CHICORA LIFE CENTER,L.C.
3600 Rivers Avenue, North Charleston, SC 29405

June 30, 2014
Chicora Life Center, L.C.
Charleston. County, South Carolina

Former Chatleston Naval Hospital at

3600 Rivers Avenue, North Charleston, SC 29405
of which. Approx, 98,087 Net Rentable 3q. Ft.
:(“'RS F’J‘a’)

iz leased by Tenant, Seg Exhibit“A”

On the date that tenant takes possession of the:
Leased Premises per. Arficle 2

25 years.

$12.00 hase rent per RSF, with the: Monthly Rental
amount.adjusted annually indexed to the CPY for
all Urban Consurers South Reg](m as specified in
Article 4 :

Projected Opela’rmg Expense $6.50 per squate-foot prior te July 1, 2016, per

BASIC LEASE INFORMATION

DBate:

Landlord:

Tenant:
Article 1 Promises:
Article 2 Term Commencement
Article 2 Term / Bxpiration
Article 4 Monthiy Rental:
Article 5
Article 33-  Seeurity Deposit
Article 35 Tenants Address fox

~ Notiges:

Article40  Exhibit and Addenda:

Article 3 caleulation thercafter

None

County Administrator
4045 Bridge View Drive
North Charleston, SC 29405

A —Plan Sheets of Leased Premises
(A-101, A-102, A-103, A-104, and A-107:
Al dated 6/23/2014)
B~ Improvenients to Premises/Tenant
Improvements
C —Landlord Warranties s Ma,}m Qpetating
Systems .
D — Rules and Regulations (TBD)
B — Remodel/Finish Schedule, .
F — Cost Estimate Chatleston County
and Chicora Life Qenter Charleston County




Renovations (prepared 1/31/2014)

Artigle 58 Tenant Improvements: 8ee Lease and all Exhibits

And Addenda

The provisions of the Lease identified In the marging above are thase provisions whige

reference 1o particular Basic Lease Tnforpiation appear and this “Bagic Ledse. Tnformation™ sheet is
for the ease and convenlence of the Parties as a quick point of reference, _whxle the astual
controlfing terms are eontained in the Lease. Bach such reference in this sheet shall incotporate the
applicable Basic Leage. Information as more specifically detailed in the Lease and its. Exbibits, Tn
the event of any conflict atising betveen any Basic T ease Information containgd i this shget and
the Lease, including its Pxhibits, the Iease shall control.
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STATE OF SOUTH CAROLINA ) |
LEASE FOR

| ) /
COUNTY OF CHARLESTON ) 3600 RIVERS AVENTE. E%
2014 by and

THUS Commercial Leave Agreoment (“Liase™) s tade on fune. 30,
between Chi¢ora Life Center, LT, as Landlord and Charleston Coutnty, as Tevant, “Party”™ as fo
each, collectively the “Parties.” Landlord desires 4o lease the leased premises fo. Tenant, and.
Tenant desires to lease the leased premises fromt Landlofd for a term, at the rental and upon the
govenants, conditions and provisions herein set forth.

WITNESSETH:

_ WHEREAS, on January 16, 2014, the City of North Charleston conveyed the property
located at 3600 Rivers Avenue-in North Charleston, South Caroling, and knows.as the Old Naval
Haspital to Chicora Life Center, 1.C, by limited warranty deed; and

WHEREAS, said deed has a reverler clause that requites. Chicora Life Centes, LC, fo
muake a final pgyment to the City of North Charleston on or before September 30, 2014, or the
title to the Old Naval Hospital will revert o the City of North Charleston; and :

W}_{EREAS, Chicora Life Center, LC, has represented to Charleston Gounty that it-will
satisfy 1o the exterit required any obligation to obtain a releage from theCity of North Charfeston
ah or before September 30, 2014; and

WHEREAS, Chicota Life Ceriter, LC, intends for Chareston. County to be its anchor
tenant to encourage Turther development, facilitate and promote the consolidation of vatious
gounty-wide medical servicas, and help in expansion in the area of the Old Naval Hospital and
the sirrounding areas; and

WHEREAS; Charloston County wishes to rent space fn the Old Naval Hospital fo
relogate certain County offices and programs; thereby assisting in the goals intended by Chicora
Life-Center, LG, o :

NOW THEREFORE: in censideration of the above piomises and mutual Covenants
herein contained, to include the above-eforenced recitals that ate- incotpotated herein by
reference and other good and valuable consideration, the Parties agifes-as follows:

1. PREMISES

(a} Landlord is the owner of land and iniprovements compmonly known and numbered as
3600 Rivers Avenue, North Charleston, South Caroling {hereinafter the “Premises?”) consisting
of approximately 17 acres and a building consisting of approximately 400,000 square feet of
which 365,717 square féét is seiitable space (heteinafter “Building”), Landlord makes available
for lease a portion of the Building identified in Exhibit “A” Plan $heets A-101 {dated
6/23/2014), A-102 (dated 6/23/2014), A-103 (dated 6/23/2014), A-104 (dafed 6/2312014), and A-
107 (dated 6/23/2014) Chicorg Life Ceriter, containing 98,087 of rentable square fest (*RSE")
area (hereinafter the “Leased Premises” 1 Buxhibit A shall bear thé initials of the Parties to
confirm dimensions of the L.eased Premises.

1 pxhibit “A” references the Leased Premises space as a tofal ared of 98,087 venfable square feet, which
shall apply . Article 2, Rent;, and Arficle 5, Projested Operating, Expense:  The first month’s lease




(). The Leased Premises shall include the appurfenant right to use, in togimon, with
others, the labbies, entrances, staits, elevators, resftooms, parking areas, driveways, and ather
public portions of the Prenises. All of the outslde walls and windows. of the Building and any
space in the Building used for shafts, stacks, pipes, conduifs, dusts, and electric-or other ufilifies,
sinks, or other Building facilities, and the use thereof and access thereto throrigh the Building for
fhie purposes of operation, maintenance and. repairs, are reserved to Landlord, subject to fhe
limitations on access as necessary for a confidential medical facility as described ini Axticle 18,

2, TERMS, EFFECTIVE DATE, AND COMPLETION OF IMPROVEMENTS

The Landlord hereby ledses the Leased Preniises to Tenant, and Tenant liereby leases the same
from. Landlord, For a.teim of twenty-five (25) veurs, beginging on the Effective Date of this
Lease. Wherever in this Lease the werd "term" appears, it shall include any extension of the.
primary tetm pursuant to the provisions of this Lease as well a§ any rehowal apteerhent of
holdover period. Effective Date shall mean. the dafe Tenant takes possession of the Leased
Premises and all.of the followiig events have ocourfed: (&) the City of North Chatleston Igsies a
Certificate of Oecupancy for the Leased. Premises; (b) the necessary leensing agencies have
issued leenses for the Leased Premises; () ceitain improvements to the Leased Premises ate
completed in aceordance with Tenant's specifications and to the Tenant’s teasoriable. satistaction
as provided for in Exhibit A (Plan Sheets of Leased Premises), Bxhibit B (improvements to
Piemisés/Tenant Tmiprovements), Exhibit C {Landlord Warranties on. Major Operating Systems;
Exhibit 1> (Rules and Regulations (IBD)), Exhibit B (Remodel/Firiish. Schedule Documents),
and Exhibit ¥ (Cosi Bstimate Charleston County); (hereinafier collectively referred to as “Tenant
Iinprovements®), {d) Landlord has provided an Trrevocable Letier of Ciedit to the Tenant it a
form agceptable to the Tenant pursuant 1o the terms otitlingd in Article 22 and (¢) Landlord hag
satisfied the conditions of the reverfer clause.

Upon complstion. of‘the Tenant Improvements and satisfying the tequirements of the Effective
Date, Tandlord shall provide writien notice to the Tenant that the requirements of the effective
dnte have been met, accompanied by the supporting documentation, and that the Leased
Premises i3 ready for oceupancy. The Tenant shall haveé five business -days io. confivin the
requirements of the Effective Date bave been met of it will be-desmed to be tnet. I the Tenent
believes that the Leased Premises is not ready for ocoupaney, it.shall within, the time specified
herein deliver a wiitten objection identifying in reasonable detail those specific items which it
‘helieves ninst. be completed before the Leased Premises. is ready for oocupancy, and upon
resolution of those specific jlems the Leased Premises will be considéred conipléted, except as
provided in Article 10; Repaits,

Landlord shall maka the Leased Premises availabile to Tenant on or before Janwary 1, 2018, as
provided herein and satisly the teveiter clause with the City of North Charleston on ot before

pagmient shall bo and-is ereby established at §11.36 per rentable square foot, or$92,821.00. Prior ta the
Effective Date, and affer the completion of the Tenant mprovenients, tlie Parties shall complefe an “As
Buli” drawing: of the Leased Promises and caloulate, determine andfor confirm the -actual As Built
Rentablo Square Foofage, per BOMA standands, aud amend ‘o ¢onfirm Exhibit. A accordingly, which As
Built RSF shall be the basis Tor the rentsl caloeldtion of the Liase. Tliis As Built Renigble Square
Footage shall be the RSF referenced in the Lease as the Leased Premises on the Effective Dale with the
inifial Rental Rate at the agteed $12.00 pei reitabls square foot and the Projected Operating Bxpenses

pursuant to Artivle 5.







States of America, at 476 W, Heritage Park Blvd., Suite 200, Layfon, Utah 84041 or to such other
person or at such other place as Landlord may from time to time designate in writing, except as

expressly authorized in this Lease.

Tenant will, upon the execution of the Lease, pay its first month’s Monthly Rental as specified
herein and in paragraph 5. If Tenani does not take possession of the Leased Premises as
contemplated in paragraph 2, this first month’s Monthly Rental payment will be refundable uwpon

wiitten demand by Tenant.

5. PROJECTED OPERATING EXPENSE

In addition to the Monthly Rental payment, the Tenant shall pay monthly its share of the
operating expenses (Operating Expenses) of the Premises. The Operating Expenses shall be and
are established through December 31, 2015 as $6.50 per rentable square fool of the Leased
Premises (i.c., 98,087 x 6.50 = $637,565.50) payable in installments of $53,130.46 per month
until June 30, 2016, subject to adjustment for the period between January 1, 2016 and June 30,
2016, as provided for below. The monthly Operating Expense payment shall be paid in addition
1o and pursuant to the payment provisions of Arficle 4 and made part of the Monthly Rental.

Effective July 1, 2016, the Tenant’s annual Operating Expenses for the entire calendar year shall
be determined based on the actual yearly costs of operation and mainfenance of the Premises for
the previous calendar year divided by the total rentable square feet of the Building multiplied by
Leased Premises Square feet, with the possibility of either a credit or an additional payment due
for the period between January 1, 2016 and June 30, 2016, the credit or additional payment to be
amortized over the twelve months commencing on July 1, 2016, Sec Example A, Titled
“Formula,” below and the example following the Formula. The sum of the Annual Operating
Expense shall be made payable to the Landlord in 12 equal monthly installments pursuant to the
payment provisions of Article 4. Landlord shall provide Tenant with an atmual accounting fotal
and if requested by Tenant, a copy of all invoices supporting the previous year’s Annual

Operating Expenses by February 1, of the following year.

Tn addition, the Landlord agrees that any nonfraditional or heavy users of utilities, including but
not limited to a grocery store, a data center, or a 24-hour operation must be separately metered,

and will not be included in any costs borne by Tenant,

Example A. Formula

AC (annual costs of operation and maintenance of entire building) / BSF (365,717
Total Square Feet of Building) = N (net operating amount pet square foot)

N x LPSF (leased Premises Square Feet) = Y (Tenant’s Yearly Operating
Expenses)
Y/12~= Monthly Operating Expense Payment by Tenant

By way of example, Landlord will total all costs of operation and maintenance of
the Premises for 2015 and send Tenant its Annual Opesating Expense as
calculated by the Formula above, for year 2016, no later than February 1, 2016,
Tenant will begin paying its 2016 Operating Expense at the start of the next fiscal




year, July 1, 2016, and during that twelve-month period Tenant will also on an
amortized basis either pay for or receive a credit for any difference between the
2016 Operating Expense and the Operating Expense which was actually paid by
Tenant from January 1, 2016 through June 30, 2016, Tenant will continue paying
its. Monthly Operating Expense Payment (as adjusted by the amortization
described above) through June 30, 2017. This process shall repeat annually for
the entirety of the Lease Term. ‘

Operation and Maintenance of the Premises as provided in Article 7, Services (as determined by
standard accounting practices), shall include the following costs by way of illustration, but will
not be limited to: Maintenance, including but not imited to routine (i.e., minor) repairs or
maintenance of structural, electrical, plumbing, ot HVAC systems; common area janitorial
setvices, secutity, and dumpster services; pest control, lawn and landscaping services, clevator
services, fire protection and sprinkler maintenance services, costs of maintaining parking and
common areas, and any other service generally considered maintenance; All Utilities: electricity,
gas, water, and sewer service; All Taxes and Fees: real property taxes and assessments, solid
waste user fees, cfc.; and Administrative Fees: legal and accounting services and Building staff
and management fees, In calculating the actual costs of Operation and Maintenance of the
Premises, Administrative Fees shall be capped at $00.75 per square foot, subject to annual
adjustment based on the CPI for all Urban Consumers South Region.

Landlord and Tenant both agres that the "Net Rentable Area" of the Building is approximately
98,087 RSF or 26.8% of the fotal (365,717) Building RSF. Notwithstanding, Tenant’s Projected
Operating Expense will be stated on a per rentable square foot basis and charged and paid monthly
in addition to the Monthly Rent as provided in the formula above. -

Operating Expenses shall not include those expenses which are paid directly or separately by
proceeds of insurance, or Tenant or any third party by way of separate metering or otherwise;
and depreciation of the building of which the Premises ate a part and the equipment therein, loan
payment, or real estate broker's commission.. Operating Expenses shall also not include
Landlord’s Capital Improvements to the following: structural components of the Premises;
HVAC, mechanical, electrical, plumbing (hereinafter “Major Systems”). As used herein, Capital
Improvements includes, by way of illusiration, costs which replace the Major Systeras or restore
the Major Systems to “like new” condition or extend their useful life (as opposed to ongoing
maintenance to keep the Major Systems in efficient operating condition and realize their useful
life), and costs which tmprove the efficiency or quality of the Major Systems, increase the
strength or capacity of the Major Systetns, or fix a defect or design flaw in the Major Systems;

6. USE

The Premises may be used by Tenant for any uses permitted by law for a county governmental
entity, including, but not limited to: general office space, soeial services, counseling, medical
offices, hospital type services including beds and support facilities, sales, training, staffing, and
related uses. Tenant shall not do or permit to be done in or about the Premises, nor bring ot keep
or permit to be brought or kept therein, anything which is prohibited by or will in any way conflict
with any law, statute, ordinance or governmental rule or regulation now in force or which may
hereafter be enacted or promulgated. Tenant shall not use or allow the Premises to be used for any
imptoper, immoral, unlawful or objectionable purpose, nor shall Tenant cause, maintain or perimit
any nuisance in, on or about the Premises or commit or suffer to be commtited any waste in, on




or about the Premises. Landlord is aware of the Tenant’s infended uses for its vatious spaces
and shall not deelare a nuisance atising fiem these eperatiofs,
7. SERVICES -

(8) Landlord shall maintain the public and eommon areas of the Premises, to include buf
not limited to; the lobbies, stairs, elevators, corfidors and restrooinis.in reagonably good order and
sondition as part of Projected Operating Expenses. Tn addition, Tandlord shall be solely
respotsible for the Capital Improvements of the Building, when necessary at no cost to the
Tenant. : '

(b) Landlord shall furish the Premises with (1) electricity sufficient to provide power for
the twes for which Tenait shall gecupy the Premises, bt fiot Including special lighting or
electrical aiquipinent in excess of hiiilding standard improvendents. It is not cuiyently anticipated
that Tenant’s intended uses will necessitate installation of special lighting or: electrical cquipment,
but in the cvent that nstallation of speeial lighting oz electtical equipment requizes additional air
conditioning capacity abéve that provided by the building standard improvements, then ihie
additional air conditioning fnstallation and operating costs shall be paid by Tenant as may be
thutualy agresd, (1) heat and air conditioning to the extent reasonably required for the
zomibrtable occupation of the Premises during reasonable and usual business hows of Tenant’s
_ ocetipancy;, (1) Tenant shall pay any cleaniny and janitorfal costs atfributable t6 the Leased

Premises separate and apart from the Opeiating Expenses; and (iv) secmity foi the building;
Landlord shail not bé ligble to Tenant for lossos due to theft or hurglary, or for damages dong by
unduthorized persons in of about the building, Landlord will be ligble. for damages caused by
Landlgrd’s negligence and the negligence of'its employees and tepresentafives.,

Some of Tenant’s Teased Premises may roquire: 24 hour 7 days per week setvices. and
oceupancy. Separate. metering and billing.may be. used. for such 24/7 utilized Leased. Pretises
and Tenant shall bé responsible for such costs. p

(¢) Landlord shall fot bé in defailt hereunder or be linble for any damages dirgetly or
indirectly resulting from, (1) failure fo furhish or delay in furnishing any such services when
such failine or delay is caused by acoident ot any condifion beyond the reasonable eontrol of
Latidiord or by the making of necessary repairs or improvements to the Premises or to the
Building, except Landlonds failure.to pay. or provide the. Services identified in subpart (a) heiin
or (2) the limitation, curtailiment, rationing or rest etivis on.use of water, elediricity, gas of any
other form of energy serying the Promises or the Building as requited by ordinance or Jaw. '

Nevertheless, Landlord shall yse all reasonable efforis to remedy any infermption in the
furtishing of such services, aud in particular to avoid disruption of any 24 hour? “days per week
inpatient services. provided by Tenant, If, notwithstanding all reasonable sfforts to somedy any
inferruption in the furnishing of sush: services, the Premises are not habitable. for Tenant's use for
a-period in excess of 72 houss, the Tenant's Monthly Rexit will, be gbated. until the Premises are
HabitaBle, and 1f the Premiscs ate not.habitable in excess of 30 days, and it is withir, the control
of Landlord fo remedy, then Tenant may elect to. avail itself of any of the remedies provided in
this Lease, Laadlord will notify Tenant immediately of any real or threatensd. intertnption in
power ot other service to. the Premises or Building, ‘

(@) Tt is undersiood ‘that Landlord does et warrait that ainy of the serviees teferred to
above, or any ofher services which Tandlord may supply, will be free from commercially




‘teasonable intsrruption. Temant ackoowledges that any one or more juch sefvices may be
suspended or reduced by reason of deoidént ox repaifs, alterations or improvements necessary to
be made, by strikes, or aceident or by any cause beyand the reasonable control of Landlord, or by-
orders or regulations of any federal, state, county or municipal authority, subject to Tenant's
remedies of tental abatement-and termination stated in the foregoing paragraph and Asticle 11,
Except as otherwise provided in. this Lease, any such.interruption or suspension of services shall
never be deemed an eviction of the Leased Piémises ot any piit thereof, or rénder Landlord ljable
tor Tenant for damages. Landloxd will vse its best reasonable efforts in the event of a shrike {0
sepure patlies not involved in the labor dispute o provide minimum services for cleanitig
Tegtrooms, waste removal, and janitorial services for the cominon. ar¢as, If such infermuption 6r
suspension results in Tenant's inability to epnduct business of provide jts' usnal and customary
setvices for a period. exceeding seventy-two (72) hours, then Tenant shall receive un abatement
of tent dindng such lfiterruption. or suspension, but Landlord shall nof be liable to Tenant for lost
profits or loss of business vesulting thergfrom. In the event of tepeated ogourrences of the same
recuriing everit of nterraption or suspension which-would be within the c_:ont;:‘qi of Landlord fo
vepiedy, then Tenant may elect to ferminate this Lease by written notice to Lagdlord,

(6} Tenant shall notify Landloid of any need for dn ingrease in power usage.

§.  ALTERATIONS.

(8) Tenant will not make or suffer to be made any alterations, additions or improvements
10 or of the Leased Premises ot any patt thereof; or atfagh, any fixtures or eguipment therelo,
without first obtalning Landlord's approval, Any alletations, additions-or improvements (exoept the
nitial Tenant Inmprovements) o the Leased Premises cansented to by Landlord shall bemade by
Tenant at Tenant's sole cost-and expense, and any contractor ox other person seledted by Tenant to
make the same shall be subject to Landloid's prior writién approval. All alterations, additions,

fistures and. improvements, inctuding all iniproveibents made pursuant o the Tenant
Traprovements, vihether fempotary or psrmanent in character, made I or upon the Leased
Promises sither by Tenant-of Landlord, shall immediately become Landlord’s piopelty and, at the
end of the term hercof, shall remainn on the Leased Premises without compensation to Tenant,
except Tor Tenants trade fixtures, equipment, furmitue panels and other items Tenant may provide
to.Landlord in writing. . '

(b) Any alteration, addition, or imptoveinent shall, when completed, be of such a
character a5 not to lessen the value of'the Premises or such improvements as may be, then located
thereon, Any alteration, addition or improvement shall be rhade promptly and i a goad
workmantke manner and in compliance with all applicable permits anid anthorizations and
building and zoning laws and with all other laws, ordinances, orders; rules; regulations, and
requitements of all federal, state and municipal governments, departiments; commissions; hourds
and-offices. The costs of any snch alterations, addition or improvement shall be paid by Tenant,
excopt as otherwise provided hergin,

9.  LIENS

Tenant shall meke reasonable efforts to keep the Leased Premises fiee fiom any _mf;_éhanics‘
and/or malerialmen’s lieris 6r otlier Tien drising out,of atty work performed, material furnished or
obligations incvirted by Ténant. Tenant shall notify Landlord in writing at least seventy-twy (72)
hotis before any work or selivity s to commence on the Premises which may give tise.fo such
tiens and Landlord shall have the right fo post and keep posted on the Premises any hotioes that




maybe provide by law or which Landlord may deem to be proper for the protection of Landlord,
the Premises and the Building from such liens. .

10. REPAIRS

Unless Tenant notifies Landlord in writing within 180 days of the Effective Date of the Lease,
Tenant accepts the Leased Premises as being in the condition in which Landlord is obligated to
deliver the Leased Premises. Landlord will reasonably maintain the Premises for Tenant’s quiet
enjoyment and habitability such that the Premises may be occupied and utilized for its intended
purpose by Tenant, including maintenance of the structural soundness of the Premises and
maintenance of the electrical, IVAC, or other systems necessary to furpish the Premises with the
services described herein. Tenant shall at the end of the term hereof surrender fo Landlord the
Leased Premises and all alterations, additions and improvements thereto subject to ordinary weat
and tear, excepting any damage by fire, earthquake, act of God or the elements. Landlord has
made no promise to alter, remodel, improve, repair, decorate or paint the Premises or any part
thereof, except as may be specified in the Tenant Improvements, No representations respecting
the condition of the Premises or the Building have been made by Landlord fo Tenant, except as
specifically herein set forth and specifically for the Premises’ habitability and fitness for its
intended purpose and the Tenant Improvements. The Premises shall meet and comply with the
licensing standards of DHEC, DAODAS, CARF, and any other regulatory agencies having
jurisdiction, as detailed in the Tenant Improvements.

11,  DESTRUCTION OR DAMAGE

(2) If the Leased Premises shall be damaged or desiroyed during the term of this Lease
by any casualty insured under Landlord's standard property and casvalty insurance, Landlord
shall, except as otherwise provided in this Lease and subject to any delay or inability from causes
beyond its control, repair and/or rebuild the same substantially to what had been the condition
thereof immediately prior fo such damage or destruction, it being understood that Landlord is

obligated to make a claim against its property and casualty insorance.

(b) If the Premises, Building, or Leased Premises shall be damaged or destroyed to the
extent of fifty percent (50%) or more of the insurable value thereof, or if such casualty shall not
have been insured against by Landlord's standard propetty and casualty policies, then Landlord or
Tenant may tetminate this Lease or Landlord may elect to repait such damage or rebuild the
Leased Premises. Within thirty (30) days after any such casualty, Landlord shall notify Tenant
whether Landiord intends to repair or rebuild the Leased Premises, and Tenant shall notify
Landlord whether Tenant intends to terminate this Lease. If Landlord elects to repair ot rebuild
the Leased Premises, Landlord shall petform such repair or rebuilding as provided in Subsection
11 (a) above, and tent shall be abated proportionately as provided in Subsection 11 (e) below. If
Landlord elects not to repair or rebuild, the Lease shall ferminate without further notice and all
further obligations of both parties herennder shall cease (other than those which shall theretofore
have accrued), effective as of the date on which Tenant ceases doing business in the Premises,

(¢) If Landlord elects to repair the Leased Premises and Tenant does not elect to
terminate the Lease, and if Landlord's repairs are not substantially completed within one hundred
twenty (120) days following the date of the casualty, then Tenant, upon not less than thirty (30)
days written notice to Landlord, may terminaie this Lease if Landlord has not substantially
completed such repaits within the time period (which shall not be less than 30 days) set forth in
such notice. Substantial completion, as used herein, shall mean that the Premises, Building, and




Leased Premises are vesiored to the condition that. they nidy be octupied and utilized for their
intended purpose, notwithstatiding that there fay be additional “punch lisf" or ofher nop-
gssential tems to be completed, which neither affect nor impact Tenant’s use and enjoyment of
the Leased Premises: Neverfheluss, Landlord shall diligently pursue the completion of all.
remaining work in atimely manner.

(@) Duing any period of reconstruction or repair of the Premises, Buildihg, and/or
T.eased. Prenmises, provided Tenant has not elected to-temitirate this Lease, Tenant gy at its sole
option continué the operation of Tenart’s business in the Leased Preniises to- the extent:
reasoiably practicable frori the standpoint of good business practice.

() During any period in which, by reason of any damage ot destruction 1ot resulting
from the negligence of Tenant, Tenant’s employees, agents, or ifivitees, Tenant is unahle {0
oceupy all or & portion. of the Leased Premises, Tenants yent shall be appropriately abated for
that patt of the Leased Pemises rendered annsable for fhe conduct of Tenant’s business. Sueh
abatemént shall coftinue for the period compmeneing with such destruction or danage and ending
with the substantidl completion by Landlord or Landlord’s vepairs and/or yebuilding of the.
Teased Premises, as required by this Lease.

12, SUBROGATION
[Intentionally Omitted]

13, INDEMNIFICATION
No provision of fhis agreement shall be construed to constifute any walver of sovereign
immunity of Tenant or ofher constitutional or statutory limitations of libility in existence or
atising laler.

Except for expenses or lisbilities arlsing from the egligenee or intentional acts of the Terlant,
the Landlord hereby expressly agrees to indemnify and hold the Tenait hatmless apaitist any and
all -expenses angd liabilities arising out of the negligent perfoimance, action or maction of the
Landlord, its metribers, officefs, employees or agents, in conduct of fhis Lease, a3 Tollows:

For matiets othel thar thoge arising from the fenderipg or fatlure to render professional services,
the Landloid expressly dgrees fo the exfent that there is a caysal relationship between its.
fegligence, action of inaction, or the negligence, action or inaction of any of its employess. or
anty peison, fitm or corporation directly or-indirectly cinployed by the Landlord and dny datnage,
Tiability, dujury, loss or expénse (wWhether in connection with bedily finjuty or death of property
damage) that iz suffered by the Tenarit and/or its offiefs or employess or by any mermber ‘of the
public, {6 indemnify and save the Tenant and its officers and employees harmless against any
and all liabilities, penalties, demands, claims, lawsyits, losses, damages, costs, and expendes
arisirig out of the negligence, action- or inaction of the Landlord , segaidless of whether such,
liabilities, penalties; demands, claiins, lawsiits, losses; damages, costs and expenses are cayged
in part by the Tenant. Such costs ate to iiclude, withoitt limitation, defense, settioment and
rensonable-attorney’s fees inourred by the Tenant and its employees. This promise to indemnify
shall include, without Hnitation, bodily injurles or death occurting to the Landiord’s employecs
and any person, directly or indirectly emplayed by the Landlord (including, without Limitation,
arty employes of any subconiractor), fhe Tenant’s officers 'of eraployees, the employees of any
other independent contraciors, oi aceiising to any member of the public. When the Tenant
subiits notice, Landlord shall promptly defend any aforementioned actiots,




The limits of insnrance carried by Landiond shall not Hmit the Landlord”s. abligatinns imder this
Seclion. The terms and conditions copfained iri this Section shall strvive the termination of this
Lease, To the extent that any Habilities, penaliies, demands,. claims, lawsuits, losses, damages,
costs and expenses are eaused in part by the acts of the Tenant, the Landlord’s obligations shall
he reciced in proportion to the Tenant’s fault, as deferivhied by a cvuit of competent
jurisdiction. The obligations herein shall also extend to any aétions by the Tenait’to enforce this
indemnity oblipation. The recovery of costs and fees all extend to those Iicurred in ‘the
enforcement of thig indenmity. .

14, COMPLIANCE WITH LEGAL REQUIREMENTS

Landlord.and, fo the extent-applicdble; Tenant, shall, af.each Party’s respeetive cost and expense,
prompily comply with all laws, statutes, ordinances: and governmental rules, regulations or
sequirements now in force or which may heveafler be in force, with the requirements of any board
of fite underwriteis or othier. similar body now or hereafier constitnted, with. any direction or
occtipanoy: certtficate issued pursuant to any law by any public officer or officers, a3 well as the
piovisions of all recorded dosuments affecting the Premiges, insofar as any thereof relate to o1
affect the condition, use or occupancy of the Premises, éxcluding seguirements of stroctural
changes not related {o or affected by improvements made by Tenant or Teriant’s acts. Landiord
represents that it the time of delivery of the Piemises, the Premises will be fies of hazardous:
waste, toxic material§, and ashestos; and indemnifies Tenant against all claims, damages,
expenses, aind fods tesulting from the presence or discharge thereof, in accordance. with the
inderminity provisions of Section 13, '

15, INBURANCE

Duting the Term of the. Lease Agreemeiit, Landlord shall take ont. and, makittafri all customary’
insurance on fhie Premiges, the Building, and the Leased Pramises, as part of tho Opeiating.
Expénses, in such form a5 used by solvent insance companies in‘the State of South Casolina.
Landlord shall name and maintatn “Tenant ag an additional jasured op, said policles and shall
provide thiy information in wiiting to Tenant for the Lease Term. Landlord, as part of fhe
Operating Expenses, shall at alltimes during the teirm of the Lease, maintain:

{2) Comprchensive general liability insutance against clajins for bodily iifury, including
death, and propetty damage o loss arising out of the use of b‘bc;ipati(m of the
Premises, Building or the Leased Piemises; such insurance to be i the. joint nane.of
the Tenant and the Landlord 5o as te indemmily and profest both the Tenant and the
Landlord and to comtain & “cross Hability” and “severability of inferest” clause s0
that the Landlord and Tenant may be. fnsnred in the seme manner and fo the same
extent as if individual polieiés Rad beer Tssued to each, dnd wil} bg for the aniounit of
not less than $1,000,000.00 combined single limit; such comprehensive general
liability insurance “will for the Tenant’s benefit only include contractual Hability
insurdnee in a form and-of a ndfure broad enough to insure tlié obligations imposed
upon the Tenant under the terms of'this Léase,

(b) Extended fire and extended coverage insutance on. the Premises and Building ona.
replacement ¢ost basis, subject fo such deductions. and exceptions as the Landloid
oy determitie; such insurance will be ina form or forms normally inuse from: time
to fime for buildings and improvements of a similar nature similacly sttuate,
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including, should Landlord so elect, insurance to cover any loss of rental income
which may be sustained by Landlord.

Tenant may contact Landlord’s insurer(s) or insurer(s)' agent(s) directly at any time regarding
Landlord’s coverage, coverage amounts, or other such relevant and reasonable issues related to
this Lease. Landlord shall also require any subsequent purchaser of the Premises to carry the
same coverages in the same amounts. Tenant must be advised immediately of any changes in

required coverages.
Duting the Term of the Lease, Tenant shall obtain and maintain customary insurance, as
available fo Tenant by the South Carolina Insurance Reserve Fund.

16, ASSIGNMENT AND SUBLETTING :

In the event Tenant should desire to assign or sublet the Leased Premises, Tenant shall give
Landlord written notice of such desire at least thirty (30) days in advance of the dafe on which
Tenant desires to make such assignment or sublease. Landlord shall then have a period of thirty
(30) days following receipt of such notice within which to notify Tenant in writing that Landlord
elects either (i) to terminate this Lease as to the space so affected as of the date so specified by
Tenant, in which event Tenant will be relieved of all further obligations hereunder as to sach
space, or (ii) to permit Tenant to assign or sublet such space, subject, however, to ptior written
approval of the proposed assignee or that Tenant is of sound financial condition as determined by
Landiord. If Landlord should fail to notify Tenant in writing of such election within said thirty
(30) day period, Landlord shall have deemed to have waived option (i) above, but written approval
by Landlord of the proposed assignee or Tenant shall be required. Any assignment or subletting
which conflicts with the provisions hereof shall be void,

17. RULES

RESERVED

18. ENTRY BY LANDLORD

Landlord acknowledges that certain portions of the Leased Premises may be occupied by
confidential medical facilities and may not be accessed without prior peimission, Tenant will
designate the location of these confidential medical facilities and provide the same to Landlord in
writing, Landiord shall not enter such designated locations without prior permission, otherwise
Landlord may enter the Leased Premises at reasonable hours, with advance consent of Tenant
except in emergencies, to (a) inspect the same, (b) exhibit the same to prospective purchasers,
lenders or fenants, (¢) determine whether Tenant is complying with all of Tenant's obligations
hereunder; (d) supply janitorial service and any other service to be provided by Landlord to
Tenant hereunder, (e) post notices of non-responsibility and (f) make repairs required of Landlord
under the terms hereof ot repairs to any adjoining space or utility service or make repairs,
alterations or improvements to any other portion of the Building, but that all such work must be
done as promptly as possible and, so as to cause as litile interference to Tenant as reasonably
possible.

Landlord ghall at all times have and retain a key with which o unlock all of the doors in, on or about
the Leased Premises (excluding Tenant's furniture and fixtures, vaults, safes and similar areas
designated in writing by Tenant in advance); and Landlotd shall have the right to use any and all
means which Landlord may deem propet to open said doors in an emergency in order to obtain
entry to the Premises, and such entry to the Premiscs obtained by Landlord by any of said means,
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ot otherwise shall not under any circumstances be construed or deemed to be a forcible or unlawful
entry into or a detainer of the Premises or an eviction, actual or constructive, of Tenant from the

Premises, or any portion thereof.

19. EVENTS OF DEFAULT

(a) By Tenant: The occurrence of any onc or more of the following events ("Events of
Tenart Default"} shall constitute a breach of this Lease by Tenant: (a) if Tenant shall fail to pay any
rental or other sum when and as the same becomes due and payable and such failure shall continue
for more than 30 days after written notice of such failure is received by Tenant from Landlord; or
(b) if Tenant shall fail to perform ot observe any other term hercof or of the rules and regulations
described in Paragraph 14, "Compliance with Legal Requirements,” to be performed or observed by
Tenani, such failure shall continue for mote than 30 days after written notice thereof is received by
Tenant from Landlord and Tenant shall not within such petiod commence with due diligence and
dispatch the curing of such default, or, having so commenced, shall thereafter fail or neglect to
prosecute or complete with due diligence and dispatch the curing of such default; or (c) vacation or
abandonment of the Leased Premises for a continuous period in excess of thirty (30) business days
unless rent is current; (d) if this Lease or any estate of Tenant hereunder shall be levied upon under
any attachment ot execution against Tenant and such attachment or execution is not vacated
within thitty (30) days; ot (€) failure of Tenant to meet any provisions of this Lease.

The non-appropriation of funds or reduction in Leased Premises due to a change in the Stafe
DHEC mandate, as such are outlined in Article 54, Termination for Non Appropriation of Funds,

shall not be considered Events of Default,

(b) By Landlord: The occurrence of any one or more of the following events ("Events of
Landlord Default®) shall constitute a breach of this Lease by Landlord: (a) if Landlord shall fail to
pay any sum necessary to maintain the habitability of the Premises when and as the same becomes
due and payable and such failure shall continue for more than 30 days after written notice of such
failure is received by Landlord from Tenant; or (b) if Landlord shall fail to perform or observe any
other term hereof or of the rules and regulations described in Paragraph 14, *Complance with Legal
Requirements," to be performed or observed by Landlord, such failure shall continue for more than
30 days after witten notice thereof is received by Landlord from Tenant and Landlord shall not
within such period commence with due diligence and dispatch the curing of such defaulf, or,
having so commenced, shall thereafter fail or neglect to prosecute or complete with due diligence
and dispatch the curing of such default; or (c) vacation or abandonment of ifs obligations as
Landlord for a continuous period in excess of thirty (30) business days; (d) if Landlord fails to
separately meter the non-traditional heavy users of utilities in the Building prior to said non-
traditional users occupation of the Premises, or (¢) if Landlord sells the Premises and fails to have
new Landlord agree to all terms and conditions outlined herein by signing a new lease with Tenant
that has the same terms as outlined in this Lease; or (f) failure of Landlord to remain current with
the costs and expenses associated with the Premises, including but not limited to, electricity, water,
plumbing, resulting in Tenant’s loss of power, watet, sewer or the use of any and all electrical
systems in Premises, Building, and/or Leased Premises; or (g) failure to indemnify Tenant as
outlined in this Lease; or (h) failure to meet any of the provisions of this Lease.




20. TERMINATION UPON DEFAULT

(8) As to Tenant: Tn the Event of Tenant’s Default, Landlord may terminate this Lease
at any iime after notice has been given to Tenant in writing, and on the date specified in such
notice (which shall be not less than thirty (30) days after the giving of such notice), and provided
Tenant shall have failed to cure such default. Tenant's right to possession shall terminate and this
Lease shall terminate, unless on or before such date all arrears or rental and all other sums
payable by tenant under this Lease and all costs and expenses incurted by or on behalf of
Landlord hereunder shall have been paid by Tenant and all other breaches of this Lease by
Tenant at the time existing shall have been fully remedied fo the satisfaction of Landlord.

Upon such termination, and subject to the South Carolina Tort Claims Act, Landlord may
recover from Tenant: (a) the unpaid rental which had been earned at the time of fermination
without acceleration, less any rental received by Landlord for reletting the Leased Premises
(subject to the terms hereinabove); (b) and any other amount necessary to compensate Landlord
for all the actual damages proximately caused by Tenant's failure to perform its obligations under
this Lease excluding any punitive, exemplaty, or consequential damages. Landiord shall be
obligated to make reasonable and diligent efforts to mitigate its damages by reletting the Leased
Premises at reasonable and cuttent matket rates in a timely manner.

(b) As fo Landlord: In the Event of Landlord’s Default, Tenant may terminate this
Lease at any timé after such notice has been given to Landlord in writing, and on the date
specified in such notice (which shall be not less than thirty (30) days after the giving of such
notice), and provided Landlord shall have failed to cure such default. This Lease shall terminate,
unless on or before such date all jtems causing Default under this Lease and all costs and
expenses incurted by or on behalf of Tenant hereunder shall have been remedied to the
satisfaction of Tenant and/or paid by Landlord and all other breaches of this Lease by Landlord
at the time existing shall have been fully remedied to the satisfaction of Tenant. Upon such
termination, Tenant may recover from Landlord: (a) the paid rental and operating expense
amounts which have been paid from the time of notice of termination until Tenant’s relocation
from the Premises; (b) all moving and relocation expenses incurred and to be incurred by Tenant,
along with any other amount necessary to compensate Tenant for all the actual damages
proximately caused by Landlord's failure to perform its obligations under this Lease excluding

any punitive, exemplary or consequential damages.

"21, AFTER DEFAULT

The legal rights and remedies after default available to the Parties shall include any and all that
are available at law, equity or statute, If any fixture, equipment, improvement, installation or
appurtenance which, as herein provided, shall be required to be removed from the building by
Tenant specified therefore, then Landlord may, after fificen (15) days written notice to such
effect to Tenant, deem the same has been abandoned by Tenant to Landlord, or Landlord may

remove the same,

22, OTHER RELIEF

The rights and remedies provided for Landlord and Tenant in this Lease are in addition to any
other remedies available at law or in equity by statute or otherwise, except as expressly limited or

waived under the provisions of this Lease.
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Notwithstanding the above, Landlord and Tenant recognize that the Landlord’s performance and
compliance with the conditions, obligations, and responsibilities of this Lease are of great
importance to the Tenant. Landlord’s delays and/or failure to perform any of the conditions,
obligations, or tesponsibilities in this Lease will cause damages fo the Tenant greater than
termination of the Lease can remedy. Therefore, as additionsal security and as a petformance
guaranty of Landlord’s compliance and performance with the conditions, obligations, and/or
responsibilities of this Lease, the Landlord shall provide, annually, an jrrevocable letter of credit
in the penal sum of $1,300,000. This letter of credit shall act as security for the Landlord’s
fulfillment of its obligations to pay third parties for the operation and maintenance of the
Premises, Major Systems, or any other matter(s) which negatively impact the habitability of the
Premises and Tenant’s Quict Enjoyment of same, The Letter of Credit shall be issued by a
financial institution authorized to do business in the State of South Carolita., The cost and
expense of the letier(s) of credit shall be paid for by the Tenant and Landlord equally, with the
Tenant’s portion not to exceed 1.25% annually of the penal sum(s).

23. RIGHT TO CURE DEFAULTS

Except as expressly stated in this Lease, all agreements and provisions to be performed by
Landlord and Tenant under any of the terms of this Lease shall be at its sole cost and expense,
If Tenant shall fail to pay any sum of money, other than rental, required to be paid by it
hereunder or shall fail to perform any other act on its part to be performed hereunder and such
faiture shall continue for 30 days after written notice thereof by Landlord is received by Tenant,
Landlord may, but shall not be obligated to do so, and without waiving or releasing Tenant from
any obligations of Tenant, make any such payment or perform any such other act on Tenant's part

to be made or performed as provided in this Lease.

If Landlord shall fail to pay any sum of money required to be paid by it hereunder or shall fail to
_perform any other act on its patt to be performed hereunder and such failure shall continue for
30 days after written notice thereof by Tenant is received by Landlord, Tenant may, but shall
not be obligated to do so, and without waiving or releasing Landlord from any obligations of
Landlord, make any such payment or perform any such other act on Landlord’s part to be made
or performed as provided in this Lease.

All sums reasonably paid by either Party and all necessary incidental costs shall be deemed
additional rent hereunder and shall be payable or credited within thirty (30) days of written
demand so long as funds are appropriated therefore, and Parfies shall have (in addition to any
other rights or remedics) the same rights and remedies in the event of the nonpayment thereof by
Tenant as in the case of default by Tepant in the payment of rental, or in the event of the
nonpayment thereof by Landlord as in the case of default by Landlord in the payment of its

obligations under this Lease

24,  ATTORNEY'S FEES

Should any party hereto employ an attorney for the purpose of enforcing, constructing, or declaring
rights under this Lease, or any amendment thereto, or any judgment based on this Lease, in any
legal proceeding whatsoever, including bankrupicy, arbitration, declaratory relief or other
Titigation, said Party and each other Party shall pay its own atlorneys’ fees.
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25. EMINENT DOMAIN

I the entire Premises shall be taken by reasons of condemnation or under eminent domain
proceedings, Tenant may terminate this Lease Agreement as of the date when possession of the
Premises is taken. If a portion of the Premises shall be taken under eminent domain or by reason
of condemnation if in the opinion of Tenant, reasonably exercised, the remainder of the Leased
Premises is no longet suitable for Tenant’s business, the Lease, al Tenant’s option, to be
exetcised by notice to Landlord within sixty (60) days of such taking shall terminate, and any
unearned rents paid or eredited in advance shall be refunded to Tenant.

If this Lease is not so terminated because the entire Premises has not been taken, Landlord
forthwith and with due diligence, shall restore the Leased Premises pursuant to plans approved
by Tenant, if so damaged. Until so restored, subject to the following sentence, fixed rent shall
abate to the extent that Tenant shall not be able to conduct business in accordance with Tenant’s
customary business practices, and thereafter fixed rent for the remaining portion of the Term
shall be proportionately reduced.

In the event any part of the Leased Premises shall be taken by reason of condemnation or undey
eminent domain and if in the opinion of Tenant, reasonably exercised, the Leased Premises is no
longer suitable for Tenant’s business, this Lease, at Tenant’s option, by notice to Landlord within
sixty (60) days of such taking shall terminate. If this Lease is not terminated, Landiord, at
Landlord’s expense shall restore the Leased Premises to a proper and usable condition pursuant
to plans approved by Tenant. Until such time that areas are restored to a proper and usable
condition, rent shall be abated and thereafter fixed rent for the remainder of the Tenm shall be
propottionately reduced.

Tenant shal! be entitled to the award in connection with any condemmation insofar as the same
represents compensation for or damage to Tenant’s fixture, equipment, leasehold improvements
or othet property, moving expenses as well as the loss of leasehold (i.e. the unexpired balance of
the Lease Term immediately prior to such taking). Landlord shall be entitled to the award
insofat as the same represents compensation for or damage to the fee remainder, such amounts as
allowed by law as losses or as damages in condemnation proceedings.

For the purposes of this Article, the term “condemnation of under eminent domain proceedings
shall include, without limitation: (1) conveyances and grants made in anticipation of or in lieu of
such proceedings and/or (2) loss or impairment of ingress or egress rights to and/or from

Premises from adjacent roadways.
26. SUBORDINATION / NON-DISTURBANCE / ATTORNMENT

Landlord shall use its best efforts to ensure that any mortgagee, frustee or ground lessor shall elect
to have this Lease prior to the lien of its mortgage, deed of trust or ground lease, and in such event
this Lease shall be deemed prior to such mortgage, deed of trust or ground lease, whether this Lease
is dated prior or subsequent fo the date of said mortgage, deed of trust or ground lease or the date of

recording thereof.

Tenant's tight to quiet possession of the Leased Premises shall not be disturbed if Tenant is not in
default of the Lease, unless this Lease is otherwise terminated pursuant to its terms. So long as
Tenant enjoys the right of quiet possession of the Premises, Tenant shall enjoy this same right
with any successor in ttle to the Premises, including any purchaser to whom the morigages,
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trustee, or ground lessor might sell {he Premises to following or as a patt of the ¢xepcis¢ of
enforcemerit jeingdies. against the Landlord.

Thie Landlord agrees to use ifs best efforts to obtain tiie subordination of any mortgage, deed of
trust or ground leass, as the case may be sucli that this leage may have priority, Notwithstanding,
Tenart agrees o execute any documents required or requested by Latdlord’s lenders that are
reasonable and necegsary to effestuate the subordination of this ledss of to make this Lease
subotdinate 16 any mortgage, deed of trust.or grotind ledse, as the case may be.

27. NWOMERGER
‘The voluntar’y or other surrender of this Lease by Tenant, or a mutual cancellation thoreof, shall
not work 2 metger; and shall, at the option of Landlord terminafe all or any existing subleases of'
sub tenancies, or mhay, at the ‘option of Landlord, operate s an assigment to it of all such
subleases or sub tenancies.
28, SALE
 In the event the L‘;:_iﬁcflord hereunder, or any stccessol Owner of the Premises, shall sell or convey:
the Premises, all Habilities and obligations o the-pirt of the Landlotd; or such successor oviner;
under this Lease accruing thereafter shall yemain, and only terminate to the exient that the
purchaser, fransferee, tenant or assignee assumes the covenants and obligations of the Landlord,
under this Lease as new owner(s) and agrees in writing with the Tenant to aceept all liabilities
and obligations on the part of the Landlord to bs binding npon the new owrier,
29,  ESTOPPEL.CERTIFICATE
Provided that Tenant receives reasonabile: writien assurances from Landlord-and & prospective
purchaset, mortgagee or beneliciary under any deed of trust of the Premises. that Tenant’s right to
quiet possession of the Leased Premises shall not be disturbed if Tendmt-is niot i defanlt and so
Igng as Tenant-shall pay-thexent and obsete and perforin all of the pravisions of the Lease, then
Tenant shall, at any tifne and from, tioe 10 tinié bist oot Jess than 10 days prior written tequest
by Laudlofd, execute, acknowledse And deliver to Landlord, prompily upon request, § certificate
certifylng (a) that this Lease is unmodified and in full force and effect (or, if thete have been
modifications, that this Lease is in full force aud effeet, as modified, and stating the daw and
nature of zach modification), (b). the date, If ahy, to which rental aiid other sums payable
hereunder-have been paid, (c) that.no nétice has been reeeived by Tenant of any default which fas
110t beén cured, except as to defaults: specified in said cerlifivate and (d) such other matters as
may be reasonably requested by Landlord. Aoy stich certificale may be relied upon by any
prospeclive purchaser, mottgagee or beneficiary under any deed of trust of the Building or any
part thereof: as.an estoppel without Hability of Tenant.
30, NO.LIGHT; ATR OR VIEW EASEMENT
Any diminution or shutting off of Hght, af or view by any stiucture. which may be efected on
lands adjaceiit to the Building shall in no way affect this Lease of impost any Hability on
Landleid.
31,  HOLDINGOVER

¥, witliout objection by Landlopd, Tenant holds possession of ithe Leased Promises after
expirafion of the texnt of this liease, Tenant shall become a.fenant frof fohth to monthupon the

terms herein specified.
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32. ABANDONMENT _
Tenant shall not be considered to have abandoned or vacated the Leased Premises as long as
Tenant continues to pay rent and fulfill all other obligations of this Lease, regardless of whether
Tenant is actually continuously occupying the space or not, unless Tenant gives notice of
termination if and as allowed by this Lease.

33, SECURITY DEPOSIT
There is no secutity deposit for this Lease.

34, WAIVER

The waiver by Landlord or Tenant of any agreement, condition or provision herein contained
shall not be deemed to be a waiver of any subsequent breach of the same or any other agreement,
condition or provision herein contained, nor shall any custotn or practice which may grow upon
between the Parties in the administration of the terms hereof be construed to waive or fo lessen
the right of Landlord or Tenant to insist upon the performance by the other in strict accordance
with said ferms. The subsequent acceptance of rental hereunder by Landlord shall not be deemed
'to be a waiver of any preceding breach by Tenant of any agreement, condition or provision of
this Lease, other than the failure of Tenant to pay the particular rental so accepted, regardless of
Landlord's knowledge of such preceding breach at the time of acceptance of such rental,

35. NOTICES

All notices and demands which may or are required to be given by either party to the other
hereunder shall be in writing and shall be deemed to have been fully given when deposited in the
United States mail, certified or registered, postage prepaid, and addressed as follows: to Tenant
at:

Charleston County
Attn: County Administrator
4045 Bridge View Drive
North Charleston, South Carolina 29405

or to such other place as Tenant may from time to time designate in a written notice to Landlord.

All notices for Landlord shall go to: .
Chicora Life Center, LC

c/o Durbano Properties, L.C.
476 W. Heritage Park Blvd., Suite 200
Layton, Utah 84041

or to such other place as Landlord may from time to time designate in a written notice {o
‘Tenant,
36, ENTIRE AGREEMENT

There are no orsl agreements between Landlord and Tenant affecting this Lease, and this
Lease supersedes and cancels any and all previous negotiations, arrangements, brochures,
agreements and understandings, if any, between Landlord and Tenant with respect to the subject
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mafter of this Lease, This: Leage widy miot be altered, changed or amended, except by an
inistriment in writing signied iy both patties hereto.
¥ CORPORATE AUTHORITY
Tenant repregetits that i€ i a duly avthorized and validly existing loval government aiid. political
subdivision of the State of South Caralina. Landlord represents that it is d& duily duthorized and
validly existing limited liability company in the State of South. Carolina,
38, GUARANTEE OF LEASE
[intentionally. Omitted)

39,  MISCELLANEQUS
The words "Landlord" and “Tenant" as used herein shall include the plural asf_WeH a5 the
singnlar. If there he tnore.than_one Tenant, the obligations hereundey imposed upon Tenant shall
be jofut and several, Time is of the-essenoe of this Lease and. gach and all of its provisions.
Submission of thig instrament or gxaﬁﬁnatién or signature by “lenant does not constitute. 4
 reservation of o optio for lease, and it is nof effective as a lease or otherwise until excoution and

delivery by both. Landlord and Tenant. The agresments, conditions, and provisions herein
coiitained shall, subjeet to the provisions as to.assigmnent, apply 10, and bind theheirs, executors,
achiitnistrators, sueeessors and assighs of the Parties hefefa, ng’hdialjﬁ shiall ot use the mame of
Tenant for any putposes except thel Tehant's name may be listed in agy. ditectory within the
premises. Al amounts: of rorigy payabls by Tenant t Landlord hereundet, if not paid when due,
shall bear interest from the duig date antil paid af the xate of 12% per annum, subject to the
appropriation of funds therefor. If any provision of this Lease shall be deferminéd to he ilegal or
uenforcesible, such determination shall not affect any other provision of this Leass and afl such
other provisions shall temain. in full foroe and effect. This Lease shall be governed by and
construed {iv acéordance with thelaws of the State of South Cagoling.

40,  EXHIBITS
The Landlotd and Tenant agree that the Leasg shall include the following documents: Exhibit A
Plan. Sheets of Leased Premises .(A-101 (dated 6/23/2014), A-102 {dated 6/23/2014), A-103.
(dated 6/23/2014), A-104 (dated 6/23/2014]) and, A-107 (dated 6/23/2014) )), Txhibit B
{liprovements to Premises/Tenant, Improvererits), Exhibit € (Landlord Wartantiss on Major
Operating Systems), Exhiibit T (Rules. and Regulations (TBD3), Exhibit B (Remedel/Finish
Schedule Diocuments), Exhibit F (Cost Bstimaje Charlesion County and ‘Chilcora Life Center
Charfeston Gounty Renovations) and Basie Lease Tnfopnation, whick.are incoiptrated hereir by
teforenee, In the ovent of any conflict, diserepancy, or incohsisténcy aniong any of the
documents which make up this Lease (Lease Doguments), the following shall contiol: As
between the Lease and the Lease Docuinents, the Leéase shall govern. In the event of any
conflict, discrepancy, ot inconsistency among any of the Lease Documents, the Landlord shall
nofify the Tenant immediately upon discovery and Tenant shall notify the Landlotd imimediately
upon discavery of the sarne so the Parties canveach a sesolufloi, Any documenits not included or
expressly contemplated in this Lease do fiot, and shall not, form a part.of ihis Lease: The Leass
Documents are inténded to be complementary, and a raquirenment in one docpment shall be
deemed a requitement in all dociments.




41.  SEVERABILITY

If any term or provision of this Lease, or the application thereof to any petson or circumstance,
shall to any extent be held ta be invalid or unenforceable by a court of competent jurisdiction, the
remainder of this Lease, or the application of such provision to persons or citcumstances other
than those as to which it is invalid or unenforceable, shall not be affected thereby, and each
provision of this Lease shall be valid and shall be enforceable to the extent permitted by law.

42.  BROKERS/DISCLOSURES

Tenant and Landlord warrant that it has no dealings with any real estate broker or agents in
connection with the negotiation of this Lease and it knows of no other teal estate brokers or agents
who are enfitled to a conmission in connection with this lease.

43, FORCE MAJEURE

Landlord shall have no liability whatsoever {0 Tenant, and Tenant to Landlord, on account of (1)
the inability to fulfill, or delay in fulfilling, any obligations under this Lease by reason of sirike,
other labor trouble, governmental preemption of priorities or other controls in connection with
national or other public emergency, or shottages of fuel, supplies or labor resulting there from of
any other cause, whether similar or dissimilar to the above, beyond Landiord’s or Tepant’s
reasonable control; or (2) any failute or defect in the supply, quantity or chaacter of electricity or
water furnished to the Premises, by reason of any requircment, act or omission of the public
utility or others furnishing the building with electricity or water, or for any other reason, whether
similar or dissimilar to the above, beyond Landlord's or Tenant’s reasonable control, If this Lease
specifies a time period for performance of an obligation, that time petiod shall be extended by the
petiod of any delay in performance caused by any of the events of force majeure deseribed above,

but all events not to exceed ninety (90) days.

Landlord and Tenant jointly shall establish and will continue to have in place a disaster recovery
plan to teestablish the Premises in working order as soon as practicable.

44, TENANT'S RIGHT TO SELF HELP

Landlord and Tenant acknowledge that Tenant’s use of the Leased Premises may involve critical
health care operations for which generators, pumps, or other equipment must operate without
disruption. Accordingly, if such equipment should malfunction or the Leased Premises should
otherwise suffer from a disruption of these critical processes outside of normal business hours or at
a time when Tenant cannot reasonably reach Landlord, Tenant is authorized to take such self-help
measures as are reasonably necessary to maintain critical processes. The exercise of such self-help
measures by Tenant shall not be construed an Event of Default under the Lease.

45. ENVIRONMENTAL DISCLOSURE

Landlord represents and warrants that it has no knowledge of any deposit, asbestos, storage,
disposal, removal, burial, discharge, spillage, unconirolled loss, seepage or filtration of oil,
petroleum or chemical liquids or solids, liquid or gaseous products or any hazardous wastes or
hazardous substances (collectively, "Hazardous Substances"), as those ferms are used in any
appropriate and applicable law, code or ordinance including, but not limited to, the
Comprehensive Environmental Response, Compensation and Liability Act of 1980 at, upon, under
ot within the Premises as a consequence of ownetship or other use thereof prior to the Lease Term
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Commencement of this Lease by Landlord, its employees, agents or servants or any party acting
pursuant io a right or interest therein from Landlord.

46, AMERICANS WITH DISABILITIES / DEEC / DACDAS

Landlord shall be responsible for compliance with the Americans With Disabilities Act (ADA).
In the event it becomes necessary to make modifications to the floor plan as approved by Tenant
in order to comply with provisions of ADA or other applicable building codes, such modifications
shall not be grounds for termination of this Lease by Tenant, so long as modifications do not
substantially impair Tenants intended use of the Leased Premises. Landlord and Tenant will
work together fo ensure compliance and appropriate licensing according to requirements of the
South Carolina Department of Health and Environmental Control and Department of Alcohol

and Other Drug Abuse Services.
47. NON-DISTURBANCE

So Tong as the Tenant is not in default in the payment of rent or in the performance of any of the
terms of the Lease, Tenant shall peaceably and quietly hold and enjoy.the Leased Premises for
the Term provided herein without hindrance or interruption by Landlord or any other person or
persons lawfully or equitably claiming by, through or under Landlord, and the Tenant's possession
of the Leased Premises and the Tenant's rights and privileges under the Lease or any renewal
thereof shall not be diminished or inferfered with by the Mortgagee,

48. PREPARATION OF LEASE

It is hereby understood that no representation or recommendations have been made by the
Landlord, Durbano Law Firm, real estate brokers involved herein, or their employees or agents, as
to the legal sufficiency, legal effect or tax consequences of this Lease or this transaction.
Landlord and Tenant should reiain legal counsel to advise them on such matters and should rely
upon the advice of such legal counsel. Landlord and Tenant have expressly directed its
respective legal counsel to fill in this form Lease and to make certain insertions and deletions.

49, FINANCIAL CONDITION
[Intentionally Omitted)
50. TENANT IMPROVEMENTS

The Landlord shall deliver the Leased Premises pursuant to the specifications approved by the
. Tenant as provided in this Lease. In addition, Landlord shall obtain and grant watranties for the term
of this I.ease on all Major Systems included in the Tenant Improvements and for the term of this Lease for
the Major Systems of the Premises. Landlord will obtain thitd-party wartanties from. qualified service
providers if such i reasonably and commercially available. Landlord will obtain insurance against
equipment breakdown prior fo Tenant taking possession of the Leased Premises. See Exhibit C, Landlord

Warranties on Major Operating Expenses.
51. SIGNAGE
See Tenant Improvements.,

52. OPTION '
There is no option associated with this Lease, unless otherwise agreed to in writing by the Parties,

53, CONTROLLING LAW

-




The laws of South Carolina. shall govern this Lease. All litigation arlsiug imder this. Contract shall be
Titigated only in a ténjury hearing in the Coutt of Common Pleas, Ninth Judicial Cireuit, Charleston
County, South Carolina,

54, TERMINATION FOR NON-APPROPRIATION OF FUNDS

‘The Tenant, by wrilteh advapge riotice of «f Teast ninety (90) days, may fetiminate this Laasge in
whole or iu part in the event that sufficient appropriation of funids from any source (whether
federal, state, county or other soutce) are not made ov sufficlent finds or otherwise unavailable;
in either case, to pay the clidrges undey this Lease. Tfthis Lease s so terminated, the Landlord
whall be compénsated for all necessary and reascnable agtual costs of performing the Lease up fo
the date of such termination. The Landlord will not be compensated ot any ofher costs. in
connection with a termination for nop-appropriation. The Landford will not be entitled to
recover any damages in connecfion with a.terniination for non-apprepriation, including but not
lintited fo, ost profits.

Pursuant to $.6. Code Ann, § 6-27-55, as amended, Charleston Coutity provides vasious county
offices to statle agencies including DHEC. Provided however, if (tis State mardate should
changs, Tenant will promptly notify Landloxd in writing and peovide thirty (36) days notice
before reducing-the net usable square footage of the Leaged Premises for which it ig responSsza
to pay rent at no penalty to the Tenant and the Temant shall be entitled to - reduction in the
Monthly Rent reflecting the chiange in het isable square feel and prorated aceordingly.

THE REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK.
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IN WITNESS WHEREOF, the partics have executed this Lease dated the: day and year

first aliove written.

WITNESS

=22~

CHICO 1A

its:

TENANT
CHARLESTON COUNTY

-

By:

s Cmad 4) 3]y




EX}HBIT 4] A”
Plan Sheets of Leased Premises
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EXHIBIT B
Laprovements to Premises /Tenant
Twprovéments

The Parties have identified and drawsi up the: Tenant Improvenents for the Tenant's
use of the Premises. When the Tenant Improvements are approved, the Tenant will provide
writtens notice ofthe same to ihe Landlord,

Landlord has provided a-cost estimiate of §1 ;;20'0:;3388. {*‘C’q‘ gt Esﬁilnatf;”),,.asj{'a:'ovidedin
Fxhibit F (entitled “Cost Bstimate Charleston County and Chicora Life Genter Charleston
county Renovations,”) to complete the Tenant Iimprovements. Landlord has agieed to provide
up to $1,600,000.00 for any and all Tenant Tmprovements (the “Budget Cap™). The. Tenant
Improvemerts will be completed to the Tenant’s reasomable satisfaction as outlined -and
detailed in the Exhibits. "The Tenailt Impiovements will inclhide the necessaty Tequirements [o
be defermined by any licensing o1 tegulatory authority of the Tenant,. which Tenant muist
apply for and pursig in 4 reasosable and fimely manner, Landlord will pay the fixst
$1,600,000 of Tenant Improvements with any ameunt over. $1,600,000 fo be mutually agreed
1o jn advaitce by flie Parties before such Budget Cap is ever exceeded. The Parties agreé ©
niegotiate in good faith to determine a mutually agreed upon Bnount.over the Budget Cap and
‘the respective financial obligationd bf the Paities for the same,

The expectation and agreement of the Farties, subject to writien approval by the Tenant
is fhiat any curtent of exisfing improvements af the Premises may be utilized fo the fullest
xtent pogsible so as fa redice the costs of Tenant Improvements which Landlord shall pay
and allow for completion of the Tenant Tmprovements withiit the pasaméters of thé atluched
Budget. i

The expeetation of the, Prrties is that all built-in furnishitgs, as ave existing or shown
ont drawingsiin Exhibit A, will be in¢hided in the Tepant Improveients.

GENERAL RENOVATION:

The following general wenovation fequirepients are supplemental fo the notes listed. on the

drayirigs in Bxhibit A, and apply to all suites, all floots, again subjeet to the Budget Cap:

1. As directed ry Tenant, rooms shall have a minimum of two (2) eloctrical outlats and
two (2) commenications outlefs.. Roomsthat house.mulfiple. stalf shall hwve & miniinun.
of {2) electrical outlets and (1) commusiications otitlel per statt member.

2.  Additional elecirical and corhimytications outlet requirements noted on the floor plats
shall be provided.

3. Whereequipment locations are shoven on the floot plans, owet and dataas required by
the individual piece of eguipment shall be provided.

4. One (1) electiieal and one (1) communieation outlet shall be provided at locations
indicated on floor plangfor copiers, fax-machines, and {elevision/monitor Iooafiols.

5. ‘The existing HVAC system shall be modified to accominodate the approved floox
plan-layout fo provide condidonsd airin all spaces, Wheie- modifications-are exferisive
the portioniof the TIVAC systern seiving (he area shall be rébalanced.
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The existing sprinkler system shall be muodified to accommodate the approved floor
plan layout to provide sprinkler coverage in all spaces.

.~ Room fimishes (ceiling, wall, and floor) shall be provided as requested by the Tenant or

9.

as requited by the Regulatory and Licensing Agency.
Landlord shall provide the following building signage:

+  Exterior signage to identify enfry point for Tenant’s suite.
Directory signage at all Lobbies Hsting suite numbers and oceupants and
directional signage throughout the building adequate to direct visitors to a
specific suite.
Emergency fire evacuation signage and signage as required by the building code
or the authority having jurisdiction.
Internal signage within Tenant suite(s) to include adequate directional signage
and a minimum of one (1) sign per room Or Space.

Parking: Landlord shall provide and maintain common parking areas as

per the terms of the Lease.

LICENSING AGENCIES & APPROVING AUTHORITIES:

1.

When originally built, the building met all building code requirements in accordance
with the then-existing edition of the building code (IBC). The building is to be
renovated in a manner (hat the Landlord shall be able to obtain a certificate of
oceupancy, which will not require meeting all requirements of the carent edition of the
IBC provisions for existing and curtent buildings.

Tandlord shall participate with Tenant in a combined effort to obtain approvals and licensing
from Regulatory and Licensing Agencies, incleding DHEC and any other regulatory
agencies. Landlord, as Architect of Record for the Tenant Improvements, shall
provide signed and sealed drawings and specifications, and other documents and
information as necessary, fo obtain approvals and licensing, Landlord or its agent
shall aftend mectings with Regulatory and Licensing Agencies that are part of the

teview and approval process.
Landlord shall provide construction administration services during renovations as
required in DHEC Regulation 61-93 (section 1804-A-3).

Landlord shall provide permanently mounted FF&E items required by Regulatory and
Licensing Agencies as required and listed in published guideline, repulations, or
requirements. These iters may include, for example, fire extinguishers, grab bars,

migrors, and similar items.

IT AND COMMUNICATIONS SYSTEMS:

The structured cable system for telephone and data systems should alteady be

installed at the Premises and may be adequate for Tenant’s uses. Tenant may request

205




additional structured cable (telephone and data) infrastructure where missing or ecded to
et Terant's standards, the: costy to be included in the Tenant Improvemieiits, agdin
subject to the Budget Cap. Landlord shall thereaftor maintain the. siruched cable system as
orie of the building systems. Tenant will be responsible for installing its telephone systems,
handsets and 4ny date network switches and routess. The following specifications apply,
again subject to the Budget Cap:

At least one. wiring closet of IDF (interrediate distiibution fiame). shall be provided
pet Jedsed spacefoffice suite/contiguois work atea on gach floor to allow the mounfing of
data networking and telephiony- equipment, The JDF shall also contain all data cabling
for the supported area. The IDF shall be equipped with a plywooed backbourd suitable
for sceurely moupting a minimum 32" tall dafa rack or sufficient floor space 1o jnstall &
typical 19" wide twopost data vack,  Sufficient clesmances must be provided around the.
tack to allow for the installation and maintenance of eyuipment in the:tack: The IDF shall
be sufficiently ventilated to allow: the data networking and tefephony eynipment fo opetate
within appropriate temperature and hwnidity speeifications. Each IDF shall be equipped
with at least one 20 arap 120 volt NEMA outlet on a dedicated cirétit,

Sintion cables (cables from IDF fo termination peint of jack) shall connect. the.
workers' computer, telephoties: and othér data-com equipment to the IDF.  Station
cabling shall be Category § compliant.  Cébling shall be tenninated in, ANSIITIA
T5688  confipnration tenminated in a jaek -at the station end and. in a cowesponding
Catégary 5 compliant pajeh parie] in the TDP. Al cables shall be cleatly Tabeled in a logiesl
manier to allow for fast and accurate identitication of w cable at both ends, 2 sdbles:shall Be
supplied for each individual work avea, Additional -cables shall be piovided for common
work equipment such as copiefs, fax machines, Wwireléss access poiiits, efc. RG6 coaxial
cable shall connect. from the IDF or fo felevision locations a8 marked on- the drawings.
The Tenant will test all provided cdble using the appropriate TIATHIA specification.
Landlord shall replace or ropair any cables which do pot pass testing.

One IDF shall be-desigriated the MDF (iain digtribution frame): Lhis wiring closct
shall conneet 165 all other TDF's fu spaces leased by the Tenant with fiber optie cable: Fiber
opitic cable shall vonsist of at least 6 strands and shall be eapable of supporfing 1 gigabit
transuiission, overthe length-of the instalied cable. The MDF shall be équipped with at Jeast
two 20 amp 120 volf NEMA outlets on dedicated citeuils:

Landlord shall ensure that AT&T, the local eabls. televigion provider, .and
preforably other service providers, Have a. pathway irito the building frem the right of way.
Landlord shall provide a pathway twithin the building for AT&T to route their cables to gach
IDE Jeased by {he Tenant, Ata minjmum. these cables will congist of ATS&T fiber gptic
aable and 12 pair copper cable fo the MDF and 2 minimuny of 6 pairs of copper-cable to all

other IDF's. AT&T typically requites a minimum 2" inner duet fo xum tiber- eptic a—aBI’e
within a building: Landlord shall provide a pathway within the. building fox the lacal cable
felevision provider to voute thelr cables to ach IDF leased by the Tenant.
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COUNTY REVIEW AND APPROVAL-OF PLANS:

Landlord shall be respensiblé for providing constiuction docungieits—at the level of
detall necessary for obtaining a building permit from- the City—or the Tenuant s review and
approval prior to making the Tenant Improvements. The Tenant shall cofplete all such
seviews within 3 business days of being provided such designt documents and Tenant ghiall
be deéemed. to have appraved the 'prm{ided design .documents in the event it hag not
pommuiicated specific objectionsto sich docunderits within such period.

DOCUMENTATION:

1. Al documents relating in any wmanner whatgoever to the renovafions, or diy
desigmated pottion thereof, which dre in the possession of Landlord, or any subtontractor
of Landlord, shalt be made available to the Tepant for inspection and copying upon wiiiten
request by the Tendnt. Furthermore, said documents shall be-made available, upon-request

by the Tenant, 1o any State, federal or other regulatory suthorily and any such authority

may review, fispect-apd copy sueh tecoids, Sald records inelude; buf are not fimited
o, all drawingg, plans, specifications, submiftals, corespondence, miniites, ‘meoerands,
tape yeeordings. videos, or other writings or things which docuinent the project,. its
design, and its constiuction. Sald records to inelude these dosunients reflesting the cost
of construction to Latdloid, if requested by the Tenait, Landlord shall mdintain and
protect these documenis for 710 tess than. three (3) yedrs after completion of the prgject, of
for any loriger period of thme as taay be requited by law or good constrietion practict.
‘Landlord fther agrees fo inchude: these provigions in any subcontracts fsstied by it in
connection with this lease agreement. : '
9, Project documentation will be futnished by Landlord fo- the Tenant upon gompletion
-and final acceptance ofthe Tenant Improvements. Dacumentaion shall include, but not
be. lintited 1o, ¢lecttotiic.comptiter #iles of construction documents including allfights, title
and interest to. any and all drawings and spegifications: ‘The Tenantshall Tetain fosséssion
and (to the extent ownershipcan Be obtained) ownership of all répots, dectiments, and any
ofher data prepared, furnished, o obiained under the Lease. Agiegment. Al above
listed items will become thie property of the Tenant without resiriction or Limitation on
" their use. No. matexial produced, whole.or fn pait, wifl besulject to the copyright of the

“Baginéetor his consuliants,

INSPECTIONS AND ACCEPTANCE:

Landlord is vesponsible for fequired building cods inspections and quality
assuratice lesting as is +outive and customary during a construction project. All renovations
shall be subject fo inspection by the Tenant, at all reasonable times and plates priot 1o
oecupanéy. Tenant shall provide Landlord with.nofice ptior 1o any such inspection and shall
gancuct all such iﬁspécﬁ;.éns {r: '@ ‘manner which does fiof interfere or impede the progiéss
of Landlond in completing the renovations.

Initjals
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, EXHIBIT “C”
Landlerd Warrantics ot Major Operating Systems

Landlord hereby warants, porsuant to pasagraphs 7, 10, and 50 of the Lease, utilizing industry

standands, tht, the mechanical, boating, venillating, and si conditioning ssterms,. bollers, watcr

benndling, piping, and associated dgjor mechanical systems, it tevin good working ondor i thal
1 andlord will-either rehabiliate, cause fo be remartictured; of replace such sysiers as defermined by

ividustey stardards, for the Tarm of the Letise.

Additionally, Tandiord shall pt in place and: maintain & sepatate policy of “Bquipment Breakdawin
Insurance” thet is aceeptable to Teriant in the amount of $1,000,000.00 if cormercially available and

will provide similar goverage to that ofthe CNA Equipiient Breakdown Polioy:at Tandlord s expense:

Tnifials
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FEXHIBIT "DV
RULES AND REGULATIONS

o

(RESERVED)

Tritials;
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Tnitials

oy EXRGBIT R
REMODEL/FINISH SCHEDPULE DOCUMENTS

(TBD)

Tofals -
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EXHIBIT “F»

COST ESTIMATE CHARLESTON COUNTY AN
CHICORA LIFE CENTER
CHARLESTON-COUNTY RENOVATIONS
(prépared 1/31/2014)

Iiﬁ_ﬁagi S 3
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Exhibit F-Cost Estimate

B e e e e i etttk i

tharleston County:

Coronef, DAGDAS, DHEC, Vitai Records,

1/33/2014

Tenant Improvemants

e

Cost (3)

Floar Demolition

$84,073.00

Carpet

$94,215.00

Hardscape

$146,444,00 -

" Wall Demolition

536,741.00

Wall Board

$52,874.00

Wall Studs

© §20,321.00

Fipishes ... .

592,874.00,

Ceifings

540,125,080

Lighting

$67,537.00

Electrical - . .

$52147,00

Plumbing:

~Méthanieal.

$35,827,00

Windaws .

512,256,600

iabot -

$195,500.00

" General Conditions

$65,000.00

$134,224,00

" Overhend and Profit

ToTAL

$1,200,328.00 |




CEx T olet
Chicora L;fe Center
Chariest@ﬁ Caun‘ty Renovatlans

Wall Demahﬂan

DAODAS {1st, 2nd, and 3rd Flbor)
DHEC '
Vital Recorgs

583

382,
97

. 185

SOFT
SaFT

SOFT

Prepared; 01/31/2014

589
188

§7
185

Coroner
Sithtoral

1,058

1,083

Wall Board

Piiny

. Cnmner

Waﬁsmds L R

DAGUAS {1st, 2nd, and 3t Floor]
PHEC .
vital kecords

. 334
208
34
278

Sheets

Sheets

Shieats

10,68

1065

3,664
1215
362

. 2,861

o

Coroper

854

Sheets.

1065,

DAQDS: {15&, 2110}, aﬁc! ’:'{rri P[anr)
PHEE:
Vital Recards

CL - sutetEl T

294 Gallon
Ballohy:

2%

a3

;1,264

Cownm ¢

“ToED-

Gallons. ¥

435 » g

. 12,467

DADDAS {¥st; an and 3rd’ z"-loor}
DHEE ‘ :
\ital Recards

5 Suibtotal: -

1,705
© 1,033 b

155

504

a0

o TE0
gy
s

9'9'5-5'_-‘ .
065
05

671
107

sishtotal

‘3,253

gy .

2114

Floor Dema;itlﬁn .

Carpet

Hallways ™

1 Lo e e

DAODAS (151, 2nd, and’ drd Flaor) '
PHEC
Vitai Records

25079

1,980
7,297

SQFT
S0FT

28,479,
1,986
7,297

Coraner

Hial o

BACDAS {15t 2nd, and Brd Haor)
-DHEC it
Vltal Racargs.

. Sublotal

3 6}‘9 122

20,844
1,584
5E38

84,073

SOFT
SUFT
SOFT

1.22:

122
122

B v TR

45,029

24578,
1,982
745

TCoronar

Subtotal:

T GLATS

SEET

<

Pk o g

78,660

© 9y

sart

1408,

49,819

228"

Ba678

DA@DAS(ist, 2nd aﬁd Brﬁ Floari e
DEEC =+ e
Vital Records

--5;,036:

2ug
1460

COFF oo -
SQFT”

'-'-25,:1,80
1,980
7,300

Coroner ) “r

6,110

SQET

¢ dwrlan o and an

80,5596

Subtofal




Chicora Life Center

Charleston County Renavations
Prepared: 01/32/2014

70,000

 Gompisn Afea Floor Demelition 70,0000 SOFT 103
Cornmon Area Floor Renovation 70,000 SQFT 5. § 350,000
g

Common Ared Paint © 878 gaflong 3 4814

sublptaly__ 40878 - $ 449

Ceilings, !ightmg; ’?ife :
CeilingTilgs 6,880 SQFT T D& 4,120

5
Lights o : . 38,000 -Bujbs: 205 8 77,900
Tile - _ _ o 41889 LinFT 25 5 10473

. lLaber : :
T :Common.Avea: dnd Hiillway. Flaor Reswatmn e 10 S 4
Cérpet T 78,660 SQFT ) T 033853

205"

‘aqEp

.’Tﬂtéi'ﬁﬁgts-_‘i&m L -

. Otherf mnt;gengy
) Centlgaﬂcy
~ Generdl {Empl_rr,rogzs
- «(Frerhendi and:Arafit. .
(Gther} e

50,01482
50,014:57.
_ge020,04.

. 5
5%
_Apk

Subkotab . . 200,058,

Summary -
WaIE D 'moi:tlon 1,953

9,302

" i2,487

2,414

84,073

78,660 S .
80;596 - , : .
424814 '
286742
20470

Wall Studs
FEuor‘Demal;tmn

H alEWays
Cqmqn Area Renovation
Gaiiings, lightlngr'ﬁie

120490 . ;-

Oveihaad ;nd =l
forher
. . Total: $ 12&9;343
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STATE, OF SOUTH CAROLINA ) | ,
) FIRST AMENDMENT TO LEASE

COUNTY OF CHARLESTON ) FOR 3600 RIVERS AVENUE

This First Amendment to Lease for 3600 Rivers Avenue (“Lease™) is entered info this'goﬁgiday

of December, 2014,

WHEREAS, the Chicora Life Center, .C (“Landlord”), and Charleston County (“Tenant”)
(collectively the “Parties”) executed the Lease for the rental of a portion of 3600 Rivers Avenue located

in North Charleston, South Carolina on June 30, 2014; and

WHEREAS, the Lease requires that certain improvements be completed by Landlord on or before
January 1, 2015; and

WHEREAS, the Parties now wish to strike the January 1, 2015 date; and

NOW THEREFORE, in consideration of the mutual covenants set forth in this Amendment, and
for other good and valuable consideration, the receipt and sufficiency of which are acknowledged, the
Parties, infending fo be legally bound, agree as follows: )

ITEM ONE: The Leased Premises availability date of January 1, 2015, provided in Paragraph 3
of Section 2 of the Lease entitled “ZTerms, Effective Date, and Completion of Improvements” shall be
stricken.

ITEM TWO: All other terms of the Lease and its attachments shall continue in full force and
effect unless further amended by the Parties, or earlier terminated.

IN WITNESS WHEREQF, the Parties hereto have caused this instrument io be executed as of the
date and year first above written.

WITNESSES:

TENANT:

COUNTY OF CHARKESTON, SOUTH CAROLINA

By: P

Name: Teddie E. ‘.,

Title: Chairman, County Council




STATE OF SOUTH CAROLINA ) o o |
FIRST AMENDMENT TC LEASE

A ) ST A !
COUNTY QF CHARLESTON )} FOR 3600 RIVERS AVENUE

. This First Amendiment to Lease for 3600 Rivers Avenue (“Ledse™ i entered Info ﬁtis’%&y
of Detember, 2014, .
WHEREAS, the Clicora Life Center, LC (“Landlord®), and Charlesto County (*Tenant”)

(collectively thie “Partizs™) oxecuted: the Lease for the rentad of a portion of 3600 Rivers Avenus located
in North Charteston, Soutl Carolina on Jime 30, 2014: and

"WHEREAS, the Lease raquires that certajn Impravements be completed by Landlord on or before
Januaty 1, 2015; and '

WHEREAS, the Parties now wish io strike the January 1, 2015 date; and

NOW THEREFORE, in consideration of the mutual covenants set Forif in this Amendnent, and

fot other good and valuable consideration, the receipt and .'su'Fﬁci‘etlcy of which are acknowledged, the-

Partics, infending to be legally bovnd, agree as Follows:

_ ITEM ONE: The Leased Premises availabitity dage of Juitugey 1, 2013, provided i Paragraph 3
of Section 2 of the Lease entitled “Tepams, Bffective Date, and Completion of Inproveirenty” shall be
strleken,

ITEM TWO; Alf other-terms of the Lease and ifs attachiments shall continue n full force and
effoet tmless fitrther amended by the Parties, or éarlier terininated.
IN WITNESS WHEREOF, the Parties hereto have cansed this instriiment to b exec_:tited as of the

date and year fiist above written,

WITNESSES:

TENANT:

COUNTY OF C/B{%}TO& SOUTH CAROLINA
Byt % .

Name: Toddie E. ,@ﬁm”ﬁﬁ,
Title:  Chalrman, County Council

[




STATE OF SOUTH CAROLINA ) .
) SECOND AMENDMENT TO LEASE FOR

COUNTY OF CHARLESTON ) 3600 RIVERS AVE., RE ARTICLE 22

THIS SECOND AMENDMENT is made to that Commercial Lease Agreement dated
June 30, 2014 (the “Lease”) by and between Chicora Life Cenier, LC, as Landlord and

Charleston County, as Tenant, “Party” as to each, collectively the “Patties.”

WHEREAS, The Parties desire to modify the Lease to amend the performance security
requirements of Article 22 of the Lease.

NOW THEREFORE, for and in consideration of the mutual promises contained herein, the
parties hereto hereby agree as follows:

All capitalized terms used herein shall have the meaning set forth in the Lease unless otherwise
indicated. Accordingly, the covenants, conditions and provisions of the Lease are not modified
by this Amendment except as necessary to modify Article 22 as follows:

Whereas Article 22 of the Lease provides that Landlord is to provide an
irrevocable letter of credit in the penal sum of $1,300,000, this requirement is

‘hereby amended, modified, and changed as follows:

That Landlord will provide, subject to the conditions stated below, (i) an
irrevocable letter of credit in favor of Tenant in the penal sum of $200,000,
renewed annually for the entire term of the lease; (ii) that Tenant is named as an
additional payee on the already posted letter of credit of $121,600 to- SCE&G; and
(1if) that Tenant is added as an additional named insured to the policy of
equipment breakdown insurance, typically issued by CNA Insurance Company or
a reasonably equivalent insurance company acceptable to both Parties, which
insures the Building Equipment and Major Systems for at least $1,000,000.00.
The foregoing shall act as security for the Landlord’s fulfillment of its obligations
for the operation and maintenance of the Premises, Major Systems, or any other
matter(s) which would negatively impact the habitability of the Premises and
Tenant’s Quiet Enjoyment of same, and are subject to the following terms and
conditions: (i) The letters of credit may be issued by any FDIC insured bank; (ii)
The cost and expense of the letters of credit and equipment breakdown insurance
shall be shared equally by Landlord and Tenant, but not to exceed 1.25% annually
of the penal sum(s) of the letters of credit and the total insurance coverage of
$1,000,000.00; (iii) Tenant acknowledges that the lettets of credit and policy of
equipment breakdown insurance are not commercially available for periods in
excess of one year; and (iv) Landlord agrees to in good faith use all reasonable
efforts to annually renew the letters of credit and policy of equipment breakdown

insurance.

[signatures on next page]




| IN WITNESS WHEREOF, the parties have executed this Amendment dated the 5™ day of
January 2015.

WITNESS L

By U \_/\“ -
~ @%&bﬂ@t\%&%‘fﬂ Tts: f\/\\/&ﬂ\uﬂ%«k [ /74,/

WITNESS ' TENANT

CHARLESTON COUNTY




