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BOARD OF REGENTS 
BRIEFING PAPER 

1. AGENDA ITEM TITLE:  Second Amendment to Base Year Medical Office Building Lease between UNLV and
MOB 46 of Nevada, LLC for property located at 3196 S. Maryland Parkway, Suite 303

        MEETING DATE:  March 4-5, 2021 

2. BACKGROUND & POLICY CONTEXT OF ISSUE:
The Board of Regents’ Handbook defines a long-term lease agreement as one that is for a period greater than five years or 
alternatively, where the value is over $500,000 in total lease payments. The Second Amendment to Base Year Medical 
Office Building Lease (the “Second Amendment”) between MOB 46 of Nevada, LLC (the “Landlord”) and the Board of 
Regents of the Nevada System of Higher Education, on behalf of the University of Nevada, Las Vegas School of Medicine 
(the “UNLV”), meets both of these criteria. The Second Amendment is incorporated hereto as “Attachment 1.”  The 
purpose of the Second Amendment is to grant UNLV the ability to relocate from Suite 209 to Suite 303 at 3196 S. Maryland 
Parkway (the “Premises”), also commonly known as Clark County Assessor parcel number 162-11-401-009.  

Background Information 

UNLV is requesting to amend the existing Base Year Medical Office Building Lease (the “Lease”) and First Amendment 
to Base Year Medical Office Building Lease (the “First Amendment”) for the purpose of relocating from two separate 
suites totaling 8,715 rentable square feet to 7,601 rentable square feet (the “RSF”) on the third floor of the building. The 
lease term will be ten years with a one-time right to terminate the agreement at the end of the 7th year with written notice 
issued at least 180 days prior to the early termination date. UNLV will also be granted a right of first refusal for any 
additional space that becomes available on the third floor of the building. 

UNLV became a party to the original lease as of July 1, 2017, when it was transferred from the University of Nevada, 
School of Medicine, as part of the Contract Regarding the Transition of Medical Education in Southern Nevada which 
outlined the terms of the clinical transition and was approved by the Board of Regents at its September 8-9, 2016 meeting.  
With Chancellor approval, in June of 2019 UNLV entered into the Lease for two suites which increased the leased space 
from 6,708 RSF to 8,715 RSF and extended the lease term approximately two years and four months that will expire 
September 2021. The Lease and First Amendment are incorporated hereto as “Attachment 2” and “Attachment 3,” 
respectively.   

The Premises will be occupied and funded by the UNLV Medical School Practice Plan (the “UNLV Med”) and will house 
its Obstetrics & Gynecology/Maternal Fetal Medicine clinic. Relocating from the second floor will allow for clinic 
efficiencies, such as improved clinic design and more efficient use of staff and resources. While suite 303 is smaller than 
the current second floor space, relocation to the third floor will provide an improved entrance and waiting room area, one 
additional exam room, one new consultation room, an enlarged sonography room, and ample office space for current staff 
and medical providers. There is also an opportunity to increase the square footage of the clinic to accommodate future 
growth plans. The Premises is strategically located on the Sunrise Hospital Campus, therefore providing an opportunity to 
further serve the needs of all communities within Southern Nevada while also encouraging successful collaboration with 
Sunrise Hospital. 

Due to the long-term lease commitment, the Landlord has agreed to provide construction of improvements for the Premises, 
as specified in Section 22 and Schedule 1 of the Second Amendment. 

Fiscal Implications 

The base rent will begin at the monthly rate of $2.15 per RSF or $25.80 annually and will increase 3% each year of the 
lease term. UNLV will also be responsible for an 11.15% proportional share of the overall operating expenses of the 68,144 
SF building. Based on review of the current operating expenses for the building, it is estimated that these costs will average 
$0.20 per RSF monthly or $2.40 annually*.   

Total lease costs are estimated to be $2,457,261.90 for the entire ten-year term. Below is a summary of the costs and lease 
terms. 
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Length of Lease (Total Years) 10 
Rentable Area (Square Feet) 7,601 RSF 
Monthly Rent per RSF (Year 1) $2.15 
Annual Rent per RSF (Year 1) $25.80 
Annual Rent (Year 1) $ 196,105.80 
Monthly Operating Expenses per RSF (Year 1) $0.20 
Annual Operating Expenses per RSF (Year 1) $2.40 
Annual Operating Expenses (Year 1)* $ 18,242.40 
Total Monthly Rent and Operating Expenses (Year 1) $17,862.35 
Total Annual Rent and Operating Expenses (Year 1) $ 214,348.20 
Annual Rent and Operating Expense Escalations 3% 
Total Estimated Cost of Lease over 10-year Term* $ 2,457,261.90 

* Operating Expenses are estimated based off of industry-standard calculations 
 
Third quarter 2020 full-service gross lease rates for Class B medical office space in the East submarket averaged $2.04 per 
square foot monthly or $24.48 annually. During the first year of occupancy, base rent and operating expenses are estimated 
to total $2.35 per square foot monthly or $28.20 annually which equates to a monthly rent amount of $17,862.35 or 
$214,348.20 annually. UNLV believes paying a rate higher than average submarket rents is warranted due to the strategic 
location of the Premises on the Sunrise Hospital campus and its close proximity to surrounding medical support services. 
Additionally, most medical office space for lease in the submarket tends to be for smaller single tenant users thus demanding 
lower rental rates. 
 
In the event of insufficient funds being appropriated, budgeted, or otherwise made available to UNLV from State and/or 
Federal sources, the UNLV School of Medicine agrees to set aside funds to pay the cancellation fee associated with a 
potential early termination. The cancellation fee will include an amount equal to two months of base rent plus the 
unamortized portion of the Landlord’s broker commissions or fees, imputed interest on such broker’s commission fees at 
the rate of 10%, and any unamortized tenant improvement costs.   

 
3. SPECIFIC ACTIONS BEING RECOMMENDED OR REQUESTED: 

UNLV President Keith E. Whitfield requests approval of the Second Amendment for property located at 3196 S. Maryland 
Parkway, Suite 303, also commonly known as Clark County Assessor parcel number 162-11-401-009. President Whitfield 
further requests that the Chancellor be granted authority to execute the Second Amendment, and any ancillary documents 
deemed necessary and appropriate by the NSHE Chief General Counsel, to implement all terms and conditions of the 
Second Amendment.  

 
4. IMPETUS (WHY NOW?):   

The lease agreement for the second-floor location expires September 2021, and the third-floor location is available now for 
relocation. 

 
5. CHECK THE NSHE STRATEGIC PLAN GOAL THAT IS SUPPORTED BY THIS REQUEST: 
X   Access (Increase participation in post-secondary education) 
X   Success (Increase student success) 
X   Close the Achievement Gap (Close the achievement gap among underserved student populations) 
X   Workforce (Collaboratively address the challenges of the workforce and industry education needs of   Nevada) 
X   Research (Co-develop solutions to the critical issues facing 21st century Nevada and raise the overall 
research profile) 
      Not Applicable to NSHE Strategic Plan Goals 
 
INDICATE HOW THE PROPOSAL SUPPORTS THE SPECIFIC STRATEGIC PLAN GOAL 

Efficient use of real estate resources leads to additional funding availability that can be refocused on program expansion 
and student success initiatives. 
Providing desirable and efficient clinical facilities assists in attracting accomplished researchers, faculty, and students, thus 
creating a robust research and educational environment. 
High quality medical and health care professionals are in great demand in Southern Nevada, and providing first-class 
facilities will support the growth of medical and health science programs that will educate a greater number of healthcare 
professionals. 

 
6. BULLET POINTS TO SUPPORT REQUEST/RECOMMENDATION: 
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● The clinic is strategically located on the Sunrise Hospital Campus and provides UNLV the opportunity to increase 
services within Southern Nevada communities. 

● The location encourages successful collaboration between UNLV Med and Sunrise Hospital.  
● New reconfigured space will provide efficiencies in clinic operations. 
● It is difficult to acquire the amount of SF in one location that would accommodate the space needs of the clinic. 
● Landlord has agreed to complete UNLV-requested improvements. 
● Landlord has agreed to grant UNLV a one-time right to terminate with payment of cancellation fees after 7 years. 
● The ability to terminate the agreement at 7 years will give UNLV Med the opportunity to vacate this location prior to 

10 years and relocate to a more preferred location if required. 
● Landlord has offered UNLV a right of first refusal for any space that becomes available on the third floor, therefore 

accommodating future growth plans for the clinic. 
 
7. POTENTIAL ARGUMENTS AGAINST THE REQUEST/RECOMMENDATION: 

The lease is a long-term commitment that will eliminate the opportunity to relocate to another property should rental rates 
be reduced in the next 7 years. Should funding sources not be made available at any time other than during the Right to 
Terminate period, UNLV will be responsible for cancellation fees that would be paid to the Landlord and their broker. 

  
8. ALTERNATIVE(S) TO WHAT IS BEING REQUESTED/RECOMMENDED: 

The Board does not approve the lease agreement. 
Continue to investigate other properties. 
Continue leasing the current location with dated improvements and inefficient space use.  

 
9. RECOMMENDATION FROM THE CHANCELLOR’S OFFICE: 

  
 

 
10. COMPLIANCE WITH BOARD POLICY: 

X     Consistent With Current Board Policy:   Title # 4   Chapter # 10   Section # 1(9), Table 9.1  
❑ Amends Current Board Policy:     Title #_____   Chapter #_____  Section #_______ 
❑ Amends Current Procedures & Guidelines Manual:   Chapter #_____  Section #_______ 
❑ Other:________________________________________________________________________ 
 X   Fiscal Impact:        Yes X      No_____ 
          Explain: The total cost for the Second Amendment for the ten-year term is $2,457,261.90. Lease payments will be 
funded by UNLV Med from revenue generated from its clinical operations. 
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SECOND AMENDMENT TO BASE YEAR MEDICAL OFFICE BUILDING LEASE 

This SECOND AMENDMENT TO BASE YEAR MEDICAL OFFICE BUILDING LEASE (this 
“Second Amendment”) is made as of ________________________, 2021 (the “Effective Date”), by and 
between MOB 46 of Nevada, LLC, a Delaware limited liability company (“Landlord”) and the Board of 
Regents Nevada System of Higher Education, on behalf of The University of Nevada, Las Vegas, School 
of Medicine, a Nevada constitutional entity of the State of Nevada (“Tenant”) (Landlord and Tenant are 
hereinafter collectively known as the “Parties” and individually as a “Party”) under the following 
circumstances: 

Landlord and Tenant are parties to that certain Base Year Medical Office Building Lease, dated as 
of June 3, 2019, as amended by First Amendment to Base Year Medical Office Building Lease, dated as of 
June 3, 2019 (such lease, as amended, is hereinafter referred to as the “Lease”), whereby Landlord has 
leased to Tenant premises consisting of 6,522 rentable square feet and known as Suite No. 209 on the 
second (2nd) floor of the building located at 3196 South Maryland Parkway, Las Vegas, Nevada 89109, 
which real property is described on Exhibit A to the Lease (the “Premises”); and 

Landlord and Tenant desire to enter into this Second Amendment in order to extend and modify 
certain terms of the Lease. 

NOW THEREFORE, in consideration of the promises and the agreements and covenants contained 
herein, Landlord and Tenant agree that the Lease is amended and modified as follows: 

1. Amendments.

1. Effective on the Premises Relocation Commencement Date (as defined herein), the
Premises is hereby relocated to a portion of the Building known as Suite No. 303, containing approximately 
7,601 (6,738 usable) rentable square feet, as more particularly shown on Revised Exhibit B, attached hereto 
and incorporated into the Lease by reference herein (the “Relocation Space”).  From and after the Premises 
Relocation Commencement Date, the Premises shall consist of approximately 7,601 (6,738 usable) rentable 
square feet of space, and Base Rent and Tenant’s Proportionate Share of Excess Operating Costs shall be 
calculated based on such revised square footage.  For the avoidance of doubt, the term “Premises 
Relocation Commencement Date” shall mean the date on which Landlord (or Landlord’s representative) 
delivers the Relocation Space to Tenant; provided, the Relocation Space shall be considered delivered to 
Tenant on the date Landlord provides the keys of the Relocation Space to Tenant.  Landlord shall provide 
written notice to Tenant once the Premises Relocation Commencement Date has been determined in 
accordance herewith.  The Premises Relocation Commencement Date specified in such writing shall be 
binding on Landlord and Tenant and shall supersede any Premises Relocation Commencement Date 
identified elsewhere in this Second Amendment. 

2. The Term of the Lease is hereby extended by ten (10) years, commencing on October 1,
2021 (the “Extended Term Commencement Date”), and expiring on September 30, 2031 (such extension, 
the “Extended Term”).   

3. Effective as of the Extended Term Commencement Date, the Annual Base Rent shall be
Twenty-Five and 83/100 Dollars ($25.83) multiplied by the number of rentable square feet of the Premises, 
increasing annually on each anniversary of the Extended Term Commencement Date, by three percent (3%) 
over the then-current amount of the Annual Base Rent,  and payable pursuant to Section 2 of the Lease. 

4. The following language is hereby added to the Lease as Section 22.  In the event of a
conflict between the language in Section 11 of the Lease and this new Section 22, the language in this new 
Section 22 shall control: 

“SECTION 22. CONSTRUCTION OF THE RELOCATION SPACE 
LEASEHOLD IMPROVEMENTS 

22.1 Construction of Relocation Space Tenant Work.  Upon the Effective Date 
of this Second Amendment, Landlord agrees to improve and make alterations to the 
Relocation Space in accordance with the plans and specifications (including materials 
and/or finishes) described or set forth on Schedule 1 attached to this Second Amendment 
(the “Relocation Space Tenant Work”).  Landlord shall design, obtain permits for, and 
construct the Relocation Space Tenant Work at Landlord’s sole cost and expense; provided, 
however, if after the date hereof Tenant elects to make any changes to the Relocation Space 
Tenant Work, the following will apply:  (a) such request for changes must be in a writing 
delivered by Tenant to Landlord, (b) the proposed changes will be subject to Landlord’s 
approval, such approval not to be unreasonably withheld, conditioned or delayed, and (c) 
such changes may be rejected by Landlord if the same would cause the completion of the 
Relocation Space Tenant Work to be delayed. Any  Landlord approved changes resulting 

Attachment 1
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in an increase to the cost and expenses to Landlord to complete the Relocation Space 
Tenant Work (as contemplated in Schedule 1) shall be paid by Landlord.  The parties 
understand no state allocated budgetary money will be used for the Relocation Space 
Tenant Work and that funds budgeted and used for the Relocation Space Tenant Work are 
private non state funds allocated and provided by the Landlord, for improvements that are 
procured, delivered and owned by the Landlord. 

22.2 Obligations; Waivers.  Throughout the process of preparing the plans for 
the Relocation Space Tenant Work and obtaining any necessary governmental permits and 
approvals, each Party shall act diligently and in good faith and shall cooperate with the 
other and with governmental agencies in whatever manner may be reasonably required.  
Tenant acknowledges and agrees that Landlord reserves the right, without Tenant’s consent 
and without liability to Tenant, to make any modifications, changes or omissions to the 
plans required by any governmental or quasi-governmental authority or utility.  Tenant 
acknowledges that interior finishes such as brick, wood, woodgrain, carpeting, paint, 
cabinets, cultured marble, tile, mica, and the like, are subject to shading and gradation and 
may vary from samples, models or color charts, and from piece to piece, and Landlord will 
not be liable for such variation. 

22.3 Substitutions; Change Orders and Extras.  Tenant may select different 
materials or interior finishes in lieu of the Landlord’s building standard material and 
finishes prior to the commencement of any Relocation Space Tenant Work on the part of 
the Relocation Space affected by the change in materials or finishes, subject to (a) 
Landlord’s approval of same, and (b) such Tenant’s substitutions complying with 
applicable local codes requirements.  If the cost of Tenant’s substitutions causes the cost 
of the Relocation Space Tenant Work to exceed the cost contemplated in Schedule 1, then 
Landlord shall be responsible for such difference in cost as provided above, only to the 
extent Landlord has approved such changes in writing.  If Landlord omits any changes or 
extras, Landlord’s only liability to Tenant will be to refund to Tenant the amount Tenant 
paid to Landlord (if any) for each item omitted.  Except for such omissions, Tenant’s 
payment for any change orders or extras is not refundable. 

22.4 Interference with Construction.  Prior to the Premises Relocation 
Commencement Date, Tenant shall not place any personal property in the Relocation Space 
or enter into or upon the Relocation Space (except to inspect the same where accompanied 
by a representative of Landlord) or interfere with the progress of construction or with 
workmen, and Tenant shall not permit such entry or interference by others.  Landlord will 
not be liable for any injury resulting from Tenant’s breach of this paragraph.  
Notwithstanding any provision of the Lease to the contrary, Landlord shall allow Tenant 
or Tenant’s system contractors (“Tenant’s System Contractors”) access the Relocation 
Space for fourteen (14) days prior to the Premises Relocation Commencement Date to 
install, at Tenant’s sole cost and expense, Tenant’s phone and data systems (which access 
shall not require the payment of Base Rent or Operating Costs, but which shall otherwise 
be on and subject to all of the terms and conditions of this Lease, including, but not be 
limited to, Section 5.5(c)), so long as such pre-Premises Relocation Commencement 
Date access does not interfere with or result in additional costs or delays to Landlord.  
Tenant and Tenant’s System Contractors shall coordinate in advance with Landlord for 
access to the Relocation Space to perform the work and all such work shall conform with 
all applicable laws. 

22.5 Delays Beyond Landlord’s Control.  Tenant acknowledges and agrees that 
completion of the Relocation Space Tenant Work may be delayed by causes that are 
beyond Landlord’s control, that Landlord will not be liable for any delays in completion of 
the Relocation Space Tenant Work, that Landlord will not have to make, provide or 
compensate Tenant for any accommodations or costs as a result of any delays, and that any 
delays will not permit Tenant to cancel, amend or diminish any of Tenant’s obligations 
under this Lease. 

22.6 Certain Modifications.  Notwithstanding anything herein to the contrary, 
Landlord and Tenant acknowledge that the actual square footage of the Relocation Space 
may differ at the completion of the Relocation Space Tenant Work from the square footage 
set forth elsewhere in this Second Amendment or the Lease.  In the event of such a 
difference, Tenant agrees that the square footage of the Relocation Space shall be deemed 
for all purposes, including, but not limited to, the determination of the total amount of the 
applicable Rent and Relocation Space Tenant Improvement Allowance, to be the actual 
square footage of the Relocation Space as of the completion date of the Relocation Space 
Tenant Work, subject to remeasurement by Landlord from time to time in accordance with 
Section 3.2 of this Lease.” 
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5. The following is hereby added to the Lease as Section 23: 

 “SECTION 23.    RIGHT TO TERMINATE 

So long as Tenant is not in default, Tenant shall have the one-time right to 
terminate this Lease effective at the end of the seventh (7th) Lease Year of the initial Term 
(the “Early Termination Date”) by providing Landlord with written notice at least one 
hundred eighty (180) days prior to the Early Termination Date Upon the Early Termination 
Date, Tenant shall surrender the Premises to Landlord in accordance with Section 16.1 of 
the Lease, and both parties shall be released of all obligations and liabilities arising under 
this Lease, provided that Tenant shall remain liable for all obligations under the Lease 
which arose prior to termination or are otherwise intended to survive termination 
(including, but not limited to, indemnification and accrued Rent obligations).  
Notwithstanding anything to the contrary set forth herein, the foregoing right to terminate 
shall not apply to (i) any renewal or extension of the Lease, (ii) any offer to lease, (iii) any 
new lease entered into with the original tenant under this Lease or with such tenant's 
successors or assigns, or (iv) any transfer of tenant’s interest contemplated under this Lease 
(including but not limited to assignments).” 

5. The following is hereby added to the Lease as Section 24: 

 “SECTION 24.     RIGHT OF FIRST REFUSAL 

Landlord hereby grants Tenant a one-time right of first refusal to lease (the 
“ROFR”) any available space on the third (3rd) floor of the Building, (the “Additional 
Space”).  The ROFR shall be co-terminous with this Lease (the “ROFR Term”), unless 
earlier terminated as hereinafter provided.  If during the ROFR Term there has been no 
default in the performance of any of the obligations of Tenant under this Lease and either 
Landlord receives a bona fide offer to lease the Additional Space or any portion thereof 
from a third party, which offer Landlord intends to accept, or Landlord desires to make a 
bona fide offer to lease the Additional Space or any portion thereof to a third party, then 
Landlord shall promptly deliver to Tenant a written notice (the “Offer Notice”) setting 
forth the full terms and conditions of the proposed lease of the Additional Space or such 
portion thereof (the “Offer Space”).  Within ten (10) days after receipt of Landlord’s Offer 
Notice, Tenant shall reply by written notice either accepting the Offer Space on the terms 
set forth in the Offer Notice or rejecting the same.  Failure to respond within such ten (10) 
day period shall constitute a rejection of the Offer Space.  If Tenant accepts the Offer Space 
in the manner set forth above, the Offer Space shall be added to the Premises on the terms 
described in Landlord’s notice by an amendment to this Lease which shall include an 
adjustment in the Rent and Tenant’s Proportionate Share and such other changes as may 
be appropriate.  If Tenant does not accept the Offer Space as above provided, or execute 
and return to Landlord such amendment within ten (10) days of its delivery, the ROFR 
shall terminate and Landlord shall thereafter be free to lease all or any part of the Additional 
Space to any other party without giving notice to Tenant and free and clear of any and all 
rights and claims of Tenant.  Notwithstanding anything to the contrary set forth herein, the 
foregoing ROFR shall be subject and subordinate to any right of refusal or other right to 
lease granted prior to the date hereof, and shall not apply to (i) any renewal or extension of 
this Lease, (ii) any offer to lease, (iii) any new lease entered into with the current tenant 
under this Lease or with such tenant’s successors or assigns, or (iv) any transfer of current 
tenant’s interest contemplated under this Lease (including, but not limited to, 
assignments).” 

B. Miscellaneous. 

 1. This Second Amendment may be executed in two or more counterparts, each of which shall 
be deemed an original but all of which together shall constitute one and the same Second Amendment.  The 
counterparts of this Second Amendment, the Lease and all ancillary documents (if any) may be executed 
and delivered by facsimile or other means of electronic signature by any of the Parties to any other Party 
and the receiving Party may rely on the receipt of such document so executed and delivered by facsimile 
or other electronic means as if the original had been received. 

2. Except as amended by this Second Amendment, the Lease is not otherwise amended, and 
the Lease remains in full force and effect, as amended hereby.  In the event of a conflict between the terms 
of this Second Amendment and the terms of the Lease, the terms of this Second Amendment shall control.  
Capitalized terms used in this Second Amendment but not defined herein shall have the meaning set forth 
in the Lease. 

[REMAINDER OF PAGE LEFT INTENTIONALLY BLANK; SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Second Amendment as of the date 
first above written. 

 LANDLORD: 
  

MOB 46 of Nevada, LLC 
 

By:         

Name:         

Title:         

Date:          
 

 
 

TENANT: 

Board of Regents Nevada System of Higher 
Education, on behalf of The University of Nevada, 
Las Vegas, School of Medicine 

RECOMMENDED: 
 

By:         

Name:         

Title:         

Date:         

 

By:         

Name:         

Title:         

Date:         

APPROVED: 
 

By:         

Name:         

Title:         

Date:          

APPROVED AS TO LEGAL FORM: 
 

By:         

Name:         

Title:         

Date:         
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REVISED EXHIBIT B TO BASE YEAR MEDICAL OFFICE BUILDING LEASE 

Relocation Space Floor Plan 
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SCHEDULE 1 TO BASE YEAR MEDICAL OFFICE BUILDING LEASE 

Scope of Work 
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BASE YEAR MEDICAL OFFICE BUILDING LEASE 

,JHIS LEASE is entered into and effective as of the l 7� day of
�<-\ by and between MOB 46 OF NEVADA. LLC. a Delaware limited liabilily_c_o�

""""
'-"""':7

.£..
-----:-

("Landlord"), and THE BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHE EDUCATION. ON 
BEHALF OF THE UNIVERSITY OF NEVADA. LAS VEGAS. SCHOOL OF MEDICINE, a(n) Nevada 
constitutional entity of the State of Nevada, ("Tenant").

Landlord, in consideration of the rents to be paid and the covenants and. agreements to be 
performed by Tenant as hereinafter set forth, hereby leases to Tenant and Tenant hereby leases from 
Landlord, Suite No. 200, consisting of 2.193 square feet of space (the "Premises"), on the second (2nd) floor 
in the building located at 3196 South Maryland Parkway. Las Vegas. NV 89109, ("Building",) for the term 
and upon the conditions and agreements hereinafter set forth ("Lease"). The Building is located upon land 
more particularly described in Exhibit A attached hereto and incorporated herein. The floor plan of the 
Premises is more particularly shown on Exhibit B attached hereto and incorporated herein. This Lease shall 
constitute a binding agreement between the parties effective as of the date set forth above ("Effective 
Date"). 

SECTION 1. TERM 

The commencement date of the term of this Lease shall be May 15. 2019, (such date, as it may be 
adjusted pursuant to Section 11, is hereinafter called the "Commencement Date"), and shall continue 
thereafter for two (2) years and four (4) months and sixteen (16) days and shall expire at 11 :59 p.m. on 
Septemebr 30. 2021, (such term and any extension and renewals hereof, hereinafter called the "Term"). 
"Lease Year'' shall be defined as each twelve consecutive month period throughout the Term, beginning on 
the Commencement Date and each anniversary thereof. 

SECTION 2. RENT 

2.1 Base Rent. During the Term, Tenant shall pay to Landlord "Annual Base Rent" as 
determined pursuant to Schedule A or Schedule B below, whichever is applicable, multiplied by the number 
of rentable square feet of the Premises (such sum is hereafter referred to as "Base Rent"), together with 
"Tenant's Proportionate Share" of "Excess Operating Costs" and "Additional Rent" (as those terms are 
hereinafter defined in Section 3). Base Rent shall be payable in monthly installments in advance without 
notice, demand, setoff or deduction and all such installments shall be paid to Landlord or its managing agent 
in U.S. Dollars. In no event shall Tenant have the right to withhold any Rent (as defined in Section 3.1) for 
any length of time regardless of whether any dispute exists relating to this Lease, the Premises, the Building 
or Tenant's occupancy of the Premises or the Building. Except as otherwise may be provided in Section 11, 
the first monthly installment for Base Rent shall be due on the Commencement Date and, thereafter, such 
monthly installments shall be due on the first day of each calendar month. If Tenant's obligation to pay Base 
Rent relates to only a part of a month at the beginning or the end of the Term, Tenant shall pay Landlord a 
proportionate part of the applicable monthly installment for each such partial month, which shall be payable 
at the same time as the first or last (as applicable) monthly installment is due under this Lease. 

See First Amendment Section 1 
2.2 Taxes on Rent. Tenant shall pay and be liable for all rental, sales and use taxes or other 

similar taxes, if any, levied or imposed on Base Rent or Additional Rent payments by any city, county, state or 
other governmental body having authority. Such. payments shall be in addition to all other payments required 
to be paid to Landlord by Tenant under the terms of this Lease. Any such payment shall be paid to Landlord 
concurrently with the payment of the Base Rent or Additional Rent upon which such tax is based. 
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Schedule A shall aoolv to this Lease. 

SCHEDULE A 

Annual 
Lease Base 
Year Rent 

5/15/19-5/14/20 $26. 78/r.s.f. 
5/15/20-5/14/21 $27.58/r.s.f. 
5/15/21-9/30/21 $28.41/r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

--

__ /r.s.f. 

Monthly Rent 
Installment 

$4,894.05 
$5,040.87 
$5,192.09 

$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 
$ __ 

SCHEDULE B 

Annual Base 
Rent 

N/A/r.s.f. 

Monthly Rent 
Installment (First Year 

Only) 

The Base Rent set forth in Schedule B is subject to increases during the Term. Base Rent due as a result 
of an increase in the cost of living shall be calculated in accordance with the terms set forth below. The 
basis for computing the cost of living shall be the unadjusted Consumer Price Index for all Urban 
Consumers, All Items (1982-84 = 100) published by the Bureau of Labor Statistics of the United States 
Department of Labor (the "Index"). The Index for the third calendar month preceding the month in which 
the Commencement Date occurs shall be the "Base Index Number''. The Index for the same month in 
the year of the applicable Adjustment Date shall be the "Current Index Number''. On each anniversary of 
the Commencement Date during the term of this Lease (each such date an "Adjustment Date"), Base 
Rent shall be adjusted as follows: (i) by an increase of three percent (3%) of the then-current amount of 
Base Rent, or (ii) if larger than such three percent (3%) increase, by adjustment to reflect the increase in 
the cost of living over the preceding Lease Year. If Base Rent is to be adjusted for cost of living increase 
pursuant to subsection (ii) hereof, the Base Rent for the Lease Year commencing on each Adjustment 
Date shall be the product obtained from multiplying the amount of Annual Base Rent for the Lease Year 
immediately preceding the Adjustment Date by the fraction whose numerator is equal to the Current 
Index Number and whose denominator is equal to the Base Index Number; provided that in no event will 
Base Rent for such Lease Year be less than adjusted Base Rent for the Lease Year immediately 
preceding the Adjustment Date. If on any Adjustment Date, the Current Index Number has not been 
published, the parties agree that the adjustment to Base Rent contemplated herein will be made after the 
Current Index Number is published, and that such adjustment will be retroactive to Adjustment Date and 
that pending publication of the Current Index Number the three percent (3%) Base Rent increase 
described in subsection (i) hereof shall apply. If, after publication of the Current Index Number, it is 
determined that the applicable rent increase should be based on the cost of living increase as set forth in 
subsection (ii) hereof rather than on the three percent (3%) standard set forth in subsection (i) hereof, 
Landlord shall notify Tenant of the new adjusted Base Rent amount and Tenant shall pay Landlord any 
short fall between the amount of Base Rent paid subsequent to the Adjustment Date and the new amount 
of adjusted Base Rent payable hereunder as a result of the adjustment. If the Index is not in existence at 
the time the determination is to be made, the parties shall use such equivalent price index as is published 
by a successor government agency in lieu of the Index; or, if no such price index is published, then the 
parties shall use a mutually acceptable equivalent price index as is published by a non-governmental 
agency. 

SECTION 3. ADDITIONAL RENT; OPERATING COSTS 

3.1 Additional Rent. In addition to the Base Rent as set forth in Section 2 herein, Tenant shall 
pay Landlord "Additional Rent", which term shall be defined to include the following: 

(a) "Tenant's Proportionate Share" of "Excess Operating Costs".

(b) any sum owed for separately metered utilities, including, without limitation, 
electricity, or as a "Surcharge" (as defined in Section 5); and 

(c) any other sums owed by Tenant pursuant to the terms of this Lease or otherwise
arising in connection with Tenant's occupancy of the Premises. 

For purposes of this Lease, Base Rent and Additional Rent shall hereinafter be collectively referred to as 
"Rent". 

3.2 Proportionate Share. "Tenant's Proportionate Share" shall mean the rentable area of the 
Premises divided by the rentable area of the Building on the last day of the calendar year for which 
"Operating Costs" (as defined in Section 3.5) are being determined. Except as provided expressly to the 
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contrary herein, the rentable area of the Building shall lncillC$ all ran1able area of all space leased or suitable 
for lease In the Bulldiog, 'Milch Landlord may reasonably re-determine from lfme to time, to reflect any re
configurations, additions or modlflcaUons to the Building. If the Bulldlng, or any development of 'MIich It is e 
part, shall contain non-office uses, Landlord shall have Iha right to determine In accordance with sound 
accounting and management principles, Tenant's Proportionate Share for only the office portion of the 
Building or of such development, In 'MIich event, Tenant's Proportionate Share shell be based on the rauo of 
the rentable area of the Premises to the rentable area of such office portion. If the Bulldlng shall be part of or 
shall lnciude a complex development or group of bulldlogs or structures collectlvely owned, leased or 
managed by or on behalf of Landlord or any of Its affiliates, Landlord may allocate among the buildings v.ithln 
the complex or group of buildings !hose categories or Operating Costs v.tllch relate to any facilities v.tllch are 
for the common use or benefit or the eoo1plex or group of buildings, among such buildings In accordance with 
sound accounllog and management principles. Such common use or benefit facilltles shall Include, but shall 
not necessarily be limited to, parking fadlllles and driveways, sidewalks, connectlog bridges and corridors, 
lobbles, foyers and other public areas, maintained for the common benefit and use of buildings within the 
complex or group. For purposes of deterrnlniog Tenant's Proportionate Share, but StJbject to Landlord's right 
to re-determine the ren1able area of the Bu!ldlng from time to time pursuant to this Section 3, Landlord has 
calculated the rentable area In the Premises and tiw Bulldlog In Its reasonable discreHon with respect to Iha 
layout of mulU-tenant floors. The rentable area In the Premises as sst forth oo Page 1 of this lease Is hereby 
stipulated to be the rentable area of the Premises for all purposes under this Lease, v.tiather the same 
should be more or less as a result of minor variations resulting from actual construction and cornpleUon of 
the Premises and for actual occupancy; provided, however, In Iha event Landlord re-measures the Premises 
In accordance v.ith commercia0y reasonable procedures and If the rentable area of the Premises is different 
than above stated, Landlord may give Tenant written notice of the change and the new number of square 
feet shall become the rantable area of the Premises for all purposes effectlve as of the date of such notice. 

�e rirst Amenamen: �: 

3.3 Base Year and Excess Operallng Costs Defloog. "Base Year" shall mean the calendar year 
during which Tenant's occupancy of the Premises commences. 'Excess Operetlng Costs• shall mean the 
excess, if any, of actual Operating Costs for any calendar year within the Tenn of this Lease, subsequent to 
the Base Year, over Iha amount of actual Operating Costs for the Base Year (hereinafter called ·ease 
Operatlog Costsj. _, Amenamenr ;:oecuon 4 

3.4 payment of Excess OooraUng Costs. Tenant shall be responslble for and shall pay Tenant's 
Proportionate Share of Excess Operating Costs for all calendar years durlng the term of this Lease. 

�;;,p Firs! Amendment Set11cn 5 
(a) As soon as reasonably possible prior to the beg!nniog of each calendar year durlng

the Tenn, Landlord may furnish Tenant with a statement of Landlord's estimate of Tenant's Proportionate 
Share of Excess Operallog Costs for such calendar year. By the first day of each month thereafter duling 
such calendar year, In addition to Base Rent due hereunder at such lime, Tenant shall pay a monthly 
installment equal to 1112th of Tenant's Proportionate Share of Excess Operating Costs as esllmated and set 
forth in such statement, if any, for such calendar year. If Landlord falls to deliver such statement prior to 
January 1 of the applicable year, Tenant shell pay 1112th ofTenant's Proportionate Share Excess Operating 
Costs for the prior year, If any, until such statement Is received. If Landlord furnishes Tenant such a 
statement. to the extent the new esUmate Is greater to or less than the estimates paid to dale for such 
calendar year, a lump sum payment or credit shall be made In the next mon1hly payment to adjust for such 
differential and thereafter Tenant shall pay 1112th of Tenant's Proportionate Share of Excess Operallng Costs 
as set forth in tha new estimate. 

(b) Within 90 days after the end of each calendar year during the Term, Landlord shall
furnish to Tenant a statement of actual OperaUng Costs and Tenant's ProporUonate Share of Excess 
Operating Costs for the previous calendar year {provkfed Landlord's right to collect Tenant's ProporUonala 
Share of Excess Operating Costs shall not be affected If Landlord fails to deliver such statement within such 
90 day period). A lump sum payment (v.tilch payment shall be considered a payment of ren! for all 
purposes) wm be made by Tenant, wilhln 30 days of the delivery of that statement, equal to the excess, If 
any, of the actual amount of Tenant's Proportionate Share of Excess Operating Costs a,;er all amounts paid 
by Tenant hereunder with respect lo Tenant's Proportionate Share of Excess Operating Costs for the 
preceding calendar year. If the amount of Tenant's Proportionate Share of the Excess Operating Costs Is 
less than the estimated am01.1nts paid by Tenant hereunder with respect to Tenant's Proportionate Share of 
Excess Operating Costs for such calendar year. Landlord shall apply the difference (Iha 'excess Overage") 
to the next accruing Installment of Rent due hereunder or, If necessary, subsequently accruing Installments 
of Rent unUI the entire Excess Overage amount Is credited; provided that If the term of this Lease has 
explrad at the time Landlord's Statement is delivered, Landlord shall refund the amount of any Excess 
Overage within 30 days of the Issuance of Landlord's Statemenl If actual Operating Costs for any calendar 
year are less than Base Year Operating Costs, than Tenant shall not be entitled to any portion of the 
differential. 

(c) In the event Tenant's Proportionate Share of Excess OperaUog Costs for the final
calendar year of the Tenn is not finally calculated unlll after the expiration of the Term, then Tenant's 
obligation to pay the same and Landlord's obligation to refund any excess Overage shall sll!Vl\/e the 
expiration or tennlnallon of this Leasa. Acwrdlngiy, Landlord shall have the right to continue to hold without 
interest Tenant's Security Deposit. If any, following explrallon of the Term until Tenant's Proportionate Shara 
of Excess Operating Costs has been paid In full, unless an allernaUve security �eller or credit or otherwise) Is 
furnished to the satisfaction of Landlord. Tenant's Proportionate Share of Excess Operating Costs for the 
calendar years In w11ich the Term C-Ommences and ends, If any, shall be prorated on the basis of the number 
of days of the Term within each such calendar year. 

3.5 Qoerattng Costs Defined. OperaUog Costs shall mean all amounts paid or payable, 'Mlether 
by Landlord or by others on behalf of Landlord, arising out of the ov.nemhlp, management, maintenance, 
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operation, repair, replacement and admfnlstrallon of the Buildlng and the land upon which !he Building Is 
located and any parking areas and facilllles associated v.ilh the Building, lndudlng, without llmltaUon: 

(a) the cost of all real estate, personal property and other ad valorem laxes, and any
other levies, charges, Impact rees and local Improvement rates and assessments whatsoever assessed or 
charged against the Building, the land upon which the Building Is located, the equipment and Improvements 
contained therein or thereon, or on or In any part theroof, by any lawful taxing authority (collectively, 
"Tax8111j, including all costs associated with the appeal of any assessment of Taxes; 

(b) the cost or Insurance obtained by Landlord, Including, but not limited to, casualty
Insurance, llablllty Insurance, rent lnterrupHon Insurance, and any deductible amount applicable lo any claim 
made by Landlord under any such Insurance; 

(c) the cost of security, landscaplng, window cleaning, garbage removal, trash removal
and all of the services provided to Tenant and other tenants of the Building by Landlord pursuant to Section 5 
and the comparable provisions of other tenant leases ( other than any seivlces which are separately bllled to 
Tenant or any other lenants); 

(d) the cosl of heaUng, ventllallng and air condttfonlng of the (I) Common Areas of the
Building ("Common Areas· being defined for purposes of this Lease as areas of the Building that provide 
service to Building tenants but that are not part of any tenant's leased premises, possibly Including but not 
llmlted to lobbies, atria, security desks, conference rooms, vendlng areas, lounges, food setvlce faclllUes, 
locker or shower facilities, mall rooms, courtyards, mechanical or equipment rooms, washrooms, public 
corridors, elevalors and staltwells), and (ii) the Premises and other rentable space In the Building, if the 
Bu!ldlng Is equipped YA!h a central or any shared heating, ventllaUng and alr-condltlonlng system; 

(e) the cost of all gas, water, sewer, eleci.riclty and any other utlHlles used In the
maintenance, operation, use and occupancy and admlnlslratlon of the Buildlng (Including all rentable space 
In the Bulldlng) and Iha Common Areas, excepting, however, any such utilities separately metered or 
separately sub-metered to Tenant or any other tenants of the Building unless the cost of which separately 
metered or separately sub-metered utilllles Is the responsibility of Landlord; 

(f) salaries, wages and other amounts paid or payable for all personnel Involved ln the
management, repair, maintenance, operation, leasing, security, supervision or cleaning of the Building, any 
Common Areas and the rentable space within the BU!ldfng In accordance with Section 5 and the comparable 
provisions of other tenant leases, Including fringe benefits, unemployment and workman's compensation 
Insurance premiums, pension plan contributions and other employment costs, as well as the cost of 
engaging Independent contractors lo perform any of the foregoing services; 

(g) auditing, accounting and legal fees and costs;

(h) the cost of repairing, replacing, operating and malntalnlng the Building, the Common
Areas or the Building and the Premises and other rentable space In the Building to the extent provided by 
Landlord In accordance with Secllon 5 and the comparable provisions of other tenant leases, and the 
equipment serving the Building, such common areas, and such rentable space; 

(I) the cost of the rental of any equipment and slgns (not Including Tenant's s!gnage);

(l) all management and admlnlslrativa costs and fees;

(k) capital expendttures for Improvements and/or equipment which are required by law
and/or which are designed to result In a labor or cost savings, In which case lhe capltal expenditures shall be 
amortized over the useful life of the Improvements or equipment as determined by Landlord, not exceeding 
ten (10) years and shall be lnduded on an annual basis In Operaling Costs; 

(I) costs Incurred by Landlord to conduct any environmental tests required by
municipal, county, stale or federal law, Including admlnlstra!fve agencies, or by Landlord; 

(m) without dupllcaUon of any of the foregoing, If the Buik!lng Is subject to Iha
condominium form of ownerShip, all condominium assessments, fees and charges levied against or 
attributable to the condominium units In the Building; and 

(n} all other expenses, costs and disbursements of every klnd and nature which 
Landlord shall pay or become obligated to pay In respect to or In connection v.ith the operation and 
maintenance of Iha Building and which are usually considered 'operating expenses· of a commercial office 
bulldlng in accordance v.ilh generally accepted accountlng practices, consistently applied. 

'Operating Costs• shall not Include the cost of any work or service provided to any tenant of the 
Bulldlng that Is In addiUon to that which Landlord Is obligated or permllled to provide to Tenant under the 
provisions of this Lease or the comparable provisions of the olher tenant leases of the Building. If the 
Building Is not at least ninety percent (90%) occupied during any calendar year (Including, but not limited to 
the "Base Year", as hereinafter defined), ac!ual Operating Costs and "Excess OparaUng Costs• (as 
hereinafter defined} shall be detemilned as If the Building had been ninety percent (90%} occupied during 
each such calendar year. r,menoment ::,ecuon b 
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3.6 Sewrjty Deoosjt. Tenant has deposited with Landlord the sum of $Nf.8 as secvrtty for the 
full and faithful performance by Tenant of all of Tenant's obllga!lons hereunder. No Interest shall be paid 
upOl'l the security deposit nor shall Landlord be required lo maintain the deposit In a segregated account, 
unless required by applicable taw In which event Landlord will oonply with such legal requirement. The 
security deposit shall nol be construed as prepaid rant. In the event that Tenant shall default In the full and 
faithful performance of any of the terms hereof, then Landlord may, v.tthout notice, either retain the seCtJrily 
deposll as llquldated damages, or Landlord may retain the same and apply It toward any damages sustained 
by Landlord, Including but no! limited to aciual, consequential or other damages sustained by the Landlord by 
reason of the default of Tenant, lndudlng but not limited to any past due rent. In the event of bankruptcy or 
other debtor-creditor proceedings, either voluntarily or Involuntarily Instituted by or against Tenant. the 
security deposit shall be deemed lo be applied In the following order. to damages, obligaHons and other 
charges, Including any damages sustained by Landlord, other than unpaid rent, due lo Landlord foc all 
periods plior to the flllng of such proceedings; lo accrued and unpaid rant prior to the filing of such 
proceeding; and thereafter to actual damages, obllgaUons, other charges and damages sustained by 
Landlord and rent due the Landlord for all periods subsequent to such filing. In the event of a sale of the 
Premises or all or any portion of the Bu!kling, Landlord shall have the right to transfer the security depostt to 
the buyer, and Landlord shall thereupon be relieved of all obligations to return the security deposlt to Tenant, 
and Tenant agrees lo look solely to the buyer ror the return of the saetJrity deposll If Tenant fuMy and 
faithfully complies with aij of the terms hereof, Iha securtly deposit or any balance thereof shall be returned to 
Tenant wilhln thirty (30) days after expiration of this Lease, Including any renewal thereof, subject lo the 
provlslons of Section 3.4(c) above. 

SECTION 4. USE Of PREMISES 

4, 1 Prohibited Uses, (a) The Premises shall continuously and al alt times during the Term be 
used and occupied by Tenant only as medical officss for "Physicians• (as defined In Section 4.2) to engage 
In the private practice of medicine and other related actlvllles incidental thereto, and for no other purpose. In 
no event. howevE!f, shall the Premises or any part thereof be used for the following activities without the prior 
wrltten consent of Landlord and Hospltal Owner, which consent may be granted or denied In Landlord's and 
Hospltal Owner's sole and absolute discretion: (I) as a "Hospital Fadllty" (as defined In Section 4.2), a 
rehabllllation center, an extended care facility or nuralog home, an outpatient or Inpatient surgery or surgical 
center, an oncology canter, an emergency center, a birthing center or an lnhalatlon, respiratory or phyeical 
therapy center; or (II) for the provision of any ·Ancillary Medical Care Service" (as daflned In Section 4.2) or 
the operation of a facility In which any Ancillary Medlcal Cara Service Is provided; In each case except as 
expressly permitted below In Section 4.1 (b) or In Section 4.3. 

(b) Notv.ilhstandlng the foregoing, however, nothing In Section 4.1(a) shall prohibit or limit the
provision or conduct of any Ancillary Medical Care Service by a Physician or othar health caro professional 
under the supervision of a Physician to such Physician's own patients In such Physician's own office, 
provided that (I) such Ancillary Medical Care Service (A) Is the klnd and type usually and customarily 
provided by a Physician to such Physician's patients In Its Ol<',fl offices and {B) Is ancillary and Incidental lo 
such Physician's primary medical practice and (II) the patients for whom such Ancillary Medical Cara Service 
Is performed ara not referred lo such Physician prlmarity for Iha purpose of obtaining such Ancillary Medical 
Care Service (except lo the extent that performance of such Ancillary Medical Cara Service pursuant to 
referrals made primarily for such purpose are no more than an Insignificant portlon of such Physician's 
medical practice on the Premises); and provided further that, under no circumstances \Mlatsoaver may the 
Premises or any portion thereof be used to provide or operate any of the following services, procedures or 
radlitles: (1) any sUTglcal procedure olher than those procedures customarily performed by a Physician In an 
office settlng; (2) any service or procedure requiring the presence of an anes!heslologlst or Intravenous 
sedation; (3) magnetic resonance Imaging {"MRI"); (4) computerized tomography ("CT"); (5) radiation therapy 
or (6) blrthlng center. 

4.2 Defin!Uons. In addlUonal to any terms defined elsewhere In this Article IV, the following 
lerms shall have the following meanings: 

"Ancillary Medical Care Service or Facmty· shall mean the provision of any medical or related 
service to or for any parson that Is In addition to the examination and diagnosis of patients performed directly 
by a Physlcian(s) or by olhar health care professionals either Independently !lcensed or under the direct 
supervision of a Physldan(s). Including but nol llmlted to the following procedures, services and facif!Ues: (1) 
any form of testing for diagnostic or therapeutic purposes; (2) provision or oparallon of a laboratory 
(lndudlng, without llmllation, a pathology laboratory or a dlnlcal laboratory); (3) diagnostic imaging services 
(which Include, without Umltation, Iha following testing fadllHes: fluoroscopy, )Hay, plane film radiography, 
CT, ultrasound, radiation therapy, mammography and breast dlagnostlcs, nuclear medicine testlng and MRI; 
and (4) physical therapy services or respiratory lharapy services. 

"Hospital Ownor" shall mean Sunrise Hospital and Medlcal Genier, LLC, which ls the owner or 
Sunrise Hospltal and Medical Center (Iha "Ho1pltal"). 

"Hospltal Faclllty" shall mean a general acute caro hospltal, medical hospital, speciatty hosp!tal OI' 
other health care facility providing either Inpatient or outpatient services or facilities, IMllch services or 
facilities are substantially the same as the lnpallent or outpatient services provided In a general aet1te care 
hospUal, specialty hospllal or medical hospital. 

"Physicians• shall mean (A) physicians and (Bl other health care practitioners, so long as such 
olhar health care pracUUonera would quallfy for membership on the staff of Iha Hospltal In accordance with 
the cnteria established from lime to time by the Hospital for non-physician health care practllloner-members 
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of lls medical or allied healthcare staff, provided that the foregoing deflnitlon shall not operate to require such 
other health care practitioners to actually be or become members or the Hospital's staff. 

4.3. {1Qprpved Se!yloos. Notv.11hatandlng anything fn this Section 4 to the contrary, Tenant may
provide such Ancillary Medical Care and Services in the Premises to patients of Tenant (the "Approved 
Services") as are specifically ldenlffled on ExhlbH C attached hereto and !llCOfPOO.lled herein by reference; 
provided that Exhibit C shall be l1WaUd If not signed by each of Hospital Owner, Landlord, and Tenant: and 
provided further that lhe provlslon of Approved Services shall be subject to the follov.ing llmltaUons and 
restrictions: (a) the patients of Tenant to whom Approved Services are provided shall not be referred to 
Tenant or any Physician practicing In the Premises primarily for the purpose or obtaining such ssrvlces or 
procedures (except lo the extent that performance of such Approved Sefvlcas pursuant to referrals made 
primarily for such purpose are no more than an insignificant portion of such Physician's medical practice on 
the Premises}: and (b) the Approved Services are and at all times shall be Incidental to and a necessary part 
of the examlnatlon or diagnosis rendered to Tenant's patients (I.e., no provision of services to third parties), 
and ancillary and Incidental to Tenant's primary medical practlca and shall not constitute Tenant's primary 
medical practice or speefafty, or Iha predominant services rendered by Tenant to Tenant"s patients. Wlthout 
the prior VRlllen consent of Hospllal Owner and Landlord, which consent may be withheld In thelr sofa 
discretion, Tenant shall not modify or expand any of Iha Approved Services and Tenant shall not provide or 
operate, or allow to be provided or operated, any Ancillary Medical Care Service or Facility In the Premises 
other than the Approved Services speclflcally ldenlffied on Exhibit C hereto or pam,itted under Sadlon 4.1(b) 
hereof. 

4.4. Ptmlct2n QualffiCllUons. All Physicians who conduct a moolcal practice and related 
acti111Ues In the Premises must be and remain appropriately licensed and In good standing l'Ath the state 
licensing board and any applicable federal, state or local cerUficallon or lk:enslng agency or office, without 
restriction, not subject to any sanc!lon. exduslon order, or other dlscipllnary order YA!h respect lo his or her 
participation In any federal or state healthcare program. 

4.5 ComPllance y.jth Legal Regultemenls. Tenant shall act In accordance with and not violate 
any restrictions or covenants of record affecting the Premises, the Building or the real property on which the 
Building Is located. Tenant shall not use or occupy Iha Premises In violation of law or of the Certificate of 
Use or Occupancy issued for the Building or which tha Pramlses are a part, and shall lmrnedialely 
discontinue any use of lhe Premises which ls declared by either any governmental authority having 
Jurisdiction or the Landlord to be a vlolatlon or any law, code, regulation or a violation of sald Certificate of 
Use or Occupancy. Tenant shall comply YAlh any direction of any governmental authority having Jurisdiction 
v.hlch shall, by reason of the nature of Tenant's use or occupancy of the Premises, impose any duty upon 
Tenant or Landlord with respect to Iha Premises or v-Ath respect lo the use or occupancy thereof. 

4.6 Hazardous Act�: k'1/§s!e; Nuisance. Tenant shall not do nor permit to be done anything 
v.hlch will lnvalldate or Increase the cost of any casualty and extended coverage insurance policy covering 
the Bulldlng and/or property located there!n, and shall comply v.ith au rules, orders, regulations and 
requirements of the appropriate Fire Rating Bureau or any other Of!JBnlzatlon performing a slmttar function. 
Tenant shall promptly upon demand reimburse Landlord for any additional premium charged for such policy 
by reason of Tenant's fallure to comply 'Mth the provisions of this paragraph. Tenant shall not do nor permit 
anything to be done In, on or about the Premises which would In any way obstruct or Interfere with the rights 
of other tenants or occupants of the Building, or use or allow the Premises to be used for arty Immoral, 
unlawful or objectionable purpose, nor shatl Tenant maintain or permit any nulsance or commit or suffer to be 
committed any waste in, on or about the Premises. 

SECTION 6. BUILDING SERVICES AND MAJNTENANCE 

5.1. Landlortj'§ Se!yices. Landlord will provide all of Iha following utilllles and services: 

(a) Electricity and waler for !he Premises, as reasonably necessary for the uses
parmftted ooder this Lease, except to the extent !hose utillHes are separately metered or submetered to the 
Premises; 

(b) If the Bullding is equipped v-Ath a central healing and air.condltlonlng system that
serves the rentable areas of the BuUdlng, heat and air-conditioning as reasonably necessary for Tenant's 
comfortable use and occupancy of the Premises during noonal business hours. The term ·normal business 
hours• shall mean the hours of 7:00 a.m. to 8:00 p.m. Monday through Friday, excluding legal holidays; 

(c) Unless the Premises are equipped with a waler heater. hot water al those polnts of
supply provided for the general use of Tenant and other tenants of the Bu!!dlng; 

(d) 
excluding holidays; 

elevator(s); 

(a) 

(I) 

(g) 

General Janltor1al and deaning services for the Promises, live days per week, 

General Janitorial services in and about the Common .Areas of the Building; 

Light bulb replacement In the Common Areas of the Building; 

Elevator service during normal business hours, If the Building Is equipped v.ith 
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(h) Ex1erior v,indow cleaning, deaning and snow and lea removal services for the
parking areas and walk ways serving the Building, to the extent deemed necessary In Landlord's reasonable 
JU<lgment; and 

(I) Normal maintenance and servicing of lavatory fadlllles, tollets, sinks and faucets
located within Iha Premises; provided that Landlord shall not be responsible for any repair, maintenance or 
seNlcing required on account of misuse of any of the foregoing or Iha disposal of foreign materials or 
substances not Intended to be disposed In tollets or sinks, all of 'Milch shall be Iha sole responslblllty of 
Tenant. 

5.2. Utility Sarylcas: Damage 19 Tenant's Prooorty. If Tenant requires or utilizes mora water or 
electric power than Is considered reasonable or noonal by Landlord, Landlord may reasonably determine 
and require Tenant to pay as Addttlonal Rant, the cost Incurred as a result of such additional usage 
("Suroharge;. Tenant agrees to pay at Landlord's request all separately melered or sub-metered utlfftles 
required and used by Tenant In the Premises. Landlord may require one or more separate meter(s) or 
separate sub-meter(s) to be Installed or used for any of Tenant's ulllitles, indudlng but not limited lo water 
and electric power. Landlord reserves the privilege of stopping any or an utility services In case or accident 
or breakdown, or for the purpose of maklng alterations, repairs or improvements. Landlord shall not be liable 
for Iha fallura to furnish or delay In furnishing any or all or such services 'Mien same Is caused by or Is the 
result of (a) strikes, labor disputes, labor, fuel or material scarcity, or governmental or other lawful regulations 
or requirements; (b) the failure of any corporation, firm or person with 'Mlom the Landlord may contract for 
any such SSNtce, or for any service Incident thereto, to furnish any such service; (c) Iha making of any 
alterations, repairs or Improvements as described In the preceding sentence; (d) any other cause other than 
the gross negligence of the Landlord; and the failure lo furnish any of such services In such event shall not 
be deemed or construed as an eviction or relieve Tenant from the performance or any of the obligations 
Imposed upon Tenant by this Lease, Including Its obligation to pay Rent. Landlord shall not be responsible 
for the failure of any equipment or machlnery to function property on account of any such Interruption of such 
services. Tenant shall be solety responslble for and shall promptly pay all charges for telephone and other 
communlcatlon services. 

5.3. Medical and Hazardo111 Waste. (a) Tenant, at Tenant's sole cost and expense, shall be 
responslble for medical, special and Infectious waste removal for the Premises and the malnten.ance and 
st()(age thefeof pending removal, all In accordance with all applicable laws, regulations and orders. Tenant 
shall not cause or permit the release or dlspo$8I of any ha.:art!ous substances, wastes or materials, or any 
medlcal, special or Infectious wastes, on or about the Premises or the Building. "Hazardous substances' as 
such term Is used In this Agreement means any hazardous or toxic substance, material or waste, regulated 
or !Isled pursuant to any federal, state or local environmental law, indudlng without llrnllallon, the Clean Air 
Act, the Clean Water Act the Toxic Substances Control Act, the Comprehensive Environmental Response 
Compensatton and Uablllty Act, the Resoorca Conseivatlon and Recovery Act, the Federal Insecticide, 
Fungicide, Rodentlcide Act, the Safe Drinking Water Act and the Occupational Safety and Health Act 
Tenant shall comply \l<illh all rues and policies set by Landlord, and with all federal, state and local lam, 
regulations and ordinances which govern the use, storage, handling and disposal of hazardous substances, 
wastes or matefials and med1cal, special or Infectious wastes. Tenant shall Indemnify, defend and hold 
Landlord harmless from and against any claims or llablllty arising out of or conn&Cted with Tenant's failure to 
comply YAth the terms of this Section 5.3, 'MIieti terms shall survive the expiratlon or earlier termination of 
this Lease. 

{b) Tenant shall not pennit undue accunulatlons of garbage, trash, rubbish or other 
refuse within the Premises and shall keep all refuse In proper containers untll disposal of such refuse. 
Tenant shall not permit the mlxlng or dlsposal of any hazardous substances, wastes or matenals or any 
medlcal, s�lal or Infectious waste with the general office refuse and Landlord shall have no duty or 
obligation to ramove any hazardous substances. wastes or materials or any medical, special or infectious 
waste from tha Premises (except as provkla<l by separate contract as set forth above In S&cllon 5.3(a)}. 

5.4 L§ndlord's RegaJrs. Except as provided In subparagraph 5.5(b}, Landlord shall maintain In 
good repair the Building, the Common Areas and fadlltles of the Bul!dlng used by Tenant, the mechanlcal, 
plumbing and elecltfcal systems of the Pramises, the watts, floors, doors, windows and alt structural 
elements of the Premises (excepting painting and repair or replacement or floor or wall coverings). Except 
as othem� speclfically provided In Section 5, Landlord shall have no duly to mainlaln, repair, dean or 
service the Premises and Landlord shall no! be !fable for any actual, consequential or other damages, costs, 
llabillties or expenses with regard to maintenance, repair, cleaning or service In, about, on or of Iha 
Premises. 

5.5. )jlrn,,Ot'!i Reoolrn. (a) Tenant shall maintain Iha Premlsas in good repair and condition and 
shall make aH repairs and replacements and perform all maintenance necessary to keep the Premises in 
such condltloo, except to the extent such maintenance, repairs and replacements are to be provided by 
Landlord pursuant to this Section 5. 

(b} In add!llon, Tenant shall promptly repair, in a good and wori<rnanllke manner, any 
damage lo Iha Premises or other part of the Buildlng caused by any breach of this agreement to maintain the 
Premises, any misuse of the Premises or any part thereof, or any willful or negligent act or omlsslon of 
Tenant, or of any employee, agent or Invitee of Tenant. If Tenant falls to do so, Landlord shall have the right 
to repair any such damage and Tenant shall pay Landlord for the cost of all such repairs, plus, if Tenant does 
not pay such cost v.11hln thirty (30) days of the date the repairs were made, Interest at Iha Interest Rate (as 
defined In paragraph 20.9). 
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(c) (I) If Tenant uses or operates any "External Eqllipment" (as hereinafter denned).
Tenant, at Its sole cost and expense, shall be resporn;lble for all such External Equipment In all respects and 
for all utlllty services used and consumed In lhe operation of such External Equipment. Tenant shall 
maintain the External Equlpment In good, safe repair and cooditlon and shall make all repairs and 
replacements necessary to keep the same In such condition. In particular, without limiting the generality of 
Tenant's maintenance obligations as sat forth In the preceding sentence, Tenant shall be solely responsible 
for satisfying any requlramenls for governmental licenses or pemilts reqU!red for any External Equipment. 
Such requlrements may lndude, but may not be llmlted to, standards for accradltatlon set by the Joint 
CommlSSion on the Accreditation of Healthcare Organizations rJCAHO") and local or stale healthcare 
agency requirements. Further, Tenant shall, at Its sole cost and expense. promptiy repair, In a good and 
workmanlike manner, to Landlord's reasonable satlsfacllon, any damage to lhe Ptemlses or the Bulldlng 
caused In connection with or related to the External Equipment. Ir Tenant falls to do so v.ithln thirty (30) days 
after Landlord gives notice, Landlord shall have the right to repair any such damage and Tenant shall pay 
Landlord for the cost of all such repairs. Any payment or reimbursement due Landlord under this Section 
5.5(c) shall, at Landlord's optlon, accrue Interest at the Interest Rate (as hereinafter defined) from the date 
ten (10) days after such payment Is due any payable until such !lme as paid. 

(ll) If any External Equipment or any service provided lo !he Premises by External
Equipment Is shared by or Is also provided by the External Equlpment for the benefit of any other tenants of 
the Building, Tenant shall not permanently shut down or remove any such shared External Equipment 
without providing at least ninety {90) days prior written notice to Landlord. 

(Ill) As used herein, "External Equipment" shall lnciude, but shall not be limited to, 
auxilla,y or emergency power generating equipment and systems and oxygen and medical gas systems end 
all related cabling. wiring and piping as well as other facilities or equipment that are not nonnally or 
customarily used by a typical tenant of a standard medical office building, Which (a) are located In, on or 
adjacent to the Building or on the land on Which the Building Is located or are used In connection with the 
Buifdlng or the Premises, and (b) are dedicated to the exciusive use or Tenant or of one or more portions of 
the Premises, except lo the extent such External Equipment Is shared With one or more other tenants of the 
Bulldlng. Landlord reserves the right to designate certain equipment as External Equipment In Its reasonable 
discretion from Ume to time. 

(Iv) Tenant acknowledges and agrSi:s that any External Equlpment It uses shall be 
Installed, used and maintained solely for Tenant's benefit (except to the exlent such External Equipment Is 
shared by any other tenants of the Butlding) and, notwithstanding anything In this Lease seemingly to the 
contrary, Landlord shall no! be Hable for any claims, actions, proceedings, costs, expenses, actual, 
consequential or other damages or other liabillUes arising in any way from any External Equipment, lncludlng 
but nol llmlted to the use, misuse, breakdown or !ntert4)tlon of service of same. 

SECTION 6. ALTERATIONS 

Tenant may not make any changes, alterallons, Improvements or additions lo the Premises or attach 
or affix any articles thereto YAthout Landlord's prior written consent, v.tuch consent Landlord shall not 
unreasonably \'Alhhold. AJI alterations, additions, or Improvements which may be made upon the Premises 
by Landlord or Tenant (except unattached trade fixtures and office fumlture and equipment ovmed by 
Tenant) shall not be removed by Tenant, bul shall become and remain the property of Landlord. All 
a!teratlons, lmpro11ements, and additions lo lhe Premlses (as permitted by landlord) shall be done only by 
Landlord or contractors or mechanics approved by Landford, and shall be at Tenant's sole expense and al 
such llmes and In such manner as Landlord may approve. If Tenant shall make any alterations, 
Improvements or additions to the Premises, Landlord may require Tenant. at the expiration of this Lease, to 
restore the Premises to substan!lally the same condlllon as existed at the commencement of the Tann. Any 
mechanic's or materlalmen's lien for Which Landlord has racelved a notice of Intent to flla or which has been 
filed against the Premises or the Building arls/ng out of work done for, or malerlals fumlshed to or on behatl 
or Tenant, Its contractors or subcontractors shall be discharged, bonded over, or otherwise satisfied by 
Tenant within ten ( 1 O) days following the earUer of the dale Landi on:! receives (a) notice of Intent to Ille a lien 
or (b) notlce that the lien has been filed. ff Tenant falls to discharge, bond over, or otherwise satisfy any 
such lien, Landlord may do so el Tenant's expense, and the amount expended by Landlord, Including 
reasonable attorneys' fees, shall be paid by Tenant within ten (10) days following Tenant's receipt of a blll 
from Landlord, 

SECTION 7. DAMAGE TO PROPERTY - INJURY TO PERSONS; INSURANCE; INDEMNIFICATION 
Jt:t i~J!st 1½11tu1onu-H1r Section 7 

7.1 T1ma□l'!i !ruiernn!IV. Tenant shall and hereby does Indemnify and hold Landlord harmless 
from and against any and all dalms arising from: (a} Tenant's use or occupancy of the Premises or the 
conduct of Tenant's buslness or profession; or (b) any willful or negllgent acts or omissions of Tenant, or of 
Tenant's agents, employees, contractors or Invitees. Tenant shall and hereby does further Indemnify, defend 
and hold Landlord harmless from and against all costs, attorneys' fees, expenses and llabllltles Incurred In 
connection with any such claim or any actlon or proceeding brought thereon. In case any action or 
proceeding Is broUQh! against Landlord by roason of any such claim, Tenant upon noUce from Landlord, shall 
defend same at Tenant's expense by counsel reascnably satisfactory lo Landlord. Tenant, as a matertal part 
of the consideration lo Landlord, hereby assumes all rlsl< of damage to property or Injury to persons In, upon 
or about the Premises from any cause other than Landlord's negligence or Intentional misconduct, and 
Tenant hereby waives all claims In respect thereof against Landlord. 

7.2 l.lmdloro's Indemnity. Landlord shall and hereby does Indemnify and hold Tenant harmless 
from and against any and all claims arising from: any acddant or occurrence oCCtJrrlog within the Building 
{except the Premises) or the Common Areas and facllilles, arising out the negllgenoo or willful misconduct or 
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Landlord, or of Landlord's agents, employees, contractors or Invitees. Landlord shall and hereby does 
further Indemnify, defend and hold Tenant harmless from and against all costa, attomeys' fees, expenses 
and llabllllles Incurred In connectlon with any such claim or any action or proceeding brought thereon. In 
case any such claim, acllon or proceeding Is brought against Tenant, Landlord, upon notice from Tenant, 
shall defend same at Landlord's expense by counsel reasonably satisfactory to Tenant. 

::,,,13 t·irs1 Arnem1rnent 

7.3 Insurance. Tenant shall, throughout the Term at Its sole cost and expense, provide and 
keep in force, with responsible Insurance companies reasonably acceptable to Landlord, Insurance In 
respect lo this Lease and the Premises In the following amounts for any one accident or oCctJrrence: (a) 
comprehensive general public llablllty Insurance with Umlts for property damage claims of not less than 
$100,000 and limits for personal Injury or death not less than $1,000,000 par person and $1,000,000 per 
occurrence; and (b) casualty Insurance insuring Tenant against loss or damage to Its equipment and other 
personal property In the Premises by lire and all other casualtles usually covered under an •an risk" pollcy of 
casualty Insurance. The policies described hereln shall name both Tenant and Landlord as Insureds, 
Tenant shall furnish the Landlord v.ith proof of all such Insurance at feast annually and upon demand of the 
Landlord. 

7.4 Walv§r of UabUll';L, Nellhar Landlord nor Its agents shall be liable for any damage to property 
entrusted to employees of the Building, nor for loss of or damage to any property by !haft or olhefWisa, nor 
for any l"4ury or damage to persons or property resulllng from lire, explosion, falling plaster, steam, gas, 
electridty, water or rain Which may leak from any part of the Building or from the pipes, appliances or 
plumbing works therein or from the roof, street or subsurface, or from any other place or resulting from 
dampness or any other cause whatsoever, unless directly and entirely caused by and due lo the gross 
negligence of Landlord. Tenant shall give prompt notice to Landlord In case of fire or accidents In the 
Promises or In the Building or of defects therein or ln Iha fixtures or equipment Tenant hereby 
acknowledges that Landlord shall not be liable for any lnlelTUpllon to Tenant's business for any cause 
whatsoever, and that Tenant shall obtaln Business Interruption Insurance coverage shouk! Tenant desire to 
provide coverage for such risk. 

7.5 Wtoil@UR!l Qt l.l!!bllll.i:- Notv.ithstandlng any provision heroof seemingly to Iha contrary, In no 
event shall Landlord's total liability under this Lease exceed Landlord's Interest In the Buldlng. Tenant shall 
look solely to Landlord's Interest In the Building for the satisfactlon of any Judgment or decree requiring the 
payment of money by Landlord and no other property or asset of Landlord shall be subject to levy, execution 
or other enforcement pl'Of.:OOure for the satisfaction of such Judgment or decree. 

SECTION 8, DAMAGE OR DESTRUCTION 

If the Premises are damaged by lire or other casualty (eollectlvely •casualty;, the damage shall be 
repaired by and at the expense of Landlord, provided such repairs can, In Landlord's opinion, be made Within 
sixty (60) days after the occurrence of such Casually without the payment of overtime or other premiums. If 
such repairs cannot, In Landlord's opinion, be made within sixty (60) days, Landlord may, al Its opUon, make 
them \'Alhin a reasonable Ume, and In such event thls Lease shall continue In effect. Landlord's election to 
make such repairs must be evidenced by written nollce to Tenant within thirty (30) days after the occurrence 
of the damage. Ir Landlord does not so elect to make such repairs which cannot be made within sixty (60) 
days, then eUher party may, by written notice lo the other, cancel tlis Lease as of the dale of the Casually. 
In the event Landlord makes SU<;h repairn, then unlll such repairs are completed, the Rent shall be abated In 
proportion to the part of the Premises which Is unusable by Tenant In the conduct of Tenant's practice of 
medicine. However, there shall be no abatement of Rent If the Casualty Is due to the negllgant acts or 
omlsslons or Tenant or Tenant's employees or contractors. A total destruction of the Building In which the 
Premises are located shall automaUcally terminate this Lease. 

SECTION 9. EMINENT DOMAIN 

If lhe Bullding, the Premises or a malarial part of either shall be taken by any authorlze<I entity by 
eminent domain or by negotiated purchase under threat !hereof, so thal the Promises shall become totally 
untenantable, this Lease shall terminate as of the earlier of the dale v.hen UUe or possession thereof Is 
acquired or taken by the condemning authority and all rights of Tenant In this Lease shall Immediately cease 
and terminate. If a part of the Bulldlng or a portion of the Premises shall be taken such that the Premises 
becomes only partlally un!enantable, Base Rent shall be proportionately abated. All compensation awarded 
for any taking (or the proceeds of negotiated sale under threat thereof) whether for the whole or a part of !he 
Building or the Premises, shall be the property of Landlord, whether such proceeds or award Is 
compensation for loss or damage to Landlord's or Tenant's property or their respecllve Interests In the 
Premises, the Tenant hereby assigns all of Its Interest In any such award to Landlord. However, nothing 
contained herein shall be deemed to give Landlord any Interest In or require Tenant to assign to Landlord 
any separate award expressly made to Tenant for: (a) the taking of personal property and fuctures belonging 
lo Tenant; (b) the lnterrupllon of or damage to Tenant's business or profession; (c) the cost of relocaUon 
expenses Incurred by Tenant; and (d) Tenant's unamortized cost of leasehold Improvements; provided that 
lhe making of any such award to Tenant shall not reduce or dlmlnlsh Landlord's award relallng to such 
condemnaUon. Landlo«l may 'Mlhoul any obUgaUon or liability to Tenant stipulate with any condemning 
authority for a judgment of condemnauon Without the necessity of a formal suit or Judgment of condemnation, 
and the date of taking under lhls clause shall then be deemed the date agreed to under the terms of said 
agreement or stipulation. 

SECTION 10. ASSIGNMENT AND SUBLETTING BY TENANT 

Tenant shall not, either voluntarily or by operation of law, dlreclly or Indirectly, sell, assign or transfer 
this Lease, In whole or In part, or sublet the Premises or any part thereof, or permit the Premises or any part 
thereof to be occupled by any parson, corporation, partnership, or other enllly except Tenant or Tenant's 
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employees, without lhe prior written consent of Landlord In each Instance. A transfer of stock control In 
Tenant, If Tenant is a corporation, or the transfer of a greater than forty-nine percent (49%) beneficial 
ownership interasl In Tenant, If Tenant Is a partnerahlp or other entity, shall be doomed an act of assignment 
hereunder. In addition, any such subletting or assignment transactlon shall be In all respects In compliance 
\'A!h the applicatile provisions of the Medicare Antl Kick-Back Law, 42 use 1320a-7(b)(1) and (2) and the 
Stark Self-Referral l'rohlblllon Ad, 42 USC 1395nn et. seq., as the same may be modified, supplemented or 
replaced from llme to time, and all regulations promulgated thereunder from time lo time. Any sale, 
assignment, mortgage, transfer or subletting of th!$ Lease or the Premlses \\tllch Is not In compliance Y<ith 
the provisions of this Section 10 shall be void. The consent by Landlord lo any assignment or subletting 
shall not be construed as relieving Tenant from obtaln!ng the express prior written consent of Landlord lo any 
further assignment or subletllng or as releasing Tenant from any llablllty or obligation hereunder, whether or 
not then accrued. Should Landlord permit any assignment or subletting by Tenant and should the moneys 
mcelved as a result of such assignment or subletting (\\tlen compared to the moneys still payable by Tenant 
to Landlord) be greater than would have been recelved hereunder had not Landlord permitted sueh 
assignment or subletting, then the excess shall be payable by Tenant to Landlord, ll belng the parties' 
Intention Iha! Landlord, and not Tenant, shall be the party to receive any profit from any assignment or 
subletting. In the event of any assignment or sublelllng approved by Landlord, the assignee or sublessee 
shall assume all of Tenant's obllgatlons under this Lease and shall be bound lo comply YAth all the terms and 
provisions of this Leese and Tenant and such assignee or sublessee shall be Jointly and severally llable for 
the performance of Tenant's covenants under this Laase. 

SECTION 11. ACCEPTANCE OF PREMISES 

If Landlord ls unable to deliver possession of the Premises to Tenant by the Commencement Date 
due to the occurrence or nonoccurrence of one or more factors or events under Landlord's control, Rent shall 
abate proportionally to the date on \\tl!ch Landlord noltfles Tenant that the Premises are available for 
occupancy, and the explratlon date of this Lease shall be extended correspondingly. Rant shall not abate for 
delays beyond Landlord's control. If Landlord Is unable to del!ver the Premises by the Commencement Date, 
Tenant shall take possession of the Premises within ten (10) days after receipt of written noUce from 
Landlord that !he Premises are available for occupancy. By taking possession of the Premises, Tenant shall 
be deemed to have accepted the Premises In Its ·as-ls" condition and ackno\'Aedged that the Premises are In 
saUsfactory condition and repair. Landlord shall not be responsible or liable to Tenant for any actual, 
ronsequenUal or other damages or costs, Including but not limited to lost profrts, storage cosls, moving 
expenses or any other costs and expanses Incurred or suffered by Tenant by reason of Landlord being 
unable to deliver possession of the Premises to Tenant by the Commencement Date. Landlord will not 
perform any work with regard to the Premises In preparation for Tenant's occupancy of the Premises, except 
as follows: SEE FIRST AMENDMENT TO BASE YEAR MEDICAL OFFICE BUILDING LEASE. 

SECTION 12. DEFAULTS 

12.1. EyWJts of DefsyJt. The occurrence of any of the foUO'Mng shall constitute a material default 
and breach of the Lease: 

(a) The vacating or abandonment of the Premises by Tenant.

(b) A failure by Tenant to pay Rent or to make any other payment required to be made
by Tenant hereunder within ten (10) days after same Is due and payable. 

(c) A failure to maintain the Insurance required pursuant to Section 7 of !his Lease.

(d) A violation of the terms of SecUon 4 or Section 10 of this Lease.

(e) A fallure to provide any declarauon, document or Instrument required pursuant lo
Section 18 of this Lease within the time period set forth In such Section. 

(f) A failure by Tenant to observe and perf01m any other obUgaUon under this Lease to
be observed or performed by Tenant, other than payment or any Rent, Y<tthln thirty (30) days after written 
nollce by Landlord to Tenant specifying \\tleraln Tenant has falled to perform such obligation: provided, 
however, that If the nature or Tenant's obligation Is such that more than 30 days are required for Its 
perfo,mance, then Tenant shall not be deemed to be In default If It shall commence such performance within 
such 30-day period and thereafter dlllgently prosecute the same to completion by not later than 90 days after 
Tenant receives Landlord's written notice. 

(g) The making by Tenant or any guarantor of this Lease of any general assignment for
the benefit of crad!tors; the flllng by or against Tenant or such guarantor of a pelltlon to have Tenant or such 
guarantor adjudged a bankrupt or the flllng of a petition for reo<ganlzatlon or arrangement under any law 
relating to bankruptcy (unless, In the case of a petlllon filed against Tenant or such guarantor, the same is 
dismissed \'Athln sixty (60) days): the appointment of a trustee or receiver to take possession of substantlally 
all of Tenant's assets located at the Premises or of Tenant's Interest In this Leesa, where possession ls not 
restored to Tenant within thirty (30} days; or the attachment, execution or other Judlclal seizure of 
substanUally all of Tenant's assets located at the Premises or of Tenant's Interest In thls Lease, where such 
seizure Is not discharged v.ithln thirty (30) days. See �Irsi Amenornern : -

12.2 Landloro's Default. Landlord shall not be deemed to be In default In the performance of any 
obllgaUon required to be performed by It hereunder unless end un!II It has felled lo perform such obligation 
within thlrty (30) days after written notice by Tenant lo Landlord specifying \\tlareln Landlord has failed lo 
perfoon such obllgaHon; provided, however, that If the nature of Landlord's obllgaUon Is such that more than 
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thirty (30) days are required for Its perf0!1llance, then Landlord shall not be deemed to be In default if It shall 
commence such performance v.ithin such thirty (30) day period end thereafter diligently prosecute the same 
to complaUon. 

SECTION 13. REMEDIES 

13.1 Remedies. In Iha event an event of default occurs on the part of Tenant as set forth In 
Section 12, Landlord may exercise one or more of the follov.ing descrlbed remedies, In addltlon to all other 
rights and remedies available at law or In equity, whether or not stated in lhis Lease: 

(a) Upon the occurrance of an event of default on Tenant's part as set forth In Sectlon
12, Landlord may continue this Lease In full force and effect and shall have the right to collect Rent when 
due, and Landlord may re-43nter the Premises "Mlh or without legal process and relet them, or any part of 
them, to third parties for Tenant's account, and Tenant hereby expressly waives any and all cialms for 
damages by reason of such re-entry, as well as any and all dalms for damages by reason of any distress 
warrants or proceedings by way of sequestration which Landlord may employ to recover said rents. Tenant 
shall be liable Immediately to Landlord for all costs Landlord Incurs In reletllng the Premises, Including. 
without llmllaUon, brokers' commissions, expanses of remodeling the Premises required by the reletllng, 
attorneys' fees and costs and like costs. Relettlng can be for a period shorter or longer than the remaining 
Toon of this Lease, and In no event shell Landlord be under any obllgatlon to relet the Premises. On the 
dales such rent Is due, Tenant shall pay to Landlord a sum equal lo the Rent due under this Lease, less the 
rant Landlord receives from any relelting. No act by Landlord allowed by this paragraph shall temilnate the 
Lease unless Landlord nottfles Tenant In wrlUng that Landlord elects to terminate the Lease. 

(b} At any lime after the occurrence of an event of default by Tenant as described In 
Section '12, Landlord may terminate this Lease. Upon lermlna!lon, Landlord shall have the light to collect an 
amount equal to: all expenses incurred by Landlord in recovering possession or the Premises, including but 
not Hmlted to reasonable attorneys' fees and costs; all raasonable costs and charges for the care of the 
Premises whlle vacant; all renovation costs Incurred In connection with Iha preparation of the Premises for a 
new tenant; all past due Rent which Is unpaid, plus Interest thereon at the Interest Rate (as defined In 
Section 20.9); and the amount of Rent that would have been dua for the remainder of the Term If the Lease 
had continued unlll the expiration of the Term. 

(c) In the event Landlord engages one or more attorneys lo ccilect amounts awed by
Tenant, any and all attorneys' fees, legal costs and other expanses Incurred shall be charged lo Tenants 
account and added to lhe amounts Tenant owes Landlord. 

13.2 Addltlonaf Remedies. Should any of these remedies, or any portion thereof, not be 
pamiitted by the laws of the stale In which the Build Ing Is located, then such remedy or portion thereof shall 
be considered deleted and unenforceable, and the remaining remedies or portions thereof shall be and 
remain In full force and effect Landlord may avail Itself of these as well as any other remedies or damages 
allowed by law, Including but not llmlled to a statutory landlord's lien on personal property In Iha Premises, 
where applicable and available. NI rights, options and remedies of Landlord provided herein or elsewhere 
by law or In eqully shall be deemed cumulative and not exclusive of one another. 

SECTION 14, RULES AND REGULATIONS 

Tenant shall obseive falthfully and comply strlcily with Ul8 Rules and Regulations set forth on Exhibit 
D attached to this Lease and made a part hereof, and such other rules and regulatlons as Landlord may from 
time to Hrna reasonably adopt for the safety, care and cleanliness of the Building or the preservation of good 
order therein. Landlord shall not be liable to Tenant for vlolatlon of any such Rules and Regulations, or for 
lhe breach or any covenant or C-Ondltlon In any lease by any other tenant In the Building. By the signing of 
this Lease, Tenant acknowiedges that Tenant has read and has agreed to comply with such Rules and 
Regulations. 

SECTION 15. RIGHT OF ACCESS 

Upon reasonable notice to Tenant, Landlord and Its agents shall have free access 10 the Premises 
during all reasonable hours for the purpose of Inspection, to make reasonable repairs as required hereunder 
(provided, however, Landlord shall have no obligation as a result of such examlnatJon to make any repairs 
other than expressly set forth herein), and to exhibit the same to prospactJva purchasers, lenders or tananls. 
Landlord and Its agents shall have access to the Premises at any lime without prior notice In the event of an 
emergency. See First 1\rnern:lment &ecuor 

SECTION 16. ENO OF TERM 

16.1 :Suroindet: of Premises. At the termfna!Jon or expiration of the Term of this Lease, Tenant 
shall surrender the Premises to Landlord In as good condition and repair as at the Commencement Date, 
reasonable wear and tear excepted, and will leave lhe Premises broom-dean. If not then in default, Tenant 
shall have the right prior to said termlnatlon to remove any equipment, fumllura, trade fixtures or other 
personal property placed In lhe Premises by TenanL provided that Tenant promplly repairs any damage to 
the Premises caused by such removal. 

16.2 �- In the event Tenant holds over after the expiration of this Lease, such holding 
over shall thereafter conslilute a tenancy at will terminable at any time by Landlord or Tenant giving written 
notice to the other. Such holding over shell bo on all of the same tenns and condttlons as this Lease (other 
than the duration of the term and the amount of Rent) and Tenant shall pay Landlord Rent for the period of 
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Its hold over at the limes for payment spedfled hersln, which Rent Shell be 150% of the amount In effect 
immediately prtor to the explrallon of this leasa. 

SECTION 17. ASSIGNMENT OR OTHER TRANSFER OF LANDLORD'S INTEREST 

Landlord may freely assign, sell or otherwise transfer the Premises or this Lease, or Laodloro's 
Interest hereunder, vAlhout Tenant's consent. In Iha event of any transfer or transfers of Landlord's Interest 
In tile Premises or In Ute real property of which the Premises are a part, the transferor shall be automatically 
relieved of any and all obligations and llab!Ulles on the part of Laodlord accruing from and after the dale of 
such transfer. 

SECTION 18. ESTOPPEL CERTIFICATE, ATTORNMENT, AND NON,DISTURBANCE 
Se{: First Arnenctment i-

18.1 Estoppal Certjficate. VVithln ten (10) days follovAng receipt of Landlord's written request, 
Tenant shall deliver, executed In recordable fonn, a declaration to any person designated by Landlord: (a) 
ratifying this Lease; (b) stating the commencement and termination dates of the Lease; and (c) certifying (I) 
that this Lease Is In full force aod effect and has not been asslgned, modifted, supplemented or ameoded 
(except by such v.rltlngs as shall be stated}; (II) that all coodltlons under this Lease lo be performed by 
Landford have been satisfied (stating exceptions, If any); Qli) that no defenses, credits or offsets against the 
enforcement of this Lease by Laodlord exist (or stating those claimed); (Iv) the sum of advance Rent. if any, 
paid by Tenant; (V) Ille dale to which Rent has been peld: (vQ the amount of security deposited \'with 
Landlord; and (vii) such other Information as Landlo«I reasonably requires. Persons racelvlng such 
statements of Tenant shall be entltled to rely upon them. 

18.2 �le of Laooloro's Interns!. In the event of the sale or assignment of Landlo«l's Interest In 
the Premises or the Building or tf the holder of any existing or Mure mortgage, deed to secure debt, deed of 
trust, or the lessor under any existing or Mure underlying lease pursuant to which Landlord Is the lessee, 
shall hereafter succeed to the rights of Landlord uoder this Lease, then al the option of such successor, 
Tenant shall attom to and recognize such successor as Tenant's laodlord under this Lease, and shall 
promptly execute and de!lvet any Instrument that may be necessaiy lo evidence such attomment. If any 
such successor requests such attomment, thls Lease shall continua In full force and affect as a direct lease 
between such successor, as Landlord, and Tenant, subject to all or the terms, covenants aod conditions of 
lhls Lease, regardless of whether Tenant executes aod dellvers the Instrument requested by such successor 
landlord. See first At11enorne111 ::,c 

18.3 Suboroinatfon. This Lease shall be subject lo and subordinate and Inferior al all times to the 
Hen of any mortgage, lo Iha lien of any deed of trust or other method of financing or refinancing now or 
hereafter existing against all or a part of the real property upon which the Building Is localed, and lo any 
existing or Ml.lf8 lease by which Landlord leases the Building and/or the grouod upon which the Building Is 
located On which tatter lnstane8 this Lease Is a sublease), aod to all renewals, modifications, replacements, 
consolidations and extensions of any of the foregoing. Tenant shall execute and deliver all documents 
requested by any mortgagee, security holder or lessor lo effect such subo«llnallon. If Tenant falls lo execute 
and deliver any such document requested by a mortgagee, security holder or lessor to effect such 
subordination, Landlord ls hereby authorized to execute such doct.menls and take such other reasonable 
steps as are necessary to effect such subordination on behalf of Tenant as Tenant's duly auU1orized 
Irrevocable agent and attorney-In-fact, II being agreed that such power Is ooe coupled v.ith an Interest. 
Tenant's failure to execute and deliver such documents or Instruments provided ror in this Section 18 v.ithln 
fourteen (14) days after the receipt by Tenant of a written request shall constitute a default under this Lease. 

SECTION 19. NOTICES 

(a) Acy notice required or permitted to be given hereunder shall be In writing and may be given
by: (l) hand delivery and shall be deemed given on the date or delivery; (ii) registered or certllied mail and 
shall be deemed given the third day following the date or malling; or Oil) overnight delivery and shall be 
deemed given the follovAng day. 

(b) All notlces lo Tenant shall be addressed to Tenant at the Building of which the Pramlses ara
a part and to Landlord as fellows (or to any other address that Landlord shall deslgnate In writing): 

3000 Meridian Boulevard, Sulte 200 
Franklin, TN 37087 
Attention: Asset Manager 

And to the property manager at: 

QBB.E. Inc, 
3201 Sooth Marylal)(l Parkway. Suite :400 
�s vrurns. NV s1noo 
Attentlon: erooorty Manager 

SECTION 20. MISCELLANEOUS 

20.1 8112.l!JtlYS' fees. In tha event that sult Is brought or an attorney Is engaged by elther party 
against the other for a breach or default under the terms of this Lease, the preva!llng party shall be entltled to 
reasonable attorneys' fees, which sum shall be fixed by the court. 
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20.2 Time of Essence. Time Is of the essence YAl.h respect to the performance of every provision 
of this Lease. 

20.3 Headjngs: Certala Deflollio!l§. The Section an<l paragraph captions contained In this Lease 
are for convenlence only and shall not be consldered In the construction or Interpretation of any provision 
heraor. The worn "Term" as used herein, shall be deemed to Include, where applicable, any extended or 
renewal term. The word 'Lan<llord" means the owner of the Building from time lo time, and In the event of 
any safe, conveyance or lease of the Building, the Lan<llord shall be released from all covenants and 
conditions as Landford hereunder and without further agreement betv,,een the parties, the purchaser, lessee 
or other transferee of the Building shall be deemed to have assumed all covenants and conditions of 
Landlord her&Under. No consent or Tenant shall be required In the event of any such sale, conveyance or 
lease of the Bulfdlng which Is made subject to this Lease, or to any sale or conveyance of the Bufdlng 
pursuant to v.tilch Landlord leases the Bulldlng back from such purchaser or other transferee, In v.tilch case 
this Lease shall remain In full force an<l effect as a sublease between Lan<llord, as sublessor and Tenant, as 
sublessee. 

20.4. !ncorooration of Poor Agre001ents: &!JtJQdm�ots. This Lease, the Exhlbits and Amendments 
attached hereto and Incorporated herein contain all of the agreements of the partles hereto with respect to 
any matter covered or mentioned In this Lease, and no prior agrooment or understanding pertaining to any 
such matter shall be effective for any purpose. No provision of this Lease may be amended or added to 
except by an agreement In wrttlng slgned by the parties hereto or their respective successors In Interest. 

20.5. Waiver of Sybro1rnt1gn. Lan<llord and Tenant hereby mutually waive any an<l all rights of 
recovery against one another based upon the negligence of either Landlord or Tenant or their agenls or 
employees for real or pera-0nal property loss or damage occurring lo the Premises or to the Building or any 
part t�raor or any personal property located therein from perils v.tilch are able to be lnsu.ed against In 
standard fire and extended coverage, vandalism and malicious mischief an<l sprinkler leakage Insurance 
contracts (commonly referred to as "All Rlskj, whether or not such Insurance Is actually earned. tf either 
party's Insurance policies do not permit !his waiver of subrogation, then such party wm obtain such a waiver 
from Its Insurer at lls sole expense. 

20.6, �- No waiver by Landlord or Tenant of any breach or default of any term, agreement. 
covenant or condltlon of this Lease shall be deemed to be a waiver of any oiher term, agreement, CQ\lenant 
or condition hereof or of any subsequent breach by Landlord or Tenant of the same or any other term, 
agreement. covenant or condltlon. Landlord's consent to or approval of any act by Tenant requiring 
Lan<llord's consent or approval shell not be deemed to render unnecessary Iha obtainlng of Lan<l!ord's 
consent to or approval of any subsequent act of Tenant, whether or not similar to the act so consented to or 
approved. No act or thlng done by Landlord or Landlord's agents during the Tenn of this Lease shall be 
deemed an acceptance of a surrander of the Premises, and no agreement to accept such a surrender shall 
be valld unless In writing and slgned by Landlord. The subsequent acceptance of Rent shall not be deemed 
a waiver of any preceding breach by Tenam of any agreement, covenant or obligallon of Tenant or any other 
term or condition of this Lease. No delay In bllllng or any failure lo blll Tenant for any Rent, nor any 
Inaccurate blllfng of Rent shall constttute a waiver by Landlord of Its right to collect and to enforce Tenant's 
obllgaUon to pay the full amount of Rent due an<l payable under this Lease, as the same may be adjusted or 
Increased from time lo lime. 

20.7 Ag::ortj and Satisfaction. No payment by Tenant or receipt by Lan<liord of an amount less 
than ls due hereunder shall be deemed lo be other than payment towards or on account of the earliest 
portion of the amount then dua by Tenant oor shall any endorsement or statement on any check or payment 
(or in any letter acoompanylng any check or payment} be deemed an accord and satisfaction (or payment In 
full), and Landlord may accept such check or payment without prejudice to Landlord's right to recover Iha

balance of such amount or pursue any other remedy provided herein. 

20.6. Qujet Enjoyment. Landlord shell warrant and defend Tenant In the quiet enjoyment an<l 
possasslon of Iha Ptaml$0S throughout the Term, subject to the terms, conditions an<l llmltatlons set forth In 
!his Lease.

20.9. Late Charge. If any monthly Installment of Base Rani or Tenant's Proportionate Share of 
Excess Operating Costs or any payment of Additional Rent Is not pald within ten (10) days after such 
installment or paymen1 Is due an<l payable (the 'Late Payment Date;, Tenant shall, upon demand, pay 
Landlord a late charge of 5% of the amount of such Installment or payment. In addlllon, If any such past due 
lnslaflment of Base Rent or Tenant's Proportionate Shara of Excess Operating Costs or payment of 
Acldltlona! Rent Is not paid within the 30 day period following the Late Payment Date or within any 
subsequent 30 day period, such past due inslalfment or payment shall, at Landlord's discretion, be subject to 
an addl1lonat late charge In the same amount for each such 30 day period until paid. Such late charge Is lo 
defray the administrative costs and Inconvenience and other expenses v.tilch Landlord wlll Incur on account 
of such delinquency. Any amounts payable lo Landlord under this Lease, if not paid In full on or before the 
due date thereof, shall, at Landlord's discretion, bear Interest on the unpaid balance at the rate of Interest 
(the "lnterast Rate") equal to the prime rate of Interest as published by The Wall Street Journal from lime to 
time, plus 4% per annum, with each change In such prime rate being effective on the date such change Is 
published. 

20.10. Binding Effect. This Lease shall be blndlng upon, and Inure to the benefit of the parties 
hereto, their heirs, S1Jccessors, assigns, executors and administrators. Ho1M1Ver, nothing In this Section shall 
be deemed to amend the provlslons of Section 10 on Assignment and Sublettlng. 
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20.11. Radon Gas. (Applicable In Florida only) Radon is a naturally occurring radioactive gas 
that, \\/hen It has accumulated In a building In sufficient quantities, may present health risks to persons vmo 
are exposed to It over tlme. Levels of radon that exceed federal and state guidelines have been found In 
buildings in Florida. Addlllonal lnformallon regarding radon and radon lesUng may be obtained from Iha local 
county public heatth unit. 

20.12. Goyemlnq Law. This Lease shall be governed by the laws of the slate where the Bullding is 
located. ''':' u,rnmament SecliM 15 

20.13. Beg1,11atorv Mattern. 

(a) Landlord and Tenant enter Into this Lease With the Intent of conducting their
relationship and Implementing the agreements contained herein In full compllance with applicable federal, 
state and local law, Including v.1thout llmltaUon, the Medicare/Medicaid AnU-Klckback statute (the "Anti• 
Kickback Law") and Section 1877 of the Social Security Act {Iha "Starn Law"), as amended. 
Notwithstanding any unanticipated effect of any of the provisions of this Lease, neither party wm intentlonally 
conduct itself under Iha terms of this Lease In a manner Iha! would constitute a vlolaUon of the Anll•Klckback 
Law or the Stark Lew. Wllhoul llmlllng the generality of !he foregoing, Landlord and Tenant expressly agree 
that nothing contained In this Lease Shall require either party lo refer any patients to the other, or to any 
affiliate or subsidiary of the other. 

(b) If any leglslatlon, regulation or government policy Is passed or adopted. the effect of
v.tllch would cause either party to be In violation of such laws due to the existence of any provls!on of !his 
Lease, !hen Landlord and Tenant agree lo negotiate In good faith for a period of 90 days to modify the telllls 
of this Lease to comply \\ith applicable law. Should Iha parties hereto fall to agree upon modified terms to 
this Lease v.1thln this lime, either Landlord or Tenant may immediately terminate this Agreement by giving 
Mitten notice to the other party. 

20.14 Submi!1;S!on of lease. Submission of this Lease lo Tenant does not constitute an offer to 
lease; this Lease shall become effective only upon execution and delivery thereof by Landlord and Tenant. 

20.15 Force Ma!e1,1re. In Iha event Landlord or Tenant shall be delayed, hindered in or prevented 
from the performanoo of any act required hereunder other than the paymenl or monay by reason of strikes, 
lockouts, labor disputes, Inability lo procure materials, failure of power, unavailability of any utility service, 
restrictive governmental laws or regulatlons, nots, Insurrections, the act, failure to act, or default of another 
party, war, or other reason beyond such party's control. then performance of such act Shall be excused for 
the period of the delay, and the period of parfonnance of any such act shall be extended for a period 
equivalent to the period of such delay. 

, "Jneriamem ::-.ecuon 16 

20.16 Landloro'a Right to Relocate premlses. Landloro shall have the right at any lime to require 
Tenant to surrender the Premises and accept substllule premises {the "New Premises; In (l) the Bulldlng, or 
(II} another bulldlng on the same hospital campus as the Buildlng (a building described In the foregoing 
subsection (II) a "New Bulldlngj; provic!ad the following condlUons are met: (a) the New Premises shall be 
comparable In size, configuration and ulillty lo the Premises and shall be reasonably acceptable to Tenant; 
(b) Landlord v.111, al Landlord's sole cost and expanse, prepare Iha New Premises to as neariy the same
condition as the Premises as Is pracllcal under Iha circumstances, exclusive or Tenant's equipment, E.x1emal
Equipment, trade flJctures, furnishings and personal property; (c) Landlord will pay all reasonable costs ( the
amount of v.tlich shall be agreed upon in advance by Landlord and Tenant ) !hat Tenant incurs In effecting
such relocation, lndudlng, v.1lhout limllatfon, costs of licenses, permits, utility deposits, moving costs.
Installation of teJeccmmunlcation and computer lines, and printing costs for new stationary. to the end that
Tenant may move Into the New Promises v.1thout Incurring addttlonal costs on account thereof; and (d)
Landlord will give Tenant not less than ninety (90) days notice of Landlord's lntanUon to exercise Its right
under this provision. The physlcal move to the New Premises shall take place during non-business hours, If
reasonably possible, or during such other period as shall be mutually agreed upon by Landlord and Tenant.
Rent shall abate for any period during which Tenant's offices must be closed to ihe publlc as a result of the
raiocallon. If the New Premises are smaller or larger than the Premises, Rent for Iha New Premises shall,
from Iha first day Tenant Is open for business In Iha New Premises, be based on the reotable square feet of
floor space contained In Iha New Premises and, If applicable, the New Bulldlng. All other charges and
amounts payable by Tenant under the Lease based on size of Iha Premises shall likewise ba bas.ad on such
revised rantable square foot figure. The parties shall execute an amendment lo this Lease describing the
relocation of Tenant to the New Premises, a description of the New Premises, and the modfficallons In Rent,
If any, and other changes v.ithin thirty (30) days after the date of Tenant's relocallon to the New Premises.
The New Premises shall become the Premises under this Lease and, In the event Iha Premises are
relocated to a New Building, the New Bulldlng shall become the Building under this Lease. Tenant agrees to 
cooperate in good faith with Landlord In accepUng New Premises.

SECTION 21. EXHIBITS 

The follov-Ang Amendments, Exhibits or other materials are attached to this Lease and made a part 
hereof: Exhibit A. Legal Description; Exhlblt B, Floor Plan; Exhibit C, Approved Services; Exhibit O, Rules 
and Regulations; ExhlbH E, Guaranty; and First Amendment to Base Year Medical Ofllca Building Lease of 
even dale herein. 

[REMAINDER OF PAGE INTENTIONALL LEFT BLANK· SIGNATURES FOLLOW} 
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IN WITN&IS WHIIR&Ofl, Ille partlaa have du1'/ aGQ!led 1h11 Laue the day and yeer firal above
Mfflen 

. Wl'JNeSS 
As lo Ttntnl: 

(Wllnua BIOMtur&)

(Witness Prlnled Nfll'tl6)

(VVllnUI Prfnled N.-ne)

WITNESS 
As to Landlord:

(Wltneoo Prlntod Name)

(Wi!nell Signature)

(Wl1nesa Pmled Name)

�1, 

TENANT:

N&Uilt&R 
SCHQOl. Of MEQ!CINE, o Nmdt Si9fDtiM!Pnll
enuty pf !bl Mt ol NIYJlda 

(Name)

REC��=� Br. .. �---------------
(Slgnalure) 

Name: lilP:bl@ AlkfMM
Tlle:DIII) 

MoocmltY P1 NftYada, Laa Youa MtKffCtl
SdJORI 
Mt � 9-
Br. r A c:;;;� ( (Slgna!l.19)
Nam� MffltD MMM
Tlle:frlllad 

Uniytpllyqf��

APPR��TOO 'J: 
ey: 1'/dQ yjw£!J, 

( �fl 
Nama: Sda 8ldhu 
Tille: AinoefRMDftl 

UrjyenHy A( t:fmlda, Lu YIRDD 
Data: __________ _

t.ANOLORO: 

MOB 46 PE NEYAQA LLC I Qolawnm nmlleg
Mfflt AIDPIOY 

.,, IZ!lf. t.1J.,
Chri�. Weber Name: ________ ..,.... __

Tllla: ___ V_ic_e 
7 
... Pzr ... �s_i-+q_en_t __ _

Data: ___ o_""--'/7 ...... //_q __
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OA-625H-04•04 
(Emting MOB 
&..<!Year) 

EXHIBIT A TO MEl)jCl\1. Ol'FICE 13UILO!NG LEASE 

LEGAL Ol:SCRIPTION 

S11uata In th& Cotmty of Cl!!ll<, Sti!le ol Nevada, desctib!>d M f�: 

PARCEL A 

A poi11on ot Iha Southwe!lt Qul!l1er (SW114) ol the Soutttw,isl Quarter (Fm 114) ol Sect!on 11, Townllhlp 21 South, Rang116 I Ei,sl, 
M.D.M., ll1ml pattieul!!rly de,ioiboo 83 follows: 

COMMENCING at th& Soulllwe&t come< ot Uid Sec!lon 11; THENCE Ncrth 00'04'47" West !ln& of said Southwest Qulll1er(SW1/<4) 
a <l!slance cl 713.68 fim: THENCE Wen fine South 89•56'32' E1r:1t a d!sllmee o/ 209.05 feel lo the POINT OF BEGINNING 
00'03'28" East a distance ol 1◄6.BS foot to a pooi1; THENCE Soutll80'56'32" East, 171.85/eet to a poln� THENCE Sooth 
00'03'21!" West a dis!anca of 146.65 feel lo North 89'56'32' We-51 a dl-alllflee o/ 171.85 Im lo the POINT OF BEGINNING. 

PARCELS; 

An easemertt for lr1;;rnss and eg111SS and for the pllf1df!g ol aU1omobiles over a poi11on of the Southwett Quarter (SW V ◄) ol the 
Souillwast Qume<(SW V ◄) at Section 11, TO'l'tmlllp 21 SOUlh, Range 61 E ast, M.0.M,. COtJnly r:IClllll( and Stal& o/ N!Mlda, more 

j>lllticularty d� a:, follows: 

COMMENCING at tha Southwest OO'l1ef of said Sed!oo 11; THENCE Ncrtn 00'04'4T El>!!!, a!OOO the Nest lllll! of said SOIJ!lwMst 
Qulflef (SW1/4) a dlstenco of 429.49 feet THENCE depertll'l!I Seid We:rt l!n& North 89'36'04" Eml a dimnce cl 50.00 feat to the 
TRUE POINT OF BEGINNING, ebo �r,g !110 East right ol way Une of Mery!l!nd Pancway; WENCE <:ooUflWIIII Nol'lll 89'36'04' 

E11SI I! distance of 350.00 feat; THENCE Ncril OO'Q.4'4r Em! II dlatarn:e 01233.70 feel; THENCE North 89'38'04" E!!:St a d!Slllnca 
of 460.12 fee� THENCE North 00'18'48" Wast a distance of !!!12.09 fe{!!; THENCE SO!Jlh 89'3a'04" W!!SI a �tance of 145.56 feel; 

THENCE North 00'04'47" East a distance 01650,71 feat to a point on a noo-�11! curve hll\lr;g o J'lldlal bMrlng of SOU1!1 
111'10'08' East, also belng Iha riohi of way line of Casa Vegas Stnw!� THENCE 130,78 f� N�terly alt>nll said CUM, 

co� Northeasterly ha\Ang c cemrw angle rJ l64'.«l'52" \'iill1 a radius d 45.50 feel to a point t:J ra\lffle curw: THENCE 24.19 
feel Northeasterly along a i:,.irve, COl1C8Vil Northwesterly halAng a central oog!e of 55'25'/ff w!lh a radlus of 25.00 feat; THENCE 

North 00•04•47• El.\$111 distanca o/ 1'17.75 fl!!!t; THENCE North 89'54'26" Wint e dl!!tl!O<!<! of 330.00 f!!<!l; THENCE Soulh 00'04'4r 
West a distance of 34.50 feet: THENCE North !l!l'54'26"We;it a dii1am:e 01300.00 r� to 11111 East right d way BM ol Maryloncl 

Pmway; The fo!IC'lling cab P&l'1Q a!cng eald �ghl of way Une; THENCE South 00'04'4r West a dl!WlllCe ol i24.00 fe;;t; THENCE 
South 6!!'54'26" East II dis!l!l'IC!I ct 10.00 fool; THENCE SO!Jlh 00'04'47"West a d istance of 175.00 feet; THENCE S<llllh 06'25'12' 

Wast a d lsta/1<:a of 00.55 feat; THENCE South 00'04'4r Wes! a dbllmce o( 1277.00 foot to the POINT OF BEGINNING. 

LESS AND EXCEPT THE FOLLOWJNG DESCRIPTIONS 

A Portion cl the Southwl,st Quarto, (SW1/4) of Sectioo 11, Townffi/p 21 South, Range 61 Easl, M.D.M, Clarit COUllty, Nevada, ll'lOl'1l 
p'"1loJ!ally described as follows; COMM£NCING 81 till! Soul!wml comer of sllld Section 1 t; THENCE NO/Ill 00'04'<!T Ena� l!!ong 

the Wast llne ol sllld S� Ouaner (SW V4) a dls!lln(» of 1971.93 foe!: THENCE dep!!rtlng sllld We:-t ine Sooth 89'55'13" 
EM! o distance, Ct( 50.00 fecl lo the East edjie rl right ol WRY ol Maryland Pttkway; THENCE Sooth 89'5'1'26" Eml a rutarn:e of 

507.26/eei lo a point; THENCE Nllflh 00"03'211' East a dislanc!! ol 51.93 f� to the POINT OF BEGlNNING; Tl-lENCE North 
89'56'32" We:st a distance of t88.G1 feel to a point; THENCE Nortn 00'03'28" Esst a di4tlll1ce of 38.60 f!!'al lo a peint; THENCE 

Horth 89'56'32• West a distance ol 6!1.0 f&4t to a p()!nt; THENCE Soulh 00'03'28"Weat a distance of 37,0 feet to a p-clnl; THENCE 
North B9'56'32'" West a di:IIMce ct 67.0 feet to a point; THENCE North 00"03'211' East a dlst.l!meol' 118.00 feet to a po/,11; 

THENCE Sooth 89'56'32" Eml a dl3Ulince of 67.00 feet to a pomt; THENCE South 00'03'28" Wl!St a ds!an<:a ct 23.0 root to II polnl; 
THENCE South 89'56'32" East a dist= al 23.80 feel to a point; THENCE Norlh 00'03'28" Esst a distance of 5.3 fMtl; THENCE 

South 89'56'32" Ea!t a distance ol 32.20 feel to a point; THENCE $<11.rth 00'03'28' WM! a d!SISOC4 of 44.0 r�t to a p-clnl; THENCE 
South 89'56'32" East a dlstanc& ol 12.0 leet to a point; THENCE North 00'03'28' E8'll a dlslllnc<I ol 43.30 fe<!I to a point; THENCE 

SWIil 89'56'32" East !ld!lrtance of 188.01 fe;il to a poln!; THENCE 00'03'32" W�I adls!arn:e of 101.il!l fi!!!I to tho POlNT OF 
BEGINNING. and Apottloo ot the SouthwM! 0u!ll'ttll'(SW114) cf $edl0<111, Tov.mhlp 21 SQ\.1h, Rar!Qll 61 Eaat, M.D. M. more 
partJcularly deffliboo as follows: COMMENCING III the Soulhwe&t comer ol said Section 11: THENCE NORTH 00'04'47' East, 

llloog tl1& West Hne Cit said Southwest Qu..ler (SW¾) a dls!Mce ol 713.68 loot; THENCE departing sllid West ffne SOU1h 88'00'32" 
El!St a dlsll!nce t:i 209.05 reet to till! POINT OF BEGINNING: THENCE N0fih 00'03'26" Et1:1t a d!stenca d 146.85 feel to a polrtt: 
THENCE Sooth 89'56'32" East a distance of 17Ul5111!!1 to a polo!; THENCE South 00'03'28• West a distance of 146.65 fe!!I to a 

poln!; THENCE North 89'56'32" Wec,t a distance 01171.85 t� to Iha POINT OF BEGINNING. 
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EXHIBIT B TO MEDICAL OFFICE BUILDING LEASE 

FLOOR PLAN 

3196 South Maryland Parkway, Suite 200, Las Vegas, NV 89109 

I - - I 

8-1 

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 03/04/21) Ref. BFF-8, Page 33 of 44



GA-625H-04-04 
(Existing MOB -
Base Year) 

EXHIBIT C TO MEDICAL OFFICE BUILDING LEASE 

APPROVED SERVICES 

The undersigned hereby acknowledge and agree that the undersigned Tenant may conduct the following Approved 
Services on the Premises during the Term of the Lease: 

Maternal Fetal Medicine 

This Exhibit C shall be invalid n not signed by each of Hospital Owner, Landlord, and Tenant. 

All capitalized terms not defined in this Exhibit C shall have the meanin s assi ned to uch terms in that certain Medical 
Office Building Lease entered into and effective as of 0\ , by and between the 
undersigned Tenant and MOB 46 OF NEVADA, LLC as Landlord. his Exhibit C is in rporated by reference into such Lease as n 
fully set forth therein. 

IN WITNESS WHEREOF, T
l'?\

nt, Hospital Owner and Landlord have duly executed this Exhibit C as of the Q___ day 
of

�
>,..M.k , 20 . 

HOSPITAL OWNER: 

me) 

By._•-,'#.cu---fr--.r,<+<;,.c,.<�=cr--------
e) 

L-At.-irknG 
Title:-----�=-=--=--------------

Date: .� 

LANDLORD: 

iabilit com a!lY.... 

By: 

. ber Print Name:-�------��--------
I Ce President 

:
i

:t::======c=:h:1z:1-"�--_ -_ -_ -_ -�-

252688-11 C-1 

TENANT: 

THE BOARD OF REGENTS OF THE NEVADA SYSTEM OF 
HIGHER EDUCATION ON BEHALF OF THE UNIVERSITY OF 
NEVADA LAS VEGAS SCHOOL OF MEDICINE a Nevada 
constitulional entity of the State of Nevada 

(Name) 

RECOMMENDED: 

By: _ __ _ _ __ ..,.,., _ __ _______ _ 
(Signature) 

Name: Barbara Atkinson 
Title: Dean 

Universily of Nevada Las Vegas Medical School 
Date: _ _________ _________ _ 

By. _____ _______ ______ _ 
(Signature) 

Name: Marta Meana 
Title: President 

University of Nevada Las Vegas 
Date: ___ _______ _ _ ______ __

APPROVED: 

By:-- ----,..,.,.-,---,---- - ------ -
(Signature) 

Name: Thom Reilly 
Title: Chancellor 

Nevada System of Higher Education 
Date: ______ ________ _____ _ 

APPROVED AS TO LEGAL FORM: 

By. _____ _______ ______ _ 
(Signature) 

Name: Elda Sidhu 
Title: General Counsel 

University of Nevada Las Vegas 
Dale: ________________ _ __ _ 
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111$t: _____________ _ 
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EXHIBIT D TO MEDICAL OJlflCE BUILDING LEASE 
RULES ANO REGULATIONS 

1. CONDUCT

Tenant shall not conduct Its practlce or bus iness, or advertise such buslnass, profession or 
actfvilles of Tenant conducted Jn Iha Premises In any manner which vfolates local, slate or federal laws or 
regulations, 

2. HALLWAYS AND STAIRWAYS

Tenant shall not obstruct or use for storage, or for any purpose other than Ingress and egress, Iha
sidewalks, entrance, passages, courts, corridors, vestibules, halls, elevators and stairways of the 
Building. 

3, NUISANCES 

Tenant shall not make or permit any noise, odor or act that is objectionable to other occupants of 
the Building to emanate from the Premlses, and shall not create or maintain a nuisance lheraon. 

4. MUSICAL INSTRUMENTS, ETC.

Tenant shall not Install or operate any phonograph, muslcal Instrument, radio recelver or stml!ar
device In the Bulldlng In such manner as to disturb or annoy other tenants of the Building or the 
nefghborhood. Tenant shall not Install any antennae, aerial wires or other equipment outside the Bu!fdlng 
without tile prior written approval of Landlord. 

5. LOCKS

With the exception of Tenant's pharmaceuticals locker or storage faclllty, no addftlonal locks or
bolls of any klnd shall be placed upon any of the doors or windows by Tenant, nor shall any changes be 
made In existing locks or the mechanism thereof. Tenant must upon tile termlnaUon of Its tenancy restore 
to Landlord all keys to Iha Premises and toilet rooms either furnished to or otherwise procored by Tenant, 
and In Iha event of loss of any keys so fumlshed, Tenant shall pay to Landlord the cost thereof. 

6. OBSTRUCTING LIGHT, DAMAGE

The sasl1 doors, sashes window glass doors, lights and Skylights that reflect or admit light Into the
halls or other places of the Building shall not be covered or obstructed. Toe toilets and urinals shall not 
be used fCH' any purpose other than those for which they were Intended and constructed, and no rubblsll, 
newspapers or other substance of any kind shall be thrown Into them. Waste and excessive or unusual 
use of water shall not be allowed. Tenant shall not mark, drive nails, screw or drill lnlo, paint, nor In any 
way deface the walls, ceilings, partllloru;, floors, wood, stone or Iron work. The expense of any breakage, 
stoppage or damage resultlng from a violaUon or this rule by Tenant shall be borne by Tenant. Tenant 
shall be permitted to hang pictures on office walls, but II must be done In a workmanlike manner and in 
such a way as not to damage or deface such walls. 

7. WIRING

Electrical wiring of every klnd shall be Introduced and connected only as dlrecied by Landlord, 
and no boring nor cutting of wires will be allowed except with the consent of Landlord. The location of Iha 
telephone, call boxes, ate .. shall be subject to the approval of Landlord. 

8. EQUIPMENT, MOVING, FURNITURE, ETC.

Landlord shall approve the weight, size and position of all fixtures, equipment and other property
brought Into the Buildlng, and the times of moving v.illch must be done under the supervision of Landlord. 
Landlord will not be responsible for any loss of or damage to any sucii equipment or property from any 
cause, and all damage done In the Bullding by moving or maintaining any such property shall be repaired 
at the expense of Tenant. All equipment shall be Installed as required by law, and In accordance with and 
subject to written approval received on written application ofTenant. 

9. REQUIREMENTS OF TENANT

The requirements of Tenant v.111 be attended lo only upon applicatlon at the office or Landlord or 
l!s Property Manager. Employees of Landlord or Its Property Manager shall not perform any work nor do 
anything outslde their regular duties untess under spacial lnstructlons from Landlord or Its Property 
Manager. No such employees shall admit any person, Tenant or otherwise, to any other office without 
fnslroctlon from the office of Landlord or Its Property Manager. All Janitorial services personnel, guards or 
any outslde contractors employed by Tenant shall be subject to the regufallons and control of Landlord, 
but shall nol act as an agent or servant of Landlord. 

10. MEDICAL AND HAZARDOUS WASTES

Tenant shall comply with all pOllcies es1ablfshed from tlma to time by Landlord regarding the
storage and disposal of hazardous substances, wastes and materials, and medlcal, special or Infectious 
wastes. 

11. ACCESS TO BUILDING

Any person ernerlng or leaving Ule Bulldlng may be questloned by Building security regarding
his/her business In the Bllildlng and may be required lo slgn In and out. Anyone \MIO falls to provide a 
satisfactory reason for being In the Elulldlng may be excluded. 
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12. VEHICLES, ANIMALS, REFUSE

Tenant shall not allow anything to be placed on the outside window ledges of the Premises or lo 
be thrown out of the windows or the Bulldlng. No blcycle or other vehlde, and no animal shall be brought 
into the offices, halls, corridors, elevators or any other parts of Iha Building by Tenant or the agents, 
employees or lnvttees of Tenant, and Tenant shall not place or permit to be placed any obstruction or 
raflllle In any publlc part of the Bulkflng. 

13. EQUIPMENT DEFECTS

Tenant shall give Landlord prompt notice of any accidents to or defecis In Iha water pipes, gas 
pipes, electric lights and fixtures, heating apparatus, or any other service equipment. 

14. PARKING

Unless otherwise specified by Landlord, Tenant and Its employees may park automobiles only In 
spaces deslgnate<l by Landlord for such purpose and shall In no event park In spaces reserve<l for public 
parking. Tenant agrees that Landlord assumes no responslb!llly of any kind whatsoever In reference to 
such automobile parking area or the use thereof by Tenant or Its agents or employees. 

15. CONSERVATION ANO SECURITY

Tenant v.ill see that all windows and doors are securely locke<l, and that all faucets and electric: 
fight switches are turned off before leaving the Bullcllng. 

16. SIGNAGe

Tenant shall no! place any sign upon !he Premlses or the BuHdlng without Landlord's prior written 
consent. 

17. VENDING MACHINES

Tenant shall not place, Install, maintain OI' use any vending machine on the Premises without 
Landlord's prior written consent. 

252588--11 
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(Existil!g MOB. 
BMOYCIU'} 

EXHIBIT E TO MEDICAL OFFICE BUILDING LEASE 

GUARANTY 

NOT APPLICABLE 

As a material part of the conslderallon Inducing Landlord to execute this Lease with Tenant, the 
undersigned, being all of the shareholders, partners, members or owners, as the case may be, of Tenant 
(who ara collectively hereinafter referred to as the "Guarantors"), Join In !he execution of this Lease and 
Jolnlly and severally, do hereby uncondltlonally guarantee Iha fill performance by Tenan1 of all 
obllgatlons, Indemnities and agreements to be paid, performed or observed by Tenant under and 
pursuant to this Lease, lnciudlng but not limited lo Iha payment of Rent and any and all other sums 
raquire<l lo be paid by Tenant hereunder when due. The Guarantors further hereby give and grant to 
Landlord the rights, power and authority, wHhoul notice to or approval of any of lham and without In any 
way prejudicing, Impairing or affecting any of Iha Guarantors' llabil!ty hereunder, to alter, extend or 
otherwise modify this Lease to the extent which may be agreed upon by Landlord and Tenant; to forbear 
or delay enforcing the payment of Rent or other sums due under Iha Lease or enforcing any other 
obligations of Tenant under the Lease; to release any olhet person liable for Tenanl's obligations .under 
the Lease or any other collateral Landlord may held fOI' the obligations of Tenant under the Lease; to 
proceed directly against the Guaran1ora or any of them on this Guaranty whether or not action is brought 
against Tenant and whether 01' not Tenant Is jolned In any such action, 1Mthoot resort to any security 
v.flich may be held by L!!ndlo;d, and without first having exhausted the remedies It may have against 
Tenant. 

The Guarantors hereby waive demand and/or notice of any kind Including, but no! limited to, 
notlce of defautl or breach on the part of Tenant of any of the provisions of this Lease or notice of the 
existence, creation or Incurring of any new, different, or addltional obligation as aforesaid. 

This Guaranty Is and shall be construed to be an Irrevocable, absolute, unlimited and continuing 
guaranty of payment and perfonnam:e, and !he liabll!ty of each Guarantor hereunder and Landlord's right 
lo pursue each Guarantor shaU not be affected, delayed, Hmlted, lmpalre<l or discharged, In whole or In 
part. by reason of any extension or discharge that may be granted to the Tenant. whether In proceedings 
under the Bankruptcy Code or any amendments thereof, or under any other state or other federal 
statutes, or otherwise. The Guarantor expressly waives the benefits of any extension or discharge 
granted to Tenant. This Guaranty shall survive notwithstanding the expiration or temilnallon of the Lease 
and this Guaranty shall survive with respect to any sums previously received from Tenant or from 
Guarantor that Landlord may be required to repay In any proceeding described in this paragraph. 

The Guarantors further agree upon demand lo pay Landlord reasonable attorneys' fees and all 
costs and other expenses Incurred by It In collectlng or compromising any oblfgallon hereby guaranteed, 
or In enforcing this Guaranty against the Guarantors. 

The Landlord shall have the right, without affecting ooy Guarantor's obllgalions hereunder, and 
v.4lhout demand or notice, to collect first from the Tenant, and to exercise Its rights of setoff against any 
asset of the Tenant, and to otherwise pursue and collect from the Tenant any other Indebtedness of the 
Tenant to the Landlord not covered by this Guaranty, and any sums racelved from the Tenant. whether by 
voluntary payment, offset. or collection efforts, may be applfed by the Landlord as II sees fit, Including the 
application of all such amounts to other debts not guaranteed by the Guarantors. Subrogation rights or 
any other rights of any kind of any Guarantor against Iha Tenant, I f  any, shall not become available until 
all Indebtedness and obllgatlons of the Tenant lo the Landlord are paid In full. This Guaranty shall survive 
the expiration or termination or the Lease to the extent the obligations of the Tenant thereunder likewise 
survive. 

GUARANTORS: Dale: 
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FIRST AMENDMENT TO BASE YEAR MEDICAL OFFICE BUILDING LEASE 

This FIRST AMENDMENT TO BASE YEAR MEDICAL OFFICE fWILDING 
LEASE (this "Amendment") is made as of�4-!i.c.:=�---J.l' 20.tl, by and 
between MOB 46 OF NEVADA, LLC, a Del are limited liability company, or its 
assigns ("Landlord") and THE BOARD OF REGENTS OF THE NEVADA SYSTEM OF 
HIGHER EDUCATION, ON BEHALF OF THE UNIVERSITY OF NEVADA, LAS VEGAS, 
SCHOOL OF MEDICINE, a Nevada constitutional entity of the State of Nevada 
("Tenant"), under the following circumstances: 

Landlord and Tenant are about to enter into that certain Base Year Medical 
Office Building Lease dated as of �AN o, L1.._, 20� (the "Lease")
whereby Landlord will lease to TenMpremises consisting of approximately 2,193 
rentable square feet and known as Suite No. 200 on the second (2nd) floor of the 
building located at 3196 South Maryland Parkway, Las Vegas, NV 89109, which real 
property is described on Exhibit A to the Lease (the "Premises"); and 

In order to induce Tenant to execute the Lease, Landlord and Tenant are 
executing this Amendment in order to modify certain terms of the Lease. 

NOW THEREFORE, in consideration of the promises and the agreements and 
covenants contained herein, Landlord and Tenant agree that the Lease is amended 
and modified as follows: 

A. Amendments

Lease: 
1. The following language is hereby inserted at the end of Section 2.1 of the

"Notwithstanding the above, Tenant shall not be obligated to pay Base 
Rent from the Commencement Date through May 31, 2019. This Base 
Rent concession shall total Two Thousand, Six Hundred Eighty-Three 
and 83/100 Dollars ($2,683.83) (or such other amount as may be 
applicable due to adjustments under the terms of this Lease) ("Rent
Concession"). The Rent Concession shall be due and payable by 
Tenant to Landlord if there occurs an event of default under the Lease on 
the part of Tenant and such default is not cured within any applicable time 
frame set forth in this Lease." 

2. Notwithstanding anything in the Lease to the contrary, the Base Year is
the calendar year of 2019. 

Lease: 

Lease: 

3. The following language is hereby inserted at the end of Section 3.2 of the

"For purposes of determining Tenant's Proportionate Share, the parties 
agree that Tenant will occupy two thousand, one hundred ninety-three 
(2,193) rentable square feet and the total building square footage shall be 
defined as sixty-eight thousand, one hundred forty-four (68,144) rentable 
square feet as of the date of this Lease. Therefore, Tenant's 
Proportionate Share shall be three and twenty-two hundredths percent 
(3.22%) of the Excess Operating Costs and Additional Rent at the end of 
the calendar year 2019." 

4. The following language is hereby inserted at the end of Section 3.3 of the

"Noncontrollable Excess Operating Costs shall mean any Excess 
Operating Costs with respect to Noncontrollable Operating Costs. 
Controllable Operating Costs shall mean any Excess Operating Costs 
with respect to Controllable Operating Costs. Annual increases in 
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Tenant's Proportionate Share of Controllable Excess Operating Costs (as 
more particularly defined in Section 3.3) shall be capped at five percent 
(5%) per calendar year, calculated on a cumulative basis. There shall be 
no limit on increases in Noncontro!lable Excess Operating Costs and 
Tenant shall be responsible for its Proportionate Share of all 
Noncontrollable Excess Operating Costs.• 

5. The following language is hereby inserted at the end of the first (1 st)
paragraph of Section 3.4 of the Lease: 

"Noncontrollable Operating Costs shall include Taxes, 
Insurance costs; snow removal, and security costs. 
Operating Costs are all other Operating Costs not 
Noncontrollab!e Operating Costs." 

utility costs, 
Controllable 
included In 

6. The following language is hereby Inserted at the end of Section 3.5 of the
Lease: 

"Tenant, at Tenant's sole cost and expense, will have the right to audit 
Landlord's books and records relating to Operating Costs incurred during 
the Tenn and Landlord agrees to make available to Tenant its books and 
records relevant to such an audit, at a location of Landlord's choosing, 
upon at least thirty (30) days' prior written notice from Tenant to Landlord. 
Such audit rignt must be exercised by Tenant within sfxty (60) days of 
Tenant's receipt of a statement of actual Operating Costs and Tenant's 
Proportionate Share of Excess Operating Costs for the preceding Lease 
Year. If such audit correctly reveals an error ln calculation of Tenant's 
Proportionate Share of Excess Operating Costs in favor of Landlord, 
Landlord shall promptly credit the difference to Tenant's account. If such 
error is more than 10% of the amount of Tenant's Proportionate Share of 
Excess Operating Costs charged, Landlord shall reimburse Tenant for the 
full cost of the audit. If such audit correctly reveals an error in calculation 
of Tenant's Proportionate Share of Excess Operating Costs in favor of 
Tenant, Tenant shall promptly pay Landlord the difference. If Landlord 
disagrees In good faith with the results of the audit, Landlord and Tenant 
shall mutually select a neutral third party to evaluate the charges for 
Tenant's Proportionate Share of Excess Operating Costs, and the results 
of such third party's evaluation shall bind Landford and Tenant and shall 
be final. Costs charged by any such third party shall be shared equally by 
Landlord and Tenant." 

7. Section 7.1 of the Lease is hereby deleted in its entirety and replaced with
the following language: 

''To the extent permitted by NRS 41, Tenant agrees to indemnify, defend 
and hold Landlord harmless from any loss, damage, liability, cost or 
expense to the person or property of another which .....-as to the extent 
caused by an act or omission of Tenant, its officers, employees and 
agents under this Lease. Tenant will assert the defense of sovereign 
immunity in all legal actions. Tenant represents that Tenant's indemnity 
obligation for actions sounding in tort is limited in accordance with the 
provisions of NRS 41." 

8. Section 7 .3 of the Lease is hereby deleted in its entirety and replaced with
the following language: 

''Tenant, at its expense, will maintain the following insurance coverage 
during the initial and any extended terms of this Lease: (i) workers' 
compensation in accordance with Nevada law; (ii) Tenant is self-insured 
for liability insurance in accordance with the provisions of NRS Chapter 
41; (iii) Tenant shall maintain property insurance to cover their exposures. 
Landlord shall, at Landlord's sole expense, procure, maintain and keep in 
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force for the duration of this Lease the following insurance conforming to 
the minimum requirements specified below. Unless specificatly noted 
herein or otherwise agreed to by Landlord, the required Insurance shall 
be in effect at the Commencement Date and shall continue fn force as 
appropriate until this Lease expires or Is otherwise terminated and Tenant 
vacates the Premises. 

Commercial General Liability Insurance 

(a) Minimum limits required:
(I) $2,000,000 General Aggregate
(Ii) $1,000,000 Products & Completed Operations
(iii) Aggregate

1. $1,000,000 Personal and Advertising Injury
2. $1,000,000 Each Occurrence

(b) Coverage shall be on an occurrence basis and shall cover liability
arising from the Premises, operations, personal injury, products and
contractual liability.

(C} Approved Insurer Requirements 

Each Insurance policy shall be: 

(i) Issued by insurance companies authorized to do business in the
State of Nevada or eligible surplus lines insurers and having agents in 
Nevada upon whom service of process may be made and; 

(ii) Currently rated by A.M. Best as "A-IX" or better.

(d) Self-Insurance: Notwithstanding anything to the contrary, Landlord
shall have the right to self-insure for any insurance requirement contained
herein.·

9. The following language is hereby inserted at the end of Sectlon 12.1 of
the Lease: 

"(h) Fiscal Fyading Oyt. Notwithstanding the provisions, tem,s and 
conditions of this Lease, pursuant to Article 9, Sec. 3 of the Nevada 
Constitution and NRS 353.260 or other applicable law, in the event any 
reorganized funding authority fails to appropriate funds to the Nevada 
System of Higher Education, the University of Nevada, Las Vegas, School 
of Medicine, or their divisions, departments or colleges, to enable the 
obligations to be fulfilled under this Lease for the ensuring fiscal year or 
any part thereof, all rights and obligations of Landlord and Tenant under 
this Lease shall terminate upon thirty (30) days written notice to Landlord 
of Tenant's intent to exercise this Fiscal Funding Out right. Should Tenant 
exercise this Fiscal Funding Out right, Tenant must provide a termination 
fee equal to (i} two (2) months' Base Rent plus (ii) the total of any 
unamortized broker's commissions or fees, plus Imputed interest on such 
broker's commission fees at the rate of ten percent (10 %) (or if lower, the 
maximum rate allowed under applicable law) plus (iii) any unamortized 
tenant improvement costs Incurred in connection with Tenant's occupancy 
or anticipated occupancy of the Premises, plus imputed interest on such 
tenant improvement costs at the rate of ten percent (10 %) (or if lower, the 
maximum rate allowed under applicable law), as consideration for such 
termination (collectlvely, the ''Termination Fee "). The Termination Fee 
shall be paid prior to and as a condition precedent to the effectlveness of 
such termination. Upon the Early Termination Date, Tenant shall 
surrender the Premises to Landlord in accordance with Section 16.1 of 
the Lease, and both parties shall be released of all obligations and 
liabilities arisfng under this Lease, provided that Tenant shall remain 
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liable for all obligations under the Lease which arose prior to termination 
or are otherwise intended to survive termination (including but not limited 
to indemnification and accrued Rent obligations). Notwithstanding 
anything to the contrary set forth herein, the foregoing Fiscal Funding Out 
right shall not apply to any successors or assigns: 

10. The following language is hereby added to the Lease as a new section
numbered 12.3: 

Lease: 

"12.3 CrosS;Defaylt. If Tenant (i) fails to pay any amount due on the 
due date or within any applicable grace period, under any lease or 
agreement to which it (or any of its affiliates) and Landlord (or any of 
Landlord's affiliates) are parties (any such lease or agreement, including 
this Lease, a "Related Agreement"); or (ii) defaults under any other term 
or condition of any Related Agreement(s), then landlord may declare an 
event of default under all such Related Agreements and exercise its rights 
and remedies thereunder.· 

11. The following language is hereby inserted at the end of Section 15 of the

"Landlord acknowledges Tenant operates its own police department and 
security services and that Tenant's police officers and security personnel 
may periodically patrol the Premises and shall at all times have acoass to 
Premises to conduct investigations and other official duties. For purposes 
of this Section of this Lease, "protected health information," or PHI, shall 
have the meaning defined by the Standards for Privacy of Individually 
(dentlflable Health Information, 45 C.F.R. Part 160 and Subparts A and E 
of Part 164 (the "Privacy Standards"), as promulgated by the Department 
of Health and Human Services {"HHS") pursuant to the Administrative 
Simplification provlslons of the Health Insurance Portability and 
Accountability Act of 1996 f'HIPAA"). The parties agree that neither the 
Landlord, nor Its contractors, subcontractors or agents shall need access 
to, nor shall they knowingly use or disclose, any PHI of Tenant. However, 
In the event PHI is disclosed by Tenant or its agents to Landlord, 
regardless as to whether the disclosure is inadvertent or otherwise, 
Landlord agrees to take reasonable steps to maintain, and to request its 
contractors, subcontractors and agents to maintain, the privacy and 
confidentiality of such PHI. The parties agree that the foregoing does not 
create, and is not Intended to create, a "business associate" relationship 
between the parties as that term is defined by the Privacy Standards." 

12. The phrase "ten (10) days" in Section 18.1 of the Lease Is hereby deleted
and replaced with the follov.ing language: 

"thirty (30) days• 

13. The phrase ·ten (10) days• in Section 18.3 of the Lease is hereby deleted
and replaced with the following language: 

"thirty (30) days• 

14. In addition to the addresses fisted in Section 19(b) of the Lease, all
notices to Tenant shall also be addressed to the following 

"University of Nevada, Las Vegas Medical School 
Dean 
4505 S. Maryland Parkway, Box 3070 
Las Vegas, NV 89154 �3070 

with copy to: 

2G95ll6-8 
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University of Nevada, Las Vegas 
Real Estate Department 
4505 S. Maryland Parkway, Box 451027 
Las Vegas, Nevada 89154-1027 

University of Nevada. Las Vegas 
Purchasing Department 
4505 S. Maryland Parkway, Box:451033 
Las Vegas, Nevada 89154� 1033" 

15. The following language is hereby inserted at the end of Section 20.12 of
the lease: 

"Landlord and Tenant agree that the laws of the State of Nevada shall 
govern the validity. construction, interpretation, and effect of this lease. 
Any and all disputes arising out of or in connection with this Lease shall 
be litigated only ln a court of competent jurisdiction in Clark County, State 
of Nevada, and the parties hereby expressly consent to the jurisdiction of 
said court." 

16. Section 20.16 of the lease is hereby deleted in its entirety.

17. The following language is hereby inserted after all references to the
phrase ·attorneys' fees·: 

", to the extent permitted by NRS 41," 

B. Miscellaneous.

Except as amended by this Amendment, the Lease is not otherwise amended, 
and the Lease remains in full force and effect, as amended hereby. In the event of a 
conflict between the terms of this Amendment and the terms of the Lease, the terms of 
this Amendment shall control. Capitalized terms used in this Amendment but not 
defined herein shall have the meaning set forth in the Lease. 

(REMAINDER OF PAGE INTENTIONALLY LEFT BLANK) 
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IN WITNl!88 WHEREOF, Landlord and Tenant have GXIIQJ1ad this Amendment as of 
the date first above written. 

WITN!SSES: LANDLORD: 
MOS 48 OF NEVADA, LLC, a Delaware 
llmfted lfabUlty company 

Vice President 
TIUe: ---------

IEUMI; 

THE BOARD Of REGENTS OF THE 
NEVADA SYSTEM OF HIGHER 
EDUCATION, ON aatALF OF THE 
UNIVERSITY OF NEVADA. LAS VEGAS, 
SCHOOL OF MEDICINE. B Nevada 
corartHutlonal entity of the Stat. of 
Nevada 

=� raAlklnaon 
Dean 
University of Nevada, Las Veges 
Medical School 

:� 
President 
Univnlty om Lea Vegas 

Date: � 

APPROVED:
�By: �ThomReftJy 

Chancellor 
Nevada System of Higher 
Education 

Date: £:: -:a o -, r 
APPROVJI AS TO LEGAL F�:

av= 1'1'(111 "1w, &tlw.1//.l 
Elda Sldhu 
GenetalCounsel 
Univefslty of Nevada, Laa Vegas 

Date: ________ _ 
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