LEASE

THIS LEASE is made and entered into this i st day of
Novermber |, 2006 (the “Commencement Date”), by and between BLESSING
HOSPITAL, an Illinois not for profit corporation (“Tenant™) and Q P & S CLINIC, 8.C., doing
business as the Quincy Medical Group, an Illinois professional services corporation

(“Landlord”).

WITNESSETH:

WHEREAS, Tenant.and Landlord are parties to that certain Asset Purchase Agreement

dated of even date herewith (the ‘Asset Purchase Agreement™), pursuant to which Tenant is
acquiring certzin assets of Landlord, some of which are located in the Premises (defined herein)
and ate used in the operation of an ambulatory surgical facility.

WHEREAS, Tenant has agreed to lease from Landiord and Landlord has agreed to lease
to Tenant certain space in Landlord’s building located at 11318 Hampshire Street, Quincy, Illinois

62301, as hereinafter described, in accordance with the terms and conditions hereinafier

provided.

NOW, THEREFORE, Landlord and Tenant, for and in consideration of foregoing
Recitals which are fully incorporated herein by reference, and the keeping by the parties of their
. respeciive obligations hereinafler contained, as weil as for other good and valuable

consideration, in hand paid with the execution and delivery of this Lease, receipt whereof is
~ hereby acknowledged, agree as follows:

L Demise; Description of Premises. On the ferms and conditions hereinafter set
forth, and in consideration of the payment of the rents and the performance by Tenant of the
covenants and agreements fo be kept and performed by Tenant, Landlord does leass, let and
demyise to Tenant, and Tepant hereby leasss from Landlord a vortion of the third floor
(“Premises”) of Landlord’s building located at 1118 Hampshire Street, Quiney, Illinois 62301 (the
“Building™), the floor plan of which is attached as Exhibit A bereto and made a part hereof The
Premises contain approximately 21,806 rentable square nare feet. The Building is located on a tract of
land legally described as set forth in Exhibit A-1 (the “Real Estate™). In addition to Landlord’s
access o the Premises set forth hereinbelow, Landlord reserves a right of access between the third
floor elevator and stairwells and the portion of the third floor not leased to Tenant for ingress and
egress thereto,

2. Terr.

(@  The initial term of this Lease (the “Initial Term”) shall be one hundred and
twenty (120) complcte months, commencing on the Commencement Date and ending on the last
day of the 120" complete month after the Commencement Date, nless extended or sooner
terminated as herein provided (the “Termination Date™). As used herein, “Term™ refers to the
Initial Term and to any extension of the Initial Term as hereinafier provided.

(b)  Landlord shall deliver possession of the Premises to Tenant as of the
Commencement Date. Tenant agrees to take and accept the Premises strictly “AS IS, WHERR
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18,” and Tenant’s taking possession of the Premises shall be deemed conclusive evidence that the
Premises, Building and Real Estate are in good and satisfactory condition when possession of the
Premises is so taken To the fullest extent permitted by law, Landlord hereby disclaims any
representation or warranty, express or implied, with respect to the condition or fitness of the
Premises, Building or Real Estate either generally or for a specific purpose.

(c)  Tenant acknowledges that neither Landlord nor agent or representative of
Landlord has made any promise, covenant, representation or warranty that Landlord will alter,
remadel, repair or improve the Premises, Building or Real Estate.

(d)  Lendlord grants to Tenant the option to extend the Initial Term for two (2)
additional periods of five (5) years each (each, an “Extension Option”). Provided Tenant is not
then in default beyond the expiration of any notice or cure period available to Tenant under the
terms of this Lease, Tenant may exercise each Extension Option by delivering to Landlord
written notice of the exercise not less than nine (%) months prior to the Termination Date then in
effect, If Tenant exercises an Extension Option as aforesaid, this Lease will continue on the
seme terms and conditions for five (5) additional years, and the parties will execute a
memorandum setting forth the extended term and the extended Terminatipn Date, except
Minimum Rent shall be adjusted Dr increase, if-any, in the CPI (a5 defined herein) at the
commencement of each extended term.

3. Rent,

() Commencing as of the Commencement Date and continuing without
interruption, deduction or setoff, Tenant covenanis to pay to Landlord, as minimum rent
(“Minimum_Rent™) for the Premises Five Hundred Thirty Nine Thousand, Eight Hundred
Twenty-One and Fifiy/100 Dollars ($539,821.50), payable in equal monthly installments
(hereinafter referred to as “Monthly Minimum Rent™) of Forty-Four Thousand Nine Hundred
Eight-Five Dollars ($44,985.00.00), in advance on the first day of the Term and on the first day
of each calendar month thereafier of the Term, and at the same rate for fractions of a month i the
Term begins on any day except the first day of a calendar month or ends.on any day except the
last day of a calendar month, prorated on a per diem basis, Minimum Rent and Additional Rent
are sometimes referred to herein as “Rent”,

()  As of January 1, 2012, Minimum Rent will be increased by an amount
equal to the Base CPI multiplied by the percentage increase, if any, in the CPI for Januvary 1,
2012 over the Base CPI (sald amount being hereinafier referred to as the ‘CPI_Adjustment™),
which emount is determined by utilizing the following formula:

CPI Adjustment equals the product of (a) the Base CPI multiplied by (b} a fraction (i)
whose numerator is the amount by which (A) the CPI for January 1, 2012 exceeds (B) the
Base CPI and (ii) whose denominator is the Base CPJ;

or ﬁﬂeen}percent (15%) whichever is greater.

@ Fof purposes of this Lease,
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(1)  “Adiustment Date” means each January 1 falling within the
Term, '

(2)  “Adfustment Year” means each calendar year during which
an Adjustment Date falls,

(3) “Base CPI" means CPI for the month prior to the
Commencement Date, and :

@  “CPI” means the Consumer Price Index for All Urban
Consumers, All Ttems (CPI—U) (base index year 1982 84=100} U.S. City Average, as published
by the United States Departmert of Labor, Bureau of Labor Statistics. If the manner in which
the Consumer Price Index is determined by the Bureau of Labor Statistics shall be substantially
revised, including, without limitation, a change in the base index year, an adjustment shall be
made by Landlord in such revised index which would produce results equivalent, as nearly as
possible, to those which would have been obtained if such Consumer Price Index had not been so
revised. If the Consumer Price Index becomes unavailable to the public because publication is
discontinued, or otherwise, or if equivalent data is not readily available to enable Landlord to
make the adjustment referred to in the preceding sentence, then Landlord will substitute therefor
a comparable index based upon changes in the cost of living or purchasing power of the
consumer dollar published by any other governmental agency or, if no such index is available,
then a comparable index published by a university, a major bank or other financial instifution or
a comparable and recognized financial publication. : :

(i) Landlord shall fumish Tenant a notice (a “CPI Notice™) showing
the CPI and the amount of Tenant’s CPI Adjustment for each Adjustment Year after Landlord
has ascertained the CPI to be used in calculating the CPI Adjustment for such Adjustment Year.,
Tenant shall commence payments of monthly installments of the CPI Adjustment on the first day
of the first calendar month following Landlord’s delivery of the first CPI Notice hereunder. On
such date, and on or before the first day of each calendar month thereafter of the Adjustment
Year covered by such CPI Notice, Terant shall pay to Landlord one-twelfth (1/12) of the CPI
Adjustment shown in the CPI Notice. Within thirty (30) days following Landlord’s delivery of 2
CPI Notice for an Adjustment Year in progress, Tenant shall also pay Landlord a Iump sum
equal to the CPI Adjustment shown in the CPI Notice less the sum of (A) any previous payments
on account of the CPL Adjustment made with respect to such Adjustment Year and (B) monthly
installments on account of the CPI Adjustment due for the remainder of such Adjustment Year.
In the event Tenant has overpaid the CPI Adjustment, amounts previously paid by Tenant in
excess of the CPI Adjustment shall be credited against installments of the CPI Adjustment
payable afier the date of the CPI Notice until exhausted, Until such time as Landlord furnishes a
CPI Notice for an Adjustment Year, Tenant shall continue to pay monthly installments of the
CPI Adjustment in the amount shown by the most recent CPI Notice. Landlord’s failure to send
10 Tenant a CPI Notice will not bar Landlord’s right o collect the CPI Adjustment for any such
period.

(¢  All payments of Rent shall be made by Tepant to Landlord at 11 &
Broadway Street, P.O, Box 7005, Quincy, Illinois 62305-7005 or as otherwise directed from time
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to time by Landlord’s writien notice. Concwrrently with the execution hereof, Tenant shall pay
Landlord Monthly Minimum Rent for the first full calendar month of the Temn.

4, Additional Rent for Expenses and Taxes. Tenant understands that the Rent does

not inciude reimbursement to Landlord for Expenses and Taxes, as set forth in this Section 4.
Therefore, in order that the Fent payable under this Lease shall reflect any such costs, Tenant
agrees to pay as additional rent (“Additional Rent”), the Rent Adjustments (as defined below) as
set forth in this Section 4.

(a)  Tenpant shall pay Rent Adjustments for each Adjustment Year determined
as hereinafter set forth. Rent Adjustments payable by Tenant with respect to each Adjustment
Year shall include the following amounts:

*

6 the product of Tenart’s Proportionate Share multiplied by the
amount of Taxes for such Adjustment Year (said product being hereinafter referred to as the

“Tax Adjustment”); plus

. (i)  the product of Tenant’s Proportionate Share muliiplied by the
amoumt of Expenses for such Adjustment Year (said product being hereinafter referred to as the
“Expense Adjustment”, which together with the Tax Adjustment, shall be referred to as ‘Rent
Adjustment™).

()  Tepant shall make payments on account of Tax Adjustment and Expense
Adjustment (the aggregate of such payments with respect to any Adjustment Year being
hereinafter referred to as the “Rent Adiustment Deposit”) as follows:

" {§  Prior to each Adjustment Date and from time to time during the
Adjustment Year in which such Adjustment Date falls, Landlord shall deliver to Tepant a written
notice (each, a “Projection Notice™) setting forth (A) Landlord’s reasonable estimates, forecasts
or projections (collectively, the “Brojections™) of both the Taxes and Expenses for such
Adjustment Year and (B) Tenant's Rent Adjustment Deposits with respect to the Tax
Adjustment and Expense Adjustment components of Rent Adjustments for such Adjustment
Year based upon the Projections. If during any Adjustment Year (i) any rentable space in the
Building shall be wnoccupied, and/or (ji) the fenant or occupant of any space in the Building
undertook to perform work or services in lieu of having Landlord perform the same and the cost
thereof would have been included in Expenses, then, in any such event, the amounts included in
Expenses for such period which vary based on occupancy shall be increased to reflect the
Expenses that wonld bave been incurred if such space in the Building had been occupied or if
Landlord had performed such work or services, as the case may be.

(i)  Tenant shall commence payments of monthly installmenis of Rent
Adjustment Deposits on the first day of the first calendar month during the Term following
Landlord’s delivery of the first Projection Notice hereunder. On such date, and on or befora the
first day of each calendar month thereafter of the Adjustment Year covered by such Projection
Notice, Tenant shall pay to Landlord one-twelfih (1/12) of the Rent Adjustment Deposits shown
in the Projection Notice. Within thirty (30) days following Landlord’s delivery of a Projection
Notice for an Adjustment Year in progress, Tenant also shall pay Landlord a lump sum equal to
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the Rent Adjustment Deposits shown in the Projection Notice less the sum of (A) any previous

payments on account of Rent Adjustment Deposits made with respect to such Adjustment Year

and (B) monthly installments on account of Rent Adjustment Deposits due for the remainder of

such Adjustment Year. Until sych fime as Landlord furiishes a Projection Notice for the rext :
Adjustment Year, Tenant shall continue to pay monthly installments of Rent Adjustment

Deposits in the amount shown by the most recent Projection Notice or, if the Tax and Expense

Adjustment for the Adjustment Year covered by such Projection Notice has been determined,

one-~twelfth (1/12) of such Tax and Expense Adjustment, whichever is preater.

(¢}  The following readjustments shall be made by Landlord and Tenant for |
Expense Adjustment and Tax Adjustment:

@ Within one hundred fifly (150) days after the end of each
Adjustment Year, Landlord shall notify Tenant in writing (any such notice hereinafter referred to
as “Landlord’s Expense Sfatement”) of the actval amount of Expenses to be used in calculating S
the Expense Adjustment for such Adjustment Year and Tenant’s Expense Adjustrent for such S FW‘I
Adjustment Year, If the Bxpense Adjustment owed for such Adjustment Year exceeds the Fii
Expense Adjustment component of the Rent Adjustment Deposits paid by Tenant during such | -
Adjustment Year, then Tenant, within thirty (30) days after the date of Landlord’s Expense ':.!f 'luilé
Statement, shall pay fo Landlord an amount equal fo the excess of the Expense Adjustment over s
the Expense Adjustment component of the Rent Adjustment Deposits paid by Tenant during iy
such Adjustment Year. If the Expense Adjustment component of the Rent Adjustment Deposits L
paid by Tenant during such Adjustment Year exceeds the Expense Adjustment owed for such o« B
Adjustment Year, then Landlord shall credit such excess to Rent payable after the date of
Landiord’s Expense Statement, or, at its option, may credit such excess 1o any Rent theretofore g 1
due and owing, until such excess has been exhausted. If this Lease expires or is terminated prior
to full application of such excess, Landlord shall pay io Tenant the balance thereof not
theretofore applied against Rert and not reasonably required for payment of Rent for the : Ca
Adjustment Year in which this Lease expires, provided Tenant has vacated the Premises and iy
otherwise has surrendered the Premises to Landlord in accordance with this Lease and Tenant is -
not then in default under this Lease..

(iy  Following the end of each Adjustment Year and after Landlord has E’::_,j ;
determined the actual amount of Taxes to be used in calculating the Tax Adjusiment for such vl
Adjustment Year, Landlord shall notify Tenant in writing (any such notice hereinafter referred to
as “Landlord’s Tax Statement™) of such Taxes for such Adjustment Year. If the Tax Adjustment J

owed for such Adjustment Year exceeds the Tax Adjustment component of the Rent Adjustment 3 .
Deposits paid by Tenant during such Adjustment Year, then Tenant, within thirty (30) days after B [l
the date of Landlord’s Tax Statement, shall pay to Landlord an amount equal to the excess of the | i
Tax Adjustment over the Tax Adjustment component of the Rent Adjustment Deposits paid by i !i
Tenant during such Adjustment Year. If the Tax Adjustment component of the Rent Adjustment - f. , :
Deposits paid by Tenant during such Adjustment Year exceeds the Tax Adjustment owed for i b |
such Adjustment Year, then Landlord shall credit such excess to Rent payable after the date of ; |
Landlord’s Tax Statement, or, at its option, may credit such excess to any Rent theretofore due :
and owing, until such excess has been exhausted. If this Lease expires or is terminated prior to I i
full application of such excess, Landlord shall pay to Tepant the balance thereof not theretofore e apls
applied against Rent and not reasonably required for payment of Rent for the Adjustment Year in LI
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which this Lease expires, subject fo Tenant’s obligations under this Section 4, provided Tenant
has vacated the Premises and otherwise has surrendered the Premises to Landlord in accordance
with this Lease and Tenant is not then in default under this I.ease.

(d  Landlord shall maintain books and records showing Taxes and Expenses
in accordance with sound accounting and management practices. Tenant or ifs representative
shall have the right fo examine and copy Landlord’s books and records showing Taxes and
Expenses upon reasonable prior notice and during normal business hours at any time within sixty
(60) days following the fumishing by Landlord to Tenant of Landlord’s Expense Statement or
Landlord’s Tax Statement, as the case may be, provided for in this Section 4 Unless Tenant
takes written exception to any item within sixty (60) days afier the furnishing of Landlord’s
Expense Statement or Landlord’s Tex Statement, as the case may be, containing such item,.such
Landlord’s Statement shall be considered final and accepted by Tenant. '

(&)  With respect to any Adjustment Year which does not fall entirely within
the Term, Tenant shall be obligated to pay as Expense Adjustment and Tax Adjustment for such
Adjustment Year only a pro rata share of Expense Adjustment and Tex Adjustment as
hereinabove determined, based upon the number of days of the Term falling within the
Adjustment Year. Following expiration or termination of this Lease, Tenant shall pay any Rent
Adjustments due to Landlord within thirty (30) days afler the date of each Landlord’s Statement
sent to Tenant. Without limitation of other obligations of Tenant which shall survive the
expiration of the Term, the obligation of Tenant to pay Rent Adjustments provided for in this
Article accruing during the Term shall survive the expiration or termination of this Lease.

(®  Inno event shall any Rent Adjustments result in a decrease of Minimum
Rent payable hereunder.

(g)  All amounts payable by Tenant as or on account of Rent Adjustments shall
be deemed to be Rent becoming due under this Lease.

(h)  Tenant agrees and acknowledges that Landlord has made no
representation, warranty or guaranty relating to the amount of Taxes and Expenses. Tenant has

had an opportunity to consult with Landlord with respect to the Taxes and Expenses projected -

for the operation of the Building but has not relied upon any statements or representations of
Landlord or of any agent or affiliate of Landlord in regard thereto in executing this Lease and in
agreeing to perform the terms and covenants hereof and shall make no claim against Landlord
based thereon. ‘

@ As nsed in this Lease,

@ “Expenses” means

(1) except as ctherwise provided, all costs of ownership,
Mmanagement, operation, maintenance and repair of the Common Area, the Building and Real
Estate (collectively, the Project™), as determined by standard accounting principles, and shall
include the following by way of illustration and not limitation; heat, water, electricity, sewer and
other utility charges, insurance premiums, licenses, permit and inspection fees, lawn and
landscaping services, snow and ice removal and the cost of all labor, contracted or otherwise,
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materials and other services paid or incurred by Landlord in the operation, maintenance and
repair (per Section 10) of the Project during the term hereof] and

(2)  the cost as reasonably amortized by Landlord with interest
at the per annum rate of eight percent (8%) on the unamortized amount of any capital
improvement to the Project that (x) reduces the costs set forth in paragraph (i) above, or (y) is
required by Landlord’s insurance carrier, or (z} is required to be installed by governmental
authorities, including capital improvements that are for health or safety measures.

Expenses shall not include (1) any principal payments or interest expense on any loans secured
by mortgages placed on the Building and underlying land, or ground rent, (2) the costs of any
work or service performed in any instance for Tenant af Tenant’s cost, (3) any cost for which
Landlord has received direct reimbursement ffom Tenant other than by payment of Rent or
Additional Rent payments and (4) Tenant’s insurance.

(i) “Taxes” means real estate taxes, general or special assessments,
sewer and water rents, rates and charges, fransit and transit district taxes, taxes based upon the
receipt of rent, and any other federal, state or local governmental charge, whether general,
special, ordinary or extraordinary (but not including incorae or franchise taxes or any other taxes
imposed upon or measured by Landlord’s income or profits, except as provided herein), which
may now or hereafter be levied, assessed or imposed against the Project. Notwithstanding
anything contained in this clause (ii) to the contrary:

(1) If at any time the method of taxation then prevailing is
altered so that any new or additional tax, assessment, levy, imposition or charge or amy part
thereof is fmposed upon Landlord in place or parily in place of any such Taxes or contempiated
increase therein, or in addition to Taxes, and is measured by or is based in whole or in part upon
the Real Property or the rents or other income therefrom, then all such new taxes, assessments,
levies, impositions or charges or part thereof] to the extent that they are so measured or based,
shall be included in Taxes levied, assessed or imposed against the Real Property to the extent
that such items would be payable if the Real Property were the only property of Landlord subject
thereto and the income received by Landlord from the Real Property were the only income of
Landlord.

(2)  Notwithstanding the year for which any such taxes or
assessments are levied, (A) in the case of taxes or special assessments which may be paid in
installments, the amount of each installment, plus any interest payable thereon, paid during a
calendar year shall be included in Taxes for that year and (B) if any taxes or assessments payable
during any calendar ysar shall be computed with respect 1o a period in excess of twelve (12)
calendar months, then taxes or assessments applicable o the excess period shall be included in
Taxes for that year. Except as provided in the preceding sentence, all references fo Taxes “for” a
particular year shall be deemed fo refer fo taxes levied, assessed or otherwise imposed for such
year without regard to when such taxes are payable.

(3) Taxes shall include any personal property taxes
(attributable to the calendar year in which paid) imposed upon the firniture, fixtures, machinery,
€quipment, apparatus, systems and appurtenances which are components of the Project, and
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Tenant shall pay personal property taxes atiributable to the furniture, machinery, equipment and
other petsonal property located in the Premises.

(4)  Taxes shall not include any fines, penalties or interest
payments incurred due to Landlord’s failure to make timely payment, except to the extent that
Tenant is responsible for any such delay. s

(iii) “Rentable Area of the Building’ shall mean the sum of the areas on
all floors of the Building computed by measuring to the center line of the exterior glass and
excluding only public stairs, clevator shafis, flues, stacks, pipe shafts and vertical ducts
(“Vertical Penetrations™). No deduction shall be made for columns or projections. The Rentable
Area of the Building is approximately 93,788 square fest.

>

(iv) “Rentable Area of the Premises™ shall mean the area of the entire
floor measured to the center line of the exterior glass, excluding Vertical Penetrations, plus a
proportionate share of mechanical space and lobby and common service areas in the Building.
The Rentable Area of the Premises is 21,806 square feet..

(v}  “Tenant’s Proportionate Shere” shall mean the percentage obtained
by dividing the Remtable Area of the Premises by the Rertable Area of the Building, or 23.25%;
provided, however, that Tenant’s Proportionate Share may vary for certain categories of
Expenses that are applicable to the Premises but not to all other portions of the Building, Such
variable Expenses shall be billed to Tenant on a pro rata basis determined by a fraction, the
numerator of which is the area of the Premises and the denominator of which is the total area
within the Building for which Landlord incurs such variable Expenses. Landlord shall provide
reasonable prior written notice to Tenant of the applicable proportionate share for any such
variable Expense category and the basis for determining same. Notwithstanding the foregoing,
Tenant's Proportionate Share for fixed Expenses and Taxes shall be 23.25%.

5. Use of Premises.,

(@  Tenant shall use the Premises only for an ambulatory surgery center and
for other purposes directly related thereto (“Permitted Use™). Tenant agrees to restrict its use to
such purposes and not to use, or permit the use of, the Premises for any other purpose without
first obtaining the prior written consent of Landlord, which consent shall not be unreasonably
withheld, conditioned or delayed; provided that it shall not be unreasonable for Landlord to
withhold its consent if the proposed change of use would cause Tenant to compete with
Landlord’s operations at the Building. Tenant is not obligated to refer patients to Landlord for
services. Tenant may refer patients fo any other party as Tenant determines. Tenant shall obtain
and mainfain, at Tenant’s sole cost and expense, all licenses, approvals, and permits necessary
for the Permitted Use.

(b}  Tenant, at its expense, shall comply with (i) all faws, rules, orders,
ordinances, directions, regulations and requirements of federal, state, county and municipal
authorities pertaining to Tenant’s nse of the Premises regardless of when they become effective,
Including, without Iimitation, all Laws pertaining to air and water quality, toxic or hazardous
materials and substances, waste disposal, air emissions and other environmental matters
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{collectively, “Laws”), (ii) the reasonable requirements of Landlord’s insurance carriers for
conditions arising after the Commencement Date, (iii) recorded covenants, conditions and
restrictions &ffecting the Building, (iv) all zoning and -other land use. matters, and. utility
availability, and (v) any direction of any public officer or officers, pursuant to Laws, which shail
impose any dity upon Landlord or Tenant with respect to the use or oceupation of the Premises.
Tenant shal] oot directly or indirectly make any use of the Premises which may jeopardize any
insurance coverage or may increase the cost of inswrance or require additional insurance
coverage. Subject to the terms and conditions of this Lease, if, and to the extent due to Tenant’s
use of the Premises, improvements to the Premises or the Building are necessary to comply with
any of the foregoing or with the requirements of insurance carriers, Tenant shall pay the entire
cost thereof.

(c)  Tepant covenants: (i) not fo permit any illegal practice to be carried on or
committed in the Prernises: (if) not to make, use or allow the Premises to be used or occupied for
any purposes other than as may be permitted hersunder or in any mapner that might invalidate or
increase the rate of or make inoperative any policy of insurance of any kind whatsoever at any
time carried on the Real Property or the Premises; (jii) not to keep, use or permit to be kept or
used in the Premises any inflammable fluids or explosives without the prior written permission
of Landlord or engage in hazardous activities; (iv) not to use the Premises for any purpose
whatsoever which might create a nuisance or injure the reputation of the Building; (v} not to
deface or injure the Building; (vi) not to overload the floors; (vii) not to commit or suffer any
waste; and (viii) not to install any electrical equipment that overloads lines unless Tenant obtains
Landlord’s prior written consent and Tenant pays the cost of modifying the electric service to
accommodate such equipment,

(@  Tenant, and Tenant’s employees, agents, and servants, patients and
invitees shall, at all times, observe, perform and abide by such reasonable rules and regulations
prescribed by Landlord from time to time during the Tenm governing the use and occupancy of
the Premises, the Building and the Common Arcas (as defined below), which rules and
regulations ars attached as Bxhibit B. Tandlord may make such reasonable modifications of, and
reasonable additions to, the rules and regulations as Landlord hereafter determines to be
necessary or advisable, which modifications will be effective afier provided in writing to Tenant,
but in no event shall such modifications substantially alter Tenant’s obligations hereunder.
Landlord shall not discriminate against Tepant in the enforcement of such rules and regulations.

&. * Commion Areas.

(@)  The use and occupancy of the Premises shall include the nom-exclusive
use of the Common Areas. For purposes of this Lease, the term ‘Common_Areas” means all
areas, space and improvements provided by Landlord for the common or joint use of Landlord,
Tenant, all other Building tenants, and their respective employees, agents, guests, and invitees,
including, but not Timited to packing facilities (if any) that serve the Building (see the following
Section 6(b) for parking). Landlord agrees to maintzin, repair or replace, or cause to be
maintajned, repaired and replaced, the Common Areas and keep the same in a generally clean
:hnd sightly and good operating condition and shall regnlarly remove such ubbish and refuse

erefrom,
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(b) Tenant and its employees, guests, and invitees shall have the nom
exclusive right to use parking spaces in common with other occupants in general areas
reasonably designated by Lendlord pursuant o the rules and regulations relating to parking
adopted by Landlérd from fire 16 timie. Tenént agrees not fo overburden thé parking facilifies
and agrees to cooperate with Landlord and other occupants in the use of parking facilities.
Landlord agrees not to reduce the number of parking spaces existing as of the date of this Lease
to a ratio less than that required by the applicable zoning ordinance.

7. Landlord Services.

(@  Landlord shail furnish no services during the Term except such services
set forth in Exhibit C (“Landlord Services™), it being understoad that Tenant shall be responsible
for the provision of all other services to the Premises, including, but not limited to utilities
serving the Premises which are or will be separately metered. Tenant shall reimburse Landlord
for the cost of Landlord Services in accordance with Section 4. -

(b)  Tenant shall not cause or permit any waste, misuse or neglect of the water,
or of the water, gas, eleciric or plumbing fixtures. To the extent certain utilities are not
separately metered, Tenant shall pay Landlord’s reasonable charges for any services in excess of
that vsvally furnished for similar space, which charges shall be due and payable at the same time
as the installment of Minimum Rent next due.

{¢) Landlord shall not be Lable in damages, by abatement of Rent or
ctherwise, for failure to furnish or delay in firnishing any Landlord Service, when such failure to
furnish, or delay in furnishing, is occasioned by (i) needed repairs, renewals, or improvements,
or in whole or in part by any strike, lockout or other labor trouble, or by inability to secure

eleciricity, gas, water, or other fuel at the Building, provided Landlord uses Landlord’s .

commercially reasopable efforts to make the repairs, renewals or improvements within a
reasonable period of time;-(ii) any accident or casualty except to the extent caused by the
negligence or misconduct of Landlord, its employess, agents and contractors; (iii) the act or
default of Tenant; or (iv) any cause or causes beyond the reasonable control of Landlord, except
that if such interruption of service shall continue for a period of five (5) consecutive business
days, Rent shall abate until such interrupted Landlord Services are restored,

(d)  Unless otherwise set forth in this Lease, Tenant shall be responsible, at jts
sole cost and expense, for the installation, repair, maintenance and use of its owa telephone,
telecommunications, data, and like systems within the Premises.

8. Repairg; Return of Premises.

(@)  Except for ordinary wear and tear, loss by fire or other casualty, damage
caused by Landlord, its employees, agents and contractors, and as otherwise provided for in this
Lease, Tenant shall, at its expense, keep in good order, condition and repair the Premises and
shell promptly and accurately repair all damage to the Premises and replace or repair all glass,
doors, fixtures, equipment and appurtenances thereon damaged or broken Tenant shall also
repair the air conditioning, heating, plumbing, elecirical and sewage systems which are dedicated
to or which serve solely the Premises, if any, In addition, Tenant shall keep the interior of the
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Premises in good repair, shall provide and replace all burned out light tubes and bulbs and shall
prompily repair any damage caused to the Premises by its acts or mgligence or that of its
employees, agents, patients, invitees, licenses or assigns. Tenant shall deliver the Premises to
Landlord on the Terniination Date in the samie condition as when received by Tenant, reasonable
use, wear and tear, fire or other casualty or acts of God excepted. Landlord shall be responsible
for (i) maintaining and keeping in good condition and repair all portions of the Common Area,
(if) maintaining, repairing and replacing, at Landlord’s sole cost and expense, the roof
foundation and such portions of the air conditioning, heating, plumbing and electrical systems
that do not exclusively serve the Premises together with the structural components and
soundness of the exterior and interior walls and Ioad bearing columns of the Building; (jii) any
damage to the Premises to the extent caused by Landlord, its employees, agents and contractors.

(®)  Without limiting the foregoing, (i) Landlord shall be required to mdintain
the interior of the Common Areas and other portions of the Building under Landlord’s control
and (i) Tenant shall be required fo maintain the interior of the Premises at all times in a manner
which would prevent the development of airbome mold, mildew, bacteria, yeast or any other
airborne health-impairing microbial organism (collectively, “Toxic Pathogens™). In the event
that Toxic Pathogens occur in areas of the Building for which each party has responsibility, such
party shall (1) immediately notify the other party and (2) take immediate action to remove the
Toxic Pathogens from within such portion of the Building and sterilize the affected area of the
Building in accordance with generally accepted practices. If Toxic Pathogens cause damage to
the portions of the Building which are maintained by the other party, and such Toxic Pathogens
are the result of the responsible party’s nse of the Building or the Premises, as the case may be,
the costs of all repairs and remediation, other than that which is covered by such insurance as
Landlord may choose to obtain from time to time (but is under no obligation to do so, except as
provided in Section 10 of this Lease), will be bome by the responsible party. Landlord will
cause the foregoing provision to be included in each lease of space within the Building and to
enforce such provisions against any occupants from which the Toxic Pathogens originated.

(c)  Onthe Termination Date, Tenant shall surrender all keys to the Premises
held by Terant or by employees or agents of Tenant.

(d  All Tenant’s trade fixtures and all improvements which are removable
without ireparable damage to the Premises that have been placed or installed upon or within the
Premises by Tenant shall remain the property of Tenant and may be removed by Tenant at any
time prior to the Termination Date.- All Tenant’s persoral property, including movable furniture
and equipment, shall remain Tenent’s. All improvements made at Tenant’s expense which are
not removable without imreparable damage to the Premises shall be the property of Landlord. All
fixtures, installations and personal property belonging to Tenant not removed from the Premises
within ten (10) business days after the Termination Date shall be conclusively presumed to have
belen abandoned by Tenant and title thereto will pass to Landlord under this Lease as if by bill of
sale, . :

9. Alterations,

(8  Tenant shall pot make any alterations in or additions to the Premises
without Landlord’s advance written consent, which consent shall not be unreasonably withheld,
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conditioned or delayed. Prior to Landlord’s consent to any alterations or additions, and before
the commencement of the work or delivery of any materials onto the Premises or into the
Building, Tenant shall furnish Landlord with the plans and specifications and permits necessary
for those alterations or additions, all in form and substance reasonably satisfactory to Landlord.
All additions and alterations shall be installed in & good, workmanlike manner and only new .
materials shall be used. All alterations and additions to the Premises, whether temporary or ' l
permanent in character and whether made or paid for by Landlord or Tenant, shall without ‘ g
compensation to Tenant, become Landlord’s property upon installation on the Premises and |
shall, unless Landlord otherwise agrees be relinquished to Landlord in good condition, ordinary
wear and tear excepted, at the termination of this Lease by lapse of time or otherwise.

(b)  Tenant shall famish Landlord with certificates of insurance for all i
contractors performing laboring or furmnishing materials in connection with any additions or
alterations, insuring Landlord against any and all liability that may arise out of or be connected i

" in any way with those additions or alterations.

(¢)  The work necessary to make any alterations or additions to the Premises B
shall be done at Tenant’s expense by contractors approved by Landlord, which approval shall not ]
be unreasonably withheld, conditioned or delayed.

(d)  All slterations and additions shall comply with all insurance requirements
applicable to the Building and with all ordinances, statutes and regulations of all governmental
bodies, departments or agencies having jurisdiction over the Building. Tenant shall permit f
Landlord to inspect all such construction in connection with all alterations and additions, at ]
Landlord’s request doring regular business hours and in a manner that does not interfere with the
progress of such work, provided that Landlord shall have no duty to so supervise.

10.  Insurance.

(8)  Tenant shall, at its own expense, at all times during the term of this Lease,

. maintain in full force a policy or policies of insurance written by a reliable insurer in the rame of

Tenant against liability for injury to or death of persons or loss or damage to propety in or about

the Premises, The liability limits under such insurance shall be not less than One Million Dollars

(81,000,000) for any person killed or injured, One Million Dollars ($1,000,000) for any one

occurrence and One Hundred Thousand Dollars ($100,000) for property damage.! Landlord
shall be named as an additional insured on any such policy.

(b}  Tenant further shall, at Tenant’s expense, take out and maintain at all
times all necessary workiman’s compensation insurance covering all persons employed by Tenant
in. end about the Premises. Tenant shall also obtain and maintain during the term hereof, rental
insurance against loss of rent under a rental value insurance policy covering risk of loss due to
the occurrence of any of the hazards insured under the extended insurance on the Building, in an ;
amount sufficient to prevent Landlord from becoming a co-insured, and in any event, in an i
fmount sufficient to pay for one year’s Rent due under this Lease. All proceeds received by 3
Landlord under the rent insurance policy will be credited as received against the Rent due. If the i

- ' |
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Building is occupied by more than one tepant, Landlord may secure such a rental value insurance
policy on the Building and bill Tenant for Tenant’s proportionate share thereof, which shall be
determined: by multiplying the premium costs thereof by Tenant’s percentage. of the rentable
floor space occupied by Tenant relative to the whole. Said premium shall be billed by Landlord
and paid by Tenant at the same time and in the same manner as the Additional Rent.

() - Tenant shall obfain and maintain during the term of this Lease, fire and
extended coverage insurance (contents broad form) on Tenant’s personal property located in the
Premises in amounts reasonably deemed adequate by Tenant to fillly insure such property.

(d)  Tenant shall obtain and maintain during the term hereof coverage fo insure
the performance by Tenant of the indemnity agreement as to liability for injury, death of persons
or damage to property, as set forth in Section 21 of this Lease.

(6§  Before the Commencement Date, or before Tenant’s use, ocoupancy Or

possession of the Premises begins, whichever is sooner, Tenant shall obtain all such insurance
required of Tenant as provided above, from insurance companies reasonably satisfactory to
Landlord and shall deliver to Landlord a certificate or certificates evidencing the issuance of
such policies, together with evidence of the payment of the first year's preminms. Not less than
ten (10) days before the expiration of any such policy, Tenant shall deliver to Landlord evidence
of the ‘policy’s renewal or a new certificate, with evidence that the premiums were paid for the
renewal period or new policy, as the case may be. Such insurance shall contain an agreement by
the insurance company not o cancel the policy or policies, or to change the coverage without

giving ten (10) days prior wriiten notice to Landlord. Tenant commercial general Jiability policy |

shall contain a provision that Landlord’s additional insureds, although named as insureds, shall,
nonetheless, be entitled to recover under such policies for any loss occasioned by them, their
servants, agents and employees, other than by reason of the megligence of Landlord or the
additional insureds. Such policy shall be written as primary and not contributing with or in
excess of the coverage carried by Landlord or the additional insureds, their agents, servants and
employees. Tenant’s obligation to carry the insnrance herein provided may be brought within
the coverage of a “hlanket policy.” However, Landlord and any additional insureds shall be
named as additional insureds thereunder for liability insurance, as their interests may appear.
Furihermore, the coverage afforded shall not be reduced or diminished by reason of the use of
such a “blanket policy” and must be at least equal to the coverage which would be provided
under a separate policy covering the Premises.

® Landlord shall, at Landlord’s expense, keep the Building insured against
loss or damage by fire and exiended coverage. Tenant shall reimburse Landlord for & portion of
the premium chérge therefore through Tenant’s annual payment of Additional Rent as is
provided in Section 4. Landlord shall deliver to Tenant a certificate of insurance evidencing
such coverage prior to the Commencement Date.

11. Casualty.

(8)  In the event (i) the Premises are rendered wholly untenantable by fire or
other casualty and Landlord decides not to restore or repair the same, or (if) the Building is so
damaged by fire or other casualty that Landlord decides to demolish, rebuild or rehabilitate the
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same, but Landlord can not complete the same within six (6) months thereof, then in sither such
event, either Landlord or Tenant may terminate this Lease by written notice to the other within
ninety (90} days afier the date of such fire or other casnalty. In the event of such termination, all
Rent hereunder, together with all Additional Rent, shall be apportioned on & per diem basis and
paid to the date of such fire or other casualty.

(b)  In the event the Premises are rendered wholly untenantable by fire or other
casualty and Landlord decides fo rebuild and restore he same and can do so within six (6).
months thereof, this Lease shall not terminate and Landiord shall repair and restore the Premises
at Landlord's expense and with due diligence, subject, however, to (i) reasonable delays for
insurance adjustments, and (i) delays caused by forces beyond Landlord’s control neither of
which, i.e. (i) or (ii) shall delay such rebuilding and restoration by more than ninety (90) days.
The Rent and Additional Rent shall abate on 2 per diem basis during the period of reconstruction
and repair. ' . '

(¢) Inthe event the Premises are partially damaged by fire or other casualty,
but are not rendered whelly untenantable, Landlord shall, except during the last Lease Year
hereof, proceed with due diligence to repair and restore the Premises, subject, however, to (i)
reasonable delays for insurance adjustments, and (i} delays caused by forces beyond Landlord’s
control neither of which, i.e. (i) or (ii) shall delay such rebuilding and restoration for more than
90 days. The Rent and Additional Rent charged hereunder shall abate in proportion to the
nonusability of the Premises during the period while repairs are in progress. If the Premises are
made partially untenantable as stated above during the last Lease Year hereof, Landlord may
terminate this Lease as of the date of the fire or other casualty by giving written notice to Tenant
within thirty (30) days after the date of the fire or cther casualty, in whick event all Rent and
Additional Rent shall be apportioned on & per diem basis and paid to the date of fire or other
casualty. .

(d  For the purposes of this Section, the Premises shafl be considered to be
rendered “wholly untenantable™ by fire or other casualfy if the damages caused thereby results in
two-thirds or more of the Premises being unterantable and unusable in the operation of Tenant’s
business. Otherwise, the Premises shall be considered to have been “partially damaged” by fire
or other casualty and not “wholly untenantable.”

(&) Inthe event the Premises are rendered “wholly untenantable” by fire or
other casualty and the Lease is mot terminated but continues pursuant to the foregoing
subsections (b) and (c} hereinabove, Landlord and Tenant shall confer as soon as possible after
the casvalty event giving rise to the damage and shall make a joint decision as to what
comparable space, if any, in the Building may be available for use by Tenant during the time the
Premises are being rebuilt or restored. If comparable space in the Building is agreed upon,
Tenant’s obligation with respect to Rent and Additional Rent shall continue. If comparable
Space can not be agreed upon or is not available, then Tenant shall be solely responsible for any
tosts, including rent, associated with obtaining other space in which event the Rent and
Additional Rent provided for herein shall abate as set forth in subsections {t) and (c)
hereinabove. For purposes of this Lease, “comparable space” shall mean demised premises in
the Building whick ars of lke size, suitability and wutility for the operation of Tenant’s business
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in 2 manner substantially similar to that at the Premises before the casualty event giving rise to
the damages.

6] Notwithstanding any provision of this Lease to tlie contdry, in the évent’
the Premises or the Building are damaged by firs or other casualty resnlting from Tenant’s
reckless or intentional acts or omissions, Landlord shall have no obligation to rebuild or restore
the Building or the Premises or any part thereof and Tenant shall not be released from any
obligations under this Lease (including, without limitation, its duty fo repair the Premises and its
liability for damages caused by fire or other casualty).

(g)  Tenant shall, at its own expenss, at all fimes during the term of this Lease,
maintain in full force a policy or policies of insurance written by a reliable insurer in the name of
Landlord and Tenant in proportion to their respective interests in the Premises, against liability .
for injury to or death of persons or loss or damage to property in or about the Premises. The g
iability limits mder such insurance shall be not less than One Million Dollars ($1,000,000) for o
any person killed or injured, One Million Dollars ($1,000 000) for any one occurrence and One G
Hundred Thousand Dollars ($100,000) for property damage.? f.{;-.-} g

(h)  Tenant further shall, at Tenant’s expense, take out and maintain at afl
times all necessary workman’s compensation insurance covering all persons employed by Tenant
in and about the Premises. Tenant shall also obtain and maintain during the term hereof, rental
insurarice against foss of rent under a rental valus insurance policy covering risk of Ioss due to
the occurrence of any of the hazards ingured under the extended insurance on the Building, in an
amount sufficient o prevent Landlord from becoming a co-insured, and in any ewent, in an o
amount sufficient to pay for one year’s Rent due under this Lease, All proceeds received by ILe
Landlord under the rent insurance policy will be credited as received against the Rent due. If the b
Building is ocoupied by more than one tepant, Lendlord may secure such a rental value ingurance : ;
policy on the Building and bill Tenant for Tenant’s proportionate share thereof, which shall be I
determyined by multiplying the premium costs thereof by Tenant’s percentage of the rentable
floor space occupied by Tenant relative to the whole. Said premium shall be billed by Landlord
and paid by Tenant at the same time and in the same manner as the Additional Rent.

§)] Tenant shall obtain and maintain during the term of this Lease, fire and
extended coverage insurance (contents broad form) on Tenant’s personal property located in the
Premises in amounts reasonably deemed adequate by Tenant to fully insure such property.

)] Tenant shall obtain and maintain during the term hereof coverage fo insure

the performance by Tenant of the indemnity agreement as to liability for injury, death of persons
or damage to property, as set forth in Section 10 of this Leass. _

(k)  Before the Commencement Date, or before Tenant’s use, occupancy or
possession of the Premises begins, whichever is sooner, Tenant shall obtain all such insurance
required of Tenant as provided above, from insurance companies satisfactory to Landlord and
shall deliver to Landlord a certificate or certificates evidencing the issuance of such policies,
together with evidence of the payment of the first year’s premiums. Not less than ten (10) days

———
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before the expiration of any such policy, Tenant shall deliver to Landlord evidence of the
policy’s renewal or a new certificate, with evidence that the premiums were paid for the rerewal
period or new policy, as the case may be. Such insurance shall contain an agreement by the
in$uranceé company rict to cancel the policy or policies, or to change the coverage without giving
ten (10) days prior written notice to Landlord. The policies shall expressly provide that any loss
thereunder shall be adjusted with Landlord. The policies shall contain a provision that
Landlord’s additional insureds, although named as insureds, shall, nonetheless, be entitled to
recover under such policies for any Joss occasioned by them, their servants, agents and
employees, other than by reasen of the negligence of Landlord or the additional insureds. The
policies shall be written as primary and not contributing with or in excess of the coverage carried
by Landlord or the additional insureds, their agents, servants and employees. Tenant’s obligation
to carry the insurance herein provided may be brought within the coverage of a “blankst policy.”
However, Landlord and any additional insureds shall be named as insureds thereunder as their
interests may appear. Furthermore, the coverage afforded shall not be reduced or diminished by
reason of the use of such a “blanket poliey” and must be at least equal to the coverage which
would be provided under a separate policy covering the Premises.

12, Default and Remedies: Yandlord’s Right to Terminaie Iease,

(a)  If Tenant shall be in default in the payment of any Rent or Additional Rent
due hereunder and that defanlt continues for ten (10) or more days after the same is due and
payable, or if Tenant defanlts in the performance of any of the other covenants or conditions
hereof, and shall fail to correct or cure any such defanlt within thirty (30) days from the receipt
of written rotice thereof from Landlord (unless the default involves a hazardous condition which
shall be cured forthwith upon Landlord’s demand), or if Tenant shall be adjudicated bankrupt, or
make an assignment for the benefit of creditors, or if Tenant’s interest herein shall be sold under
execution or other process, or if Tenant vacates or abandons the Premises, then In any such event
Landlord may enter into said Fremises, again have and repossess the same as if this Lease had
not been made and shall thereupon have the right to cancel this Lease, without prejudice,
however, to the right of Landlord to recover all Rent and Additional Rent due at the time of such
enfry, In the case of apy such default, Landlord shall make ressonable efforts to relet the
Premises from fime to time during the remainder of the term hereof for the highest reat
obtainable and may recover from Tenant any deficiency between such amount and the Rent and
Additional Rent herein reserved. This paragraph, however, shall not require Landlord, upon any
default, to re-enter the Premises, and Landlord shall have the right after the expiration of the cure
period hersinabove provided fo sue Tenant in a coert of law or equity for Rent and/or to recover
the Additional Rent and/or o require Tenant fo comply with the terms of this Lease,

(f)  If Tenant violates any of the terms and provisions of this Lease or defaults
in any of its obligations other than the payment of Rent or Additional Rent due hereunder, such
violation may be restrained or such obligation enforced by injunction or other equitable action
Tenant by this Lease grants to Landlord a first lien upon the interest of Tenant under this Lease
to secure the payment of money due under this Lease, which lien may be foreclosed in equity.
The receipt of money by Landlord from Tenant after the termination of this Lease, the service of
any notice, the commencement of any suit or final judgment for possession, shall not reinstate,
continue or extend the term hercof or otherwise affect any notice of demand, suit or judgment.
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The rights and remedies of Landlord enumerated in this Lease shall be cumulative, and none
shall exclude any other right allowed by law.

(c)  Inaddition, Landlord and Tenant shall each be entitled to recover from the
other partyall costs and expenses incurred in connection with enforcing the terms and provisions
of this Lease including, but not limited to, ifs reasonable atforneys® fees and expenses,

13. Condemnation.

(a)  Ifthe Building or any portion of the Building which includes a substantial
part of the Premises and which is necessary to the economic operation of the Premises, shall be
taken or condemned by any competent authority for any public or quask-public use or purpese,
the term hereof and the term and estate hereby granted shall end upon, and not before, the date
when the possession of the parcel taken shall be required for such use or purpose and Rent and
Additional Rent shall be apportioned as of the date of termination; provided, however, that if
Landlord and Tenant can agree on Tenani’s use of comparable space (as such ferm is defined in
* Section 10(f) owned or already under lease by Landlord or one of its affiliates for the continued
operation of Tenant’s business, then this Lease shall continue upon the same terms.

(t)  Ifany condemnation proceeding shall be instituted in which it is sought to
take or damage part of the Property which does not include a substantial part of the Premises or
which does not prevent the economical operation of the Premises, or if the grade of any street or
alley adjacent to the Building is changed by any competent authority and such partial taking or
change of grade makes it necessary or desirable fo remodel the Building, this Lease shall not
terminate but Landlord shall, at its sole expense, restore and reconstruct the Building and the
Premises to make the same tenantable and economically suitable for the intended use of the
Premises. Rent and Additional Rent during such time shall be abated proportionately.

(¢}  Landlord and Tenant shail be entitled to receive such separate awards and
portions of lump sum awards as may be allocated to their respective interests in amy
condemnation proceedings. The termination of this Lease shall not affect the rights of the
respective parties to those awards.

14, Holding Over, If Tenant retains possession of the Premises, or any part thereof,
after the termination of this Lease by lapse of time or otherwise, Tenant shall pay Landlord, in
order to compensate Landlord for Tenant’s wrongfurl holding of possession, for and during such
time as Tenant remains in possession, an amount calculated at double the rate of Rent in effect
immediately prior to such termination, plus all damages, whether direct or consequential,
sustained by Landlord by reason of Tenant’s wrongfiil retention of possession, unless Landlord
malkes the election provided for i the following sentence. If Tenant retains possession of the
Premises or any part of the Premises after the termination of this Lease, Landlord may elect, in a
written notice to Tenant, and not otherwise, that retention of possession constitutes a rencwal of
this Lease for one (1) year under the same terms that were in effect on the last month of the term
hereof, in which event this Lease shall be deemed renewed for such ome year period. The
provisions of this section shall not constitute a waiver of Landlord’s rights of re-entry or of any-
right or remedy provided in this Lease or at law.
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'15. Right of Ingress and Egress. All of the uses, rights, leases and covenants agreed
to hereby by Landlord and Tenant shall include, expressly for the benefit of Tenant, the right to -

use the entryways, walkways, sidewalks, driveways, roadways and access roads located on the

' Property and the hallways, corridors and passageways within the Building, as may be necessary or
appropriate for Tenant to have full access to the Premises and to enjoy the full benefits of the
permissive uses, licenses and/or leases herein confirmed. Landlord shall mainfain such
entryways, wallkeways, sidewalks, driveways, roadways, access roads, corridors and passageways
in a condition reasonably satisfactary. for the use as a means of ingress and egress for Tenant o
and from the Premises.

16. Landlord’s Title and Quiet Possession. Landlord represents and warrants that
Landlord is seized of the Project in fee simple and has full right to make this Lease ard that
Tenant 0 long as it shall perform its covenants and agreements hereunder shall have quiet and
peacefial possession of the Premises during the Term from the adverse claims by all persons,
parties, or entities claiming through or as a result of Landlord.

17. Assignment and Sublefting.

(8  Tenant shall not, without Landlord’s prior written consent, which consent
will not be unreasonably withheld, conditioned or delayed, (i} assign, mortgage, pledge, delegate
or hypothecate this Lease or any interest, right, duty or obligation hersunder, (ii) permit any
transfer of any interest, right, duty or obligation hereunder, by operation of law or otherwise, (iii)

sublet the Premises or any part thereof, or (iv) permit the use of the Premises by any partics other

than Tenant, the employees of Tenant, and staff affiliated or associated with Tenant.

(b)  Notice of the proposed assignment or sublet shall be made to Lendlord no
lesg than thirty (30) days prior to the effective date -of such proposed assignment or sublet.
Landlord, upon recefving Tenant’s notice of such proposed assignment or sublet, will not
unreasonably withhold its consent to Tenant’s assignment of this Lease or subletting the space
covered by its notice. Landlord shall not be deemed to have unreasonably withheld iis consent ta
a sublease of all or part of the Premises or an assignment of this Lease if its consent is withheld
because: (i) Tenant is then in defauit hereunder beyond any notice or cure period; (ii) the net
worth of such assignee or subtenant is unreasonably low in light of the obligations of this Lease;
(ifi) the portion of the Premises which Tenant proposes to sublease, including the means of
ingress to and egress from and the proposed use thersof, and the remaining portion of the
Premises will violate any laws or ordinances to which the Premises or Building is subject; (iv)
the proposed use of the Premises by the subtenant or assignee does not conform to the Permitted
Use; (v} the proposed assignee or sublesses (as the case may be), including the individual
members thereof, would be in violation of Section 17(a) hereof, (vi) the proposed assignee’s or
snbtepant’s anticipated use of the Premises involves the generafion, storage, use, treatment or
disposal of Hazardous Materials; or (vii) in the reasonable discretion of Landlord, the proposed
subtenant or assignee is of a character or is engaged in a business which wonld be deleterious to
the reputation of the Premises, or the subtenant or assignee is not sufficiently financially
responsible to perform its obligations under the proposed sublease or assignment; provided,
however, that the foregoing are merely examples of reasons for which Landlord may withhold its
consent and shall not be deemed exclusive of any permitted reasons for reasonably withholding
consent, whether similar to or dissimilar from the foregoing examples.
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{c) Notwithstanding the foregoing, Tenant shall be permitted, upon notice to,
but without Landlord’s consent, to assign this Lease to (x) any entity that controls, is controlled
by or under common coniro] with Tenant; or (y) any entity resulting from a merger or
consolidation of Tenant, or to the purchaser of substantiaily all of the assets or stock of Tenant,
provided that the total assets and the total net worth of such assignee after such consolidation or
merger or acquisition shall be in excess of the greater of (a) the net worth of Tenant immediately
prior to such consolidation or merger, or (b} the net worth of Tenant as of the date hereof]
determined by geperally accepted accounting principles and provided that Tenant is not at such
time in defanlt hereunder, and provided further that such successor shall execute an instrument in
writing, acceptable to Landlord in its reasonable discretion, fully assuming all of the obligations
and labilities imposed upon Tenant hereunder and deliver the same to Landlord.

-

18. Subordination Concurrent with the execufion of this Lease, Tenant, Landlord
and Landlord’s lender, General Electric Capital Corporation, shall execute a Subordination,
Attornment and Non-Disturbance Agreement (‘Non-disturbance Agreement™), in substantially the
same form as Exhibit B aftached hereto and made a part hereof  Said Non-disturbance
Agresment shall be in recordable form and may be recorded at Tenant’s election and expense.
Tentant shall not be subordinate to any firure Landlord lender without execution of a Nom
disturbance Agreement in substantially the same form as Exhibit E

18. Estoppel Certificates. Upon either party’s request, the other party shall execute
and deliver in form and substance satisfactory to the requesting party, an estoppel letter signed by
the non-requesting party certifying: the Commencement Date and the expiration date; the amount
of Minimum Rent and Additional Rent then being paid and the date to which such have been paid;
that Tenant has accepied the Premises; that this Lease is in full force and effect and has not been
modified, amended or assigned (or, if modified, stating the natiwe of such modification and
certifying that this Lease, as so modified, is in full force and effect); that all improvements have
been fully completed and, if not, a list of “punch list” items to be completed; that there are no
defaults of the requesting party under this Lease nor any existing conditions upon which the
giving of notice or lapse of time would constitute a defaunlt or specifying the nature of the
requesting party’s defanlt or existing condifion; and such other matters which the requesting party
may reasonably request. It is expressly understood and agreed that any such staternent may be
relied upon by any prospective purchaser, mortgagee or ground lessor of all or any portion of the
Real Property, or any lender, assignee or subtenant of Tenant’s interest in the Premises. The non-
requesting party shall provide any such letter within ten (10) business days of the request therefor.

20. Notices. All notices, demands or writings in this Lease provided o be given or
made or sent or that may be given or may be sent by either party either to the other, shall be
deemed to have been fully given, delivered or made when made in writing and efther persopally
delivered or deposited in the United States Mail, registered and postage prepaid, addressed as
follows:

To Landlord: QP & S Clinic, S.C.
1101 Maine
Quincy, Iflinois 62301
Attention: William P. Sullivan, Administrator
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To Tenant: Blessing Hospital
11th & Broadway Street
P.O.Box C3
Quincy, Hlinois 62305-3117
Atteption: Jerry R. Jackson, Vice President
Engineering and Facility Developnient

The address to which any notice, demand or writing may be given or made or sent to any party as
above provided may be changzd by written notice given by such party in accordance with this

provision.

21. Waiver of Liabilitv.

(8)  Neither party shall be liable to the other for any loss or damage to property
or injury to or death of persons ocourring within or about the Premises, or in any manner .
growing out of or connecied with the use and occupancy of the Premises or cansed by the i
negligence or other fanlt of such party, to the extent such loss or damage to property or injury or o [l .
death of persons is covered by insurance, regardless of whether such insurance is payable to or il all
protects Landlord or Tenant, or both. This release shall be in effect only so long as the '_“',I,-E'
applicable insurance policies contain a clause to the effect that this release shall not affect the :
right of the insured to recover on such policies. Such clause shall be obtained by Tenant and
Landlord, if possible and to the extent applicable. This release is in addition to and not in
substitution for or in diminution of, the hold hammless and indemnification provisions hereof.

F

()  Landlord shall not be able for injury or damage to person, including,
without limitation, Tenant’s employees, agents and invitees, or to property occurring on or
within the Premises, unless caused by or resulting from Landlord’s negligent acts or omissions or
willful misconduet or that of its agents, servants or employees occurring on the Premises or in
the design, construction, operation or maintenance of the Premises or the Building.

(¢  The indemnity obligations of the parties shall be as follows: (i) Tenant ;
shall indermify Landlord and shall defend and hold Landlord harmless from and against all
claims, Jabilities and costs (including, but not limited to, attorney fees and costs) for injuries to
persons and damage to, or the theft, misappropriation, or loss of property arising from or
oceurring in or about the Premises or the Building caused, in whole or in part, by the act,
omission or neglect of Tenant, its contractors, patients, employees or invitess; and (if) Landlord
shall indemnify Tenant and shall defend and hold Tenant harmless from and against all claims,
liabilities and costs (including but not limited to, attorney fees and costs) for injuries to persons
and damages to, or theft, misappropriation or loss of, property arising from or occurring in or
about the Premises or the Building caused, in whole or in part, by the act, omission, or neglect of
Landlord, its contractors, agents or employees.

22. EBuvironmental Matters.

(8  Tenant shall not, without the prior written consent of Landlord, cause or
permit any hazardous substance or any hazardous or radioactive substances, materials, matters or
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waste that is or becomes during the term hereof regulated by any applicable, federal, state or
local law, ordinance, rule, order, regulation, code or any governmental restriction or requirement
(collectively, ‘Hagardous Substances™), to be brought or remain upen, kept, used, discharged,
leaked or emitted in or about or treated at the Premises. Hazardous Substances shall not include
substances which are used or consumed in the ordinary course of Tenant’s business as a surgical
facility which Tenant can use, handle, store, transport, discharge, dispose of or omit in the
ordinary operation of Tenant’s business pursuant to this Lease; provided, however, that such
substances are used, handled, stored, transported, discharged, disposed of or omitted by Tenant
in compliance with all applicable federal, state or local laws, rules, regulations, and ordinances
related thereto. If such substances are not so used, handled, transparted, stored, discharged,
disposed of or emitted, they too shall be deemed “Hazardous Substances” for purposes of this
Lease. IfLandlord consents in writing to Tenant's bringing, using, storing or treating Hazardous
Substances in or upon the Premises, Tenant shall strictly obey and adhere to any and all
applicable federal, state or local laws, ordinances, rules, regulations, codes or other governmental
restrictions or requirements which In any way relate, govern or impact Tenant's possession, use,
storage, treatment, or disposal of such Hazardous Substances. Tenant shall report any release of
a Hazardous Substance to Landlord and to any applicable governmental authority if and as
required by law and, further, shall send to Landlord a copy of any notice, order, inspection report
ar other document issued by any government authority relevant to Landlords compliance statis
with environmental, health or safety laws. Tenant shall remove from the Premises at the
termination of this Lease any Hazardous Substances which Tenant is permitted by Landlord to
bring upon the Premises. '

(b)  Without limiting the foregoing, Tenant, shall be responsible, at Tenant’s
sole cost and expenses, for the proper handling, storage and removal of potentially infectious
medical waste generated in the Premises, and Tenant shall provide incineration or other proper
disposal  Tenant’s failure to properly dispose of such waste or failure to comply with
environmental laws, regulations and ordinances shall be deemed a default herewnder. Tenant
hereby agrees to indemnify, defend and hold harmless Landlord fiom and against any claims,
liabilities, damages and suits arising in connection with potentially infectious medical waste used
or generated in Tenant’s medical practice. Tenant’s obligations hereunder shall survive the
termination or expiration of this Lease. Additional terms are set forth in Exhibit D Infectious
and Hazardous Waste, attached hereto and made part hereof.

23. Force Majeure. Neither party shall be considered in default of any of the terms,
Ccovenants or conditions of this Lease if either party fails to timely perform same and such failure
is due in whole or in part to any strike, lockout, labor trouble (whether legal or illegal), civil
disorder, inability to procure materials, failure to power, restrictive governmental laws and
regulations including without limitation The Americans with Disabilities Act, rfots, insurrections,
war, fie] shortages, accidents, casualties, Acts of God, acts caused directly by the other party (or
the other party’s agents, employees or invitees) or any other causes beyond the reasonable control
of such performing party; provided, however, this Section shall not be applicable to Tenant's
obligation to pay Rent or any other amount hereunder.

24. Real Estate Broker. Landlord and Tenant represent to each other that it has not
dealt with any broker or finder in connection with this Lease, and that insofar as each party
knowg, no broker negotiated this Lease or is entitled to any commission in connection therewith
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unless if a broker(s) is identified in Paragraph N of the Basic Lease Provisions. Each party agrees
to indemnify, defend and hold the other party. harmless from and against any claims made by any
broker or finder for & commission or fee in connection with this Lease and who claims to be acting
at the direction of or on behalf of the indemnifying party.

25. Rights Reserved to Landlord. Landlord reserves the following rights which
Landlord may exercise without liability to Tenant upon the exercise thereof, as follows:

(8)  To relocate, enlarge, reduce or change the exits or entrances in or to the
Building and to decorate or to make repairs, alterations, additions and improvements, structural
or otherwise, in or to the Premises or the Property, none of which shell interfere with Tenant’s
possession of the Premises or Tenant’s right to ingress and egress to and from the Premises;

(b)) At all times fo use and in appropriate instances io change the locks and -

keys to all doors within and into the Premises;

© To approve the weight, size and location of safes, vaults, books, files and
other heavy equipment in, around and about the Premises and the Building 50 as to nsure that
the same do not exceed the load per square foot designed by the structural engineer for the

Building;

(d)  To show the Premises to prospective tenants at reasonable hours during
the last nine (9) months of the term hereof, or to prospective lessors or purchasers of the Property
at any time, and if vacated or abandened, to show the Premises to prospeciive tenants af any time
and to prepare the Premises for reoccupancy; and

(&)  To enter the Premises at all reasonable times upon prior natice {(except no
notice shall be equired in the event of an emergency) to inspect the Premises and to make all
required repairs, inspections, additions and improvements to the Premises or the Building as
Landlord deems necessary or desirable or as is required herein.

® To pay any charges or expenses, including, without limitation, the
Additional Rent due from Tenant fo Landlord hereunder, in Tenant’s default thereof, as
additional expenses due hereunder to be payable from Tenant to Landlord upon demand, without
prejudice to any other rights or remedies Landlord may have.

26. Signs.

(8  Landlord agrees that Tenant, at its sole expense, shall have the right to
instail on the Premises and the Real Estate such signs as Tenant deems reasonably necessary to
advertise Tenant’s business; provided, however, that Tenant complies with all legal requirements
applicable to the installation of any such signs and, further, provided that any signs located on
the Real Bstate (i.e. exterior to the Building) must be approved by Landlord prior to their
installation, as to their location, form and content, which approval shall not be unreasonably
withheld, conditioned or delayed. The installation of any signs on the Premises or Real Estate by
or for Tenant shall be subject fo the provisions of Sections 8 and 9. Any signs, sign standards,
exterior lights and light standards installed by Tenant on the Premises or Real Estate, in
connection therewith, shall remain the property of Tenant and Tenant shall have the right fo
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remove any such ifems at any time as long as Tenant, at its sole expense, repairs any damage to
the Premises or Real Estate, respectively, caused by such removal. .

(0)  Notwithstanding Section 26(a) above, Tenant shall not have the right to
install any identity signage to the Building or the Real Estate, except if there is an express
statutory or regulatory requirement that to qualify for “provider-based reimbursement”, Tenant’s
name and/or identifying logo must be affixed to the exferior of the Building, then Tenant, upon
written request to Landlord, shall have the right to instail such signage, limited to “Blessing
Hospital” or an affiliate thereof] on the exterior of the Building. In such event, Landlord (i) shall
have the right to approve such signage’s size, appearance, location, which such consent shall not
be unreascnably withheld, delayed or conditioned and (if) shall have the reciprocal right, upon
written request therefor, to install identity signage on Tenant’s building commonly known as-the
Blessing Cancer Center for as long as Landlord is a tenant of'said building,

27 Exoneration of Lapdlord. In consideration of the benefits accruing hereunder,
Tenant and all successors and assigns of Tenant covenant and agree that, anything contained
herein to the contrary notwithstanding, the obligations under this Iease do not constitute personal
obligations of Landlord or ifs successors and assigns or their respective individual, directors,
officers or members. Any claim based on or in respect to any liability of Landlord under this
Lease shall be enforced only against Landlord’s interest in the Building and not against any other
assets, properties or funds of: (i) Landlord or its successors and assigns or their respective trustees,
directors, members, volunteers, officers, employees or agents (or any legal representative, heir,
estate, successor or assign thereof); (ii) any predecessor or successor partnership or corporation
(or other entity) of Landlord; and (iii) any other person or entity Further, in the case of any
foreclosure or deed-in-lieu of foreclosure or termination proceedings by any mortgagee or ground
lessor against title fo the Building (or portion thereof), the rights and remedies of Tenant
hereunder in respect to any obligations of any such successor to Landlord hereunder shail be non-
recourse as o any assets of such successor to Landiord other thanto the equity in the Building,
Tenant further agrees that each of the foregoing provisions shall be applicable to any covenant or
agreement either expressly contained in this Lease or imposed by statute or at common law.
Tenant’s covenants and agreements contained in this Article are enforceable by Landlord and any
successor to Landlord.

28. Rent at Fair Market Value, The parties agree that the “Rent” and “Additional
Rent” described above represent fair market value for the Premises and are not determined in a
manner that takes into account the volume or value of any referrals or business otherwise
generated between the parties. The parties agree that nothing contained in this Agreement shall
require either party to refer or admit patients to, or order any goods or services from, another party
or any affiliate of such party to this Agreement. No party will knowingly or intentionally conduct
its behavior in such & manner as to violate the prohibitions against fraud and abuse in connection
with the Medicare and Medicaid programs.

25, Miscellaneous Provisions.

(2  Except as is set forth in Section 23, time is of the essence of this Lease,
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(b)  All covenants, promises, conditions and cbligations herein contained or
implied by law are covenants running with the land and shall attach and bind and inure to the
benefit of Landlord and Tenant and their respective heirs, legal representatives and assigns.

{¢)  No waiver or breach of the covenants in this Lease shall be construed to be
a waiver of any succeeding breach of the same covenant,

(d} No modification, amendment, release, discharge or waiver of any
provision hereof shall be of any force, effect or value unless in writing signed by the parties
hereto or by their duly authorized agents or attorneys,

(¢)  The headings contained herein are for convenience only and should not be
nsed to define, explain, modify, or aid in the interpretation or construction of the contents.

® The invalidity or nnenforceability of any term or provision of this Lease
shall pot impair or affect any other provision hereof which shall remain in full force and effect.
The Landlord and Tenant recognize that this Lease af all times is to be subject to applicable state,
local, and federal law, including any amendments to sich laws and regulations and to new
legislation. Any provisions of the law that invalidate, or otherwise are inconsistent with, the
terms of this Lease or that would cause one or both of the parties to be in violation of the law,
shall be deemed to have superseded such terms of this Lease; provided however, that the parties
shall exercise their best efforts to accommodate the terms and intent of this Lease to the greatest
extent possible consistent with the requirements of the law. In the event the parties are unable to
accommodate the terms and intent of this Lease to the greatest extent possible consistent with the
amended requirements of the law, then either Landlord or Tenant may terminate this Lease upon
written notice to the other party.

(g} TENANT AND LANDLORD EACH WAIVES TRIAL BY JURY IN
ANY ACTION OR PROCEEDING BROUGHT BY, THROUGH OR UNDER THE OTHER,
UNDER OR IN CONNECTION WITH THIS LEASE.

(h)  The laws of the State of Illinois shall govem the validity, performance and
enforcement of this Lease,

* E ] *

[Signatures on following page.}
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. The parties hereto have caused these presents fo be duly 51gned in duphcate ongmals as of the

day and year first above written.

TENANT: LANDLORD:

Blessing Hospital, an Illinois not-for-profit QP & S Clinie, S.C., an lllinois professional
corporation ‘ service corporation

s ﬁw{m .
Name: \\'h BLnhESp By Hnd\nJ -
Its,__Paesdett [ CED
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Exhibit A-1
Legal Description of Real Estate
Lols 3, 4, 5, 6, 7, 8,9 and 1€ in Block ] of Holimes and Woods Addliion 1o the City of

Quiney as recorded in Bovk I of Plats at page 197 in the Office ol the Adams County
Recorder of Deeds,
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Exhibit B
Rules and Regulations

1. All Tenant staff working in the Building shall be trained in Landlord’s fire safety
and disaster protocols.

2. Tenant agrees to follow Landlord’s reasonable policies regarding deliveries to the
Building, including the delivery of any of Tenant’s supplies and materials, and Tenant agrees to
follow all of Landlord’s reascnable policies regarding vendors® access to the Building. To the
extent such pOhGlCS are amended after the Commencement Date hereof, any such alteration shall
not materially impair Tenant’s ability to receive deliveries at the Premises or the ab1hty of
Tenant’s vendors to access the Building.

3. Tenant shall follow all Landlord policies for access to the facilities not during the
regular hours of operation In addition, Tenant agrees to follow Landlord policies, as they exist
on the Commencement Date, with respect to scheduling functions in the Building during hours
not within the regular hours of operation.

4, Except as otherwise permitted in the Lease, m sign, picture, advertisement, or
notice shall be displayed, inscribed, painted, or affixed to or on any part of the ouiside or inside
of the Building nor on or about the Premises, except on the entrance door to such Premises and
on the directory board of the Building. For the purpose of maintaining a dignified and uniform
appearance throughout the Building, the color, size, style and material of each such sign, as well
as the supplier thereof, shall be approved by Landlord, which appraval shall not be unreasonably
withheld, conditioned or delayed. No specimen boxes, floor mats, rubbish, materials, or other
obstructions of any kind shall be placed in passageways, halls, lobbies, or corridors by Tenant;
and Landlord reserves the right to remove all such materials and all signs not conforming to
these regulations withont notice to Tenant, at Tenant's cost and expense.

5. All of Tenant's draperies, shades, blinds and wall and floor coverings shall be
subject to the reasonable approval of Landlord. No ventilators, awnings, or special shades shall
be permitted either inside or outside the windaws without the prior written consent of Landlerd,
and then only at the expense and risk of Tenant.

6. ‘Tenant shall not, without Landlord’s prior written consent, install or operate any
stove in the Premises, or cook any fbod therein in anything other than a microwave oven, or use
or allow to be used ofl, burning fluids or {uel for heating, warming, or lighting. Neither materials
deemed extra hazardous on account of fire and no explosives shall be brought into the Premises
or the Bmldmg

7. Landlord shall firnish to Tenaut two (2) keys for the entrance door of the
Premises. Duplicate keys requested by Tenant shall be firnished by Landlord at Tenant’s actnal
out-ofpocket cost and expense. Upon expiration or fermination of the Lease, Tenant shall return
to Landlord all keys for all doors of the Building and the Premises. Tenant shall not install or
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change any locks in the Premises without Landlord’s prior written consent. Landlord shall retain
keys to the Premises at all times.

3. The movement into and out of the Premises of all property of Tenant, other than
that which can be hand carried, shall be at such time and in such manner as shall be reasonably
directed by Landlord. All scales and other heavy equipment shall be placed in such position as
shall be reasonably designated by Landlord. Nothing contained in this paragraph, nor any
direction or designation given pursuant hereto, shall be construed as a waiver of Tenant’s
liahility for damage to person or property caused by (a) overloading of floors, staircases or
elevators, or (b) installation, movement, removal or maintenance of property of Tenant into, or
cut of the Premises or the Building. All large articles shall be moved in and out of the buijlding
by means of certain elevators and doors, -

2. For the protection of the tenants of the Building, and their employees, patients,
guests, and other invitees, Landlord may require that each person entering or leaving the
Building before or after nonmal business hours (as determined by Landlord) shall provide
identification and record entry and departure times in a register farnished for that purpose by
Landlord. Solicitors, Salesman, etc. are discouraged and will be asked to leave the property.

10.  Neither Tenant, nor its employees, agents or coniractors shall undertake to
regulate the thermostats or other devices which confrol the heating or air conditioning in the
Common Areas. Tenant shall report to the manager of the Building whenever such thermostats
or cther devices are not fumctioning properly or satisfactorily, including those within the
Premises. Tenant shall keep the corridor doors closed and shall not open any windows so long as
the heating, ventilating and air conditioning system is operational.

11.  Tenant shall not () place or allow anything b be placed on the inside window -

ledges of the Premises, (b) permit anything to be thrown out of the windows of the Building, or
(c) place any objects against or near the windows or glass in the partitions between the Premises
and the halls or corridors of the Building which shall diminish light i, or appear unattractive
from the hails, corridors or street. .

12,  Tenant shall lock the doors and windows of the Premises and sbut off all water,
including dental units and developing tanks, if any, at night to secure protection against theft,
flood and weather, and Tenant shall be responsible for any damage arising out of viclation of this
tule.

13.  Tenant shall not canvass among other occupants of the Building or bring into, or
permit to be brought into, the Building any animal, bird, bicycle (excluding Tenant’s stationary
bicycle physical therapy equipment) or vehicls, except for handicapped use.

14, Sigﬁ work, and all other supplies and similar itemns, sold or distributed through the
Building shall be furnished to the Premises only by such persons and in such manner as shall be
approved by Landlord. Additional signage requests after initial move-in shall be at a cost to the
Tenant.

15.  Tenant shall reimburse Landlord for any expense, including janitor’s salary, not to
exceed, however, the cost of a qualified, responsible outside plumbing coniractor’s services,
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" facilities.

incurred by Landlord in correcting any clogged condition of the toilets or other plumbing
facilities caused by Tenant, or its employees, patients, guests, or other invitees, using such

16.  Tenant shall not install any anfenna, aerial or wires without obtaining the prior
written approval of Landiord. The installation therzof, if permitted, shall be subject to control by
Landlord to the extent that others shall not be disturbed.,

17.  Landlord will not be responsible for emergency electricity hook-up for fish tanks
in the event of 2 electrical power failure. It shall be the responsibility of the Tenant to obtain an
emergency electrical outlet or generator,

18.  To the extent permitted vnder the Lease, Tepant may install and use any
equipment that Tenant deems necessary for Tenant’s medical specialty.

19.  Landlord reserves the right to view the overall condition of the Premises and
request that Tenant refurbish severely wom tenants firnishings fo ensure a professional
appearance. .

* % *
[End of Exhibit B]
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. Exhibit C
Landlord Services

(@  heat and air conditioning for the Premises whenever such heat and air-
conditioning shail be required, in Landlord’s reasonable judgment, for the appropriate
occupation and use of the Premises but af a minimum between the hours of 7:00 a.m. until 7:00
p.m. Monday through Friday and 8:00 am. until 1:30 p.m. on Saturdays except Holidays.
“Holidays” shall mean New Year's Day, Memorial Day, Independence Day, Labor Day,
Thanksgiving Day and Christmas Day;

%

(b)  botand cold waier for purposes consistent with the Permitted Use;

()  passenger elevator service (if applicable to the Building);

(d) janitorial and cleaning service nightly in and about the Premises,
Saturdays, Sundays and holidays excepted. Tepant shall not provide or use any other janitorial
or cleaning services without Landlord’s consent, and then only subject to supervision of
Landlord and at Tenant’s sole responsibility and by a janitor, cleaning contractor or employees at
all times satisfactory to Landiord.

()  maintaining all Building electrical building systems, plumbing, sewerage,
heating, ventilating and air conditioning systems and exterior windows in repair and working
condition as set forth in Section8; ‘

®  maintaining the Common Areas as provided in Section 8 and as
applicable, furnish snow clearance of parking lot and entryways;

(g) fornishing Tenant with a Lobby directory slip and a door name plate;
changes to such signage requested by Tenant during the term of the Lease shall be at Tenant’s

Sxpense;
()  customary mail/package distribution services within the Building; and

@ such additional services on such terms and conditions as Landlord may
determineg, in its sole and absolte discretion, from time to time.

T * *
{End of Exhibit C]
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Exhibit D _
INFECTIOUS AND HAZARDOUS WASTE

Hazardous Material is defined as any solid; liquid or gas that is capable of producing
harmiful affects on humans or the environment. This material can be ignitable, corrosive,
reactive or toxic. Hazardous materials become hazardous waste after they have been
used. Used needles and syringes are hazardous waste.

Infectious waste is defined as any waste that contains pathogen or is capable of producing
an infectious disease. This definition requires a consideration of the factors necessary for
Induction of disease which include: :

A

B.

C.

D,

Adequate dose

Resistarice of host

Portal of entry c

Presence of a pathogen and virulence

Therefore, for a waste fo be infectious, it must contain pathogens with sufficient
virulence and quantity so that exposure to the waste by a sosceptible host could result in
an infectious disease.

Infections medical wastes are those wastes capable of causing disease. The categories of
medical waste include the following:

Al

Cultures and Stocks - Cultures and stocks of agents infectious to humans, and
associated biologicals. For example: cultures from medical laboratories; waste
from the preduction of biologicals; discarded live and attenusted vaceines, and
culture dishes and devices nsed to trangfer, inoculate and mix cultures.

Pathological Wastes - Human pathological wastes. For example: tissue, organs
and body parts {except teeth and the contiguous struciures of bone and gum), and
body fluids that are removed during medical procedures ard specimens of body
fluids and their containers.

Blood and Body Prodncts - Discarded waste human blood and blood components
{e.8. serum and plasma) and saturated material containing free flowing blood and
blood components, .

Sharps - Discarded sharps used in human patient care, medical research or clinical
or pharmaceutical laboratories. For example: hypodermic, LV., and other medical
needles; hypodermic and LV. syringes; Pastenr pipettes; scalpel blades; blood
vials; and broken or umbroken glasswars in contact with infections agents,
including slides or cover slips.




E. Unused Shars - Discarded hypodermic, LV. and other medical needles,
hypodermic, LV., syringes, and scalpel blades. Unused sharps should be !
considered part of infections medical wastes as it is often difficult to determins if |
they have been used. :f]j -

4. Infectious waste will be separated from other waste by containing it in disposable red
plastic bags/containers which are impervious to moisture.

5. Needles and sharps must be contained in disposable rigid containers which can be sealed il
with a tight fitting lid. : i

6. All spills of infectious waste shonld be wiped up immediately, using the Spill Kit. i ¥
Specific instructions are included in the Spill Kit package. : lI

7. Any spillage, or injury from handling infectious wastes must be reported to the L;'md]ord
and an incident report will be filed,

8. Specific Disposal Instructions:

Tenant shall, at Tenant’s cost and expense, be solely responsible for proper containment and
disposal of all infectious and/or biomedical waste, Tenant shall be responsible to contract for
licensed services to bandle and dispose of infectious and/or biomedical wasts. Such services
shall comply with all applicable Federal, State, or Mumicipal laws, regulations and guidelines.
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SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT (this "Agreement™), dated as of _ Vowvgimiboin , 2006 , is made among
BLESSING HOSPITAL, an Illinois not-for-profit corporation ("Tenant"), and Q P & S
CLINIC, 8.C., d/b/a Quincy Medical Group, an Illinois professional services corporation
("Landlord"), and GENERAL ELECTRIC CAPITAL CORPORATION, a Delaware
corporation, (in its individual capacity, "GECC" and as agent for Lender, "Agent"), as Agent.

RECITALS

A. Pursuant to a certain Loan Agreement dated as of August 16, 2006 (as the
same may be amended, modified, increased, renewed or restated from time to time, the "Loan
Agreement") among Landiord and certain affiliates of Landlord (collectively, "Borrower"), as

borrower, GECC and the other financial institutions who are or hereafter become parties to the -

Loan Agreement as lenders (together with GECC, collectively or individually, as the context
may require, "Lender"), and Agent, Lender has agreed to make a loan to Borrower in the
principal amount of $36,000,000. Borrower bas executed and delivered to Agent ope or more
promissory notes evidencing the indebtedness incurred by Borrower under the Loan Agreement
(as the samne may be amended, modified, increased, renewed or restated from time to time, and
together with all renewal notes issued in respect thereof, collectively the "Notes"). Borrower's

obligations under the Notes are secured by, among other things, that certain Mortgage, -

Assignment of Renis, Security Agresment and Fixture Financing Statement (as it may be from
time to time remewed, extended, amended or supplemented, the "Mortgage"), covering the
parcel of Jand (the "Land") described in Exhibit A to this Agreement and the improvements
("Improvements™) on the Land (the Land and the Improvements are collectively referred to as
the "Property").

B.  Tenaut is the tenant under that certain Lease dated Novaiwler] , 2006
between Tenant, as tenant, and Landlord, as landlord (as it may from time to time be renewed,
extended, amended or supplemented, the "Lease™), with respect to the Property.

C. The term "Landlord" as used in this Agreement means the current
landlord under the Lease or, if said landlord's interest is transferred in any manner, the successors
or assigns occupying the position of landlord under the Lease at the time in question.

NOW, THEREYORE, in consideration of the mﬁtual agreemenfs in this
Agreement, and for other good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged, the parties agree as follows:

1. Subordination of l.ease, Tenant acknowledges, confirms, agrees and
covenants that the Lease and the rights of Tenant nnder the Lease, all of Tepant's right, title and
interest in and to the property covered by the Lease, and any lease thereafter executed by Tenant
covering any part of the Property, are and shall be subject, subordinate and inferior to (f) the
Mortgage and the rights of Agent and Lender under the Mortgage, and all right, title and interest
of Agent and Lender in the Property, and (ii) all other security documents now or hereafter
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securing payment of any indebtedness of the Landlord (or any prior landlord) to Agent and
Lender which cover or affect the Property (collectively, the "Seenrity Documents™). This
Agreement is not intended and shall not be construed to subordinate the Lease to any mortgage,
deed of trust or other security document other than those referred to in the preceding sentence
seouring the indebtedness to Agent and Lender. Without limitation of the effect of such
subordination, Tenant acknowledges and agrees that in all events the provisions of the Mortgage
relative to the rights of Mortgagee with respect to proceeds arising from an eminent domain
taking (including 2 voluntary conveyance by Landlord in lieu thereof) and/or insurance payable
by reason of damage to or destruction of any Property shall at all times be prior and superior to
and shall control over any contrary provisions in the Lease,

2. Future Unilateral Subordination of Mortgage. Without limitation of any
other provision of this Agreement, Agent may, at its option and without joinder or further
consent of Tenant, Landlord, or anyone else, at any time after the date of this Agreement,
subordinate the lien of the Mortgage (or any other Hen or security interest held by Agent which
covers or affects the Property) fo the Lease by executing an instrument that is intended for that
purpose and that specifies such subordination. If Agent elects to subordinate the lien of the
Mortgage, Tenant will execute any documents required to evidencé such subordination;

provided, however, notwithstanding that the Lease may by unilateral subordination by Agent
hereafter be made superior to the lien of the Mortgage, the prowsmns of the Mortgage relative to
the rights of Agent and Lender with respect ta proceeds arising from an eminent domain taking
(including a voluntary conveyance by Landlord in lieu thereof) and/or insurance payable by
reason of damage to or destruction of any Property shall at all times be prior and superior to and
shall control over any contrary provisions in the Lease.

3l Non-Disturbance. Agent and Lender agree that so long as the Lease is in
full force and effect and Tenant is not in default in the payment of rent, additional rent or other
payments or it the performance of any of the other terms, covenants or conditions of the Lease
on Tenant's part to be performed (beyond the period, if any, specified in the Lease within which
Tenant may cure such default) (any such default being a "Lease Default Event"):

(&)  Tenant's possession of the Property under the Lease shall not be disturbed
or interfered with by Agent in the exercise of any of its rights under the Mortgage,
including any foreclosure or conveyance in lieu of foreclosure, and

(b)  Agent will not join Tenant as a party defendant for the purpose of
terminating Tenant's interest and estate under the Lease in any proceeding for foreclosure
of the Mortgage, except to the extent required under applicable law so long as the
complaint therein does not seek termination of Tenant's interest and estate under the
Lease.

4, Atfornment.
(a)  Temant covenants and agrees that if the Mortgage is foreclosed, as to the

Property, whether by power of sale or by court-action, or upon a transfer of the Property
by conveyance in lieu of foreclosure (the purchaser at foreclosure or the ransferee in lien
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- of foreclosure, including Agent or an affiliate of Agent, if it is the purchaser or transferee,
is referred to as the "New Owner") and Agent does not elect to terminate the Lease by
reason of any then existing Lease Default Event, Tenant shall aitorn to the New Owner as
Tenant's new Landlord. Tenant further covenants and agrees that in such case the Lease
shell continue as a direct Lease between Tenant and New Ownér iipon all of the tatins,
covenants, conditions and agreements sct forth in the Lease and this Agreement, other
than provisions that are not reasonably susceptible of performance by New Owner.

Notwithstanding the foregoing, in no event shall the New Owner be:

D responsible for the performance of any covenant or obligation of
any prior Landlord (including the Landlord named herein) under the Lease that is
either personal to the prior Landlord or otherwise not susceptible to performance
by the New Owner;

(ii)  lable for any act, omission, default, misrepresentation, or breach
of warranty, of any prior Landlord (including the Landlord named herein) or
obligations accrning prior to New Owner's actual ownership of the Property;

(i) subject to any offset, recoupment, estoppel, defense, claim or '1
counterclaim that Tenant might be entitled to assert against any prior Landlord -
(including the Landlord named herein); ‘ 'r

(iv)  bound by any payment of rent, additional rent or other payments . :I'
Tenant may have made to any prior Landlord (including the Landlord named I!: y
herein) for more than one (1) month in advance; : |

(v)  bound by any amendment, or modification of the Lease hereafter b
made without the consent of Agent; L

(vi) bound by any consent or acquiescence by any previous landiord
(including Landlord) under the Lease to any assignment or sublease hereafter ' i
granted without the written consent of Agent; or i .: :

deposit that Tenant may have given to any prior Landlord (including the Landlord

(vii) liable for the return or application of any security deposit or other 1 :.-;
|
named herein} that has not been transferred fo New Owmer. .

(b)  The provisions of this Agreement regarding attornment by Tenant shall be ,i'!
self-operative and effective without the necessity of execution of any new lease or other |
document on the part of auy party to this Agresment or the respective heirs, legal i
representatives, successors or assigns of any such party. Tenant agrees, however, to §
execute and deliver at any time and from time to time, upon the request of Landlord,
Agent or any New Owner or prospective New Owner, any instrument or certificate
which, in the reasonable judgment of Landlord, Agent or any New Owner or prospective
New Owner, may be necessary or appropriate m or following any such foreclosure HE
proceeding or otherwise (including acceptance of a deed in lieu) to evidence such

=
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attornment, including, if requested, one or more new leases of the Property at the Base
Rent and other terms established as aforesaid and otherwise on the same material terms
and conditions as the Lease for the then unexpired term of the Lease as well as a
Suberdination, Non-Disturbance and Attornment Agreement w1th any lender on the
Property consistent with the terms hereof.

5. Estoppel Certificate. Tenant agrees to execute and deliver from time fo
time, upon the request of Landlord or Agent, a certificate regarding the status of the Lease,
consisting of statements, if true (or if not, specifying why nof), (i) that the Lease is in full force
and effect, (i) the date through which rentals have been paid, (iii) the date of the commencement
of the term of the Lease, (iv) the nature of any amendments or modifications of the Lease, (v)
that no default, or state of facts which with the passage of time or notice (or both) would
constitute a default, exists under the Lease, (vi) no setoffs, recoupments, estoppels, claims or
counterclaims exist against Landlord, and (vii) such other matters as may be reasonably required
by Landlord or Agent.

6. Acknowledgement and Agreement by Tepant. Tenant acknowledges and
agrees as follows:

(8  Tenant acknowledges that Landlord will execute and deliver to Agent in
connection with the financing or refinancing of the Property an Assignment of Leases
and Rents andfor the Mortgage assigning absolutely the rent and all other sums due under

the Lease as security. Tenant hereby expressly consents to such absolute assignment..

Tenant will not amend, alter, terminate, or waive any provision of, or consent to the
amendment, alteration, termination or waiver of any provision of the Lease without the
prior written consent of Agent. No termination, amendment or alteration of the Lease,
and no consent or waiver by Landlord given with respect to the Lease on or after the date
bereof, whether pursuant to the terms of the Lease or otherwise, will be effective without
the written consent of Agent. Tenant shall not prepay any rents or other sums due under
the lease for more than one (1) month in advance of the due date therefor. Tenant
acknowledges fhat Apent and Lender will rely upon this instrument in connection with
such financing or refinancing,

(b)  Agenf, in making any disbursements to Landlord or any other Borrower is

- under no obligation or duty to oversee or direct the application of the proceeds of such

disbursements, and such procecds may be used by Landlord or another Borrower for
purposes other than improvement of the Property.

(c)  From and after the date of this Agreement, in the event of any act or

omission by Landlord which would give Tenant the right, either immediately or after the
lapse of time, to terminate the Lease or to claim a partial or total eviction, Tenant will not
exercise any such right (i) until it has given written notice of such act or omission to
Agent; and (ii) until the same period of time as is given to Landlord under the Lease to
cure such act or omission shall have elapsed following such giving of notice to Agent and
following the time when Agent shall have become entitled undey the Mortgage to remedy
the same, but in any event not less than thirty (30) days after receipt of such notice or

4
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such longer period of time as may be necessary to cure or remedy such default, act, or al
omission including such period of time necessary to obtain possession of the Property tet
and thereafter cure such default, act, or omission, during which period of time Agent K
shall be permitted to cure or remedy such default, act or omission. Notwithstanding the -
foregoing, neither Agent nor Lender shall have any duty or obligition to cure ot remedy Lo
any breach or default. It is specifically agreed that Tenant shall not, as to Agent or
Lender, anticipate or require cure of any such default that is personal to Landlord or
otherwise not susceptible to cure by Agent.

)

|

l

(d) Tenant shall send 2 copy of any notice, statement, report or other ]
document under the Lease to Apgent at the same time the same is sent to Landlord, !
including any certificate, report, statement or document which Tenant is obligated fo :
deliver to Landlord pursuant to Section 22(a) of the Lease. . ‘i
|

(e)  Tenant has no right or option of any nature whatsoever, whether pursuant fy -z
{o the Lease or otherwise, to purchase the Property, or any portion of or any interest in . ki
the Property, and to the extent that Tepant has had, or hereafter acquires, any such right i
or option, the seme is hereby acknowledged to be subject and subordinate to the | :
Mortgage and is hereby waived and released as against Agent and Lender. i

(f)  This Apreement satisfies any condition or requirement in the Lease : g
relating to the granting of a non-disturbance agreement, and Tenant waives any j
requirement to the contrary in the Lease. Bl

(g)  Agent, Lender and any New Owner shall have no liability to Tenant or any b
other party for any conflict between the provisions of the I.ease and the provisions of any - b
other lease affecting the Property, including, but not limited to, any provisions relating to :
exclusive or non-conforming uses or rights, renewal options and options to expand, and R
in the event of such a conflict, Tenant shall have no right to cancel the Lease or take any '
other remedial action against Agent, Lender or New Owner, or against any other party for [
which Agent, Lender or any New Owner would be liable. i

ik

()  Agent, Lender and any New Owner shall have no obligation nor incur any ? §
liability with respect to the erection or completion of the improvements in which the El'w
Property is located or for completion of the Property or any improvements for Tenant's ;L
use and occupancy, either at the commencement of the term of the Lease or upon any i
renewal or extension of the Lease or upon the addition of additional space, pursuant to J-
any expansion rights contained in the Lease. ]’-!j'
‘ i

@ Agent, Lender and any New Owner shall have no obligation nor incur any ],
liability with respect to any warranties of any nature whatsoever, whether pursuant to the ';)5'
Lease or otherwise, including, without limitation, any warranties respecting use, ihs
compliance with zoning, Landlord's tifle, Landlord’s authority, habitability, fitness for “I
PUrpOse Or possession, i
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" ()  If New Owner shall acquire title to the Property, or any portion thereof,
Tenant specifically agrees to look solely to the interest of New Owner in the Property for
recovery of any judgment from the New Owner, it being specifically agreed that no
constituent shareholder, member, partner, officer or director of the New Owner shall ever
be personally liable for any such judgment or for the payment of any monetary obligation
to Tenant, The provision contained in the foregoing sentence is not intended to, and shall
not, limit any right that Tenant might otherwise have to obtain injunctive relief against
the New Owner or its successors in interest. Furthermore, except as otherwise expressly
provided herein, the New Owner (and its successors in interest) shall never be liable to
Tenant for any indirect or consequential damages suffered by Tenant from whatever
cause,

(%)  Nothing in this Agreement is intended, nor shall it be constrned, to abridge
or adversely affect any right or remedy of Landlord under the Lease in the event of any
default by Tenant in the payment of rent and/or any other sums due under the Lease or in
the performance of any of the other terms, covenants or conditions of the Lease on
Tepant's part to be performed; provided however, that Landlord shall not terminate the
Lease or Tenant's right to possession of the Property without Agent's written consent
thereto,

() = Landlord has not agreed to any abatement of rent or other sums or period
of "free rent" for any of the Property unless end to the extent the abatement is specifically
provided in the Lease, and Tenant agrees that if Agent, or any New Owner becomes the
owner of the Property, no agreement for sbatement of rent or any other sum not
specifically provided in the Lease will be binding on Agent or New Owner.

(m) Tenant has never permitted, and will not permit the generation, treatment,
storage or disposal of any hazardous substance as defined under federal, state, or local
law, on the Property except for such substances of a type and only in a quantity normally
used in connection with the occupancy or operation of similar buildings, such as
nonflammable cleaning fluids and supplies normally used in the day to day operation of
first class medical office establishrnents and medical waste, which substances are being
held, stored, used and disposed of in strict compliance with federal, state, and local laws.
Tenant shall be solely responsible for and shall reimburse and indemnify Landlord, New
Owner, Agent or Lender, as applicable, for any loss, liability, claim or expense, including
without limitation, cleanup and all other expenses, including, without limitation, legal
fees that Landlord, New Owner, Agent or Lender, as applicable, may ncur by reason of
Tenant's violation of the requirements of this Paragraph 6(m).

7. Acknowledgment and Agreement by Landiord. Landlord, as landlord
under the Lease and grantor upder the Mortgage, acknowledges and agrees for itself and its heirs,
Tepresentatives, successors and assigns: (3) that this Agreement does not constitufe a waiver by
Agent or Lender of any of their respective tights under the Loan Agrecrent, Mortgage, Notes,
Security Documents or any other document executed and delivered in connection therewith
(collectively, the "Loan Documents"), or in any way release Landlord from its obligations to
comply with the terms, provisions, conditions, covenants, agreements and clauses of the Loan

-6-
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Documents; and (ii) that the provisions of the Loan Documents remain in full force and effect
and must be complied with by Landlord. Landlord represents and warrants to Agent that a true
and complete copy of the Lease has been delivered by Landlord to Agent.

8. Lease Status, Landlord and Tenant cemfy to Agent and Lender that
(a) ne1ther Landlord nor Tenant has knowledge of any default on the part of the other under the
Lease nor any existing claims, defenses or offsets under the Lease against the other and no state
of facts exists that would, wiﬂl the passage of time or the giving of notice (or both) constitute a
default, (b) the Lease is bona fide and contains all of the agreements of the parties to the Lease
with respect to the letting of the Property, () the Lease has not been modified or amended,
(d) all of the agreements and provisions contained in the Lease are in full force and effect, (&) the
Jease is for a term of one hundred twenty (120) months commencing on
Novembor | 2008, (f) the current Monthly Minimum Rent payment undér the Lease
is $44,985.00, and no advance rents have been prepaid except for the current month, (g) Tenant
has not subleased any portion of the Property or assigned any of its rights uider theé Lease, and
(k) in addition to monthly rent payments, the following amounts are also payable on a monthly
basis for the following purposes: Tax Adjustment and Expense Adjustment as defined in Section
4 of the Lease,

9. Notices. =~ AIl notices, reguests, consenmts, demands and other
communications required or which any party desires to give under this Agreement shall be in
writing and shall be deemed sufficiently given or fumished if delivered by personal delivery, by
facsimile, by nationally recognized ovemnight delivery service with proof of delivery, or by
registered or certified United States mail, postage prepaid, at the addresses specified below
(unless changed by similar notice in writing given by the particular party whose address is to be
changed).

To Landlord: QP & S Clinie, 8.C.
1101 Maine
Quincy, llinois 6230 E.ULU‘%‘S
Attention: MGEI&E:E‘L@. Administrator
Facgimile: :

‘With a copy to: MecDermott Will & Emerv LLE
227 West Monroe Street
Chicago, Nlinois_60606
Attention:  Xerrin B. Slattery
Facsimile:  312-984-7700

1152000 9550533.2
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To Tenant: ‘Blessing Hogpital
11 & Broadway Stireet
P.0.Box C3
Quiney, Illincis 62305-1117
Attention: Jerry R. Jackson, Vicé President
Engineering and Facility Dept.
Facsimile: (217) 223-1200

With a copy to: Gardner Carton & Douglas LLP
191 North Wacker Drive, Suite 3700
Chicago, Iilinois 60606
Attention: Jennifer R. Breuer
Facsimile: (312) 569-1256 .

To Agent: General Electric Capital Corporation
- 2 Bethesda Metro Center, Suite 600
Bethesda, Maryland 20814
Attention: Manager, Portfolio Administration Group
Facsimile:  (301) 664-9843

With a copy to: Genperal Electric Capital Corporation
500 West Monroe Strest
Chicago, Illinois 60661
Attention: Kevin McMeen, Senior Vice President
Facsimile:  (312) 441-7119

And a copy to: General Electric Capital Corporation
4314 Shoalwood Avenue
Austin, Texas 78756
Attention: Diana Pennington, Chief Counsel and
Senior Vice President, Real Estate
Facsimile:  (866) 221-0433

Any such notice or communication shall be deemed to have been given either at the time of
personal delivery or, in the case of delivery service or mail, zs of the date of first attempted
delivery at the address and in the manner provided in this Apgreement o, in the case of facsimile,
upon receipt. Notwithstanding the foregoing, no notice of change of address shall be effective
except upon receipt. This Paragraph 9 shall not be consirued in any way to affect or impair any

" waiver of notice or demand provided in this Agreement or in the Lease or in any document

evidencing, securing or pertaining to the loan evidenced by the Notes or to require giving of
notice or demand to or upon any person in any situation or for any reason,

10.  Miscellaneous.
(a)  This Agreement supersedes-any inconsistent provision of the Lease or ahy

other agreement, express or implied, between Landlord and Tenant, and shall survive any

8-
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termination of the Lease by operation of law following any foreclosure of the lien of the
Mortgage.

) Nothmg contained in this Agreement shall be construed to derogate from
or in any way impair, or affect the lien, sécurity iriterest or provisions of the Loan
Agreement, Mortgage, Notes, Security Documents or other Loan Documents,

(c)  This Agreement shall inure to the benefit of the parties and Lender, their
respective successors and permifted assigns, and any New Owner, and its heirs, personal
representatives, successors and assigns; provided, however, that if Agent assigns or
transfers its interest, all obligations and Habilities of the assigning Agent under this
Agreement shall terminate, and thereupon all such obligations and liabilities shall be the
responsibility of the party to whom such interest is assigned or transferred; and provided
further that the interest of Temant under this Agreement may not be assigned or
transferred without the prior written consent of Agent.

(d)  This Agreement may not be modified crally or in any marner other than
by an agreement in writing signed by each of the parties to this Agreement or their
respective successors in interest.

(&)  If any provision of the Agreement shall be held to be invalid, Hlegal, or
unenforceable in any respect, the invalidity, illegality or unenforceability shall not apply
to or affect any other provision of this Agreement, but this Apreement shall b construed
as if such invalidity, illegibility, or unenforceability did not exist. :

(f)  If any bankruptcy proceedings shall hereafier commence with respect to
Landlord, and if the Lease ig rejected by the trustee pursuant to Section 365 of the United
States Bankrupicy Code, Tenant agrees with Agent and Lender (i) not to treat the Lease
as terminated and (ii) to remain in possession of the Property.

()  This Agreement may be executed in any number of counterparts, all of
which when taken together, ;haﬂ constitute one original Agreement.

[SIGNATURES ON FOLLOWING PAGE]




IN WITNESS WHEREQF, the parties have caused this Agreement to be duly 3
executed as of the date first above written.

AGENT:

GENERAL ELECTRIC CAPITAL CORPORATION, a
Delaware corporation, as Agent

P

Name
Title Senlor Vice President

LANDLORD:

QP&SCL]NIC S

/a Quincy Medical Group, an
services corporation

Name Dan H. Evuers

Title PFFJ;‘&‘W"“ a

TENANT:

BLESSING HOSPITAL,
an Illinois not-for-profit corporation

] B%@(W ﬂ W“”é‘/

Neme J4hzer) 4. Laf JU
Tl’cleﬁ%iﬂ/f/mf ,//f’f- 2
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ACKNOWLEDGMENT

STATE OF __L( )

COUNTY OF !QUE ;

On this |4 day of ﬁ%}i{gmiﬂ{ , 20_02 before me, the undersigned
officer, personally appeared Rdod Fabox , personally known to me, or
proved to me on the basis of satisfactory evidence, and who acknowledged that he is the

SH of GENERAL ELECTRIC CAPITAL CORPORATION, and that as such

" 88

officer, being duly authorized to do so pursuant to the company’s bylaws or a resolution of its
board of directors, executed, subscribed and acknowledged the foregoing instrument for the
purposes therein contairted, by signing the name of the company by himself in his authorized
capacity as such officer, as his free and voluntary act and deed and the free and voluntary act and
deed of the company.

IN WITNESS WHEREQF, I hersunto set my hand and official seal.

[NOTARIAL SEAL] Chdn g M Cons L4

Notary Public
My Commissi ires:
= OFFICIAL SEAL d SIon. P
ATHERINE M CARELLA 3
otary Public - Stale of finals AL (S }c‘;fﬂ? il

My Commisslon Expiras Jun 15, 2009
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SCSPINTP

ACKNOWLEDGMENT

STATE OF Munois )
o)
COUNTY OF (AA4mMS )

58

On this _}__ day-of NDV'M’Lbﬂ/’L , 2006, before me, the undersigned

officer, personally appeared nwh H.ouvans , personally known to me, or
proved to me on the basis of satisfactory evidence, and who acknowledged that he Is the
g et of Q P & S CLINIC, S.C., &/b/a Quincy Medical Group, an

Illinois professional services corporation, and that as such officer, being duly authorized to do so
pursuant to the company’s bylaws or a resolution of its board of directors, executed, subscribed
and acknowledged the foregoing instrument for the purposes therein contained, by signing the
name of the company by himself in his authorized capacity as such officer, as his free and
voluntary act and deed and the free and voluntary act and deed of the company.

IN WITNESS WHEREOF, I hereunto set my hand and official seal.

[NOTARIAL SEAL]
*QOFFICIAL SEAL" My Commissi ires:
Nmae;se;g A. POWELL 4 ssion Expir
ry Public, State of linals ’ }
My Commission Expires 04/17/07 94, 17/07{

AUy At A Ay T T A My M LR My ey T Ty
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ACKNOWLEDGMENT lie

STATEOFUfenois ) . - -

? ) SS gt

COUNTY OF _Qdums’ ) ’ ol

On this § [ day of Mvemb&/U | 2006, before me, the undersigned bt
! officer, personally appeared ﬂmﬂﬁl_@_my , personally known to me, or § '_f
| proved to me on the basis of satisfactory evidence, and who acknowledged that he is the {fi |
Ehonidantt ] FED of BLESSING HOSPITAL, au Hlinois not-for-profi |
corporation, and that as such officer, being duly authorized to do so pursuant to the company’s : f;;'
bylaws or a resolution of its board of directors, executed, subscribed and acknowledged the Tiil
foregoing instrument for the purposes therein contained, by signing the name of the company by L
himself in his authorized capacity as such officer, as his free and voluntary act and deed and the k i
free and voluntary act and deed of the company. il

IN WITNESS WHEREOF, I hereunto set my hand and official seal. |

[NOTARIAL SEAL] Vatssn( - Bl

Notary Publié

N A T e w““““mm ) '1

e
5., FF1<'3; ACEE) "l My Commission Expires: : o
g BEY A. PDWEE i

atary Publ. Biate of | oY 47-071 i
Commsasuu EXpras 04 X

I 'v'-l,-\l.- R ]

L4
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EXHIBIT A

- Legal Description of the Land
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FIRST AMENDMENT TO LEASE

This First Amendment to Lease dated November 1, 2006 is made by and between
Blessing Hospital, an [Hinois not-for-profit corporation (“Tenant”) and Quincy Physicians &
Surgeans Clinic, S.C., formerly QP&S Clinic, S.C., and doing business as the Quincy Medical
Group, an llinois medical services corporation (“Landlord™).

WITNESSETH

WHEREAS, Tenant and Landlord entered into a Lease dated November 1, 2000 (the
“Lease™); and

WHEREAS, Tenant and l.andiord desire to amend the Lease to reduce the amount of
space being leased by Landlord to Tenant, to reduce the “Minimum Rent” and “Minimum
Monthly Rent”, and to reduce the “Tenant’s Proporticnate Share™ for fixed Expenses and Taxes
effective March 1, 2008.

NOW, THEREFORE, Tenant and Landlord, for and in consideration of the foregoing
recitals which are fully incorporated herein by reference, as well as other good and valuable
consideration, hereby agree to amend the Lease as {ollows:

1. Section 1 of the Lease is hereby amended by reducing the rentable square feet
from 21,806 square feet to 20,726 square feet. In addition, a revised floor plan is attached hereto
and made a part hereof as Exhibif A,

2. Section 3(a) of the Lease is hereby amended to reduce the Minimum Rent from
Five Hundred Thirty-nine Thousand Eight Hundred Twenty-one and 30/100 Dollars
($539,821.50) to Five Hundred Twenty-five Thousand Two Hundred Forty-one and 50/100
Dollars ($525,241.50) and the Monthly Minimum Rent from Forty-four Thousand Nine Hundred
Eighty-five and 00/100 Deollars ($44,985.00) to Forty-three Thousand Seven Hundred Seventy
and 00/100 Dollars ($43,770.00).

& Section 4(i){v} of the Lease is hereby amended to reduce the Tenant’s
Proportionate Share in iines 2 and 10 from 23.25% 10 22.1%.

This First Amendment shall be eflcctive March 1, 2008.

Except as set forth in this First Amendment, the Lease shall remain unaltered and in full
force and effect according to its terms and conditions.

{SIGNATURES ON FOLLOWING PAGE)



IN WITNESS WHEREQF, this First Amendment has been executed by Tenant and
Landlord in Quincy, Hlinois.

TENANT: LANDLORD:
Blessing Hospital, an Hlinois not-for-profit Quincy Physicians & Surgeons Clinic. S.C.
corporation d/b/a Quincy Medical Group, an lllinois
medical services ¢ Ipomllon
by j(ﬂ.é&téea:)é/ Q@”L—/ d
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SECOND AMENDMENT TO LEASE

This Second Amendment to the Lease, as previously amended (the “Amendment™), is
made on the 27" day of _/24u , 20087\by and between Blessing Hospital, an Illinois not-
for-profit corporation (“Tenant”), and Quincy Physicians & Surgeons Clinic, S.C.,, formerly
QP&S Clinic, 8.C., doing business as the Quincy Medical Group, an Ilhnots medical corporation
(“Landlord™).

WITNESSETH

WHEREAS, Tenant and Landlord entered into the Lease dated November 1, 2006 and the
First Amendment to Lease effective March 1, 2003‘{(’(:01]60&%1)/, the “Lease”), under which
Landlord leases to Tenant, and Tenant leases from Landlord, the Premises; and

WHEREAS, Tenant, at its expense, desires to reconfigure the Premises (a) to convert a
general operating room inte an operating room devoled o ophthalmologic surgical procedures,
and (b) lo create a new operating room that will be used for general surgical procedures; and

WHEREAS, Tenant and Landlord desire to amend the Lease to identify and approve the
alternations related to the reconfiguration and to extend the Initial Term.

NOW, THEREFORE, Tenant and Lundlord, for and in consideration of the foregoing
recitals which are fully incorporated herein by reference, as well as other good and valuable
consideration, hereby agree to amend the Lease as follows:

i, Pursuant to Section 9 of the Lease, 'T'enant may make alterations to the Premises
only with the advance written consent of Landlord. Landiord and Tenant hereby approve and
atithorize the alternations to the Premises described in the plans and specifications attached
hereto as Exlhibit A. Tenant shall be responsible for the costs of such alterations.

78 As of the Effective Date, Section 2{a) of the lLease is deleted in its entirely and
replaced with the following:

*(a)  The initial term of this Lease (the “Initial Term”) shall be one hundred and forty-
four (144) complete months, commencing on the Commencement Date and ending on the last
day of the 144" complete month afler the Commencement Date, unless extended or sooner
terminated as herein provided (the “Terminalion Date™), As used herein, “Term” refors (o the
Initial Term and to any extension of the Initial Tern: as hereinafier provided.”

3. The “Effective Date” shall be the dale on which all of the [ollowing have
occurred: {(a) the alterations to the Premnises shall have been completed in conformity with this
Amendment and, as altered, the Premises shall be open for business, and (b) any and all
governmental regulatory approvals required for the alterations shall have been received.

1



4. Except as sel forth in this Amendment, the Lease shall remain unaltered and in
full foree and effect according to its terms and conditions. Capitalized terms not defined in this
Amendment shail have the meanings set {orth in the Lease.

(SIGNATURES ON FOLLOWING PAGE)



N WITNESS WHEREQF, this Second Amendment has been exceuted by Tenant and
Landlord in Quiney, Hlinois.

TENANT: LANDLORD:
Blessing Hospital, an Illinois not-for-profit Quiney Physicians & Surgeons Clinie, 5.C.
corporation d/b/a Quincy Medical Group, an Hilinols

medical services corpor: ation
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Plans and Specifications [or Alterations
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AMENDMENT TO THE
AMBULATORY SURGERY CENTER
MANAGEMENT AGREEMENT

This Amendment to the Ambulatory Surgery Center Management Agreement (the
“Amendment”) is entered into the /L ™  day of  fup,sr , 2011, by and
between Blessing Hospital, an Illinois not-for-profit corporation (the “Hospital”), and
Quincy Physicians and Surgeons, S.C., d/b/a Quincy Medical Group, an Illinois medical
corporation (“Manager”} (each a “Party” and referred to collectively herein as the
“Parties™).

WHEREAS, Hospital and Manager entered into the Ambulatory Surgery Center
Management Agreement (the “Agreement’™) on October 31, 2006, under which Hospital
engaged Manager to manage the Facility; and

WHEREAS, Hospital and Manager desire to amend the Agreement relating to the
Medical Consulting Committee and number of Meetings. Parties would like to amend
the first sentence of Section 2(b) as follows:

“(b) Meetings. The Medical Consulting Committee meetings are scheduled on a
monthly basis; however, Parties are agreeable to cancel any meeting(s) if an insufficient
agenda exists, and shall document all meetings with written minutes.”

IN WITNESS WHEREOF, this Amendment has been executed by the Parties in

Quincy, [llinois.
BLESSI HOSPITAL
By *W

Name: Yv/ Tice K MASo U
Title: Chied A_')uf_sﬁ OLCre oD

QUINCY PHYSICIANS AND SURGEONS, S.C.
d/b/a QUINCY MEDICAL GROUP

By: Geiload 7{)/

Name: _ Riowars £ & CHLE PPHORST M-D.
Title: CHiesr M&EDIear  OfFicer






