Commercial Lease Net, Net, Net

Property:
Habana Plaza

(as described on Exhibits “A” through “E” attached)

3100 - 3140 Flagler Avenue, Key West, Florida 33040

Lessor: Hillsberough Center Associates, L.L.C.,, 3110 Flagler Avenue, Key West, Florida 33040

Lessee: City of Key West, Florida

Effective Date: April 1, 2010

a. Suite 1 (see exhibit A) : 30 days from obtaining construction permits, Estimated May 1, 2010
b. Suite 2 (see Exhibit B): 120 days from obtaining construction permits, Estimated Aug. 1, 2010
. Suite 3 (see exhibit C): 120 days from lease signing, Estimated August 1, 2010

d. Suite 4 (see Exhibit D): 120 days from obtaining construction permits, Estimated Aug. 15, 2010
e. Suite S (sec Exhibit E): 90 days from obtaining construction permits, Estimated July, 1, 2010

Rental Commencement Date: Same as “Effective Date”

f. Suite 1 (see Exhibit A): May
8- Suite 2 (see Exhibit B):

h. Suite 3 (see Exhibit C):

i. Suite 4 (see Exhibit D):

J+ Suite § (see Exhibit E):

As each suite will
statement statin

be occupled at staggered intervals, upon occupancy Lessee shall furnish Lessor a written

g that the Lessee has accepted that portion of the leased premises for occupancy and setting forth

the actual occupancy and rental commencement date for that portion of the leased premises

Security Deposit:
Lesso;' Attorney:
Lessee Attorney:

Leased Premises:

-~

Equal to 1 months then applicable rent

N/A

approximately 24,224 square feet, more specifically described in Exhibits “A" through “E”,

Lessor represents that the buildings are structuratly sound, the roof is without leaks and maintained in good condition, and mechanical
systems serving the _ease Premises are in good operating condition with adequate useful life to provide service during the term of this
lease.
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Lessor agrees (o provide necessary demolition and basic build out of ail space to include demising walls, with painted
surface, doors and locks, flooring, lighting and plumbing, mechanical and electrical systems. Additionally, specific

as the reductions do not materially affect the fitness of the space for occupancy. Lessor and Lessee agree that the budgeted
line item amounts outlined in Move-in Plans A —E may, at Lessee's request be re-allocated to better suit Lessees needs
provided that the total build out allocation is not exceeded.

Location of rental payment: All rental payments shall be mailed to;

Hillsborough Center Associates, LLC
c¢/o Commercial Reaity Associates, Inc.

150 Clove Road
Sixth Floor
Little Falls, NJ 07424
SECTION ]
SPECIFIC PROVISIONS

For valuable consideration Lessor leases to Lessee the leased premises, with improvements and personal property
described abovenccordingtometennsheminsetfonh. acopy of which the Lessee acknowledged receipt.

2. Term of Lease.

This lease shall be effective for the term of three (3), [ } months | ] weeks [ ] days {x] years, beginning on April I*
2010 and ending March 31, 2013, The specific commencement dates for each unit may vary but all lease space wiil
terminate on March 31, 2013 or Upon 180 days prior written notice to Lessor, Lessee shall have the option to cancel the
Agreement after Lessee hag occupied a unit for a minimum of 18 months. In no circumstance may Lessee occupy any
portion of the leased space for less than two (2) years,

3. Rent for Standard Lease, -
The first month’s rent and securily deposit shail be due on the rental commencement date for each unit. Rent shall
thereafter be due on the first day of each month. The total monthly amount for rent is calculated as follows:

Base monthly rent: $12.00 per square foot.
Square footage for ench of the individually leased spaces is set forth more specifically in Exhibits “A" through “E".

Additional rent includes but is not limited to:

Amortized construction and renovation expenses of $.17 per sq ft per month for 36 months as agreed on between
Lessee and Lessor.

Sales or Transaction tax charged by any govemmental entity which may be imposed on the rental transaction.
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CAM Charges: are estimated at $4.75 per square fool, more specifically described in Exhibit “G". CAM charges shall be subject
toannual RECONCILIATION AND adjustment based on the actual cost of the operating expenses for the property.
Lessee shall have the right at its sole cost and expense to audit CAM charges.

Late payment penalty; N/A

4. Intentionally Deleted.

5. Proportionate share. Tenantstponiona!cShmadjustedbasedmlzssccsoocupuncybydividing'dletomlamoumofl.cmecs
occupiedspacebyﬁmtotalsqftofmecmmminlporﬁonofdrepmpeny.mtamlsqﬂofmepmpeny!brNNNpmposesisS0.000sq
ft

6. Cost of Living Escalation.
Base rent shall be fixed at $12.00 per square foot for the first eighteen (18) months, Rent shall thereafter increase by 3.5% every
twelve (12) months, .

7. Costs of Taxes ond Assessments,

Lessee shall be responsible for its proportionate share of all taxes and assessments levied against the real property,
improvements thereon and Lessee’s personal property contained therein and all other taxes and assessments which may relate to the
real property improvements or personal property contained therein and all increases related to all of thess. Lessor may pay the same
on the Lessee's behalf, and Lessee shall reimburse Lessor for the same.

oﬂufomofassmwmbasedinwhoborhpmtonmemhetvnlmﬁonofﬂcussof'smalpmpertycompﬁsh\gmedem&d
premises, then and in such event, substituted tax or imposition shall be payable and discharged by the Lessee in the manner
required pursuant to such lapmmulmdwhichs!nllaudwﬁzesmhchmgeinmewopeofmetaxation,mdasmqukedbyﬂletem
and conditions within the Jease,

Nothing in this jease contained shail mqjimﬂvelesseempaymyﬁmmchise,estam.hmeﬁmwe,mssim,capiml levy or

transfertnxofmel.usor,orl’edemlhcomeTax.StateIncomTax.orexcmspmﬁtsormvmwtax.unlwswchtaxsmein
subsﬁnnbnform.nopenymmamﬂtofawhchmgemmemmdmpeofmbn.

8. Tax Profests by Lessee. <

Hﬂmlzmwislmtocmmmymnemorlevyofhxesmﬂleleasedpmniscs,theLessorcovexmntsandagreesﬂmit
will {end ilsnameandexecmeallnemrypapuslnaiddwuswchcomestingorliﬁ i gsaidasscssmem,pmvided.however.
that said (itigation orcontcstshal!beattlwcostandexpenscofﬂml.cssee.Any resultant reduction or rebate of taxes, paid or to be
paidbymel.&see,shallhelongtoﬁml.e.m

9. Sales and Transaction Tax.
It is understood that the Lessee is not responsible to pay sales or transactions tax. In the event Jaws change and the
Lessor becomes responsible to pay these taxes the Lessee agrees to reimburse [essor for all such taxes.
10. Security Deposit. | months then applicable rent
11. Place of Paying Rent.
Lessee shall pay rent to the address of the Lessors as designated on page one of this lease, or to any newer address of
which Lessor gives written notice to Lessse.

12, l&eepaysaﬂexpem.
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This lease shall in all respects be treated as a triple net lease with gl casts and expenses for all regularly occurring
operating expenses and excluding any deferred maintenance paid for by Lessee, including, but not limited to, real property taxes;
fire, casualty, theft, and liability insurance (as more specifically described in Paragraphs 14 and 16): trash removal; water, gas,
electricity and other utilities; repairs and maintenance of Lessee's premises,

13. Maximum Legal Interest. ‘

If any monies are owed under the terms of this lease, all of the provisions of the lease notwithstanding, the parties that the
panyowingsunwtotheod:erasaresultofpaformmwes under the [ease, shall incur as a penaky of the maximum legal rate of intcrest
that isineﬂ’ectatlheacnmltimeofﬂ)ecbarge. Imcrestmusimposedshallnlsobechmgedonanycosix. legal fees, or any other
obligations arising out of this lease, if the laws of the state which govem this lease have no maximum legal interest rate, the rate
shall be |8%.

14. Provisions of Fire and Casualty Insurance Policies.

Lessor shall pay the cost of Fire and Casualty Insurance on Lassee’s behalf, and Lessee shall reimburse Lessor for the
same. Lessor will work with Lesses to obtain the lowest possible costs for insurance coverage. Lessee shall provide fire insurance
protection on Lessce's stock in trade, furniture, fixtures and other property within the leased premises, in an amount equal to the
full insurable value thereof, and promise that any insurance coverage in this regard shall contain a waiver of the insurer's right of
subornation against Lessor.

15. WaiverofSubordimﬁmonCnsualtyInsm'ancc.
Lcssorhcrebymleasesl.essee,todwexmoﬁts insurance coverage, from any and ali !iabilityofanylossordmmgcamad

byﬁmmmydmcmdmmgcmmﬁe& nomitllsmndiugsuduﬁmorothu-cwualtyslmu becmctothefaultq'negligeme of

Lessee or it's agents, provided, however, this release shall be in full force and effect only with respect to loss or damage occutring

Lessaeshal]pmmpttydelisertouelmor,diemiginnl(s),ormxeandmmeopisofanymdallax:hpoliciaoﬁnsum
Lessee shali not carry any stock of goods or do or omit to do any act in or about the leased premises which will in any way impair
or invalidate the obligation ofanypolicyofinsumceonwhmfere:mtoﬂnlmsadpmm'mea The parties shall use good faith effosts to
haveanyandallﬁre,cxten&doovemge,oranyandall material damage insurance which nuybecaxﬁedendorsedwithd:efollmving

This insurance shall not be invalid should the insured waive in wﬁﬁng,pﬁortoaloss.anyandaﬂrightoflhecovemge
againstanypmyforalossoccmﬁngtnﬂmpropertydwcrtedmm ’

16. Liability Insurance.

Lessee shall, at its own cost and expense, during the term of this lease, procure and maintain in force policies of
liability insurance, with Lessor as an additional assured thereunder, insuring Lessee to the amount of $500,000 against any loss or
damage, or any claim thegeof, resulting from injury or death of any one person, and to the amount of § 1,000,000 against any foss or



Lessee shall promptly deliver to Lessor the original or originals, or a true and exact copy, of any and all such policy or
policies of insurance,

All policies shall contain a written obligation of the insurer to nolify Lessor in writing at lease 10 days prior to any cancellation
thereof.

17. Non-Liability of Lessor
Except to the extent caused by the negligence, recklessness or intentional wrongful misconduct the Lessor or
Lessor's employees or agents, Lessor shall not be linble for any costs or damage not covered by casuaity insurance, occasioned by
failure to keep the premises in repair, and shall not be liabfe for any damage done or occasioned by or from plumbing, gas, waler,
steam, or other pipes, tanks, washstand or waste pipe, in, above, upon or about the premises, nor for damage oceasioned by water,
Snow, or ice being upon or coming through the roof, skylight, trap-door, or otherwise, ar of any owners or occupants of adjacent or

>

contiguous property.

13. Tndemnification.
The City, a municipal government entity, as referenced in Section 768.28, Floridn Statutes, agrees to be responsible

to the limits set forth in such statute for its own negligent acts or intentional tortuous actions, which result in claims or suits
against the City or Lessor, and agrees to be liable only to such to the Statutory limits, whether applicable or not, for any
damages proximately caused by said acts or omissions, or intentional tortuous acts,

Nothing contained in this Section shall be construed to be a waiver by either party of any protections under sovereign
immunity, Section 768.28 Plorida Statutes, or any other similar provision of law. Nothing contained herein shall be
construed to be a consent by either party to be sued by third parties in any matter arising out of this or any other Agreement.

19. Renewsl,
Lessee shall have the right to renew this lease upon the following terms and conditions:

a mmeemlemeemmwsmumnmo-monm term, monthly base rent shajl be equal to 150% of the last months then
mmmﬁrbmmtwmnmmmﬁmommpaidwmmwaﬂﬁsm
b. InmeevemLaseemwsforapcxiodofmlessdnnone(l)year,nwnﬂuybmemﬁmllbedemiwdbythccum:nt
nmﬂcetmle;however.innoevcmsimllﬂtmuhlybasemmbemﬂmnmelmtmonthsrempaidmderﬂlelermoﬂhis
lease.
waiﬂ)smndhganyﬂﬁngcmmhndmmlcmnmmﬁ!ylesswinwrkhgoﬁm intent to renew no less than six (6) months
prior to the expiration of this lense.

20. Purchase Option. None

21 Use by Lessee,
Tlnpmnisesshaubeusadforoﬂ?cespace.

22. Intentionally Deleted,

-~

2S. Additionnl Space, N/A &



26. Intentionally Deleted,

27. Common Areas and parking.

The term Common Area means the entife area designated for common use or benefit within the outer property limits of
the building area, including but not limited to, parking lots, landscaped and vacant areas, passages for trucks and other vehicles,
areaways, roads, walks, curbs, garden court and arcades, together with public stairs, ramps, shelters, porches, bus stations and loading
docks, with facilities appurtenant to each, if any such areas exist or may later exist on the renl propexty of Lessor, but excluding any
area which the Lessor may have designated as s restricted area.

The public partions of the common area are hereby made accessible to the Lessee and its employees, agents, customers, and
hzﬁtmfmmmmbleuschmnumnwimussorforthepumosesforwhichmmwm '

Lessor hereby grants to Lessee and Lessee's agents, employees and invitees the right during the term hereof, to use, in
common with others entitled to the use thereof, such track ways, service comidors, service elevators and loading docks subject to such
reasonable regulations as Lessor shall make from time to time,

Lessor from time to time temporarily close portions of the common areas, erect private boundary marks or take
further appropriate action to prevent the acquisition of public rights and such action shall not be deemed an eviction or disnwbance of
Lessee's use of the leased premises,

Lessee shall have, and is hereby granted, such possession and controd over al] portions of the entire common area, whether at
the front or rear of the leased premises, as will authorize [_essea to exclude therefrom all persons who are not customers or patrons
of the Lessee of the building area, whoarcorwhomybecmtinganuisarmordismrbanoemeremandinpmicularnswill authorize
Lessee to maintain an action htrr.spassagaimtsmhpumwhomnotpatronso:custumusandwhomorwfnmybepicmmg
thereon.

Lessee and its employees, agents, customers and invitees shall have the use of parking arens specifically designated by Lessor for that
purpose. All of Lessee's employees will lmwaCi@Emﬂoyeerl&gPasdaﬂydisphyedinMsd&kmaﬂl&mhssor agrees to
provide parking for the Lessee’s exclusive use as shown on Exhibit F attached hereto and incorporated herein.

Lessee agrees that it shall not at any time park or permit the parking of its trucks or vehicles of others in truck passages
oradjncentlondingdocks'sousmmwfeteinnnywaywiﬂmmemeﬂueoﬂ

Lessee, in common with Lessor and the patrons and customers of Lessee and Lessor shall have the right 10 use for
parking purposes the parking areas adjacent to the building(s) located on the reaf property hereinbefore described. Nothing
herein contained shall be construed in such manner as to imply that any portion of that parking area is hereby leased 1o that Lessee,

Lessee shail have the exclusive right to use the parking spaces located in the front and rear of 3140 Plagler Ave as
described on Exhibit “F". Lessee may at Lessees expense cepaint the parking area to designate who is authorized to park and for
what period of time. In no event will Lessor be responsible for the enforcement of compliance of the exclusive parking spaces,
Upon termination of the lease term Lesses will be responsible to remove all designations from the parking area.

28. Construction and Repairs.

Lessor shall not be responsible for construction or repairs during this lease except as otherwise provided on page
one of this lease and Exhibits YA’ through *“E" unless dye to damage or destruction of the Leased Premises per section [, No.27 hereof
or elsewhere herein provided for,

29. Maintenance of Heater, Cooler, Drinking Water and Locks.

Except for existing air conditicning systems which will be deliverd in good operating condition as reference in the
preamble, Lessee shall be responsible for the installation of all refrigerated air conditioning and coolers and parts thereof serving
the leased premises if such equipment is specifically required for Lessee's particular use. Otherwise, Lessee shall, at its own
expense, care and maintenance of all such equipment whether or not such equipment is located on the leased premises and

cquipment based upon the life of the unit. Lessee shall be responsible for locks and maintenance of locks and doors,

whether such equipment was installed by Lessee or Lessor. Lessee shall pay its pro rata share for the replacement of any such E
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SECTIONII
GENERAL PROVISIONS FOR COMMERCIAL LEASES

1. Quiet Possession,

2. Use of Premises,
Lessee has examined and knows the condition of the leased premises, and agrees:

L To use these premises for reasonable office related services which do not materinlly damage
the leased premises.

2. To surrender possession of these leased premises at the expiration of this lease without further notice to quit, in
as good condition as reasonable use will permit.

3 To keep the premises in good condition and repair as provided for herein below at Lessee's own expense and
not fo commit or permit any waste or nuisance.

4, Not to use the leased premises for living quarters or residence,

law or contrary to any directions, rules, regulations, regulatory bodies, or officials having jurisdiction thereof or
which shall be injurious to any person or propexty.

6. Not to cook with open flame, range top, grill, etc. unless Lessee installs ventilation and fire suppression
equipment required by building codes and dpproved by Landiords insurance carrier.

3. Damages to Interior or Structure,

4. Repairs, Maintenance and Alterations by Lessee,

The Lessee has promised that the leased premises shall at all times be kept in good order, condition and repair by Lessee,
at its own expense, with respect to repairs not covered by property damage and casualty insurance ans caused by the Lessee,and  _
in accordance with all laws, directions, rules and regulations of regulatary bodies or officials having jurisdiction.

If Lessee refuses or neglects to commence repairs within 10 days after receipt of written demand from Lessor, or
adequately to complete such repairs without liability to Lessor for any loss or damages that may accrue to Lessee's stock or
business by reason thereof, and if Lessor shall make such repairs, Lessee shall pay to Lessor, on demand, as additional rent,
the costs thereof with interest at the maximum legal rate from the date of commencement of those repairs.

Lessee shall make no changes, improvements, alterations, or additions to the leased premises unless such changes,

improvements, alterations, or additions: (a) are first approved in writing by Lessor; (b) are not in violation of restrictions
placed thereon by the investor financing the construction of the building; and (c) will not materially alter the character of such
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premises and will not substantially lessen the value thereof, Lessor may not unreasonably withhold approval, and if there is a
dispute as to reasonableness, it shall be determined by arbitration.

IF structural alterations become necessary because of the application 1o the business carried on by Lessee of any law,
ordinance, rule or regulation of any regulatory body, or because of any act or default on the part of Lessee, or because Lessee has
overloaded any electrical or other facility, Lessee shall make such structural alterations at its own cost and expense, after first
oblaining Lessor's written approval of plans and specifications and furnishing such indemnification against liens, costs, damages
and expenses as Lessor may reasonably require.

Lessee may place partitions and fixtures (including light fixtures) and make improvements and other alterations in the interior
of the leased premises at its own expense, These improvements or alterations installed or made by Lessee, other than those of a structural
nature, shall remain the property or the Lessee provided, however, that prior to commencing any such work Lessee shall first obtain
the written consent of Lessor to the propased work.

Lessor may require that such structural alterations work be done by Lessor's own employees or under Lessor’s direction but at
the expense of the Lessee, andl..cssm-may,asacnnditiontoomsmhgtosuchwodt.mquimmall.csseegivcmcuriyt}mtﬂw
premises will be completed, free and clear of liens and in a matter satisfactory to Lessor, and that the premises will be repaired by
memreslmedbylesseetoiwfomleremdiﬁmatdaemnanofdwlmscmLme%solccostandexpcnse. Lessee shall have
theopﬁontoperfonnsuchservimﬂrenmlv&,inwhicheveml:mshallpasabngnnysavmgs in CAM (o Lessee,

5. Mechanics and Other Liens Imposed by Lessee,

Lessee shall keep the leased premises and the improvements thereon at all times during the term hereof free of
mechanics and material men’s liens and other Liens of like nature, other than liens created and claimed by reason of any work done by
or at the instance of Lessor. Should Lessee fail to fully discharge any such fien or claim, Lessor, at its option, may pay the same or any
part thereof.

All amounts so paid by Lessor, together with interest thereon at the maximum legal rate from the time of payment by
Lessor until repaymentbyl_&see,shallbcpaidbyl.mupon demand, and if not 5o paid, shall continue to bear interest at the
aforesaid rate, interest payable monthly, as additional rent,

6. No Signs without Approval of Lessor.

Any and all signs placed by or for Lessce, on the exterior of the leased premises, or on the real property on which the leased
premises are located, shall be so placed and aftowed to remain in place only wiﬂutheappmvalofLmorhwritingexceptmatmeLessee
hasﬂleﬁglxtoplacedwdecalofmeCityochyWﬁtnndidentiﬂmﬁonbydcpammonswrefrm

Nor shall Lessor, oritssuocssorormeowarofdwclcnsedpfemim.bedmrged with the costs of installing, maintaining,
changing, or removing such sign or signs. Lessor shall have the right to approve the design, type, size, lettering and location of every
sign to be erected in, upon or about the Jeased premises.

Any signs placed upon or about such leased premises shall, upon the end of the term of the lease or upon the earlier
termination thereof, be removed by Lessee, and Lessee shall repair any damage to the lensed premises which shall be occasioned
thereto by reason of such reroval,

7. No Exterior Paint Without Lessor Approval.
Lessee shall not decorate or paint the exterior or the leased premises, or any part thereof, except in the manner, and of a

color, approved by Lessor.
8. Trash Control.

9. Stdewallc Maintenance.



At all times, Lessee shall keep the sidewalks in front of the leased premises clean and in a sightty and sanitary condition and
not exhibit or display any goods, wares or merchandise thereon,

10. Replacement of Glnss,

At Lessee's own cost and expense, unless covered by property damage and casualty insurance and if caused by the Leses
Lessee shall replace all glass in, upon or about the leased premises that shall be broken during the term herein specified unless caused by
Lessor, an agent or employee of Lessor, or Lessor's SUCCessor,

11. Right of Re-Entry,

Lessor shall have the right, by itself or agent or with others, to enter the premises at reasonable hours to examine or
exhibit the premises, or 1 make such repairs and alterations as shall be deemed necessery for the safety and preservation of the
building, to inspect and examine, to post such notices as Lessor may deem fiecessary (o protect Lessor against loss from liens of
laborers, material men or others, and for the purpose of permitting or facilitating Lessor's performance of its obligations hereunder,
or for any other reasonable nnposewhidxdocsnotmteriaﬂydinﬁnimlcsseebm,ioynmoruscofme leased premises,

Lessee expressly waives any claim for damages, including loss of business, resulting from Lessor's entry, from the
erecting of scaffolding or other structures to facilitate repairs, or from Lessor’s other reasonable activities for the purpose of altering,
improving, or repairing the leased premises in conformity herewith,

With 24 hours advance notice and at a time that will not matecially interfere or disrupt Lessee's business Lessee agrees o
permit Lessor, at any time within 60 days prior to the expiration of this lease, to place upon or in the window of the leased premises
any usual oron:dimryForRentorsimilarsiguand to allow prospective tenants, applicants or agents of Lessor to enter and examine the
kaxdpmhesdmingdwkstwdaysofmewmhemoﬁmdmpanﬂlmml&ofsagmm, at any time during the term hereof, to
conduct prospective purchasers through the leased premises during reasonable business hours,

12 Assignment or Sub-Letting.
No assignment, sublease or sale of this lease or any interest therein may be made by Lessee without the written consent of
Lessnrhavingﬂrstbecnolmincdﬂnxeto,whichconsmtlzssorslmﬂgmntmuesslmwmnvaﬁdremwhichcanbc

Any attempted assignment, sublease or sale of this lease or any interest therein shall be null and void and have no effect
unless such consent shall have been obmined. Any assignment by operation of law shall be subject to the same conditions and
restrictions as an assignment by Lessee. If such consent is given by Lessor, any and all sub-lessees shall be responsible tenants, and
Lessee shall not be relieved of any liability hemnderbchsee‘samigmnmn, vacation or subletting thereof.

Itisagr:edmntoncofdncondiﬁm:smovingL&ormmkeﬂﬁsleaseisﬂxepe:sonaloonﬁder)ccrepowdbyitinlesseg,
combimdwﬁhﬂwbeliefﬂm[mwmbeammmdowupmuaﬁsﬁmmmn

Nothing herein shall prevent the Lessor from assigning its interest under this lease, provided, however, that any assignee
shall be subject to the same ob!igaﬁommddutimasﬁnoﬁghaﬂ.m.

Lessor until the repayment thereof to Lessor by Lessee, shall forthwith be paid by Lessee upon demand in writing.

'l‘!mpaymntbyl.essorofanysmhsumorsunma'mepetformancebyl.eswofanysuch work shall be prima facie evidence of
the necessity therefor.

14, Surrender and Return of Leased Premises.
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On the last day of the term hereby created or on the sooner termination thereof, Lessee shall peaceably sumender the leased
premises in good order, condition and repair, broom clean-fire and other unavoidable casualty, reasonable wear and tear only excepted.
On or before the last day of the term hereby created or an the sooner termination thereof, Lessee shall, at its expense, emove its trade
fixtures, signs and carpeting from the lensed premises and any propeity not removed shall be deemed gbandoned.. All alternations,
additions, improvements and fixtures (other than Lessee’s trade fixtures, signs and carpeting) which shall have besn made orinstalled
by either Lessor or Lessee upon the leased premises and all hard surface bonded or adhesively affixed flooring shall, without charge,
remain upon and be swirendered with the leased prermises as a part thereof, without disturbance, molestation or injury.

15. Event of Default
Each of the following shall be deerned an Event of Default:

Default in the payment of rent or other payments hereunder.
If Lessee shall default in the performance or observance of any OF Lessee’s covenants or conditions of this lease.
Abandonment of the premises.
The filing or execution or occurrence of:
1. A petition in bankruptcy by or against Lessee.
2. A petition or answer seeking a reorgnization, arrangement, composition, readjustment, liquidation, dissolution
or other relief of the same or different kind under any provision of the Bankquptcy Act.
3. Adjudication ofsteeasabmhuptorimolvencminsolvemy in the bankruptcy equity sense.
4. An assignment for the benefit of creditors whether by trust, mortgage, or otherwise.
3. A pelition or other proceeding by or against Lessee for, or the appointment of, a trustee, receiver, guardian,
conservator or liquidator of Lessee with respect to all or substantiatly all its propesty.
6. A petition or other proceeding by or against Lessee for its dissolution or liquidation, or the taking of possession of
. the property of the Lessee by any governmental authority in connection with dissolution or liquidation.
7. The taking by any person of the leasehold created hereby orany part thereof upon execution, attachment, or other
process of law or equity.

16. Fair Nofice of Default.

The parties are desirous of giving one another fair notice of any defautt before sanctions are imposed. In the event of an act of
default with respect to any provision of this lease, neither party can institue legal action with respect to such default without first
complying with the foflowing conditions:

e o

a. Notice of such event of default must be in writing and mailed to the other party by U.S, Certified Mail, retuen receipt
requested;

b.  Such written notice shall set forth the nature of the alleged default i the performance of the terms of this lense and
shall designate the specific paragraph(s) therein which relats to the alleged act of default; '

. Such notice shall also contain amsmmblymdummmedtscrb(hnofﬂmmimtobemhcn-mpexfmmdbyﬂmodm
panyinorderwcmaﬁleallegeddefaultandﬂmedambywhichmedefaultmustbemmdicd;whichdawmnbemtlcss
man'tenbusmcssdaysﬁ'omdredateofmilingdmnoticeofdefau&

17. Termination.
Upon occurrence of any Bvent of Default, and after proper notice of default has been given, Lessor may, at its option, in
addition to any other remedy or right given hereunder or by law:

a.  Give notice to Lessee that this lease shall terminate upon the date specified in the notice, which date shall not be earier
than five days after the giving of such notice; or,

b. Immediately afier ten daysofdefnulnawwMﬁmhano&ceordenmd enter upon the leased premises or any part
Lhemof,hnhenameofﬂxewholc,andupondndnwWiﬁedinsuchnotice,ornnyomernoticepursuamto law, oru
such entry, this lease and the term thereof shall terminate.

18. Repossession, (b
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Upon termination of this lease as hereinabove provided, or pursuant to statute, o by summary proceedings or otherwise, the
Lessor may enter forthwith, without further demand or notice upon any part of the premises, in the name of the whole, if he has not
theretofore done 50, and resume possession wither by summary proceedings, or by action at law or in equity, or by force or otherwise,
os Lessor may determine, without being liable in trespass or for any damages. In no event shall such re-eniry or resumption of
Possession or reletting as hereafier provided be deemed to be acceptance or surrender of this lease or a waiver of the rights or remedies
of Lessor hereunder, ’

possession of the premises or to enforce any provision hereof, the losing party agrees to pay (o the prevailing party reasonable costs
and expenses incurred in prosecuting these suits as determined by the court including atomeys’ fees

20. Default by Lessor.

In the event of any default by Lessor, Lesses, before exercising any rights that it may have at law to cance! this lease . must
first send notice by registered or certified mail to Lessor, and shall have offered Lessor fifieen (15) days in which to correct and cure
the default or commence a good faith effort to cure such default.

21. Reletting after Termination.
Uponlennimﬁonoftrﬁslcaseinany manner above provided, stomhullusereasombleeﬂ'orlstcreh&epremises. Lessor
shallbedeemedtomemsombleeffonsifitlcnsumcwholeoranypanofd\epremmc,sepamldy.awithouw:pmmhcs, for any

Upon termination of this lease in any manner above provided, or by summary proceedings or otherwise, Lessee shail pay to Lessor
forthwith wiﬁwmdermndm'notbememofmefdlowing:

2. All rent, additional rent and other payments accrued 1o he date of such termination and a proportionate part
otherwise payable for the month in which such termination occurs.
b.’Ihecosmofmaldngallrepairs.altcmﬁomandim;rovenmmsrequimdtobemadcbylmhemunder.andof

-

23. Operating Costs, o
All operating expenses of Lessee ofwhumvarnatwe.amﬂmsolcohhgauon of Lessee,

24, Jntentionally Deleted.
25, Abandonment,
If Lessee shall be in default in the payment of the rental and shall vacate or abandon the premiscs or any part thereof (an =~
absence of Lessee therefrom fora period of five days afier such default shal] be considered such an abandonment thereof), Lessor may,
if it so elects, re-enter the leased premises and remove the contents and take passession of the leased premises and relet the same or any

pait thereof, at such rental and upon such terms and conditions as it may deem proper and apply the proceeds thereof, less the
expenses, including the usual agent's commission so incurred, upon the amount due from Lessor hereunder, and Lessee shall be lable for

IF Lessor shalf take possession of the premises and relet the same, such reletting shall not operate as a termination of this
lease unless Lessor so elects, such election to be evidenced by written notice to Lessee; nor shall such action by Lessor operate as a
waiver of any rights or remedies or Lessor hereunder. b
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26. Holdover.

If Lessee shall holdover after the expiration of the term hereof, with the consent of Lessor, express or implied, such tenancy
shall be from month to month only, and not a renewal hereoﬂandlzsseeagmestopayrentmdaﬂoﬂwrchmgesasheteinnbove
provided, and also to comply with all covenants of this lease for the time Lessee holds over. If Lessee shall hold over without the consen|
of Lessor, express or implied, then Lessee shall be construed to be a tenant at sufferance at 150% the rent herein provided, prorated by
the day unlil possession is retumed to Lessor. If Lessee shall hold over with the consent of Lessor, Lessee shall be entitled to
possession until Lessor has given Lessee 30 days notice that such month to month tenancy shall be terminated; otherwise, notice is
only required as hereinafter provided as notice of default

27. Destruction of Leased Premises.

rentals hembyresem:dshalibepaidbyLeswetoLessorumilsuchwukshall have been completed. During such reconstruction, should
ﬂmbwwehhmdmhamodwrpmis&amwhammupﬂdfwﬁmwmmmimshﬂibedwmdﬁmnmenmuntmdwl.cssor.
wovided-ﬂmaxhdeduaionshallmtexceedthcmmuntouedl.cmor.lcssee\villmyordyfm'ﬂspaceﬂmtlmeecominuwtoocwpy
during re-construction,

If Lessor shall rebuild or restore the leased premises, then and in such event, the full amount of the insurance payable under
policies of fire property damage and casualty insurance shail be paid to Lessor for use in tha rebuilding and restoration of the leasad
prermises,

28. Removal of Trade Pixtures.

I.useesbauhavemeﬁght,upontheexpimtionofmelennofmishssc.oratanylimeduringsuchtemiflzsseeshaﬂnotbein
default, to remove from the leased premises all fixtures and equipment placed thereon by Lessee, even though permanently affixed to
the leased premises; provided, however, matlmmeMgmmovm,shaﬂmmmunlmwdmmimswagMSn&,souni
orderly and sightly condition.

29. Eminent Domain,

If the leased premises or any part thereof shall be taken by eminent domain, which taking shall render the remainder of
the Jeased premises unsuitable for occupancy and use by Lessee for the purpose intended by Lessee, then and in such event, the full
current amount payable to the date of taking, or the prorated amount of that month's rent to the date of taking, shall be paid to Lessor,
undtlﬁsleuseshaﬂtmninmeasoﬂheda&eofmkhg. v

Lessee shail have the right to claim and recover from the condemning authority, but not from Lessor, such compensation as
may be separately awarded or recovernble by Lessee in Lessee's own right on account of any and all damage to Lessee's leasehold

.

in removing Lessee's marchandise, fumiture, fixtures, leasehold improvements and equipment.
30. Subordination,

If Lessor shall desire at any time, and from time to time to secure a loan or loans upon the security of the real
property and the improvements thereon, including the leased premises, then and in such event, Lessee hereby agrees to make and
enter into a subordination agreement or agreements with any responsible lending agency that Lessor shall designate, wherein and
whereby Lessee’s rights, titles and interests in and to the real property and the improvements are subordinated to the lien of an

12
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mortgage or morigages to be made, executed and delivered by Lessor as security for that loan or loans; provided, however, that the
subordination shall be upon the following conditions:

. The execution of the subordination agreement or agreements by Lessor-shall impose no personal liabitity
whatsoever upon Lessee.

b.  Any such mortgage or mortgages shall provide that the mortgagee shall agree to give to Lessce all notices reqitired to
be given to Lessor as mortgagor under the terms and conditions of those mortgages, or any loan agreement or
agreements, or under the Jaws of the state where the leased premises are situated.

¢. The mortgage or mortgages shall further provide that in the event of any default on the part of Lessor under the
terms and conditions thercof or the obligation secured, Lessee may, at its own election, cure such default, and any
amount expended by Lessee in so doing shall be paid by Lessor to Lessee, with interest thereon at the maximum
legal rate per annum from the time or times any expenditure or expenditures for such purpose were made, upon
demand by Lessee therefore.

d. Lessor shall indemnify and hold harmless the Lessee of and from any and all liability, cost or expense to which
Lessee may be put by reason of the failure of Lessor to keep and perform any of the covenants and agreements set
forth and contained in such mortgage or mortgages and the obligations thereby secured.

31 Sale by Lessor.
In the event of a sale or conveyance by Lessor of alt or part of the lensed premises, the same shall operate to release

Lessor from any future Jiability upon any of the covenants or conditions, express or implied, herein contained in favor of Lessce,
and in such event Lessee agrees to look solely to the responsibility of the successor in interest of Lessor in and to this lease. This
lease shall not be affected by any such sale, and Lessee agrees to attom to the purchaser or assignes,

32. Applicable Law,
Thig lease shall be subject to and govemed by the faws of the state where the leased premises are situated, regardiess

of the fact that one or more of the parties now is or may become a resident of a different state.

33. Assignment of Personal Property Warranties.
Lessor hereby assigns to Lessee any and all rights it has under any manufacturers’ or dealers' warranties covering

the personal property and fixtures leased herein.

34. Proration:
If any prorations are required to be made under the terms of this lense, the prorations shall be made as of the first day of

the lease term.

-a

35. Braker.,
The Landlord and the Tenant recognize Prudential Knight & Gardner as the Broker who brought about this Lease.
The Landlord or successors or assigns shall pay any Broker's commission due under separate agreément.

36. Recording
Either party may record this lease in the public records of Monroe County, Florida.

SECTION HI
GENERAL LEASE PROVISIONS

1. Intentionally Deleted
2. Intentionally Deleted.

3. Intentionally Deleted



4. Nature of Relationship Between Partics,
The sole relationship between the parties created by this agreement is that of lessor and lessee. Nothing contained in this lease
shall be deemed, held, or construed as creating a joint venture or partnership between the parties.

5. Notices. ‘
Copies of all notices and communications conceming this lease shall be mailed to the parties at the addresses written on page
one of this lease, and any change of address shall be communicated to the other party in writing. Any documents which may adversely
affect the rights of any party to this lease shall be dispatched by certified mail, retum receipt requested. For all documents mailed
to persons in the continental United Siates, the time period on all notices shall begin running on the day following the date that the
document is postmarked. For documents mailed to persons outside the continental United States, the time period begins to run on the
date that the document is received by the other party.

6. Waiver and Consent.

l.wor’sorLcsec’sconscnttoorwaiverofany afmewmtsorconditimsofﬁlelensconmyoneoccasion shall not be deemed
a waiver or consent with regard 10 any such term or condition for any other occasion or to any other act or conduct. The waiver by
Lessor or Lessee of any breach of any term, covenant or condition herein contained shall not be deemed to be a waiver of any
subsequent beeach of the same or any other term, covenant or condition,

Whenever under this lease provision is made for Lessee 1o secuire the written consent or approval by Lessor, such consent or
approval shall be in writing and shall not be unreasonably withhekd.

No covenant, term or condition of this lease shall be waived except by written consent of the Lessor and Lessee and the
forbeammebchssmaLesswhmymgaMMzﬂsoevustnﬂnﬁcmsﬁmmawaimofﬂnmmnntermoroonditiontobc

performed.

7. Provisions of Lease.
Each term and ench provision ofmisleasetobeperformedbyl.asseeshallbeconsuuedtobebothacovenamanda

condition.

SECTION1V
CONSTRUCTION AND INTERPRETATION

1. Enfire Agreement.
The terms of this document constitute the entire agreement between the parties, and the parties represent that there are.no

collateral agreements not otherwise provided within the terms of this agreement.
2. Intentionally Deleted.

3. Interpretation.
Whenever any word is used in this agresment in the masculine gender, it shall also be construed as being used in the

feminine and neuter genders, and singular usage shall include the plural and vice versa, all as the context shall require.

4. Partial Invalidity.
If any provision of the contract is held to be invalid or unenforceable, all the remaining provisions shall nevertheless

continve in full force and effect,

S. Marginal Headings.
The marginal and topical headings of the paragiaphs of this agreement are for convenience only, and are not to be considered
part of this agreement or used in determining its content or context.

6. Modification,
14
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Any modification or amendment off this agreement shall be in writing and shall be executed by all parties.

7. Succession of Benefits,
The provisions of this agreement shall inure to the benefit of and be binding upon the parties thereof, their heirs,

executors, administrators and permitted assigness.

8. Time.
Time is of the essence in this agreement for each and every term, condition, covenant and provision.

SECTION V
EXECUTION, ACCEPTANCE AND ACKNOWLEDGMENT

L. Intentionally Deleted

2 Governing Laws, The laws of the State of Florida govermn the validity of this Agreement, its interpretation and
performance, and any claims related to it. The venue for mediation, arbitration or any other legal proceeding shall
be Monroe County, Florida.

3. Interlineations and Initials,
The parties recognize that because of the exigencies of the modem world, the mechanics of drafling, the convenience

of the parties, and the economy of costs, they may have in their own handwriting made minor changes in this instrument, These

4. Execution.

All parties named in the caption as parties shall sign below and at least one of the parties shall initial all pages of all
original copies of this instrument. Furthermore, all documents such as schedules, exhibits and like documents which are
expressly incorporated herein shall initialed by all parties and either exchanged or attached to the originals which are given to
any party named on the caption page of this instrument. It is the intent of the parties that all pages be initialed on all originals
that are exchanged in order that no substituted pages or misunderstanding shall ever become possible to create problems in
satisfying the intended objectives of this instrumeat.

-

5. Acknowledgment, .
The notary publjc who have acknowledged the signatures of the various parties as designated in the acknowledgments-
hereof certify that i ment was acknowledged by the signing party before the notary on the date of the notarization. If

the ins ribed by any of the parties in a representative capacity, then the notary ascertnined that the signing
ghe ipal namcdbymatpaltyandinthccnpacityhlwhichdmpartyi icafpd fie signed.

4 ) /
Hillsbom}é Center Associates, L.L.C. wm@/ / /
By: s T Lyncy

(/ Wilness:/ /
Subscribed and Sworn before me this __/4___day of 4{% / 2010
idn

By ﬁ/u/&(/mc,h ' 0)
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Notary Public OOO’ZKU: /ﬂ /bwy (Seal)

STATEOF __ Moo Tesey DOLORES PROST
R NOTARY PUBLIC
County of ___ /N 414, M Roﬁﬁ?,?!ﬂ?&‘{}'”sm’

City o% Key West, Lessee

By: Jim Scholl, City Manager

M3

Subscribed and Sworn before me this__|{) _day of PPEIL .2010)
By_%]_,[h Schol] ' .

Notary Public‘mM&%_-Mé{q (Seal)
stateoF _Florido

gy,

County of _JY\¥rga SRaG RAr,
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Habana Plaza 3-15-10
Key Wesl, FL
Projsct # 05-2014 City move-in Plan A
\ Landlord Lesses Total
Csl# Type of Work ©
ramarks cost cosl cost ’
02050 Demolilion 32,625 34,375 $£7,000
06400 [Mitwork ; $0 $0 $0
08200 |Dooi/Frames/Mardware new doors $0f $3,600, $3,600
09250 [Gyp. Bd, Parlitions ‘ $0] $4,800 54,800
09500 |Suspended Ceiings - reworked_[palch and repair $0f $2,400 §2,400)
09500 _|Buspandsd Ceilings - new _ $0f $0| $0]
09680 |Filooring - e patch and rapalr $1,000 '$1,500 $2,500]
09800 |Painting the antirs plan $20,258{ ) $20,258
15000 |Machanical moving diffusers if necess. 30f $1, $1,500
15400 {Plumbing with demo to cep sink $0] 30 $0
16000 |Elecirical {rework outlets, misc. 30} $3,050 $3,850
16001 _|Tele/data NOT ESTIMATED n/al n/a nfa
18002 |Fire alarm §0 $0]
Subtotal $23,683 $22,025) $45,908
| _1
conl 10% $2.388) $2,203) $4,591
Gsneval Condilions project managemeni/supervision $2,388} $2 203} $4,501
O&P 3% overhead & profit $716] $661] 81,377
archileclural services $3,045]. $2,800] - $5,853
otal $32,420
square foolage 5,108
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H

Hgbans Plaza
Key Wasl, FL.

Project # 05-2014

Clty movesn Plan B

3-15-10

d
Ccsi# Type of Work Landlord Lessee Tolal
remarks cosl cosl cosl_
02050 {Demaiition $3,1 $1,400 §4,5
06400 _{Millwark $0 §0
08200 [Door/Frames/Hardware new doors $0| $18,0 518,000,
09250 |Gyp. Bd. Panilions $3,750] $12,000 $15,750)
09500 ed Cellings - reworked |palch and repair $0] $0
08500 |Suspendad Cellings - new 5,000
08680 _|Fiooring - llie new In aliey 36, $1,00 $7.000f
09900 |Painling the enlire plan $20,250{ $20,260)
15000 |Mechanical new In alley plus moving minor $17,850{ $0| $17,850
15400 with demo 1o bathroom le o/ $0)
16000 _|Electrical rework outlels and lights as req'd $6,875 $8,800] $15,875|
16001 [Tele/dala NOT ESTIMATED n | _na)
16000 |Fire alarm $0 $0| §0
biotal

contigency 10%

General Condliions |project rvision

O&P 13% overhead & profil

archllectural services

otal
e fool 104 cost per SF $17.08]
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-
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' Habana Plaza

3-15-10

Key Wasl, FL
Project # 05-2014 Clly move-In Plan C
Landlord Lessee Total
CSi# Type of Work
remarks cosi cost cast
[ 02050. |Demalilon $525) $2,800 $3,325
06400  [Mliiwork $0 $0 $0
08200 |Door/Frames/Mardware new doors $0 $4,800} $4,600
09250 |Gyp. Bd. Partitions $1,500 $4,200] $5,700
09500 _|Suspended Cellings - rewarked |paich and repair $3,000 $3,000]
08500 |Suspended Cetlings - new $0 $0 ;
08680 |Flooring - We palch and repair $0] $2,000 "$2,000]
09900 |Painling the sntlre plan | $11,508] $0) $11,6
158000 ]Mechanical moving dilfusers if necess. $0] $1,500] 81,500
15400 {Plumbing $0f sof $0
16000 | Electrical rework oullels, misc. $01 $4,400f $4.4Q0
16001 |Tele/dala INOT ESTIMATED n/af wal
18000 |Fite alarm 30| 0]
Sublotal $13,623 $22,700 $38,323
' |
. |contigency 10% $1,362} $2,270) $3,832
Genaral Conditions project managemeant/supervision $1,3621 $2,270] $3,632]
O&P (3% averhesd & profit $409 $661 $1,090
architectural services
!'@a_:
__lsquars lootage 4,639 jeost per SF $10.81
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3-18-10

Habana Plaza
Key Wesl, FL
Project # 05-2014 Clty move-in Plan D
Landlord (R Total
cs!# Type of Work gesaee ola
remarks cost cosi cost
02050 |Demollilon $2,100 $52 . §$2,62
08400 [Mi¥wark , 50| . $0 $0
08200 |Door/Frames/Hardware naw doors $4,800 $4,800
09250 .{Gyp. Bd. Partilons $4,500 $7,500, $12,000
09500 {Suspended Ceilings - reworkad . $0 $1,000 $1,000
09500 |Suspsnded Cellings - new ' $3, $0 $8,250
09680 |Flooring - e new and:pach/repalr $9,9000 $1,000 $10,900}
08900 _[Painling the entire pian $5,688] $5,688
15000 ]Mechanical rewark existing add new $14,025] $1,000{ $15,025
15400 |Phambing 301 $0} 30
16000 [Efeciricat rawork exlsting add new $8,076] $3,300] $12,375
18001 [Tela/data NOT ESTIMATED nfa} I na
, 16000 |Fire alarm $0 $0
Sublotal 53 $19,125 '$72,863
R |
conlinganoy 10% 5,354} $1,913 $7,266
General Condiions roject snl/suparvision $5,354] $1,913] $7,266
O&P 3% overhead & profit $1,606] $574f $2,1
archiectural servicas $5,3 $1,813] $7,268
Total $71.205 5 "$96,641
are foolage 2,275 cost par SF $42.48}
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Habana Plaza 3-15-10
Key West, FL
Projact # 05-2014 City move-In Plan E
dl L Total
cSl # Type of Work Landlord essee ota
remarks cosl cost cost .
02050 |Demolition $1,050 50 $1,050
06400 |Millwork $0 $0) 50
08200 [Door/Frames/Hardware new doors $0} $3,600] $3,600
09250 |Gyp. Bd. Pariitions so| $7,500] $7,500
09500 |Suspended Caliings - reworkad $0f $D| [
08500 |Su d Cellings - new $5,250} $ $5,260
09680 |Flooring - tie :mw $6.300] $0] $6,300] -
08600 |Palnting the enlire plan $3,6508] $0 $3,608
16000 _|Mechanical rewoTk oXisting add new $8,925] dg
15400 _|Plumbing $0| % $0
16000 _ [Electrical rework existing add new $4,125 $3, 7,150
16001 _[Tele/data NOT ESTIMATED na| n/a| nial
18002 _|Fire alarm $0 80
Sublotal @ sS4 ﬂl .aual
conligency 10% $2,928) §$1,413] $4,338)
.__|General Condllions project management/supervision §2,826| $1,41 84,
0aP overhead & profil 3878| uaﬂ $1,301
|architectural sarvices $2.928 T 8$1,413] $4,338
otal
Igolage 1443
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Exhibit “F”
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Exhibit “G”

CAM breakdown for 2009 |s:

Property Taxes:
Insurance:
Maintenance;

Area Lighting:

Management Fees:

$59,894
$61,041
$53,065
$ 3,500
$60,000

$237,500/50,000 sq ft = $4.75 sq ft



