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BUILDING LEASE

THIS LEASE is made as of the 12" day of August, 2009, by and between 8300 W, ADDISON LLC,
an lilinois limited liability company, ("Landiord”) and the BOARD OF EDUCATION OF THE CITY OF

CHICAGO, a body politic and corporate, ("Tenant”).

Landlord hereby leases to Tenant and Tenant hereby accepts the premises designated on ti'}e pE_an
attached heretc as Exhibit "A", comprised of approximately 5,000 rentable square feet known as the interior
of 8300 West Addison Street, Chicago, lllinois 80634 (the “Premises"), for the term of fifteen (15) years
commencing on the earlier of the: (i) date the Certificate of Occupancy is issued, or (ii_) 1 day f)f July, 2010
(the “Commencement Date”} and terminating fifteen (15) years thereafier (the “Explrati_on Qate 1. both ;iates
inclusive {the "Term"), unless sooner terminated as provided herein. The exterior and interior of the bul_!dln_g
of which the Premises are a part are referred to herein as the “Building” and the land on which the Building is
located is referred to herein as the “Land”

In consideration thereof, Landlord and Tenant covenant and agree as foilows:

1. BASE RENT. Except as set forth in Paragraph 5 below, Tenant shall pay to Landlord at the office
of Landiord or at such other place as Landlord may designate the monthly Base Rent as follows:

YEAR MONTHLY BASE RENT
1 $ 8.437.50
2 $ 8.854.17
3 $ 9,270.83
4 3 9,270.83
5 $ 9,687.50
6 $ 9,978.12
7 $10,277.38
8 $10,585.74
9 $10,903.31
10 $11.230.41
11 $11.567.32
12 $11.914.34
13 $12.271.77
14 $12.638.93
15 $13.018.12

Base Rent shall commence upon the Commencement Date, and thereafter each monthly Base Rent
payment shall be made in advance on the first day of each and every month during the Term, without any
set-off or deduction whatsoever. If the Term commences other than on the first day of a month or ends other
than on the last day of the month, the Base Rent for such month shall be prorated, and the prorated Base
Rent for the portion of the month in which the Term commences shall be paid at the time of execution of this

Lease. The term "Rent” as used in this Lease shail include Base Rent and Additional Rent as set forth in
Section 2 below.

2. ADDITIONAL RENT. All amounts required or provided to be paid by Tenant under this Lease in
addition to Base Rent shail be deemed Rent, and the failure to pay the same shall be treated in all events as
the failure to pay Rent. Tenant hereby agrees to pay the following amounts as Additional Rent to Landlord:

(a) TAXES. Landlord shall pay all real estate taxes and assessments, both general and
special, sewer rents, rates and charges, transit taxes, taxes based upon the receipt of rent, and any
other federal, state or local governmental charge, general, special, ordinary or extraordinary (but not
including income or franchise taxes, capital stock, inheritance, estate. gift or any other taxes imposed
upon or measured by the Landlord's income or profits, uniess the same shail be imposed in lisu of
real estate or other ad valorem taxes) which may now or hereafter be lavied, assessed or imposed
against the Building or the Land or both during the Term of this Lease (collectively, the "Taxes").
Taxes shall also include the amount of (i) any gross receipts tax, sales tax or similar tax {but
excluding therefrom any income tax) payable, or which wili be payable by Landlord, by reason of the
receipt of Rent and adjustments thereto; (i) any other tax, assessment, levy, imposition or charge or
any part thereof imposed upon Landlord in place of or partly in place of any of the foregoing Taxes
and measured by or based in whole or in part upon the Land or the Building or the rents or other
income therefrom to the extent that such items would be payable if the Land or the Building were the
only property of Landlord subject thereto and the income received by Landlord from the Land or
Buildings were the only income of Landlord; and {iii) any personal property taxes (attributable to the
calendar year in which paid)} imposed upon the furniture, fixtures, machinery, equipment, apparatus,
systems and appurtenances used in connection with the Land or the Building or the operation
thereof. Tenant shall pay to Landlord as Additional Rent for Taxes an amount equal to Tenant's
Proportionate Share (as defined below) of the Taxes which are in excess of the Taxes paid in the
Base Year of 2010. If the calendar year is only partially within the Term, the payment to be made by
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Tenant shall be proportionately reduced. The obligation of Tenant to make this payment shall survive
the expiration or other termination of this Lease.

The iax and assessment bills used in calculating Tenant's obligation for Additional Rent for
Taxes in each calendar year shall be those which become due for payment during such caigndar
year, without regard to the period for which the tax assessment is levied or assessed and Wfth_out
regard to whether or not this Lease was in existence during such pericd. If, however, ‘_{here is a
change in the time payment of Taxes during the term of this Lease which would result in Tenant
paying Taxes atlocable to a period longer or shorter than the term of this Lease, the tax payments for
the last calendar year shali be equitably adjusted so that the period for which the Tenant pays Taxes
is of the same duration as the term of this Lease (although it may nct be the same period of time).

if special assessments or other special taxes payable in instaliments are ievied against the
Premises, Landlord shall pay assessments or taxes in installments, and ail such payments shalt be
cansidered part of the assessment for the purposes of this provision,

If the Landlord contests the amount of any taxes or assessments, the attorneys’ fees and
expenses incurred in successfully conducting such a contest shall be considered a part of the fax
payment for the purposes of this provision.

Tenant shall have the right to examine the tax and assessment bills on written request.

If, during the term of this Lease, the Building is sold and reassessed and, if as a result thereof,
the Taxes for the year of such reassessment increase in an amount in excess of one hundred and ten
per cent (110%) of the Taxes for the pricr year, then Tenant's Proportion of Taxes for such year shali be
limited to an amount equat to one hundred and ten per cent {110%) of Tenant's Proportion of Taxes for
the preceding year {said amount is hereinafter referred to as the "Norn-Sale Taxes™). Thereafter. in all
succeeding years, Tenant's Propeition of Taxes shall be equal to the Tenant's Proportion of the Non-
Sale Taxes as same are increased or decreased by the percentage of increase or decrease in Taxes
from the year of reassessment due to the sale of the Building

(b) OPERATING EXPENSES. Tenant will, at its sole cost and expense, be responsible for
all utilities {(which shalt be separately metered directly in Tenant's name) and the routinemaintenance
(whether performed by Tenant or an employee or agent of Tenant) of the Premises. Utilities and
routine maintenance shall include, but not be limited to, the cost of efectricity, steam, water, gas, fuel,
heating, lighting, air-conditioning, window cleaning, painting, supplies, sundries, sales or use taxes on
supplies or services, metal and door maintenance for the Building, or any other expense or charge,
whether or not hereinbefore mentioned, which in accordance with generally accepted accounting and
management principles respecting similar office buildings in the Chicago metropolitan area would be
considered as routine expenses of managing, operating or maintaining the Building, and also all
costs and expenses, if any, of maintaining, protecting and/or securing the Building as a whole,
including, but notiimited to, snow plowing and routine landscape maintenance, asphait, driveway and
sidewalk maintenance. Notwithstanding the above, Landlord shall be responsible for the
maintenance and repair of any interior or exterior structural component of the Building (including
plumbing and electrical systems), HVAC replacement and any capital improvements relating thereto.

{c) PAYMENT OF ADDITIONAL RENT. Landlord shall from time to time detiver to Tenant a
written notice or notices ("Projection Notice") setting forth Landiord's reasonable estimates, forecasts
or projections {collectively, the "Projections”) of Taxes with respect to the current calendar year. On
or before the first day of the next calendar month following Landiord's service of a Projection Notice,
and on or before the first day of each month thereafter, Tenant shall pay to Landiord, on account,
one-tweifth of the amount of Tenant's Proportionate Share of the Projections as shown in the
Projection Notice. Foilowing the end of each calendar year and after Landlord shail have determined
the actual amount of Taxes for such calendar year, Landlord shail notify Tenant in writing of Tenant's
Proportionate Share of such Taxes ("Actual Notice”). If Tenant's Proportionate Share of such Taxes
exceeds the respective amounts paid for such calendar year by Tenant, Tenant shali, within thirty
(30) days after the date of Landlord's Actual Notice pay to Landlord an amount equal to such excess.

If the said amounts paid for such calendar year by Tenant exceed Tenant's Proportionate Share of
such Taxes, then Landlord shall credit such excess to Rent payable after the date of Landlord's
Actual Notice until such excess has been exhausted. If this Lease shall expire prior to fulf application
of such excess, Landiord shall pay to Tenant the balance not theretofore applied against rent and nat
reascnably required for payment of Additional Rent for the calendar year in which the Lease expires.

No interest or penalties shall accrue on any amounts which Landiord is obligated to credit or to pay
to Tenant by reason of this Section.

(d) GROSS RENTABLE AREA. The parties agree that the present gross reniable area of
the Building is 5,000 square feet and of the Premises is 5.000 rentable square fest and that Tenant's
Proportionate Share for purposes of Additional Rent is 100%.

_ 3. OCCUPANCY. Tenantshall use and occupy the Premises for school purposes (ncluding, but not
{imited to the use of additional classroom space for Canty Elementary School) and for no other purpose,
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4. CONSTRUCTION. Exceptforthe related expenses set forth below, Landlord shall build-out the
Premises for the improvements agreed upon by the parties ("Tenant Improvemenis”) at cost not to exceed
Sixty and 00/100 Dollars ($60.00) per square foot of the Premises. The Tenant Improvements shali be made
in accordance with the plans and specifications agreed upon by both pariies (the "Plans”}, which plans are
attached hereto, and by this reference made a part hereof, as Exhibit B. Landlord shalt also be responsible
for the construction of the Base Building Improvements set forth in the Plans. Further, if Landlord requests
changes in the Plans that increase the build-out costs for the Tenant Improvemenis to more than $60.0Q ner
square foot, (excluding changes resulting from meodifications requested by either Tenant or the City of
Chicago building department) Landlord shall be responsibie for any such costs over $380.00 per square foot.

5. COVENANTS. The following covenants shall be binding on the parties during the Term of this
Lease and any extension or renewal thereof and shall be provided by the designated party, at such
designated party's sole cost and expense.

A. Heating and Air Conditioning: Landlord shall provide & heating and air cooling system
sufficient to provide a temperature condition within the Premises for comfortable occupancy daily
during the Term. The heating system shall be capable of maintaining inside space conditions of not
less than 68° F when the outside air temperature is not less than minus 10° F dry buib. The air
cooling system shall be capable of maintaining inside space conditions of not more than 78° F dry
bulb and 80% relative humidity when outside conditions are not more than 90° F dry bulb and 78° F
wet bulb. Tenant's use of the heating and air-cooling systems furnished by Landlord shall not
exceed, either in voltage, rated capacity, use, or overall load, that which Landiord reasonably deems
to be standard for the Building. Tenant shall bear the cost of: (i} heating and cooling the Premises;
and (ir) routine maintenance of the HVAC system. Landiord shall bear the cost of capital
improvements and replacement {if necessary) of the HVAC system.

B. Utilities: Landlord shall provide electricity, water and gas for ali standard receptacies and
lighting fixtures, for drinking, lavatory and toilet purposes, and also for Tenant's heating, cooling, and
for all air conditioning units, and incidental uses, which electricity, water and gas shali be separately
metered and billed directly to, and be the sole responsibility of, Tenant by the utility company
furnishing the service. Tenant shali bear the cost of maintenance offighting fixtures and replacement
of ballasts and lamps, and routine plumbing maintenance. Landlord shall bear the cost of capital
improvements and replacement (if necessary} of the plumbing and electrical systems. If Tenant
requires electricity for equipment and accessories not normal to office usage. Tenant shall procure
electricity for such equipment and accessories. at Tenant's expense, from the local pubiic utility

company servicing the Building. Tenant shall pay for the cost of installing any additional required
meters.

C. Replacements and Repairs by Landlord: Uniess caused by the negligence of Tenant, the
Landlord shall maintain, repair, and replace, as necessary, and keep in goed order, safe and clean
condition (a) the exterior and interior structure of the Building including the roof, structure, exterior walis.

bearing walls, support beamns, foundation, columns, electrical and plumbing systems and laterai support
to the Building.

if Landlord fails to complete any repair, replacement, or maintenance for which Landlord is
obligated herein within thirty (30) days of written notice from Tenant of a condition requiring repair,
replacement, or maintenance (or, if such repair, replacement, or maintenance cannot by its nature
reasonably be completed within thirty (30) days, Landlord has not commenced within thirty (30) days
of said notice the repair, replacement, or maintenance and continuously and ditigently prosecuted its
completion), Tenant may, but shall not be obligated to, commence or complete such repair,
replacement, or maintenance. All sums expended and all costs and expenses incurred by Tenant in
connection with any such repair, replacement, or maintenance shall be paid by Landlord to Tenant
and shall bear interest from the respective dates when expended or incurred by Tenant at the rate of
the lesser of twelve percent (12%) per annum or the maximum rate then permitied to be charged by
faw until repaid by Landlord to Tenant, and all such sums together with interest shall be deducted

from Rent under this Lease that is due to Landlord from Tenant, or payable by Landlord to Tenant on
demand.

0 Tenant's Covenants: Tenant shall be responsible for the following:

1. Window washing of all exterior windows in the Premises.

2. Snow removal service for walks and drives.

3. Janitorial Services,

4. Except damage by fire or other casualty and from condemnation and ordinary
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wear and fear, routine maintenance of the non-struciural portions of the
Premises which the L.andlord does not have responsibility under subsections
A, B and C above, i the Tenant does not maintain the non-structural portions
of the Premises, after notice and opporiunity to cure as provided herein,
Landlord may, buf need not, do so, and Tenant shall pay Landlord the
reasonable cost thereof forthwith upon being billed for same.

L. Access: Tenant shall have access to the Premises at all times,

F. Force Majuere. etc.. Landlord does not covenant that any of the services or utilities to be
provided by Landlord pursuant to this Lease will be free from failures or deftays caused by repairs,
renewais, improvements, changes of service, alterations, work stoppages, labor controversies,
accidents, inability {o obtain fuel, electricity, water supplies or other causes beyond the reasonabie
control of Landlord. Except as set forth in Section 6C below, Tenant agrees that Landlord shall not
be liable in damages, by abatement of Rent or otherwise, for failure to furnish or delay in furnishing
any service when such failure or delay is occasioned, in whole or in part, by repairs, renewals or
improverments, by any strike, lockout or other laber trouble, by inability to secure electricity, gas,
water, or other fuel at the Building after reasonable effort so to do, by any accident or casualty
whatsoever, by the act or default of Tenant or other parties, or by any cause beyond the reasonable
control of Landiord; and such failures or delays shall never be deemed to constitute an eviction or
disturbance of the Tenant's use and possession of the Premises or relieve the Tenant from paying
rent or performing any of its obligations under this Lease, and Tenant hereby waives and releases all
claims which it may at any time hereafter have against Landlord retated to any such failure or delay.

G, Compliance with Law and Envirenmental: At all times, both parties shall comply with alf
applicable municipal, county, state and federal ordinances, laws, rules and regulations pertaining to
the repair, maintenance and operation of the Building, Land, and Premises (including, but not limited
to environmentat laws). Landiord also agrees that the Tenant has the right to inspect, sample and
analyze the materials, systems and structures in the Premises as required by the United States
Environmental Protection Agency, the lliinois Environmental Protection Agency, the Chicago
Department of Health, or any other municipal or Chicage Board of Education entity charged with
establishing and policing occupational or educaticnal heaith and safety standards, or as necessary {o
determine compliance of the Premises with standards or guidelines established by any of the
foregeing.

6. UTILITY DEREGULATION:

A. tandlord Controls Selection. Commonwealth Edison ("Electric Service Provider"} is the
utility company currently providing electricity service for the Building. Chilled water for the Building's
and the Premises’ air conditioning system (“Chilled Water") may currently be provided via the
Building's own chiller system and chilling tower. Notwithstanding the foregoing, if permitied by law,
l.andlord shall have the right, at Landlord’s sole option, at any time and from time to time during the
Term to either contract for electric service and/or Chilled Water from a new or different company or
companies providing electric service and/or Chilled Water (each such company shall hereinafter be
referred to as an "Alternate Service Provider") or continue to either contract for service from the
Electric Service Provider or maintain the Building’s own chifler system and chilling tower to provide
Chilled Water to the Building.

B. Tenant Shall Give Landlord Access. Tenant shall cooperate with Landlord, the Flactric
Service Provider, and any Alternate Service Provider at all imes and, as reasonably necessary, shall
allow L.andlord, Electric Service Provider, and any Alternate Service Provider reasonable access to
the Building's water lines, electric lines, feeders, risers, wiring, and any other machinery or service
apparatus within the Premises. Landlord shall not unreasonably interfere with Tenant's use and
occupancy of the Premises.

7. RENT ABATEMENT. Notwithstanding anything to the contrary contained herein. if. as a result
of the act or neglect of Landlord, its agents or employees, there is an interruption or discontinuance in the
furnishing by Landlord of any of the aforementioned services to the Premises which results in Tenant being
unable to operate at the Premises, and Tenant is closed at the Premises. for a period In excess of five (5)
consecutive days after notice to Landlord by Tenant, all Rent required under this Lease shall abate from the
end of such period until the earlier of the date Tenant reopens at the Premises or such time as the service is
restored such that Tenant is again reasonably able to operaie at the Premises. In the event that such
interruption or discontinuance results in Tenant being unable to operate at the Premises, and Tenant is
closed at the Premises, for a period in excess of sixty (60) consecutive days after notice to Landlord by
Tenant, then Tenant shall have the right to terminate this Lease by written notice to Landiord.

8. REPAIRS. Landiord may, but shall not be required to, enter the Premises at all reasonable times
after reasonable notice (except in cases of emergency) to make such repairs, alterations, improvements and
additions. mncluding, without imitation, conduits, ducts. internal pipes, lines, wires, drains and flues and all
other facilities for plumbing, electricity, heating and air conditioning, as Landlord shall desire or deem
necessary to the Premises or to the Building or to any equipment located in the Building or as Landlord may
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be required to do by government authority or court order or decree. Landlord shail not unreasonably
interfere with Tenant's use and occupancy of the Premises.

9. ADDITIONS AND ALTERATIONS. Tenant shall not, without the prior written consent of Landlord,
which consent shall not be unreasonably withheld or delayed, make any alterations, improvements or
additions to the Premises. As a condition to Landlord’s consent, Landlord may impose such reasongble
conditions with respect thereto as Landlord deems appropriate, including, without fimitations, requiring
Tenant to furnish Landiord with evidence that Tenant either self-insures or carries insurance against Habillitles
which may arise out of such work, as reasonably determined by Landlord. Landlord’s consent to altera!tlc_)ns
shall not be required if such improvements: {}are nonstructural in nature, (i) would not affg—zct the_bmldmg
systems outside of the Premises; and (iii) would not require Tenant to obtain a bu%lding permlt, proyideq that
Tenant removes and repairs all resultant damage of such work prior o the expirafion or earlier termination of
this Lease. The work necessary to make any alterations, improvements or additions to the Premises shall be
done by Tenant's contractors. Tenant shall promptly pay to Landlord or to Tenant's contractors, as the case
may be, when due, the cost of all such work and of all decorating required by reason thereof, and upon
completion deliver to Landtord, if payment is made directly to contractors, evidence of payment, contractors’
affidavits and full and final waivers of all liens for labor, services or materials. and Tenant shall defend and
hold Landiord and the Land and Building harmless from ali costs, damages, liens and expenses related
thereto.

Allwork done by Tenant or its contractors pursuant o this Section 9 or pursuant to Section 8 hereof
shali be done in first-class workmanlike manner using only good grades of materials and shall comply with all
insurance requirements and all applicable laws and ordinances and rules and regulations of governmental
departments or agencies. Ali required permits shaili be obtained by Tenant at Tenant's expense.

Except for those items which are to be furnished and instalied by Landlord as part of the Work under
the Work Letter, if Tenant desires signal communications, alarm or other utility or service connection instalied
or changed, the same shall be made at the expense of Tenant, with prior written consent and under direction
of Landlord and subject to the terms and conditions of the first paragraph of this Paragraph 8 hereof.

All alterations, improvements, additions and wiring or cabling to the Premises, whether temporary or
permanent in character, made or paid for by Landlord or Tenant, shall without compensation to Tenant
become Landlord's property at the termination of this Lease by lapse of time or otherwise and shall, unless
Landlord requests their removal at the time of giving its consent in accordance with this Section 8 (in which
case Tenant shall remove the same as provided in Paragraph 16), be relinquished to Landlord in good
condition, ordinary wear and tear and loss from casualty excepted.

Tenant may affix or install any wall treatments or wall coverings, of any type or nature within the
Premises, provided that Tenant removes and repairs all resuitant damage of such work priorto the expiration
or earlier termination of this Lease.

10. COVENANT AGAINST LIENS. Tenant has no authority or power to cause or permit any lien or
encumbrance of any kind whatsoever whether created by act of Tenant, operation of law or otherwise, to
attach to or be placed upon Landlord's title or interest in the Land, Building or Premises, or to Tenant's
interests in the Premises or under this Lease. Tenant covenants and agrees not to suffer or permit any lien
of mechanics or materialmen or others to be placed against the Land, Building or the Premises with respect
to work or services claimed to have been performed for or materials clzimed tc have been furnished to
Tenant or the Premises, and in case of any such lien attaching, Tenant covenants and agrees immediately to
cause It to be released and removed of record or bonded in manner reasonably satisfactory to Landiord.

11. INSURANCE. Landlord and Tenant each agrees to use its best efforts to have all fire and
extended coverage and other property damage insurance which it carries with respect to the Land, Building
or Premises or to the property located in the Premises endorsed with a clause which reads substantially as
follows: "This insurance shall not be invalidated should the insured waive in writing prior {o a loss any or all
rights of recovery against any party for foss occurring to the property described herein.” Landlord and Tenant
each hereby waives all claims for recovery from the other for any loss or damage to the Land, Buiiding or
Premises or to the contents thereof which is either seif-insured or insured under valid and collectible
insurance policies, subject to the condition that this waiver shali be effective only when the waiver is either
permitted by such insurance policy or when, by the use of good faith efforts, such waiver could have been
included n the applicable insurance policy at no additiona! expense.

Tenant shall self-insure or carry the foliowing insurance in companies reasonably satisfactory to
Landlord:

A. Comprehensive general liability insurance during the entire Term hereof covering both
Tenant and Landtord as insureds with terms and in companies satisfactory to Landlord with limits of
not less than Cne Million ($1,000,000) Dollars combined single limit per occurrence for Personal
Injury, Death and Property Damage or in such other amounts as Landiord shall reasonably require.

B Insurance against ail risks (including sprinkler leakage, if applicable), for the fuli
replacement cost of all additions, improvements and alterations to the Premises {except to the extent
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the same are included within the definition of "building standard"), and of alt office furniture,_trade
fixtures, office equipment, merchandise and all cther items of Tenant's property on the Premises.

C Landlord acknowledges that Tenant is self-insured against the above stated risks.'and
Tenant acknowledges that its self-insurance is in a sufficient amount to cover the above stated risks.

Tenant shall, prior to the commencement of the Term (or within ten (10) days after writt_en notice from
Landlord to Tenant in the case of additional coverage orincreased amounts of coverage). furnish to Landlord
certificates evidencing such coverage, which certificates shall state that such insurance coverage may not be
changed or cancelled without at least thirty (30) days' prior written notice to Landlord and Tenant.

Tenant shall not directly or indirectly make any use of the Premises, or use, store or dispose of within
the Land, Premises or the Building materials, which may thereby be prohibited or not be approved_ by any
appropriate governmental agency or be dangerous to person or propert‘y. or wbich may jeopardize any
insurance coverage, or may increase the cost of insurance or require additional insurance coverage.

If Tenant does not self-insure or take out the insurance required pursuant to this Paragraph 10 or
xeep the same in full force and effect, Landlord may, buf shall not be obligated to take ogt_the necessary
insurance and pay the premium therefore, and Tenant shall repay to Landiord, as Additional Rent, the
amount so paid promptly upon demand. in addition, Landlord may recover from Tenant and Tenant agrees
te pay, as Additional Rent, any and all reasonable expenses (including reasonable attorneys’ fess) and
damages which Landlord may sustain by reason of the failure to Tenant to obtain and maintain such
insurance, it being expressly declared that the expenses and damages of Landlord shail not be limited to ihe
amount of the premiums thereon.

tn no event shall Tenant permit in the Premises flammables such as gasoline, turpentine, kerosene,
naphtha and benzene, or explosives or any other article of intrinsically dangerous nature, and in no event
shall Tenant, its agents, employees or invitees bring any such flammables or other articles into the Building.
If by reason of the failure of Tenant to comply with the provisions of this paragraph, any insurance coverage
is jeopardized or insurance premiums are increased, Landlord shall, after notice and cpportunity to cure,
have the option either to terminate this Lease or to require Tenant to make immediate payment of the
increased insurance premium.

Tenant shall not bring, keep discharge or release or permit to be brought, kept discharged or
released, in or from the Premises of the Building any toxic or hazardous substance, material or waste or any
other contaminant or pollutant other than non-reportable quantities of such substances when found in
commonly used household cleansers, office supplies and genera! office equipment (collectively, "Hazardous
Materials”), and any Hazardous Materials shall be used. kept, stored and dispesed of in strict accordance
with all applicable federal, state and iocal laws. Tenant shali comply with alt applicable federal. state and
focal laws. Tenant shall comply with all applicable federal, state and local reporting and disclosure
requirements, with respect to Hazardous Materials, applicabie to its business operations in the Premises.
Upon the written request of Landlord, Tenant shali provide periodic written reports of the type and quantities
of any and all types of substances, materials, waste and contaminants {whether or not believed by Tenant to
be Hazardous Materials) used, stored or being disposed of by Tenant in or from the Premises. If Landiord, in
good faith, determines that any of such substances create a risk to the health and safety of Tenant's
employees and invitees or to any other tenant or invitee of the Land, Tenant shall, upen demand by
Landlord, take such remedial action, at the sole cost and expense of Tenant (including, without limitation,
removal in a safe and lawful manner of any Hazardous Materials from the Premises), as Landiord deems
necessary or advisable or as is required by applicable law.

Landlord shall carry during the Term: (1) full replacement cost property insurance covering the Land
and Building and (2) general liability insurance covering the Land and Building, both in such amounts
deemed appropriate by Landlord. Tenant shall not make any use of the Premises which shali cause
Landlord’s cost of insurance to increase or require additional insurance coverage.

12. FIRE OR CASUALTY. Ifthe Land, Premises or the Building (including machinery or equipment
used in its operation) shall be damaged by fire or other casualty and if such damage does not render all or a
substantial portion of the Premises untenantable, then Landlord shali repair and restore the same with
reasonable promptness. If any such damage renders all or a substantial portion of the Premises or of the
Building. untenantable, Landlord shall with reasonabie promptness after the occurrence of such damage
estimate the length of time that will be required to substantially complete the repair and restoration of such
damage and shall by notice advise Tenant of such estimate. If such estimate is that the amount of time
required to substantially complete such repair and restoration wil: exceed one hundred eighty (180) days
from the date such damage occurred, then either Landlord or Tenant (but as to Tenant, only if all or a
substantial portion of the Premises are rendered untenantable) shall have the right tc terminate this Lease as
ofthe date of such damage upon giving notice to the other at any time within twenty (20) days after Landlord
gives Tenant the notice containing said estimate (it being understoed that Landlord may, if it elects to do S0,
also give such notice of termination together with the notice containing such estimate). Unless this Lease is
terminated as provided in the preceding sentence, Landlord shall proceed with reasonable promptness to
repair and restore the Premises and the Building, subject to reasonable delays for insurance adjustments
and delays caused by matters beyond Landlord's reasonable control, and also subject to zoning laws and
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building codes then in effect. Notwithstanding anything to the contrary herein set forth, Landlord sha‘il have
no liability to Tenant, and Tenant shall not be entitled to terminate this Lease, in the event such repairs an_d
restoration are notin fact completed within the time period estimated by Landlord, as aforesaid, or within said
one hundred eighty (180} days.

Notwithstanding anything to the contrary herein set forth, Landlord shall have no duty pursuant. to this
Paragraph 11 to repair or restore any portion of the alterations, additions or improvements in the Prem_sses or
the decoration thereto except to the extent that such alterations, additions, improvements and decoration are
included within the definition of "building standard”, or are part of the Work set forth in the Work Letter, or
otherwise agreed upon in writing by the parties. if Tenant wants any other or additional repairs or restoration
and if Landlord consenis thereto, the same shall be done at Tenant's expense subject to all the provisions of
Paragraph 7 and 8 hereof.

in the event any such damage not caused by the willful misconduct of Tenant, its agents or servants,
renders the Premises or the Building untenantable and if this Lease shali not be cancelied and terminated by
reason of such damage. then the Rent (including Base Rent and Additional Rent) shall abate during the
period beginning with the date of such damage and ending with the date when the Premises are again
rendered tenantable. Such abatement shali be in an amount bearing the same ratio of the total amount of
rent for such period as the untenantable portion of the Premises from time to time bears to the entire
Premises.

13. WAIVERS OF CLAIMS - INDEMNIFICATION. Tenant agrees that, to the extent not prohibited
by law, and to the extent not caused by the gross negligence or willful misconduct of Landlord, Landlord and
its officers, agents, servants and employees shall not be liable for any damage either to perscon or property or
resulting from the loss or use thereof sustained by Tenant or by other persons due to the Land or any part
thereof or any appurtenances thereof becoming out or repair, or due to the happening of any accident or
event in or about the Land, or due to any act or neglect of any tenant or occupant of the Land or of any other
person. This provision shall apply particularly (but not exclusively) to damage caused by gas, electricity.
snow, frost, steam, sewage, sewer gas or odors, fire, water or by the bursting or leaking of pipes, faucets,
sprinklers and plumbing fixtures, and shall apply without distinction as to the person whose act or neglect
was responsible for the damage and whether the damage was due 1o any of the causes specifically
enumerated above or to some other cause of an entirely different kind. Tenant further agrees that all
personal property upon the Premises, or upon loading docks, receiving and holding areas, or any freight
elevators of the Building, shall be at the risk of Tenant only, and that Landiord shall not be liable for any loss
or damage thereto or theft thereof.

Without limitation of any other provisions hereof, Tenant agrees to defend, protect, indemnify and
save harmless Landlord of and from all iability to third parties arising out of the acts of Tenant and its
servants, agents. employees, contractors, suppliers and workmen or invitees.

Without limitation of any other provisions hereof, Landiord agrees to defend, protect, indemnify and
save harmless Tenant of and from all liability to third parties arising out of the acts of Landlord and its
servants, agents, employees, contractors, suppliers and workmen or invitees.

The indemnities set forth above in this Section 12 shali fully apply to the parties as of the date of
complete execution hereof.

14. NONWAIVER. No waiver of any provision of this Lease shall be implied by any failure of either
party to enforce any remedy on account of the violation of such provision even if such violation be continued
or repeated subsequently, and no express waiver shall affect any provision other than the one specified in
such waiver and that one only for the time and in the manner specifically stated. Subiect to the rights of
Landiord in Paragraph 16, no receipt of moneys by Landlord from Tenant after the termination of this Lease
will in any way alter the length of the Term or of Tenant's right to possession hereunder or after the giving of
any notice shall reinstate, continue or extend the Term or affect any notice given Tenant prior to the receipt
of such moneys, it being agreed that after the service of notice or the commencement of a suit or after final
judgment for possession of the Premises, Landlord may receive and collect any Rent due, and the payment
of said Rent shall not waive or affect said notice, suit or judgment.

15. CONDEMNATION. If the whole or any part of the Land shall be taken or condemned for any
pubtic or quasi-public use or purpose, the Term (with respect to the part taker or condemned), at the option
of either Landlord or Tenant (but as to Tenant, only if ail or a portion of the Premises are taken or
condemned), shall end upon the date when the possession of the part so taken shall be reguired for such
use or purpose and Landlord shall be entitied to receive the entire award without any payment to Tenant.
Rent shall be apportioned as of the date of such termination.

Although all damages in the event of any condemnation are to belong to the Landlord whether such
damages are awarded as compensation for diminution in value of the leasehold or to the fee or the
improvements thereupon, Tenant shall have the right to claim and recover from the condemning authority,
but not from Landlord, only such compensation as may be separately awarded (and as part of a separate
action) or recoverable by Tenant in Tenant's own right on account of any and ali damage to any portion of
any subsequent aiterations, improvements or additions or modifications to the Premises, Tenant's business

Chicago Public Schools  8300ADDISON-FINAL



by reason of the condemnation and for or on account of any cost or loss to which Tenant might be put_in
removing Tenant's furniture, fixtures, leasehold improvements and equipment. Landlord shall cooperate with
Tenant's efforts to obtain a separate award

16, ASSIGNMENT AND SUBLETTING. Tenant shali not, without the prior wriiten consent of
Landlord; (i) assign this Lease or any interest hereunder; (i) permit any assignment of thi&_f. Lease by
operation of taw; (iif} sublet the Premises or any part thereof; or (iv) permit the use of the Premlses_by any
parties other than Tenant, its agents and employees. In no event shali this Lease be asssgne_d or assignable
by voluntary or involuntary bankruptcy proceedings or otherwise, and in no event shall this Lease or any
rights or privileges hereunder be an asset of Tenant under any bankruptcy, insclvency or reorgamzatl_on
proceedings. Tenant shall give Landlord written notice of any proposed assignment or subleasing, which
notice shail contain the proposed principal terms therecf, and upen receipt of such notice, Landlord shall
have the option to cancel the Lease in the case of a proposed assignment or a proposed subleasing of all of
the Premises, or if Tenant proposes to sublease less than all of the Premises, to cancel the Lease with
respect to the portion to be subleased, in which latter event the Base Rent and Additional Rent shall be
adjusted on a pro rata square foot of rentable area basis. The foregoing option to cancel shall not apply in
the case of a proposed sublease of all or a portion of the Premises to an affiliate corporation under the same
control {as hereinafter defined) as Tenant. If Landlord wishes to exercise such option to cancal, Landlord
shall, within fifteen (15) days after Landlord’s receipt of such notice from Tenant, send to Tenant a notice so
stating and in such notice Landlord shall specify the date as of which such cancellation is effective. which
date shali be not less than thirty (30) and not more than ninety (90) days after the date on which Landlord
sends such notice. If Landlord does not elect to cancel, as aforesaid, or if Landiord does not have an option
to cancel, Landlord agrees not to unreasonably withhold or delay its consent to any proposed assignment or
subletiing if the proposed assignee or sublessee (in Landlord's reasonable judgment) has a financial
condition comparabie to or better than that of Tenant, has a good reputation in the business community and
agrees to use the Premises for purposes satisfactory to Landlord. Further, in the event of a proposed
subletting, Tenant and the proposed sublessee shall use Landlord’s form sublease agreement unless
otherwise agreed by Landiord. No assignment of this Lease shall be effective unless the assignee shall
execute an appropriate instrument assuming all of the obligations of Tenant hereunder and unless Tenant
acknowledges therein its continued liability under this Lease. In addition. Tenant shall pay to Landlord any
reasonable attorneys fees and expenses incurred by Landlord in connection with any proposed assignmeant
or subleasing, whether or not Landlord consents to such assignment or subleasing.

17. SURRENDER OF POSSESSION. Upon the expiration of the Term or upon the termination of
Tenant's right of possession, whether by lapse of time or at the option of Landlord as herein provided, Tenant
shall at once surrender the Premises to Landlord in good order, repair and condition, ordinary wear and {ear
and loss from casualty excepted, and remove all of its property therefrom, and, if such possession is not
immediately surrendered, Landlord may forthwith re-enter the Premises and repossess itself thereof and
remove all persons and effects therefrom, using such force as may be necessary, without being deemed
guilty of any manner of trespass, eviction or forcible entry or detainer and without thereby relinquishing any
right given to Landlord hereunder or by the operation of law. Without limiting the generality of the foregeing.
Tenant agrees to remove at the termination of the Term or of its right of possession the following items of
property: office fumiture, trade fixtures, office equipment, merchandise and all other items of Tenant's
property on the Premises, and such (but only such) alterations, improvements, additions and wiring or
cabling as may be requested by Landlord at the time of approval of Tenant's nlans therefor in accordance
with Section 8 hereinabove (but excluding any Work under the Work Letter), and Tenant shall pay to
Landlord upon demand the reasonable cost of repairing any damage caused by any such removal. If Tenant
shall fail or refuse to remove any such property from the Premises, Tenant shall be conclusively presumed to
have abandoned same, and title thereof shall thereupon pass to Landlord without any cost either by set-off,
credit, allowance or otherwise, and Landlord may, at its option, accept the titte to such property or at Tenant's
expense may (i) remove the same or any part in any manner that Landiord shall choose and (iiy store,
destroy or otherwise dispose of the same without incurring liability to Tenant or any other person.

18. HOLDING OVER. Tenant shali pay to Landlord one hundred fifty percent (150%) of the Base
Rent set forth in Paragraph 1 hereof and any appropriate Additional Rent then applicable (the "Holdover
Rate”) for each month or portion thereof for which Tenant shali retain possession of the Premises or any part
thereof after the termination of the Term or Tenant's right of possession, whether by lapse of time or
otherwise, and also, if such holdover exceeds thirty (30) days, Tenant shall pay all damages sustained by
Landlord on account thereof. The provisions of this paragraph shali not be deemed to limit any rights of
Landlord. Atthe option of Landlord, expressed in a written notice to Tenant and not otherwise, such holding
over shail constitute either (i} a month-to-month tenancy upon the then applicable terms and conditions set

forth herein, or (i} a tenancy at sufferance. 1f no such notice is served, then a tenancy at sufferance shali be
deemed created af the Hoidover Rate.

19 ESTOPPEL CERTIFICATE. The Tenant agrees, from time to time, upon not less than ten (10)
business days prior request by Landiord, that the Tenant or Tenant's duly authorized representative having
knowledge of the following facts, will deliver to Landiord a statement in writing certifying (i) that this Lease is
unmodified and in full force and effect (or if there have been modifications that the Lease as modified is in full
force and effect); (ii) the dates to which the Rent and other charges have been paid; (iii) that the Landiord is
not in detault under any provision of this Lease, or, if any default, the nature thereof in detail: and {iv}to such
other matters pertaining to this Lease as Landiord reasonably requires. If Tenant fails to deliver such
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statément within the ten (10} business day period referred to above, Landlord shall notify Tenant in writing of
such failure, and if Tenant fails to deliver such statement within ten (10) business days thereafter, Tenant
shall be in default under this Lease.

20. SUBORDINATION AND ATTORNMENT. On the condition that any mortgagee or trustee or
ground lessor shall agree, in writing, that the quiet possession of the Tenant shall not be disturbed if Tenant
is not in default under this Lease, Tenant hereby agrees that this Lease shall automatically be subject and
subordinate to (i) any indenture of mortgage or deed of trust that may hereafter be placed upon the Land or
the Building and to all renewals, replacements and extensions thereof, and to all amounts secured thgreby._
except to the extent that any such indenture of mortgage or deed of trust provides otherwise, and (i) any
ground or underlying lease. Tenant shall at Landiord’s or any Lender's or any prospective Lender's request
execute such further instruments or assurances as Landlord or any Lender or any prospective Lender may
reasonably deem necessary to evidence the subordination of this Lease to the lien of any such indenture or
mortgage or deed of trust or to any such ground or underlying lease or to acknowledge that this Lease is
superior to such lien, as the case may be. i is hereby acknowledged and agreed that such further
instruments or assurances shall not contain any provisions which will cause an increased cost or expense to
Tenant cor in any other way materially and adversely change the rights and obligations of the Tenant
hereunder.

Should any prospective mortgage or ground lessor require any modification of this Lease, which
modification(s) will not cause an increased cost or expense to Tenant or in any other way materially and
adversely change the rights and obligations of Tenant hereunder, then and in such event, Tenant agrees that
this Lease may be so modified and agrees to promptly execute and deliver whatever documents are
reasonably required therefor.

Tenant shall, in the event of a sale or assignment of Landlord's interest in the Land, the Building. or
this Lease, or if the Land or the Building comes into the hands of a Lender, ground lessor or any other
person whether because of a mortgage foreclosure, exercise of a power of sale under a mortgage.
deed-in-lieu of foreclosure, termination of the ground lease, or otherwise, attorn to the purchaser or such
Lender or other person and recognize the same as Landlord hereunder. Tenant shall execute, at the request
of Landlord, such purchaser, Lender, or such other person entitled to the attornment by Tenant under this
paragraph, any attornment agreement required by such person to be executed, and containing such
provisions as such mortgagee, ground lessor or other person reasonably requires.

21. CERTAIN RIGHTS RESERVED BY LANDLORD. Landlord shall have the following rights, each
of which Landlord may exercise without notice to Tenant and without liability to Tenant for damage or injury
to property, person or business on account of the exercise thereof, and the exercise of any such rights shall
not be deemed to constitute an eviction or disturbance of Tenant's use or possession of the Premises and
shall not give rise to any claim for set-off or abatement of rent or any other claim:

A. To change the street address. In such event, Landiord shall pay Tenant the cost to replace
Tenant's address imprinted office suppties and stationery, not to exceed $1,000.00.

B Toinstall, affix and maintain any and all signs on the exterior of the Building.

C. To decorate or to make repairs, alterations, additions or improvements, whether structural or
otherwise, in and about the Land, or any part thereof, and for such purposes to enter upon the Premises, and
during the continuance of any of said work, to temporarily close doors, entryways, public space and corridors
of the Building and to interrupt or temporarily suspend services and facilities. all without affecting any of

Tenant's obligations hereunder. Landlord shall not unreasonably interfere with Tenant's use and occupancy
of the Premises.

D. To furnish door keys for doors in the Premises at the commencement of the Lease. To retain. at
all times, and to use, in appropriate instances, keys to all doors within and into the Premises. Tenant agrees
to purchase only from Landlord additional duplicate keys as required, to change no locks, and not to affix
additional focks on doors without the prior written consent of Landiord. Notwithstanding the provisions for
Landiord's access to Premises, Tenant relieves the Landlord of all responsibility arising out of theft, robbery,
and pilferage, unless caused by the gross negligence or wiliful misconduct of Landlord. Upon the expiration
of the Term or Lessee's right to possession, Tenant shall return all keys to Landlord and shall disclose to
Landlord the combination of any safes, cabinets or vaults teft in the Premises.

E. To approve the weight, size and (ocation of safes, vauits and other heavy equipment and articles
in and about the Premises and the Building (so as not to exceed the legai five load), and to require all such
ttems and furniture and similar items to be moved into or out of the Building and Premises only at such time
and in such manner as Landlord shall direct in writing. Tenant shall not install, operate or store any
machinery, equipment, mechanical devices, goods, articles or merchandise which may be dangerous to
persons or property or which may damage or injure the Premises. Tenant shall not instali, aperate or store
any machinery, equipment, mechanical devices, goods, articles or merchandise which are of 3 nature not
directly related to Tenant's ordinary use of the Premises without the prior written consent of Landlord.
Movements of Tenant's property into or out of the Building or within the Building are entirely at the risk and
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resp.onsibility of Tenant and Landiord reserves the right to require permits befere allowing any property {o be
moved info or out of the Buiiding.

F. To show the Premises to prospective tenants at reasonable hours during the last six (6)_months of
the Term and if vacated or abandoned, to show the Premises at any time and to prepare the Premises for re-

occupancy.

G, To erect, use and maintain ducts, conduits, pipes, lines, wiring. dra_ins and figes. and
appurtenances thereto, in and through the Premises at reasonable locations, with as little disruption to the
Tenant's use of the Premises as is commercially reasonable.

22. RULES AND REGULATIONS. Tenant agrees for itself, its employees, agents, clients,
customers, invitees, visitors, and guests, to comply with the current Rules and Regulations (a copy of yvhich
is attached hereto) for the Building and Land as the same may from time to time be reasonably m0~d|f|ed or
supplemented by Landicrd. Tenant agrees that Landlord shali not have any duty to Tenant to require other
tenants to comply with such Rules and Reguiations and Tenant's obligations under this Lease shall not be
altered or reduced by reason of Landlord's failure so to do. Landlord agrees to enforce the Rules and
Reguiations in a non-discriminatory manner among all tenants and further agrees that all Rules and
Regulations will be reasonabile.

23. LANDLORD'S REMEDIES. If default shall be made in the payment of the Rent or any
installment thereof or in the payment of any other sum required to be paid by Tenant under this Lease or
under the terms of any other agreement between Landlord and Tenant and such default shall continue for
twenty (20) days after written notice to Tenant, or if default shall be made in the cbservance or performance
of any of the other covenants or conditions in this Lease which Tenant is required to observe and perform
and such shalf continue for thirty (30) days after written notice to Tenant, uniess said default cannot be cured
within said thirty (30) days with Tenant using commercially reasonable efforts to so cure and with Tenant
having had timely commenced to cure and diligently prosecuting said cure to completion, then such longer
period as may be required or if a default involves a hazardous condition or an insurance cbiigation and is not
cured by Tenantimmediately upon written notice to Tenant, or if the interest of Tenant in this Lease shali be
tevied on under execution or other legal process, or if any voluntary petition in bankruptey or for corporate
rearganization or any similar relief shall be filed by Tenant, or if any involuntary petition in bankruptcy shali be
filed against Tenant under any federal or state bankrupicy or insclvency act and shall not have been
dismissed within sixty (60) days from the filing thereof, or if a receiver shall be appointed for Tenant or any of
the property of Tenant by any court and such receiver shall not have been dismissed within sixty (60) days
from the date of his appointment, or if Tenant shall make an assignment for the benefit of creditors, or if
Tenant shall admit in writing Tenant's inability to meet Tenant's debts as they mature, or if Tenant shali
abandon or vacate the Premises during the Term, then Landlord may treat the occurrence of any one or
more of the foregoing events as a breach of this Lease, and thereupon at its option may, with notice to
Tenant or any other person, have any one or more of the following described remedies in addition to all other
rights and remedies provided at faw or in equity or elsewhere herein.

A Landlord may terminate this l.ease and the Term created hereby, in which event Landlord may
forthwith repossess the Premises and be entitled to recover forthwith as damages a sum of money equal to
the present value of the Rent provided to be paid by Tenant for the balance of the original Term, less the fair
rental value of the Premises for said period, and any other sum of money and damages owed by Tenant to
Landlord. Should the fair rental value exceed the present value of the Rent provided to be paid by Tenant for

the balance or the origina!l Term of the Lease, Landlord shall have no obligation to pay to Tenant the excess
or any part thereof,

8 Landiord may terminate Tenant's right of possession and may repossess the Premises by forcible
entry and detainer suit, by taking peacefu! possession or otherwise, with notice to Tenant and without
terminating this Lease, in which event Landlord may, but shali be under no obligation to, relet the same for
the account of Tenant, for such Rent and upon such terms as shall be reasonably satisfactory to Landiord.
For the purpose of such reletting, Landlord is authorized to decorate or to make any repairs. changes.
alterations, or additions in or to the Premises that may be necessary or convenient. If Landlord shali fail to
relet the Premises, Tenant shall pay to Landiord as damages a sum equal to the amount of the Rent
reserved in this Lease for the bafance of its original Term. if the Premises are relet and a sufficient sum shall
not be realized from such reletting after paying all repairs, changes, alterations and additions and the leasing
commissions and other expenses of such refetting and of the coliection of the rent accruing therefrom to
satisfy the Rent provided for in this Lease, Tenant shall satisfy and pay any such deficiency upon demand
therefor from time to time. Tenant agrees that Landlord may file suit to recover any sums falling due under
the terms of this paragraph from time to time and that no suit or recovery of any portion due Landlord

hereunder shall be any defense to any subsequent action brought for any amount not theretofore reduced to
judgment in favor of Landlord.

_ Anything in this Section to the contrary notwithstanding, in the event Landlord is entitied to relet the
Premises under the provisions hereof, Landlord shall take commercially reasonable steps to attempt to do so.

24. EXPENSES OF ENFORCEMENT. The non-prevailing party shall pay upon demand all
reasonable costs, charges and expenses incuding courts costs and the reasonable fees of counsel, agents,
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and others retained incurred in enforcing the obligaticns hereunder or incurred in any _%itigation. negotiation or
transaction in which one party causes the other without the other’s fault tc become involved or concerned,
exciuding any negotiations to extend or renew this Lease.

25 MISCELLANEOUS.

A. All rights and remedies of either party under this Lease shall be cumuiative and none shall
exclude any other rights and remedies allowed by law.

B All payments becoming due under this Lease and remaining unpaid twenty_ {20) days e_after.due will
be subject to a One Hundred and 00/100 Dollar (3100.00) late charge and shali bear interest u_ntli pald_ at the
annual rate cf three (3%) percent in excess of the Corporaie base rate then announced frqm _tlme to time by
Chase Bank, in Chicago, lllinois, unless a lesser rate shall then be the maximum rate permissible by law with
respect thereto, in which event said lesser rate shall be charged.

C The necessary grammatical changes required to make the provision§ hereof gpply either to
corporations or partnerships or individuals, men or women, as the case may require, shall in all cases be
assumed as though in each case fully expressed,

D. Each of the provisions of this Lease shail extend to and shali, as the case may require, bind and
inure to the benefit not only of Landlord and of Tenant, but also of their respective heirs, legal representative,
successors and assigns, provided this clause shalf not permit any assignment by Tenant contrary to the
pravisions of Paragraph 16 hereof.

E Except as otherwise provided, all of the representations and cbligations of either party are
contained herein and no modification, waiver or amendment of this Lease or of any of its conditions or
provisions shall be binding upon either party unless in writing signed by such party or by a duly authorized
agent of such party empowered by a written authority signed by such party.

F Submissions of this instrument for examination shall not bind Landlord in any manner, and no
L.ease or obligation of Landlord shall arise until this instrument is signed by Landlord and Tenant and delivery
is made {0 each.

G Norights to light or air over any property, whether belonging te Landlord or any other person, are
granted to Tenant by this Lease.

H. Tenant acknowledges that Landlord has the right to transfer its interest in the Land and Building
and in this Lease, and Tenant agrees that in the event of any such transfer Landiord shall automatically be
released from all future liability under this Lease and Tenant agrees {o ook solely to such transferee for the
performance of Landlord’s obligations hereunder after such transfer.

l. The captions of paragraphs are for convenience only and shall not be deemed to limit, construe,
affect or alter the meaning of such paragraphs.

J Tenantrepresents and warrants that it is currently in good standing and authorized to do business
in the State of lllinois, and Tenant covenants that it sha!l remain so during the entire Term.

K Relationship of the Parties. Nothing contained herein shall be deemed or construed by the parties
hereto nor by any third party, as creating the retationship of principal and agent or of partnership or of joint

venture between the parties hereto or any other relationship, other than the retationship of Landlord and
Tenant.

L Applicable Law and Construction. The laws of the State of lllinois shall govern the validity,
performance and enforcement of this Lease. if any term, covenant or condition of this Lease or the
application thereof to any person or circumstance shall, to any extent, be invalid or unenforceable, the
remainder of this Lease, or the application of such term, covenant or condition tc persons or circumstances
other than those as to which itis heid invalid or unenforceable, shall not be affected thereby and each term,
covenant or condition: of this Lease shail be valid and be enforced fo the fullest extent permitted by law.

M Limitation of Liability. Anything contained herein to the contrary notwithstanding, there shall be

absolutely no personal liability on the agents, employees, or board members of Tenant with respect to any of
the terms, covenants, conditions and provisions of this Lease,

N 105 1LCS 5/34 Provisions. (i) This Lease is not legally binding on the Tenant if entered into in
violation of the provisions of 105 ILCS 5/34-21.3 which restricts employment of, or the letting of contracts to,
former Beard of Education members during the one-year period foltowing expiration of other termination of
their terms of office. (ii) Each party to this Lease hereby acknowledges that, in accordance with 1051LCS
5/34-13.1, the Inspector General of the Chicago Board of Education has the authority to conduct certain

investigations and that the Inspector Generai shall have access to all information and personnel necessary (o
conduct those investigations.
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Q. Board of Education Ethics Code. The Board of Education Ethics Code {04-0623-FP04). _adopted
June 23, 2004, and as amended from time to time, is hereby incorporated into and made a part of this Lease
as if fuilly set forth herein.

(P) Board of Education Indebtedness Policy. Landlord agrees to comply with the_ Board _of Educ'atio_n
Policy on Indebtedness (86-0626-P03), adopted June 26, 1896, and as amendeq from time tc time, whichis
hereby incorporated into and made a part of this Lease as if fully set forth herein.

(Q) Contingent Liabitity. Any expenditure by Tenant beyond the then fiscal year of Tenant shall be
deemed a contingent liability of Tenant, subject to appropriation in the subsequent fiscal year of Tenant.

26. NOTICES. All notices to be given under this Lease shall be inwriting and_delivered personally or
deposited in the United States mails, certified or registered mail with return receipt requested, postage
prepaid, addressed as follows:

(a) if to Landlord: 8300 W. ADDISON LLC
c/o Marc Realty
55 E. Jackson Blvd. Suite 500
Chicago, 1l. 60604
Aftention: Elliot Weiner

or such other person at such other address designated by notice sent to Tenant and after occupancy
of the Premises by Tenant to the address to which Rent is payable.

{b) if to Tenant: BOARD OF EDUCATION OF THE CITY OFCHICAGO
125 South Clark Street, 20" Floor
Chicago, lllinois 680603
Attention: Director of Real Esiate

With copy to: General Counsel
Board of Education of the City of Chicago
125 South Clark Street, 7" Ficor
Chicago, lliinois 80803
or to such other address designated by Tenant in a notice to Landlord.

A copy of all notices under this Lease will be given to each Lender which has suppiied Tenant with
such Lender's address.

A notice by mail shall be deemed to have been given two (2) days after deposit in the United States
mail as aforesaid.

27. SECURITY DEPOSIT. Intentionally deleted.

28. REAL ESTATE BROKER. The Tenant represents that the Tenant has dealt only with THE
STREET GROUP, LLC, as broker, in connection with this Lease, and that insofar as the Tenant Knows, no
other broker negotiated this Lease or is entitied to any commission in connection therewith.

29. COVENANT OF QUIET ENJOYMENT. The Landlord covenants that the Tenant, on paying the
Base Rent, applicable Additional Rent, charges for services and other payments herein reserved, and, on
keeping, observing and performing all the other terms, covenants, conditions, provisions and agreements
herein contained on the part of the Tenant to be kept, observed, and performed, shall, during the Term,
peaceably and quietly have, hold and enjoy the Premises subject to the terms. covenants, conditions,
provisions, and agreements hereof,

30. PERSONAL GUARANTY. Intentionally deleted.

31. OPTION TO PURCHASE. Landlord hereby grants to Tenant, or the City of Chicago, in Trust for
the Use of Schools, or the Chicago Building Commission, and/or any successors to the foregoing, the
exclusive right and option to purchase the Building and the Land (collectively referred to herein as the “Rea

Estate” for purposes of this Paragraph 31) upon the terms and conditions hereinafter sat forth (hereinafter
referred to as the "Option’)

(a). Expiration Date of Option. The Option shall be exercisable no earlier than eighteen (18) months
prior to the expiration of the Term and no later than twelve (12} months prior to the expiration of the Term on
the terms and conditions hereinafter set forth.

(D). Notice of Exercise, The Option shall be exercised by Tenant by written notice signed by Tenant
and delivered to the Landlord. The date of Tenant's election shall be the date that Landlord receives the
notice of election. Said notice of exercise shall set a closing date for the purchase and sale of the Real
Estate, which date shali be not more than ninety (90) days before nor more than thirty (30) days after the
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scheduled expiration date of the Lease Term.

{c). Purchase Price. The total purchase price for the Real Estate sijali be Two Nli.llion and 00/_100
Doliars {$2,000,000.00) (hereinafter referred to as the "Purchase Price”), which shall be paid, plus or minus
prorations, in good funds.

(d). Convevance. Landlord agrees to convey, or cause to be conveyed, to Tenant, or Tenant's
nominee, title to the Real Estate by a recordable, stamped Special Warranty Deed, subject qnly {eX (a).
general real estate taxes and special assessments not due and payable as of the da_te of the clo_sing hgrgof,
(b) acts of Tenant and those parties acting through or for Tenant, {c) building lines (including @ustmg
encroachment of recerd), zoning laws, statutes and ordinances; and {(d) easements, covenants, rights of
way, conditions and restrictions which do not unreasonably interfere with the use of the Reat Estate by the
Tenant.

{e). Closing. The consummation of the fransaction herein described (_herei'nafter referred to as the
"Closing”) shail be at the time set forth in the notice of exercise of option described in F’_arag_raph {b) _her_eof,
uniess subsequently mutually agreed otherwise, at Chicago Title Insurance Company in Chicagoe, lHinois or
such other location as is acceptable to Tenant and Landlord, provided title is shown to be good or is
accepiable to Tenant. At the Ciosing, L.andlord shall deliver the Deed described in Paragraph (d) hereof and
a Bill of Sale conveying to Tenant the personal property owned by Landlord and used or useful in the
operation of the Building.

(fi. Delvery of Possession. Landlord shall deliver and Tenant agrees 1o accept possession of the
Real Estate on the day of the Closing.

{g). Condtion. Tenant shall accept the Leased Premises and all personal property “AS 1S” and
“WHERE 1S”, without any representations or wasranties whatscever.

(h). Evidence of Title. Landiord shall deliver, or cause to be delivered, to Tenant or Tenant's
nominee, within ten (10} days from the date of exercise of the Option by Tenant, a current title commitment
("Title Commitment") from Chicago Title Insurance Company ("Titie Company") or such other title company
chosen by Landlord and reasonably acceptable to Tenant for an ALTA (2007) Form B Owner's Title
Insurance Policy ("Title Policy") in the amount of the Purchase Price. At the Closing Landlord shali cause to
beissued to Tenant or Tenant's nominee the Title Policy in the amount ofthe Purchase Price hereof covering
title to the Real Estate on the date thereof. The Title Commitment and Title Policy shall show title in the
intended grantor, subject only to (i) the title exceptions set forth in Paragraph (d) hereof, (ii) title exceptions
pertaining to liens or encumbrances of a definite or ascertainable amount which may be removed by the
payment of money at the Closing and which the Landlord will so remove at that time by using the funds to be
paid to Landlord hereunder; and (jii) the general éxceptions contained on said form of policy, subject to the
affirmative coverage over said general exceptions set forth below. The Title Policy shall be conclusive
evidence of good title as therein shown as to all matters insured by the policy subject only to the exceptions
therein stated. The Title Policy shall contain an agreement by the Title Company, or shall be supplemented
with an agreement by the Title Company delivered to Tenant no later than five (5) days prior to Closing,
stating that the Title Policy will provide full extended coverage insurance which shall result in the deletion of
the foliowing general exceptions: (i) liens for labor or materials, whether or not of record; (i) parties in
possession (other than tenants under Leases, solely as such tenants); (i) unrecorded easements: (v) taxes
or special assessments not shown by the public records: and (v} exceptions which a correct survey would
disclose (other than existing encreachment of record). The Title Policy shall also contain the following
additional affirmative endorsements and such other endorsements as are reasonably requested by Tenant:

I anendorsementinsuring Tenant that there are no vications of any restrictive covenants,
conditions or restrictions affecting the Real Estate or the buildings located thereon, that there are no
encroachments by the buildings on the Rezl Estate onto any easements or any building fines or
setbacks affecting the Real Estate, or onto any adjacent property, or any encroachments onto the
Reai Estate of existing improvements located on adjoining land;

ii. anaccess endorsement insuring that ali adjoining streets are public streets and that there

is direct and unencumbered access to the same from the Real Estate and the buildings located
thereon;

i a survey endorsement insuring that all the property insured is legally described on a
specifically mentioned survey, including that the buildings on the Real Estate do encroach onto

adjoining land, and that there are no encroachments of improvements from adjeining land onto the
Real Estate;

V. azoning endorsement insuring that the Real Estate and the building located thereon
are zoned for the present and contemplated building and business thereon and insuring against loss
or damage arising due to a prohibition of said use or requiring removal of said buildings due to a
viotation of applicable laws or ordinances including but not fimited to faws and ordinances refating to
area of the Real Estate, floor area of said buildings, setbacks, height and parking;

-
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v, a contiguity endorsement insuring that all parcels comprising the Real Estate are
contiguous;

vi. an endorsement insuring that no instrument, covenant or condition affecting the Real
Estate provides for an easement over the Real Estate or for a private assessment or charge; and

vii. an endorsement insuring that all of the Real Estate and the buildings iocated thereon
are covered by one (1) or more permanent index numbers which do not cover other property.

(i), Correction of Defects. If the Title Commitment or the Survey herein required discloses
unpermitted exceptions (other than encroachment of record), Landlord shail have thirty (30) days from the
date of delivery thereof to have the exceptions removed from the Title Commitment or {o have the Title
Company commit to insure against loss or damage that may be occasioned by such exceptions, and_, in such
event, the Closing shali be extended o a date fifteen (15) days after delivery of the correcied commtment or
the time specified in Paragraph () hereof. whichever is later. if Landlord fails to have the exceptions
removed, or in the alternative, o obtain the Title Commitment for title insurance specified above as to such
exceptions within the specified time, Tenant may terminate its exercise of the Option or may elect, upon
notice to Landlord within ten (10) days after the expiration of the thirty (30) day pericd, to take title as it then
is with the right to deduct from the Purchase Price liens or encumbrances of a definite or asceriainable
amount. if Tenant does not so elect, the exercise of the Option shall become null and void without further
actions of the parties.

) Closing Adjustments. General real estate taxes and assessments, if any, shall be adjusted
ratably (prorated) with respect to the subject transactions as of the day of the Closing based upon one
hundred five percent {105%) of the most recent ascertainable real estate tax bills. Utilities and other
customary proratable items shall be prorated as of the date of Closing and all prorations shail be final.
Landlord shall pay the amount of any stamp tax imposed by law by the State of lilinois and the County of
Cook on the transfer of title, and shall furnish completed Real Estate Transfer Declarations signed by
Landlord or Landlord's agent in the forms required pursuant to the Real Estate Transfer Tax Acts of the State
of lllinois and the County of Cook and the City of Chicago. Tenant shail pay the amount of the transfer tax
imposed by the iocal ordinances, if any.

(k) Damage. The provisions of the Uniform Vendor and Tenant Risk Act of the State of Hlinois
shall be applicable to the Option.

{13, Tfime. Time is of the essence of the provisions of the Option herein granted.

{m).  Notice, All notices herein required shali be in writing and shail be served as set forth in
Paragrapn 26 of this Lease.

{n). survey, Not later than ten (10) business days prior to the Closing, Landlord shall obtain and
deliver to Tenant a plat of survey of the Real Estate prepared by a duly licensed surveyor authorized to do
business in the State of lllinois and acceptable to Tenant, certified to Tenant and the Titie Company. In
manner satisfactory to Tenant, by such surveyor as being true, accurate and having been prepared in
accordance with the minimum requirements for a Land Title Survey adopted by the American Land Title
Association meeting the requirements of a Ciass A Survey, setting forth: (i) the legal description of the Real
Estate, (i) the location of all buildings; (iii) all boundaries, courses and dimensions of the Real Estate and
buildings; (iv) all easements, building lines, curb cuts, parking, loading areas, sewage, water, electricity, gas
and other utility facilities (together with the recording information concerning the documents creating any
such easements and building lines); (v) roads and means of ingress and egress to and from the Real Estate
to a public road; (vi) the square footage of the Reai Estate; and (vii) any wetlands located within the Real
Estate. The Survey shall reveal no encroachments onto the Reai Estate from any adjacent property, no
encroachments by or from the Real Estate or Building onto any adjacent property, and no violation by any of
any buildings on the Real Estate of any building line or easement affecting the Real Estate. Said survey shall
certify that the Real Estate is notin an area identified by an agency or department of the federal government

as having special flood or mudslide hazards which would require flood insurance under the Flood Insurance
Act of 1968.

{0}, Saturday, Sunday. and Holidays. |fthe date for Closing or performance of an obiigation falls
on a Saturday, Sunday or holiday, the date shall be deferred until the first business day following.

{p). Binding Effect. No amendments, modifications or changes shali be binding upon a party
unless set forth in a duly executed document.

(a). Escrow. At the option of either party, the transaction herein contemplated shall be closed
through an escrow with the Title Company, in accordance with the general provisions of the usual form of
Deed and Money Escrow Agreement then in use by said company, with such special provisions inserted in
the escrow agreement as may be required to conform with the Option herein granted. Upon the creation of
such an escrow, anything herein to the contrary notwithstanding, payment of consideration and delivery of

deed shall be made through the escrow and the cost of said escrow shall be equally divided between
Landlord and Tenant.
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{ry. Broker. Tenant and Landlord hereby represent to each other that neither of them have had
any dealings with respect to the Real Estate with any broker or real estate dealer. Landiord and Tenant
agree to indemnify and hold each cther harmless against any other brokerage claim asserted contrary to the
foregoing representation with respect to the subject transaction.

{s). Memorandum of Lease. The parties agree that, simultaneously with the execution of this
Lease, a Memorandum of this Lease, in the form of Exhibit “B" attached hereto and incorporated herein by
reference, shall be recorded with the Recorder of Deeds of Cook County, lllinois.

32. WAIVER OF JURY TRIAL AND COUNTERCLALIM. Each party hereby waives trial by jury in any
action, proceeding or counterclaim brought by the other on any matters whatsoever arising out of or in any
way connected with this Lease.

IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be duly executed as of the
day and year first above writien.

LANDLORD: TENANT:
8300 W. ADDISION LLC, BOARD OF EDUCATION OF THE CITY OF CHICAGO,
an Hlinois limited liability company a bedy politic and corporate
By 5\ By: \ 4 mO p %QQJK\
Mé‘hager Michael Scott, President

Attest: M/ Mﬁa 5/5’}’/&

Estela G. Beltran, Secreté ry

Board Report No: 09-0527-OP6 ~— |

Approved as te Legal Form:

‘/jFF L,Q.WL___* S‘Qowé”»f é%

Patrijk J. Rocks, General (ﬁns
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RULES AND REGULATIONS

1. The sidewalks shall not be obstructed or used by Tenant or the employees, agents, servants, vigitors or
business of Tenani for any purpose other than ingress and egress to and from the Premises and for delivery of
merchandise and equipment in a prompt and efficient manner.

2. No awnings, air-conditioning units, fans or other projections shali be atiached to the Building without
the consent of Landlord, which shall not be unreasonably withheld or delayed. No curtains, tlinds, shades, or
screens shall be atiached to or hung in, or used in connection with, any window or door of the Premises or
Building, without the prior written consent of Landlord, which shail not be unreascnably withheld or delayed. All
curtains, blinds, shades, screens or other fixtures must be of a quality type, design and color, and attached in the
manner approved by Landlord, which shail not be unreascnably withheld or delayed. All electrical fixtures hungin
offices or spaces along the perimeter of the Premises must be fluorescent, of a quality, type, design and bulb color
approved by Landlord uniess the prior consent of Landlord has been obtained for other lamping, which shalt not
be unreasonably withheld or delayed.

3. No sign, advertisement, notice or other iettering shall be exhibited, inscribed, painted, or affixed by any
Tenant on any part of the outside of the Premises or Building or on the inside of the Premises if the same can be
seen from the outside of the Premises without the prior written consent of Landlord, which shali not be
unreasonably withheld or delayed. In the event of the violation of the foregoing by Tenant, after notice to Tenant
and opportunity to cure, Landlord may remove same without any liability, and may charge the expense incurred by
such removal o the Tenant or Tenants viclating this rule. Interior signs on doors and the directory shali be
inscribed, painted or affixed for each Tenant by Landlord at the expense of such Tenant, and shall be of a
standard size, color and style acceptable to Landiord, which shall not be unreasonably withheld or delayed.
Notwithstanding the foregoing, the parties agree that Tenant may place signage with the name of the school
outside the building.

4. The exterior windows and doors that reflect or admit light and air into the Premises or halis,
passageways or other public places in the Building, shali not be covered or obsiructed by any Tenant, nor shall
any articles be placed on the windowsills. No showcases or other articles shall be put in front or affixed to any
part of the exterior of the Building, nor placed in the halls, corridors or vestibules, nor shall any article obstruct any
HVAC supply or exhaust equipment without the prior written consent of Landlord.

5. The electrical and mechanical closets, water and wash closets, drinking fountains and other plumbing
and electrical and mechanical fixtures shall not be used for any purposes other than those for which they were
constructed. and no sweepings, rubbish, rags, coffee grounds, acids or other substances shall be deposited
therein. Al damages resuiting from any misuse of the fixiures shall be borne by the Tenant who, or whose
servants, employees, agents, visitors or licensees, shall have caused the same. No person shall waste water by
interfering or tampering with the faucets or otherwise.

8. No portion of the Premises or the Building shall be used or occupied at any time for manufacturing. for
the storage of merchandise, for the sale of merchandise, goods or property of any kind at auction or otherwise or
as a sleeping or lodging quarters.

7. Tenant, any Tenant's servants, employees, agents, visitors or licensees, shall not at any time bring or

keep upon the Premises any inflammable, combustible, caustic, poisonous or explosive fluid, chemical or
substance.

8. Tenant, any Tenant's servants, employees, agents, visitors or licensees. shall not at any time bring or
keep upon the Premises any weapons including but not limited to handguns, rifles and knives.

9. No bicycles, vehicles or animals of any kind (other than a seeing eve dog for a blind person), shail be
brought into or kept by any Tenant in or about the Premises or the Land.

10. Tenant shall not use or occupy or permit any portion of the Premises to be used or occupied as an
office for a public stenographer or typist, offset printing, or for the possession, storage, manufacture or sale of
liquor, drugs, tobacco in any form or as a barber or manicure shop, an employment bureau, a labor office, a doctor
or dentist's office, a dance or music studio, or for any use other than those specifically granied in the lease.

1. Landiord shall have the right to prohibit any advertising by any Tenant which, in Landlord's opiniorn,
tends to impair the reputation of the Land or its desirability as a building for offices or schools, and upon written
notice from Landlord, Tenant shail refrain from or discontinue such advertising. In no event shall Tenant, without
the prior written consent of Landlord, which shall not be unreasonably withheld or delayed, use the name of the
Land or Building or use pictures or iliustrations of the Land or Building.

12, Any person in the Land will be subject to identification by employees and agents of Landlord. All
persons in or entering the Land shall be required to comply with the security policies of the Land. Tenant shall
Keep doors to unattended areas locked and shali otherwise exercise reasonable precautions to protect property
from theft, loss, or damage. Landiord shall not be responsible for the theft, loss, or damage of any property.

13. No additional locks or bolts of any kind shali be placed on any door in the Building or the Premises
and no lock on any other door therein shall be changed or altered in any respect without the written consent of
Landlord, which shall not be unreasonably withheld or defayed. Landlord shall furnish two keys for each lock on

16

Chicago Public Schools | 8300ALDISONFINAL



exterior doors to the Premises and shall, on Tenant's request and at Tenant's expense, provide additional
duplicate keys. All keys, including keys {0 storerooms and bathrooms, shall be returned to Landlord upon
termination of this Lease. Landlerd may, at all times, keep a pass key to the Premises. All entrance doors to the
Premises shall be left closed at all times, and left locked when the Premises are not in use.

14, Tenant shall give immediate notice to Landlosd in case of theft, unauthorized solicitation, or accident
in the Premises or in the Building or of known defects therein or in any fixiures or equipment. or of any known
emergency in the Land or Building.

15. Tenant shall not use the Premises or permit the Premises to be used for photographic, multi;ith or
muliigraph reproductions except in connection with its own business and not as a service for others, without
Landlord's prior permission.

16. Any hand trucks, carryalls, or similar appliances used for the delivery or receipt of merchandise or
equipment shall be equipped with rubber tires, side guards and such other safeguards as Landlord shall require.

17. Tenants, or the employees, agents, servants, visitors or licensees of Tenant shall not at any time or
place, leave or discard any rubbish, paper, articles or obiects of any kind whatscever outside the doors of the
Premises or in the corriders or passageways of the Buildings.

18. Tenant shali not make excessive noises, cause disturbances or vibrations or use or operate any
electrical or mechanical devices that emit excessive sound or other waves or disturbances or create obnoxious
odors, any of which may be offensive to the other tenants and occupants of the Land, or that would interfere with
the operation of any device, equipment, radio, television broadcasting or reception from or within the Land or
elsewhere and shall not place or install any projections, antennas, aerials or similar devices inside or outside of

the Premises or on the Building without Landiord’s prior written approval, which shall not be unreasonably withheld
or delayed.

19. Tenant shall comply with all applicable federal, state and municipal laws, ordinances and regulations,
nsurance requirements and reasonable building rules and regulations and shall not directly or indirectly make any
use of the Premises which may be prohibited by any of the foregeing or which may be dangerous to persons or
property or may increase the cost of insurance or require additional insurance coverage. Landlord agrees and
acknowledges that the Occupancy as set forth in Section 3 of the Lease shall not cause any such increase.

20. Tenant shall not serve, nor permit the serving of alcohotic beverages in the Premises unless Tenant
shali have procured Host Liquor Liability insurance, issued by companies and in amounts reasonably satisfactory
to Landlord, naming Landlord as an additional insured.

21. The requirements of Tenant will be attended to only upon written application at the Office of the

Building. Employees shail not perform any work or do anything outside of the regular duties uniess under speciat
instructions from the Office of the Building.

22. Canvassing, soliciting and peddling in the Land is prohitited and Tenant shalt cooperate to prevent
the same.

23. Except as otherwise explicitly permitted in its Lease, Tenant shall not do any cooking, conduct any
restaurant, luncheonette or cafeteria for the sale or service of food or beverages fo its employees or to others,
install or permit the instaliation or use of any food. beverage, cigaretie, cigar or stamp dispensing machine or
permitthe detivery of any food or beverage to the Premises, except by such persons delivering the same shall be
approved by Landlord, which shali not be unreasonably withheld or delayed.

24. Tenant shall at all times keep the Premises neat and orderly.

25. Tenant, its servants, employees, customers, invitees and guests shall, when using the parking
facilities in and around the Building, observe and obey all signs regarding fire lanes, handicapped and no parking,
or otherwise regulated parking zones, and when parking always park between the designated lines. Landlord
reserves the right to tow away, at the expense of the owner, any vehicle which is improperly parked or parked in
violation of a posted regulation. All vehicles shali be parked at the sole risk of the owner, and Landiord assumes
nc responsibilities for any damage to or loss of vehicles.

26. Intentionally deleted.

27. Intentionally deleted.

28. In accordance with the lliinois Indoor Clean Air Act, no smoking is permitted in the common areas,

bathrooms, elevators, stairwells, corridors and vestibules or within twenty (20) feet of any of the Land’s entrances
or exits.
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8300 WEST ADDISON BUILDING

WORK LETTER

Gentlemen:

This is the Work Letter referred to in the foregoing L.ease (the "Lease™) wherein you ("Tenant") lease
certain space from 8300 W. ADDISON LLC {"Landiord"} in the Office Building at 8300 West Addison Stre_et,
Chicago, IL 60634. The words "Premises,” "Building,” and "Term" as used herein shall have the respective
meanings assigned to them in the Lease. All terms and nomenclature defined in the Lease _shall, when used
herein, have the meanings set forth in the Lease, provided that if there is a conflict or inconsistency between
the terms and conditions of the Lease and this Work Letter, the terms and conditions set forth in this Work
Letter shall control. The purpose of this Work Letter is to provide for the planning and construction of
improvements to the Premises to meet the needs of Tenant. Landlord agrees that the Tenant improvement
Costs set forth below shall be ne greater than Sixty and 00/100C Collars ($60.00) per square foot for a total of
Three Hundred Thousand and C0/100 Dollars ($300,000.00).(as more specifically provided in the Lease) the
“Landlord’s Contribution”, which such sum is exclusive of all costs of the “Base Building Improvements”
(hereinafter defined), which such Base Building Improvements shall be at Landlord's sole cost and expense.

Landlord and Tenant agree as follows:
1. WORK

Landlord, at Landlord's sole cost and expense, using Building standard materials and workmanship,
shall construct the Premises (hereinafter called the "Total Work") which are provided for in Exhibit A
("Construction Documents”) issued by Landlord and approved by Tenant, and attached hereto and made a
part hereof. See Construction Documents dated . The Total Work shall
consist of the "Tenant Improvements” for an amount up te and including the Landiord's Contribution. and the
Base Building Improvements. Tenant shall be responsible for the cost of any Tenant Improvements in
excess of the Landlord’s Contribution. Subject to the provisions of the Lease and to the provisions of this
Work Letter, Landlord shall proceed diligently to cause the Total Work to be supstantially completed at or
pefore the Commencement Date. The Total Work shall be defined to include all design fees (including but
not limited to space planning fees, design fees, engineering fees), construction iabor and materials, initial
voice data cabiing, and the industry standards for construction contractor's overhead and fees. The Total
Work shall not inciude furniture or equipment of any kind (except for those items specified on the Plans,
which shall be installed by Landiord as part of the Total Work). Tenant shall reimburse Landlord for any
monies expended by Landlord pursuant to this Paragraph 1 for the cost of any Tenant Improvements outside
of the Landlord’'s Contribution and such amounts must be paid by the Tenant to Landlord within thirty (30)
days after Landlicrd sends Tenant written demand for same.

The Base Building improvements portion of the Total Work shall consist of {1} 400 AMP electric
service (2) exterior masonry / tuckpointing; (3) roof replacement or repair as required; (4) infill and level floor
as needed; and {5) 20 ton HVAC. The Tenant Improvements portion of the Total Work shali consist of ali
other alterations, improvements or additions that are not part of the Base Building Improvements, including
new cut-in windows and HVAC in excess of 20 tons.

Landiord hereby guarantees that the Total Work will be free of defects for a period of one (1) year
from the date Tenant puts the improvements into use, which guaranty period shall be in addition to the period
of any applicable guaranty required by any applicable construction document refating to the Total Work.
Landlord's guaranty shall be extended as available with respect, and only with respect, to any item repaired,
replaced or corrected under said guaranty (hereinafter referred to as “Guaranty Work") to a date one (1) year
from the date of such Guaranty Work. Shouid Landiord not perform any Guaranty Work or commence o
perform and diligently pursue such performance after fifteen (15) business days' notice by Tenant to
l.andiord, Tenant may perform any such Guaranty Work and the reasonable cost thereof shall be an
acceptable set-off against any Rent or other payment next due under the Lease. Notwithstanding the
foregoing, if Landlord. in good faith, notifies Tenant, within fifteen (15) business days afier receipt of Tenant's
above-described notice, that either (i) Landlord contests Tenant's assertion that Landlord has failed to
perform or commence to perform any Guaranty Work, or (ii) Landiord has commenced to perform such
Guaranty Work and is diligently pursuing the same (which notice under clause (i) shall describe, in
reascnable detail, the nature of such actions pertaining to the performance of Guaranty Work), then, in any
such case, Tenant shall not have the right to perform such Guaranty Work or to otherwise claim any amoeunts
due from Landlord (or to otherwise offset any amounts from Rent hereunder), unless Tenant secures acourt
order, adjudicating such claim of a disputed performance of Guaranty Work in favor of Tenant. Landiord's
guaranty set forth above shail not deprive Tenant of any action, right or remedy ctherwise avaiiable to it for
breach of any of the provisions of this Work Letter and the periods referred to above shali not be construed
as a limitation on the time in which Tenant may pursue such other action, right or remedy.

Landlord shall give Tenant written notice (hereinafter referred to as the "Completion Notice") that
Landlorq wi!l compiete the construction of the Total Work except for minor touch up and finishing items (such
completion is herein referred to as the *Substantial Completion") on the date stated in the Completion Notice
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(hereinafter referred to as the "Compietion Date"} and that possession of the Premises may be taken by
Tenant onthe next business day after the Completion Date (said date of possession is hereinafter referred to
as the "Possession Date"). Tne Completion Notice shall be given by Landlord not later than December 31,
2010. #fthe Completion Notice is not timely given by Landlord, then the Possession Date shall be deemed to
occur on the date when Tenani actually takes possession, but in no event later than ten {10) business days
after the Completion Date. Within fourteen (14) business days after the Possession Date, Landlord and
Tenant shall inspect the Premises and create an agreed list of those ifems which need to be completed,
corrected, installed, repaired, replaced or adjusted (herein referred to as the "Punch List ltems"). Landiord
will immediately proceed to complete the Punch List ltems. Should Landlord not ditigently pursue completion
of the Punch List Items within sixty (80} days of the Possession Date, Tenant may upon ten (10) business
days' prior notice to Landlord. complete such work and Landlord shall pay Tenant the reasonabie cost for
such work when such work is completed. Should Landlord fait to make any such payment within five (5)
days after presentation by Tenant of invoices therefor, Tenant may set-off such unpaid amount against Rent
or other charges next payable by Tenant under the Lease. Notwithstanding the foregoing, if Landiord, in
good faith, notifies Tenant, within ten {10) business days after receipt of Tenant’s above-described notice,
that either (i) Landlord contests Tenant's assertion that L.andlord has failed to diligently pursue completion of
the Punch List ltems, or (ii) Landlord has commenced to perform such Punch List ltems and is diligently
pursuing the same (which notice under clause (i) shall describe, in reasonable detail, the nature of such
actions pertaining to the performance of Punch List Items), then, in any such case, Tenant shall not have the
right to perform such Punch List items or to otherwise ciaim any amounts due from Landlord (or to otherwise
offset any amounts from rent hereunder), unless Tenant secures a court order, adjudicating such claim of a
disputed performance of Punch List ems in favor of Tenant.

Notwithstanding anything contained herein to the contrary, in the event the Total Work is not
Substantially Completed within one (1) year after Landlord obtains a Building Permit for Tenant to use the
Building for the Use described in the Lease (unless such delay is caused by Tenant's request for Additional
Work), the Tenant shall have the right to terminate the Lease by written notice to Landlord, and the Lease shall
be null and void.

2. ADDITIONAL WORK

If Tenant wishes, Landlord, prior to the commencement of the Term to do any construction,
decorating or similar things in the Premises in addition to the Total Work to be performed by Landlord
pursuant to Paragraph 1 hereof (the "Additional Work™) Tenant may, at its expense, submit drawings and
specifications for the Additional Work (the "Additional Plans™) to Landlord for its approval. Landlord shall
have no duty to approve the same or to do or permit any Additional Work and shall not be deemed to have
done so unless it approves the same in writing or agrees in writing to do or permit such Additional Work. if
Landlord agrees to do so, it shall submit to Tenant estimates of the cost thereof. Within ten (10} businass
days after receipt of such estimate, Tenant shall either direct Landlord in writing to do the Additional Work at
Tenant's cost or Tenant shall be deemed to have abandoned its request for such Additional Work. Tenant
agrees to pay to Landiord within thirty {30) days after receipt of bills therefore {(which bilis may be rendered
by Landlord from time to time during the course of such Additional Work or any time) the cost of all such
Additional Work (without regard to whether such cost exceeds the estimates furnished).

It is understood that any additions or alterations to the Premises desired by Tenant after the
Commencement Date shall be subject to the provisions of Paragraph 8 of the Lease.

3. SUBSTITUTIONS AND CREDITS

Tenant may select other available materiais in place of Buiiding Standard materials (which are
defined as those materials designated by Landlord, at its option. for general use in the Building) provided that
such selection is approved in writing by Landlord and that such other materials constitute a "substifution in
kind" as hereinafter described. Landlord shali have no duty to approve any proposed substitution. Tenant
agrees to pay to Landlord within thirty (30) days after receipt of bills therefore (which bills may be rendered
by Landlord from time to time during the course of the Total Work or any time) an amount equal to the
excess of the Landlord's cost for acquiring and installing such substituted materials over the cost which
Landlord would have incurred in acquiring and installing the Building Standard materials that were replaced
thereby. Credit shall be granted only to the extent of substitutions in kind. For example, a lighting fixture

credit may be applied only against the cost of another lighting fixture and an electrical outlet credit may not
be applied against the cost of bank screen partitions.

4. ACCESS BY TENANT PRIOR TO COMMENCEMENT OF TERM

Landiord, at Landlord's discretion, may permit Tenant and Tenant's agents, suppliers, contractors and
workmen to enter the Premises prior to the commencement of the Term to enable Tenant to install
furnishings or do such other things as may be required by Tenant to make the Premises ready for Tenant's
occupancy. Tenant agrees that, if such permission is granted, Tenant and its agents, contractors, workmen,
and suppliers and their activities in the Premises and Building will not interfere with or delay the completion of
the Total Work or Additional Work to be done by Landlord and will not interfere with other activities of
Landlord. Landiord shall have the right to withdraw such permission upon twenty-four (24) hours written
notice to Tenant if Landlord determines that any such interference or delay has been or may be caused.
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Tenant agrees that any such entry into the Premises shali be at Tenant's own risk and Land_lord shali not be
liable in any way for any death or injury to any person and for any injury, loss or damage which may occur to
any of Tenant's property or installation made in the Premises and Tenant agrees to protect, defend,
indemnify and save harmless Landlord from ail liabilities, costs, damages, reascnable fees and expenses
arising out of or connected with the activities of Tenant or its agents, contractors, suppliers or work men in or
about the Premises or Buiiding.

5 MISCELLANEQUS
A Time is of the essence under this Work Letter.
B. Landiord agrees it will complete ali core drillings and conduit runs for floor mounted electrical

and telephone outlets, if required, prior to installation of carpeting.

C. All portions of the Premises must be compieted as provided herein for there o be Substantial
Completion.
D itis understood that Tenant may partially occupy portions of the Premises prior to Substantial

Completion provided Tenant does not unreasonably interfere with the Total Work. Such partial occupancy
shall not be considered acceptance of the Premises so occupied nor shali Tenant be required to make any
payment therefor, unless Tenant is actively conducting its business in the Premises so occupied, and
Landlord and Tenant agree to cooperate with each cther to enable Tenant to partially occupy a portion of the
Premises. Landlord shali not be responsible tc repair damage caused by Tenant during such occupancy.

E. In the event an approval or submission is required of any party hereto at a specified time and
such approval or submission is conditioned upon the prior submission or approval of the other party hereto,
then, if such other party has delayed its approval or submission, subsequent action shall be permitted to be
delayed by the time lost due to the prior delay; provided, however, the foregoing provision shall not be
deemed to excuse compliance with the time limitations set forth in this Work Letter except if caused by the
other party.

F. Landiord acknowledges and agrees that:
(1) The Premises will comply with the Chicago Building Code (CBC) 2008.

{2) The Occupancy Classification will be Class C-3, Type | Schools for CPS use. [See
CBC 3{13-56-100)].

{3) The Construction Type does not identify occupancy such as schools. The
Construction Type for this building will be Type IR or Type IIC. [See CBC 6(13-60-060)).

(4) The project will compty with CBC Accessibility Code 11(18-1 1) unless there are more
stringent requirements in the lllinois Accessibility Code (JAC).

G. Landiord shall, or shali cause Landlord's Contractor to, secure, pay for, and maintain during
the performance of the Total Work, insurance in the following minimum coverages and limits of liability:

{1 Workmen's Compensation and Employer's Liability insurance with limits of not less
than $500,000 and as required by any Employee Benefit Acts or other statutes applicable where the

Total Work is to be performed as will protect Landiord's Contractors from liability under the
afcrementioned acts.

(2) Comprehensive General Liability insurance (including Owner's and Contractor's
Protective Liability) in an amount not less than $1,000,000 per occurrence, whether involving bodily
injury fiabiiity (or death resulting therefrom) or property damage liability or a combination thereof with
a minimum aggregate limit of $5,000,000. Such insurance shall provide for explosion and collapse,
completed operations coverage with a two-year extansion after completion of the Total Work, and
broad form blanket contractual liability coverage and shall insure Landicrd's Contractor against any
and ali claims for bodily injury, including death resulting therefrom and damage to the property of
others and arising from its operations under the contracts whether such operations are performed by
Landlord's Contractor, or by anyone directly or indirectly employed by them.

(3) “All-risk” builder's risk insurance upon the entire Total Work to the full insurance vaiue
thereof. Such insurance shall include the interest of Landlord and Tenant (and their respective
contractors and subcontractors of any tier to the extent of any insurable interest therein) in the Total
Work and shall insure against the perils of fire and extended coverage and shall inciude "all-risk"
builder's risk insurance for physical loss or damage including, without duplication of coverage, theft,
vandaiism, and matlicious mischief. If portions of the Total Work are stored off the site of the Building
or in transit to such site are not covered under such "all-risk” builder's risk insurance, then Landlord
shall effect and maintain similar property insurance on such portions of the Total Work. The waiver of
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subrogation provisions contained in the Lease shall apply to the "ali-risk” builder's risk insurance
policy to be obtained by Landlord pursuant to this paragraph.

Ali policies (except the workmen's compensation policy) shall be endorsed to include, as additional
named insureds, Tenant and its members, officers, employees, and agents, Landiord's contractors,
L.andlord's architect, and such additional persons as Tenant may designate. Such endorsements shall also
provide that all additional insured parties shall be given thirty (30) days' prior written notice of any reduction,
cancellation, or non-renewal of coverage by certified mail, return receipt requested and shall provide that the
insurance coverage afforded to the additional insured parties thereunder shall be primary to any insurance or
self-insurance carried independently by such additionat insured parties.

To the fullest extent permitted by law, Landlord shall indemnify and hold harmless the Tenant and its
members, officers, employees and agents, from and against all claims, damages. liabiiities, losses and
expenses of whatever nature, including but not limited to reasonable attorneys’ fees, necessitated by
activities of the Landlord or the Landlord's Contractor, bedily injury to persons or damage to property of the
Tenant, its employees, agents, invitees, licensees, or others, arising out of or resulting from the performance
of the Totai Work by the Landlord or the [Landlord's Contractor. The foregoing indemnity shall be in addition
to the insurance requirements set forth above and shall not be in discharge or substitution of the same, and
shall not be limited in any way by any limitations on the amount or type of damages, compensation or
benefits payable by or for Landiord's Contractor under Workers' or Workmen's compensation Acts, Disability
Benefit Acts or other Employee Benefit Acts.

Upon completion of the Total Work, Landlord shall furnish Tenant with "as-built” plans identifying the
Total Work as same has been constructed, a detailed breakdown of the costs of the Tenant Improvements,
and an occupancy permit for the Premises.

LANDLORD: TENANT:
8300 W. ADDISON LLC, BOARD OF EDUCATION OF THE CITY OF CHICAGQ,
an Hlinois limited liability company a body politic and corporate
X
By: "’# By: MI\C(U}-QP gf@ﬂ |
Manager Michael Scott, President

Altest: M //M/ E/L1/55

Estela G. Beltran, Secretéry 7

Board Report No: 08-0527-OP6 — |

Approved as to Legal Form:

PN 2L _ggg
Patrjck J. Rocks, Genera}?}ms I

Chicage Puble Schools BI00ADDISON-FINALL 21



EXHIBIT A

SPACE PLAN / CONSTRUCTION DOCUMENTS

See Attached
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EXHIBITB

MEMORANDUM OF |LEASE

See Attached

[S]
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MEMORANDUM OF LEASE

Address: 8300 West Addison Street
Chicago, . 60634

P.I.N.: 12-23-225-035-0000
This Memorandum of Lease is made and entered into as of the 1 day of August 2009. between 8300 W.
Addison LLC ("Landlord") and the Board of Education of the City of Chicago ("Tenant”).
1. For valuable consideration, Landlord acknowledges that it has, pursuant to that certain Lease
(the "Lease") of even date herewith among Landlord and Tenant, leased and demised to Tenant the interior of
the real property situated in Cook County and legally described on Exhibit "A" attached hereto (the "Property™).
2. The commencement date of the Lease is the earlier of the: {i) date the Certificate of Occupancy
is issued; or (i) 1% day of July, 2010 (the “Commencement Date"} and terminating fifteen (15) years

thereafter (the "Expiration Date”), unless earlier terminated pursuant to the terms and provisions of the Lease.

3 The Lease grants the Tenant an Option tc Purchase the Property on the terms and conditions set
forth in the Lease.

4. All other terms and conditions applicable to the Lease are set forth in the Lease.

IN WITNESS WHEREOF, the parties have executed this Memorandum of Lease as of the date first
written above.

LANDLORD: TENANT:
8300 W. ADDISON LLC, BOARD OF EDUCATION OF THE CITY OF CHICAGO,
an lilinetsfmited liability company a body politic and corporate
By: 4 By: M\\C,\)‘\.A@Q /@C@EQ‘Q/ '
Mahager Michael Scott, President

west_Gible [ Mslller- 9/ /ﬁ?

Estela G. Beltran, Secretary

Board Report No: 08-0527-0OP6 —

Approved as to Legal Form:

Patrick J. Rocks, General C@fel{

THIS MEMORANDUM OF LLEASE
PREPARED BY AND UPON
RECORDING RETURN TO:

Sandra Thomas, Assisiant General Counsel
Board of Education of the City of Chicago
125 8. Clark Street

Suite 700

Chicago, llinois 60603
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STATE OF ILLINOIS )
) S3S.

COUNTY OF COOK )

On  this g& day of @;f“ ., 2009 Dbefore me appeared
, to me perscnally known, who being by me
duly sworn, did say that he is the Manager of 8300 W. Addison, LLC, an llinois limited liability company, the

iimited liability company that executed the within and foregoing instrument and that said instrument was du_{y
signed and seated by said Manager on behalf of said limited liability company for the uses and purposes therein

set forth,

: JORGE SALAMA Notary PTBINC

<+
*
Notary pypiic &t :
‘ UDIiG, State of iifingis  +
A Commrssron Expires 06/05;1’81'2 :

AT TN
00060006¢09¢0t600¢¢: //

My Commission Expires:

STATE OF ILLINOIS )
) SS.

COUNTY OF COOK )

On this day of , 2008 before me appeared Michael Scott and Estela

Beitran, to me personally known, who being by me duly sworn, did say that they are the President and Secretary
of the BOARD OF EDUCATION OF THE CITY OF CHICAGO, a body politic and corporate, the body politic and
corporate that executed the within and foregoing instrument and that said instrument was signed and sealed on

behalf of said bedy politic and corporate by authority of its Board of Directors.

Notary Public

My commission expiras;
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EXHIBIT A TO MEMORANDUM OF LEASE

LEGAL DESCRIPTION

LOT 15 IN BLOCK 14 1N FEURERBORN KALADISK'S IRVINGWOOD, BEING A SUBDIVISION OF
THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 23, TOWNSHIP 40 NORTH. RANGE 12 EAST
OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY. ILLINOIS.

PN 12-23-225-035-0000

COMMONLY KNOWN AS: 8300 WEST ADDISON STREET, CHICAGO, ILLINOIS.
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