent alr pollutants from collecting in building systems and on building
materials
3. Pravent alr pollutants causaed by canstruction from migrating into oceupied
spaves. For the purposes of this Plan. gir pollutants sre defined as:
Paritulates
Volaile crganic oompounds
Formaldehyide

Combusiion emissions
Airborng bacieda s micro-organisms

weoow
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3.0

38

f Airborne inorganio cornpounds, such as ozone (from eleclrical
mnoiors), nwetal fumes (from seohderkng amd welding), and armonkz
and chlorine {from cleaning products)

This Plan addressas meastires raquirad under Cradit EQ-3 (Canstruaion Indoor Air
Quality Managerment Plan) of the U.S. Green Building Council’s LEED for Gore and
Shell Rating Systam.

PERSONNEL AND RESPONSIBILITIES

A, Construction Manager
1, Ovvarall responsibiiity for the exacution of the plan,
2. Resoive dispuies related to Plan execution and coordination.
3 Appoint the IAQ Representative,
£, Generate andfor compile all Plan documercation, induding a photo log of
the Construciion IAQ Plan praciives followed during construction,
B. 1AL} Representative
1 Infomn ali construction personnst of the Construetion IAQ Managerant
Pian's goals and procedures. Provide opportunities for discussion and
faedbock to ensure that all construction personnel thoroughly understand
the intent and detailed procedures of the Plan.
Z. Regularly tour the jubshe tu supervise and ensure Plan compliance.
3 Bisguss anguing maeasures W carry oul the Plan al projecl coordinalion
meslings andior maetings organized o address  Constnsction  1AQ
Managemen:.
4, Ensura that criteria for wamings and comective actions dus to poor or failed
compliance with tha Plan are clearly undarstond by all affected parties,
5. Nuiify lhe iespaaive parlies in wiiling {&.g. irade comeaclors, veqndors). il in
the Reprasentative’s opinlon, the procedures and measures required to
implement Lhe Plan are not being adhered o,
7 Genaraie andfor complle all Plan dacurmenialon,
c {rade Contraclors
1. Cany oul requlrements of the Plan under :he direction of the Represelative,
Z. Discuss measures to camy out the Plan at all meetings with the Construction
Manager and with any oher subooniraclors performing work affecled by the
Plan.
2. Saquaenca work and use work methads that conform to the Plan requiraments.
4. Assume financial responsibility for costs resuiting from poor or failed
corpllance with the Plan,
PLAN DQCUMENTATION

Prlriasy coples af the documentation will be ied at the project site. wilth a copy
stored at the office of Iha Construcinn Manragar, Upon ocoupancy of e building (or
eadior, if raquested), the Owner will be provided with e foliowing doctmentatton

package:
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I he approved Construction IAQ Management Plan [this document],

‘. A copy of the IAQ Control Measures schedule, which lists the anticipaled

start- up date and expacted duration of all construction 1AG control

measures. The schedule is included as HYAC A of this Plan,

Daficiancy raports showing corrective action iaken and dates of hoth

daficiancy and corvactive action.

Copies of work arders related to Plan IAQ activities and a work order log.

Record of temporary use of building mechanical equipment.

Record of filler change-outs showing location, time, and filter lyps. until

accaplance of equipment by Gwner,

7. A schedula of all filiration media used during construction and for filtration
media installad just prior to accupancy with MERYV values highlighted.

3. Cut sheets for all filiration media used during construction, and for filtration
media installed jusi prior to occupancy.

Q. Copies of duct testing and cleaning reports, if performed.

10, Job progress photographs taken at regular intervals throughout the

constuction provess, Phoiographs will show Lhe implemenlation of various

maeasures raquired by the Plan and will be labaled 1o indicata the SMACNA

maasure being illustrated. Photographs will have intagral date stamps and

will be submitted in chronological order. No fewer than minimum 138

photographs will be submitted evenly divided between at least minimum 3

occasions.

e

{c

oo

5.0 REFERENCED STANDARDS

A, Shaat Matal and Air Conditioning National Cantractors Association (SMACNA) IAQ
Guideline for Occupied Buildings under Construciion, 2+ Edition 2007, ANSI
SMACNA 0080-2008 (Chapter 3).

B. Conditioning National Contraciors Assodiation (SMACNA). The overall intent and
same datailed recommendations found in these Guidelines ara tha hasis for this
Plan,

i ANSI/ASHRAE 52.2-1999; Mathod of Taesting General Ventilation Air-Cleaning
Devices for Removal

L. Efficiency by Parficle Size. These define the testing to establish the MERY rating of
“ilters.

L. General Spocifications for the Cleaning of HVAC Systoms, National Air Duct
Cleaning Association, 1897, www.nadca.com (202-737-2026).

F. Green Building Design and Conslrugtion Reference Cuide LEED v4 Edition with
Addenda, LEED for Core and Shell version 4.0, U.S, Green Building Coundil,

6.0  GOMPLIANCE WITH SMACNA GUIDELINES

A Per LEED, this Conslniction Indoor Alr Quality Managament Plan follows Chapler
3 of lhe |AQ Guidelines for Occupied Buildings under Construction, 2™ Edition 2007,
ANSI/SMACNA, published by the Sheet Metal and Air Condiioning Contraciors
Nalional Associalion Ine. (SMACNA), Because he SMACNA Guidelines are writlen
‘or nceupled buildings undergoing renavation, the headings nsed under the " Control
Measures" seclion of this Plan have been modified, where appropriate, (o reflect a
new consfruction project. All of the SMACNA sections are addressed under the
corrasponding headings listed balow.
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62

SMACNA HEADINGS HEADINGS INTHIS PLAN | A4 50
Pian}
Chapler 3 Conitol iYeasures Conirol Measures 710
3.1 Overview {Nol applicable) NA
. HVYAC Equipment and
3.2 HVAG Protection Ductwork Protaction and Use 7.0
3.2.1 Retumn Slda Sealing Duciwark and Air Handling 7A
Equipment
3.2.2 Genlral Filirtion Filter Replacesnant and Tracking 7B
S " Use of Mechanical Systems Duin “
3.2.3 Supply Side Construction ¥ 9 T.C
3.2.4 Duct Cleaning 3:::; {f]);c;an]ng andd HVAC Edquipman 7D
3.3 Source Control Source Confrol 8.0
3.3.1 Product Substitution | Product Substitutions 8N
3.3.1 Low Erndssion Products | Low-Emission Producls aa
3.3.2 Madifying Madifying Equipment Operalion ac
Equipmant QOperatinn] {(not applicable) ‘
3.3.3 Changing Wark . .
Praclicas Changing Work Practices 4D
3.3.4 Local Exhaust Temporary Exhavst & Venilation BE
3.3.5 Alr Cleaning Alr Cleaning (not applicable) NA
3.3.6 Covar or Seal Sealing Pollution Sources a.F
3.4 Pathvway Interruption Pathway Intamuption 9.0
Depressuriza the Work Aren | Deprassurize the Work Aren B4
Pressuriza Oocupied Space | Pressurdze Ovonpled Space 9.8
Erect Bayriers to Contain Eract Barriers to Contain a0
Conslruclion Area Cuonsituction Area o
Relocale Pollutan: souices | Refocate Pollutant sources a0
Tampararily Saal tha Building | iNot applicabla)
A8 Housekeeping Housekeeping 10.0
Routine Jobsila Cleaning H0LA
Protection of Slored Malerials 108
br'ore lnslallation ’
Protection of Matedsls During and .
After Inslafiation e
3.6 Scheduling Scheduling 110
fape Bol 12
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Airlng-oul New Materials 1A
Sequencing of Finish Applications 11.8
Piuper Curing of Concrete ne
ba‘ore Covering )
Installation during Unoccuplad 1.0
Perinds

70 HVAC Equipment and Duciwork Protestion and Use

A

3

Sealing Ductwork and Alr Handling Equipment

1. Qpenings into stalled dochwork and sirhandling squipmsol not In aglive
use will be cavered using Taped plastic, taped cardboard or other reasonably
air- tight enverings. Openings will be covered prior 10, or immadiately Upon
instaltation of the ductwork or equipment. Regufar walk throughs will be
conducied by the 1AQ Representative to check for damaged or displacsd
covenings, Correclive aglions ‘or damaged or displaced coverings will be
addrassed inmedialely upon discovery, per the direction of the 1AQ
Represenlalive,

2 Consruclion work that genarates air poliution will be avolded where
ducswork or air- handling equipment is being ins:alled.

rFiltar Replacement and Tracking

1. MERY 8 ilers used for duciwoik protection (see secion above) will be
raplacad on an as- needad basis, as detaminad hy tha I1AQ Represantative,
At the end of construction, just pror io turn over, the MERV 8 filters vsaed for
ducwork protection will be discarded.

Afthe end of construction, just prior to tumaver, new MERV 13 fillers will ba

hy

o

insaled.

4, A listing of fil:er replacements (showing location, time. and filler typa) will be
recorded and induded in the final Plan documentation,

5 An approved cul sheel Tor each 1ype of temporary filter nsed will ba filad and

includad In tha final Plan documentation. The MERV rating of each Jitar wil
be highlighted on the cut sheet. Cut sheets will include the contractor's
starip.

Usa of Machanical Bystems during Construction

1. The building's pemnanent HVAC systems will not be wsed during the
constructon provess. o the maximum extent feasible. Passive veniilalion
and teruporary axhaust fans, as desoibed in the Temporary Exhiaust and
Ventilation saction under Source Control, are tha primary approaches 1o
minimize contaminant build-up within the building, and to provide outside air
la the construction warkers.

Z. I£ it beoomes necessary to use the bullding's pemmanent HYAC systems
during consruction. the following control and protection measures will be
employed:
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a. Exhuust and makeop air supply syslems: if a system is operated
during construciion, s fllers witl be replaced upon completion,
b GCentral air systams will ba subject to thasa provisions when

operated duting conslrustion:

1) The oantral AHU will ba protested with a termporary fifer
having a minimum rating of MERV 8 par ASHRAE 52.2-1989,

2 Distdbution elements needing filters, including all return air
ductwork, will be protecied with temporary filters having a
minimum rating of MERY 8 per ASHRAE 52.2-1994 unless
otherwise noted bielovr,

Y if used for prolonged periods, filers will be periodically
Inspeted and replacad i dirly,

kbl

Al companants of the distribution an e relurn slde will ba
protecled, including but not limied to:

1} The portion of the air handler upstream of tha cantralfan
3! Retum vants, ducts and shafls;

N)) VAV box intakes: and

4 Tranafer ducts.

Components of tha distribution syster on the supply side will
typically nio: need pratection excapt i portions of the supply system
become cantaminated, coarse fillers will be applied to complately
caver supply outiets, to prevent the distribution of particulates into
building spaces,

[

8.0 Source Conirol

& Product Substitution:
L Praducts utilized in the inishes of this building shall adhere o the emissions
criteria in specificadons Division 1 “VOC Content Limitations” section,
2, Such producls shall vadergo & submission  proosss, whewin  he

subconiractor submiting the products will be required to provide detailed
information ragarding the product’s VOG contant. Produe:s that do not maat
the YO contan Bmitation requiramanis will be rejactad.

B. Low Emitting Products - | is Plan is predicated on the use of low-emission interior
products sitoh comply with the followiigg VOC il standards:

1. Adhesives, Saalanls and Saalanl Pidmears: Califorida’s Soinh Coast Air
Quaality Managemen! Disticl Rule 71108, Adhesive and  Sealard
Applications {LEED Credil EQo2}

z, Asrasol Adhesives: Grean Seal Sandard GC-36[LEED Gradit EQe2]

2, Anli-Corrosive and Anti Rust Paints: Green seat Standard GC-03 [LEED
Credit EQc2]

£, Inferior Topcoot Paints: Green Seal's Standard for Architeclural Coatings (GS-

11} [LEED Cradit EQe2] Green Seal, 1001 Connecticut Avenue. NW, Suile
827, Washington, WC 20036 [LEED Credit EQg2|
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5. Al Other Architeclurst Coalings: California’s Souwh Cosst Alr Cluality
Managemwen, District Rule 1113, Archlieclural Coatings (adopted Seplambsar 2,

3

1977, with amendmen:s thraugh May 14, 19640} [LEED Cradil EQc2]
Carpel Systerns: Carpel and Ruy Inslliute’s CRI Green 1AQ Label *Plus”
critaria [LEED Cradit EQe2}

Carpet Pad: Carpet and Rug Institute's CR{ Green |AQ Labal aiteria [LEED
Credit EQe2}

Hard Surdace Floodng: 1he Resilient Floor Covering Insiitute - FloorScore
Frogram [LEED Credit EQc2}

Composiie Wood and Agrifiber Products: Products containing added urea-
formaidehyde resins wilt not be lnstalled on the puojeot, In addition, produsts
willt taminating adhasives coraining irea-formakiehyde will not ba insialie!
on the praject, {LEED Cradic EQc2]

Maudifylng Evuipraent Opealion

1

To reduce air pollution during construction:

a, Electric equipmant wil be used Instead of gascline-
powered equipment whenever praciical.

t. Bottled gas will be used in place of digsel fusl whenever practical.

Exhaus! fiosn gasoline or diesel vehicles will be kepl away flom air

intake pathways.

Fuel-buring squiprment wifl be cydled olf durdng exlended pesiods

hrtweaan tses,

b+

£

All construction workers will use work praciives that reduce the guneralion
and distribtion of indoor alr polivlanis, The Represenative will conduct
arientation sessions with affected consiruction woikers and supervisors, 8s
part of *he Construction Managers overall orientation on $a’a work
practices. In these sassions, the Rapresantativa will raview goals covering
all 3spec:s of the Plan, indluding HVAC protaclion, source control, pathway
interruption. use of low- VO products, and housekeeping.

I Changing Wark Pracicas
1
L. Temporary Exhaust and Ventilation

1.

Where avallable, oparable vents and windows will ba opaned to venlilate
the building during application of interior finishes when wes:her conditions
are svitable. Spaces with fixed glazing or no windows will be veniilated by
localized lemporary exhaust, as described below, or by using buildiag
mechanical systems (described above).

a, Any local regulations concerning the discharge of particulates will
be adhered o,

b Local temporary exhaust wilt ba accomplished uslog ans, dil
exlensions. and filters,

G, Local temporary axhaust will nat discharga near airintakes or other
opanings shat lead into she buifding.

¢ Building fouvars may be termporarily removed, or he insallstion of

fixed windows delayed for the placement of exhaust ductwark.
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r Sealing Pallution Saurces
i Ths “sliowing rules apply to matedals that eamit air pollutants or odors:
a. Containgrs containing wel ma:erals will be covered whenever they
are not In aotive use,
b Wasia matarials will ba covaraid or sealed and ragulany ramaoved

from the building.

Absorptive materials or materials with an odor will be covered while
moved thrangh he bullding.

Whenever possible, malerfal coniainers will be disposed of with e
covers on.

Matarials that reruire a surfaca coating 1o control polisants or
odors will be coated prompliy.

o

<3

b

s Sealing Poliution Sources
L Containers of emiling malerials {e.g., sealants, adhesives, painls) will be
covered whanever they are nol in active use,
Z. Wasie malerials, paricularly those that emit odors, will be regulady removed

ftorm e building,
90  PATHWAY INTERRUPTION
A Erect Barriers to Contain Construction Area
1 When wark Is complated in an area, tha area will be protactad from

pollutants genaratad in other parts of the building still under construction.
Cne or more of the following methods of pathway interruption will be used:

H. Eracting bariers hetwaen compleiad areas and amas still undar
consruction.
b, ‘Where present. doors and windows will be closed and lacked

betwesn compleied portions of the building and postions of the
building stilh under conslruction. The chsures will be further sealed
with tape, plastic shesling and/or sealant, if necessary.

2. hure there bs o consiiucled barrler between the Lo purlions of the
bullding, » tempaomrily bardar will be araciad o closa in the smaller
of the two spaces. Tha edge o the temporary baniar wili ba tapad
cantinuously 1o ensure a tight seal, or aven caulked, The temporarily
barriar will be erected o withstand pressure diffsrentials between the
two spaces. Elevalor and slainvays that open on 1o both compleled
areas and areas stil under construction will have air lock vestibules
at their entsies (o the floor to prevenl the passage of dust and olher
cotlaminaes by the stk affect.

D. Ralocate Polutant Souices: Slaga the Incation of equipment or procasses wilch
produce pollutants away from airinlake and ocoupied areas,

1140 HOUSEKEEPING
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A, Routine Jobsite Cleaning

i Cantroliing Pollufion at Entrancas. Measures will be implamentad o
close or cover pathways between spaces hrough which poliutants could
travel, such as potistants Tom being iracked into interior spaces by wworkers
w equipment, These will include femporiily walk-oll mals and Noor

pinEecion,
v Tha ‘ollowing housekeeping measures will be employed as part of the Plan:
a. A ragquiar housekesping schadule will be instituted, Cleaning

neasures and frequency will be seluclted acconding o the pollutants
qanaraled in a space.

b Whena applicabla, dust will be suppressed by the use of low-odor
wetling agenis and sweeping compounds.

&, Low-odor cleaning agents will be ussd.

d. Spills of water or solvent will be cleaned up immediately.

e. Azention will be given fo cleaning hidden or hard-to-reach surfaces,
such as wall cavilies, ops o dour, ledyes, and behind waler closels,

B. Protection of Stored Materials before Installation
1. Measures will be iaken 1o 1) minimize dust accumuiation on material

surfaces; 2) minimize moisture exposure or moisturs damage of siored
materials; and 3) minimize the absorption of other pollutants by absorbent
materials, The measures will indude Lhe following:

a} Materials will be handled and stored according to the manufacturer's
recommandations,

bl Unwrapped abisurbent melerials will be sheink-wiapped and siored
on pallets {or similar means) to ralse them off the ficorsurface

al Highly absodent maderials such as duct liver. acoustic lile,
campeting, or insulation will ba siored Indoors in the orginal
packaging or covared and sealed.

dl Moderately porous materials such a8 gypsum boord will be stored
indoors, wrapped or away from dust and materials prone to off-gas

VOC's,

a) Dense material such as glass, metal framing, ductwork and
equipment will ba covered and kept dry.

fl it condensation forms on cokd material. care will be taken not to

expose il to dust or oher particles. If exposed to pollution,
housekeeping measures wilk be used promplly 1o clean he malerel
hafore installation.

dl No materials will ba stored in rooms concaining air-handling
equipment other thon matedals intended Jor usa there.

Y Frotection of Materials During and After Installation
1. Ne malerials inlendadd for dey instedlation will be installed we,
2 The Represeatadive will determine appropriote measures to prevent water

damage to matadals not intended 10 be wet during construction, including
tamporary waler baniers and/or wafer $:00s.
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Suboontractors are required to notify the Represantativa of any condition in
which o material may be moisture damaged. The Represaentative will inspect
the materdal and determine if it needs to be replaced.

110 SCHEDULING (GENERAL)

A

Airing-Chit of New Matarials

1

Materials including carpe:, carpet tiles, vinyl composition tile, and resillant
sheeal Mnoring will ba removed from thel packaging 24 10 72 hours prior fo
their Instaliation and stored in ventidated areas away from absorbent
materials acoustical such as ceiling tiles (ond away from spacas where
celling liles have been installed).

Sequencing of Finish Applications

1

The instaflalion and application of finishes will be stheduled o prevenl
porous matedals from ading as “sinks™ for the slorage and subseguent
ralease of contaminants emited fram wet-applied finishes and other high
af-gasaing matarfals, Major inish matarals for tha project hava been
calegorized s  either 'Sowrces’ (highly emiling) or 'Sinks'
{porousinbsorbent).

lhe following sequencing procedures will be cooddinated by the
Representative:

ay Caulks, sealants, and joint fillers will be applied prior to installing
campets.

t) Paining of interlor walls, soffits. doors, frames, elc. {with the
exveplion of fouch-up work) will oosur prior to installing carpes.

al Painiad areas will ba allowed a minlmnm 48 hour drying pariod
befara carpa's or acoustisal caifing Hes ara installad. Only low- VOC
painis and primers will Da usad,

gl Where feasible, a primer coat of paint will be applied to gypsum
wallboard prior to *he application of cautks, sealan's, and joint fillers.

a) Custom architectural millwork items will be finished off-site ond
delivered ‘o the site ater a minimum 48-hour off-site curing period,
fl Fabric-covered syslems furniture parels and upholslerad fueniture

wit ha insialted after all ather finish work Is complata.

Proper Curing of Conocrste before Coverlng:

1

Applicable finishes over tonorele slabs and loppings {stone flooring; VCI;
weesd Hooring: carpet; paints; sealers) will be instatied acconrting to the
manufactrar’s instroctions reganding tha appropriate condition of the
concrate sloh,

Installations Duing Unoconpied Pedads

1.

inslattations will vocur only duiing vhocoupled periods.
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Cuoupied and unoceupied areas will be effectively separated from on- going
construciion-gensrated pollolion In accordance wih the requirements of
"Pathway Interruption,” above.

Appendix A — Schedula of Indoar Alr Glality Maasures

MEASURE

SMACNA
REFERENCE

START DATE
OF
IMPLEMENTATION

NOTES

Exhibit

69

Pege 12of 12




DocuSign Envelope ID; 012E7FD8-D0C1-4FC4-BB59-2AFD5CB82554

EXHIBIT L
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MEMORANDUM

(Revised)

TO: Honorable Chairman Jose "Pepe" Diaz DATE: October 18, 2022
and Members, Board of County Commissioners

FROM: (‘g gonzon-Keenan SUBJECT: Agenda Item No. 14(A)(7)

County Attorney

Please note any items checked.

“3-Day Rule” for committees applicable if raised
6 weeks required between first reading and public hearing

4 weeks notification to municipal officials required prior to public
hearing

Decreases revenues or increases expenditures without balancing budget
Budget required

Statement of fiscal impact required

Statement of social equity required

Ordinance creating a new board requires detailed County Mayor’s
report for public hearing

\/ No committee review

Applicable legislation requires more than a majority vote (i.e., 2/3’s
present _ ,2/3 membership , 3/5°s , unanimous ____, CDMP
7 vote requirement per 2-116.1(3)(h) or (4)(c) ____, CDMP 2/3 vote
requirement per 2-116.1(3)(h) or (4)(c) ____, or CDMP 9 vote
requirement per 2-116.1(4)(c)(2) ) to approve

Current information regarding funding source, index code and available
balance, and available capacity (if debt is contemplated) required
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Approved “&ﬂ%Z&\ Gbns &’W\Mayor Agenda Item No. 14(A)(7)

Veto 10-18-22

Override

R-1029-22
RESOLUTION NO. 029

RESOLUTION APPROVING THE TERMS OF AND
AUTHORIZING EXECUTION BY THE COUNTY MAYOR OR
COUNTY MAYOR’S DESIGNEE, OF A RETROACTIVE
LEASE AGREEMENT (“LEASE”), BETWEEN FIRST
INDUSTRIAL, L.P., A FOREIGN LIMITED PARTNERSHIP, AS
LANDLORD AND MIAMI-DADE COUNTY, AS TENANT, FOR
THE PREMISES LOCATED AT 9001 NW 87 AVENUE,
MEDLEY FLORIDA, TO BE UTILIZED BY THE MIAMI-DADE
COUNTY POLICE DEPARTMENT FOR  GENERAL
WAREHOUSING USE AND INCIDENTAL OFFICE USE
RELATED THERETO, FOR A FIVE-YEAR TERM, WITH A
CUMULATIVE FISCAL IMPACT TO THE COUNTY
ESTIMATED TO BE $6,598,869.65, INCLUSIVE OF BASE
RENT IN THE AMOUNT OF $5,212,507.32, $260,625.37 FOR
LEASE MANAGEMENT FEES, AND $1,125,736.96 IN
OPERATING EXPENSES, PLUS ADDITIONAL PREMISES
OPERATING EXPENSES NOT YET DETERMINED,
AUTHORIZING THE COUNTY MAYOR OR COUNTY
MAYOR’S DESIGNEE TO EXERCISE ANY AND ALL OTHER
RIGHTS CONFERRED THEREIN AND TO TAKE ALL
ACTIONS NECESSARY TO EFFECTUATE SAME

WHEREAS, First Industrial L.P., a foreign limited partnership (“Landlord”), owns
certain property located at 9001 NW 87 Avenue, Medley, Florida (“Premises”); and

WHEREAS, Miami-Dade County (“County”), desires to lease the Premises consisting of
approximately 66,376 square feet, inclusive of 2,620 square feet of office space, to be utilized by
the Miami-Dade Police Department; and

WHEREAS, this Board desires to accomplish the purposes outlined in the accompanying
memorandum, a copy of which is incorporated herein by reference,

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COQUNTY

COMMISSIONERS OF MIAMI-DADE COUNTY, FLORIDA, that:
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Section 1. The foregoing recitals are incorporated into this resolution and are
approved.

Section 2. This Board hereby approves the Lease in substantially the form attached as
Exhibit A to the Mayor’s Memorandum between Landlord and the County as tenant, for the
property located at 9001 NW 87 Avenue, Medley, Florida, to be utilized by the Miami-Dade Police
Department, with a cumulative cost to the County estimated to be $6,598,869.65, inclusive of
$5,212,507.32 in base rent, $260,625.37 in lease management fees, and $1,125,736.96 in operating
expenses, plus additional operating expenses directly paid by the County not yet determined, for
the five-year term of the Lease, to be funded from the Surfside Fund, FEMA Federal Fund, and
General Fund, beginning on October 7, 2022 and cancellable on or before November 7, 2022, by
either party based on conditions established on section 17.4 of the Lease.

Section 3. This Board authorizes the County Mayor or County Mayor’s designee, to
execute the Lease, to exercise any and all rights conferred therein, including any rights to terminate
the Lease, and to take all actions necessary to effectuate the same.

The foregoing resolution was offered by Commissioner Rebeca Sosa :
who moved its adoption. The motion was seconded by Commissioner  Sally A. Heyman

and upon being put to a vote, the vote was as follows:

Jose “Pepe” Diaz, Chairman aye
Oliver G. Gilbert, 111, Vice-Chairman aye
Sen. René Garcia aye Keon Hardemon aye
Sally A. Heyman aye Danielle Cohen Higgins  aye
Eileen Higgins aye Kionne L. McGhee aye
Jean Monestime  aye Raquel A. Regalado absent
Rebeca Sosa aye Sen. Javier D. Souto aye
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The Chairperson thereupon declared this resolution duly passed and adopted this 18" day
of October, 2022. This resolution shall become effective upon the earlier of (1) 10 days after the
date of its adoption unless vetoed by the County Mayor, and if vetoed, shall become effective only
upon an override by this Board, or (2) approval by the County Mayor of this resolution and the

filing of this approval with the Clerk of the Board.

MIAMI-DADE COUNTY, FLORIDA
BY ITS BOARD OF
COUNTY COMMISSIONERS

HARVEY RUVIN, CLERK

Basia Pruna

By:
Deputy Clerk

Approved by County Attorney as
to form and legal sufficiency.

Lauren E. Morse
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