MASTER LEASE AGREEMENT

THIS MASTER LEASE AGREEMENT is dated as of the latter of the two dates set forth
on the signature page below, but effective as of July 1, 2015 (the “Effective Date™), by and
between THE CATHOLIC BISHOP OF CHICAGO, an Illinois corporation sole (“Landlord™)
and BOARD OF EDUCATION OF THE CITY OF CHICAGQO, a body politic and corporate
(*“Tenant™). Landlord and Tenant may collectively hereinafter be referred to as the “Parties™ and each

a “Party.”

WITNESSETH

WHEREAS, Landlord is the owner of land and improvements in the City of Chicago, County
of Cook, State of Illinois, as more specifically listed on Exhibit A attached hereto and made a part
hereof (collectively “Landlord’s Property™);

WHEREAS, the Parties have entered into the Parish Riders attached hereto and made a part
hereof respecting the locations listed on Exhibit A (collectively the “Parish Riders” and each a
“Parish Rider™) and may enter into future Parish Riders for any locations added hereunder after the
Effective Date hereot based on the Parish Rider template attached as part of Exhibit A;

WHEREAS, Landlord wishes to lease to Tenant and Tenant wishes to lease from Landlord a
portion of Landlord’s Property more particularly described as the school buildings identified in the
Parish Riders or such additional Parish Riders executed by Landlord and Tenant after the Effective
Date hereof:

NOW THEREFORE, for and in consideration of their mutual covenants and agreements
hereinafter set forth and the above recitals which are by this reference incorporated herein, and other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged by
the Parties hereto, Landlord and Tenant agree as follows:

1. PARISH RIDERS/DEFINED TERMS. Any reference to the “Master [ease” shall mean
the terms and conditions set forth in Section 1 through Section 31 hereof, exclusive of any
terms and conditions contained within any Parish Rider. Any reference to the “Lease” shall
collectively mean both the terms and conditions of this Master Lease and the terms and
conditions of each Parish Rider executed by the Parties. Any reference to the “Premises”
within this Master Lease shall collectively mean the schoo! buildings identified in each
Parish Rider. Any reference to the “Access Areas” within this Master Lease shall
collectively mean the Access Areas identified in each Parish Rider, Any reference to the
Premises or Access Areas within any Parish Rider shall mean the Premises and Access
Areas identified in such Parish Rider. All capitalized terms not defined in this Master
Lease shall have the meaning set forth in the applicable Parish Rider. The terms and
conditions of the Master Lease are hereby incorporated into each Parish Rider and the
terms and conditions of each Parish Rider are hereby incorporated into the Master Lease.
In the event of any conflict between the terms and conditions of the Master Lease and the
terms and conditions of any Parish Rider, the terms and conditions of the applicable Parish
Rider shall govern and control.
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2, PREMISES. Landlord hereby leases to Tenant and Tenant hereby leases from Landlord
the Premises identified in each Parish Rider subject to all of the terms, conditions,
covenants and agreements contained in the Lease.

3. TERM. The term of this Master Lease and all Parish Riders shall commence on the
Effective Date (“Commencement Date™) and shall expire on June 30, 2025 (“Expiration
Date”) unless this Lease is terminated earlier as hereinafter set forth (“Term”). All of
Tenant’s covepants and agreements under this Lease shall be effective as of the
Commencement Date. Any reference to a “Lease Year” shall mean the twelve-month
period beginning on the Commencement Date or any anniversary thereof. Tn the event that
possession of the Premises shall not be delivered to Tenant on the Commencement Date or
any commencement date applicable to a Parish Rider executed after the Commencement
Date, this Lease shall nevertheless continue in full force and effect, and no liability shall
arise against Landlord out of any such delay other than the abatement of Rent until
possession of the Premises is delivered to Tenant; provided, however, that there shall be no
abatement of Rent if the Premises are not delivered to Tenant due to any delay caused by,
or resulting from the fault of Tenant.

4, USE.

(a) Permitted Use. Tenant and Tenant Group shall use and occupy the Premises on
weekdays during the Term from 6:30 am. CST to 4:30 p.m. CST for the sole
purpose of operating a public school facility for children grades pre-school through
eighth grade, customary ancillary extracurricular school-related activities for
children and offices customarily related to such use and for no other use or purpose
whatsoever (“Use™). Landlord acknowledges and agrees that the Use customarily
includes less activity by Tenant in the months of June, July and August and Tenant
shall retain full use of the Premises during the days/hours of Use during those
months. Landlord expressly reserves the right to exclusive use of the Premises
outside Tenant’s days and hours of Use.

(b) Permits, Kte. for Use. Tenant shall, at its sole risk, cost and expense, procure all
permits, licenses, certificates and other authorizations and any renewals, extensions
or continuances of the same required in connection with the Use. Upon request of
Landlord, Tenant shall provide evidence of any permits, licenses, certificates and
other authorizations and any renewals, extensions or continuances of the same
required in connection with the Use.

5. RENT.

(a) Rent. Any reference to the term “Base Rent™ shall collectively mean all of the base
rent set forth in each Parish Rider. Any reference to the term “Additional Rent”
shall collectively mean: (i) all of the additional rent set forth in each Parish Rider;
(ii) all of the additional rent items set forth in Section S5(b)-(f) below and; (iii) any
other amount due and payable to Landlord under this Lease. Any reference to the
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term “Rent” shall collectively include all Base Rent and all Additional Rent due
and payable under this Lease. Rent shall be due and payable by Tenant to Landlord
without any prior demand therefor and without set-off, abatement, counterclaim, or
deduction of any kind whatsoever. As an accommodation to Tenant, but not as an
obligation hereunder, Landlord agrees to invoice Tenant for Rent as reasonably
requested by Tenant pursuant to Tenant’s intermal procurement procedures;
provided, however, that any failure by Landlord to provide such invoices shall not
be deemed a default under this Lease and shall not release Tenant from its
obligation to pay Rent in accordance with the terms and conditions herein
contained. Tenant shall pay each monthly installment of Rent in advance on or
before the first day of each calendar month during the Term. Rent payments made
on or after the fifth day of the month shall be considered late and are subject to
additional interest charges per Section 17. All payments of Rent shall be payable to
“The Catholic Bishop of Chicago, an Illinois corporation sole” and delivered to
“Archdiocese of Chicago, 835 N. Rush St., Chicago, lllinois 60611; Attention:
Director of Real Estate,”

(b)  Water, Sewer and Miscellaneous Charges: In the event that Landlord is assessed
water and sewer charges for the Premises, or any other miscellaneous charges by a
governmental entity related to the Premises, Tenant shall be responsible for paying
one hundred percent (100%) of such water/sewer/miscellaneous charges for the
Premises as Additional Rent hereunder; provided, however, that if there is no
submeter serving the Premises that tracks such water/sewer/miscellaneous charges
applicable to the Premises and a portion of those charges result from the use of
other buildings forming part of Landlord’s Property outside of the Premises by
Landlord or parties other than Tenant, then in such case: (i) Landlord shall use
good-faith efforts to pass through the portion of the charges applicable to the
Premises based on reasonable objective factors in order to assess actual use
resulting from Tenant’s use and occupancy of the Premises which factors shall be
provided to Tenant in support of Landlord’s calculation; (ii) the Parties agree to
install a new submeter, to the extent possible for the type of charges at issue, in
accordance with and subject to the Capital Improvement procedures set forth in
Section 9(d); and (iii) until such submeter is installed, or if a submeter cannot be
installed for the type of charges at issue, Tenant agrees to pay the charges resulting
from Tenant’s use and occupancy of the Premises in accordance with the reasonable
objective factors provided by Landlord.

(c) Real Property Taxes:

(1) In the event that Landlord is assessed real estate taxes on the Premises or
Access Areas by a governmental entity as a result of: (2) any change in
Applicable Law currently in effect as of the Commencement Date related in
whole or in part to Tenant’s organizational status as a body politic and
corporate or Tenant’s general use and occupancy of the Premises or Access
Areas; or (b) the Use; or (¢) Tenant's Default under any of the terms and
conditions of this Lease, including but not limited to Tenant's covenants
under Section 4 and/or Section 31(h) of the Master Lease, Tenant shall be
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responsible for paying one hundred percent (100%) of such real estate tax
assessment resulting therefrom as Additional Rent hereunder for all periods
of Tenant’s Use and occupancy of the Premises, which obligation shall
survive the expiration or eatlier termination of the Term of the Master
Lease. Landlord shall have the option, but not the obligation, to appeal
any such real estate taxes assessed pursuant to this Section 5(c)(i), and
Tenant agrees to reimburse all of Landlord’s reasonable costs incurred in
performing such appeal as Additional Rent hereunder with such obligation
of reimbursement surviving the expiration or earlier termination of the
Term of the Master Lease. As of the Commencement Date, neither
Landlord nor Tenant has any actual knowledge of any real estate taxes that
are due and owing on the Premises or Access Areas that would be payable
by Tenant under this Section; provided, however, that the Parties
acknowledge and agree that the term “actual knowledge” in relation to
Landlord shall mean the actual knowledge of Landlord’s Director of
Capital Assets. In the event either Party receives any notice of assessment
of real estate taxes on any of the Premises or Access Areas from a
governmental entity, the Party receiving such notice shall promptly notify
the other Party in writing. Both Parties agree to send any notices that each
Party may recelve from a governmental entity about property tax
assessment related to the Premises in a commercially reasonable time
period after receipt, but each Party shall use best efforts to send copies of
such notices to the other Party within a time period that would not
materially adversely affect either Party’s rights to pursue an appeal under
this Section.

(i1) In the event of change in Applicable Law which results in real estate
taxation of the Premises as contemplated in Section 5(c)(i) above, Tenant
shall have the right to terminate the Term of this Lease upon prior written
notfice to Landlord subject to the following terms and conditions: (a) the
effective termination date of the Term shall be June 30th following such
written termination notice; (b) Tenant must not be in Default at the time
Tenant provides written notice to Landlord as required herein or upon the
effective date of such termination; (¢) Tenant must pay all Rent and any
other charges due and payable to Landlord under this Lease on or before
the effective date of such termination, {(d) Tenant must deliver the
Premises to Landlord on or before such effective termination date in
accordance with the terms and conditions of this Lease the same as if such
effective termination date were the original Expiration Date of the Term;
and (¢) Tenant shall remain liable to pay all such real estate taxes
applicable to the Premises for all periods of Tenant’s Use and occupancy
thereof.

(ii1) In the event Landlord declines to pursue an appeal of real estate taxes
assessed against the Premises, then in such case, Landlord shall notify
Tenant in writing of such decision and Tenant shall have the right to pursue
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appeal, subject to the following terms and conditions: (a) Tenant shall have
the right to contest the amount or validity, in whole or in part, of any real
estate taxes, and to seek a reduction in the valuation of the Premises assessed
for tax purposes by appropriate proceedings (“Tenant Tax Appeal™); (b)
Tenant shall notify Landlord in writing of Tenant’s desire to pursue a Tenant
Tax Appeal within thirty (30) days of Landlord’s notification to Tenant
declining to pursue such appeal; (c) Landlord shall have the right to approve
the third party performing the Tenant Tax Appeal, such approval not to be
unreasonably withheld; (d) Tenant shall pay for all costs and charges related
to or derived from the Tenant Tax Appeal, including all attorneys’ fees, at
Tenant’s sole risk, cost and expense; () Tenant shall provide Landlord with
copies of all governmental forms and other information required to pursue
any Tenant Tax Appeal; (f) Landlord shall reasonably cooperate with
obtaining information or signing such forms in its capacity as owner; (g)
Tenant shall diligently pursue any Tenant Tax Appeal to conclusion or shall
otherwise be responsible to pay all real estate taxes assessed if Tenant does
not pursue such Tenant Tax Appeal to conclusion, in accordance with the
foregoing paragraphs of this Section 5(c); and (h) any recovery of real estate
taxes actually paid by Tenant which results from any Tenant Tax Appeal may
be retained by Tenant, so long as Tenant has paid all costs incurred in
connection with the Tenant Tax Appeal as required hereunder.

(d) Boiler Inspection, Maintenance and Repair: As Additional Rent hereunder,
Tenant shall be responsible for reimbursing Landlord fifty percent (50%) of
Landlord’s costs and expenses incurred for the performance of inspections,
maintenance and repairs of any boiler or HVAC system serving the Premises and
the building area that contains such boiler or HVAC system serving the Premises,
which amount shall not be subject to Tenant’s Cap; provided, however, that that the
performance of any Capital Improvement respecting replacement of the boiler or
HVAC system that services the Premises shall be subject to Tenant’s Cap.

(e) Fenant’s Contribution: As Additional Rent hereunder, Tenant shall pay Tenant’s
Contribution as set forth in Section 9 of the Master Lease for all Cap1ta1
Improvements performed at or around the Premises and/or Access Areas,

() Payment of Additional Rent.

(i) If a time period for the payment of any Additional Rent is not specifically
. provided hereunder, it is hereby acknowledged and understood that Tenant

must pay such Additional Rent within thirty (30) days of invoice or other

notice from Landlord. Payment of Additional Rent shall be subject to
additional interest pursuant to Section 17 of the Master Lease. Payment for
Additional Rent shall be payable in the same manner, and subject to the -

same terms as set forth in Section 5(a) above, including that Additional

Rent shall be paid without any prior demand therefor and without set-off,
abatement, counterclaim, or deduction of any kind whatsoever except as
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provided in Section 5(f)(ii) below.

(i)  Notwithstanding the foregoing, in the event that Tenant is obligated to pay
Landlord Additional Rent for electric or gas services under any Parish
Rider and Landlord has failed to pay the electric or gas supplier for electric
or gas service at the Premises because of administrative error, such that the
electric or gas supplier cuts services to the Premises for such non-payment,
then in such case: (i) Tenant shall notify Landlord in writing that the
applicable electric or gas services have been cut; (ii) Tenant shall have the
right to pay the electric or gas supplier directly in order to have the electric
or gas service restored; (iil) upon receipt of Tenant’s notice to Landlord
advising that the applicable electric or gas service has been cut, Landlord
agrees to recommence payment of the electric or gas supplier as soon as is
reasonably practical; (iv) the amount paid by Tenant to the applicable
suppler shall be credited against future Additional Rent due and payable to
Landlord for the electric or gas service that has been cut until such time as
the clectric or gas service has been restored and Landlord recommences
payment directly to the supplier (“Utility Credit”); (v) the Parties agree that
this Utility Credit shall not be available to Tenant to the extent that there
are service interruptions of electric or gas services for any reason other than
non-payment to the supplier; and (vi) the Utility Credit shall be Tenant’s
sole and exclusive remedy for interruption to electric gas service resulting
from non-payment to the supplier.

6. INTENTIONALLY OMITTED.

7. COVENANTS REGARDING USE. Tenant and Tenant's officers, directors, employees,
agents, contractors, invitees, and students of the Premises (collectively “Tenant Group”)
shall comply with the following covenants as to each and every one of the Premises and/or
Access Areas:

(a) Compliance with law. Tenant shall not use the Premises nor permit Tenant Group to
use the Premises or its surroundings in any way that, directly or indirectly, is
forbidden by any and all applicable laws, statutes, ordinances, codes, decrees rules
and regulations of any federal, state, county, municipal or other governmental or
quasi-governmental authority having jurisdiction thereof, or as promulgated by any
official thereof (hereinafter, “Applicable Law(s)”), including but not limited to,
those relating to criminal activity, disturbance of the peace, public nuisances or
protection of health, safety or welfare. Additionally, Tenant shall comply with all
Applicable Laws and require compliance by Tenant Group, including but not
limited to any heensing, notification or other Applicable Laws related to or required
by Tenant or Tenant Group’s use and occupancy.

(by  Immoral activity. Tenant shall not use the Premises nor permit Tenant Group to use
the Premises for any purpose such as counseling about or referrals for or advocacy of
or performance of abortion, sterilization, contraception, in vitro fertilization,
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cuthanasia or assisted suicide, the production, display, sale or viewing of
pornographic or soft pornographic media, performances or services, the practice of
satanism or atheism or any other activity contrary to the moral teachings of the
Catholic Church, which shall be decided in the sole discretion of the then-sitting
Bishop or Archbishop with jurisdiction over Landlord’s Property; provided,
however, that Landlord acknowledges that Tenant is a governmental entity
responsible for educating minors in accordance with Applicable Law as part of the
Use and to the extent any curriculum forming part of the Use is required by
Applicable Law such as curriculum related to sex education, including issues
related to contraception, or where Applicable Law requires the right of Tenant
Group assembly such as issues related to gender identification, Tenant shall not be
deemed to be in Default of this Section 7(b). For purposes of clarity, this Section is
not intended to apply to the items listed in Section 7(d) below.

(c) Alcohol, drugs, weapons. Tenant or Tenant Group shall not permit alcohol, drugs,
smoking or weapons on the Premises.

(d) Disciplinary rules and regulations. Tenant shall enforce Tenant’s rules and
regulations governing employee and invitee behavior and discipline. Tenant shall use
all reasonable measures to prohibit the following:

(1) Use, possession, and/or concealment of a firearm/destructive device or
other weapon;

(1)  Use, possession, and/or concealment of illegal substances;

(iii)  Aggravated assault;

(iv)  Trespassing;

(v)  Loitering;

(vi)  False activation of a fire alarm;

(vil) Assault;

(viii) Vandalism or criminal damage to property;

(ix)  Fighting;

(x)  Disorderly conduct or disruptive behavior around the Premises;
(xi)  Use of tobacco products;

(xii)  Profane or other improper language; and
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(xiil)  Allowing student members of the Tenant group to leave the Premises without
permission.

(e) Security of Persons and Property. Tenant shall be fully responsible for securing the
Premises, any personal property on the Premises, and persons in the Premises. If
necessary, Tenant shall hire adequate security personnel to monitor and regulate
invitee behavior and compliance with all of Tenant’s covenants herein.

(f) Obstruetion. Tenant and Tenant Group shall not obstruct or use for storage or for
any purpose other than ingress and egress, the sidewalks, entrances, passages,
courts, corridors, vestibules, halls and stairways of the Premises or Access Areas.

(g) Personal Property. Tenant shall not use persénal property of Landlord at the
Premises or Access Areas without obtaining the prior written consent of Landlord
or Pastor. Notwithstanding the foregoing, in the event Landlord grants Tenant
permission to use any of Landlord’s personal property, Landlord and Tenant
acknowledge and agree that: (i) such personal property is provided in “as-is”,
“where-located” condition without warranties of any kind; (i) Tenant shall use such
personal property at Tenant’s sole risk, cost and expense; and (iii) Tenant agrees to
maintain such personal property in good repair and condition and replace any of
Landlord’s personal property that is damaged or destroyed as a result of Tenant or
Tenant Group’s use.

(h) Extended Absence. If Premises will be vacant or unoccupied for a period of more
' than ten (10) days, excluding customary vacation breaks related to the Use such as
during the months of June, July and August, Tenant shall provide Landlord with
advance written notice of such period and recognizes that the terms and conditions of

this Lease shall be in full effect and applicable during the same.

(i} Use of Name or Logo. Tenant agrees not to use the name, logo, or any other marks
owned by or associated with the Landlord or Parish or the name of any
representative of the Landlord or Parish, except for the limited purpose of
identifying the location in advertising or other notices relevant to Tenant’s Use.

() Walls, Signs. Tenant shall not, without the prior written consent of Landlord, attach,
affix or exhibit or permit to be applied, attached, affixed or exhibited, except by
Landlord or its agent, any articles of permanent character, including signage in any
form, in any place in or about the Premises or Access Areas, or upon any of the
appurtenances thereto. This specifically excludes the posting of asbestos warning
labels pursuant to 77 IAC 855.300(a)(6)(C). All approved signage must be removed
on ot before the Expiration Date or earlier termination of this Lease.

(k) Entrances/Exits. Tenant shall lock all entrances and exits to the Premises at all
times outside the hours of Use or when Tenant is not otherwise in occupancy of the
Premises.
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Locks. Unless Landlord gives prior written consent to each and every instance
Tenant shall not have the right to install additional locks, keyless systems, security
alarms or similar devices to any door or window of the Premises. Tenant shall
provide the same if Landlord consents to additional locks, keyless systems, security
alarms or similar devices. At all times, Landlord shall have the right to a set of
keys, codes or cards necessary to access the Premises.

HMumination. Unless Landlord gives prior written consent to each and every
instance, Tenant shall not use any illumination other than electric light or use or
permit to be brought into the Premises or Building any inflammable oils or fluids
such as gasoline, kerosene, naphtha and benzene, or any explosives or other articles
hazardous to life, limb or property.

Electricity. Tenant shall not install or permit to be installed in the Premises any
equipment which uses an amount of electrical current, together with all other
equipment using electric current, in excess of the maximum amount of electrical
current which can be safely used in the Premises. Tenant shall ascertain the
maximum amount of electrical current that can safely be used in the Premises,
taking into account the capacity of the electric wiring in the Premises, and shall not
use more than such safe capacity.

Utility Waste. Tenant shall not cause or permit any waste, misuse or neglect of the
water, gas or electric fixtures or mechanical systems, including heating, ventilation
and air conditioning systems. Tenant shall bear the cost of replacement of all lamps,
tubes, ballasts and starters for lighting fixtures that it uses on the Premises. Tenant
shall be responsible for damages resulting from waste, misuse or neglect, including
damages arising from unauthorized changes to the thermostat or leaving windows
open when the heating system is on.

No Air or Roof Rights. This Lease does not grant any rights to light or air over or
about the Premises. Notwithstanding anything to the contrary contained in this
Lease, neither Tenant nor Tenant Group shall have any right to use the roof of the
Building for any purpose without the prior written approval of Landlord. Landlord
expressly reserves exclusively to itself the right to use the roof, as well all other
rights to the Premises and Access Areas not specifically granted to Tenant under
this Lease.

Animals. Tenant shall not permit animals other than service animals on the
Premises.

Supervision. Tenant shall cause adult staff members of the Tenant Group to
provide continuous supervision over student members of the Tenant Group who are
present at or around the Premises during the hours of Use.

Religious Symbols. Landlord agrees to remove any temporarily affixed religious
symbols from classroom space within the Premises. Notwithstanding the

Master Lease, Beard of Education Cily of Chicago (CPS) 2014REN447



foregoing, Landlord shall have no obligation to remove any religious symbols at, in
or around the Premises if such religious symbols are affixed thereto or permanent in
character.

8. CONDITION ON POSSESSION/DISCLAIMER OF WARRANTIES. Tenant shall
take possession of the Premises and Access Areas in “AS-1S, WHERE-IS” condition subject
to all of the terms, conditions, covenants and agreements contained herein, Tenant agrees
that Landlord has not made any representations regarding the condition and/or repair of the
Premises and/or Access Areas, nor any agreement to decorate, alter, clean or improve the
Premises and/or Access Areas that are not expressly set forth in this Lease. Landlord makes
no representations or warranties, of habitability, fitness for a particular purpose or otherwise,
whether express or implied, about the condition of the Premises and/or Access Areas; the
quality of the air, water in and around and/or provided to the Premises and/or Access Areas;
the presence of Hazardous Substances (as hereinafter defined) above, in, on, or under the
Premises and/or Access Areas; compliance with the Americans with Disabilities Act of 1990;
compliance with any asbestos and lead-based paint laws and regulations; and compliance
with any other Applicable Laws regarding or pertaining to the Premises and/or Access Areas.
Tenant acknowledges that it 1s Tenant’s sole responsibility to investigate and determine the
condition of the Premises and/or Access Areas and locations of any Hazardous Substances
including but not limited to lead-based paint and asbestos existing in, under or on the
Premises and/or Access Areas; and, Tenant acknowledges that if it has requested and been
provided with any documents by Landlord concerning asbestos and lead-based paint at or on
the Premises and/or Access Areas, it cannot rely on those documents or investigations done at
the direction or request of Landlord, and Tenant, for itself and Tenant Group, must rely on its
own investigation into the conditions of the Premises and/or Access Areas.

9. TENANT OBLIGATIONS FOR CONDITION OF PREMISES.

(a) Compliance with Law. At all times during the Term or when Tenant 1s otherwise in
possession of the Premises, Tenant shall be solely responsible for compliance with
all Applicable Laws related to the condition of the Premises as well as Tenant’s use
and occupancy thereof. This includes, but is not limited to construction,
installation, inspection, maintenance, repair, replacement, response, operation,
management, and notification requirements, if any, as needed to keep the Premises
in compliance with all Applicable Laws. Additionally, Tenant is solely responsible
all fees, fines and costs related to such compliance. Upon request of Landlord,
Tenant shall provide evidence that Tenant has complied with the terms and

conditions of this Section 9(a).

(b)  Environmental Laws and Regulations. Without limiting the generality of
Subsection 9(a) above, the covenant contained in Subsection 9(a) above shall
include compliance with Applicable Laws of any governmental authority relating to
Hazardous Substances. “Hazardous Substances” means: asbestos, suspect asbestos,
lead-based paint, polychlorinated biphenyls as these terms are defined in the Toxic
Substances Control Act, 15 U.S.C. Section 2601-2692, or regulations promulgated
thereunder; source, special or byproduct nuclear materials, radioactive waste, high-
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level or low level radioactive waste, or transuranic waste as defined in the Atomic
Energy Act, 42 US.C. Sections 2014, ef seq., or regulations promulgated
thereunder; and any ‘“hazardous substance” as defined by 415 ILCS 3.215;
petroleum or petroleum products or by-products; “hazardous waste” as defined by
Section 5/3.15 of the Act (415 ILCS 5/3.15) or by 35 TIAC 721.03; radon;
“hazardous material” as defined by 430 ILCS 50/2.05; or “waste” as defined by 415
ILCS 5/3.435. Tenant covenants and agrees that neither Tenant nor Tenant Group,
shall use, bring upon, transport, store, keep or cause or allow the discharge, spill or
release (or allow a threatened release) in each case of any Hazardous Substances in,
on, under or from the Premises. Without limiting any other indemnification
obligations of Tenant contained herein, Tenant hereby agrees to protect, indemnify,
defend (with counsel acceptable to Landlord) and hold harmless Landlord, its
officers, directors, and agents from and against any and all losses and claims
(including, without limitation, (i) reasonable attorney’s fees, (i1) liability to third
parties for toxic torts and/or personal injury claims, (iii) fines, penalties and/or
assessments levied or raised by any governmental authority or court, and (iv)
assessment, remediation and mitigation costs and expenses and natural resource
damage claims) arising out of, resulting from or connected with any Hazardous
Substances used, brought upon, transported, stored, kept, discharged, spilled,
disturbed, or released by Tenant or any member of the Tenant Group in, on, under
or from the Premises.

(1) Hazardous Substances. In the event Tenant or Tenant Group brings any
Hazardous Substance into, under, or onto the Premises, or performs Work
(as defined in Section 11) which generates a Hazardous Substance, Tenant
and Tenant Group shall, at its own expense, use, handle, store, generate,
treat, transport and dispose off-site all such Hazardous Substances in
compliance with all Applicable Laws relating to or imposing liability as
standards of conduct concerning such Hazardous Substance, all at Tenant’s
OWN expense.

(i)  Notice of Violation/Release. Without limiting the generality of Subsection
9(d) below, the covenant contained in Subsection 9(d) shall include
Tenant's obligation to provide Landlord with prompt written notice upon
Tenant’s obtaining knowledge of the existence of any Hazardous
Substances on, in or under the Premises in violation of Applicable Laws
and of any potential or known release or threat of release of any Hazardous
Substances affecting the Premises. With that notice, Tenant shall describe
the location of the Hazardous Substance, how Tenant became aware of it,
and, if a release, how and when it occurred and what was and will be done
by Tenant in response to it.

(iii)  Local FEducational Authority. Tenant shall be considered a TLocal
Educational Authority (“LEA™) pursuant to the Illinois Asbestos
Abatement Act and Code, 105 ILCS 1035, and, as the LEA, Tenant shall
perform all obligations and responsibilities of a LEA under all Applicable
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Laws with respect to the Premises. As a LEA, Tenant shall have a
designated person (“LEA Agent™) to oversee all asbestos management plan
activities. Tenant’s LEA Agent shall receive adequate training required by
the federal Asbestos Hazard Emergency Response Act (AHERA). Tenant
shall maintain an asbestos management program in compliance with all
Applicable Laws, including but not limited to llinois Department of Public
Health and Illinois Environmental Protection Agency regulations, as
needed to keep the Premises, Access Areas, as well as any maintenance,
storage or utility facility that would be considered essential to the operation
of the Premises, such as the building area which contains the boiler system
that serves the Premises, in good order, repair and condition at all times
(“Asbestos Management Program™).

(c) Notices. Tenant immediately shall forward to Landlord a copy of any notice
relating to Landlord’s Property that Tenant receives from any governmental
authority or agency, including but not limited to municipal or county building
inspectors and the fire department, regarding any atleged violation of Applicable
Laws. Tenant shall promptly provide notice to Landlord of any inspections
scheduled to be performed by any governmental authority or agency. If an
inspection was unannounced, Tenant shall promptly provide notice to Landlord
after the inspection has been performed.

(dy  Capital Improvements.

(L The term “Capital Improvement(s)” shall mean replacements of the
following items affecting the Premises and Access Areas: foundations, roofs,
load-bearing structural walls, building wall assemblies, brick/masonry,
window systems as a whole, plumbing system as a whole, gas system as a
whole, electrical system as a whole, the boiler or other HVAC system as a
whole and parking lots, which in Landlord's reasonable discretion is needed
for the structural integrity and safe use, occupancy and operation of the
Premises, as well as the items expressly provided in Section 11(f}(iv)(b) and
Section 11{H)(iv){c); provided, however, that the following items shall be
expressly excluded from the definition of Capital Improvements: (a) any
obligations of Tenant arising under the foregoing Sections 9(a) and 9(b)
hereof, except as otherwise expressly provided in Section 11()(iv)(b); (b)
any other Work required to maintain the condition of the Premises in
accordance with Applicable Laws, including governmental rules and
regulations respecting Hazardous Substances, fire alarms, enunciator panels,
sprinkler systems and fire escapes; (¢} Work desirable for the Use such as
cosmetic upgrades or installation of trade fixtures; and (d) items of repair
and/or maintenance under Section 9(e) below, all of which shall be
performed by Tenant at Tenant’s sole risk, cost and expense subject to the
terms and conditions of Section 11 below, except otherwise expressly
provided in Section 11(f)(iv)(c). Upon discovery, Landlord and Tenant shall
promptly report to each other any identifiable need for Capital Improvements,
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The Parties shall thereafter meet to determine a reasonable schedule and
scope for performing any Capital Improvements; provided, however, that the
commencement of such Capital Improvements shall be scheduled for a date
not to exceed six (6) months after discovery, except to the extent that the
Capital Improvements to be performed would materially disrupt the
curriculum forming part of the Use, in which case the Parties agree to
schedule such Capital Improvements to the earliest possible time period
where such disruption would not occur. At or before the end of each Lease
Year, but prior to the commencement of the next active school session (Fall
or Spring) forming part of the Use, Landlord and Tenant hereby agree to
arrange for a mutually acceptable time to meet in order to review the existing
the condition of the Premises and Access Areas and to identify any Capital
Improvements and/or repairs, and/or preventative maintenance which shall be
performed during the following Lease Year;, provided, however, that either
Party shall have the right to initiate such a meeting by written request to the
other Party and both Parties shall use reasonable efforts to accommodate such
a meeting in each instance.

(i)  Unless otherwise agreed to by Landlord and Tenant in writing, or as
otherwise provided in Section 9(d)(viii) below, Capital Improvements shall
be performed by a contractor engaged by Landlord, with the cost to be
allocated between Landlord and Tenant as follows: (a) Landlord shall be
responsible for fifty percent (50%) of the costs for performing Capital
Improvements (“Landlord’s Contribution™), such amount not to exceed one-
third (1/3) of the total annual Base Rent then due and payable during the
then-current Lease Year when the Capital Improvement project is identified
(*Landlord’s Cap™); and (b) except for Landlord’s Contribution, Tenant shall
be responsible for paying all remaining costs for the performance of such
Capital Improvements (“Tenant’s Contribution”), which Tenant Contribution
shall be paid to Landlord within thirty (30) days of execution of the contract
for construction as Additional Rent hereunder; provided, however, that in the
event the aggregate total of Tenant’s Contribution under this Lease has
already exceeded Eight Hundred Fifty Thousand Dollars ($850,000) for the
then-current Lease Year when the Capital Improvement project is identified
and prior to Landlord’s execution of any construction contract for the
performance of any Capital Improvements (“Tenant’s Cap™), Tenant shall
have the right to provide written notice to Landlord of its desire to forgo the
performance of such Capital Improvements exceeding Tenant’s Cap and to
terminate the Term of the Parish Rider applicable to the Capital
Improvements that would exceed Tenant’s Cap in lieu of providing Tenant’s
Contribution for such Capital Improvements (“Tenant’s Termination Right™),
subject to the following terms and conditions: (1) Tenant’s Termination
Right must be exercised at the time Landlord and Tenant are determining the
expected scope of any Capital Improvements and cannot be exercised after a
construction contract for the performance of such Capital Improvements has
been signed by Landlord; (2) upon Tenant’s exercise of Tenant’s Termination
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Right, the Term of the applicable Parish Rider shall end on the date which
represents the last day of Tenant’s then-current school session (Fall or
Spring) forming part of the Use; (3) Tenant must not be in Default under this
Lease or any Parish Rider at the time Tenant provides written notice to
Landlord exercising Tenant’s Termination Right or upon the effective date of
such termination; (4) Tenant must pay all Rent and any other charges due and
payable to Landlord under this Lease on or before the effective date of such
termination; and (5) Tenant must deliver the Premises applicable to the
terminated Parish Rider to Landlord on or before such effective termination
date in accordance with the terms and conditions of this Lease the same as if
such effective termination date were the original Expiration Date of the
Term.

(iii)  Landlord and Tenant acknowledge and agree that: (a) in the event of any
overages above and beyond the amount set forth in Landlord’s contract for
the performance of Capital Improvements, such overages shall be paid in the
same proportion as set forth above for Landlord’s Contribution and Tenant’s
Contribution, but subject solely to Landlord’s Cap; (b) any such overages
above Landlord’s Cap shall be Tenant’s sole responsibility to pay; and (c)
upon Landlord’s execution of a construction contract for the performance of
Capital Improvements, Tenant’s obligation to pay Tenant’s Contribution
and/or such overages shall survive the expiration or earlier termination of the
Term and Tenant’s Cap shall not apply.

(iv)  Landlord and Tenant acknowledge and agree that Tenant’s Cap shall increase
three percent (3%) annually each Lease Year on the anniversary of the
Commencement Date.

v) Notwithstanding anything to the contrary herein contained, in the event that
Landlord in its sole discretion decides to forgo performing any Capital
Improvement prior to execution of any corresponding contract for
construction, then in such case Landiord shall have the right to terminate the
Term of the Parish Rider applicable to the Capital Improvement upon prior
written notice to Tenant, subject to the following terms and conditions
(“Landlord’s_Termination Notice”): (a) the Term of the Parish Rider
applicable to the Capital Improvement shall terminate on (1) the date which
represents the last day of Tenant’s then-current school session (Fall or
Spring) forming part of the Use so long as Landlord provides at least three
(3) months notice prior to such date or (2} the date which represents the last
day of Tenant’s next school session (Fall or Spring) following Landlord’s
written notice if less than three (3) months notice is provided; (b) Tenant
must pay all Rent and any other charges due and payable to Landlord under
this Lease on or before the effective date of such termination; and (¢) Tenant
must deliver the Premises applicable to the terminated Parish Rider to
Landlord on or before such effective termination date in accordance with the
terms and conditions of this Lease the same as if such effective termination
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date were the original Expiration Date of the Term.

(vi)  Notwithstanding anything to the contrary herein contained, in the event of
any need for Capital Improvements, or of repair or maintenance by Tenant
pursuant to Section 9(e) below, and such need constitutes an emergency life
safety 1ssue in Landlord’s discretion, then in such case Landlord shall have
the right to close the entirety of the Premises at issue, or the portion thereof
affected by the emergency life safety issue, without any abatement of Rent
until such time as the Capital Improvements or Tenant’s repair/maintenance
items are performed, or until such time as Landlord deems such area
reasonably safe for occupancy, and Tenant hereby releases, discharges and
holds Landlord harmless from and against any and all claims asserted by
Tenant for closing such areas as a result of such life safety issue.

(vii) Landlord and Tenant acknowledge and agree that: (a) Landlord will incur
additional costs to oversee the progress of the design and construction of the
Capital Improvements below the PLA Threshold; (b) by performing these
activities, Landlord is not doing so as the contractor, architect, engineer,
construction manager, construction contract administrator, project manager,
representative or agent of Tenant and that Landlord is undertaking these
activities solely for its own benefit and not for the benefit of Tenant or any
third party; (c) these activities entail significant work by the staff of the
Landlord; (d) Tenant shall reimburse Landlord five percent (5%) of the cost
of each Capital Improvement, such amount not to exceed Ten Thousand
Dollars ($10,000), which shall be paid as Additional Rent hereunder within
thirty (30) days of invoice as a reasonable estimation of Landlord’s costs
under this Section 9(d)(vii) (collectively “Oversight Fee™); and (e) Landlord
shall oversee the construction of Capital Improvements in a reasonably cost-
effective and efficient manner consistent with similarly situated building
owners for the type of Capital Improvements at issue.

(vit1) All Capital Improvements with an initial contract price of Twenty-Four
Thousand Nine Hundred Ninety-Nine Dollars ($24,999) (“PLA Threshold)
or less, shall be performed by Landlord in accordance with Section 9(d)(ii)
above. All Capital Improvements with an initial contract price in excess of
the PLA Threshold shall be performed by a contractor engaged by Tenant
and affirmatively acknowledged as a construction project being performed
pursuant to the Chicago Board of Education Multi-Project Labor Agreement
(the “PLA™). All of the terms and conditions of Section 9(d), including but
not limited to the allocation of costs as set forth in Section 9(d)(ii), shall
apply to Capital Improvements with an initial contract price in excess of the
PLA Threshold the same as if they were below the PLA Threshold; provided,
however, that: (a) the Parties hereby agree to negotiate in good faith in order
to reasonably estimate any additional costs that would be incurred by
Landlord due to the application of the terms of the PLA and Tenant agrees to
assume those reasonably estimated costs as part of its costs under Section
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9(d)(a1); (b} the timing of Landlord’s reimbursement to Tenant for Landlord’s
portion of allocated costs under Section 9(d)(ii) that arise in connection with
Capital Improvements in excess of the PLA Threshold shall be mutually
agreed upon by the Parties; (¢) the Parties acknowledge and agree that all of
the terms and conditions of Section 11 shall apply to Capital Improvements
above the PLLA Threshold, as though such Capital Improvements constitute
Work as that term is defined therein; and (d) Tenant shall manage Capital
Improvements above the PLA Threshold in a cost-effective and efficient
manner.

(e} Tenant Repair and Maintenance. Except as otherwise expressly provided in
Section 9(d) and Section 11(f)(iv)}(b) and Section 11(D)(iv)(c), Tenant shall, at
Tenant’s sole risk, cost and expense, have the following obligations with respect fo
the Premises and Access Areas:

(1) Inspect, Clean and Keep in Good Order. Regularly inspect, clean and keep
such areas in good order and condition at all times, which shall include
without limitation Tenant’s obligation to clean daily after each use and to
collect and place waste and recyclables in the dumpsters or other
receptacles designated by Landlord or Pastor, as well as Tenant’s obligation
to remove or contract with a waste removal company acceptable to
Landlord at Tenant’s sole cost for the removal of all waste and recyclable
dumpsters on a regular basis in accordance with Applicable Laws if waste
and recyclables are not removed by local municipal services;

(i) Regular Maintenance and Repair. Responsibility for all regular mainienance,
preventative maintenance and repair items as identified by Tenant or which
are necessary in Landlord's reasonable discretion, including but not limited
to Tenant’s obligation to promptly repair damaged, broken or non-
functioning fixtures, window panes, equipment, building systems,
appurtenances, areas constituting part of the Premises and all items
referenced under Section 9(d)(i), except to the extent such items would
constitute Capital Improvements, using materials at least equal in quality and
class to the original materials, subject to the approval of Landlord and within
any reasonable period of time specified by Landlord or Pastor;

(iii)  Conduits. Responsibility for all costs and expenses associated with repaiting
water, sewer, electricity and/or gas conduits or pipes serving the Premises;

(iv)  Asbestos. Inspect, maintain, abate, remediate and clean any asbestos, suspect
asbestos, and lead-based paint, by properly trained and credentialed persons
in compliance with Applicable Laws, including obligations of an LEA as set
forth above in Section 9(b)(iii), as needed to keep the locations required
under the Asbestos Management Program in good order, repair and condition
at all times;

16

Master Lease, Board of Fducation Cily of Chicago (CPS) 2014RED447



(v)  Alarms; Life Safety. Responsibility to keep, maintain in good operation and
replace all fire protection and life safety systems, including but not limited to
security alarms/systems, fire alarms, smoke detectors, pump tests and fire
escape inspections, as well as a carbon monoxide protection and waming
systems;

(vi)  Pest control. Responsibility for maintenance to keep the Premises and
Access Areas free from insects, rodents, vermin and other noxious animal
infestation;

(vii) Ice, snow, debris. Remove all ice, snow and debris from around the Premises
and Access Areas in order to keep such areas in safe condition on both
weekdays and weekends during the Term;

(viii) Janitorial Supplies.  Tenant shall be responsible for acquiring and
maintaining all janitorial supplies necessary or desirable for the Premises;

() Tenant Reguest.

(i) If Tenant requests assistance from a janitor on staff for janitorial services and
Landlord or Pastor allows said janitor or engineer to assist Tenant, subject to
availability, the janitor or engineer shall be considered a contractor of Tenant
for purposes of such work and Tenant shall pay Landlord Fifty Dollars
($50.00) per hour for such services requested; provided, however, that this
amount may be increased by Landlord or Pastor as Landlord or Pastor deem
appropriate and further provided that Landlord makes no warranty regarding
work performed by Landlord’s janitor or engineer and Landlord is under no
obligation to make such janitor or engineer available to Tenant. Tenant
acknowledges that the janitor or engineer on staff for the Landlord’s Property
is not licensed to manage, abate or otherwise handle asbestos, suspect
asbestos, or lead-based paint, and it is Tenant’s responsibility to ensure that
work requested of janitor and engineer on staff for the Landlord’s Property
does not involve, require, generate, or relate to asbestos, suspect asbestos,
lead-based paint or any Hazardous Substance. Landlord shall provide Tenant
with an itemized statement or invoice of the work performed and the time
mcurred and Tenant shall pay such amount as Additional Rent within thirty
(30} days of invoice.

(i) In the event Tenant requests that Landlord undertake or contract for any of
Tenant’s repair and/or maintenance obligations under this Section, and
Landlord agrees to perform such repair and/or maintenance in writing,
Tenant shall pay Landlord all of Landlord’s costs incurred in performing the
same, plus the Oversight Fee for each such repair and/or maintenance
obligation undertaken. Tenant shall also pay the Oversight Fee with respect
to Landlord’s review, consent and observance of the new
construction/building additions contemplated under Section 11 below.
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() Tenant Failure to Perform Repairs. In the event Tenant fails to perform any
obligation of repair and/or maintenance as required hereunder beyond any
applicable notice and cure period set forth in Section 17, then in addition to all
other remedies under this Lease for such failure, Landlord shall have the right, but
not the obligation, to perform such repairs and/or maintenance and Tenant hereby
agrees to pay Landlord all of Landlord’s costs incurred in performing the same, plus
the Oversight Fee for each such repair and/or maintenance obligation performed.

(h) Performance of Repairs. Tenant shall promptly perform all repairs and/or
maintenance using licensed workers, as may be required, for which Tenant is
responsible in a manner that will not interfere (except to a de minimis extent) with the
use of the Premises, Access Areas or Landlord’s Property by other occupants.

1) Coordination of Repairs to Shared Building System Components. In the event
that repair Work to any portion of any building systems serving the Premises is to
be performed outside of the Premises and the portion of the applicable building
system located outside of the Premises actually services both the Premises and
other building(s) on Landlord’s Property (“Shared Building System Component™)
such that Tenant would be precluded from paying for such repair Work under
Applicable Law, then in such case: (a) Landlord and Tenant agree to meet to
reasonably coordinate such repair Work in the best interest of both Parties and to
avoid damage to the buildings on Landlord’s Property where the Shared Building
System Component is located or disruption to Landlord’s activities, or the activities
of any other tenant or licensee of Landlord, related to such buildings; (b) Landlord
agrees to reimburse Tenant fifty percent (50%) of Tenant’s actual out-of-pocket
costs incurred to perform the repair Work solely to the Shared Building System
Component and not the remaining repair costs for the portion of the building
system located within the Premises, which shall be calculated by the Parties using
Tenant’s actual out-of-pocket costs for contractors and parts incurred by Tenant to
perform the repair Work to the Shared Building System Component, but not the
salaries of Tenant staff that Tenant might assign to perform such repair Work; (¢)
Tenant shall perform the repair Work subject to and in accordance with all of the
terms, conditions and covenants of Section 11; and (d) in the event that Tenant’s
repair Work causes damage to other buildings on Landlord’s Property, Tenant
agrees to repair such damage at its sole risk, cost and expense, or to otherwise pay
all costs to have such damage repaired. The Parties acknowledge and agree that the
terms and conditions of this Section 9(i) shall not apply to repair Work performed
by Tenant to portions of building systems located outside of the Premises, if those
building systems solely serve the Premises.

10. LANDILORD OBLIGATIONS.

(a) Other than as expressly set forth in this Lease or as required by Applicable Law,
Tenant acknowledges and agrees that Landlord shall have no obligation to provide
any services, perform any acts or to pay any expenses, charges, obligations, or costs

18

IMaster Lease, Board of Education City of Chicago (CPS) 2014RE0447



11.

(b)

(©)

of any kind whatsoever with respect to the Use, the Premises or Tenant’s general
use or occupancy thereof during the Term. Notwithstanding the foregoing, Landlord
shall be responsible for performing all landscaping to green areas at or around the
Premises (“Landlord Landscaping Obligation™).

To the extent Landlord has rights or remedies under any warranties issued as part of
any Capital Improvements or Work performed at the request of Tenant, Landlord
agrees to exercise such rights to the extent repairs for such Capital Improvements
and/or Work become necessary; provided, however, that nothing within this Section
10(b) shall be deemed a waiver or reduction of any Tenant obligations under this
Lease, including but not limited to Section 9 and Section 11, and Tenant agrees to
discharge all of its obligations in accordance with the Lease regardless of whether
Landlord’s rights and remedies under the warranties prove successful and/or during
the period of time while such warranty rights and remedies are being administered
with the warranty provider.

Landlord shall not knowingly violate any Applicable Law governing the performance
of the Landlord Landscaping Obligation or its oversight of Capital Improvements to
be performed; provided, however, that the Parties acknowledge and agree that this
provision is not meant to supersede, and shall not apply to the extent that, Landlord
shall have the right to assert any protections under the U.S. Constitution, or
exemptions under Applicable Law that apply to Landlord’s status as a religious
organization, or its status as a not-for-profit provider of charitable and education
services, or which otherwise apply to Landlord as a tax exempt organization under
501{c)(3) of the U.S. Internal Revenue Code, or which are derived from Landlord’s
exemption from Illinois state retailers’ occupation tax, service occupation tax, use tax
and service use tax.

TENANT'S WORK ON PREMISES; ADDITIONS:; AL TERATIONS.

(2)

(b)

(c)

Commumnication. For purposes of this Section 11, the term Landlord shall expressly
include both the Pastor of the Parish at the address identified on the applicable Parish
Rider and Landlord’s Director of Capital Assets at the address identified in Section
29.

Building Additions/New Construction. Any building additions or new construction
desired by Tenant shall be performed by contractors engaged by Tenant at Tenant’s
sole risk, cost and expense; provided, however, that Tenant must comply with all
terms and conditions of this Section 11 for all such building additions or new
construction as part of Tenant’s obligations respecting Work (as defined below).

Consent. Tenant shall not make any replacements, improvements, alterations,
additions or repairs to the Premises, including but not limited fo any capital
construction or new building additions to be performed by Tenant rather than
Landlord (collectively the “Work™), without obtaining the prior written consent of
Landlord in each instance. The term “Work™ shall expressly encompass and include
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any Initial Work (as defined in any Parish Rider). Tenant must comply with all terms
and conditions of this Section 11 with respect to the Work,

(d) Plans, Specifications, Contractors, Permits, Ete. Upon obtaining Landlord’s

consent to any Work, Tenant shall satisfy all of the following obligations:

M

(i)

(iif)

(iv)

Tenant shall submit to Landlord for Landlord’s review and approval any
construction plans and specifications and any amendments thereto showing
all Work in reasonable detail and Landlord shall have the right to request
reasonable changes as needed in Landlord’s sole discretion,

Tenant shall submit to Landlord for Landlord’s review and approval the
names and addresses of all contractors and copies of all contracts with such
contractors and any amendments thereto. Prior to the commencement of any
Work, Tenant must obtain confirmation from Landlord that Tenant's
proposed contractors comply with Landiord’s standard pre-qualification
requirements as provided to Tenant and obtain Landlord’s written approval
as to such contractors.

Tenant shall submit to Landlord its contractor’s certificates of insurance
evidencing insurance agamnst labilities that may occur during the
performance of or otherwise arise out of any Work, which insurance policy
shall name Landlord as an additional insured thereunder. Such insurance
shall include Contractor’s Risk insurance, Builder’s Risk insurance and a
General Contractor’s Bond. Tenant shall require contractors and
subcontractors performing any Work on the Premises to procure and
maintain during the course of any work: (x) Broad Form Commercial
General Liability insurance policy naming “The Catholic Bishop of
Chicago, an lllinois corporation sole” as an additional insured and (y)
Workers® Compensation/ Employer’s Liability with limits equal to at least
the statutory minimum. Confractors’ and subcontractors’ insurance policies
shall expressly state that they are primary and non-contributing with respect
to any other insurance maintained by Landlord and Tenant.

Tenant shall submit to Landlord copies of all necessary permits evidencing
compliance with all ordinances and regulations of the city, county and state in
which the Premises is located.

(e) Tenant Deliveries. Within fifteen (15) days of completing any Work:

(i)

(i)

Tenant shall deliver “as-built” drawings of the alterations or additions, or an
accurately marked record set of drawings showing the actual location of such
Work.

Tenant shall deliver to Landlord evidence of payment, contractors’ affidavits
and full and final waivers of all liens for labor, services or materials all in
form reasonably satisfactory to Landlord.
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(D Certain Conditions.

(1) Indemnification of Contractor’s Work. Tenant shall indemnify, defend and
hold Landlord harmless from all costs, damages, liens and expenses related to
any Work. Any Work performed by Tenant’s contractors pursuant to this
Section 11 shall be performed in a first-class workmanlike manner using only
good grades of materials and shall comply with all insurance requirements
and all Applicable Laws.

(it) Intentionally Omitted.

(iii) Removal of Alteration. Except for Capital Improvements, Landlord may
elect to require that Tenant remove, at Tenant’s sole risk, cost and expense,
all or certain additions or alterations forming part of the Work performed
upon the Premises by Tenant, at the expiration or earlier termination of the
Lease and to repair the affected areas to their original condition; provided,
however, that Landlord shall notify Tenant of this removal requirement at the
time of Landlord’s consent to any Work requested by Tenant. Any
improvements or alterations forming part of any Work upon the Premises by
Tenant which are not required to be removed by Landlord, shall become
Landlord's property at the expiration or earlier termination of the Term
without compensation of any kind to Tenant.

(iv)  Discovery of Underground Tanks or Other Unexpected Conditions.

a. Tenant agrees that it will be solely responsible for all costs and
expenses incurred by the discovery, movement, remediation or any
other incident, whether associated with underground tanks or any
other Hazardous Materials, whether patent or latent, in any way
related to or resulting from Work performed by Tenant or Tenant’s
obligations under Section 9(a), Section 9(b) and/or Section 9(e).

b. Notwithstanding the foregoing, in the event that any patent or latent
underground tanks or Hazardous Materials are discovered or disturbed
as part of a Capital Improvement project, the costs for remediation of
such issues shall be allocated between the Parties as a Capital
Improvement in accordance with, and subject to, the terms and
conditions of Section 9(d).

¢. Notwithstanding the terms and conditions of Section 9(¢)(iii), in the
event repairs are needed to any water, sewer, electricity and/or gas
conduits or pipes serving the Premises, and the entirety of the
applicable conduit or pipe in need of repair is located outside the
Premises, the costs for repair shall be allocated between the Parties as
a Capital Improvement in accordance with, and subject to, the terms
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12.

13.

14.

and conditions of Section 9(d).

COVENANT AGAINST LIENS. Tenant shall not permit mechanics’ or other liens to be
placed upon the Premises or Tenant’s leasehold interest in connection with any Work,
alterations, improvements or services dome or purportedly done by or for the benefit of
Tenant. Tenant shall give Landlord notice at least fifteen (15) days prior to the
commencement of any such work in or to the Premises to afford Landlord the opportunity,
where applicable, to post and record notices of non-responsibility. Tenant, within twenty (20)
days of notice from Landlord, shall fully discharge any lien by settlement, by bonding or by
insuring over the lien in the manner prescribed by the applicable lien law and, if Tenant fails
to do so, Tenant shall be deemed in Default under this Lease and, in addition to any other
remedies available to Landlord as a result of such Default by Tenant, Landlord, at its option,
may bond, insure over or otherwise discharge the lien. Tenant shall reimburse Landlord for
all amounts paid by Landlord, including without limitation, reasonable attorney’s fees
incurred to comply with this Section 12.

ACCESS TQ PREMISES. Tenant shall allow Landlord free access to the Premises for the
purpose of performing Landlord obligations, for inspecting the condition of the Premises and
Tenant’s performance of Tenant’s obligations thereto, or for exhibiting the Premises and
Tenant shall not interfere with the same; provided, however, that Landlord shall use good
faith efforts to minimize interference with Tenant’s use of the Premises. Landlord shall use
good faith efforts to give Tenant twenty-four (24) hour notice to enter the Premises for such
purposes unless it is an emergency or a regularly scheduled entry. Entry by Landlord shall
not constitute a constructive eviction or entitle Tenant to an abatement or reduction of Rent.

INSURANCE.

(a) Tenant Insurance. Tenant, at its sole cost and expense, shall carry and maintain
the following insurance policies for the Premises and Access Areas at all times
during the Term and when Tenant is otherwise in possession of the Premises, with
insurance companies acceptable to Landlord having a minimum AM Best Rating of
A-VI; provided, however, that for purposes of this Lease, Tenant’s self-insurance
program shall be deemed acceptable to Landlord, subject to Tenant’s continuing
compliance with terms and conditions set forth below, as well as Tenant’s
obligation to maintain the levels of insurance that follow:

(i) Broad Form Commercial General Liability Insurance, naming Landlord as
an additional insured under such policy with a self-insured retention of
$10,000,000.

(i)  Excess Liability Insurance, naming Landlord as an additional insured under
such policy, with a minimum policy limit of $20,000,000 per occurrence

and in the aggregate.

(iii)  Automobile Liability Insurance for each automobile owned or leased by
Tenant (if any), naming Landlord as an additional insured under such
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policy, with a $1,000,000 per occurrence policy limit.

(1v)  Workers compensation and Employers’ Liability insurance with workers
compensation policy limits in the amounts required under Applicable Law
and to which Tenant is self-insured.

(v)  Personal property damage insurance, together with insurance against
vandalism and malicious mischief, with coverage limits of not less than the
full replacement value of Tenant’s personal property located in or on the
Premises with a self-insured retention of $5,000,000.

(vi)  As a condition of Landlord’s consent to any Work, Tenant and Tenant’s
contractors shall comply with the insurance related requirements set forth
in Sections 11 above.

(b) Tenant’s Self-Insurance Obligations. Landlord understands that Tenant is self-
insured for losses up to $5,000,000 for property and $10,000,000 for liability,
subject to the excess liability policy as herein required for losses greater than such
amount. Tenant agrees that it shall be solely responsible for all damages and
amounts that would be covered by the policies and limits described above that that
Landlord or Landlord’s insurance shall not be responsible for any portion of
Tenant’s self-insured retention amounts. Tenant may satisfy its obligation to
procure insurance by the purchase of excess insurance subject to a self-insured
retention, upon the express understanding and agreement that amounts subject to
any self-insured retention shall be deemed by the Parties to be insurance, and not
indemnity. Tenant agrees that its self-insured retention shall be deemed primary
insurance and shall be non-contributory with any other insurance or self-insured
retention maintained by the Landlord. Tenant waives any and all rights under any
statute, ordinance or other law that renders void or unenforceable agreements
whereby the Tenant agrees to indemnify the Landlord for liability to third persons.

() Endorsements:

(i) The excess liability policy shall include the “Additional Insured-Manager
or Lessors of Premises” endorsement, naming as additional insured “The
Catholic Bishop of Chicago, an Illinois corporation sole, and its
successors.”

(ii)  Each of the policies required in Section 14(a) shall include the following
endorsement: “The insurance afforded to the additional insured is primary
insurance. If the Landlord has other insurance, which is applicable to the
loss on a contributing, excess or contingent basis, the amount of this
insurance company's liability under this policy shall not be reduced by the
existence of such other insurance. Any insurance carried by the additional
insured shall be excess and non-contributing with the insurance provided
by the Tenant.”
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(i11)  Each of the policies required in Section 14(a) shall include the following
endorsement: “No coverages may be cancelled, terminated or reduced by
this insurance company without first giving at least thirty (30) days' prior
written notice to the Landlord.”

(d) Certificates. Prior to the Commencement Date, Tenant shall provide Landlord
with certificates of insurance on the Acord 25 form and acceptable to Landlord
evidencing the existence of the coverages described above during all periods which
Tenant has possession of or is using the Premises. Tenant shall not be released
from any liability whatsoever if Tenant fails to maintain the coverages described
above. Tenant shall not be entitled to possession of the Premises for any period
during which Tenant is not covered by the required certificates of insurance. Tenant
must maintain a current certificate of insurance evidencing the existence of the
insurance coverages required hereunder at all times during the Term. The failure to
provide acceptable certificates of insurance or maintain current certificates of
insurance shall be deemed a Default but such failure to provide acceptable
certificates of insurance shall in no way be deemed a waiver of any insurance
requirement.

(¢)  Landlord Right t¢ Obtain. In the event Tenant is in Default for failure to obtain,
pay for and maintain any insurance required herein, Landlord may, but shall not be
obligated to, obtain and maintain such insurance coverage. All premiums paid by
Landlord shall be deemed Additional Rent hereunder and shall be paid by Tenant to
Landlord upon demand. In addition, Landiord may recover from Tenant, and
Tenant agrees to pay as Additional Rent to Landlord, any and all reasonable
expenses (including attorneys' fees) and damages which Landlord may have
sustained by reason of the failure of Tenant to obtain and maintain such insurance,
it being expressly declared that the expenses and damages of Landlord shall not be
limited to the amount of premiums thereon.

(f) Landlord Insurance. During the Term of this Lease, Landlord shall carry and
maintain general commercial liability insurance and property insurance on the
Premises and may do so with excess insurance subject to a $1,000,000 retention for
commercial general liability insurance and a $1,500,000 retention for property
insurance.

{g)  Imcrease. After the fifth Lease Year, Landlord hereby reserves the right to raise or
otherwise alter Tenant's insurance policy limits as herein provided if such limits no
longer meet a commercially reasonable standard for the Premises under the Lease at
such time by providing sixty (60) days' written notice to Tenant and Tenant shall
cause Tenant's insurance provider to alter its respective insurance policies to reflect
the policy limits set forth in Landlord's notice within the time period specified in
Landlord's notice.

15. WAIVERS OF SUBROGATION
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16.

(?1)

(b)

Whenever (i) any loss, cost, damage or expense resulting from fire, explosion or
any other casualty or occurrence 1s incurred by either of the Parties to this Lease, or
anyone claiming by, through or under them, to the Premises, Access Areas, or
personal property located therein, and (ii) either Party is then either covered in
whole or in part by insurance with respect to such loss, cost, damage or expense, or
required under this Lease to be so insured, then the covered Party (or the Party
required to be covered) and its insurer hereby release the other Party from any
liability the other Party may have on account of such loss, cost, damage or expense
to the extent of any amount recovered by reason of such insurance (or to the extent
of any limits required herein) and waives any right of subrogation or recovery
against the other Party which might otherwise exist in or accrue to any person on
account thereof.

Tenant agrees to have all fire and extended coverage and property damage
insurance that is required under this Lease contain or be endorsed with a clause
providing that any release from liability of or waiver of claim for recovery from the
Landlord entered into in writing by the insured thereunder prior to any loss or
damage shall not affect the validity of that policy or the right of the insured to
recover thereunder and providing further that each Party and their respective
insurers waive all rights of subrogation that they might have against the other Party
and the other Party’s respective insurers.

WAIVER OF CLAIMS:; INDEMNIFICATION; HOLD HARMLESS

(a)

(b)

All personal property situated in or on the Premises or Access Areas and belonging
to or being used by Tenant or Tenant Group shall be at the risk of Tenant or such
other person only, and Landlord shall not be liable for damage thereto or theft,
misappropriation or loss thereof,

To the fullest extent permitted by Applicable Law, Tenant, its successors and
assigns, shall indemnify, defend (with counsel acceptable to Landlord) and hold
forever harmless Landlord, Landlord’s affiliates and all of their present and future
officers, employees, agents and interests in any real property (“Landlord Protected
Parties”), from and against any and all claims, obligations, liens, encumbrances,
demands, injuries (including without limitation damage to property and personal
injury), liabilities, penalties, causes of action, and costs and expenses, including,
without limitation, orders, judgments, fines, forfeitures, amounts paid in settlement,
and reasonable attorney's fees (each a “Claim” and collectively “Claims) resulting
in whole or in part from: (1) the Use; (ii) the negligent or willful acts or omissions
of Tenant or Tenant Group, occurring or alleged to have occurred in whole or in
part in connection with the use, occupancy or possession of the Premises or Access
Areas by Tenant or Tenant Group; (iii) Tenant or Tenant Group’s violation of, or
failure to comply with, all Applicable Laws; and (iii) any Default by Tenant under
this Lease, but excluding Claims to the extent caused by Landlord’s negligence or
willful misconduct.
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(©)

(d)

(¢)

®

Tenant's obligations of defense and mndemnification (per Section 16(b)), repair and
maintenance (per Section 9), and payment of Rent shall not be limited by any
limitation on the amount or type of damages, compensation, or benefits payable by
or for Tenant under workmen's compensation acts, disability benefit acts or other
employee benefit acts or by Tenant's insurance coverages.

Tenant shall not be entitled to any form of equitable or implied indemnification at
any time.

Tenant’s obligations under this Section 16 shall survive the expiration or earlier
termination of this Lease.

In the event that the applicable law prohibits enforcement of any part of this Section
16 as written, then such provision shall be modified to provide the maximum
indemnification allowable under that applicable law.

17. DEFAULTS AND REMEDIES

()

(b)

Default by Tenant. The occurrence of any one or more of the following events,
whether under the Master Lease or any Parish Rider, shall, upon the expiration of the
applicable notice and cure period, constitute a material default and breach of this
Lease by Tenant (“Default™):

(i) Monetary Default. The failure by Tenant to make any payment of Base Rent
or Additional Rent or any other payment required to be made by Tenant
hereunder as and when due within ten (10) days after receipt of written notice
from Landlord of such failure; or

(i1)  Non-monetary Default. The failure by Tenant to observe or perform any of
the terms, conditions, covenants or agreements of this Lease to be observed
or performed by Tenant other than described in Subsection 17(a)(i) above
within thirty (30) days after written notice from Landlord of such failure (or if
such failure cannot be reasonably cured within such thirty (30) day period,
the failure by Tenant to commence and diligently prosecute such cure within
such thirty (30) days).

(iii) Tenant’s Reinstatement for Monetary Default.  Notwithstanding the
foregoing, and so long as Tenant is not in Default under the Lease for a
reason set forth in Section 17(b)(ii), Tenant shall have the right to fully cure a
monetary Default, inclusive of all charges applicable under Section 17(b)(i),
prior to the date Landlord issues written notice to Tenant exercising its rights
and remedies under Section 17(b)(iv).

Landloxd’s Remedies. In the event of a Default, Landlord may at any time
thereafter, and without limiting Landlord in the exercise of any other right or remedy
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which Landlord may have by reason of such Default, exercise any one or more of the

following remedies:
(1) Late Charges. All Rent becoming due under this Lease and remaining unpaid

(i)

(iii)

(iv)

)

by the 5™ of each month shall be considered late and shall: (a) be subjectto a
late charge of ten percent (10%) of the Rent due hereunder for the month in
which Rent was paid late; or at Landlord’s option: (b) bear inferest, on a
compounded basis, at a rate equal to the lesser of (i) one and a half percent
(1% %) per month, or (i1) the maximum rate allowed by law.

Performance. Landlord may, but shall not be required, to cure any non-
monetary Default, and Tenant shall pay Landlord the costs thereof, including
Landlord’s Costs (defined below), forthwith upon being billed for same.
“Landlord’s Costs” shall mean the actual costs or expenses paid by Landlord,
for all overhead, general conditions, fees and other costs and expenses arising
from Landlord’s actions or involvement. Landlord may enter the Premises at
all reasonable times to make such repairs or replacements. Landlord will
endeavor to minimize disruption to Tenant’s operations.

Damages. Landlord shall have the right to recover all costs incurred and
damages (including reasonable atforneys’ fees) arising from any Default
under this Lease in accordance with the terms and conditions hereof.

Termination. Any reference to the termination of either a Parish Rider or the
Term of the Parish Rider shall terminate Tenant’s right to possession of the
Premises set forth in such Parish Rider. Landlord may elect at its sole
discretion, upon written notice to Tenant, to ferminate the Term of this Lease
or the Term of the Parish Rider applicable to the location where the Default
occurred without waiving any rights to damages or rent due for the balance of
the Term. Upon the termination of Tenant's applicable right of possession,
Tenant agrees to surrender possession of the terminated Premises
immediately. No reentry or repossession, repairs, alterations and additions,
or re-letting by Landlord shall be construed as an eviction of Tenant or as an
election on Landlord’s part to terminate this Lease, unless a written notice of
such intention is given to Tenant, or shall operate to release Tenant in whole
or in part from any of Tenant’s obligations hereunder. Landlord may sue and
recover judgment for any deficiencies remaining after the application of the
proceeds of any such re-letting.

Landlord’s Right to Relet. If Tenant's right of possession to the applicable
Premises shall be terminated in any way, such Premises, or any part thereof,
may, but need not (except as provided by Illinois statute), be relet by
Landlord, for the account and benefit of Tenant, for such Rent and upon such
terms and to such person or persons and for such period or periods as may
seem fit to Landlord. Landlord shall not be required to accept or receive any
tenant offered by Tenant, except to the extent such offering would be
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required under Applicable Law as a mitigation of Landlord’s damages, and
only so long as such tenant offered by Tenant complies in all respects with
the requirements of New Tenant as that term 1s defined under Section 23, Ifa
sufficient sum shall not be received from such reletting to satisty the Rent
hereby reserved, after paying the expenses of reletting and collection,
including commissions to agents, and including also expenses of
redecorating, Tenant agrees to pay and satisfy all deficiency. The acceptance
of a tenant by Landlord, in place of Tenant, shall not operate as a cancellation
of this Lease, nor to release Tenant from the performance of any covenant,
promise or Lease herein contained, and performance by any substituted
tenant by the payment of Rent, or otherwise, shall constitute only a partial
satisfaction of the obligations of Tenant arising under this Lease.

(vi)  Tenant’s Obligation to Pay Rent. Subject to the Mutual Termination Right,
Tenant shall be obligated to pay all Rent arising under this Lease through the
Expiration Date unless otherwise provided herein. The obligation of Tenant
to pay the Rent during the Term shall not be deemed to be waived, relcased
or terminated by the service of any five-day notice, other notice to collect,
demand for possession, or notice that the tenancy hereby created will be
terminated on the date therein named, the institution of any action of forcible
detainer or ejectment or any judgment for possession that may be rendered in
such action, or any other act or acts resulting in the termination of Tenant's
right to possession of the Premises. Landlord may collect and receive any
Rent due from Tenant, and payment or receipt thereof shall not waive or
affect any such notice, demand, suit or judgment, or in any manner
whatsoever waive, affect, change, modify or alter any rights or remedies
which Landlord may have by virtue hereof.

(c) Cross Default,

(i) Landlord and Tenant acknowledge and agree that any Default by Tenant
under any other lease by and between Landlord and Tenant (“Other
Leases™) shall constitute a Default under this Lease and any Default by
Tenant under this Lease shall constitute a Default under the Other Leases,
thereby allowing Landlord all rights and remedies available for such a
Default. If any of the Other Leases shall be terminated because of any
Default by Tenant under such Other Lease, Landlord at its sole option, shall
have the right to terminate this Lease or any one or more locations
governed under a Parish Rider in the manner provided for herein and to
pursue all of its rights and remedies for such termination as herein
provided.

(i)  Landlord and Tenant further acknowledge and agree that any Default by
Tenant applicable to the Premises governed under any one Parish Rider
shall constitute a Default for the collective Premises governed under all
Parish Riders thereby allowing Landlord all rights and remedies available
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18.

19.

for such a Default. If the Term of any one Parish Rider shall be terminated
because of any Default by Tenant, Landlord at its sole option, shall have
the right to terminate the Term of any other Parish Rider or this Lease in its
entirety in the manner provided for herein and Landlord shall have the right
to pursue all of its rights and remedies for such termination as herein
provided.

RIGHTS AND REMEDIES CUMULATIVE; NONWAIVER

(a)

(b)

(c)

The duties and obligations imposed by this Lease and the rights and remedies
available hereunder shall be in addition to, and not a limitation of, the duties,
obligations, rights and remedies otherwise imposed or available by law. Rights and
remedies hereunder and available by law shall be cumulative and the use of one
remedy shall not be taken to exclude or waive the right to the use of another.

No waiver of any provision of this Master Lease or any provision of any Parish
Rider shall be implied by any failure of Landlord to enforce any remedy on account
of the violations of such provisions, 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. No waiver under any one Parish Rider shall be deemed a
waiver under any other Parish Rider under any circumstances.

No receipt of payment by Landlord from Tenant after the termination of this Lease
or any Parish Rider shall in any way alter the length of a Term or of Tenant’s right
of possession hereunder or after the giving of any notice shall reinstate, continue or
extend a Term or affect any notice given Tenant prior to the receipt of such
payment, 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.

MUTUAL TERMINATION RIGHT.

(2)

Both Landlord and Tenant shall have the right to terminate the Term of this Master
Lease and/or any Parish Rider by delivering written notice of such termination
election to the other Party hereunder on or before December 31% of each Lease Year
(“Mutual _Termination Right”); provided, however, that: (i) the effective
termination date of the Term shall be June 30™ following such written termination
notice; (ii) Tenant must not be in Default at the time Tenant provides written notice
to Landlord as required herein or upon the effective date of such termination; (ii)
Tenant must pay all Rent and any other charges due and payable to Landlord under
this Lease on or before the effective date of such termination; and (iv) Tenant must
deliver the applicable Premises to Landlord on or before such effective termination
date in accordance with the terms and conditions of this Lease the same as if such
effective termination date were the original Expiration Date of the Term,
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20.

21.

(b) In the event that: (i) Landlord elects to terminate the Term of this Master Lease
and/or any Parish Rider pursuant to the Mutual Termination Right; and (ii) Tenant’s
Contribution, together with Tenant’s reasonable costs expended on improvements
or additions forming part of Work (but only so long as such reasonable costs would
be treated as a depreciable item and not as a current expense according to generally
accepted accounting principles and only so long as such reasonable and actual costs
are approved by Landlord as applicable to this Section pursuant to express inclusion
in the applicable Parish Rider to be terminated or any fully executed amendment
thereof) (“Tenant’s Additional Reimbursement Amount™), has exceeded One
Hundred Thousand Dollars ($100,000) for the particular Premises being terminated
under such Parish Rider at the time of such termination; and (iii) Landlord leases
the entirety of such terminated Premises to a Non-Catholic Third Party (as defined
in Section 31(g)(1)) within six (6} months of such termination, then in such case
Landlord shall reimburse Tenant up to and not to exceed fifty percent (50%) of no
more than five (5) years of the-then unamortized portion of Tenant’s Contribution
and Tenant’s Additional Reimbursement Amount, amortized on a straight line basis
over a ten (10) vear period commencing upon the date of such substantial
completion of the Capital Improvement applicable to such Tenant Contribution and
upon the date of such substantial completion of the Work applicable to Tenant’s
Additional Reimbursement Amount. Notwithstanding anything to the contrary
herein contained, Landlord and Tenant hereby acknowledge and agree that
Landlord’s obligations of reimbursement under this Section 19(b) shall not apply in
the event Landlord terminates the Term of this Lease or any Parish Rider due to
Tenant’s Default, or in the event Landlord exercises Landlord’s Termination Right
or its right to terminate under Section 22, and Landlord shall have no obligation to
reimburse any portion of Tenant’s Contribution or Tenant’s Additional
Reimbursement Amount in the event of termination for Tenant’s Default or
pursuant to Landlord’s Termination Right or pursvant to Landlord’s rights under
Section 22,

DISPUTE RESOLUTION; GOVERNING LAW, In the event a dispute arises between
Landlord and Tenant relating to the interpretation or enforcement of the terms and
conditions of this Lease, which cannot, after reasonable diligence and efforts be resolved,
then the terms and provisions of this Lease shall be governed by and construed in
accordance with the laws of the State of lilinois and any suit, action or proceeding related
to this Lease shall be commenced, brought, litigated and consummated in the Courts of the
State of Illinois located in the County of Cook or (as applicable) the United State District
Court for the Northern District of lllinois. The Parties waive any objection which they may
have at the time to the laying of venue of any proceeding brought in any such court, waives
any claim that any proceeding brought in any such court has been brought in an
inconvenient forum, and further waives the right to object with respect to such proceeding
on the basis of jurisdiction.

CONDEMNATION. If Landlord’s Property or any portion thereof shall be taken or
condemned by any competent governmental authority (a “Taking™), or if the configuration of
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22.

any street, or alley, adjacent to the Premises is changed by any competent authority and such
Taking or change in configuration makes it necessary or desirable to remodel or reconstruct
the Premises, Landlord shall have the right, exercisable at its sole discretion, to terminate the
Term of the applicable Parish Rider upon notice to Tenant and such termination shall be
effective on the date which represents the last day of Tenant’s then-current school session
(Fall or Spring) forming part of the Use, but subject at all times to the effective date of the
applicable Taking or change in configuration. No money or other consideration shall be
payable by Landlord to Tenant if Landlord exercises its right of termination under this
Section 21; provided however, that Tenant shafl not be precluded from sharing in any
condemnation award or judgment for damages resulting from such Taking or change in
configuration, subject to the following terms and conditions: (a) the extent of Tenant’s share
in any condemnation award or judgment for damages shall be limited to fifty percent (50%)
of no more than five (5) years of the-then unamortized portion of Tenant’s Contribution
accrued under the applicable Parish Rider that is terminated, amortized on a straight line
basis over a ten (10) year period commencing upon the date of such substantial completion
of the Capital Improvement applicable to such Tenant’s Contribution; (b) under no
circumstances shall Tenant’s share in any condemnation award or judgement for damages
exceed ten percent (10%) of the total condemnation award or judgment for damages that
remains after deduction of Landlord’s actual costs and attorneys’ fees incurred in relation to
such Taking or change in configuration; and (c) as a condition precedent to Tenant’s right to
share in any condemnation award or judgment for damages in accordance with this Section,
the calculation of such condemnation award or judgment for damages must have expressly
included the value of Tenant’s Contribution as a calculated factor in determining the amount
of such condemnation award or judgment for damages issued by the respective governmental
authority or court of jurisdiction as applicable.

DESTRUCTION & BAMAGE; RESTORATION

(a) Notice. If the Premises or any part thereof shall be damaged by fire or other
casualty, Tenant shall give prompt notice thereof to Landlord.

(b) Partial. In the event of a fire or other casualty that renders fifty percent (50%) or
less of the Premises untenantable, Landlord in its sole, reasonable discretion shall
have the right to terminate this Lease by giving Tenant thirty (30) days prior written
notice of termination, unless Tenant agrees to pay the Landlord’s retention plus any
amounts in excess of Landlord’s insurance proceeds. If Landlord elects to restore
the Premises, Landlord shall give Tenant notice of the same within a reasonable
time. Landlord shall have no liability to Tenant by virtue of any delays in
completion of such restoration.” Base Rent, however, shall abate on such portion of
the Premises as is, from time to time, untentantable as a result of such damage.

{c) Total, In the event of a fire or other casualty that renders fifty percent (50%) or
more of the Premises untenantable, either Party shall have the right to terminate this
Lease as of the date of such damage upon giving written notice to the other Party at
any time within thirty (30) days after the date of such damage.
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23.

SUBLETTING: ASSIGNMENT.

(a)

Tenant shall not have the right to assign, sublet, license, mortgage, pledge or
otherwise transfer this Lease or any Parish Rider, or renew any of the foregoing rights,
without the prior written consent of Landlord which consent shall not be
unreasonably withheld or conditioned. Landlord’s denial of consent shall be deemed
reasonable if the proposed assignee or sublessee (“New Tenant™) fails to meet
reasonable conditions including, but not limited to:

(i)

(i)

(i)

(iv)

)

(vi)

(vii)

(‘viii)

In the case of an assignment only, proposed New Tenant’s financial
statements demonstrate the organizational wherewithal to fulfill all terms
and conditions of the Lease, including but not limited to the payment of
Rent, and at least the same financial wherewithal and creditworthiness as
the Tenant had as of the Effective Date;

In the case of an assignment or full sublet only, Tenant shall sign an
agreement (whose form shall be approved by Landlord) that, among other
things, states that New Tenant assumes all of Tenant’s responsibilities but
that Tenant remains primarily liable under the Lease;

In the case of an assignment or full sublet only, New Tenant shall not have
any options to extend the lease or purchase the property nor shall New
Tenant have any termination rights provided to the named Tenant in this
Lease;

New Tenant is exempt from taxation pursuant to Section 501(c)(3) or other
provision of the Internal Revenue Code and the Premises or portion thereof
shall only be used by New Tenant for property tax exempt purposes
(religious, charitable, or educational) and not with a view to profit;

New Tenant is in good standing in the State of Illinois, and meets other
reasonable measures Landlord would employ in selecting a Tenant for the
Premises;

New Tenant’s proposed use and New Tenant’s compatibility with other
activities occurring on Landlord’s Property shall be consistent with

Landlord’s religious and moral principles and the operating policies of the
Archdiocese of Chicago; '

Tenant shall pay Landlord ninety percent (90%) of any amount exceeding
the Rent then due and payable to Landlord that the Tenant would be paid
from New Tenant;

New Tenant is not an entity with which Landlord is currently negotiating

another lease or an entity that will compete with Landlord’s business and/or
other tenants at Landlord’s Property; and
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24,

25.

(ix) New Tenant shall provide Landlord with cettificates of insurance
acceptable to Landlord.

(b) Tenant understands that the Landlord will incur additional costs to review
information concerning the proposed New Tenant. Tenant agrees to pay Landlord a
$1,000 review fee in connection with the review of any and each proposed New
Tenant. Such $1,000 review fee is a reasonable estimate of Landlord’s costs to
review information concerning the proposed New Tenant.

(c) In the event that any of Tenant's current or future secured lenders require Landlord's
execution of any documents necessary for Tenant's benefit, Tenant hereby agrees to
reimburse Landlord all reasonable expenses incurred by Landlord, including but not
limited to reasonable attorneys' fees, in reviewing, approving and processing such
documentation.

ESTOPPEL CERTIFICATES. Tenant agrees from time to time, at Landlord's request to
deliver to Landlord, within ten (10) days of Landlord's request, a statement in writing
certifying: (a) that this Lease is unmodified and in full force and effect (or, if there have been
modifications, that the same is in full force and effect as modified and identifying the
modifications); (b) the dates to which the Rent and other charges have been paid; (c) that
Landlord is not in default under any provision of this Lease (or if Landlord is in default or
claimed by Tenant to be in default, the nature thereof in reasonable detail); (d) no payments
other than as currently due have been made (or stating those that have been made); (e) that
Tenant has accepted the Premises and the condition thereof and of improvements thereto and
has no claims against Landlord or any other party with respect thereto {or stating what the
nature of such claims); and (f) such other matters as may reasonably be requested by
Landlord. Such certificate shall provide that any prospective purchaser, mortgagee or
beneficiary may rely on such certificate.

TENANCY AT SUFFERANCE; HOLDOVER TENANCY.

(a) If Tenant fails to surrender all or any part of the Premises at the expiration of this
Lease, occupancy of the Premises after the expiration shall be that of a tenancy at
sufferance., No failure to surrender by Tenant or payment by Tenant after the
termination of this Lease shall be construed to extend the Term or prevent Landlord
from immediate recovery of possession of the Premises by summary proceedings or
otherwise.

(b) In Landlord’s sole discretion, Landlord may elect at any time after the expiration of
the Lease to treat Tenant’s occupancy as a holdover tenant subject to all the terms and
provisions of this Lease, having a month-to-month tenancy, and owing an amount (on
a per month basis without reduction for partial months during the tenancy at
sufferance) equal to 150% of the sum of the Rent due for the period immediately
preceding the expiration.
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26.

27.

28.

29.

(c) It Landlord 1s unable to deliver possession of the Premises to a new tenant or to
perform improvements for a new tenant as a result of Tenant’s failure to surrender
upon the expiration of the Term, Tenant shall be liable for all damages that Landlord
incurs whether direct or consequential.

(d) Any tenancy at sufferance or month-to-month tenancy or holdover tenancy shall be
subject to every term, condition, and covenant contained in this Lease.

NO BROKERS. Tenant warrants that it has had no dealings with any broker or agent in
connection with this Lease other than Landlord. Tenant shall indemnify and hold Landlord
harmless from all claims of any broker or agent claiming to have represented Tenant in
connection with this Lease.

LANDLORD’S MORTGAGE/GROUND LEASE. Landlord may have heretofore
executed and delivered or may hereafter execute and deliver a mortgage or trust deed in the
nature of mortgage, both sometimes hereinafter referred to as “Mortgage,” encumbering the
Premises, or portion thereof or any interest therein, and may sell and lease back the
underlying land on which the Premises, or portion thereof, is situated. If requested by the
holder of a Mortgage (“Mortgagee™) or by Landlord of any ground or underlying lease
(“Ground Landlord”), Tenant will either subordinate its interest in this Lease to said
Mortgage or ground lease or make such interest superior, and will execute such
documentation as may be reasonably required by such Mortgagee or Ground Iandlord;
provided that any such agreement which provides for Tenant’s subordination of its interest in
this Lease shall also provide that so long as Tenant is not in Default under this Lease, Tenant
may remain in possession under the terms and conditions of this Lease notwithstanding the
foreclosure of such Mortgage or termination of such ground lease and shall otherwise be in
form and substance reasonably satisfactory to Tenant.

CONBITION UPON SURRENDER OF POSSESSION. Tenant shall yield the
Premises back to Landlord upon the termination of this Lease, whether such termination
shall occur by expiration of the Term or in any other manner whatsoever, in good
condition, ordinary wear and tear and casualty excepted (unless the casualty is the result of
Tenant’s acts or omissions), broom clean and free of debris. Tenant shall also satisfy the
requirements of this Lease regarding utilities, additions or alterations. Tenant shall arrange
with Landlord a walk-through of the Premises within ninety (90) days of the expiration or
earlier termination of the Lease. This provision shall survive the termination of this Lease.

NOTICES. (a) All notices, demands, consents and submissions to be made or given
pursuant to this Lease shall be in writing and shall be deemed propetly served if delivered by
hand, or if mailed, postage prepaid, by United States certified or registered mail, return
receipt requested, or if sent by a nationally recognized overnight courier, proof of delivery
required, to the following addresses or to such other address or addressee as either Party may
give to the other in writing:

If to Landlord, then to: If to Tenant, then to:
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30.

31.

Archdiocese of Chicago Chicago Board of Education — Real Estate

835 N. Rush Street Department
Chicago, Illinois 60611-2030 42 West Madison, 2™ Floor
Attention: Director of Capital Assets Chicago, 1L 60602
Attention: Chief Facility Officer
With a copy to: With a copy to:
Archdiocese of Chicago Chicago Board of Education
835 N. Rush Street 42 West Madison, 9" Floor
Chicago, [llinois 60611-2030 Chicago, IL 60602
Attention: Office of Legal Services Attention: Chief Administrative Ofticer

With a copy to the Parish at the address listed With a copy to:
in the Parish Rider applicable to such written Chicago Board of FEducation — Law

notice.

Department
One North Dearborn, 9th Floor
Chicago, 1L 60602

Attention: General Counsel

(b} Notwithstanding the foregoing, if Landlord is unable to serve any such notice

or demand as provided above, a notice or demand shall be deemed properly served if
affixed to any door leading into the Premises, in which event the notice or demand shall be
considered served at the time the copy is so affixed.

FREEDOM OF INFORMATION ACT. Landlord acknowledges that certain Tenant

records and documents are subject to the Ilincis Freedom of Information Act (5 1ILCS

140/1) and the reporting requirements under 105 ILCS 5/10-20.44. Landlord further
acknowledges that this Lease shall be posted on Tenant’s website.

MISCELLANEQOUS.

(a) No Offer or Option. Landlord’s delivery of a copy of this Lease to Tenant for

(b

(©)

Tenant’s review does not constitute an offer to Tenant or an option.

Parties; Successors. All covenants, promises, representations and agreements
herein contained shall be binding upon, apply and inure to and are intended solely
for the benefit of Landlord and Tenant and their respective heirs, legal
representatives, successors and assigns,

Complete Agreement. Provisions typed on this Lease and all Parish Riders
referenced in and attached to this Lease are hereby made a part of this Lease. This
Lease embodies the entire Lease of the Parties. There are no promises, terms,
conditions, or obligations other than those contained herein, and this Lease shall
supersede all previous communications, representations or agreements, either verbal
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or written, between the Parties hereto.

(d) Amendments Must be in Writing. This Lease Agreement cammot be changed or
provisions waived orally or by course of conduct. No meodification, waiver or
. amendment of this Lease or any of its conditions or provisions shall be binding upon
Landlord and Tenant unless in writing and signed by both Parties. No course of
conduct applicable to the Premises under any one Parish Rider shall affect the terms
and condition of this Master Lease or any other Parish Rider. The Parties agree to
amend Exhibit A to reflect the termination of any Parish Rider or the addition of
Premises added pursuant to a Parish Rider executed by Parties after the Effective

Date.

(e) Captions. The captions of Sections and Subsections are for convenience only and
shall not be deemed to limit, construe, affect, or alter the meaning of such Sections.

H No Agency or Partnership. Nothing contained in this Lease shall be deemed or
construed by the Parties hereto or by any third party to create the relationship of
principal and agent, partnership, joint venture, a special relationship or any
association between Landlord and Tenant, it being expressly understood and agreed
that no act of the Parties hereto shall be deemed to create any relationship of
Landlord and Tenant other than the relationship between landlord and tenant.

(2) Autherity. Tandlord and Tenant, and signatories hereunder, each represent and
warrant that they have the power and authority to execute and deliver this Lease and
to perform all the covenants to be performed by it hereunder. The Parties represent
that they have participated m the preparation of this Lease and, for purposes of
principles of law governing the construction of the terms of an agreement, the Parties
further acknowledge that they have carefully read this Lease Agreement and that they
have had an opportunity to have this Lease Agreement reviewed and explained to
them by an attorney of their own choosing, but have either done so or declined to do
s0.

(h) Tenant Representations. Tenant hereby warrants and certifies that: (i} Tenant is a
a body politic and corporate organized and existing under Applicable Laws; (ii)
Tenant is exempt from income taxation and assessment of real estate taxes pursuant
to Application Laws; and (iii) the Premises and Access Areas shall only be used by
Tenant for property tax exempt purposes (religious, charitable, or educational) and
not with a view to profit.

() Limitation of Liability. Tenant agrees to look solely to Landlord's interest in the
building containing the Premises for the enforcement or payment of any judgment,
award, order or other remedy that Tenant may have against Landlord arising under
or in connection with the Lease. No other assets of Landlord (or any assets of any
members, partners, beneficiaries, sharcholders, managers, officers, directors or
employees of Landlord) shall be subject to levy, execution or other procedures for
the satisfaction of any remedy by Tenant. No personal liability is assumed by, nor
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shall at any time be asserted or enforceable against Landlord’s clergy, officers,
directors or employees on account of this Lease or any covenant, undertaking or
agreement of Landlord hereunder. No personal liability is assumed by, nor shall at
shall at any time be asserted or enforceable against, Tenant’s individual board
members, directors, officers or employees.

) Foree Majeure. If Landlord or Tenant shall be delayed, burdened in, or prevented
from the performance of any act required hereunder by reason of strikes, lock-outs,
labor troubles, inability to procure materials, failure of power, restrictive
governmental laws or regulations, rent restrictions, war, weather or the act, failure
to act, or default of the other Party, or any other reason beyond their control, the
performance of such act shall be excused for the period of the delay and the period
for the performance of any such act shall be extended for a period equivalent to the
period of such delay.

() Prior Lease. Landlord and Tenant hereby acknowledge and agree that as of the
Effective Date that certain Lease by and between the Parties dated July 1, 2005
(“Prior_Lease”) shall be deemed cancelled, terminated and shall have no further
force or effect, and except for claims accrued but not yet asserted by third parties,
such as premises liability claims, Landlord and Tenant hereby release and forever
discharge each other from all liability, claims and damages of any kind which either
Party may now have or at any time shall have against the other Party as a result of any
matter, cause or thing whatsoever occurring under the Prior Lease.

(M Construction. Except as otherwise specifically indicated, all references to
Sections, Subsections and Clauses refer to Sections, Subsections and Clauses of
this Lease and all references to Parish Riders refer to the Parish Riders attached
hereto. The words “herein,” “hereof,” “hereunder,” “hereinafter” and words of
similar import refer to this Lease as a whole and not to any particular Section or
Subsection hereof. Unless expressly stated to the contrary, reference to a Section
includes all of the Subsections contained thercin. The terms “include” and
“including” shall be construed as if followed by the phrase “without being limited
to.”

(m) Time is of Essence. Time is of the essence of this Lease and of every provision
hereof.

(n) OFAC List. Tenant represents and warrants that it is not listed, nor 1s it owned or
controlled by, or acting for or on behalf of any person or entity, on the list of
Specially Designated Nationals and Blocked Persons maintained by the Office of
Foreign Assets Control of the United States Department of the Treasury, or any
other list of persons or entities with whom Landlord is restricted from doing
business with (“OFAC_List”). Notwithstanding anything to the contrary herein
contained, Tenant shall not permit the Premises or any portion thereof to be used,
occupied or operated by or for the benefit of any person or entity that is on the
OFAC List. Tenant shall provide documentary and other evidence of Tenant’s
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identity and ownership as may be reasonably requested by Landlord at any time to
enable Landlord to verify Tenant’s identity or to comply with any Applicable Laws.

(0) Severability. [If any clause, phrase, provision or portion of this Lease or the
application thereof to any person or circumstance shall be invalid, or unenforceable
under applicable law, such event shall not affect, impair or render invalid or
unenforceable the remainder of this Lease nor any other clause, phrase, provision or
portion hereof, nor shall it affect the application of any clause, phrase, provision or
portion hereof to other persons or circumstances, so long as the remainder of this
Lease expresses the intent of the Parties.

(p) Counterparts. This Lease may be executed by each of the Parties hereto in
separate counterparts and such counterparts shall have the same force and effect as
if the Parties had executed it as a single document. An electronic copy of the
signature of the Parties hereto via facsimile or electronic message may be treated as
if the signature was an original one and shall be fully enforeeable.

(@) Right of First Offer.

(i) In the event that Landlord decides in its sole and absolute discretion to
market the building forming part of the Premises (“Subject Property”) for
sale during the Term to any third party who is not related to or an affiliate
of Landlord, and who is otherwise not a Catholic organization (collectively
“Non-Catholic Third Party”), Landlord shall notify Tenant in writing of
such decision prior to marketing the Subject Property to any such Non-
Catholic Third Party (“ROFO Notice™) and Tenant shall have the right of
first offer to purchase the Subject Property from Landlord in accordance
with the terms and conditions of this Section 31(g) (collectively “ROFO™).
To the extent Landlord decides to market or sell the Subject Property to a
third party who is related to or an affiliate of Landlord or to a third party
who is otherwise a Catholic Organization (“Catholic Purchaser”), Landlord
and Tenant acknowledge and agree that the ROFO shall not apply and
Landlord shall have no obligation to send a ROFO Notice to Tenant. To
the extent Landlord does send Tenant a ROFO Notice, Landlord shall be
under no obligation to actually sell the Subject Property to Tenant as part of
the ROFO. The ROFO shall not apply to any portion of Landlord’s
Property other than the Subject Property and if Landlord decides to market
the Subject Property for sale to any Non-Catholic Third Party or to a
Catholic Purchaser as part of a larger sale which includes other areas of
Landlord’s Property or any other real property owned by Landlord, the
ROYO shall not apply. '

(ily  In order for Tenant to effectively exercise the ROYO, Tenant must comply
with the following terms and conditions: (a) Tenant must notify Landlord
in writing in accordance with Section 29 and this Section 31(q)} of its intent
to exercise the ROFO within thirty (30) days of the ROFO Notice (“ROFO
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Offer”); (b) the ROFO Offer must include a binding offer to purchase the
Subject Property with a proposed closing date and evidence of non-
contingent financing or other evidence reasonably acceptable to Landlord
in Landlord’s sole discretion which confirms Tenant’s ability to close on
the purchase of the Subject Property on or before the closing date set forth
in the ROFO Offer; (¢} if Tenant timely provides the ROFO Offer in
accordance with this Section 31(q), then Landlord shall review the ROFO
Offer and decide whether or not it desires to sell the subject Property
pursuant to the terms and conditions of the ROFO Offer; (d) in the event
Landlord desires in its sole and absolute discretion to sell the Subject
Property to Tenant pursuant to the terms and conditions of the ROFO
Offer, then Landlord and Tenant shall proceed with the sale of the Subject
Property in accordance with the ROFO Offer and this Section 31(q); (e) in
the event Landlord does not desire in its sole and absolute discretion to sell
the Subject Property to Tenant pursuant to the ROFO Offer and rejects the
ROFO Offer, Landlord shall have no obligation to sell the Subject Property
to Tenant pursuant to the ROFO and the ROFO shall forever be deemed
null, void and of no further force or effect with Landlord being free to sell
the Subject Property on any terms and to any Non-Catholic Third Party or
to any Catholic Purchaser without liability to Tenant; and (f) to the extent
Tenant decides not to exercise the ROFO after receipt of the ROFO Notice
or to the extent Tenant shall fail to comply in all respects with the terms
and conditions of this Section 31(q) in exercising the ROFO, the ROFO
shall be deemed to have lapsed, Landlord shall be free to sell the Subject
Property on any terms and to any Non-Catholic Third Party or to any
Catholic Purchaser without liability and the ROFO shall forever be deemed
null, void and of no further force or effect.

(i)  As conditions precedent to Tenant’s right to exercise the ROFO, Tenant
must: (i) not be in Default under any of the terms and conditions of the
Lease; (ii) not have assigned the Lease or sublet all or any portion of the
Premises; or (iii) not be in violation of Section 25. The ROFO 1s personal
to the Board of Education of the City of Chicago and may not be
transferred by sublease, assignment, merger or any other means.

(iv)  Notwithstanding the foregoing, in the event that the Subject Property is
sold to a Catholic Purchaser or a Non-Catholic Third Party, the Parties
hereby agree that: (a) the Catholic Purchaser or Non-Catholic Third Party
shall take title subject to the terms and conditions of the Master Lease and
Parish Rider applicable to the Subject Property; (b) the Parties hereby agree
to amend the Master Lease and Parish Rider applicable to the Subject
Property in order to extract the applicable Subject Property from the terms
of the Master Lease; (¢) Landlord, Tenant and such Catholic Purchaser or
Non-Catholic Third Party, as a condition of Landlord’s sale of the Subject
Property, shall enter into such documentation reasonably necessary so that
Catholic Purchaser and Tenant, or Non-Catholic Third Party and Tenant,
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shall have a lease agreement applicable to the Subject Property which is
separate from this Master Lease, but consistent in all respects with its terms
and conditions, except that such Catholic Purchaser or Non-Catholic Third
Party shall be restricted from exercising its rights to terminate the Term of
the Parish Rider applicable to the Subject Property under the Mutual
Termination Right set forth under Section 19 for a period of: (i) one (1)
year immediately following the closing date of the sale of the Subject
Property if such closing date occurs in June through December of the first
(1% through the eighth (8th) Lease Year; or (ii) six (6) months immediately
following such closing date if such date occurs in January through May of
the first (1) through the ninth (9" Lease Year; provided, however, that
upon the expiration of such one (1) year or six (6) month period, as
applicable, the right of Catholic Purchaser or Non-Catholic Third Party to
exercise the Mutual Termination Right shall be in full force and effect with
no restrictions. Nothing included in this Section 31(q)(iv) shall limit or
restrict the rights of Catholic Purchaser or Non-Catholic Third Party to
terminate the Term of the Parish Rider applicable to the Subject Property
under any terms or conditions of this Master Lease or such Parish Rider
other than the Mutual Termination Right, or any other rights generally, that
Catholic Purchaser or Non-Catholic Third Party would assume under the
Master Lease and the Parish Rider applicable to the Subject Property as
part of any sale thereof.

[SIGNATURE PAGE FOLLOWS]
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executed.
LANDLORD:

THE CATHOLIC BISHOP OF CHICAGO,
an IHinois co lmn sole

Signature:

Eric Wollan,
Director of Capital Assets

Date: Lﬂu l%i‘g
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IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be duly

TENANT:

BOARD OF EDUCATION OF THE CITY
OF CHICAGO, a body politic and corporate i

Signature:

Frank Clark, President

Attest:

Estela Beltran, Secretary

By: A’"—: ‘7/{'—-. k=
Jal@c son, Chief Executive Officer

Approved as to Legal Form: ’3\/ /q&,uu/‘

Lol T M€ o

(/Joseph T. Moriarty, Genéfal Counsel




IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be duly

executed.
LANDLORD:

THE CATHOLIC BISHOP OF CHICAGO,
an lllinois corporation sole

Signature:
Eric Wollan,
Director of Capital Assets

Date:

43

TENANT:

BOARD OF EDUCATION OF THE CITY,
OF CHICAGO, a body politic and corporate%}\

Signature: WA%W\L QAM,'\{;
Frank M. Clark, President
Attest: /@,f {ﬁ, A ;ﬁ é/fm;»_ ‘5‘/ 4 ?f&%

Estela Beltran, Secretary

L 5
Jame(e( K jaek&g}

Approved as to Legal Form: ’5\} / (ﬁ"‘y

/;’/( ,"

i Joseph T. Morlarty, General Counsel

Chief Executive Officer

Parish Rider [ ], Master Lease, Board of Education City of Chicage (CPS) 2016RE



EXHIBIT A TO MASTER LEASE AGREEMENT

Parish Rider Name of Parish/Address Tenant School Name

Parish Rider A | Good Shepherd/ 2719 8. Kolin Zapata
Parish Rider B | Holy Cross/ 1740 W. 46th Seward Branch
Parish Rider C | Our Lady of Mercy/ 4432 N. Troy

and Gym/ 4432 N. Troy North River School
Parish Rider D | St. Camillus/ 5426 S. Lockwood Pasteur
Parish Rider E | St. Clare de Montefalco/ 5443 S.

Washtenaw Talman
Parish Rider ¥ | St. Columba/ 13323 S. Greenbay Clay
Parish Rider G | St. Denis/ 8301 S. St. Louis Ashburn
Parish Rider H | St. Francis de Sales/ 10200 S. Ave J

St. Francis de Sales H.S./ 10155 S.

Ewing

St. Francis de Sales - Gym (Gallistel Elementary
Parish Rider I St. John of God/ 1234 W. 52nd Second

Parish Rider J

St. Joseph - Hermitage/ 4821 S.

Hermitage

Cesar Chavez

Parish Rider K | St. Joseph - Orleans/ 1107 N.Orleans
St. Joseph - Orleans - Gym Payton
Parish Rider I. | St. Maurice/ 3625 S. Hoyne Thomas, V. Early Childhood
Parish Rider M | St. Michael the Arch./ 1957 W. 48th Hedges Middle Branch
Parish Rider N | St. Michael the Arch./ 4821 S. Damen | Cesar Chavez
Parish Rider O | St. Priscilla/ 7001 W. Addison Bridge
Parish Rider P | St. Rita/ 6201 S. Fairfield
St. Rita - Gym/ 6201 S. Fairfield Fairfield Academy
Parish Rider Q | St. Stanislaus B&M/ 2318 N. Lorel Hanson Branch
Parish Rider R | St. Wenceslaus/ 3425 N. Lawndale Reilly Branch

Parish Rider S

St. Turbius/ 5646 8. Karlov Ave.

South West Area Magnet School

[Exhibit A Continued on Next Page]
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PARISH RIDER O TO MASTER LEASE AGREEMENT

THIS PARISH RIDER O TO MASTER LEASE AGREEMENT (this “Rider O”) 1s dated
as of the latter of the two dates set forth on the signature page below, but effective as of July 1,
2015 (the “Effective Date”), by and between THE CATHOLIC BISHOP OF CHICAGO, an
[linois corporation sole (“Landlord”) and BOARD OF EDUCATION OF THE CITY OF
CHICAGO, a body politic and corporate (“Tenant”). Landlord and Tenant may collectively
hereinafter be referred to as the “Parties” and each a “Party.”

WITNESSETH

WHEREAS, Landlord and Tenant are the Parties to the Master Lease attached hereto and
made a part hereof (“Master Lease™);

WHEREAS, Landlord is the owner of the land and improvements commonly known as ST.
PRISCILLA PARISH (“Parish”) including: (i) the church building at 6949 W. Addison St
(“Church™); (ii) the school building 7001 W. Addison St. (“School™); (i11) the rectory building at
6949 W. Addison St. (“Rectory™); (iv) two garages at 6949 W. Addison St. (each a “Garage”); (v)
the parking lot located to the west of the Church (“West Parking Lot™}; and (vi) the parking lot
located to the south of the School (“South Parking Lot™), all of which are depicted on Exhibit 1 to
Rider O attached hereto and made a part hereof (collectively “Landlord’s Property™); and

WHEREAS, Landlord wishes to lease to Tenant and Tenant wishes to lease from Landlord a
portion of Landlord’s Property more particularly described as the School, but expressly excluding
the Parish religious education office within the School (“Excluded Space™) (the School, less the
Excluded Space, shall hereinafter be referred to as the “Premises™).

NOW THEREFORE, for and in consideration of their mutual covenants and agreements
hereinafter set forth and the above recitals which are by this reference incorporated herein, and other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged by
the Parties hereto, Landlord and Tenant agree as follows:

1. GRANTS

(a) Master Lease/Defined Terms. Any reference to the “Master Lease” within this
Rider O shall mean the terms and conditions set forth in Sections 1 through
Section 31 of the Master Lease, exclusive of any terms and conditions contained
within this Rider O. Any reference to the “Lease” shall coliectively mean both
the terms and conditions of the Master Lease and the terms and conditions of this
Rider O. Any reference to the “Premises™ within this Rider O shall mean the
Premises identified in this Rider O. Any reference to the “Access Areas” within
this Rider O shall mean the Access Areas identified 1 this Rider O. The terms
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and conditions of the Master Lease are hereby mmcorporated into this Rider OO and
the terms and conditions of this Rider O are hereby incorporated into the Master
Lease. Al capitalized terms not defined in this Rider O shall have the meaning
set forth in the Master Lease. In the event of any conflict between the terms and
conditions of the Master Lease and the terms and conditions of this Rider O, the
terms and conditions of this Rider O shall govern and control.

(b) Premises. Landlord hereby leases to Tenant and Tenant hereby leases from
Landlord the Premises identified above, subject to all of the terms, conditions,
covenants and agreements contained in the Lease.

(c) Tenant’s School Name. The name of Tenant’s school forming part of the Use at
the Premises identified in this Rider O is Norman A Bridge Elementary School.

(d) Additional Rights and Licenses. In addition to the Premises, Landlord hereby
grants to Tenant and Tenant Group a conditional, revocable and non-exclusive
right and license over the following areas of Landlord’s Property, subject to the
following terms and conditions, so long as Tenant is leasing the Premises during

the Term (defined below):

(1) Ingress/Egress:  Pedestrian ingress and egress over the Landlord’s
Property, to and from the Premises, upon and across the exits, entrances
and sidewalks depicted on Exhibit 1 to Rider O (“Ingress/Egress Area™),
except that Tenant shall not be allowed to use the sidewalks or walkways
between the Church and the Rectory;

(i)  Parking Area: The right to non-exclusive use of not more than thirty
parking spaces closest to the Premises in the West Parking Lot for
parking of automobiles on a “first-come,” “first-served” basis by faculty
and staff members of Tenant Group (“Parking Area™); provided, however,
that: (a) Tenant shall not use the Parking Area during any Parish events,
including without limitation any Masses or other gatherings on Holy
Days and funerals; (b) Landlord agrees to use reasonable efforts, but shall
not be obligated, to schedule such Parish events outside Tenant’s hours of
Use and Tenant acknowledges and agrees that Masses on Holy Days and
Funerals customarily take place during such hours and shall not be
scheduled outside of such hours; and (c) the Parking Area shall not
exceed the perpendicular boundary marking on the Church portion of the
West Parking Lot more commonly known as the “Grotto of Blessed
Mary;”
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(i)  Open Space: The right to non-exclusive use of the South Parking Lot
(“Open Space”) for gym classes, recess and overflow parking for special
events forming part of the Use; provided, however, that Tenant hereby
confirms 1t has enacted written policies and procedures to keep student
members of the Tenant Group safe during any gym or recess classes
which would take place in the Open Space, including without limitation
procedures that serve to limit access by automobiles to the portion of the
Open Space where student members of the Tenant Group will be
assembled and further provided that Tenant shall not use the Open Space
during any Parish events, including without limitation any Masses or
other gatherings on Holy Days and funerals. Landlord agrees to use
reasonable efforts, but shall not be obligated, to schedule Parish events
outside Tenant’s hours of Use and Tenant acknowledges and agrees that
Masses on Holy Days and Funerals customarily take place during such
hours and shall not be scheduled outside of such hours;

(iv)  Additional Storage Room: Upon prior request of Tenant and consent of
Pastor in each instance, which consent may be withheld, denied or
revoked in the sole discretion of Pastor, Tenant shall have the right to use
a Garage designated by Pastor for the miscellaneous storage of a snow
blower, de-icing salt and miscellaneous equipment; and

(v) Access Areas: The Ingress/Egress Area, Parking Area, Open Space and
Additional Storage Room are hereinafter collectively referred to ag
“Access Areas.” Landlord may, from time to time, change the size,
location and nature of the Access Areas and may make installations
therein and move and remove such installations and/or Access Areas.
Tenant’s use of Access Areas shall be subject to such rules and
regulations as Landlord or Pastor (as hereinafter defined) may impose.
Landlord makes no representation or warranty regarding the use,
availability or suitability of the Access Areas for Tenant’s intended
activity.

(e) Express Reservation of Rights by Landlord.

(1) No_Access. Tenant shall not enter, or permit Tenant Group to enter
Landlord’s Property, other than the Premises and Access Areas, without,
in each instance first obtaining the prior written consent of both the
Landlord and the pastor or administrator who oversees operations at the
Landlord’s Property (“Pastor”). Tenant shall take all reasonable
measures to prevent Tenant or Tenant Group from entering the
Landlord’s Property other than the Premises and Access Areas.
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(i1} Parish’s Right to Occupancy. Landlord expressly reserves the right to
exclusive use of the Premises and Access Areas outside Tenant’s days
and hours of Use. If Landlord or Pastor requests occasional and
temporary use of any space forming part of the Premises during the
days/hours of Use, Landlord or Pastor will provide Tenant reasonable
prior notice, and Tenant will use good faith efforts to accommodate such
request.

2. ADDITIONAL USE.

(a)

(b)

If Tenant requests a one-time use of the Premises outside the days/hours of Use,
Tenant shall notify Landlord and Pastor as soon as reasonably practicable and
Pastor shall use good faith efforts to accommodate Tenant’s request;, provided,
however, that such additional one-time use shall be in accordance with and
subject to the terms and conditions of this Lease as well as any additional terms
and conditions imposed by Pastor.

In the event Tenant requests ongoing and regular use of the Premises cutside
Tenant’s days/hours of Use, such additional use of the Premises must be approved
mn advance in writing by both Pastor and Principal pursuant to the additional use
authorization form attached hereto and made a part hereof as Exhibit 2 to Rider O
(“Additional Use Authorization Form™), which additional use shall be in
accordance with and subject to the terms and conditions of this Lease as well as
any additional terms and conditions imposed by Pastor as shown the Additional
Use Authorization Form. In addition, Tenant shall provide a monthly schedule of
all ongoing and regular uses of the Premises which are outside Tenant’s
days/hours of Use and authorized by an Additional Use Authorization Form on or
before the twenticth (20") day of the preceding month.

3. BASE RENT. Subject to the terms and conditions of the Lease, Tenant covenants to pay
Landlord, as base rent for the Premises during the Term (“Base Rent”), the following
amounts:

Period Period Amount Monthly Amount
7/1/2015-6/30/2016 310,404.24 25,867.02
7/1/2016-6/30/2017 321,251.70 26,770.98
7/1/2017-6/30/2018 332,512.78 27,705.40
7/1/2018-6/30/2019 344,150.73 28,679.23
7/1/2019-6/30/2020 356,196.00 29,683.00
7/1/2020-6/30/2021 368,662.87 30,721.91
7/1/2021-6/30/2022 381,566.07 31,797.17
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7/1/2022-6/30/2023 $  394,920.88 $ 32,910.07
7/1/2023-6/30/2024 $  408,743.11 $ 34,061.93
7/1/2025-6/30/2025 $  423,049.12 b 35,254.09

4. ADDITIONAL RENT. In addition to Base Rent and any additional rent set forth in
Section 5 of the Master Lease, Tenant shall pay the following costs as additional rent
(collectively “Additional Rent”):

(a) Electrical Service Costs: Tenant shall be responsible for paying the cost of
electricity serving the Premises as provided herein. Electrical service is not
separately metered for the Premises. Effective as of the Commencement Date and
each anniversary thereafter, Tenant shall provide Landlord with a monthly
payment in the amounts and at the rates that follow in satisfaction of electrical
charges incurred or to be incurred by Landlord on behalf of Tenant each Lease
Year referenced below:

Period _ Period Amount Monthly Amount
7/1/2015-6/30/2016 $ 42,972.63 $ 3,581.05
7/1/2016-6/30/2017 $ 44.261.81 $ 3,688.48
7/1/2017-6/30/2018 $ 45,589.66 $ 3,799.14
7/1/2018-6/30/2019 $ 46,957.35 $ 3,913.11
7/1/2019-6/30/2020 $ 48,366.07 $ 4,030.51
7/1/2020-6/30/2021 $ 49,817.06 $ 4,151.42
7/1/2021-6/30/2022 $ 51,311.57 $ 4,275.96
7/1/2022-6/30/2023 $ 52,850.91 $ 4,404.24
7/1/2023-6/30/2024 S 54,436.44 $ 4,536.37
7/1/2025-6/30/2025 $ 56,069.54 $ 4,672.46

In addition to the foregoing, Landlord and Tenant acknowledge and agree that
Tenant has installed window air conditioning units in the Premises and as a
condition of Landlord’s consent to such air conditioning units, Tenant agrees to
pay the following additional electric costs:

Period - Period Amount Monthly Amount
7/1/2016-6/30/2017 $ 5,586.44 $ 465.54
7/1/2017-6/30/2018 $ 5,754.04 $ 479.50
7/1/2018-6/30/2019 $ 5,926.66 $ 493 89
7/1/2019-6/30/2020 $ 6,104.46 $ 508.70
7/1/2020-6/30/2021 $ 6,287.59 $ 523.97
7/1/2021-6/30/2022 $ 6,476.22 $ 539.68
7/1/2022-6/30/2023 $ 6,670.50 $ 555.88
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7/1/2023-6/30/2024

$ 6,870.62

$

572.55

7/1/2024-6/30/2025

$ 7,076.74

$

589.73

(b) Gas Service Costs: Tenant shall be responsible for paying the cost of natural gas
serving the Premises as provided herein. Gas service is not separately metered for
the Premises. Effective as of the Commencement Date and each anniversary
thereafter, Tenant shall provide Landlord with a monthly payment in the amounts
and at the rates that follow in satisfaction of gas charges incurred or to be incurred

by Landlord on behalf of Tenant during each Lease Year referenced below:

Period Period Amount Monthly Amount
7/1/2015-6/30/2016 $ 60,078.24 $ 5,000.52
7/1/2016-6/30/2017 $ 61,747.08 $ 5,145.59
7/1/2017-6/30/2018 $ 63,737.00 $ 5,311.42
7/1/2018-6/30/2019 $ 65,649.11 b 547076
7/1/2019-6/30/2020 $ 67,618.59 $ 5,034.88
7/1/2020-6/30/2021 $ 69,647.15 $ 5,803.93
7/1/2021-6/30/2022 $ 71,736.56 $ 5,978.05
7/1/2022-6/30/2023 $ 73,888.60 $ 6,157.39
7/1/2023-6/30/2024 $ 76,105.32 $ 6,342.11
7/1/2025-6/30/2025 $ 78,388.48 $ 6,532.37

5. TENANT’S WORK ON PREMISES; ADDITIONS; ALTERATIONS. Tenant shall

not perform any Work without obtaining the prior written consent of Landlord and Pastor in
each instance and Tenant must comply with all terms and conditions of the Lease, including
but not limited to Section 11 of the Master Lease, with respect to the Work.

6. PARISH NOTICE ADDRESS. All notices sent by Tenant to Landlord under Section 29
of the Master Lease shall include a copy to the Parish, in the same manner as provided in
Section 29, at the following address: St. Priscilla Parish, 6949 W. Addison St., Chicago, IL

60634; Attention: Pastor.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, Landlord and Tenant have caused this Rider O to be duly
executed.

LANDLORD: | TENANT:

THE CATHOLIC BISHOP OF CHICAGO, BOARD OF EDUCATION OF THE CIT “
an lllinois corporation sole OF CHICAGO, a body politic and corporate™

Signature: 5
Bric Wollan, (Fta A ] G /
S i e

Director of Capital Assets By: At T o
Frank M. Clark, President
A'Zf ‘,, - _/':j Y ,f? :'f/ g f k "
Date: Attest: -~ 4 azf;t/{;{g ;’,’5” ,ig.ez:f/ o {// e HE

Hstela (3. Beltran, Secretary

' Date: '%?{“2&/% 6
7/

Acknowledged on behalf of Parish:

-

By: (/& ﬁg%”ﬂ A lpe
; NG
Rev. Maciej D. Galle, Pastor, Jarice K ac%c on Ed.D2,
St. Priscilla Parish hief Fxecutive Officer

A

~Approved @}s to leggtf/,fb A "

A A
Joseph.T. Mgﬁaﬂy?f(}eneral (foﬁ“ﬁsegf
.V"“w. f( &
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EXHIBITITORIBDER O

Landiord's Property




PARISH NAME:

CPS SCHOOL NAME:

DATES OF ADDITIONAL USE :

CLASSROOM OR OTHER SPACE AUTHORIZED FOR ADDITIONAL USE:

SPECIAL RULES OR ADDITIONAL FEE:

APPROVED BY:

LANDLORD:

THE CATHOLIC BISHOP OF CHICAGO,
an 1llinois corporation sole

Signature:

Printed Name;:

Title: Pastor of Above-Referenced Parish

Date:

9

TENANT:

BOARD OF EDUCATION OF THE CITY
OF CHICAGQO, a body politic and corporate

Signature:

Printed Name:

Title: Principal of Above-Referenced CPS

School

Date:
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