LEASE

THIS LEASE (“Lease”) is made and entered into as o f , 2012
(the “Effective Date™), by and between GRRC INVESTM ENTS LLC, a Missouri
limited liability company (“Landlord™), and THE CIT Y OF ST. LOUIS (“Tenant”).

Landlord, for and in consideration of the rents, c ovenants and
agreements hereinafter mentioned and hereby agreed to be paid, kept and
performed by Tenant, does hereby lease to Tenant, a nd Tenant does hereby
lease from Landlord, the premises described herein on the terms and

conditions contained herein.

1. Premises. The premises hereby leased (the “PrEnisensists of approximately 8,000 square
feet of space depicted on Exhibit A attached heagttd incorporated herein and contained within teatain
building located at 2801 Clark Avenue, St. Louidsdduri 63103 (the_“Property”). Tenant shall héive non-
exclusive right during the Term of this Lease te tle driveways, sidewalks, and parking spacesedaan the
Property (except the parallel parking spaces opaking lot and any other parking spaces congtgy the other
tenant of the Property after September 20, 201d Ytamexclusive right to use the three (3) parkipgces nearest to
the entrance to the Premises as well as any agalititriped parking spaces that Tenant adds, arifsrexpense
and subject to Landlord’s reasonable prior writtensent, on the west side of the building.

Landlord agrees to deliver the Premises to Tewithtthe roof, structure, HVAC, electric and ligii systems,
plumbing and mechanical systems of the Premisgsad working condition and with Landlord’s Work @efined
in Section 32 below) completed. Subject to Lardiopbligations under Section 7 below and Secti®rbélow,

Tenant shall be deemed to have accepted the @ondifi the Premises with Landlord’s delivery obligas

satisfied upon the date Tenant first moves anyitfu fixtures, equipment or other personal pryperto the
Premises, or on the date Tenant first commencesnatallation work on the Premises (the “"Acceptabede”).

Except as expressly provided in this Lease, thenBes shall be delivered by Landlord to Tenant as-is”

condition with no warranties as to any matter wbesr, express or implied, including, without liation, the
condition of the improvements, the condition détibr the zoning of the Premises.

2. Term. The term of this Lease (the “Term”) shall foe five (5) years commencing on the
Acceptance Date (the “Commencement Date”).

3. Rent. During the Term, Tenant shall pay to Lardllmase rent (the “Base Rent”) in the following
amounts:
Period Base Rent
Annual Monthly
Months  1- $50,000.00 $4,167.00
24:

Months 25- $51,500.00 $4,292.00
36:

Months 37- $53,045.00 $4,420.00
48:

Months 49- $54,636.00 $4,553.00
60:



Base Rent shall be paid in equal monthly installénmadvance on or before the first day of eachearery month
during the Term, without any set-off or deductiohatgoever, except as expressly provided hereiry afd all

amounts due hereunder by Tenant other than BagaRgrbe referred to as “Additional Rent” and BResit and
Additional Rent may be referred to herein colleglijvas the “Rent.” Tenant's obligation to pay Aduial Rent

shall commence on the Commencement Date. If tmen@mcement Date is other than the first day of atimor

the Term ends other than on the last day of themtire Rent for such month shall be prorated erb#sis of the
actual number of days in such month. Rent paytbleandlord shall be paid to Landlord at c/o CGMitBm
L.L.C., 13588 Northwest Industrial Drive, Bridgetddlissouri 63044, Attention: Russell J. Smith. idtthe

intention of the parties hereto that, except fosthexpenses for which Landlord is expressly respienunder this
Lease, Landlord shall have no obligation to pay exyyenses whatsoever with regard to the Premisasgydhe

Term, as it may be extended, and that all suchresgseshall be and hereby are the sole resporysibilit obligation
of Tenant. Except as expressly provided hereirglbaiement, diminution or reduction of the Renttber charges
payable by Tenant under this Lease shall be clabyext allowed to Tenant.

4. Late Charge. If Tenant fails to pay any amouriReffit within seven (7) days after the applicable
due date, then Tenant shall owe, as additionalpaydble upon demand, an addition $20 per day sunth late
payment is paid in full. Any amount paid by Laordl owing to a default by Tenant in the paymerdumh amount
pursuant to the terms of this Lease shall bearastet a rate equal to four percent (4%) in exoésise publicly
announced so-called prime rate of the United Stdtasey Center Banks (as published in The Wall $tiearnal
or its successor publication) (the “Default Ratetich rate shall change as and when such prineestatll be
changed (or the highest lawful rate, if lessegQnifirthe date of payment by Landlord until paymentede to
Landlord by Tenant of such amount in full.

5. Utility Charges. During the Term Tenant shall pay,cause to be paid, all charges (including
deposits and initial service fees) for water angeseservice, gas, electricity, trash and refuseokah) light, heat or
power, cable television, telephone and other sesvitsed, rendered, or supplied to or in connedtidim the
Premises, and, to the extent legally permissibial] sontract for the same in Tenant's own namigis @bligation
shall survive expiration or termination of the Teion charges incurred during the Term or attriblggab periods
within the Term. Landlord shall not be liable terBnt in damages or otherwise if utilities or sgagiare
interrupted or terminated because of necessaryrsgfiastallations, or improvements, or any caugeiothan
the negligence or willful misconduct of Landlord its agents, contractors or employees nor shall sach
interruption or termination relieve Tenant of thefprmance of any of its obligations hereunder.

6. Real Estate Taxes. During the Term Landlord gbayl or cause to be paid, before the same
become delinquent, all taxes and assessmentsajenespecial, ordinary or extraordinary, publicpoivate, and
installments thereof, which may be levied, assesseitnposed upon the Premises and the from timgnte
improvements thereon, including any supplementsetbeand substitutes therefor and any surchargaedh
(collectively, “Taxes”).

7. Permitted Use; Compliance with Laws. Tenant siesdl the Premises only for the operation of a
domestic animal shelter and care facility includimgthout limitation, the housing, feeding, exeimis and
grooming of animals, and other animal care aatisiind the provision of services of the type cuatiyrprovided
at animal shelters and care facilities, includimfp@ion programs, educational programs, veterirzetyvities,
counseling activities, pet care support activitiesjnicipal animal control activities, and officedanther uses
ancillary thereto (the_“Permitted Use”), and for atber purpose whatsoever without the prior writtensent of
Landlord. Tenant will not make or permit to be mathy use of the Premises which is forbidden by tadinance
or governmental regulation, which may be dangeosushich may invalidate any insurance policies cioggthe
Premises required to be maintained hereunder, mhwhay violate any document(s) of record encumigetine
Premises. To the extent that any use of the Pesntiguses an increase in the premium cost of auyance
carried by Landlord, Landlord, at its sole optiadawithout limiting any other remedies availablechmder,
may charge such additional premium costs, to thenéxommercially reasonable, to Tenant as AddifiGtent
hereunder, payable as and when required by Landlord



Tenant shall, at Tenant's sole cost and expenseypily comply, and cause the Premises (includiegbitilding
and all fixtures and equipment thereon) to complth all applicable statutes, ordinances, rulegulagions, orders,
covenants and restrictions of record, and any reaugints of any fire insurance underwriters or galinreaus, now
in effect or which may hereafter come into effettetiher or not they reflect a change in policy frtrat now
existing during the term or any part hereof, ralgain any manner to Tenant's specific use of tlemnises for the
Permitted Use, including, without limitation, angdaall matters of compliance required in connectidth, or
triggered by, (a) any Alterations (as hereinadigfined) made by Tenant during the Term, or (b)arsgccupancy
by certain numbers or types of animals during theil

Landlord shall, at Landlord's sole cost and expepsamptly comply, and cause the Premises (inctudive
building and all fixtures and equipment thereon)ctumply, with all applicable statutes, ordinancesdes,
regulations, orders, covenants and restrictiomeard, and any requirements of any fire insuramzierwriters or
rating bureaus, now in effect or which may hereaftene into effect whether or not they reflect araye in policy
from that now existing during the term or any pagreof, relating in any manner to the use, condifod
occupancy of the Premises for general office ancelausing purposes as constructed and configured the
Effective Date.

8. Subletting and Assignment. Tenant may not sublePrremises or assign, hypothecate, mortgage,
encumber or otherwise convey this Lease or anyr dtiterest under it without the prior written consef
Landlord, which consent shall not be unreasonaliligheld, conditioned or delayed. Any attemptechsfar,
assignment, subletting, license, mortgage or caimesagreement, change of ownership or hypothetatio
without Landlord's written consent, shall be voialaonfer no rights upon any third party. If thisase or any
interest of Tenant herein shall be assigned, tindfwhole or any part of the Premises shall beesubll as
permitted hereunder, initial Tenant shall nevedbglremain primarily obligated for the full perf@nte of all
obligations under this Lease to be performed byahgrand initial Tenant shall not thereby be reddas any
manner. Landlord may withhold or delay Landlorddmsent to any proposed assignment or subleaseran
until such time as Landlord shall have receivearfirial, business and other information Landlordoeably
deems necessary in order to make an informed dacis to whether or not to consent to said proposed
assignment or subleasing.

9. Quiet Possession. Landlord covenants and agrekshemnant that upon Tenant's observing and
performing all of the terms, covenants and conaiition Tenant's part to be observed and performearit shall
peaceably and quietly enjoy the Premises througheuterm and without hindrance or molestation agdlord or
anyone claiming through or under Landlord.

10. Landlord's Reserved Rights. Landlord reservesritjfet to display “For Rent” signs on the
Premises during the last nine (9) months of thenTand to enter the Premises to perform its olitigatunder this
Lease. Landlord shall also have the right (butietbligation) to enter the Premises to perfansnabligations of
Tenant under this Lease that Tenant has faile@ronmn within thirty (30) days after written noticé such failure
from Landlord (or such longer period, not to excesixty (60) days, reasonably required to perfornshsu
obligations, provided Tenant has promptly commemextormance following receipt of Landlord’s notiaed is
diligently pursuing same to completion) or, in teese of an emergency, within such time and aftr sotice as is
reasonable under the circumstances. Tenant shaihptly, upon demand, reimburse Landlord for Lardls
reasonable costs and expenses to perform Tenaligatidns in accordance with this paragraph witkriest at the
Default Rate (as defined below). Upon reasonahite potice, but in no event less than twenty-f@4) hours
(except in the case of an emergency), Landlord emagr the Premises during Tenant's business haurs f
purposes of inspection or to show the Premisesaspective purchasers, tenants and lenders.

11. Alterations and Improvements. Tenant, at Tenamtst may make lawful alterations,
improvements or additions to the Premises, inclydithout limitation the installation of signageAlterations”)
that have been approved in writing by Landlord hsagproval not to be unreasonably withheld. Angragal by
Landlord shall not be deemed to constitute a wiyrranrepresentation by Landlord in respect of ithegerials,
design, location, construction or workmanship of &mprovements to the Premises. Tenant shall mhtz
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foregoing approval before commencing the constinabr installation of any Alterations, and befocentnencing
any construction to repair, replace or restorerfrovements on the Premises following a condemnafire or
casualty thereon. Tenant shall not permit any iaugicts or materialmen'’s lien to be filed againgt Bremises and
if any such liens are so filed, unless Tenant istesiing the same by appropriate proceedings, Testall
discharge the same of record within thirty (30)-after such filing. If Tenant fails to cause @uwgh lien to be
discharged of record within said thirty (30) dayéi period, Landlord may do so and Tenant shalknptty,
upon demand, reimburse Landlord for the reasonadi¢s and expenses associated therewith togetiier wi
interest at the Default Rate. All Alterationshe tPremises during the Term of this Lease shathirethe property
of Tenant and shall, without compensation to Tenbatome Landlord's property at the expiration antiex
termination of this Lease. In making any Alteratido the Premises, Tenant shall not be deemedjem af
Landlord. Tenant shall indemnify and hold Landlbedmless from and against any claims made agaamsdidrd
or the Premises and any damages, losses and ofitimranwhatsoever, including mechanic's and materias
liens, including reasonable attorney’s fees anceesgs, resulting from any such Alterations to therfises by
Tenant.

12. Insurance and Waiver of Subrogation. Landlordlghabughout the Term, keep the Premises
insured against loss or damage by fire and thdee perils included from time to time in the SpEEiarm (Special
Extended Coverage--ISO Form CF1030) coverage, irarapunt equal to the full replacement cost of the
improvements from time to time existing on the Hsem (exclusive of foundations), and in reputabfiiance
companies qualified to do business in the Statdisgouri. Tenant and Landlord shall each througtieel Term,
carry or cause to be carried Commercial GenerdilitiaCoverage Insurance (ISO Form CG 00 01) witbpect to
the Premises with one or more reputable insuraosganies qualified to do business in Missouri imigimum
amount equivalent to Two Million Dollars ($2,0000000) combined single limit coverage, haming thepparty
and any mortgagee of the Premises (whose namehsivallbeen furnished by the borrower party) additianal
insured. Tenant shall carry or caused to be chdiging the Term, and without cost to Landlordyparty
insurance on all of Tenant’s furniture, fixturegjugsment and other personal property on the Premniisan
amount not less than the full replacement valueetife as well as workmen’s compensation insurancihe
amounts required by law covering all employeeshenRremises. On or prior to the Commencement &ateat
least thirty (30) days prior to the expiration afyaf such insurance coverages, each party sHaleder cause to
be delivered to the other party certificates ofitagce evidencing all such coverages, naming thaed parties
and stating that such coverages may not be caticeiledified or altered without at least thirty (2@ys advance
written notice to all insureds. All insurance cages shall be underwritten by an insurance compaming a
Best's Insurance Guide Rating of A/VII or bettéMotwithstanding any provision herein to the contrduandlord
acknowledges that so long as the Tenant undekélaise is The City of St. Louis, Tenant shall benitted to self-
insure its obligations under this paragraph toydability insurance.

Each of Landlord and Tenant, and all parties dfainthereunder, release and discharge the othir foar
this Lease from all claims and liabilities for realpersonal property loss or damage to the Prairtise building
located thereon, or any personal property locdiecein or thereon, arising from, or caused by, @asualty or
hazard covered, or required to be covered, in whiole part by insurance on the Premises, arigimig fany cause
that (i) would be insured against under the terfreng insurance required to be carried hereundéi) g insured
against under the terms of any insurance actualified!, regardless of whether such insurance igirestjto be
carried hereunder. Each of Landlord and Tenamesghat in the event of any such loss or damagkall look
solely to its insurance for recovery. Each panllsnvaive any right of subrogation which mightsxin, or accrue
to, any person on account thereof and shall ciesiesurance company that issues property insutarstech party
to waive any rights of subrogation with respecuoh property insurance.

13. Maintenance, Repairs and Replacements. Landlali sfaintain in good condition and repair
during the Term, at Landlord’s sole expense, tloé the exterior walls, the foundations, the loadiing walls,
and the structural columns and beams of the bugjldim the Premises, all paved and landscaped aretieeo
Premises (including grass cutting and snow remdnaah driveways, parking areas and sidewalks on the
Property). Tenant shall reimburse Landlord foreguaitable share of the costs incurred by Landlorgerform
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grass cutting and snow removal services on thedptypTenant shall pay such reimbursement amounts t
Landlord within thirty (30) days after its receigftany statement of such expenses from Landlord.

During the first twelve (12) months of the Term,ndéord shall maintain in good condition and repair,
Landlord’s sole expense, the heating, ventilating air conditioning systems serving the Premise&/AC").
Upon expiration of the first twelve (12) monthstbé Term, Tenant, at its sole expense, shall hEresible for
the maintenance and repair of the HVAC and shalide for regular preventative maintenance of théAB
systems to be performed not less than once ever{6simonths during the Term; provided, howeveatth
Tenant's obligation for costs to repair the HVAGt®ms (in addition to Tenant’'s costs to have tmegoing
preventative maintenance performed), shall not ekc@500 per maintenance item occurrence and arabnnu
aggregate of $1,500, and Landlord shall be resptan&ir the remainder of such cost, provided thetdlord
has approved in advance the contractor that pesf@unh work. In the event any repair and/or reptent of
the HVAC following the first twelve (12) months tfie Term constitutes a Capital Improvement (asnéefi
below), Landlord shall be responsible for the promerformance of such repair or replacement wordt an
Landlord may amortize the cost of such repair andplacement on a straight line basis over théuugte of
such item as reasonably determined by Landlorccaoraance with generally accepted accounting [piesi
(“GAAP"), in which event, Tenant, as additional térereunder, shall pay the amortized amount ottt of
such repair or replacement attributable to such, y#as interest on the outstanding amount at 6%apaum,
which amount plus accrued interest shall be paid&yant to Landlord in equal monthly installmentshe
same time that Base Rent is due. Tenant, atetsieh, may prepay all or a portion of such amaaridr to the
date such amount is due without penalty. For mepdereof, the term “Capital Improvement” referamy
item the cost of which, under GAAP, would be anzad over the useful life of the asset being replace
repaired.

Except for those maintenance and repair items Landl ord is responsible to
perform described above, Tenant shall, without cost to Landlord, diligently
cause the Premises, and all improvements, fixtures, systems and equipment
from time to time located on or exclusively serving the Premises, to be kept

in good repair and condition at all times during th e Term, and Tenant shall
promptly and adequately repair all damage thereto. Should Tenant fail to
perform such obligations, Landlord may (without any obligation so to do)
cause such maintenance and repairs to be accomplish ed at the cost of Tenant.
Any costs incurred by Landlord in so doing shall be payable by Tenant upon
demand and shall bear interest at the Default Rate until paid in full (such

right of Landlord to be subject to the property man agement agreements of the
parties set forth below). Notwithstanding the fore going terms of this
paragraph, upon written notice to Landlord, Landlor d shall be responsible, at

its sole expense, for the prompt performance of any maintenance and repair
item concerning the Premises that (i) does not conc ern the HVAC and is
reasonably estimated to cost in excess of $250, (i ) is non-routine and not

of the type that is customarily repaired or maintai ned by maintenance and
repair personnel employed by the City of St. Louis, (iii) is unrelated to
Tenant's specific use of the Premises, and (iv) is not damage or misuse

related to Tenant’s operations on the Premises.

14, Destruction or Damage. Except as otherwise pravigeein, if the Premises is damaged by fire
or other casualty, the damage shall be promptlgireg by Landlord to substantially the same coadithat
existed prior to the casualty. Such restoratiwalle. Landlord's repair of the Premises shallimdude any
of Tenant's trade fixtures or other personal prigpat the Premises, which Tenant shall promptlytores
Landlord shall deliver to Tenant a written notidd_andlord’s estimated time for repair within niggd0) days
of the date of casualty (“Landlord’s Restorationtide’). If: (a) the Premises is damaged by fireotier
insured casualty to the extent of fifty percentd@®r more of the replacement cost thereof andiily)damage
to the Premises cannot be repaired within one aghdighty (180) days of the date of such damage (as
reasonably determined by Landlord within ninety)(88ys after the occurrence of such damage arfdréletin
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Landlord’s Restoration Notice), then Tenant maynteate this Lease by written notice to Landlordegiv
within ninety (90) days after the occurrence of tasualty, time being of the essence. In additibimhe
building on the Property is materially damaged esttbyed to the extent of fifty percent (50%) orrenof the
replacement cost thereof during the Term, then larddmay terminate this Lease by written noticel tmant
given within ninety (90) days after the occurrené¢he casualty.

15. Eminent Domain. In the event that all or any mortbf the Premises shall be taken by the exercise
of the power of eminent domain or pursuant to agyeement in lieu of the exercise of such power (a
“Condemnation Proceeding”) then Landlord shall bttled to all of the income, rent, awards or iatgrderived
from such Condemnation Proceeding.

16. Holding Over. If Tenant retains possession of Eiemises or any portion thereof after the
termination or expiration of the Term, Tenant spaly Landlord Base Rent in an amount (on a per tigsis with
reduction for partial months during the holdovemia to 150% of the Base Rent in effect immedigbeigr to the
expiration of the Term, and this Lease shall becartmancy by sufferance, terminable in accordaitteaw.

17. Surrender of Possession. Upon the expirationrorination of the Term Tenant shall surrender the
Premises and all improvements thereon to Landlogbid, clean order, repair and condition, ordinaear and
tear (typical of a standard commercial warehousiitfg excepted and free of all stains, odors dathage caused
by animals, and shall remove from the improvementthe Premises all furniture, trade fixtures atiioitems of
personal property located in such improvementsndhe Premises. Tenant shall remove all persaoakepty and
trade fixtures of Tenant located on the Premises <mall promptly repair any and all damage to thenises
caused by such removal prior to expiration or eatiermination of the Term. Any property remainimg the
Premises following expiration or termination of fherm shall conclusively be deemed to have beemdaipeed and
Landlord may dispose of same without liability teriint or any other party.

18. Default; Remedies. If default shall be made in ghgment of any sum required to be paid by
Tenant under this Lease and such default shallneanfor ten (10) days after payment thereof is, duéf default
shall be made in the observance or performancenobhthe other covenants or conditions in thisdeeavhich
Tenant is required to observe and perform and dafdult shall continue for thirty (30) days afteitien notice to
Tenant (unless within such period Tenant has prigrapmmenced such cure and is diligently prosegutie same
to completion in which case Tenant shall be affdrdgeasonable time, not to exceed sixty (60) daysure the
default), or if any voluntary petition in bankruptor any similar relief shall be filed by Tenant,ifcany involuntary
petition in bankruptcy shall be filed against Tenamder any federal or state bankruptcy or insayexct and shall
not have been dismissed within sixty (60) days fthenfiling thereof, or if a receiver shall be ajmped for Tenant
or any of the property of Tenant by any court amchgeceiver shall not have been dismissed wiikig €60) days
from the date of appointment, or if Tenant shalkenan assignment for the benefit of creditorsf diehant shall
admit in writing Tenant’s inability to meet Tenantiebts as they mature, then, in addition to ahgrdawful
remedy, Landlord, by notice to Tenant, may terneirtiais Lease and re-enter and take possessioa Brémises or
terminate Tenant's right of possession without beation of this Lease. Landlord may (i) terminttis Lease and
be entitled to recover, as damages, a sum of memegl to the excess of the value of the Rent peovid be paid
by Tenant for the balance of the then existing Tawer the fair market rental value of the Preméfter deduction
of all anticipated expenses of reletting for saftiqul; or (ii) terminate Tenant's right of possessand may
repossess the Premises by unlawful detainer sutaking peaceful possession or otherwise, witheuminating
this Lease, and relet the same for the accouneérit, for such rent and upon such terms as shaktisfactory to
Landlord. If the rents to be paid pursuant to térens of such reletting are insufficient to coviee Rent due
hereunder and Landlord’s costs of reletting, Tesaatl pay to Landlord any deficiency therein dseitomes due.
No waiver of any default by Tenant shall be impliemin any omission by Landlord to take any actioraccount
of said default if such default persists or shalrépeated, and no express waiver shall affectiefault other than
the default specified in the express waiver and thdy for the time and to the extent therein statdo failure of
Landlord to exercise any power given Landlord hedeun or to insist upon strict compliance with atjigation
hereunder and no custom or practice of the paatiemriance with the terms hereof shall constitutgaiver of




Landlord’s right to demand exact compliance with tdvms hereof. The provisions of this sectiofl sbiavive any
termination of this Lease.

The rights and remedies of Landlord under thisskeshall be cumulative and in addition to any dhd a
other rights and remedies which Landlord may haleaor in equity.

19. Notices. All notices hereunder shall be in writiigd shall be given personally against signed
receipt or communicated by U.S. registered or famitimail, postage prepaid, return receipt requeste by
nationally recognized overnight courier servicedradsed to the parties at the address set foréveadjto each
party’s signature to this Lease. Any notice whichent in accordance herewith shall be deemedve been given
on the earlier to occur of the date of deliveryhar date of the first attempt to deliver as showithe records of the
carrier. Either party may change such party’s egkifor notices by notice to the other party inntlaemner provided
in this section.

20. Exculpation. Landlord's liability hereunder witespect to any monetary payment shall be
limited to Landlord's interest in the Premises]udég without limitation the rents, insurance peeds, sales
proceeds and condemnation awards therefrom, subjéiee rights of the holder of a superior mortgageeed
of trust. All the covenants and conditions to leefqrmed hereunder are the obligations of the gmrtind no
personal liability shall be asserted or be enfdifgeagainst, the members, beneficiaries, sharetspldéficers,
directors, or partners, thereof, nor any of thespective members, partners, shareholders, dsecfficers, agents
or employees by reason of any of the covenantggnsémts, representations or warranties containethin
instrument.

21. Indemnification. Subject to the mutual waiver absogation set forth in Section 12, and except for
matters arising from the negligence or willful n@aduct of Landlord, Tenant shall indemnify and hisddmless
Landlord from and against any and all losses, daliabilities, damages, causes of action or exgenfLandlord
arising in connection with (a) Tenant's use of Bremises or the conduct of its operations or from activity,
work or thing done, permitted or suffered by Tenamtor about the Premises, (b) the nonperformaf@ny
covenant or agreement on Tenant's part to be pefbipursuant to the terms of this Lease, or (c)amyor
negligence of Tenant or of any of Tenant's ageotstractors, employees, invitees, licensees, pear#ubtenants
or assignees and from and against all costs, cbfgese expenses and liabilities incurred in arghstlaim or in
any action or proceeding brought thereon; and $& @y action or proceeding be brought againstlbehdor
reason of any such claim, Tenant, upon notice framdlord, covenants to resist or defend at Tenaxsense
such action or proceeding by counsel reasonalibfaztbry to Landlord. Tenant’s obligations untids Section
21 shall survive the expiration or earlier termimabf this Lease.

Subject to the mutual waiver of subrogation sehfim Section 12, and except for matters arisnogfthe
negligence or willful misconduct of Tenant, Landloshall indemnify and hold harmless Tenant from and
against any and all losses, claims, liabilitiesndges, causes of action or expenses of Tenamtgaiisconnection
with (i) Landlord’s use, operation or maintenandeh® Premises or from any activity, work or thidgne,
permitted or suffered by Landlord on or about thenises, (i) the nonperformance of any covenant or
agreement on Landlord’s part to be performed puatsizathe terms of this Lease, or (iii) any achegligence of
Landlord or of any of Landlord’s agents, contragtoemployees, invitees, licensees, permitted sabtenor
assignees and from and against all costs, coures| €xpenses and liabilities incurred in any slaim or in any
action or proceeding brought thereon; and in cageaation or proceeding be brought against Ter@ntefson of
any such claim, Landlord, upon notice from Tenaowenants to resist or defend at Landlord’s expsnsk action
or proceeding by counsel reasonably satisfactofyetmant. Landlord’s obligations under this Sect&inshall
survive the expiration or earlier termination abthease.

22. Hazardous Materials. Tenant shall not use, stmemufacture, dispose of or discharge any
Hazardous Substances (as hereinafter defined)dram the Premises. Tenant shall promptly notéydlord of
the breach, or the potential or threatened brezfchny of the provisions of this section. Landlstthll have the
right of access to the Premises to inspect, tektia.andlord’s sole discretion, remedy any pagreinvironmental
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problem. Tenant shall indemnify and hold Landlbadmless from any loss, claim, liability or expefiseluding,
without limitation, attorney's fees, court costensultant fees, expert fees, penalties, fines, vamelean-up,
transportation, disposal, restoration expensesndtian in value of the Premises, damages fordhe br restriction
on use of rentable or usable space or of any aynenihe Premises) arising in connection with Teisafailure to
comply with the provisions of this section. A lbaf the provisions of this section shall be aemak default
enabling Landlord to exercise any of the remeditdasth in this Lease or otherwise provided by.lafienant’s
indemnity obligation under this_Section 22 shalivaie the expiration or sooner termination of thisase.
"Hazardous Substances" for purposes of this Lezaélse interpreted broadly to include, but notibéted to,
any material or substance that is defined or diadsunder federal, state, or local laws as: (dhazardous
substance" pursuant to section 101 of the Compsedeinvironmental Response, Compensation andlitiabi
Act, 42 U.S.C. (S)1321(14), section 311 of the Faldé/ater Pollution Control Act, 33 U.S.C. (S)132%, now
or hereafter amended; (b) a "hazardous waste" potsio section 1004 or section 3001 of the Resource
Conservation and Recovery Act, 42 U.S.C. (S)698216as now or hereafter amended; (c) a toxic faoitu
under section 307(a)(1) of the Federal Water Holu€Control Act, 33 U.S.C. (S)1317(a)(1); (d) a Zhedous
air pollutant" under section 112 of the Clean ActA42 U.S.C. (S)7412, as now or hereafter amen@da
"hazardous material* under the Hazardous Matefiadsisportation Uniform Safety Act of 1990, 49 U.S.C
App. (S)1802(4), as now or hereafter amendedpictor hazardous pursuant to regulations promatijaow
or hereafter under the aforementioned laws; opfg¥enting a risk to human health or the envirorimader
other applicable federal, state or local laws, madces, or regulations, as now or as may be pawssed
promulgated in the future. "Hazardous Substanspgctifically include, but are not limited to, adoss
polychlorinated biphenyls ("PCBs"), radioactive siamces, petroleum and petroleum-based derivatives,
hydrocarbons and urea formaldehyde. The provisidrikis Section 22 shall survive the expirationsooner
termination of this Lease.

23. Entire Agreement; Severability; effect. This Leasastitutes the entire agreement between the
parties with respect to the subject matter heredfraay not be amended or modified except in angrisigned by
all parties hereto. Any provision of this Leaseichhshall prove to be invalid, void or illegal shal no way
affect, impair or invalidate any other provisioreréof and such other provisions shall remain ihfarce and
effect. This Lease shall be binding upon the partiereto (jointly and severally, if executed by twr more
parties) and shall inure to the benefit of theispective heirs, executors, administrators, successnd
permitted assigns, as the case may be.

24. Captions; Governing law. Headings and captionsf@reonvenience of reference only. This
Lease shall be governed by and enforced in accoedaith the laws of the State of Missouri.

25. Subordination of Lease. Upon the written requéstandlord, or any mortgagee or beneficiary of
Landlord, Tenant shall in writing subordinate itghts hereunder to the lien of any mortgage or adddist, now
or hereafter in force, against the Premises aall tmlvances made or hereafter to be made upsetheity thereof
pursuant to a commercially reasonable subordination-disturbance and attornment agreement furshigye
Landlord.

26. Costs of Enforcement. If at any time during thenTef this Lease either Landlord or Tenant shall
institute any action or proceeding against theratilating to the provisions of this Lease or aefadlt hereunder,
then the unsuccessful party in such action or jgdiog shall reimburse the successful party forrédasonable
expenses of the costs of such litigation or prooggdncluding, without limitation, reasonable atteys’ fees.
Such reimbursement shall include all litigation exges incurred prior to trial, at trial, and afelels of appeal and
post judgment proceedings.

27. Survival. The following obligations of Landlord érTenant shall survive the expiration or
termination of this Lease: (i) any obligation harpermitted to be performed after expiration omiaation of this
Lease; (ii) any obligation not reasonably capablgetformance prior to expiration or terminatiorttuif Lease; and
(ii) any obligation required hereunder to be perfed at or before the expiration or terminatiomhif Lease to the
extent not so performed.



28. Brokers. Landlord and Tenant each acknowledgetti@bonly real estate brokers that it has
dealt with in connection with this Lease is Duffad\nberger Realty Co., LLC representing Tenant, Biatk
Hawley representing Landlord, and that Casey Udteis a member of Landlord and is affiliated witloék
Hawley. Landlord shall be responsible, pursuantatseparate agreement, for any and all brokerage
commissions or finders fees of the aforementiormedtdr(s). Landlord and Tenant each warrant ancessmt
to each other that, except as acknowledged abbeee tare no other claims for brokerage commisswns
finders fees in connection with the execution dé ltease as a result of the actions of the respeptrty and
Landlord and Tenant each agree to indemnify thergblarty and the other’s party's agents and reptatees
against, and hold them harmless from, all lialeiiterising from any such claims (including, withbotitation,
reasonable attorneys’ fees).

29. Estoppel Letters. Each party shall, upon the ftiome to time request of the other party, execute
and deliver certificates confirming the existenédhis Lease and confirming such other matterstiveldo this
Lease as may be reasonably request by the requestity. Such certificates shall be executed ahdned to the
requesting party within ten (10) days after rectsipteof.

30. Landlord’s Transfer. Landlord has the right tonsfer its interest in the Premises and, upon
such transfer and assumption by the transfered &ftare obligations of Landlord under this Leasball be
released from all future obligations hereunder.

31. No Waiver. The failure of either Landlord or Teham insist upon strict performance by the
other of any of the covenants, conditions and agess of this Lease shall not be deemed a waivemgpf
subsequent breach or default in any of the covenanhditions and agreements of this Lease. Nesder of
the Premises by Tenant shall be affected by Laddl@cceptance of Rent or by other means whatsaavess
the same is evidenced by Landlord's written acoegtaf the surrender.

32. Landlord’s Work. Following the Effective Date, Ldiord shall diligently pursue the work
described on_Exhibit B attached hereto to comptetftLandlord’'s Work”). Landlord’'s Work shall be
performed by licensed contractors with architedtplans permitted, as necessary, by the City of. &tis. As
a condition to its obligation to commence Landler&Vork, Landlord shall have received from Tenant an
executed Proof of Funds statement in substantidlyy form attached to this Agreement as Exhibit C
demonstrating that funds sufficient to cover Telsaolbligations under this paragraph to pay Land&it@d5,000
are separately appropriated, committed and availdbt payment to Landlord in accordance with this
Agreement. Tenant shall pay Landlord $175,000 ianap sum to Landlord within two (2) weeks followin
satisfaction by Landlord of its obligations undexcon 1 above to deliver the Premises to Tendmty costs
actually incurred by Landlord in excess of $175,00% to exceed $100,000, to prepare plans, olpimits
and approvals, and construct and install Landlokfsrk shall be acknowledged to Tenant in writing by
Landlord following completion of Landlord’s Worknd shall be amortized over the initial Term of thesase.
The applicable amortized amount, plus 6% per anmtarest on the outstanding amount, shall be pgid b
Tenant to Landlord as additional rent in equal rmiyninstallments at the same time that Base Remlues
Tenant, at its election, may prepay all or a partid such amount prior to the date such amountéswithout
penalty.

[Sgnature page follows]



IN WITNESS WHEREOF, the undersigned have causiedlLibase to be signed and delivered on their
behalf as of the day and year first above written.

LANDLORD: TENANT:

GRRC INVESTMENTS LLC, CITY OF ST. LOUIS
a Missouri limited liability company

By:
By: Name:
Robert G. Goltermann, Member
Title:
LANDLORD’S ADDRESS: TENANT'S ADDRESS:
c/o CGM Smith, L.L.C. Asset Manager
13588 Northwest Industrial Drive 1520 Marke&str Suite 3005
Bridgeton, Missouri 63044 St. Louis, MO 63103

Attention: Russell J. Smith

Approved as to Form:

City Counselor Date

Register Date
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EXHIBIT B

LANDLORD'S WORK




EXHIBIT C
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