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Claim #419 Date IEﬁera: 11/14/2018

Your claim can be filed electronically on KCC’s website at https://epoc.kccllc.net/neighbors.

United States Bankruptcy Court for the Southern District of Texas

[0 EDMG, LLC (Case No. 18-33837)

NEC San Angelo Emergency Center,

[ Neighbors Legacy Holdings, Inc. (Case No. 18-33836)

E NEC Amarillo Emergency Center, LP (Case No. 18-33838)
NEC Pasadena Emergency Center, LP (Case No. 18-33839)
E NEC Amarillo South Emergency Center, LP (Case No. 18-33840)
[0 NEC Pearland Asset Holdings, LLC (Case No. 18-33841)
NEC Pearland Emergency Center, LP (Case No. 18-33842)
[0 NEC Baytown Asset Holdings, LLC (Case No. 18-33843)
E NEC Port Arthur Emergency Center, LP (Case No. 18-33844)
E NEC Baytown Emergency Center, LP (Case No. 18-33845)
NEC Porter Emergency Center, LP (Case No. 18-33846)
NEC Bellaire Emergency Center, LP (Case No. 18-33847)

E NEC Brownsville Emergency Center, LP (Case No. 18-33849)
E NEC Texarkana Emergency Center, LP (Case No. 18-33850)
NEC College Station Emergency Center, LP (Case No. 18-33851)
NEC Texas City Emergency Center, LP (Case No. 18-33852)

Indicate Debtor against which you assert a claim by checking the appropriate box below. (Check only one Debtor per claim form.)

LP (Case No. 18-33848)
E Neighbors Global Holdings, LLC (Case No. 18-33871)
O Neighbors GP, LLC (Case No. 18-33873)

[0 Neighbors Health, LLC (Case No. 18-33875)

NEC Crosby Emergency Center, LP (Case No. 18-33853)
E NEC Tyler Emergency Center, LP (Case No. 18-33854)
[X] NEC West Warwick Emergency Center, LP (Case No. 18-33855) < NEC Lufiin Emergency Center, LP (Case No. 18-33878)
NEC Greeley Emergency Center, LP (Case No. 18-33857)
NEC Harlingen Emergency Center, LP (Case No. 18-33859)
E NEC Wichita Falls Emergency Center, LP (Case No. 18-33860)
E NEC Kerville Emergency Center, LP (Case No. 18-33862)
NEC Yorktown Emergency Center, LP (Case No. 18-33865)

[0 NEC Kingwood Asset Holdings LLC (Case No. 18-33866)

E NEC Kingwood Emergency Center, LP (Case No. 18-33867)
E NEC Zaragoza Emergency Center, LP (Case No. 18-33868)

O Neighbors Emergency Center, LLC (Case No. 18-33869)

NEC Lakeline Emergency Center, LP (Case No. 18-33870)

NEC Longview Emergency Center, LP (Case No. 18-33874)

NEC Lubbock Emergency Center, LP (Case No. 18-33876)
[0 Neighbors Physician Group — Colorado, LLC (Case No. 18-33877)

O Neighbors Physician Group — Rhode Island, LLC (Case No. 18-33879)
NEC McAllen Emergency Center, LP (Case No. 18-33880)
[0 Neighbors Physician Group, PLLC (Case No. 18-33881)

[0 Neighbors Practice Management, LLC (Case No. 18-33883)
NEC Midland Emergency Center, LP (Case No. 18-33884)

[0 Next Door Urgent Care, LLC (Case No. 18-33885)

E NEC Mueller Emergency Center, LP (Case No. 18-33886)

[0 NHS Emergency Centers, LLC (Case No. 18-33887)

NEC Odessa Emergency Center, LP (Case No. 18-33888)
NEC Orange Emergency Center, LP (Case No. 18-33889)
E NEC Paris Emergency Center, LP (Case No. 18-33890)

E NEC Eastside Emergency Center, LP (Case No. 18-33891)
[0 NEC Beaumont Asset Holdings, LLC (Case No. 18-34030)
NEC Beaumont Emergency Center, LP (Case No. 18-34031)

Official Form 410

Proof of Claim

04/16

Read the instructions before filling out this form. This form is for making a claim for payment in a bankruptcy case. Do not use this form to
make arequest for payment of an administrative expense. Make such arequest according to 11 U.S.C. § 503.

Filers must leave out or redact information that is entitled to privacy on this form or on any attached documents. Attach redacted copies or an

documents that support the claim, such as promissory notes, purchase orders, invoices, itemized statements of running accounts, contracts, ju

ments,

mortgages, and security agreements. Do not send original documents; they may be destroyed after scanning. If the documents are not available,

explain in an attachment.

A person who files a fraudulent claim could be fined up to $500,000, imprisoned for up to 5 years, or both. 18 U.S.C. 8§ 152, 157, and 3571.

Fill in all the information about the claim as of the date the case was filed.

Identify the Claim

1. Who is the current
creditor?

Affiliates of Read King, Inc., see attached.

Name of the current creditor (the person or entity to be paid for this claim)

Other names the creditor used with the debtor

2. Has this claim been
acquired from
someone else?

M No
D Yes.

From whom?

3. Where should
notices and
payments to the
creditor be sent?

Where should notices to the creditor be sent?

Gray Reed & McGraw LLP attn: Jason S. Brookner

Where should payments to the creditor be sent? (if
different)
RKMS Lufkin c/o Read King, Inc. - Kim Nelson

Name

1601 Elm Street, Ste. 4600

Name

5850 San Felipe, Ste 490

Federal Rule of Number Street Number Street
Bankruptcy Procedure  Dallas Texas 75201 Houston Texas 77057
(FRBP) 2002(g) City State ZIP Code City State ZIP Code
United States United States
Country Country
Contact phone 469-320-6132 Contact phone 713-782-9000
Contactemail  jbrookner@grayreed.com Contactemail Kim@read-king.com
Uniform claim identifier for electronic payments in chapter 13 (if you use one):
4. Does this claim M No
amend one already
filed? O ves. Claim number on court claims registry (if known) Filed on
MM / DD / YYYY

5. Do you know if
anyone else has filed
a proof of claim for
this claim?

MNO

D Yes. Who made the earlier filing?

Official Form 410

Proof of Claim
page 1
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Give Information About the Claim as of the Date the Case Was Filed

6. Do you have any number
you use to identify the
debtor?

O no

D Yes. Last 4 digits of the debtor's account or any number you use to identify the debtor: __

7. How much is the claim?

$ 13,316,066.21 . Does this amount include interest or other charges?
D No

M Yes. Attach statement itemizing interest, fees, expenses, or other
charges required by Bankruptcy Rule 3001(c)(2)(A).

8. What is the basis of the
claim?

Examples: Goods sold, money loaned, lease, services performed, personal injury or wrongful death, or credit card.
Attach redacted copies of any documents supporting the claim required by Bankruptcy Rule 3001(c).

Limit disclosing information that is entitled to privacy, such as health care information.

Lease of real property, guaranty, and related amounts

9. s all or part of the claim
secured?

MNO

D Yes. The claim is secured by a lien on property.

Nature of property:

D Real estate: If the claim is secured by the debtor’s principal residence, file a Mortgage Proof of
Claim Attachment (Official Form 410-A) with this Proof of Claim.

D Motor vehicle

D Other. Describe:

Basis for perfection:

Attach redacted copies of documents, if any, that show evidence of perfection of a security interest (for
example, a mortgage, lien, certificate of title, financing statement, or other document that shows the lien
has been filed or recorded.)

Value of property: $
Amount of the claim that is secured: $
Amount of the claim that is unsecured: $ (The sum of the secured and unsecured

amount should match the amount in line 7.)

Amount necessary to cure any default as of the date of the petition:  $

Annual Interest Rate (when case was filed) %

D Fixed

D Variable

10. Is this claim based on a
lease?

DNO

M Yes. Amount necessary to cure any default as of the date of the petition. $_see attached.

11. Is this claim subject to a
right of setoff?

& no

D Yes. Identify the property:

Official Form 410

Proof of Claim
page 2
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12. Is all or part of the claim
entitled to priority under
11 U.S.C. §507(a)?

A claim may be partly
priority and partly
nonpriority. For example,
in some categories, the
law limits the amount
entitled to priority.

M no

D Yes. Check all that apply:

Amount entitled to priority

D Domestic support obligations (including alimony and child support) under
11 U.S.C. 8 507(a)(1)(A) or (a)(1)(B).

D Up to $2,850* of deposits toward purchase, lease, or rental of property or

services for personal, family, or household use. 11 U.S.C. § 507(a)(7).

*

D Wages, salaries, or commissions (up to $12,850*) earned within 180

days before the bankruptcy petition is filed or the debtor’s business ends, $
whichever is earlier. 11 U.S.C. § 507(a)(4).

D Taxes or penalties owed to governmental units. 11 U.S.C. § 507(a)(8). $
D Contributions to an employee benefit plan. 11 U.S.C. § 507(a)(5). $
D Other. Specify subsection of 11 U.S.C. § 507(a)(__) that applies. $

* Amounts are subject to adjustment on 4/01/19 and every 3 years after that for cases begun on or after the date of adjustment.

Sign Below

The person completing
this proof of claim must
sign and date it.

FRBP 9011(b).

If you file this claim
electronically, FRBP
5005(a)(2) authorizes courts
to establish local rules
specifying what a signature
is.

A person who files a
fraudulent claim could be
fined up to $500,000,
imprisoned for up to 5
years, or both.

18 U.S.C. 88 152, 157, and
3571.

Check the appropriate box:
M | am the creditor.

D | am the creditor’s attorney or authorized agent.

D | am the trustee, or the debtor, or their authorized agent. Bankruptcy Rule 3004.

D | am a guarantor, surety, endorser, or other codebtor. Bankruptcy Rule 3005.

| understand that an authorized signature on this Proof of Claim serves as an acknowledgement that when calculating

the amount of the claim, the creditor gave the debtor credit for any payments received toward the debt.

| have examined the information in this Proof of Claim and have reasonable belief that the information is true and correct.

| declare under penalty of perjury that the foregoing is true and correct.

Executed on date

11/14/2018

MM / DD / YYYY

/s/ C. Ewing King

Signature

Print the name of the person who is completing and signing this claim:

Name

Title

Company

Address

Contact phone

C. Ewing King

First name

Manager

Middle name

Last name

Multiple - see attached

Identify the corporate servicer as the company if the authorized agent is a servicer.

5850 San Felipe, Suite 490

Number Street

Houston, Texas 77057

City
713-782-9000

State ZIP Code Country

Email kim@read-king.com

Official Form 410

Proof of Claim
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Principal Creditor:

RKMS Lufkin LLC

Guarantee Creditors:

RKMS Amarillo #2 LLC
RKMS Aurora #2 LLC
RKMS El Paso #3 LLC
RKMS Grand Prairie LLC
RKMS Greeley LLC
RKMS Kerrville LLC
RKMS Lafayette LLC
RKMS Lake Jackson LLC
RKMS Longview LLC
RKMS Lubbock LLC
RKMS Paris LLC

RKMS Pueblo LLC
RKMS Texas City LLC
RKMS Victoria LLC

Creditor List
(Read King, Inc. Entities)

Page 1 of 104
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IN THE UNITED STATES BANKRUPTCY COURT
FOR THE SOUTHERN DISTRICT OF TEXAS

HOUSTON DIVISION

§
In re: § Chapter 11

§
NEIGHBORS LEGACY HOLDINGS, § Case No. 18-33836 (MI)
INC., et al., §

§ (Jointly Administered)

Debtors. §
§

ATTACHMENT TO PROOF OF CLAIM

Prior to the filing of the Debtors’ respective bankruptcy petitions, multiple Debtors and
non-Debtors entered into lease agreements with affiliates of Read King, Inc. (collectively, “Read
King”). Additionally, each of these entities (along with Neighbors Global Holdings, LLC, a non-
lessee) guaranteed the obligations owing under each lease.!

Pursuant to order of the Bankruptcy Court, Read King’s respective leases with NEC
Longview Emergency Center, LP; NEC Kerrville Emergency Center, LP; NEC Texas City
Emergency Center, LP; NEC Lufkin Emergency Center, LP; NEC Greeley Emergency Center,
LP; and NEC Amarillo South Emergency Center, LP were rejected as of the Petition Date. [Docket
No. 201].

Attached hereto is a calculation of Read Kings’ prepetition, guaranty, and rejection damage
claims and amounts otherwise owing to Read King for the same. For ease of reference, a chart

detailing the total amounts due by each Debtor, under its respective lease (if any) and pursuant to

! The Debtors that did not guarantee any of the leases are: Neighbors Legacy Holdings, Inc.; EDMG, LLC; NEC
Pearland Asset Holdings, LLC; NEC Baytown Asset Holdings, LLC; NEC Kingwood Asset Holdings, LLC;
Neighbors Emergency Center, LLC; Neighbors GP, LLC; Neighbors Health, LLC; Neighbors Physician Group —
Colorado, LLC; Neighbors Physician Group — Rhode Island, LLC; Neighbors Physician Group, PLLC; Neighbors
Practice Management, LLC; Next Door Urgent Care, LLC; NHS Emergency Centers, LLC; and NEC Beaumont Asset
Holdings, LLC.
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its guaranty (if any), is attached hereto as Exhibit A. A detailed calculation of the amounts owing
to Read King under each of its multiple leases with various NEC entities is attached hereto as
Exhibit B. The Master Guaranty is attached as Exhibit C. The NEC Lutkin Emergency Center,
LP Lease is attached hereto as Exhibit D.

Due to the voluminous nature of the supporting documentation, Read King only attaches
select and key documents hereto. Full documentation, including, but not limited to, calculations
and documentation of late fees, lien amounts, and A/R and aging reports will be provided upon

request. Read King reserves the right to amend and supplement this proof of claim.



Case 18-33878 Claim 1-1 Part 2 Filed 11/14/18 Desc Attachment Page 4 of 104

Exhibit A

Total Amounts Owing by Each Debtor
(not including cure amounts for leases
that have already been assumed and assigned)
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Amount Due

Page 5 of 104

Amount Due

Pursuant to

Debtor Name RKMS Landlord Under Lease Guarantee
EDMG, LLC n/a n/a n/a

NEC Amarillo Emergency Center, LP RKMS Amarillo LLC $0.00 $ 13,316,066.21
NEC Amarillo South Emergency Center, LP RKMS Amarillo #2 LLC $535,739.89 $ 12,780,326.33
NEC Baytown Asset Holdings, LLC n/a n/a n/a

NEC Baytown Emergency Center, LP RKMS Baytown LLC $0.00 $ 13,316,066.21
NEC Beaumont Asset Holdings, LLC n/a n/a n/a

NEC Beaumont Emergency Center, LP RKMS Beaumont LLC $0.00 $ 13,316,066.21
NEC Bellaire Emergency Center, LP RKMS Bellaire LLC $0.00 $ 13,316,066.21
NEC Brownsville Emergency Center, LP RKMS Brownsville LLC $0.00 $ 13,316,066.21
NEC College Station Emergency Center, LP RKMS College Station LLC $0.00 $ 13,316,066.21
NEC Crosby Emergency Center, LP RKMS Crosby LLC $0.00 $ 13,316,066.21
NEC Eastside Emergency Center, LP RKMS El Paso 2 LLC $0.00 $ 13,316,066.21
NEC Greeley Emergency Center, LP RKMS Greeley LLC $368,643.81 $ 12,947,422.40
NEC Harlingen Emergency Center, LP RKMS Harlingen LLC $0.00 $ 13,316,066.21
NEC Kerrville Emergency Center, LP RKMS Kerrville LLC $ 1,227,447.13 | $ 12,088,619.09
NEC Kingwood Asset Holdings, LLC n/a n/a n/a

NEC Kingwood Emergency Center, LP RKMS Kingwood LLC $0.00 $ 13,316,066.21
NEC Lakeline Emergency Center, LP RKMS Lakeline LLC $0.00 $ 13,316,066.21
NEC Longview Emergency Center, LP RKMS Longview LLC $1,524,540.67 | $ 11,791,525.54
NEC Lubbock Emergency Center, LP* RKMS Lubbock LLC $0.00 $ 13,316,066.21
NEC Lufkin Emergency Center, LP RKMS Lufkin LLC $482,586.37 | $ 12,833,479.84
NEC McAllen Emergency Center, LP RKMS McAllen LLC $0.00 $ 13,316,066.21
NEC Midland Emergency Center, LP RKMS Midland LLC $0.00 $ 13,316,066.21
NEC Mueller Emergency Center, LP RKMS Mueller LLC $0.00 $ 13,316,066.21
NEC Odessa Emergency Center, LP RKMS Odessa LLC $0.00 $ 13,316,066.21
NEC Orange Emergency Center, LP RKMS Orange LLC $0.00 $ 13,316,066.21
NEC Paris Emergency Center, LP* RKMS Paris LLC $0.00 $ 13,316,066.21
NEC Pasadena Emergency Center, LP RKMS Pasadena LLC $0.00 $ 13,316,066.21
NEC Pearland Asset Holdings, LLC n/a n/a n/a

NEC Pearland Emergency Center, LP RKMS Pearland LLC $0.00 $ 13,316,066.21
NEC Port Arthur Emergency Center, LP RKMS Port Arthur LLC $0.00 $ 13,316,066.21
NEC Porter Emergency Center, LP RKMS Porter LLC $0.00 $ 13,316,066.21
NEC San Angelo Emergency Center, LP RKMS San Angelo LLC $0.00 $ 13,316,066.21
NEC Texarkana Emergency Center, LP RKMS Texarkana LLC $0.00 $ 13,316,066.21
NEC Texas City Emergency Center, LP RKMS Texas City LLC $228,747.10 | $ 13,087,319.12
NEC Tyler Emergency Center, LP RKMS Tyler LLC $0.00 $ 13,316,066.21
NEC West Warwick Emergency Center, LP RKMS West Warwick, RI LLC $0.00 $ 13,316,066.21
NEC Wichita Falls Emergency Center, LP RKMS Wichita Falls LLC $0.00 $ 13,316,066.21
NEC Yorktown Emergency Center, LP RKMS Hwy 6/Yorktown LLC $0.00 $ 13,316,066.21
NEC Zaragoza Emergency Center, LP RKMS El Paso 1 LLC $0.00 $ 13,316,066.21
Neighbors Emergency Center, LLC n/a n/a n/a
Neighbors Global Holdings, LLC n/a n/a $ 13,316,066.21
Neighbors GP, LLC n/a n/a n/a
Neighbors Health, LLC n/a n/a n/a
Neighbors Legacy Holdings, Inc. n/a n/a n/a
Neighbors Physician Group — Colorado, LLC n/a n/a n/a
Neighbors Physician Group — Rhode Island, LLC |n/a n/a n/a
Neighbors Physician Group, PLLC n/a n/a n/a
Neighbors Practice Management, LLC n/a n/a n/a

Next Door Urgent Care, LLC n/a n/a n/a

NHS Emergency Centers, LLC n/a n/a n/a

* Certain amounts due under this lease have been or will be paid as part of assumption and assignment of the lease.
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Exhibit B

Rejection and Pre-Petition Calculations by Lessee
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Insurance Increase Assumption
Tax Increase Assumption

5% per annum
3% per annum

Page 7 of 104

Longview - Rejected, Debtor

Commencement Date 7/2/2016

Petition Date 7/12/2018

End of Lease Year 7/31/2018

Expiration Date 7/31/2028

2018 Amount S 533,459.40 $ 38,336.72 S 13,497.53

Post Petition Amounts Rent Tax Insurance Admin Fee = AMC + AMUC Total
7/12/2018 - 7/31/2018 S 27,769.12 S 1,576.37 S 396.53 S 197.29 $ 1,690.48 S 31,629.79
8/1/2018 -7/31/2019 S 544,128.62 S 30,282.97 S 13,49753 S 4,37805 $ 32,47495 S 624,762.11
8/1/2019 -7/31/2020 S 555,011.19 S 39,486.82 S 14,172.41 S 5,36592 $ 32,47495 S 646,511.29
8/1/2020-7/31/2021 S 566,111.41 S 40,67143 S 14,881.03 S 5,555.25 S 32,47495 S 659,694.06
8/1/2021-7/31/2022 S 577,433.64 S 41,89157 $ 1562508 S 5,751.66 S 32,47495 S 673,176.90
8/1/2022 -7/31/2023 S 588,982.31 S 43,148.32 S 16,406.33 S 595546 S 32,47495 S 686,967.37
8/1/2023 -7/31/2024 S 600,761.96 S 44,442.77 S 17,22665 S 6,166.94 S 32,47495 S 701,073.26
8/1/2024 -7/31/2025 S 612,777.20 S 45,776.05 S 18,08798 S 6,386.40 S 32,47495 S 715,502.58
8/1/2025-7/31/2026 S 625,032.74 S 47,14933 S 18,992.38 S 6,614.17 S 32,47495 S 730,263.57
8/1/2026 -7/31/2027 S 637,533.40 S 48,563.81 S 19,942.00 S 6,850.58 $ 32,47495 S 745,364.74
8/1/2027 -7/31/2028 S 650,284.07 S 50,020.72 $ 20,939.10 S 7,09598 $ 32,47495 S 760,814.82
Total Post-Petition $ 5,985,825.66 S 433,010.15 $ 170,167.01 S 60,317.72 $ 326,439.96 S 6,975,760.50
Average monthly remaining S 49,583.02 S 3,586.80 S 1,409.56 S 49964 S 2,704.03 S 57,783.06
Third Year from Petition Date Per Diem S 1,807.38
Rejection Damage Calculation

12 months of Average Monthly Rent S 693,396.67
15% of remaining term S 1,046,364.07
3 Years of Rent from Petition Date 8/1/2020 7/11/2021 344 days S 1,924,642.25
[cap $ 1,046,364.07 |
Unpaid Rent as of Petition Date S 436,575.33
Expenses Incurred to Restore S 2,388.91
Attorney Fees S 9,841.39
Late Fees S 29,370.96
Damages to Premises S -
Liens S -
[Total Damage Claim $ 1,524,540.67 |
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Insurance Increase Assumption 5% per annum

Tax Increase Assumption 3% per annum

| Kerrville - Rejected, Debtor |
Commencement Date 2/25/2017
Petition Date 7/12/2018
End of Lease Year 2/28/2019
Expiration Date 2/28/2029
2018 Amount S 499,775.18 $ 26,476.73 $ 13,939.51

Rent Tax Insurance Admin Fee = AMC + AMUC Total

7/12/2018 - 2/28/2019 S 316,296.07 $ 16,756.51 $ 8,821.99 $ 2,557.85 S 6,398.27 S 350,830.69
3/1/2019 - 2/29/2020 S 509,770.69 $ 27,271.03 $ 14,636.49 $ 4,190.75 S 10,109.83 S 565,978.79
3/1/2020 - 2/28/2021 S 519,966.10 $ 28,089.16 $ 15,368.31 $ 4,34575 S 10,109.83 S 577,879.15
3/1/2021 - 2/28/2022 S 530,365.42 $ 28,931.84 $ 16,136.73 $ 4,506.86 S 10,109.83 S 590,050.67
3/1/2022 - 2/28/2023 S 540,972.73 $ 29,799.79 $ 16,943.56 S 4,67434 S 10,109.83 S 602,500.25
3/1/2023 - 2/29/2024 $ 551,792.19 $ 30,693.79 $ 17,790.74 S 4,848.45 S 10,109.83 S 615,235.00
3/1/2024 - 2/28/2025 S 562,828.03 $ 31,61460 $ 18,680.28 $ 5,029.49 S 10,109.83 S 628,262.22
3/1/2025 - 2/28/2026 S 574,084.59 $ 32,563.04 $ 19,614.29 $ 5,217.73 S 10,109.83 S 641,589.48
3/1/2026 - 2/28/2027 S 585,566.28 $ 33,539.93 $ 20,595.00 $ 5,41349 S 10,109.83 S 655,224.54
3/1/2027 - 2/29/2028 S 597,277.61 $ 34,546.13 $ 21,624.76 $ 5,617.09 S 10,109.83 S 669,175.41
3/1/2028 - 2/28/2029 S 609,223.16 $ 35,582.51 $ 22,70599 $ 5,828.85 S 10,109.83 S 683,450.34
Total Post-Petition $ 5,898,142.87 $ 329,388.32 $192,918.13 $52,230.65 $ 107,496.55 $ 6,580,176.53
Average monthly remaining S 46,189.97 S 2,579.53 $ 1,510.79 S 409.03 S 84183 § 51,531.16
Third Year from Petition Date Per Diem S 1,616.58
Rejection Damage Calculation
12 months S 618,373.95
15% of remaining term S 987,026.48
3 Years of Rent from Petition Date 3/1/2021 7/11/2021 132 days S 1,708,076.82
Icap $  987,026.48 |
Unpaid Rent as of Petition Date S 216,804.15
Expenses Incurred to Restore S 642.92
Attorney Fees S 9,841.40
Late Fees S 13,132.17
Damages to Premises S -
Liens S -

|Tota| Damage Claim

$ 1,227,447.13 |
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| Greeley - Terminated 4/30/18, Debtor |

Commencement Date 1/13/2017

Petition Date 7/12/2018 5/1/2018 Post Termination Date

End of Lease Year 1/31/2019

Expiration Date 1/31/2029

Unpaid Rent as of Termination Date S 342,893.24
Expenses Incurred to Restore S -
Attorney Fees S 9,065.42
Late Fees S 16,685.15
Damages to Premises S -
Liens S -

[Total Damage Claim $  368,643.81 |
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| Texas City - Terminated 5/4/18, Debtor |

Commencement Date 12/19/2015

Petition Date 7/12/2018 5/5/2018 Post-Termination Date

End of Lease Year 12/31/2018

Expiration Date 12/31/2027

Unpaid Rent as of Termination Date S 206,528.29

10,138.39
12,080.42

Expenses Incurred to Restore
Attorney Fees

Late Fees

Damages to Premises

Liens

v nwnunn

|Total Damage Claim $  228,747.10 |
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| Lufkin - Terminated 5/4/18, Debtor I

Commencement Date 10/22/2016

Petition Date 7/12/2018 5/5/2018 Post Termination Date

End of Lease Year 10/31/2018

Expiration Date 10/31/2028

Unpaid Rent as of Termination Date S 301,488.09
Expenses Incurred to Restore S -
Attorney Fees S 10,138.39
Late Fees S 19,575.60
Damages to Premises S -
Liens S 151,384.29

[Total Damage Claim $  482,586.37 |
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| Amarillo #2 - Terminated 5/4/18, Debtor |

Commencement Date 5/27/2017

Petition Date 7/12/2018 5/5/2018 Post Termination Date

End of Lease Year 5/31/2019

Expiration Date 5/31/2029

Unpaid Rent as of Termination Date S  266,455.66
Expenses Incurred to Restore S -
Attorney Fees S 74,013.47
Late Fees S 15,573.61
Damages to Premises S -
Liens S 179,697.14
[Total Damage Claim $  535,739.89 |
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| Pueblo - Terminated 8/7/18, Not a Debtor |

Commencement Date 6/1/2017

Petition Date 7/12/2018

End of Lease Year 5/31/2019

Expiration Date 5/31/2029

Unpaid Rent as of Petition Date S 546,535.50
Expenses Incurred to Restore S -
Attorney Fees S 10,235.40
Late Fees S 34,841.32
Damages to Premises

Liens

[Total Damage Claim $  591,612.23 |
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El Paso #3 - Not Terminated or Rejected, Not a Debtor - DID NOT OPEN |

Commencement Date 7/1/2017
Petition Date 7/12/2018
End of Lease Year 6/30/2019
Expiration Date 6/30/2029
2018 Amount S 582,651.60 $ 50,084.56 S 6,933.22

Rent Tax Insurance Admin Fee = AMC + AMUC Total

$ _

7/12/2018 - 6/30/2019 S 563,495.93 S 48,43794 S 6,705.28 S 551432 S 9,825.83 $§ 633,979.31
7/1/2019 - 6/30/2020 S 606,190.70 S 51,587.10 S 7,279.88 $ 5,886.70 $ 10,354.70 S 681,299.08
7/1/2020 - 6/30/2021 S 618,314.52 S 53,134.71 S 7,64388 S 6,077.86 $ 10,354.70 S 695,525.67
7/1/2021 - 6/30/2022 S 630,680.81 S 54,728.75 S 8,026.07 S 6,275.48 $ 10,354.70 S 710,065.82
7/1/2022 - 6/30/2023 S 643,294.42 S 56,370.61 S 8,427.37 S 6,479.80 $ 10,354.70 S 724,926.91
7/1/2023 - 6/30/2024 S 656,160.31 S 58,061.73 S 8,84874 S 6,691.05 $ 10,354.70 S 740,116.53
7/1/2024 - 6/30/2025 S 669,283.52 S 59,803.58 S 9,291.18 $ 6,909.48 $ 10,354.70 S 755,642.46
7/1/2025 - 6/30/2026 S 682,669.19 S 61,597.69 S 9,755.74 $ 7,13534 $ 10,354.70 S 771,512.67
7/1/2026 - 6/30/2027 S 696,322.57 S 63,445.62 S 10,24352 $ 7,36891 $ 10,354.70 S 787,735.33
7/1/2027 - 6/30/2028 S 710,249.02 $ 65,348.99 S 10,755.70 $ 7,610.47 $ 10,354.70 S 804,318.88
7/1/2028 - 6/30/2029 S 724,454.02 §$ 67,309.46 S 11,29348 S 7,860.29 $ 10,354.70 S 821,271.96
Total Post-Petition $ 7,201,115.01 $ 639,826.20 $ 98,270.84 S 73,809.70 $ 113,372.87 S 8,126,394.62
Average monthly remaining S 54,676.46 S 4,858.06 $ 746.15 S 560.42 S 860.82 S 61,701.91
Third Year from Petition Date Per Diem S 1,945.39
Rejection Damage Calculation
12 months S 740,422.88
15% of remaining term $ 1,218,959.19
3 Years of Rent from Petition Date 7/1/2021 7/11/2021 10 days S 2,030,257.92
Icap $ 1,218,959.19 |
Unpaid Rent as of Petition Date S 404,104.79

Expenses Incurred to Restore

Attorney Fees

Late Fees

Damages to Premises
Liens

$ 133,237.50
$ 9,841.40
$ 26,521.04
S -

$

|Tota| Damage Claim

$ 1,792,663.93 |
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Insurance Increase Assumption 5% per annum
Tax Increase Assumption 3% per annum

| Aurora #2 - Not Terminated or Rejected, Not a Debtor - DID NOT OPEN |

Commencement Date 7/1/2017
Petition Date 7/12/2018
End of Lease Year 6/30/2019
Expiration Date 6/30/2029
2018 Amount S 554,134.38 $ 55,073.46 S 15,907.79

Rent Tax Insurance Admin Fee AMC + AMUC Total

$ _

7/12/2018 - 6/30/2019 S 535916.26 $§ 53,262.83 S 15,384.79 S 6,864.76 S 40,365.17 S 651,793.82
7/1/2019 - 6/30/2020 S 565,217.07 $ 56,725.67 S 16,703.18 S 7,342.88 $ 42,537.80 S 688,526.60
7/1/2020 - 6/30/2021 S 576,521.41 S 58,427.44 S 17,538.34 S 7,596.58 $ 42,537.80 S 702,621.56
7/1/2021 - 6/30/2022 S 588,051.84 S 60,180.26 S 18,415.26 $ 7,859.55 $§ 42,537.80 S 717,044.71
7/1/2022 - 6/30/2023 S 599,812.87 $ 61,985.67 S 19,336.02 $ 8,132.17 $ 42,537.80 S 731,804.53
7/1/2023 - 6/30/2024 S 611,809.13 $ 63,845.24 S 20,302.82 $ 8,414.81 S 42,537.80 S 746,909.79
7/1/2024 - 6/30/2025 S 624,04531 $ 65,760.59 S 21,317.96 $ 8,707.86 S 42,537.80 S 762,369.52
7/1/2025 - 6/30/2026 S 636,526.22 $ 67,733.41 S 22,383.86 $ 9,011.73 S 42,537.80 S 778,193.02
7/1/2026 - 6/30/2027 S 649,256.74 $ 69,765.41 S 23,503.05 $ 9,326.85 S 42,537.80 S 794,389.85
7/1/2027 - 6/30/2028 S 662,241.88 $ 71,858.38 S 24,67820 S 9,653.66 S 42,537.80 S 810,969.92
7/1/2028 - 6/30/2029 S 675,486.72 $§ 74,014.13 S 25,912.11 $ 9,992.62 S 42,537.80 S 827,943.39
Total Post-Petition $ 6,724,885.45 $ 703,559.02 $ 225,475.59 $92,903.46 S 465,743.20 $ 8,212,566.73
Average monthly remaining S 51,060.56 S 5,341.97 S 1,711.99 S 705.40 S 3,536.28 S 62,356.19
Third Year from Petition Date Per Diem S 1,964.51
Rejection Damage Calculation
12 months S 748,274.30
15% of remaining term S 1,231,885.01
3 Years of Rent from Petition Date 7/1/2021 7/11/2021 10 days S 2,062,587.05
Icap $ 1,231,885.01 |
Unpaid Rent as of Petition Date S 426,970.56
Expenses Incurred to Restore
Attorney Fees S 18,975.15
Late Fees S 25,552.54
Damages to Premises S -
Liens S 60,000.00
|Total Damage Claim $ 1,763,383.26 |
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Insurance Increase Assumption 5% per annum
Tax Increase Assumption 3% per annum

| Lake Jackson - Not Terminated or Rejected, Not a Debtor - DID NOT OPEN |

Commencement Date 9/4/2017

Petition Date 7/12/2018

End of Lease Year 9/30/2018

Expiration Date 9/30/2029

2018 Amount S 529,759.56 $ 29,165.21 $ 13,511.53

Rent Tax Insurance Admin Fee AMC + AMUC Total

7/12/2018 - 9/30/2018 S 116,111.68 S 6,39237 S 2,961.43 §$ 93538 S 9,132.70 S 135,533.57
10/1/2018 - 9/30/2019 S 540,354.78 S 30,040.17 S 14,187.11 S 4,422.73 S 42,467.04 S 631,471.82
10/1/2019 - 9/30/2020 S 551,161.88 S 30,941.37 $ 14,896.46 S 4,583.78 S 42,467.04 S 644,050.54
10/1/2020 - 9/30/2021 S 562,185.11 $ 31,869.61 $ 15,641.28 S 4,751.09 S 42,467.04 S 656,914.14
10/1/2021 - 9/30/2022 S 573,428.82 S 32,825.70 S 16,423.35 S 492490 S 42,467.04 S 670,069.81
10/1/2022 - 9/30/2023 S 584,897.39 $ 33,81047 $ 17,24452 S 5,10550 S 42,467.04 S 683,524.92
10/1/2023 - 9/30/2024 S 596,595.34 S 34,82479 S 18,106.74 S 5,293.15 S 42,467.04 S 697,287.06
10/1/2024 - 9/30/2025 S 608,527.25 $ 35,869.53 $ 19,012.08 S 5,488.16 S 42,467.04 S 711,364.06
10/1/2025 - 9/30/2026 S 620,697.79 S 3694562 S 19,962.68 S 5,690.83 S 42,467.04 S 725,763.96
10/1/2026 - 9/30/2027 S 633,111.75 $ 38,053.98 S 20,960.82 $ 5,901.48 S 42,467.04 S 740,495.07
10/1/2027 - 9/30/2028 S 64577398 $ 39,19560 S 22,008.86 $ 6,120.45 S 42,467.04 S 755,565.93
10/1/2028 - 9/30/2029 S 658,689.46 S 40,371.47 S 23,109.30 $ 6,348.08 S 42,467.04 S 770,985.35
Total Post-Petition $ 6,575,423.55 $384,748.31 $ 201,553.20 $58,630.15 $ 467,137.44 $ 7,687,492.66
Average monthly remaining S 49,666.71 S 2,603.52 S 1,346.45 S 395.00 S 3,219.83 S 57,231.51
Third Year from Petition Date Per Diem S 1,799.76
Rejection Damage Calculation

12 months S  686,778.08
15% of remaining term S 1,057,806.13
3 Years of Rent from Petition Date 10/1/2020 7/11/2021 283 days S 1,920,389.35
Icap $ 1,057,806.13 |
Unpaid Rent and Late Charges as of Petition Date S 339,529.09
Expenses Incurred to Restore

Attorney Fees S 11,420.89
Late Fees S 20,228.12
Damages to Premises S -
Liens S 378,338.06
|Total Damage Claim $ 1,807,322.30 |
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Insurance Increase Assumption 5% per annum
Tax Increase Assumption 3% per annum

| Victoria - Not Terminated or Rejected, Not a Debtor - DID NOT OPEN |

Commencement Date 6/1/2017
Petition Date 7/12/2018
End of Lease Year 5/31/2019
Expiration Date 5/31/2029
2018 Amount S 373,797.96 $ 19,200.23 S 6,051.73

Rent Tax Insurance Admin Fee AMC + AMUC Total

$ -

7/12/2018 - 5/31/2019 S 330,785.59 $ 16,990.89 S 5,355.37 $ 2,23463 $ 14,894.26 S 370,260.73
6/1/2019 - 5/31/2020 S 388,899.45 $ 19,776.24 S 6,354.32 $ 2,613.06 $§ 17,153.76 S 434,796.82
6/1/2020 -5/31/2021 S 396,677.44 S 20,369.52 S 6,672.03 $ 2,704.16 $ 17,153.76 S 443,576.91
6/1/2021 -5/31/2022 S 404,610.99 $ 20,980.61 S 7,005.63 $ 2,79862 $ 17,153.76 S 452,549.62
6/1/2022 -5/31/2023 S 412,703.21 $ 21,610.03 S 7,355.92 $ 2,896.59 $§ 17,153.76 S 461,719.51
6/1/2023 -5/31/2024 S 420,957.27 $ 22,25833 S 7,723.71 $ 2,99820 $§ 17,153.76 S 471,091.27
6/1/2024 -5/31/2025 S 429,376.42 S 22,926.08 S 8,109.90 $ 3,103.60 $§ 17,153.76 S 480,669.75
6/1/2025 -5/31/2026 S 437,963.95 $ 23,613.86 S 8,515.39 $ 3,21293 $§ 17,153.76 S 490,459.89
6/1/2026 -5/31/2027 S  446,723.22 $ 24,322.28 S 8,941.16 $ 3,326.34 $§ 17,153.76 S 500,466.76
6/1/2027 -5/31/2028 S 455,657.69 $ 2505195 S 9,388.22 $ 3,444.02 $ 17,153.76 S 510,695.63
6/1/2028 -5/31/2029 S 464,770.84 $ 25,803.50 S 9,857.63 $ 3,566.11 $§ 17,153.76 S 521,151.85
Total Post-Petition $ 4,589,126.07 S 243,703.28 $ 85,279.28 $32,898.26 S 186,431.86 $ 5,137,438.75
Average monthly remaining S 35,107.12 $ 1,864.35 $ 652.39 S 251.67 S 1,426.22 S 39,301.75
Third Year from Petition Date Per Diem S 1,239.86
Rejection Damage Calculation
12 months S 471,621.01
15% of remaining term S 770,615.81
3 Years of Rent from Petition Date 6/1/2021 7/11/2021 40 days S 1,298,228.94
Icap $  770,615.81 |
Unpaid Rent as of Petition Date S 299,018.31
Expenses Incurred to Restore S 9,937.63
Attorney Fees S 9,841.39
Late Fees S 20,753.12
Damages to Premises S -
Liens S 8,268.30
[Total Damage Claim $ 1,118,434.56 |
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Insurance Increase Assumption 5% per annum
Tax Increase Assumption 3% per annum

| Grand Prairie - Not Terminated or Rejected, Not a Debtor - DID NOT OPEN |

Commencement Date 1/5/2018
Petition Date 7/12/2018
End of Lease Year 1/31/2019
Expiration Date 1/31/2030
2018 Amount S 534,163.08 $ 69,712.20 S 11,278.83

Rent Tax Insurance Admin Fee AMC + AMUC Total
7/12/2018 - 1/31/2019 S 297,082.48 S 38,771.44 S 6,272.88 S 4,504.43 S 4,545.45 $ 351,176.69
2/1/2019 -1/31/2020 S 544,846.38 $ 71,803.57 S 11,842.77 S 8,364.63 S 8,329.59 $ 645,186.94
2/1/2020-1/31/2021 S 555,743.31 $ 73,957.67 S 12,43491 S 8,639.26 S 8,329.59 $ 659,104.74
2/1/2021-1/31/2022 S 566,858.18 $ 76,176.40 S 13,056.66 S 8,923.31 S 8,329.59 $ 673,344.13
2/1/2022 -1/31/2023 S 578,195.36 $ 78,461.70 S 13,709.49 $ 9,217.12 S 8,329.59 $ 687,913.26
2/1/2023 -1/31/2024 S 589,759.25 $ 80,815.55 S 14,39496 S 9,521.05 S 8,329.59 $ 702,820.40
2/1/2024 -1/31/2025 S 601,554.43 $ 83,240.01 S 15,114.71 S 9,835.47 S 8,329.59 $ 718,074.22
2/1/2025 -1/31/2026 S 613,585.52 $ 85,737.21 S 15,870.45 S 10,160.77 S 8,329.59 $ 733,683.54
2/1/2026 -1/31/2027 S 625,857.23 $ 88,309.33 S 16,663.97 S 10,497.33 S 8,329.59 $ 749,657.45
2/1/2027 -1/31/2028 S 638,374.38 $ 90,958.61 S 17,497.17 S 10,845.58 S 8,329.59 $ 766,005.32
2/1/2028 -1/31/2029 S 651,141.86 $ 93,687.37 S 18,372.03 $ 11,205.94 S 8,329.59 $ 782,736.78
2/1/2029 -1/31/2030 S 664,164.70 $ 96,497.99 S 19,290.63 $ 11,578.86 S 8,329.59 $ 799,861.77
Total Post-Petition $ 6,630,080.60 S 919,645.40 $ 168,247.73 $108,789.31 S 91,625.49 $ 7,918,388.55
Average monthly remaining S 49,917.37 S 6,906.38 S 1,257.60 S 816.40 $ 693.01 S 59,590.76
Third Year from Petition Date Per Diem S 1,844.78
Rejection Damage Calculation
12 months S 715,089.15
15% of remaining term S 1,240,434.78
3 Years of Rent from Petition Date 2/1/2021 7/11/2021 160 days S 1,950,632.92
Icap $ 1,240,434.78 |
Unpaid Rent as of Petition Date S 218,772.59
Expenses Incurred to Restore S 274.41
Attorney Fees S 133,290.68
Late Fees S 11,869.64
Damages to Premises S -
Liens S 270,302.86
|Total Damage Claim $ 1,874,944.96 |
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| Grand Totals |

Rejection Damage Calculation

12 months S  4,673,956.05
15% of remaining term S 7,553,091.48
3 Years of Rent from Petition Date S 12,894,815.24
Icap $ 7,553,091.48 |
Unpaid Rent as of Petition Date S  4,005,675.61
Expenses Incurred to Restore S 146,481.37
Attorney Fees S 316,643.40
Late Fees S 246,183.70
Damages to Premises S -
Liens S 1,047,990.65
[Total Damage Claim $ 13,316,066.21 |
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Exhibit C

Master Guaranty
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AMENDED AND RESTATED MASTER GUARANTY OF LEASES

THIS AMENDED AND RESTATED MASTER GUARANTY OF LEASES (the
“Guaranty”) is given, jointly and severally, by the guarantors named on the signature page hereof
(collectively, the “Guarantors™) to each landlord named on Exhibit A hereof (each landlord is
referred to as a "Landlord") for and in consideration of the sum of Ten and no/100 Dollars ($10.00)

and other good and valuable consideration, the sufficiency and receipt of which are hereby
acknowledged.

WITNESSETH:

Each Landlord has demised to its respective tenant named on Exhibit A hereof (each tenant
with its successors and assigns is hereinafter referred to as a "Tenant"), certain premises to be (or
which has been) constructed on land described in and pursuant to the lease to such Tenant
described on Exhibit A (each lease together with any and all modifications, amendments and
extensions is hereinafter referred to as a "Lease").

Each Lease is currently guaranteed by Neighbors Global Holdings, LLC, a Delaware
limited liability company (“Global Holdings™), which indirectly owns all or a part of the beneficial
interests in each Guarantor. Guarantors acknowledge and agree that as and when an additional
lease (each, an “Additional Lease”) is signed by a direct or indirect subsidiary of Global Holdings
(each, an “Additional Tenant”) with the landlord named in the Additional Lease (each, an
“Additional Landlord™), each Additional Tenant will execute and deliver to Landlord the Joinder
Agreement (herein so called) in substantially the form attached hereto as Exhibit B, pursuant to
which such Additional Tenant shall be bound as one of the Guarantors to this Guaranty as though
it were an original party hereto, and upon execution of the Joinder Agreement, Exhibit A of this
Guaranty will be deemed modified, supplemented and restated to include each Additional Lease,
Additional Tenant and Additional Landlord as a “Lease,” “Tenant” and “Landlord,” respectively,
under this Guaranty.

This Guaranty amends and restates in its entirety that certain Master Guaranty of Leases
executed to be effective November , 2016 (the “Original Master Guaranty”) to include certain
Guarantors omitted from the Original Master Guaranty.

In order to ensure that each Landlord receives a guaranty of its Lease backed by the full
credit of all Guarantors, notwithstanding Global Holdings’ ownership of less than all of the
beneficial interest in the Guarantors, the Guarantors agree as follows:

1. Guarantors do hereby jointly and severally, unconditionally and absolutely
guarantee to each Landlord the full, prompt and complete payment by its Tenant of the rent and
all other sums which may be payable by the Tenant under its Lease and the full, prompt and
complete performance by the Tenant of all and singular the terms, covenants, conditions and
provisions in its Lease required to be performed by the Tenant without regard to any forbearance,
delay, neglect or failure on the part of the Landlord in enforcing same.

2. Guarantors do hereby waive notice of acceptance hereof and any and all other
notices which by law or under the terms and provisions of a Lease are required to be given to a
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Tenant, and also waive any demand for or notice of default of the payment of rent and other sums
which may be payable by a Tenant under its Lease and the performance of all and singular the
terms, covenants, conditions and provisions in the Lease required to be performed by the Tenant;
and Guarantors do further expressly hereby waive any legal obligation, duty or necessity for a
Landlord to proceed first against its Tenant or to exhaust any remedy the Landlord may have
against its Tenant, it being agreed that in the event of default or failure of performance in any
respect by the Tenant under a Lease, (i) a Landlord may proceed and have right of action solely
against Guarantors or the Tenant or jointly against the Guarantors and the Tenant, and (ii) this

Guaranty may be enforced by each Landlord, independently of any other Landlord, against one or
more of the Guarantors.

3. In the event of any bankruptcy, reorganization, winding up or similar proceedings
with respect to a Tenant, no limitation of such Tenant's liability under its Lease which may now
or hereafter be imposed by any federal, state or other statute, law or regulation applicable to such
proceedings, shall in any way limit the obligation of Guarantors hereunder, which obligation is co-
extensive with such Tenant's liability as set forth in its Lease without regard to any such limitation.

4. Guarantors shall not be entitled to make any defense against any claim asserted by
a Landlord in any suit or action instituted by the Landlord to enforce this Guaranty or its Lease or
to be excused from any liability hereunder which a Tenant could not make or invoke, and
Guarantors hereby expressly waive any defense in law or in equity which is not or would not be
available to the Tenant, it being the intent hereof that the liability of Guarantors hereunder is
primary and unconditional.

5. In the event it shall be asserted that a Tenant's obligations are void or voidable due
to illegal or unauthorized acts by the Tenant in the execution of its Lease, Guarantors shall
nevertheless be liable hereunder to the same extent as Guarantors would have been if the
obligations of the Tenant had been enforceable against the Tenant.

6. In the event suit or action be brought upon and in connection with the enforcement

of this Guaranty, Guarantors shall pay reasonable attorneys' fees and all court costs incurred by a
Landlord.

7. This Guaranty shall remain in full force and effect as to any renewal, extension,
modification or amendment of a Lease and as to any assigns of a Tenant's interest under its Lease,
and despite any subletting of all or any portion of the leased premises.

8. This Guaranty shall be binding upon the heirs, legal representatives, successors and
assigns of Guarantors, and shall inure to the benefit of the heirs, legal representatives, successors
and assigns of each Landlord. A Landlord's interest under this Guaranty may be assigned by it by
way of security or otherwise.

9. This Guaranty shall remain in full force and effect regardless of whether or not each
Tenant continues to be owned in whole or in part or directly or indirectly by Global Holdings.
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10.  If a Guarantor is an entity, then the undersigned officer of such entity personally
represents and warrants that the governing body of such entity, in a duly held meeting, has
determined that this Guaranty may reasonably be expected to benefit said entity.

11.  Guarantors agree that this contract is performable in Houston, Harris County, Texas
and waives the right to be sued elsewhere.

SIGNATURE ON FOLLOWING PAGE
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EXECUTED to be effective this 12th day of January, 2017.

GUARANTORS: NEC AMARILLO EMERGENCY CENTER LP, a
Texas limited partnership, NEC AMARILLO
SOUTH EMERGENCY CENTER LP, a Texas
limited partnership; NEC AURORA EMERGENCY
CENTER LP, a Texas limited partnership; NEC
BROWNSVILLE EMERGENCY CENTER LP, a
Texas limited partnership; NEC CROSBY
EMERGECY CENTER LP, a Texas limited
partnership; NEC ZARAGOZA EMERGENCY
CENTER LP, a Texas limited partnership; NEC
EASTSIDE EMERGENCY CENTER LP, a Texas
limited partnership; NEC EL PASO UPPER
VALLEY EMERGENCY CENTER LP, a Texas
limited partnership, NEC GRAND PRAIRIE
EMERGENCY CENTER LP, a Texas limited
partnership; NEC GREELEY EMERGENCY
CENTER LP, a Texas limited partnership; NEC
HARLINGEN EMERGENCY CENTER LP, a
Texas limited partnership, NEC YORKTOWN
EMERGENCY CENTER LP, a Texas limited
partnership;y NEC KERVILLE EMERGENCY
CENTER LP, a Texas limited partnership, NEC
LAFAYETTE EMERGENCY CENTER LP, a
Texas limited partnership; NEC LAKE JACKSON
EMERGENCY CENTER LP, a Texas limited
partnership; NEC LONGVIEW EMERGENCY
CENTER LP, a Texas limited partnership; NEC
LUBBOCK EMERGENCY CENTER LP, a Texas
limited partnership; NEC LUFKIN EMERGENCY
CENTER LP, a Texas limited partnership; NEC
MCALLEN EMERGENCY CENTER LP, a Texas
limited partnership; NEC MIDLAND
EMERGENCY CENTER LP, a Texas limited
partnershipy NEC ODESSA EMERGENCY
CENTER LP, a Texas limited partnership; NEC
ORANGE EMERGENCY CENTER LP, a Texas
limited partnership; NEC PARIS EMERGENCY
CENTER LP, a Texas limited partnership; NEC
PORT ARTHUR EMERGENCY CENTER LP, a
Texas limited partnership, NEC PORTER
EMERGENCY CENTER LP, a Texas limited
partnership, NEC PUEBLO EMERGENCY
CENTER LP, a Texas limited partnership; NEC
SAN ANGELO EMERGENCY CENTER LP, a
Texas limited partnership; NEC SEGUIN
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EMERGENCY CENTER, LP, a Texas limited
partnership; NEC TEXARKANA EMERGENCY
CENTER LP, a Texas limited partnership; NEC
TEXAS CITY EMERGENCY CENTER LP, a
Texas limited partnershipy NEC TYLER
EMERGENCY CENTER LP, a Texas limited
partnership;, NEC VICTORIA EMERGENCY
CENTER LP, a Texas limited partnership; NEC
WICHITA FALLS EMERGENCY CENTER LP, a
Texas limited partnership, NEC BELLAIRE
EMERGENCY CENTER LP, a Texas limited
partnership; NEC KINGWOOD EMERGENCY
CENTER LP, a Texas limited partnership; NEC
BAYTOWN EMERGENCY CENTER LP, a Texas
limited partnership; NEC PASADENA
EMERGENCY CENTER LP, a Texas limited
partnership; NEC PEARLAND EMERGENCY
CENTER LP, a Texas limited partnership; NEC
MUELLER EMERGENCY CENTER LP, a Texas
limited partnership; NEC BEAUMONT
EMERGENCY CENTER LP, a Texas limited
partnership; NEC LAKELINE EMERGENCY
CENTER LP, a Texas limited partnership; NEC
COLLEGE STATION EMERGENCY CENTER
LP, a Texas limited partnership, NEC PHARR
EMERGENCY CENTER LP, a Texas limited
partnership; NEC WEST WARWICK
EMERGENCY CENTER LP, a Texas limited
partnership; NEC BRISTOL EMERGENCY
CENTER LP, a Texas limited partnership; NEC
WEATHERFORD EMERGENCY CENTER LP, a
Texas limited partnership, NEC ABILENE
EMERGENCY CENTER LP, a Texas limited
partnership;, NEC GREENVILLE EMERGENCY
CENTER LP, a Texas limited partnership; NEC
PHOENIX EMERGENCY CENTER LP, a Texas
limited partnership; NEC HARTFORD
EMERGENCY CENTER LP, a Texas limited
partnership;, NEC SANTA FE EMERGENCY
CENTER LP, a Texas limited partnership; NEC
SANTA ANA EMERGENCY CENTER LP, a Texas
limited partnership; ARIZONA EMERGENCY
CENTER 01 LP, a Texas limited partnership; and
NEC WACO EMERGENCY CENTER LP, a Texas
limited partnership.
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By:  Neighbors GP, LLC, its General Partner
By:  Neighbors Health, LLC, its Manager

‘\

N N\

Bruce W/ McVeéh (/ A
Chief Operating Officer

Address: 10800 Richmond Ave.
Houston, TX 77042
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EXHIBIT B
JOINDER AGREEMENT
THIS JOINDER AGREEMENT is executed this day of ,
201, by NEC | ] CENTER LP, a Texas limited partnership (the "Additional

Guarantor). Capitalized terms used but not defined herein have the meanings given in the
Guaranty (as defined below).

WHEREAS, the Guarantors have executed the Amended and Restated Master Guaranty of
Lease dated January 12, 2017 (the "Guaranty"), pursuant to which the Guarantors have guaranteed

the payment and performance of each Tenant’s obligations under its Lease with the Landlord
identified in the Guaranty; and

WHEREAS, Additional Guarantor, as tenant, has contemporaneously herewith entered
into that certain Lease Agreement dated ,201___ (the “Additional Lease™) with

RKMS | | LLC, a Texas limited liability company (the “Additional Landlord™);

WHEREAS, Additional Guarantor is a direct or indirect subsidiary of Global Holdings and
is required by the Guaranty to execute the Joinder Agreement.

NOW, THEREFORE, in consideration of the premises, the Additional Guarantor hereby
agrees as follows:

1. Additional Guarantor agrees that it shall be bound as one of the Guarantors to the
Guaranty as though it were an original party thereto, and Exhibit A of the Guaranty is hereby
modified, supplemented and restated to reflect that (i) the Additional Lease is a Lease under the

Guaranty, (ii) the Additional Landlord is a Landlord under the Guaranty, (iii) Additional Guarantor
is a Tenant under the Guaranty.

2. This Joinder Agreement shall be attached to and become part of the Guaranty.
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NEC[ ] EMERGENCY CENTERLP,
a Texas limited partnership

By:  Neighbors GP, LLC, its General Partner

By:  Neighbors Health, LLC, its Manager

By:

Bruce W. McVeigh

Chief Operating Officer
Address: 10800 Richmond Ave.

Houston, TX 77042
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Exhibit D

NEC Lufkin Emergency Center, LP Lease
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LEASE AGREEMENT

RKMS LUFKIN LLC

NEC LUFKIN EMERGENCY CENTER, LP
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SUMMARY OF BASIC LEASE PROVISIONBE

1.  Locatiom: 101 8. Johm Redditt Dr., Lufkin, TX 75904
2. Commencemant Date; See Article 5

3. Landlord’s Address: </o Rexd King, Inc,
5850 Sam Felipe, Suite 490
Houston, Texas 77057
Attention: Mr. Tim Delgado

4, Tenant’s Address: Before the Commmencement Date:
NEC Lufirin Emergency Centar, LP

11200 Broadway, Ste. 2320

Pearland, Texas 77584
Atm: Psul Alleyne, MD

From snd after the Commencement Date:

At the addrons of the Leased Premises
Attention: Dr. Paul Alleyne
Leased Premises: Approximately 8,066 aquare foot building and the Property
6. Primary Term: Twelve (12) years
7. Exiensien Options: Three (3) additional perioda of Five (5) years
8 Basze Rent: The Rent Schedule below showa estimated increases.
The Rent Incacases shall be equal to a 2% morease per year,
Primery Tem
BentPorSgFt  Amgual Remt Monthly Ret
Lease Year 1 $66.07 $532,953.91 $44.412.83
Leass Yeer 2 $67.40 $543,612.99 $45,301.08
Lease Yesr 3 $63.74 $554,485.25 $46,207.10
Lease Year 4 £70.12 $565,574 95 $47,131.25
Lease Year 5 $71.52 $576,886.45 $48,073.87
Lease Year 6 $72.95 $588.424.18 $49,03535
Lease Your 7 $7441 $600,192.66 $50,016.06
Leasc Year 8 $75.90 $612,196.52 $51,016.38

Leaso Year 9 $77.42 $624.44045 $52,036.70
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Lease Year 10
Lease Year11
Loase Year 12

Lense Your 13
Lease Year 14
Lease Year 15
Loase Year 16
Lease Year 17
Lease Year 18
Laase Yoar 19
Lense Yesr 20
Lease Year 21
Lease Year 22
Lease Year 23
Lease Year 24
Leazse Year 25
Lease Year 256
Lease Year 27

9. Percentage Rent;
10.  Guarantor: Neighboms Global Holdings, LLC, a Delaware lirmited liability company

$78.96 $636,929.26 $53,077.44
$80.54 $649,667.84 $54,138.99
$82.15 $662,661.20 $55,221.77
Extension Terms
FerSqgFt Annmal Rept Monthiv Rent
$83.80 $675,914.42 $56,326.20
$85.47 $685.432.71 $57,452.73
$87.18 $703,221.37 $58,601.78
$88.93 $717,285.79 $59,773.82
$90.71 $731,631.51 $60,969.29
$92.52 $746,264.14 $62,188.68
$94.37 $761,189.42 $63,432.45
$95.26 $776,413.21 $64,701.10
$58.18 $791.941.47 $65,995.12
$100.15 $807,780.30 $67.315.03
$102.15 $823 935,91 $68,661.33
$104.19 $840.414 63 $70,034.55
$106.28 $857,222 92 $71,435.24
$108.40 $874,367.38 $72.863.95
$110.57 $891.854.73 $74,321.23
None

Page 34 of 104
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ARTICLE

ARTICLE 1
ARTICLE 2
ARTICLE 3
ARTICLE 4
ARTICLE 5
ARTICLE 6
ARTICLE 7
ARTICLE 8
ARTICLE 9
ARTICLE 10
ARTICLE 11
ARTICLE 12
ARTICLE 13
ARTICLE 14
ARTICLE 15
ARTICLE 16
ARTICLE 17
ARTICLE 18
ARTICLE 19
ARTICLE 20
ARTICLE 21
ARTICLEZ
ARTICLE 23
ARTICLE 24
ARTICLE 25
ARTICLE 26

EXHIBITS
Exhibit “A”
Exhibit “B”
Exhibit “C"
Exhibit “D"
Exhibit “E™
BExhibit “F~
Exhibit “G”
Exhibit "H"
Exhibit “I"

Exhibit “J”
Exhibit "K"
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- Legal Description of the Property

- Site Plan Depicting the Propesty

- Work Letter

- Acceptance Letter

- Confirmation of Commencement Date
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- Rules and Regulations

; Intentionally Deleted

- Form of Subordination, Non-Disturhance and Attormment
Agreement

- Guarandy

- Form of Landlord Agreement
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LEASE AGREEMENT

THIS LEASE AGREEMENT (hercmafier called this “Lesse™ or this “Agreament™) is
made and entered into by end between RKMS Lufkin LLC (hercinafter called “Landlord™) and
NEC Lufkin Emergency Cenier, LP, a Texes limited partnership (hercinafter called “Tenant,®
whether one or more) (hereinafter called “Tengnt™).

ARTICLE 1
DEFINITIONS

1.1 PBaje Bemt The term “Besc Rent™ shall mean the fixed minimum remtal
payable by Tenant tn Landlord in sccordmnce with Section 8 of the Summary of Basic Lesse
Provisions, end Article 7.1 hereof

12 Charges. The tam “Chgrees” shall mesn the aggregate of Real Esiate
Taxes and Insurance Premiums, and an administrative cherge paysble to Landlord in an emount
not to exceed ten parcent (10%) of all of the fregoing costs and expenses,

13 Cogmencement Date. The term “Commencement Datc™ shall have the
meaning asgigned 1o soch term in Article 5 hereof,

14 Commog Apess. The term “Common Areas” shall mean all portions of
the Property except for the Freestunding Building, which may inchude (if provided), tut shall not
be limited to, parking aress, drivewnys, truckways, delivery passages, truck loading arces, accees
and egress roads, walkways, sidewnlks, pedestrian malls (covered or open), courts, corridors, and
landsoaping.

1.5 Common Ares Malntenanee Cosiz. Intentionally deleted

1.6 Delivegyy Date The term “Delivary Date™ shall mean the dete the
Freestanding Building (28 defined in Arficle 1.10) is substantially completed (as defined in
Section II of Exhibit C) and delivered to Tenant in such condition that Tensnt can commence
imstallation of Tenant’s Work (as defined in Section 4.1).

1.7  Effectivg Date- The term “Effective Date™ shall mean the date whean both
Landlord and Tenant have executed this Lease, which shall be filled in by the last party to execute
this Lease on the xignature page hereto.

18 Extemsion Terg The word “Extension Term™ shall mean the thres (3)
addittonal, consecutive five (S) year terms by which Tenant has an option to extend this Leass as
provided in Section 6.2 hereof.

19 Grop Igcome. Intentionally deleted.

110 Grops Leasshle Argy. The term “Gross Leassble Areg”™ shall mean the
fioor area within the exterior surface of the outer glass or outer wall, as the case may be, enclosing
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the free-standing building located within the Lessed Premises {the “Freestanding Building™), and
ghall be determined by measuring the floor area of the Freestanding Building from the exterior
face of each gide of the Freewtending Building to the exterior face of the opposite mides of the
Freestanding Building. No floor or other area outzide the boundaries stated in the preceding
sembence shall be included in the floor area of the Freestanding Building. The parties scknmowledge
and agree that the Gross Leassble Aren of the Freestending Building shall be besed on the
foregoing measurement methodology, and is anticipated to be spproximately eight thousand
sixty-six (8,066) square feel. The Gross Leasable Area of the Freestanding Building may be more
or less then eight thousand sixty-six (8,066) square feet aa a result of minor variations resulting
from acipal construction and completion for occopancy. Ooce Landlord has determined the
precise Groee Lesssble Area of the Freestanding Building, it shall confirm the sdjusted Gross
Loasable Area and Base Remt, sl of which arc dependent on the actus]l emount of floor mrea
covered or to be coverod by thia Lease, and this Lease shall be deemed amended upon such
determinstion to change the Groas Leasable Ares of the Freestmding Building and Basc Rent to
the amoumnts congistent with the eciua]l Gross Leasable Arem of the Freestanding Building Any
such amendment to this Leasc of the Gross Leassble Aren that exceeds 500 square feet shall
require written approval of Tenant.

111 JIgsurance Premiumg The term “Insursnce Premiums" shell mean the
aggregate amount of ell premiums, fees, charges, and other costs or expenses incurred by
Landlord in commection with providing the inmumance for the Leased Premises required by Section
11.1 hereof.

1.12 Lease Month, The term “Leasc Momth™ shall mean any calendar month
during 2 Lease Yesr.

113 Lease Xeay, The term “Leasc Yesr™ shall mean each successive twelve
(12) month period, commencing on the Commeancoment Dete, throughout the Term of this Lease,
plus any additional period of time that may be required to be added in accordance with the
provizions of Section 6.1 hereof.

1.14 Lease Year Break Pojpf. Intemtionally delsted.

115 Leased Premjses. The term “Leascd Premiges™ shall mean the Property
(as defined in Article 1.21), the Freestending Building, the parking sreas, drive aisles, sidewalks,
drainage systema (including weter quality and detention), landscaping, pylon signage, and eny
and gll other sitc improvemenis constructed within the exterior boundaries of the Property. The
Freestanding Building shall be located in and be a part of the Leased Premises in the location
shown on the Site Plan (as defined in Article 1.26).

116 Partial Lease Mopth, The term “Partial Lease Momth™ shall mean eithey:
(i) the period hegimming on the first (1st) day of the Primary Term (if such day is not the first (1st)
day of a calendar month) md ending on the last day of such cslendar month, subject to the
puvisions of Section 6.1; ar (ii) the period beginning on the first (1st) day of the last calendar
month occuring during the Term, and ending on the last day of the Term (if such day is not the
last dey of a calender month).
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1.17 Partial Lease Year. The term “Paytial Leaxe Year™ shall mesn eithes: ()
the period of time by which the first (1st) Lanse Year of the Primery Tarm exceeds three hondred
sixty-five (365) days sa a result of the provisions of Section 6.1 hereof or (ii) the period
begimming on the first (1st) day of the final Lease Year and ending on the last day of the Term (if
mch dete does not coincide with the end of 8 Lease Year).

1.13 Partisl Lesse Year Break Point. Inmitrmtfonally deloted.

119 Percemtage Remt, Intentionally deleted.

120 PFPrlmary Term, The term “Primary Tesm™ shall mesn the initial twelve
(12) yesr term of this Loasc.

1.21 Property. The term “Propgty™ shall mean the property located at 101 S.
John Redditt Dr., Lofkin, TX 75904, which Property is more petticularly deacribed on Exhibit A
attached hereto,

122 Pro Rasis Share. Intentionally deleted

123 Regl Frtate Tazea. The term “Real Estate Taxes™ shall mesn ey and all
real property and/or ad valorem taxes, genersl, special or extraondinary sssessments, maintenance
fees, mumicipal utility district or other public, quasi-public or privatc fees, charges or Rsscaements
md anmy other taxes, aspcsaments, cherges or levies of cvery kind ar charecter (including any
lease, remt or ocoupancy tax) now or hereafter applicable to the Leased Premises, but exchading
amy income or profit taxee of Landlord. Real Estate Taxes shell also include the costs incorred by
Landlord to eantest, review or nogotinte any tax or assessmant applicable io the Property.

124 Reni The term “Reni” shall mesn the total of all payments to be made by
Tenant hereunder including, It not limited to, Base Rant, Charges and all other sums specified
herein to be additionsl rent.

125 Restrictioms. The teem “Regtrictions™ shell mesn ihe restrictions of record
recarded in the Official Public Records of Real Propaty of Angeline County, Texas, as of the
Effective Date. Tenant hereby acknowledges mnd agrees that ilis Lease is subject to the
Bestrictions. Suhject to the Restrictions, Tenant shall have full use and enjoyment of the Leased
Premises, including all parking spaces included within the Propeety, and shall have the exclusive
Tight to establish ressonable rules and regulations for the use of such parking areas,

126 Site Plan, The term “Site Plan" shall mesn the proposed plan for the
development of the Leaned Premiscs as set forth on Exhibit *B” aitached heretn. It is undersiood
md agreed that the Site Plan is preliminary in natore snd subject to modification, but no snch
modification shall materially and adversely affiact the location or viajhility of the Freestanding
Building without Tenant’s written consent.

1.27 Term. The word “Tenm” of this Lease shall mean the Primary Term of this
Lease together with any Extension Term(zs) of this Lease.
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128 Work Letter. The term “Wark Leiter™ shall mean that certain Work Letter
attached hereto Bs Exhibit “C” which shall govem the construction and improvement of the
Leased Premises,

ARTICLE 2
DEMISE OF LEASED FPREMISES

For and in comsideration of the mtual covenanis mnd agreementsa herem contained, snd
other good =and valusble considerwtion, the recaipt and sufficiency of which is hereby
acknowledged, Landlord does hexeby demise and lease unto Tenant, and Tensnt does hercby lease
from Landlord, the 1eased Premises, upon the terms, conditions end provisions hereinafter set
forth. Provided, however, Tenant scknowledges that Landlord does not cmrently own the
Property but has the right to purchese the property pursuant to that certain Commercial Contract-
Unimproved Property (the “Purchasc Agreement™) by and between Landlord, as Buyer, and
SBRIWM, LTD,, as Seller. In the event that the Landlord does not close on ity acquisition of the
Property by December 31, 2016 (harcin, the “Outside Acquisition Date'), either Tenant or
Lamdlord may, as their sole end exclusive remedy, terminate the Lease upon written notice to the
ofher given within thirty (30) days after the Outside Acquisition Datc. Landlord represents and
warranis 1o Tenant that Landlord ia not & “refarring physician” or a “refaral source” as to Tenant
for sexvices paid for by Medicare or a stete health care program, as the texms sre defined under
any federal or stute health care anti-referral or enti-lickback, regulation, imerpretation or opinion,
and there are no referring physicians who are owners of any interest in Landlord, and that if there
are is & change(s) to the foregoing conditions which affect Landlord, Landlord shall provide
Tenant with written notioe within ten (10) days of such change(s).

ARTICLE 3
USE AND OCCUPANCY

31 Use and Name Tenant agrees fhat the Leased Premises are to be uscd
solely and for the operstion of & freestanding emergency medical care facility and other health
care related functions permitied by the Restrictions and applicable law (the “Pexmitted Use™), and
Tenant shall not use or permit the use of the Lessed Premises for any other purpose without first
obtaining the written comsent of Landlord, which conzent zhgll not be unreasonably withheld,
conditioned or delayed. Notwithatanding the foregoing, Tenant’s Permitted Use shall be subject
o the Restrictions. The name under which Tenant’s bosiness is to be conducted at the Leased
Premises shall be “Neighbors Emergency Center,” and Tenant shall not conduct its business at the
Leased Premises under any other name without Landlord's prior wriiten consent, which oonsent
ahall not be unreasonsbly withheld,

32 Covenant of Continnous Operstion. Throughout the Term of this Lease,
Tenant covenanty that it shell conduct its business in the Leased Premises with doe diligence and
without interruption. No interruption of Tensni’s business by reason of strikes, walkouts, fire ar
other damage, enemy action, civil commotion, inability to obtain lsbor or meferials or similar
causcs beyond Tenant’s ressonahle comtrol shall constitute g defsmlt within the memning of this
Soction. Tenant shall, except during rcasgnable periods for repairing, clesning and decorating,
keep the Leased Premises open to the public for business with adequate and competent persannel

4
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in mttendance on zll deys and during all hours (mcluding evenings) as is customary for the
Permitied Use, exoept to the extent Tenent may be prohibited fiom being open for business by
applicable law, ordinance or governmentsal regulation,

33 Quiat Possessioy, So long a8 Tenant is not in default herepnder, Landlord
shall place Tenant in quiet possession of the Leased Pramises throughout the Tam hercof, and
shell secure Tenant in the quiet possesxion thereof against all persons lawfully claiming the same
during the eotire Term of this Lease.

34 Waste and Nulsgpee Tenmnt shall not commit, or suffer to be commiited,
any waste upon thc Leased Premises, nor shall Tensgt meintsin, commmit or permit the
mafmtenance or commission of any uwnreasonable disturbance of othars or public nuisance from or
upon the Leased Premises. In addition, Tenant shall tske appropriate si=pa to prevemt ils
operations from clogging the wtility lines serving the Leased Premises.

35 Compliggee. The Leased Premises shall be delivered to Temant in
compliance with all applicable laws, ordinances, orders and regulations, including, but not Hmited
to, the Americans with Disahilities Act. Subject 1o the preceding sentance, Tenant shall comply,
at Tenant's sole cost and expense, with ell edsting and future laws, ordinances. orders and
regulstions affecting Tensni’s use and occupancy of the Leased Premiscs and the cleanliness,
safely or operation thereof, Tenant shall not use or ocoupy the Leased Premises for any purpose
or in my manner which shall violate appliceble law or any of the teoms md provisions of this
Lesge or any instrument of record affecting the Loased Premises as of the Effective Date heyeof,
and Tenant shall be responsible at Tenant’s sole risk and expenss 1o obtain any and all permits or
licenses required for the operstion of its business. Tenant agrecs to comply with the regulations
and requirements of any insurance underwriter, inspection burcan or similar agency with respect
to the Leased Premises, and to permit Landlord to comply with such regnlations and requirements
with respect to that portion of the Leassd Premises comprising Landlord’s Work. Tenant agrees
not to: (i) permit any illegal practice to be camried on or commmitied on the Leased Premises; (ii)
make use of or allow the Leased Premisez to be used for eny purpose other than that permitted
under Section 3.1 hereof or that might imvalidate or increase the rate of insurance therefor; (iii)
keep or nse or permit to be kept or used on the Leased Premises sny flammeble fluids, gases,
explosives or other hazardous materials except in complience with all epplicable laws and
regulations; (iv) defece or injure the Freestanding Building of the Lessed Pramises or the
Property; or (v) overload the floar, roof, structura], mechanical, electricsl or plumbing systems.

3.6 Egvironmental Mafizry.

(8) Defipitions. As used herein, “Environmentsl Wastc” shall mesn any
MmemmnumgﬂﬂdhymEMMmlnMMm
quasi-governmental mythority because of its mgty. mﬁ:nhnuanﬂl, rndmucmr:ty explosiveness,
ignitability, cormosiveness, or reactivity; and “Eovirommentgl Requiremenis™ shall meesmn all legal
reqmmnmmlmgmwhmmmmnfhmhmlth,hmdmmﬂnm
employees’ right-to-know, enviroomental protection, or the use, handling, storege, disposal,
control, transportation, or amission of eny Enviromments] Waste,
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(b) Restrictions on BEnvirppmental Wastes, Tenant represents and warrants to
Landlord thet Tanant shall not canse or knowingly permit amy Environmental Waeste to be brought
upon, ganereted, produced, kept, or used in or about the Leased Premises by Tenant or any of
Tenant’s employees, agents, officam, directors, invitees, or licensees, except such Ervironmemtal
Waste that is used on the Leased Premises in the ordinery course of Temant's business (end such
business is one or more of the Permitted Uses), and provided Temant complies with all
Envirommentn] Requirements in connection with such activities,

(¢} Notices. Tenant shell promptly deliver to Landlord copies of mny reporta
made to or received from any govermmental antity arising out of or relating to any Environmental
Waste on or from the Leased Premises, inclnding withont limitstion, any emergency plans or
inventories of Environmegtal Wastes submitted to any such governments] egtity pursuant to any
Environmental Requirement end copies of all hazardous waste manifests reflecting the disposal of
all Bovironmental Wastes removed by Tenant from the Leased Promises. [f at any time Tensnt
shall become sware or have reasonsble canse to believe thet sny Environmental Waste, other than
those abready known by Landlord or permitted under this Lease, have come to be located in or
shout the Leased Pramises, or that any known Envirommental Westes have been or may be
released into the environment, Tenant shall immedistely give notice thereof to Landlord.

(d) ig  Envit Requirements. Tenumt shall at its expense
ﬁﬂ]ymmﬂymﬁaﬂnmhmﬂe&vhmuﬂﬂﬂqmmﬁmdpmdmtmhmypmmﬂu
qu:tu;hschugndmmﬂmammymmmmhMmmnﬂuppﬂﬂh]nEnmmmm

Tenant shall cause all Environmentsl Wasies ramoved from the Leased Pramises
to be ramoved and trensported solely by doly licensed haulers to duly licensed facilitien for final
disposal and shall provide Landlord with evidence of such property disposal, inclodmg without
limitation, all manifests (which manifests shall list Tenant as the generator of all such
Environmental Wasites). Upon expimtion or earliar termination of the Term of this Lease, Tenant
shall canse to be removed from the Leased Premises, all Envirommental Wastes that Tensm or any
employee, officer, director, agent, licensee, ar invites of Tenant caused or permitted to be located
there,

{e) i i : astes. Tenamt agrees to
nﬂmmfymdholdundlmdhmmlmﬂmmd@nﬂtmyandnﬂdmﬂnﬁﬁﬁﬂ.pmﬂm
fincs, judgments, forfaitures, losscs (including without limitation reasonable attorneys' fees,
consultant fees, expert fecs, and costs) ariging out of or in connection with the removal, storage,
trensportation end dispossl of Envirommental Waste brought opon, generated, produced, kept, or
used in or about fhe Leassd Premises by Tenant or sny of Tenant’s employees, agents, officers,
directors, invitees, or licensees (collectivaly, “Tenant's Wasie™); the Tenant's failure to comply
with any and all Envirermental Requirements in comnection with Environmental Waste nsad in or
about the Leased Premises; any claims made by any of Tenant’s employees, sgents, officers,
directors, hicensces or invitees arising out of the presence, removal, storage or transportation of
Tenmnt's Waste on or from the Leased Premises; and Tenamt’s use, apalywis, storage,
transportation, disposal, releases, threatened release, discharge or gencmtion of oy Foviroamentsl
Wasics in, on under, to sbout or from the Leased Premises.
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3.7  Acces to Lemsed Premises. "Ihroughout the Tam of this Lease, upon
reasonsble notice to Tenent and subject to Tenant’s right to have a Tenant representative present
at all times and during Tenant’s normal business hours (but at times that do not unduly interfere
with Tenant's business), except in an bona fide emergency situstion during which Landlord or its
agents ar contractors may enter the Lensed Pramizes without notice at any time, Landlord or its
agexnts or conmtractors may enter the Leased Premises for the purposes of: (i) inspecting same for
complimnee with Tenant’s obligations heyeunder; (ii) performing any obligations of Landlord; and
(iii) displaying the Leased Premises to prospective purchasers, martgagees, or, during the last six
{6) months of the Term, prospective tenants. Unless Tenant is in Defimlt (85 hexcinafter defined),
Landlord's uses ar activities pursuant to this Section 3.7 shall be conducted in a manner not to
unressonably imerfere with Tenant's usc amd enjoyment of the Leased Premises. In no svent shall
Landlord, its agents or employces have access to any patient medical records or other “protected
heslth information” (as such term is defined in the Health Insorsmce Portability and
Accountability Act of 1996, za amended) stored or maintained af the Leased Premmises. Landlord
and Landlord’s agenis snd comiraciors shall conduct the fiwegoing ectivities in 8 mamner
reasonably calculsted to minimize interference with Tenant's ongoing patient care activities at the
Leascd Pramiscs.

ARTICLE 4
ORIGINAL CONSTRUCTION

4.1 Landlord’s Work ani Tepant’s Work. Landlord agrees, at its aole cost
and expense, to parform “Landlord’s Wark” (as defined in fhe Work Letier) in the construction of
the Leased Pramses substantially in accondance with the Work Lettar.  All work in or upon the
Leased Premises other then the Landlord's Work is to be parformed by Tenant at Tenant’s sole
cost and expense (such work being hereinafter called “Tepant’s Work™) as desaribed in the Work
Letter, Landlord's Work mnd Tenant’s Work shall in all respects be governed by and performed
in accordance with the Work Laetter.

42 Acceptemce of Lessed Premiges. Except for the performance of
Landlord’s Work as set forth in the Work Letier end other terms and conditions of this Lease,
Tenant will accept the Leased Premises in their “AS IS, WHERE IS™ conditions, with all faults,
and agrees that, except as specifically provided to the contrary in this Leass, Landlord shall have
no obligation to perform amy work in or sbout the Leased Premiscs, Tenant shall have a period of
thirty (30) days fallowing the Delivery Date to provide Landlord with a list (the “Punch List™)
setting forth in detail eny defects with respect to Landlord’s Wark in or about the Leased
Premises. In the event Tensnt shall fail to deliver such Punch List to Landlord within aaid thirty
(30) duy perind, Tenent ahall be deemed to have accepted Landlord’s Work. If Tenamt shall
deliver such Punch List to Landlord within said 30-day period, then Landlord shall be obligated
within g reasonable amount of time to curc any defects relating to such Punch List, Within ten
(10) business days of (i) Landlord's cure of the defects, if any, specified in Tenant's notice, (ii)
the detarmination of the Gross Leasable Area of the Freestending Building as provided for herein,
mnd (iii) Landlord’s delivery of an Acceptance Letier in substantially the form of Exhibit “D™
aitached hereto with all frue factusal information inserted, and a written request from Landlord for
Tenant to execute zaid letter, Tenant shall execute and deliver seid letter to Landlord.
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43 BServices. Aspart of Landlord’s Work, Landlord shall canse the neceasary
mains, conduits and other facilities to be provided to make water, sanitary sewer, drainage
systems (inchuding water quality and detention) phone, conduit for data, refuse collection, natoral
pas, and electricity available 1o the Leased Pramises, including, to the exient applicable, the
other deposita or charges of sy kind or nature on behalf of Tenant for utility services nsed in the
Leased Pramises, The parties shall canse all such services to be separatcly metered to the Leased
Premises. Landlord shall not be lishle to Tenmnt in damages or otherwise if the said utilitics ar
sarvices arc interrupted or terminated because of necessary repairs, installations or improvements,
or amy canse beyond Landlord’s reasonable control, nor shall any such interruption or termination
rdieve Tenant of the parformance of any of its obligations hereunder. No interruption shall be
consiruad me either & constructive ar actal eviction of Tenamt or cause any sbaiement of Rent
unless due fo the gross negligance or willful misconduct of Lendlord. Notwithstanding the
foregoing, if the intexruption or termination in utilities results from Landlord’s negligence and
materially intrrferes with Temant’s use of the Leased Premises for 8 period of three (3)
consecutive warking days, Rent sha]l equitably sbate during the period following such three (3)
working days that the internuption or terminstion in utilitics continues to materially interfere with
Tenant’s use of the Leased Premises.

44 Igprupames During Construction. Tenant agrees, at Tenant's sole cost and
expense, to obiain end maintain (or cause to be obtained and mantained) public lisbility and
property demnage insurance mnd worker's compensation insurance adequate to fully protect
Landlord, as well as Tenant, from and ageinst sry and all lisbility for death of or injury to peson
or damage to property caused in or about or by reason of the construction of Tenant’s Work, The
public liahility insurance to be mxintasined by Tenant shell be in at least the emount of $1 million
pexr occurrenoe and $2 million in the aggregate.

45 Constructiog. In the event Landlord's Work and Tenant's Wark shall
progress simultaneously, Landlord shall not be lisble for amy injury to perscn or damage to
propexty of Tenant, or of Tenant’s employees, licensees, agents, coniractors, subcomtractors,
suppliers ar invitees from any osuse whatsoever ocourring upon or shont the Leased Premiscs,
except the negligence, illegal conduct or willful misconduct of Landlord or its egenis or
employecs, and Tenant shall indesrmify and hold Landlord hermless from sy and all Eability and
claims arising out of or comnected with any such imjury or demage unless such lishility is the
result of Landlord’s negligence, illogal conduct or willful mizconduct, or that of its agenis or
employees.

ARTICLE S
COMMENCEMENT DATE

Tenant’s obligation 10 pay Rent shell commence on the daste (hacinafler called the
“Commencament Dyie') which is the earlier of (&) one hundred mnd fifty (150) days after the
Delivery Date, or (b) the date Tenant opens for business in the Freestanding Building. Landlord
and Tenant agree to execute & Confirmation of the Commencemant Date in substantially the form
sitached heretn gs Exhibit “E” within ten (10) business days after (i) the Commencament Date is
established, (ii) Landlord’s delivery to Tenant of Confirmetion of the Commencament Date in
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substantially the form of Exhibit “E” sttached hereto with all tne= factual information inserted,
end (iii) a written reqoest from Landlord for Tensnt to execnte said letter.

ARTICLE 6
TERM

6.1 Primery Term. The Primary Term of this Lease shall begin on the
Effoctive Date amd shall end on the lest day of the onc imdred forty-fourth (144th) full calendar
month after the Commencement Date, unless sooner termineted in accordance with the provixions
hereof, provided, however, that, if the Commmencement Dute is a day other than the first (1st) dey
of a calendar month, then the firgt (1st) Lease Year shall begin on the Commmencement Date and
end on the last day of the month following the expiration of twelve (12) momths sfter the
Commencement Date, esch suhscquent Lease Year shall begin on the first day of the month
following the end of the preceding Lease Year and contimue for the next consecutive twelve
month period, and the Primery Texm shall continue until the lzat dgy of the moanth following the
expiration of one lnmdred forty-four (144) full calendar months sfter the Commencament Date,

62 Extemslon Optiony. Provided that Tenant is not in defiult of sy material
term, covensmt, or condition confained in this Lease when exercising an “Extension Option,” a3
defined below, Tenant shall have three (3) sucosssive options (each such option is individually
called an “Extension Option") to extend this Lease for additional perioda of five (5) years each
(cach such term i3 individually called an “Extension Term™) en the same terms aod conditions as
provided herein; provided, howeyer, thet the Base Rent paynble during each Extension Term shall
be as provided in Scetion 7.1 (c) hereof. In order to exercias an Extension Option, Tanant shall
notify Landlord in writing of Tenant’s intention to extend not mare than one (1) year nor less then
gix (6) maouths prior to the end of the Primary Term {or the then expiring Extension Term, if amy,
a8 the casec may be) of this Lease. Time is of the essence In the event that Tenswt fiils to provide
writlen notice to Landlord of Tenant’s excrcise of an Extension Option within the time period
specified above, the Extension Option (and all subsequent Extension Options) shall sutomatically
terminete snd Tenant shall be deemed to have irrevocably waived such Extension Options.

63 Heldoygr. If Tenmt shall remsain in possession of the Leased Premises
after the expiration er sooner termingtion of this Lesse, then Tensnt shell be a tenant at will,
terminghle at any time, and shall be liable for 150% of the Base Rent in effect at the expiration or
sooner termination of this Lease, and shall be sohject to all of the other obligations of Tenant
under this Lease, Additionally, Tenant shell pay to Landlord all actusl demages sustained by
Landlord on account of such holding over by Tenani. Nothing contained in the foregoing,
however, shall be consirued ea the consent to any holding over by Landlord.

ARTICLE 7
HASE RENT AND ADDITIONAL RENT

7.1 Bays Reyt. Tenant does hereby covenant and agree to pay a2 fixed
minimom reatsl (hereinafier called “Base Rent™) to Landlord, without notice, countsrelaim or
(except as specifically provided herein to the contrary) offset, for the use and occupancy of the
Leased Pramises, af the times end in the mamer harcinafter provided, as follows:
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(8) During the Primery Term of this Leass, Tenant shall pey Landlon] Base
Reaqt in the following amowmts, subject to adjustment in accordance with Section 1.10 and 7.1(hb):

(b))  The Rent Schedule below shows estimated increases. The Rent Increases
shall be equal to a 2% increase per year.

Primary Tem
ReutPerSa FY Annesl Regt Monthly Reot
Lease Year | $66.07 $532,953.91 $44,412.83
Lease Year 2 $67.40 $543,612.99 $45,301.08
Loase Year 3 $68.74 $554,485.25 $46,207.10
Lease Year 4 $70.12 $565,574.95 $47,131.25
Lease Year 5 $71.52 $576,886.45 $48,073.87
Lease Yeur 6 $72.95 $588,424.18 $49,035.35
Leass Yesr 7 $74.41 $600,152.66 $50,016.06
Leage Year 8 $75.90 $612,196.52 $51,016.38
Leasc Yemr & $77.42 $624.440.45 $52,036.70
Lease Year 10 $78.96 $636,929.26 $53,077.44
Lesge Year 11 $30.54 $649,667.84 $54.138.99
Leasg Year 12 $82.15 $662,661.20 $55,221.77

(¢} During Extension Temm(s) of thix Lease, if 8o axercised by Tenant as
provided herein, Tenant shell pay Landlord Base Rent in the following smounts, subject to

adjustment in accordance with Section 1.10 and 7.1(b):

Extenaion Tooms
FerSgFt Anmual Bagt Monthiv Rent
Lease Yesr 13 $83.80 $675,914.42 $56,326.20
Lense Year 14 $85.47 $689,432.71 $57,452.73
Lease Year 15 $87.1% $703,221.37 $58,601.78
Lesse Year 16 $88.93 $717,285.79 $59,773.82
Leasc Year 17 $90.71 $731,631.51 $60,969.29
Lease Year 18 $92.52 $746,264.14 $62,188.68
Lense Year 19 $94.37 $761,189.42 $63,432.45
Lease Year 20 $96.26 $776,413.21 $64,701.10
Lease Yeer 21 $98.18 $791,941.47 $65,995.12
Lense Year 22 $100.15 $807,780.30 $67,315.03
Lease Year 23 $102.15 $823.935.91 $68,661.33
Lease Year 24 $104.19 $840,414.63 $70,034.55
Lease Year 25 $106.28 $857,222.92 $71,435.24
Lcase Year 26 $108.40 $874,367.38 $72,863.95
Lease Year 27 $110.57 $891,854.73 $74,321.23

10
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(d) DBease Rent shall be payable in monthly installments, with the first monthly
installment due on or before the Commenceanent Date, and subsequent installments of Base Rent
shall be due and payable on or before the first day of each succeeding calendar month during the
Temm; provided that if the Commencement Deto is a day other than the first day of a calender
month, Tenand shall pay a prorated smount of Base Rent on or before the Commencement Date
for such Partial Lease Monfh based upon the number of days from the Commencement Date to
the end of the calender momth and the actus] mumbear of days in the calendar momth.

with the execution of this Lease, Tenant shall pay to Landlord the Base Rent
for the first (1*) full month of the Primary Term in the amount of $44,412.83.

72 Charges. In addition io the Base Rent described in Section 7.1 hereof and
all pther sums to be paid by Tenaut hercunder, Tenant does herehy covenant and agree to pay ta
Landlord, as additional rent hereunder, all Charges for the Leased Premises. On or before the
Commancament Date, Landlord shall provide Tenant a good faith estimate of the Charges to be
peid monthly by Tenant through the end of the then current calender year. Likewise, prior to the
begimming of each calendar yesr, Landlord shall funish to Tenant a good faith estimate of the
ammual Charges for such calendar year, and Tenant shall pay to Landlord, elong with its monthly
installmenis of Basc Rent, one-twelfth (1/12ih) of such estimated Cherges. The first momthly
installment of Charges shall be due and payable on or before the Commencement Date, and
subsequent installments of Chargea shall be due and payable on or before the first day of each
mccesding calendar month during the Tenm; provided that if the Commencement Date ia a day
other tham the first day of & calendar month, Tenant shall pey a prorated amount of Charges on or
befors the Commencement Date for snch Partial Lease Month based upon the mumber of days
from the Commencement Date to the end of the calendsr month end the actual number of deys in
such calendar month, Within ane hundred twenty (120) days following the end of each calendar
year, Landlord shall deternrine the amount of the actnal Charges for such year 2nd shall furmish to
Tenant sn itemization thereof, and Landlord and Tenmnt shall make amy payments or adjustments
necessary to reconcile the estimated Charges with the actual Charges within thirty (30) days
thereafter. Landlord end Tenant hereby cach acknowledgs ansd agree that they ars knowledgeable
mnd experienced in commercial tramsections and further hercby acknowledge and agreo that the
though such methods may not state precise mathematical fornmlae for determiming such Charges,

73 DUiilitles. Tenant shall srrenge for and during the Term hereof pay all
charges for telephone, gns, clectricity, water, and all other utilities or services used in, on or shout
the Lessed Premiscs by Tenant, and for the removal of rubldsh therefrom before they shall
become delinquent, and shall hold Landlord harmless from any lishility therefor. Tensnt shall, gt
itz sole cost, separately meter all utilities utilized by Tenant serving the Leased Pramises.

74  Payment of Regt. All Rent payable by Tenant to Landlord shall be paid in
lawful money of the United States of America, without my deduction or (except s specificelly
provided herein to the contrary) offtet whatsoever and without prior notice or demand, and i
such place or places as may be designated from time-to-time by Landlord.

11
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75 Late Charges. Should Tenant fiil to pay to Landlord when due any
peyment of Rent or other charges provided hereymder, Tenant agrees to pay to Landlord, In
addition to such Reni or ofhar charges, an administrative cherge oqua] to the grester of (a)
$250.00 ar (b) five percent (5%) of the Rent or other cherges then doe to defray the additional
costs that Landlord will incur in hendling the late payment, plus interest at the rate of 1% per
month, such interest to accrue continuously on sny unpaid amount due to Landlord by Tenant
during the period from the date due until the date paid. Any late charge or interest payment shall
be payable gs additions] rent under this Lease, and shall be paysble immediately on demand.
Provided, however, Landlord agrees not to impose a late charge or intarest the first (1st) two (2)
instences in a calendar year when the payment is made within five (5) days of its due date. If any
Rent or other charges due hereunder sre paid by check which is retumed umpaid, Tenant’s
payment shall not be considered received until Landlord recaives good funds;, moreover, Tenant
shall, in additiom to the lasie charge and interest due shove, pay an additional fee equal to the
amount charged to Landlord by its bank to compensate Lindlogd for its expense and effort in

ARTICLE 8
PERCENTAGE RENT
81 Determimation of Percentage Remt. Intentlonally deleted.
82  Books and Records of Temant. Twtemtionally deleted.
83  Landlord’s Right tv Andit. Intentinmslly deleted.
34  Relationshlp of Landlord snd Tengnt. The provisions hercin set forth are

not intended, nor shall the same be deemed or constroed, to create 8 parinership betwesn Landlord
end Tenant, to maks them joint venturers, oor to maeke Landlord m any way responsible for the
debta or obligations of Tenant.

ARTICLE 9
REPAIRS AND MAINTENANCE

9.1 Landlord’s Obligatioga. Landlord shall have no obligation to maintain or
repair the Leased Premises.

92  Tenant’s Obligetions. Tensnt shall maintain and repair all of the Leased
Premipes and keep fthe Leased Premires in good condition and repair and in subatantially the same
condition a8 exists upon the completion of Landlord’s Work and Tensmt's Work, ordinary wesr
and tear excepted. Tenant's maintensnoe and repair obligations shall include, but are not be
lintited to, the mamtenance gnd repair of the interior and extarior of the Freestanding Building
including but not Emited to, the foundations, privaie utility lines utilized by Tenant serving the
Leasnod Prenmises that are located outside of the Froestanding Building and connections thereof to
the Freestanding Building, structural systems (ncluding, without limitation, the roof structure,
roof covering, load-bearing walls end floor slabs), building exterior end masonry walls, mny and
all doors, windows and window casements, glazing, heating and air conditioning systems, end

12
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plumbing, pipes, electrical wiring, and conduits within the Freestanding Building, subject o any
warranties assigned to Tenmnt pursuant to the Work Letter which ars in effect covering any such
maintenance end rapsir of any of the foregoing. Tenant shall keep the Leased Premises at all
times in & clean, tonantsble condition and shall not penmit any garbage, rubbish, refuse of any
kind to acoumulate in or sbout the Leased Premises Teonant shall teke precautions to make
cartain trash from its business does not obatruct the sewer lines. Further, Tenant shall at all tmes
maintain the Common Areas and Property Sign (as such tarm is defined in Article 15 herein) in &
first clase condition and appearance,

ARTICLE 10
ALTERATIONS

10.1 Alterstions. Tenant ahall not meke emy alterations in any portion of the
obtsining the written consent of Landlord, which may be given or withheld in Landlord's sole
discretion. Landlord may condition its approval of roof penetretions on Tenant's use, at Tenant’s
sale cost and expense, of Landlord’s roof contractor. Notwithetanding anything contained herein
to the contrary, Tenamt shall have the right at any time and from time to time during the Temm to
meke any alterations, additions or improvemenis to the interior portions of the Freestanding
Building (so long as snch alierations, additions or improvementa do not affect the structoral
gystems of the Froestandmg Building or the mechamical, electrical, plumbing or HVAC systems)
a8 Tenunt deems necesseTy or epproprifte in connection with the requiremants of Tenant's
business, without the neceasity of obteining the prior written consent of Landlord. All alterations,
additiona or improvements shall be sceomplished at Tenant’s sole cost aml expense, in a good and
workmanlike manmer end in sccordance with the provisions of this Lesse and all spplicshle laws.
Fallowing Tenant’s completion of any alterations, additions or improvements requiring the
spproval of Landlord, Tensnt shall deliver eny final plans and specificationa received by Tenant
in comnection with amy such alierstions, additions or improvamants to Landlord if requesied m
writing by Landlord. All slierstions, additions, and improvements provided for herein shall
becomne, except as otherwise provided, upon tarmination of this Lease, the property of Landlord,
subject to the terms of this Lease.

102 Workmanship. Any aherations to the Leased Premiscu shall conform in
material and workmanship to that of the originsl construction of the Leased Premises and shall be
pexformed in 8 good and workmanlike menner. All such work, upon completion thereof, shall
become & part of the Leased Pramises. Alterations requiring building permita shall be parformed
pursuant to plans and specifications prepared by & duly licansed erdlritect or engineer and shall be
done pursuant to a validly issued building permit and in confonmity with ell spplicable laws,
codes end ordinances. Any construction or alteration of the Leased Premises shall not injure ar
adversely affect the velue of the Leased Premises.
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ARTICLE 11
INSURANCE

11.1 Landlord’s Ippurpmee. Landlord may procure and maintsin throughont
the Tenm of this Lease full and adequate insurance for the Property that Landlord, in its
rcasansble discretion, considers appropriate. Without Limiting the generality of the foregoing
sentence, Landlard shall procure and maintsin and recover as 8 part of the Charges paysble by
Tonant, ingurance of the following cheracter:

(8) Insurence aguinst loss by fire, lightning and other casnaltios and risks
customarily covered by all risk covernge endorsement in smounts not less than the “full inmurable
valuc” of all buildings and other improvements constituting 2 part of the Property. The texm “fill
insomble value™ a8 nscd herein mesns the then curremt value for actual replacement costs,
including cost of debris removal. Such policy of insurance shall be endorsed so as to provide loss
of rental income coverage to Landlord, including &ll Rent end additional remt payable by all
tenants of the Property, for a period of not lesa than one (1) year. Notwithstanding the foregoing,
Landlord shall only be required to maintsin flood and/or earthquake insurance with respect to the
Proparty if Landlord™s lender requires that such insurance be maintsined.

(b) Worker's Compensation Insurance in complience with applicable Iocal
Worker's Compensation laws,

112 Temant's Insurance. Tenant shall st all times during the Term of this
Lease, at Tensnt’s sole cost and expense, maintain full and adequate insurance for the operation
of Tenant’s business in the Leased Premises including, but not limited to, insuwance of the
following cherscier:

(a) Coverage for fire and windstorm with additionsl coverege as provided by
an all risk endorsement on all of Tenant's alterations, additions, improvements, fixtures,
farnishings, inventory, equipment, xigns, and parsonal property located at the Leased Premmises in
amoumis not less then the “full inmmable value™ thereof.

() Commercial ganernl lisbility insurance with broad form endorsement
covering the legal liability of Landlord and Tenant, including, without limitation (if Tenant serves
alcoholic boverages on the Leased Premises), ligbility resulting from the sale or giving away or
consurmption of Alooholic beverages on the Leased Premises, against claims for bodlly injury,
death, or property damage ocownring om, in, or ébout the Leased Premises in the minirmum
amounts of $1,000,000.00 combined single limit with respect to one occurrence and $2,000,000
in the aggregate, and $250,000.00 for sll claims for property damege with respect to any one
ocourrence and $500,000.00 in the agpregate.

{c} Worker's Compensation Insurance in complience with applicable local
Worker's Compensation laws.

113 Insurance Carrlers. Tenant’s insurance shall be writien by companies of
recognized finencial stending which arc well rated by national rating organizations and ere legally
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qualified to issne such policics of insuranee in the State where the Property is located, mnd shall
name a3 the insured parties: () Landlord as an insured or additionsl insured under all hisbility
inmmance policies; (ii) sny mortgagee of Landlord holding & liea or security interest againat this
Lease under standard merigagee’s endomsements; and (jii) Tenmt as its interest may appesr.
Tenant's insurance policies shall be primary and noncontributing, with the policies of Landlord
and Landlard’s mortgagees being exceas, secondary and noncantributing,

114 Cancellation; Certificates of Inggramee. Every policy of insurance
required hercunder shall provids that at least thirty (30) days prior written notice of cancellation
zhall be given to Landlord and any maorigagee of Landlord and shall not be invalidated by my ect
or neglect of Landlon] or Tenant or any owner of the Property or any interest therein, nar by my
foraclosure ar amy ather procsedings or notices thereof relating to the Property or amy interest
therein, nor by amy change in the title or ownership of the Property or infezests therein. Tenant
ghall prompily deliver to Landlord certificates of insurance evidencing all the insurance which is
required to be maintsined by Tenant hersunder and Tenant shall, within thirty (30) days prior to
the expiration of any such insurance, dsliver ather originel or duplicate policiea or cartificates of
msmrance evidencing the renewal of such insurance. If Tenant feils to comply with the foregoing
requirements relatimg to insurance, Landlord may obtain such insurance and Tenant shall pay to
Landlord on demand as additional rent hereunder the premium cost thereof plus interest at the
maximum contraciual rate (but in no event to exceed 1-1/2% pear month) fram the date of payment
by Landlord until repaid by Tenant.

ARTICLE 12
INDEMNIFICATION AND WAIVERS

12.1 Indenmiflextog. TENANT COVENANTS THAT LANDLORD SHALL
NOT BE LIABLE FOR ANY DAMAGE OR LIABILITY OF ANY KIND QR FOR ANY
INJURY TO OR DEATH OF PERSONS OR DAMAGE TO PROPERTY OF TENANT OR
ANY OTHER PERSON DURING THE TERM OF THIS LEASE, CAUSED BY OR
RESULTING DIRECTLY FROM THE CONSTRUCTION, USE, OCCUPANCY, OR
ENJOYMENT OF THE LEASED PREMISES BY TENANT INCLUDING, BUT NOT
LIMITED TO, DAMAGE OR LIABILITY OF ANY KIND OR FOR ANY INJURY TO OR
DEATH OF PERSONS OR DAMAGE TO PROPERTY OF TENANT RESULTING FROM
THE SECURITY PROVIDED BY LANDLORD OR LANDLORD’S FAILURE TO PROVIDE
SECURITY AT THE LEASED PREMISES, EXCEPT IN THE EVENT OF LANDLORD'S
GROSS NEGLIGENCE, ILLEGAL CONDUCT OR WILLFUL MISCONDUCT. TENANT
HEREBY AGREES TO INDEMNIFY, DEFEND, AND HOLD LANDLORD HARMLESS
FROM ANY AND ALL CLAIMS, ACTIONS, DEMANDS, SUITS, LOSSES, COSTS,
EXPENSES, AND LIABILITIES WHATSOEVER, INCLUDING REASONABLE
ATTORNEYS FEES AND EXPENSES OF LITIGATION, ON ACCOUNT OF ANY SUCH
REAL OR CLAIMED DAMAGE OR LIABILITY, AND FROM ALL LIENS, CLAIMS, AND
DEMANDS OCCURRING IN OR ON THE LEASED PREMISES, OR ARISING OUT OF THE
CONSTRUCTION, USE, OCCUPANCY, OR ENJOYMENT OF THE LEASED PREMISES,
OR ANY REPAIRS OR ALTERATIONS WHICH TENANT MAY MAKE UPON THE
LEASED FREMISES, OR OCCASIONED IN WHOLE OR IN PART BY ANY ACT OR
OMISSION OF TENANT, ITS AGENTS, CONTRACTORS, SERVANTS OR EMPLOYEES,

15



Case 18-33878 Claim 1-1 Part2 Filed 11/14/18 Desc Attachment Page 51 of 104

EXCEPT IN THE EVENT OF LANDLORD’S GROSS NEGLIGENCE, ILLEGAL CONDUCT,
OR WILLFUL MIBCONDUCT. TENANTS INDEMNIFICATIONS IN THIS SECTION IN
NO WAY LIMIT TENANT'S RIGHTS OR REMEDIES DUE TO A DEFAULT BY
LANDLORD UNDER THE TERME OF THIS LEASE. THE PROVISIONS OF THIS
SUBSECTION SHALL SURVIVE THE EXPIRATION OR SOONER TERMINATION OF
THIS LEASE.

122 Wiaiven of Recovery And Subrogstipn. Landlond and Tenant hereby
wialve any nights each may have against the other on scoount of any loss or damage
(INCLUDING LOSS OR DAMAGE RESULTING FROM NEGLIGENCE AND STRICT
LIABILITY) occasioned to Landlord or Tensnt arising fiom any risk covered by any policy of
insurence covexrimg the Leased Premiscs and/or the Property smd mapriained or required to be
maimained (whether or not actually maintained) by either Lendlord or Tenant in accordance with
Article 11 hereof Landlord and Tenant, on behalf of their respective insurance company or
compamies inspring the Leased Premises snd the Property snd eny property loeated thereon,
hereby waive amy right of subrogation thet they may have one against the other, and agree to
cansc their respective insurance policies to be endarsad 80 as to give full effisct 1o the foregoing
wHivers.

ARTICLE 13
DAMAGE AND DESTRUCTION

13.1 Casualty,

(8) If the Leassd Premises or the Property are demaged or destroyed by fire or
other casuslty, Tensnt ahall give prompt written notice thereof to Landlord.

(b) If such damage was csused by a fire or other casuslty covered by the
insurance carried by Landlord, and such demage can be repaired within one hundred aighty (180)
days from the conmuencement of repairs, then, subject to the following provisions of this Article
13, Landlond shall repair and restore the Lesaed Pramises and the Property to substantially the
same comlition as existed at the time of such fire or other casnalty. If the Leased Pramises ar the
Property shall be dameged: (i) by fire or other casualty not covered by the insurance carried by
Landlord; or (5i) to an extent that it cznnot be repaired wifhin ane hundred eighty (180) days from
the commencement of repairs, then sither Landlord or Tenant shall have the option to terminate
this Lease by so notifying the other perty within thirty (30) deys after Landlond's receipt of notice
of such fire or ofher casualty. Faihme to give notice within such thirty (30) day period shall be
decmed @ election not to terminate this Lease, and Landlord shall proceed Lo repair and restore
the Leased Premises and the Property as aforesaid,

132 Abstcmgpt of Rent. The monthly installments of Base Rent end Charges
required to be paid by Tenant porsuant to Sections 7.1 and 7.2 hereof shall be abated in propartion
to the portions of the Leased Premises, if any, which are rendered umtenantable by firc or other
caspalty coverad by the inswrance agsinst loss by fire, lightning and other casualties end risks
customarily covered by all nsk coverage endorsement umntil repeirs of the Leased Premises are
completed, or if the Leased Premises are not repairad, until the termination dete hereof. Other
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tham for such abatement, no dsmages, compensation, or claims shell be paysble by Landlord for
loss of the use of the whole or any part of the Leased Premises, Tenant's personal property, or any
inconvemiance, loss of business or ennoyance arixing from eny repair and reconstruction.  If the
damage results from & csuse not insored by insurance ageinst loss by fire, lightning and other
casualties sud risks customarily covered by all risk coverage endorsemant, Tenant shell not be
catitled to any abatement or reduction of any Rent or other sums dus herennder. If this Lease is
terminated as provided in Section 13.1(b) above, all Rant shall be apportioned and paid up to the
termination dats, sy Rent paid and attributable to the period after such termination shall be
rofunded to Tenant, and the perties hereto shall have no forther obligations hereunder. Landlord
ahall not be Lisble for the cost of the repair or replacement of any alterations, improvements,
additions, fixtures, finniture, equipment, finmishings, or other personal property which Tenant is
obligated to insure or which it may be entitled to ramove from the Leased Premises pursuant to
the terms hereof.

133 End of Torm Camalty. Anything contsined in the foregoing to the
contrery notwithstanding, Lendlord shall have no obligation whatsoever to repair, reconstruct, or
restore the Leassd Premises when the damage resulting from eny casualty covered under this
Article occurs during the 1ast twenty-four (24) months of the Primary Tarm or amy Extension
Teamm of thie Lease unless Tensnt excrcises an option to extend the Term of this Lease as
provided in Section 6.2 hareof within thirty (30) days efter such casuaity, If Landlord elects not
to repair, reconstruct or restore the Lesased Premises, Tenant may, at its option, texminate this
Lagse, such tarmination to be effective as of the date of the firs or other caspalty and any Rent
puid and sttributsble to the period after such termination date shall be refonded to Tenant.

134 Comept of Mortgagee. Anything contained in the foregoing to the
contrary notwithstanding, in the event any mortgagee of Landlord holding any lien or security
interest in fhe Leased Pramises for the performance of an ohligation of Landlord shall not concur
in the pplication of mny insurance proceeds to the repeir or reconstruction of the Leased
Premises, Landlord shall not be obligated to repair or reconstruct the Leased Premises and mey, ut
its gption, terminete this Lease, such termination to be effective as of the date of the fire or other
casualty and eny Rent paid snd sttributable to the period after such termination date shall be
refimded to Tenant.

138 Lagdlopd's gnd Tenaut's Obliggtions. Landlord's obligation to rebuild
and repair under this Article 13 is limited to restoring one of the following (a8 may be applicable):
(a) if this Leasc does not include an attached exhibit describing Landlord's Work, restoring the
Leased Premizes to snbstantially the condition in which the same existed prior to such casusity,
exclusive of eny eltarations, additions, improvememx, fixtures, and equipment installed by
Tenent; or (b) if this Lease includes an attached exhibit describing Landlord’s Work, restoring
Landlord's Work to substantially the same condition in which the same existed prior to the
caspalty, Tenant sgrees thet promptly after completion of such work by Landlord, Tenant will
proceed with reasonable diligence and &t Tenant's sole cost and expense 0 restore, repair, and
replace &ll alterations, additions, improvements, fixtores, firmishings inventory, equipment, signs,
end personal property located at the Leased Premises, or, if an exhibit describing Tenant’s Work
is atiached hereto, all items of Tenmnt's Work as described in such exhibit, as the case may be,
provided Tenant has not opted to terminate this Lense pursuent to the terms of this Article 13.
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Landlord shall make zvailable to Tenamt such portion of Landlord’s insurance proceeds that
ramain after the completion of Landlond"s Work as may be ressonable snd necessary to restors
Tenant's Work.

ARTICLE 14
CONDEMNATION

14.1 Total Condemmation. If during the Term of this Lease, all or substentislly
all of the Leased Premrises or the Property shall be teken for any public or quasi-public use under
my govemmental law, ordinance, or regolation, or by right of eminent domain, or should all or
subatantially all of the Leased Premises or the Property be scld 1o the condemning suthority mder
threst of condermmation, and if such teking rendems the Laesed Premises unsuitable for its intended
use hereunder, this Lease shall terminate on the date the condemning authority tekes possession,
all Rext shall be apportioned and paid up to the termination date, any Rent peid and atixibutable o
the period after such termination date shall be refinded to Tensat, and the partics hereto shall
have no firther obligations herennder.

142 Partlzl Copdemostion. If less then all of the Leased Premises or the
Property shall be isken as sbove described, and the Leased Premises shall continue to be
reasonably tenantshle and muitshle for the uses for which the Leased Premises have been leased
hereunder, Landlord shall forthwith resiore and reconstruct the Leased Premises and/or the
Property and the Beas Rent payable hereunder during the imexpired partion of this Lease shall be
adjusted equitably.

143 Allocation of Award. Landlord shall be entitled to receive and reizin any
and all condemnstion or eminent domsin awards or proceeds or any awards or proceeds resuling
flom eny sele under threat of same, and Tenant herchy releases snd assigns to Landlord all
interest of Tenent, if any, in and to emy such swerds or proceeds; provided, haowever, that Tenant
mey bring a separate action, at Tenant's sole cost and expense, to recover damages, if any, for
Tenant's moving expenscs,

144 Comsent of Mortgagee. Anything comtained in the foregoing to the
contrary notwithsianding, in the event any mortgagee of Landlord holding eny lien or soourity
interest in the Leased Premises for the performance of an obligation of Landlord ghall not concar
in the application of any condemnation award to the restoretion or reconsiruction of the Leased
Premises, Landlord shall not be obligaied to restore or reconstruct the Leoased Premises or the
Shopping Center and may, at its option, terminete this Lease, such tennination to be effective aa
of the date the conderming autharity takes possession of any portion of the Leased Premises or
the Shopping Center smd any Rent paid snd attributsble to the period after such termination date
shall be refunded to Tenant.

ARTICLE 15
SIGNAGE

Subject to the conditions hersinafter provided, Tenant shall have the right, at Tenant’s sole cost
mnd expense, to install its corporate logo signege in eny and all locations on the facades of the
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exterior of the Freestanding Building and Tenant shall have the sole right for signage upon a
freestanding =ign on the Premises constructed as & part of the Lendlord’s Work (the “Property
Sign™), all in accordance with the ariteria described on Exhibit F. Notwithstanding the foregoing,
Tenant shall not inatall its exterior sign umtil the plans mmd specifications therefor have been
approved by Landlord in writing. Tenant shall, at itz sole expense, maimtnin, repair and, if
necessary, replace the signage on the Freestanding Building snd maintain, insure, and repair the
Propexty Sign in good condition and repeir and in compliance with the requiramenis of the
Restrictions, as applicable. Tenani's signage must strictly comply, and be constructed in
conformity, with applicable city ordinances, rules and recgulations, s well as any other
governmeantal egencies or private concems, inchading, without limitation, those esteblished by the
Rastrictions. Tenant agrees not to hold Landlord responsible should any goverming or regulatory
agency or other private concern prohibit Tenant from imstalling ite signage. Tenant agrees to have
erccted and/or installed and fully operative on or before the Commencement Dute of thia Lease all
xigns in eccordance with thiz Lease.

ARTICLE 16
FIXTURES AND PERSONAL PROFERTY

16.1 Fixinres sgd Perpomal Property. Any trede fixtures, business/medical
equipment, trademarked items, signz, end other personsa] property of Tensmt shell remein the
property of Tonant. Landlord agrees thet Tenmt shall have the right, provided Tenamt is not in
defanlt imder any of the tecma of thia Lease, at any time and from time-to-time, and provided that
such removal must be made not later than the expiration or earlier termination of this Lease, to
remove any and all of its trade fixtures, signs, and other personal property which it may have
stored or installed in the Freestanding Building. Tenant, &t its expense, shall promptly repzir eny
damege occasioned by the removal of its trade fixtures, signs, and other personal property and,
upon the expirstion or earlier termination of this Lease, shall leave the Freestanding Building in s
neat and clesn condition, free of debris, normal wear and tear excepted. Tenant’s obligation to
pecform this covenant shall survive the expiration or temminstion of this Lease. All trade fixtures,
equipment, end other personal property of every description, ymlesa removable withont damage to
the Leased Premises or removed by Tenant in accordance with the foregoing provisions, shall
become the property of Landlord, subject to Section 19.4 of this Lease, and shall be end remain
wpon &nd be swrendered with the Leased Pramises as & pert thereof st the termination of this
Lease, Tenant hereby weiving eny end all rights o sny peyment or compensation therefor.

162 Taxes on Perzopal Property. Tenant shall pay, before delinguency, all
taxes, ssscssments, license fiees, and public charges levied, asscssed, or imposed upon its business
operation at the Leased Premises, as well g8 upon its trade fixtures, formishings, equipment, and
lonsehold improvements, mechandise and other posonal property in or upon the Leased
Premises, Tenant aball camse its trade fixbhoem, fomnishings, equipment, and leaschold
improvements to be asscused and billed seperately from the resl property of Landlord.

ARTICLE 17
LIENS
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Tenmnt shall not permit © be cresled nor to remsain undischarged any lien, encumbramce, or
charge arising out of sny wark or work claim of any contracior, subcontractor, mechanic, labarez,
supplier, vendor, materialman, or agent of Tenant which might be or become a hen or
encumbrance or charge upon the Leased Premises or the income therefrom, and Tenant shall not
suffer any other matter or thing wherelry the estate, right, end interest of Landlord in the Leased
Pramises or the Property might be impaired. If sny lien, notice, of lien mn account of an alleged
debt of Tensnt or any contractar, subcontractor, mechamic, laborer, supplier, vendor, materiabman,
or agent of Tenant or ey notice of comtract shall be filed against the Leased Premises by a party
cogaged by Tensmt or mny contractor, subconiractor, or agent of Tenant, then Tenant shall, within
thirty (30) days after notice of the filing thercof, canse the same to be discharped of record by
payment, deposit, or bond in an emount detexmined by order of & court of competent jurisdiction
or otharwise, If Tenant shall fail o timely cause such lien or notice of Een to be discharged by
cifher paying the amounts claimed to be due or by procuring the discharge of such lien by deposit
or by bonding proceedings, Landlord shell be entiied, if Landlord so elects, but without
obligation to do 80, to cifher defend any prosecution of an action for foreclosure of such lien by
the lienor or to bond around or pay end discherge such lien or cleim. Any moncy paid by
Landlord and all costs and expenses, including atiormey’s fees and expenses of Ltigation, incurred
by Landlord in connection therewith, together with interest thereon at the maximum contractual
rate which may be legally cherged in the event of a loan of such amount to Tenant (but in no
event to exceed 1-1/2% per month) eccruing contimionsly from the date of Landlord's payment of
the cost or expense, shall be paid by Tenant to Landlord on demand  Tenant agrees to indemnify,
defend, end hold harmless Lendlord, the Leased Prenxiscs from any and all losses, costs,
expenzes, liabilities, and dsmages of every kind or nature, including aftorney’s fees and expenses
of litigation, resuliing therefrom and, if requeated, upon demand, to immediately deposit with
Landlord cash or surety band im fonm and with & compeny satisfactory to Landlord in an smount
equal to the amount of such contested claim.

ARTICLE 18
ASSIGNMENT AND SUBLETTING

Tonant shall not assipn this Leass, or amy interest therein (ncluding, but not limited to, the
assignment of this Lease by the sale of 50% or more of the capital stock or other ownership
interest in Tenant or the sale of Tenant’s business), and shall not sublet the Leased Presmises ar
any part thereof, or any right or privilege sppurtenant thereto, or parmit eny other person or entity
(excepting the agents, scrvamiz, or employees of Tenmt) to occupy or use the Leasad Premises, or
eny portion thexreof, withont first obtaining the prior writien consent of Landlord, which consent
may be given or withheld in Landlord’s sole und absohrte diacretion. Consent by Landlord to one
asaignment, subletting, occupation, or usc by mnofher person or entity shall not be a conaent to any
subsequent assigmment, subletting, occupation ar use and shell not rddease the origingl named
Tenant hereonder or mmy guaranmtor of Tenent’s obligations from liability for the continued
perfirmance of the terms and provisions on the part of Tenant to be kept and performed, unless
Landlord specifically and in writing releases the original nemed Tenamt hereunder or amy
guerantor from seid lishility. Except as provided hersin, any sssignment ar subletting without the
prior written consant of Landlord shall be void and shall, at the option of Landlord, terminate this
Lease. This Lease shall oot, nor shall any interest herein, be essignable as to the interest of
Tenant by opeoration of law without the prior written consent of Landlord. All cash ar other
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proceeds of amy assignment, sublease, or other transfer of Tonant's intercst in this Lease, whether
or not consented to by Landlord, shell be paid to Landlard notwithstamding that such proceeds
exceex] the Rent payeble hersunder, and Tenent herchy assignz all rights it might have or ever
acquire in any such proceeds to Landlerd. Temant shell pay to Landlord a $1,500.00 processing
fee with each and every propossd assignment or sublease and shall reimburse Landlord for ita
reasonable sttorney's fiees and expenscs in comnection with such proposed asxigmment or sublease.
Such processing fec shall he due prior to Landlord reviewing any proposed assignment or
gublesse, end the processing fee end attorney’s fees and expenses shall be payable regardless of
whether Landlord approves such assignment or sublease or whether or not such assignment or
sublease i ultimately folly executed.

ARTICLE 19
SURRENDER OF PREMISES

19.1 Removal of Property. Tenant shall, st its sol¢ cost and expense, and on or
before the expiration or sooner teymination of this Leese, rancve all property belonging to it end
all alteations, additions, improvements and fxigres which by the temns hareof Tenant is
permitied to remove Any property not removed by Tenant shaell be deemed to have been
abandoned by Tenant end may be reteined or disposed of by Landlord, subject to Section 19.4 of
this Lease; provided however, that Landlond shall not assume title to, or an ownership nterest in,
any Environmentsl Waste or ofher material regulsted by or subject to amy applicable
environmental, health or safity laws, and eny such material may be disposed of in accardance
with such lawz at Tenant’s sole eost and expense, with reimbursemnent therefor to be made to
Landlord upon denamd.

192 Coggdition of Lessed Premises. Tenmnt agreex to and shall, upon the
expiration or sooner tarmingtion of this Lemse, promptly surrender snd doliver the Leased
Pramiscs 10 Limdlord in & broom cleaned condition and in auhstantially the seme condition as
cxisted upon the completion of Lamdlord's Work snd Tenani's Work, ordinary wear and teer and
damage by the elements, fire, or act of God, or by other cause beyond the reasonable contrml of

Tenent excepted.

193 Abgpdoggegt. Tonent shell not vacete or abandon the Leased Premises at
gny time during the Term of this Lease, and if Tenant shall abandon, vacats or swrender the
Leased Premises or be dispossessed by process of law, or otherwise, any persomal property and
trede fixtures belonging to Tenamt and left in the Leased Premises shall be deemed to be
abandoned, at the option of Landlord, except such property as Landlord hes been notified is
mortgagesd to or leased from a thind party or is subject to Section 19.4 of this Lease.

19.4 Patient Medical Records, To the extent any property belonging to Tensmt
constitutes patient medical reconds, Landlord shall (i) exercise reasonsble care to ensure that the
information aet forth in such reconds is not disclosed to third parties in viclstion of appliceble
petient privacy statutes, snd (ii) shell provide Tenant with access t© such recorda to the extent
necesaary to penmit Tenant to comply with spplicable law.

ARTICLE 20

21



Case 18-33878 Claim 1-1 Part2 Filed 11/14/18 Desc Attachment Page 57 of 104

DEFAULT BY TENANT

20,1 Eventa of Defguli. Each of the following shall constitute 2 “Defanit” by
Tenmnt:

()  Failure of Tenent to pay any installment of Rent or other sums owing to
Landlord hercunder when dne;

{b)  Tenant shall become insolvent or unable to pay its debis gs they become
due, or Tenant notifies Landlord that it anticipates either condition;

(c¢) Tenant takes any sction to, or notifics Landlard that Tenant intends to, file
a petition under any section ar chapter of the United Siates Bankrupicy Code, es amended, or
under any similer law or stalute, or Tenant notifies Landlord that it knows such a petition will be
filed, or & petition is involuntarily filed against Tenant; or the appointment of a receiver or trustee
to take posscssion of sgbstantially all of Tenant's essets located at the Leased Premises or of
Tenant’s interest in this Lesse; or the attachment, execution or other judicial seizure of
substantially all of Tenant’s assets located at the Leased Premiscs or of Tenant's interest in this
Lense,

{d) Temmt shall fail to fulfill or perform, in whole or in part, eny of ita
obligations under this Lease (other than the payment of money) snd such fhilure or non-
performence shall continue for @ period of thirty (30) day= after written notice thereof has been
given by Landlord to Tenant of such fiilore, provided however, that if such firilure does not
materially impair fhe rights and benefits of Landlard hereunder and is curable, but requires work
to be performed, acts to be done or conditions to be ramedied which, by their nature, camnot be
petformed, done or remedied, as the case may be, within such thirty (30) day period, no default
shall be deemed to have occurred if Tenant commences sems within soch thirty (30) day period
and theresfter diligently and continnously prosecutes the same to completion; ar

(¢) Tenamt shall vacate or abandon the Leased Premises or sy significant
portion thereof, or shall cease to continuoualy operate its hmsiness st the Leased Premises, except
as provided hercin,

202 Remedies of Landlord. If a Default occurs, then ot any time thereafter,
with or without amy further notice or demand, Landlord mey exercise sy amd all rights amd
remedios available to Landlord under this Lease, at law or in equity including, without limitation,
termination of this Lease or termination of Tenent's right tv possession of the Leased Premises
without termineting this Lessc. In the event of a Definult, Landlord msy, without additional notice
and without court proceedings, chamge the locks and repossess the Leased Premises and remove
all persona and proparty thercfrom, subject to Section 19.4 of this Lease, and Tenant herchy
agrees to surrender possession of the Leased Promises and waives gny claim arising by reason
thereof ar by reason of the issusnce of any distress werrant or writ of sequestration, and sgrees to
hold Landlord harmjess from any such claims. If Landlord elects to terminate this Lease or
terminate Tensnt’s possession of the Leased Premises, Landlord mey treat the Default as mn entire
breach of fhis Leaxe snd Tenant shall, to the fullest extent permitted by law, immediately become
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lisble to Landlord for demages equel to the total of: (i) the cost of recovering, reletting (including,
without limitation, the cost of lease commissions attribuiahle to the unexpired portion of the tarm
of thia Lease), and remodeling the Leased Premises;); (i) 81l unpaid Reot and other smounts
eamed or due through sach termination; plus (i) the total, if and only if positive, of Rant and
other emounts to be paid by Tenant hereunder for the remainder of the Term of this Lease less the
estimated rent collectible from the Leased Premises (with appropriate allowances made for time
necessary for reletting) for the remainder of the full term of this Lease, which amount shall be
discounted to present value at the prime rate of interest published in The Wall Street Joygnal at the
time of defanlt or, if such mte is no longer published, such comparable nationally recognized rate
as may be selected by Landlord in its good faith discretion. If Landlord elects to terminate
Tenant"s right to posseasion of the Leased Praxmises without terminating this Lease, Landlord may
relet the Leased Premises or any part thereof for the account of Tenant to sy person or persons
upon suh rent and for such terms mmd conditions es Landlord deems appropriste, and Tenant
ghall be lisble to Landlord for the amount, if any, by which the Rext to be paid by Tensnt
hereunder for the unexpired balamce of the Term excecds the amount received by Landlord from
such reletting, such net amount to he reduced by the cost of reposseasion, reletting, remodeling,
and other expenses, including, but not limited to, attormey’s fees and expenses, incumed by
Landlord. Such sum or sums shall, at Landlord’s option, be paid by Tenant in monthly
instellments on the first (1st) day of each month of the Taom ramainmg, In no case shall Landlord
be liable for failure to relet the Leasad Premises (it being agreed that Landlord shall be free to
lease any ofher space of Landlord in preference to reletting the Leased Premises), or to collect the
rent due nvder much reletting, and in no event ghall Tenant be entitled to any excess rants reccived
by Landlord. All rights and remexdiss of Landlord shall be cumulative and not exclusive, and such
rights angd remedies may be exercised and enforced concurrently and whenever and as often as
occazion therefor arises.

203 Non-Wajver. The tmlure of Landlord to seek redress for violation of, or to
insist upon strict parformance of, any covensnt or condition of this Lessc shall not prevent a
subsequent act or amission that would have originelly constituted a violation of this Lease from
having all the force and effect of an criginal violation, The recsipt by Landlord of any sums with
or without knowledge of the breach of any provision of this Lease shall not be deemed a waiver
of such breach, shsll not reinstate thiz Lease or Tenant’s right of possegsion if either or bath have
been termineted, md shall not otherwise affect any notice, dection, action, or suit by Landlord,
No provision of this Lease shall be desmed to have been waived by Landlord pnless such waiver
be in writing signed by Landlord.

204 Mitigetion of Damages. In connection with the exercise by Landlord of
ita rights and remedies in respect of eny Defuult on the part of Tenmat, Landlord egrees to use
commercially reasonsble efforts to mitigete its damages. Tenant agrees in favor of Landlord that
Landlord shall not be deemed to have failed to mitigate damages, or to have used commercially
reasonghle efforts to do so, becanse:

(a) Landlord leases other space in the Property which is vacant prior to re-
letting the Leased Premises;

{(b) Landlord refuses to relet the Loased Premises to any affiliate of Tenant, or
any principal of Tenant, or any effiliate of such principal (for purposes of tins Lease, “affiliate”
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shall mean and refer to any parson or entity controlling, mnder commmon eomtral with, or controlled
by, the party in question);

(¢)  Landlord refises to relet the Leased Premises to any person of entity whose
creditworthiness Landlord in good faith deems imacceptable;

(d) Landlord refusea fo relet the Lessed Premises to any person or entity
becanse the use proposed to be made of the Leased Premises by such prospective tonant is not of
A type and nahure consistent with that of the other tenants in the Propetty gs of the date Tenant
defilts umder this Lease, or because such use would, in the good feith opinion of Landlard,
impose unreasonable or excessive demands upon the Property;

() Landlord refosee to relet the Leased Premises to any person or entity, or
any affiliste of such person or entity, who has been engaged in litigation with, or who has
threatened litigation against, Landlord or any of its affiliates;

() Landlord refuscs to relet the Lessed Premiscs becsuse the tenant or the
terms and provisicns of the proposed lease are not epproved by the holders of any lens or security
intexests in the Property or amy part thereof, or would cause Landlord to breach or be in default of,
or to be unable to perform my of its covenants under, mny agresments between Landlord and any
third party;

() Landlord refises to relet the Leased Premises becanse the proposed tenant
is unwilling to execute end deliver Landlord's standerd lease form without substantial tenant-
oriented maodifications or such tenant requires improvemeants to the Leass] Premises to be paid at
Landlord’s cost and =xpense; or

(h) Landlard refuscs to relet the Leasad Premiscs o a person or entity whosc
character or reputation, or the nsture of whose business Landlord in good faith deems
unaccepizble;

and 1t is further agreed that each &nd all of the grounds for refusal et forth in clauses (g) through
(h) ebove, both inclusive, of this sentence are reasomable grounds for Landlard's refusal to relet
the Leased Pramises, or (as to all other provisions of this Lease) for Landlard's refiisal to issue
any approval, or take any other action, of any naiire whatsoever inder this Lease, In the event
the waiver set forth in this Section shall be ineffective, Tenant finther agreea in favor of Landlord,
to the maximum =xtent to which it may lawfully and effectivaly do so, that the following efforts
to mitigate dameges if made by Landlord (and without obligeting Landlord to render such efforts)
shall be conclusively deemed reascmable, and that Landlord shall be conclusively deemed to have
used the offorts to mitigate damages required by applicable law if Landlord places the Leased
Premises on ita inventory of available space in the Property; Landlord makes such inventory
available to brokers who reqnest same; and Landlord shows the Leased Pramises to prospective
tenumts (or their brokers) who Tequest to see it

Landlord shall, in the exercise of any right ar remedy of Landlord provided for under this
Section 20 or otherwise by law, unless by order of & court of competant joisdiction (i) refrain
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from interfering with any cngoing petient care activities in progress st the Promises, and (i)
refrain from removing, modifying or destroying amy petient records or ofher Protected Health
Information as defined in the Health Insurance Portsbility snd Accountahility Act of 1996,

ARTICLE 21
SECURITY DEPOSIT

Tenant shall deposit with Landlord on the date Tenent executes this Leasc the sum of
$55,221.77 ea 8 "Secarity Deposit® with the understanding: (i) that the Security Deposit or amy
partion thereof may be apphied to the curing of any defimlt, without prejudice to any other remedy
or remedies which Landlord may have on account thereof, and upon such spplication Tenant ahall
pay Landlord on demand the amount so applied which shall be added to the Security Deposit 8o
the aame will be restored to ita original smount; mnd (ii) that Lendlord shall not be obligated to
hold the Security Deposit a2 a separate fund, but may cormmingls it with other funds.

Provided Tensnt shall comply with all the teoms of thix Lease, the Security Depasit shall
be returned to Tenant upon the later to occur of (i) terminetion of this Lesse and after surrender of
possession of the Leased Premises to lendlord; and (ii) the complete satisfaction of all Tensanit®s
monetary obligetions and covenants under fhis Lesae. In the event of a sale of the Leased
Premises or assignment of this Lease by Landlord, Landlord shall transfer the security to its
vendee or nssignee subject to Tenmni’s rights upon termination under this Lease.

ARTICLE 22
LANDLORD’'S LIEN

(a) To the extent sllowed by Texas law, Landlord reserves and Tenant hereby
grants to Landlord a contractual lien and secarity interest (which ahall be im addition 1o end not in
lien of eny statutory landlord’s lien) on all fixtures, equipment, and persons] property (tangible
and intangible), subject to Section 19.4 of this Lesse, including inventory, and the proceeds
thereof, now or hereafter placed by Tanant in, on, or about the Leased Premises fo secure all sums
due by Tenant hereunder, which lian and security interest may be enforced by Landlord in emy
mamer provided by law. The provisions of this paragraph shall consfitute a security agreement
and, at Landlord’s request, Teoant shall execute and file, where appropriate, all documents
required tn perfect the security interest herein granted in accordsnce with Texas law. Landlord
may, &t its election, at any time file 5 financing statement to perfiect the security inderest hersin
granied if permitted by Texes law. The provisions of this Article, however, shall not prevent the
sile by Tenant of any imventary in the ordinary course of business free of such lien in favor of
Lapdlord. Landlord shall have all rights and remedies available to a secured party under Texas
lew with respect to such lien and security interost.

(h) Landlord acknowledges that Tenant has entered into credit agreements with
one or mare cammexrcial lenders, and that Tenant's indebtedness thereunder is secured, in part, by
Tenant’s grant of a first priarity lien and security interest in Tensmi’s tangible and intangible
property. including Tenant’s rights in the leaschold improvements to be constructed by Tensmt
heyeynder; provided, however, Tenapt has no right to gramt any such eecurity inizrest m the
leaschold improvements canstructed by Landlord on the Leased Premises. Lamdlard agrees to
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execute from time to time & subordination agreemeant in favor of Tenant’s commercial lenders, in
form attached hereto as Exhibit "K*,

ARTICLE 23
DEFAULT BY LANDLORD

23.1 Eveats of Dgfaglf. Landlord will be in default of this Lease if Landlord
fails to fulfill or perform, in whole or in part, any of its obligations under this Lease snd such
failure or non-performsmee shall comtimue for a period of thirty (30) daye after writlen notice
thereof has been given by Tenant to Lendlord; provided, however, that if such default is curable
but requires work to be performed, acts to be dane or conditions to be remedied which, by their
nature, cantot be perfinmed, done or remedied, as the case may be, within such thirty (30) dey
period, no defimilt shall be deamed to have accurred if Landlord commences the same within such
thirty (30) day period end thoeafter diligently and contimuously prosecutes the same to
completion.

232 Remedies of Tepaut If a defuk by Leandlord ocours and remains
unremedied after the expirstion of the applicable cure period, Tenant may use all available legal
remedies to bring an action sgainst Landlord to collect the actual (but not smy punitive or
consequential) demages suffered by Tanant as a result of such default.

ARTICLE 24
LIABILITY OF LANDLORD

24.1 Limitation op Landlord’s Liabjlity. Notwithstanding anything io the
contrary comtgined i this Lease, in the event of any defanlt or bresch by Landlord with respect to
any of the terms, covenanis, and conditions of this Lease to be observed, honored, or performed
by Landlord, Tenant shall look solely to the estate and property of Landlord in the land and
building owned by Landlord comprising the Property for the collection of any judgment (or any
other judicial procedures requiring the psyment of money by Landlord), it being agreed that
Landlord shall not be personally lisble for any such judgment and no other property or assets of
Landlord shall be subject to levy, excoution, or other procedures for the satisfaction of Tenant's
remedies,

242 Sgple of Property. In the event of any sale of the Leased Premizes by
Landlord, Landlord sha]l be and is hereby entirely freed and relieved of all liability rnder sny and
all of its covenemts and obligations comsined in or derived from fhis Lesse afiar the
consummation of such zsle, and the purchaser at such sale or any subsequent sale of the Property
shall be deemed, without any further agreement hetween the parties or fheir successors in interest
or betwean the perties and any such purchaser, to have assumed and agreed to carry out any and
all of the covenants and obligations of Landlord under this Lease, inchuding, without limitation,
gny breach or defanlt by Landlord that occurred prior to such sale.

ARTICLE 25
MORTGAGEE PROVISIONS
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251 Subordinstjon gpd Atternment, Tenant sccepts this Lease subject and
subordinate to amy mortgage. deed of trust or other lien now or hereafter existing upon the Leased
Pramises or the Property and sny and all rencwals, modifications and exiensions thereof, shall
gtiam to and recognize &s its landlord under the terms of this Legse said lender, eny purchaser of
the Property at & foreclosure sale or by sale in lien thereof or any of their successors or assigns,
and agrees that any cancallation, surrender, or emendmeant of this Lease withowt the prior written
consextt of the mortgagee or beneficiary of a deed of tust from Landlord or its successors as
ovnem of the Property (“Lendlord's Successor'™) shall be voidable by Landlord’s Successor.
Lendlord is hereby mrevocably vested with full power and authority to subordinate this Leaze to
my mortgage, deed of trust or other lien now or hareafier placed upon the Leased Premises or the
Propaxty. Within fifteen {15) daya of written request from Landlord, or any mortgagee or
beneficiary of a deed of trust from Landlord, Temant shell in writing subordinate its rights
hereunder to the lien of any morigage or deed of trust now or hereafter in foroo against the
Property to all advances madc or hereafier to be madc upon the security thereof; provided,
howeyer, that the mortgagee named in such morigage or deed of trust shall agree that Tenant's
peacosble possession of the Leased Premises will not be distuthed on account thereof as lang as
Tenent is not in default of eny of the terms and covenants of this Lease beyond sny applicable
cure pericd Temsant agrees thst any such subordination agrecment will contin & provision
reasonahbly satisfactory to the mortgagee whexeby Tenant will agres, in the svent of foreclomue of
atty such mortgage or deed of trust, to sttorn to and recognize as its lmdlord under the terms of
thin Lease said lender, any purchaser of the Property at a foreclosure sale ar by sale in lieu thereof
or any of their succesaors or assigna, provided thet Tenant’s rights under this Lease shall costimue
ungbated for 80 long as Tanant is not in default hereof. Any such subordination agreement may
also provide that the Landlord's Successor shall not be bound by (1) any modification of the Lease
which reduces the rent or adversely effects the rights, duties or obligations of the Successor
Landlord under the sohordinstion sgreement; (i) amy payment of rent to Landlord made maore
than thirty (30) daya in edvance of its due date, other than pre-peid rent under Scctian 7.1 herein;
(iii) amy consensusl or negotiated surrender, cancellstion or termination of the Lease; or (1v) any
claims, loss, demages or offset rights relating to any event or ocourrance or amission prior to the
datc Successor Landlord acquires the Property. The subordination agresment may contain such
other toms and provisions as are customary for the benafit of any morigagee or beneficiary of a
deed of trust and acceptable to Tonant, provided that the business torms imvolving rent, Tenn of
the Lease mnd permitted uyses are not altered. Tenant herchy approves the form of non-
disturbance, sttornment and subordination agreement attached heretn as Exhibit “L~

252 Noijes to Mortgagees. Tenant agrees to give any presant or fiture
mortgagee of the Property of which Tensnt has been made ewmre and received their cumemt
mailing address in writing a copy of any notice of defamlt served upon Landlard hy Tensnt.
Tenant firther agroes that if Landlord shall heve feiled to cure any such defmilt within the time
provided for in this Lease, then any such martgagee shall have an additional thirty (30) deys
within which to cure such defamlt or, if such defiult cannot by iis nature be cured within such time
without being in possession of the Property, such additions] period of time as may be necessary to
cure such defiult if within such thirty (30) day period fhe mortgages has commenced and is
diligantly pursuing the ramedies necessary to cure such defanlt

ARTICLE 26
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MISCELLANEOUS

26.1 Notices. All notices required to be given hareunder shall be deemed to be
duly given by parsonally delivering such notice or by mailing it postage prepaid, return receipt
requested, or by sending notice by a nationslly recognized overmght mail courier service, to the
party to be notified at the following eddrosses:

To Landlord: ¢/0 Read King, Inc.
5850 San Fdlipe, Suite 490

Houston, Texas 77057

To Tenant: Before the Commencement Date:

From and after the Coomnencament Date;

At the address of the Leased Premises
Attention: Panl Alleyne, MD

Any party may change its address for purposes of notice by notifying the other party of
such chimged address in accordance with the provisions of this Section 26.1.

262 Forss Majeure. In the event thst either party hereto shall be delayed or
hindered in or prevented from the performence of eny act required hereunder (other than the
payment of any monetary sums due hereunder) by reason of strikes, lockouts, labor troubles,
failure of power, riots, insurrection, war, shortage of labor, materials or equipment, inclament
weather, delays in obtaining insurance or condemnation proceeds, acts of God or other reason of
like nature beyond such party’s reasonable control, such party shall be excused for the period of
such delay and the period for the performance of auy soch act shall be comespondingly axtended
for the period of such delay.

263 Memorandum of Leasg Upon written request from cither party, Landlord
snd Tenan! agree to execute and ddivar a memarandum of this Lease that may be recorded in the
official land records of Angelina County, Texas. The party requesting such memorandum shall
beur al] associxied with the preparation and recording of same,

264 Estpppel. Within fifieen (15) days of written request from Landlord,
Tenant shall exccute, acknowledge, and deliver to Landlord sn instrument in form acceptable to
Tenant stating, if the same be true, that this Lease is a troe and exact eopy of the Lease between
the perties hereto, thet there sre no emendments hereof (or steting what emendments there may
be), that the same is then in full force and effect and that. to the best of its knowledge, there are no
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officts, defenses, or counterclamms with respect to the peyment of eny sums owing herounder or in
the performence of the other terms, covenants, and conditions hareof on the part of Tenant or
Landlord, es the case may be, to be parformed, and that as of such date no defimlt has been
declared hewounder by either perty end such ofher matters as mey be reasonsbly requested,

265 Aunthority, Lendlord and Tenant each represent and warrant that they are
duly authorized to executc and deliver this Lease in accordmnce with the tarms hereof, sod that
cach mdividual executing this Lesse on behalf of Landlord and Tenant is duly euthorized to
execute and deliver this Lease in aceordance with duly adoptad resolutions of the Boards of
Directors of said corporetions.

26,6 Incarporation of Exhibits. All Exhibits sttached hereto are hereby
incorporated herein by this reference and made a part hereof fur all purposes.

26.7 Brokers. Landlord has agreed to pay a leasing commission as e result of
this Lesse to Read King, Inc., 8s Landlord’s broker (hereinafier called the “Broker,” whether one
or more), &3 set forth in a scpmrate agreement between Landlord end Broker., Other than fhe
commission peysble to the Broker, Landlord and Tenant represent and werrant to each other that
they have dealt with no brokers in commection with this Lease and that, insofer as they know, no
brokera arc entitled to any fees or commissions in connection herewith, Landlord snd Tensnt
shall indemnify and hold each other harmless from and sgainst all claima (and cosis of defending
against and investigating such claims) of any other brokers or ximilar parties claiming under the
indemmifying party in cormectiom with this Lease.

268 Attorney's Fees. If either party brings an action agminst the other, the
preveiling party may recover court cosis and attorneys' fees end disbursements (whether at the
sdministrative, tria] or sppellste levels) in such emount as the court or administrative body deems
reasonable, Landlord shall also be mntitled to recover atiomeys' feex and disbursements incurred
in connection with g Defiult by Tenant hereundar which does not result in the comunencement of

any actiom ar proceeding.

269 Partls Bognd. Subject to the prohibitions on assigmment by Tenant
contzined heyainabove, this Agresment shall be binding upon and inure to the benefit of the
pirties hereto and their respective heirs, execufors, edministrators, legal representatives,
successors end assigns wherever the context 5o requires or parmuits.

26,10 GOVERNING Low, THIS AGREEMENT SHALL NE CONSTRUED UNDER AND
IN ACCORDANCE WITH THE LAWH OF THE STATE OF TEXAR, AND ALL OBLIGATIONE OF THE
PARTIES CEFATED HERRUNDER ARE FERFORMABLE IN LUFKIN, TEXAS, THE PARTIEE HERERY
SUBMIT TO JURIEDICTION AND VENUE IN THE STATE DISTRICT COURTS OF ANGELINA COUNTY,
TEXAS, FOR ANY LITIGATION THAT MAY ARISE HEREINDEER.

2611 Legal Constructign. The provisions of this Agreement mrc severable. In

case any one or more of the provisions contained in this Agreement shall for sy resson be held to
be invalid, illegal or unenforceable in any respect, such invalidity, illegality or unenforceability
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shall not affect emy other provision hereof, end this Agreement ahsll be construed as if such
imrvalid, illegal, or unenforceable provision had never been contained herein,

26.12 Privr Agreements Superseded. This Agreement constitujes the sole and
only agreement of the parties hereto and supersedes any prior understandings or wriiten or oral
agreements between the parties respecting the within subject matter, eny such prior agreements
having been merged horein,

2613 Amendment. No amendment modification, ar alteration of the terms
hereof shall be hinding unless the same be in writing, dsted subsequent to the date hereof and
duly executed by the parties hereto,

26.14 Time of Krsemce. Tome is of the essence of this Agreement.

26.15 Captions gpd Headingy. The captions and headings in this Lesse are
inserted only as & matter of convemience and for reference, and they in no way define, limit or
describe the scope of this Lease ar the intent of any provision hereof

26,16 Number and Gegger. All genders used in this Lease shall include the
other genders, the singular shall mchude the plural, snd the plural shall include the singular,
whenever end as oflen as may be appropriate.

26,17 Mougltiple Counterparfy. This Agreement may be executed sinmlitaneonsly
in one or mors counterparts, each of which shall be deamed an original, but all of which together
shall constituie one and the same insirument.

26.13 Ruoles snd Reguilatigns, The Rules and Regulstions attached herelo ss
Exhibit “G™ are 8 part of this Lease, and Tenant agrees to comply with and observe the seme.

26.19 Cogfidentighity. Tenant herchy agrees not to disclose the terms and
provisions of this Lease or any smendment of this Lease to anyone other tham Tenant’s attomeys,
accoummtants, officers md directors. This restriction on disclosure shall survive the tarmination of
the Lesse.

2620 Jury Trial Landlord and Tenant hershy waive trial by jury in any action,
proceeding or coumterclaim brought by either of the parties herefo agaminst the other or their
successors in respect of any matter arising in connection with this Lease, the relntionship of
Landiord end Tenant, Temsnt’s use or occupancy of the Leased Pramises and/or amy clamm for
injury or damage in connection with this Lease,

2621 Batellite System. Subject to the other terms harein, Tenant’s receipt of all
permits snd approval required by applicable governmental suthorities, and Tenant's compliance
with Landlord’s rcesomable rules and regulstions regerding installation, operation smd
mainienance, Landlord hereby grants Tenmnt the right to install snd maintsin a satellite system
upon the roof of the Freestanding Building (the “Satellite System™) for Tenant’s use in commection
with the Penmilted Use; provided, however, the size, location and specifications of the Satcllite
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System shgll be subject 1o (i) Landlord’s prior written wpproval, which approval shall not be
unressonably withheld, conditioned or delayed, and (i) approvals, if any, required by the
Restrictions. Suoch installation and meintenance shall be at Tepant's sole expense and in
accordance with all spplicable lews, ordinsnces, regulstions snd simtutes. Tenant shall be
responsible for the repair and meintenance of the Satellite System during the Term, at its sole cost
and expense, and upon the termination of this Lesse shall remove the Satellitc System and repair
eny damage to the roof of the Freestauding Building cansed by the Satcllite System snd the
installation and removal thereof. Any roof penetrations capsed by Tanant shell not invalidate roof
warranties; roof penetrations shall, at Landlord’s option, be performed by Landlord’s contractor at
Tenant's expense if required in arder fo preserve roof warranties.

2622 Healtheare ory Matters. (8) Landlord represents and warrants to
Tmantihntlmdlud(‘)unntmrmﬂymsludnd.anﬁmﬁumd@'blumpmm
in Medicare or any federal health care program under section 1128 and 1128A of the Social
Security Act or as defined in 42 U.5.C. § 1320a-7b(f) (the “Fedeml Health Care Programs™); (i)
has not been convicted of a criminal offense related to the provision of heslthcare jtems or
services but has not yet been excluded, debarred, or otherwise declared ineligible to participate in
any Federal Health Care Program; and (iii) is not under investigation or otherwise aware of eny
circumstances which may result in Tenant being excluded from participation in amy Federal
Heslth Carc Program. The foregoing represcnistion shall be an ongoing representation and
warranty during the term of the Lease and Landlord shall immedistely notify Tenam of any
change in the status of the representation and werranty sct forth in this SBcction, at which time
Tenznt will have the right to immediately terminaie the Lease.

(b)) Landlord end Tensnt enter into the Lease with the intemt of conducting their
relstionship and implementing the agreements confained herein in full complimnoe with applicable
federal, state snd local law, incloding without Emitation, the Medicarc/Medicaid Anti-Kickback
statute (the “Anti-Kickback Taw") end Section 1877 of the Social Security Act (the "Stark Law™),
as amended, Notwithstanding any unanticipated effect of any of the provisions of the Lease,
naither party will intentionally conduct itself under the terms of the Lease in & mammer that would
constitute a violation of the Anti-Kickback Law or the Stark Law, Without limiting the generality
of the foregoing, Landlord and Tenant expressly agree that nothing contained in the Lease shall
require cither party to refer any patients to the other, or to any affiliste or subsidiary of the other.

()  If any legislation, regulation ar government policy is passed or adopied, the effect
of which would cause ejther party to be in violation of such laws due to the existence of my
provizion of the Lease, then Landlord and Tensnt agree to negotiate in good faith for the lomgest
period of time permitied by such legislation, regulation or govemment policy to modify the terms
of the Lease to comply with epplicsble law. Should the parties hereto fail to agree upon modified
terms to the Lease within this time, then either Landlord or Tenant may immediately tanminate the
Lease by giving wriiten notice to the other party.

{(d) For purposes of this Section of the Lease, “protected health information™, or “PHI?
thmlmmgdnﬁndhymmﬂrﬁmyofmﬁvﬁuﬂyﬁmﬁﬁlmﬂulﬂi
Information, 45 C.F.R. Part 160 and Subperts A and E of Part 164 (the “Pri
Mwmwﬁmmmmmﬁmmﬂm
Administrative Smplification provisions of the Health Insurance Portability and Accountability
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Act of 1996 (“HIPAA"). The parties agrec that nether the Landlord nor its contraciors,
subcontraciors or agents shall need eccess to, nor shall they use or disclose, sny PHI of Tenant,
However, in the event PHI is disclosed by Tensmnt or its agents to Landlord, its, contractors,
subcontractars or agents, regardless aa to whether the disclomme is inadvertent or otherwise,
Landlord agrees to take reasonable steps to maintain, and to require ita cantraciors, subeontmectors
and agentx tp maintain, the privacy and confidentinlity of such PHL The perties sgres that the
foreguing does not create, smd is not intended to cresmte, a “business associae™ relationshnp
between the perties as that term is defined by the Privacy Stendards.

2623 Guarsmty, Contemporaneously with its delivery of the cxecnited Lease to
Landlord, Tenant shall deliver to Landlord a guarsnty of this Leas¢ by Neighbors Global
Holdings, LL.C, a Delaware limitad lishility compeny, in the form of Exhibit J, attached, dated
md effective the sume date as this Lease. Tenant acknowledges that Landlord’s obligations under
this Lease are conditioned upon Tenant’s compliance with the foregoing covenant. If this Lease
shall be guaranteed on behalf of Tenant and if there is n default by the Guarantor under such
guaranty, such default shall constitute an event of defivalt by Tenant under this Lease.

26.24 Fingucisl Stptegients. Tonant shall submit to Landlord from time to time
upon Landlord’s written request (but not more then annoally) current financial stataments and
operating statements for the most recent fisca] year certified as troe and comrect by an officer of
Tenmnt. Landlond agrees to take reasonable steps to keep such information confidential, except
for disclosure required to Landlord's accountants, attomeys, lenders end prospective lenders and
purchasers,

[SIGNATURE PAGE FOLLOWS THIS PAGE]
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IN WITNESS WHEREOF, the undersigned have execuled this Lease Apgreement
effective as of the day of » 2016, which shall be the date of last execution
by Landlord and Tenant set forth below.

LANDLORD:
RKMS LUFKIN L1I.C,
2 Texas imited Hability compamy
By:
Title: Monaaer
T
Date; 3!‘?! 2ol
TENANT:

NEC LUFKIN EMERGENCY CENTER, LP,
2 Texax limlted partnership

By: NEIGHBORS GP, LLC, its General Pariner
By: NEIGHBORS HEALTH 8 INC,, it
MZ
Bruce

A
Veifth, Chicf Operating

Officer
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EXHIBIT A
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EXHIBIT B
SITE PLAN DEPICTING THE PROPERTY
{or portion thereof to be cccupled by Temant)
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EXHIRIT C
WORK LETTER

Landlord agrees to construct for |'enant the Landlord's Work hereinafter set forth, All of
the items of Landlord’s Wark shall be done at Landlord’s sole cost and expense. Tenant agrees
to construct the Temart’s Work hereinafter set forth. All of the ftems of Tenant's Wark shall be
dane at Tenani"s sole cost and expense, subject to the provisiona of Section 4.4 of the Lense.
Both Landlord’s Work end Tenant’s Work shall be completed in a good snd workmanlike
manner and in accordance with the roquirements of all applicable building and goveming codes,
Any materials to be installed by sither Landlord or Tensnt as specified hereunder shell also be
supplied by the designated party.

L  PLANS AND SPECIFICATIONS

Within ninety (90) days following fhe date Landlord provides Tensunt with building shell
drawings for the Freestanding Building which have been approvad by the City of Luficin and any
other applicable authority to the extent necessary to enable Tenamt to prepare the Plans (as
defined below) (the “Building Shell Plans™) in hard copy or electronic formst (e.g., CAD) (the
“Start Dyte™), Tenant shall prepare or cause to be prepared, at Tenamt's cost, and deliver to
Landlord a8 many counterparts as may be reasonably requesied, but not to exceed a total of four
(4) counterparts, (including one (1) coumterpart, if so requested, in reproducible medin) of the
Mmmmmmdrdﬂdmmﬂs{hﬂumﬂﬂmﬂmYﬂﬂndﬂm“ﬂme

1. Complete architectura] plans and specifications for the improvement and
licensed to practice in the State of Texas who is ressonably acceptsble to
Landiord, and which shall include, but not be limited to, the following for
the interior of the Freestanding Building:

a Floor Plan;

b. Interior Hlevations; and

c Specifications for all building materials, including color schemes
and finish selectiona.

2. Complete Mecharical Plans and Specifications, including shop drawings
for all fabricated products, if any.

3. Complete Electrical Plans and Specifications, including reflected ceiling
plam.

4 Complete Plumbing Plans snd Specifications.
Within ten (1) business days from receipt, Landlord shell review cach of the items to be

farnished by Tenant end supply any comments or objections tharetn. Failore to supply such
comments or objections within such ten (10) business day pariod shall be deemed acceptance of
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the item(g) submitted. If either party shall have amy objection, Landlard and Tenant and their
respective architects, engineers, and/or contractors acting in a8 reasonable and good fasth msmner
ghall prompily meet to resolve my differences or discrepancies snd final Plans shall be agreed
upon snd initisled a3 approved by Landlord and Tenant (or their representatives) within fifieen
(15) business days thereafier and, in any cvent, within nincty (90) days from the Stert Date. If
Landlord is delayed in the commencament of Landlord’s Wark, ar if the forcgoing schedule is
not edhered to, as 8 result of sy ect or omission of Tenant or its mchitects, engincers,
contractors, subcontractors, agents, employees, or other ralated parties (hereinafier called &
“Tenant Delay”), then the Commmencement Date and the Landlord’s delivery deadling, if any,
shall be moved forward, and the payment of rent accelemtad, by one (1) day for each one (1) day
of Tenant Delay.

Tenani shall obtain, &t its sole cost and expense, all liconscs, permits, end spprovals required by
applicable law with respect to the Plans and Tenant's Work.

IL LANDLORD'S WORK
“Lapdlord’s Work™ shall be comprised of the work listed below:
A.  Building Shell which shall include:

1. Complete exterior and struchmal roof system engineered to support
rooftop HVAC units up to 1,800 Ihs. If Tenmnt selects larger rooftop
HVAC units, then Tenant will be required to pay for the additional cost of
the design end constuction of amy required structural supports and
siiffening. Construction; colummns and/or beams and/or rafters (exposed
construction), the design and materials to be determined by Landlord.

2, Exterior wall surfaces of structure shall be architectural concrete, cemant
plaster, EIFS, concrete masonary umits, brick, stone or other venecr
selected by Landlord.

3. Entrance/exit doors.

4, Front wall with double front artry/exit door.

5. Covered porte cochere aver the main emtry to facilitate patient drop-off

and pick-up, and a muinally accepisble covered drop-off zone outside the
cmergency/embulance entrance.

6, Agreesble axterior location for Tenant’s emergency power generator.

B. Floar: Landlord will lesve out the slab of the Lessed Premises. Tenant shall, at its
sole cost and cxpense, natall the slab,
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C.  Unlities: Propexly sized waier and westewater lines furnished to the perimeter of
the Freestanding Building at Landlond’s cost. Electrical service inclhuding any
required transformer with aufficient capacity to provide 600 emps of elecirical
sarvice, and natural gas lines fumished to the perimeter of the Frecstanding
Building Code-spproved sutomatic fire sprinkler system for fhe entire
Freestending Building, excluding sprinkder heads which shall be the responsibility
of Tenent. Tenant shall also be responsible for adjusting the system to work
within Tenant’s final wall partition design.

D. Common Area: Stonn water detention and management, vehicular parking lot
with code-approved quentity of parking spaces, parking lot lighting, drive aisles

E. The Property Sign.

Landlord, at it sole cost end expense, harabyy agrees to canstruct and install the Landlond’s
Wotk in accordance with the Building Shell Plans, the Site Plan and this Loase,

The Delivery Date shall be deemed to have occurred end Landlard’s Work shall be
deemed substantislly completed and Landlord shall deliver to Tenant phywical possession of the
Leased Premises and Freestanding Building on the date on which sl of the following have
oceurred: (i) the project architect’s cextificate of substantial completion with respect to
Landlord’s Work for the Lemsod Premizes and Freestanding Building and shall have been
delivered to Tenamt; end (i) access to the Leased Premises, Freestanding Building, and the
parking areas arc available to and for use by Tenant and its agenis snd employees and invitees
withomt undoe frtermuption.

Landlord shall obtain and maintsin all suthorizations, approvals and permits required by
amy govemmentsl entity for the construction and instsllation of Lendlord's Work. A
representative of Tenent shall have the right (without the obligation to do so) to observe the
Landlord®s Work during comstruction; such representative shall notify Landlord of any
devistions from the applicable plans snd specifications or other deficiencies which it may
discovar, and Landlord shall promptly correct and/or repair any such deviations or deficiencics
upon reccipt of such notice,

Landlord shall, within thirty (30) deys of the Delivery Date, deliver to Tenant copies of all
warranties applicsble to Landlord's Work slong with an assigmment (effactive as of the Delivery
Date) of such warranties.

Ii. TENANT'S WORK
Tenant's Work shall be comprised of the work listed below:
A Interior Partitions.

B. Slab end Floor Covexings.
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C.

IV. GENERAL

1.

2,

Electrical:

L
2

Any and all interior electrical woric.
Telephone installation.

Signage m accardance with Article 15 of the Lease,

Utilities:

1 8

All installation of utility services within the Freestanding Building not
otherwise provided as e part of Landlord’s Work.

All service deposits for sexrvice after construction is completed shsll be
made gt Tenant’s cxpense,

Tenant will pay all utility cherges associnted with the Leased Premises
following the substartial completion therepf.

Fire sprinkler heads below the drop coling and adfustment of the fire
sprinkler system 10 work within Tenant’s final wall partition design.

Ceiling System:

LD b

Supply and install HVAC wmit{s) per the Plana.
Supply and install ceiling in sccordance with Plans.

Supply and instal]l recessed lay-in light fixtures per the Plans,
Supply and insta]l exit lights according to code.

Toilet Room(s): Complete in design (to handicapped code) and number required
by local code(s). Each restroom to include water closet and lavadory with hot and
cold weter and exhanst fan.

All Trade Fixtures and Displays,

Instsllstion of medical gas system end back up edleciric power generator, if
reqguired by Tenant,

Landlord shall have the right to spprove the general contractor and principal
subcantractors to be engaged in the performance of Tenamt’s Work, which approval shall not be
unreasonably withheld,

Landlord and Tensnt shal] cach require their contractors end subcontractors to
dispose in an on-site dumpster and remove all debris and rubbish caused by their work on a daily
besis in order to kesp the job sitc in a neat, safe and ordexiy condition and, upon completion of
the project, to remove all temporary structures, debris and rubbish of whatever kind remaining on
or about the Leased Pramises.
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3. Tenant sha]l require ita contractors amd subcontractors to obtain and maintein, and
provide certificates of, all insurance roquired pursuant o this Lease in the performance of theic
respective work including, but not limited to, Worker's Compensation Insurence es required by
spplicable law.

4, All of Landlord"s Work and Tenant’s Work shall be performed expeditiously, in 2
good end workmanlike memner and in conformity with sound construction practices consistent
with projects of similar scope and quality to the Property. Tenant shall not, nor shall Tenant
pennit ita contractors, subcontractors or suppliers to: (i) create any disturbance or unreasongbly
Imtexfire with Landlord or eny other tenant of the Propexty in the performance of Tenant's Work;
or (ii) store any equipment or materials outzide of the Leased Premises without Landlord’s prior
wrtten consent winch shall not be vureasonsbly withheld, conditioned ar delayed.
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EXHIBIT D

ACCEPTANCE LETTER
,201__
¢/o Read King, Inc.
5850 San Felipe, Suite 490
Houston, Taxas 77057
Attention: Mr, Tim Delgado
Re:  Lease Agreement dated effective _,201__ (ihe *Lease™) by

and between RKMS Lufkin LLC (“Landlord”) end NEC Lufiin Emergency Center, LP
(“Tenant™) concerning certain premises located at 101 S, John Redditt Dr., Lufkin, TX
75904 (the “Leased Premises™).

Gentlemen:

Tenant hereby confirms to Landlord and mny morigagee of Landlord holding & lien or
security inleyest in the Leased Premises and/or the Lease as follows;

1. Tenant is in foll and complets posseasion of the Leased Premises, such possession
having been delivered by Landlord and accepted by Tensmt. The Leased Pramises contain 8,066
squere feet of Gross Leagable Area.

2. The “Landlord’s Work™ (as such torm is defined in the Lease) has been fully
performed by Landlord in accordance with the termas of the Lease and the “Work Letter™ (as such
term is defined in the Lemss). Tenmnt hereby accepts the Lemscd Premises in thar present
condition snd waives any requirement on the purt of Landlord to repeir or maintain the Leased
Premises, or any pert thereof, except as specifically provided to the contrary in Section 9.1 of the
Lease,

3. The Lease is currently in full force end cffect and there i3 no existing default on
the part of Landlord thereunder.

NEC LUFKIN EMERGENCY CENTER, LF, a Texas limited partmership
By: NEIGHBORS GPF, LLC, its General Partuer
By: NEIGHBORS HEALTH SYSTEM, INC,, its Mansager

Bruce McVelgh, Chief Operating Officer
Date:
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EXHIBIT E
CONFIRMATION OF COMMENCEMENT DATE

THIS AGREEMENT is made and enlered into this day of
201_, by snd between RKMS LUFKIN LLC (“Landlord”) and NEC LUFKIN
EMERGENCY CENTER, LP (“Tcnant™)

WITNESETH:

WHEREAS, Landlord and Tenant have entered into that certgin Lesse Agreement dated
effactive _, 2016 (horeinafler callad the “Lease™) conceming certein
premises located at 101 S. Jolm Redditt Dr., Lufkin, TX 75904 (the “Leased Premises™),

WHEREAS, Landlord snd Temsnt wish to set forth their agreements as to the
commencement and expiration of the term of the Lense,

NOW, THEREFORE, in considaration of the leasing of the Lessed Premises from
Landlord to Tenant as described in the Lease, the covenants sct forth therein, and other good and
valuahle consideration, the recegipt and sufficiency of which is hereby acknowledged, Landlord
and Tenant agres &s follows:

1. The tcxm of the Leasc amd Tensnt’s obligation to pay Rext thereunder commenced
on , 201__, which is herehy established as the
“Commencement Date™ when said term is used in the Leasg,

2,  ThePrimery Term of the Lease shall expire on

3. Tenant has three (3) option({s) to extend the Tarm of the Lease of five (5) years
each, which is to be enercized by presentstion to Landlord of writlen notice not more than twelve
(12) momths nor less fhem six (6) months prior to the expiration of the Primary Tenm or preceding
option term, a8 applicable
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
day and yesr first above written

LANDLORD:
RKMS LUFKIN LILC,
8 Texan limited linbility company
By: ﬂ
Numes 2. Ewin ey
AN
Title: Manaser
Date: 3! 4 I/:?.,ﬂ /Lo
TENANT:

NEC LUFKIN EMERGENCY CENTER, LP,
2 Texas limited partmership

By: NEIGHBORS GP, LLC, jts General Partmer
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EXHIBIT F
BUILDING FASCIA SIGN CRITERIA

The purpose of these instructions is to outline the writeria which has been established to
control the design, fabrication and installation of tensxt signs in this Property. Notwithstmding
enything coniained in these criteria, Tenant’s signage must strictly comply, and be constructed in
conformity, with applicable city ordinmnces, rules and regulstions, as well ax mny other
governmental agencies or private concerny, including without lmitetion, the restrictions, rules
and regulations concerning signage promulgated and/or enforead vnder the Restrictions, Tanant
hexehy agreeing to securs all necessary approvals onder the Restrictions prior to installing any
signage subject to the restrictions, rules and regulations inder the Restrictions.

GENERALLY:

Compliance with Code: All Tenmnt signage at the Property must stricily comply with the
sign code(s) of all applicable rogulstory aathorities. Tenant or its representative shall
obtsin parmits from all applicahle povernmentsl authorties for signs and their
installation, at Tenanit"s sole cost and expense.

BUILDING/FASCIA SIGNS;
A General Requirements

I. Signsge Cost: Signs shnll be dewigned, constructed, installed, and spproved at
Tenant’s cost and expense porsusant to the design requivaments set forth herein.

2  Tenant’s Sign Contractor: Tenant’s sign coniracior(s) shall be subject to Landlord
gpproval, must be licensed by all applicable regulatory authorities, and shall have
property lsbility inswrence at a mimimom of $1,000,000.00 covamge per
occmrence naming Landlord, Lindlord’s property manager (if applicable) and
Tenant as additional inswreds. A copy of such inswrance policy mast be
subnsitted with sign drawings as part of the Landlord's approval process.
Tenant’s sign contractor shall be held lisble and bear all costs for the removal
and/or correction of non-conforming sign installation md damage to building by
signs. The party contracting with the sign contractor shall be fully responsible for
the operations of its sign contractor. Such contractar shall repair any damage to
the fascia or any other facility part of the Property caused by its worke If such
contractor defaults under its agreement with Tenant, Tensnt shall be responsible
for timely replacement of the contractor and Tenant indemnifies Landlord for any
d=magea cansed by such contractor.

3. Removal of Signage: At the teyminstion of a Tenant’s Lease, if not renewed,
Tenant shall be held Hable and besy the costs for, the removal of sign installations
and the repair of any penctrations or damage to the substrate caused by the sign's
sttachment or its removal.
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B. Design Stipulation/Parameters

4,

All =igns snd their installstion shall comply with sell applicable local and/or
nationsl building and electrical codes, Hlectrical hook-up shall be performed by a
licensed electricisn.

All conduoctors, transformers end other componemts shall be concealed from view.
Location and/or concealment methods will be subject to approval in the submitted
drawinga.

Electrical service to all signs shall be on Tensnt's meter and photocell (provided
by Tenant), subject to hours of operation determined by the Landlord or its
repweaeniative,

All anchoring devices shall be of non-corrosive metal.

PROPERTY SIGN:

1.

Tenant shgll either (a) fabricate its sign pensly, in coordination with the sign
cantractor selected by Landlord for the Property Sign, or (b) provide artwork to
Landlord®s sign contractor (.epe or .dxf file or Auto CAD format) for fabrication
of the panels by Landlord’s sign coniractor at Tenamt’s expense.

The pancls shall be installed by Landlord’s sign contractor, end Temamt shall
reimburse Landlord for the cost thereof
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EXHIHIT G
RULES AND

Tenant agrees to the establiskment of, and shall wbide by and enforce upon its agents,
servants, eniployess, invitoes, costomers and vendors (in addition to the Lease terms, covenants,
and conditions), the following Rules and Regnlations:

1- Safe Premisgs. The Leased Premisen, including vestibules, cmrances and retumns,
doors, fixtures, windows and plate glass shall be maimained in a safe, neat and clean condition.
Tenant shall not use, keep or parmit to be used or kept any foul or noxious gas or substance in,
on or sbout the Leased Pramises or the Property.

2 Removal of Trash, Al trash, refiuse and waste materials shall be regulardy
removed from the Lessed Premises and, until removal, shall be stred: (8) in adequate
contginers, which contsiners shall be located so as not to be visible to the general public
shopping in the Property; and (b) s0 88 not to constitute any health or fire hazard or mrisance io

any occupant.

3. Dwelling. Tenant shall not permit or suffer any partion of the Leascd Premises or
Property to be usad for lodging purposes,

4,  Gemcrally Nonpermiited Usey. No usc shall be made of the Property or my
portion or portions thereof which would: (8) violate any law, ordinance, or regulation; (b)
constitute a nuisance; () constitule an axtra hazsrdous use; or (d) violate, suspend or void or
increase the premiums for any policy or policies of insurance on any stores or the Property.

5. Parking. ~Tenant shall have the right to prepare, publish snd enforce

commercially ressonable paking regulations for the Leased Premises. All pmking spaces
located within the Leased Premisea shall be subject to Tenant's use and control.
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EXHIBIT H
Intentionally Deleted
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EXHIBIT 1
[NOTE - MAY BE UFDATED WITH NEW LENDER FORM ACCEFTABLE TO
TENANT IF AVAILABLE FRIOR TO LEASE EXECUTION. LANDLORD WILL
DELIVER THE NEW FORM AS SOON AS LENDER IS SELECTED]

FORM OF SUBORDINATION, NON-DISTURBANCE,

AND ATTORNMENT AGREEMENT
This SUBORDINATION, NON-DISTURBANCE, AND  ATTORNMENT
AGREEMENT ("Agreeniant”) is made and entered into as of , , by
and between ("Benoficiary"); RKMS LUFKIN

("Landlord™); and NEC LUFKIN EMERGENCY CENTER, LP (“Tenant").

WITNEBETH:

WHEREAS, Beneficiary is the owner and holder of that certain Prommssary Note
("Note") dated , in the principal sum of § . secured by that
cerizin Deed of Trost ("Decd of Trust™), dated of even date with the Note, execoted by Landlord
to 4 tatee in favor of Beneficiary, recorded on , in the Office of the Clerk of
Angeline County, Texas, under Clexk's File No. which Dead of Trost constitutes a
lien om the land desaribed in Exhijbit "A” attached hereto and incorporated herein by reference for
all purposes and the improvements now or hereafler located thereon ("Property™); snd

WHEREAS, Tenmnt is the heolder of a leaschold estsic in and to all or a portion of the
Property (the property which is the subjject of such leaschold estate being referred to as the
"Leased Premises™) pursuant to the texms of that certsin lcase agrecment (the "Leax=™) dated
, 2016, and executed by and beiween Tenant, as the tenant, and
Landlord, a= the landlord; md

WHEREAS, Landlord, Tenant and Bencficiary desire to confiorm their understandings
with respeat to the Lease and the Deed of Trust.

NOW, THEREFORE, in considerstion of the nmiual and dependent covenants emd
sufficiency of which are hareby acknowledged and confessed, the partiea hersto agree and
covenant as follows:

1. Non-Dishphsnce, So long a8 Tenmnt is not in default (beyond amy period given
Tenant to cure such default) in the payment of rent or in the performance of mmy of the terma,
covenants or conditions of the Lease on Tenant's paet to be performed, Tanent's posseasion, use
und accupency of the Leased Premises and its rights under the Lease shall not be interfered with
ar distarbed by Beneficisry or anyone daimring by, through or under Beneficiary, during the term
of the Leass or amy extension thareof duly exercised by Tenant. If at, or subsequent to, the time
that Bencficiary or a Purchaser shall acquire, in whatever manmer, title to the Leased Premises
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(subject to the Lease), or from time to time thereafior, any defmlt by Tenant exists or occurs
under the Lensc, md contimues bayond mny eppliceble cure period in the Leass, then Beneficiary
ar such Purchaser shall be entitled to exercise or enforce any and sll rights, privileges, remedics
and recourses which it may have ageinst Tenant under or pursuant to the Lesse or other
spplicgble lew, {including, without limitation, the tamination of the Lease, the dispossesaion of
Tenant from the Leased Premises, or the prosecution of an action for breach of the Leasc),
notwithstending the provisions of this Agresment.

2.  Aftormmeqt, If the interesis of Landlord in snd to the Leased Premizes become
owned by Beneficiary or another Purchazer (a8 defined hercin) by reason of judiciel foreclosure,
non-judicial foreclosure by the trustee under the Deed of Trust, other proceedings brought by
Purchaser ar by eny other manner, including, but not limited to, Beneficiary’s exercise of its
rights under any collaters] assigmment(s) of leases end rents, and Purchaser succeeds to fhe
interest of the Landlord under the Leass, Tenant shall be bound to Purcheser under all of the
terme, covenants and conditions of the Lease for the balance of the term thereof remumining snd
any extension thereof duly exercised by Tenant with the same force and effect as if Purchaser
were the Landlord under the Lease, Tenant does hereby attorn to Purchaser, as its Landlord, ssid
gtiomment to be effective and self-opearative, without the execution of any firther instnoments on
the part of sy of the patties hereio or of eny Purchaser, immediately upon Purchaser's
succoeding to the interest of the Landlord under the Lease; provided, however, thet Tenant shall
be under no obligation to pay rent to Purchaser until Tenent receives writtem notice fram
Purchaser that it has succceded to the intercat of the Landlord under the Lease. The respective
rights end obligations of Tenant and Purchaser upon such attormment, to the extent of the then
remaining balance of the term of the Leass gnd any extension thereof duly exercised, shall be
and are the same as now set forth thersin, it being the intention of the parties hereto for this
purpase to incorparate the Lease in flis Agreement by reference, with the sams force and effect
g4 if expresaly set forth herein.

3.  Purchaser's Obligations. If Purchaser shall succeed to the imterest of Landlord
under the Lease, Purchaser shall be bound to Tensmi under all of the terms, covenants and
conditions of the Lease; provided, however, that Purchaser shall not be:

(2) lisble for any act or omission of sny priov lessor (including
Lendlord) undex the Lease; or

(b)  eubject to the offsets or defenses which Tenant mxipht have against
any prior lessar (inchuding Landlord) under the Lease; or

(€ bound by any rent, additional rent, advance rent or other monebery
obligations which Tenant might have paid earliar than the month required by the Lease to sy
prior lessor (including Landlond) under the Lease, except pre-paid rant paid pursuant to Section
7.1, and all such rent or other monetary obligations shell ramein due snd owing, notwithstanding
such advence payment; or

I-2
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(d bound by sny sccurity deposit of any type or advance rental
deposit made by Tenant under the Lease which is not delivered or paid over to Purchager and
with respect to which Tenant agrees to look solely to Landlord for refond or reimbursement; aor

(£) bound by any emendmeni or modification of the Lesse made
without Beneficiary's or Purchaser's prior written consent snd spproval; or

() liable or responzible under or pursuant to the terms of the Lease
after it ceanes to own an interest in or to the Property.

4,  Subondimatipn, Subject to the terms of this Agreement, the Legse now is, snd
shail at gll timss continue to be, subject, inferior and subordinste in each snd every respect to the
hmofundoﬂimmmty'm“tedbymcbmdnfﬁmmdmmymdnﬂmﬂn.
emendments, modifications, extensions, substililions, replacaments, increases mnd/or
consolidations of the Deed of Tmst, and the Deed of Trust, and sy and all renewals,
amendments, modifications, extensions, suobstitutions, mplacements, inceeses aodfor
mﬁ@mt&mﬂﬂhemmmmmmmmmwmm
Lesse. Nothing herein contsined shall be deemed or construed as limiting or restricting the
enforcement by Beneficiary of eny of the texms, covenants, provisions or remedies of the Deed
of Trust, whether or not consistent with the Lease.

5.  Purchgser, The term “Purchaser” shall be deemed to include Benaficiary mnd any
of its auccessors and assigns, including anyone who shall have succeeded to Landlord's interest
by, through or under judicial foreclosure, non-judicial foreclosure asle or other proceedings
brought pursuant to the Deed of Trust, deed in lieu of such foreclosurs, other proceedings
brought by Beneficiary under or with respect to the Note or Deed of Trust, or otherwise,

6. Representstions. Landlord snd Tenmnt represent, wwrani and cextify to
Beneficiary, as of the date hereof that, except a3 set forth on Annex 1" atiached hereto:

{&) the Lease is presently in full force and effect

() the Lease has not been modified, smended, supplemented,
replaced, restated, or otherwise chenged, either omlly or in writing, except a8 herein exproasly
provided;

{c€) all conditions or requirements gpecified in the Lease that could
heve been satisfied as of the date hereof have been fully satisfied;

{d) no rent under the Lease has been paid for more then the corrent
rental period established in the Lease;

(9 to the best of Tenant's knowledge, no defmult (or anmy event,
condition or circomstance, which with notice, grace or lapes of time could constituie s deflt)
exists under said Lease;

I3
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{ff  Tenant, ns of this date, to the best of Tenant's knowledge, has no
charge, lien or claim of offset ynder said Lease or vtherwise against rents or other charges due or
10 become due mnder the Lense;

(g) the Lease constitutes the eniirc agreement between the Tenant and
Landlord end that the Beneficiary shall have no liability or responsibility with respect to any
security deposit made by the Tensant;

(h)  the only persons or entities in posseasion of the Leased Pramises or
having sy right to the possession, use or occupancy of the Leased Premises (other then the
recond owner or holders of recorded essements) is Tenant; and

() Tenant has no right or interest in or under any contract, option or
sgreement (other then as shown in fhe Loase) involving the sale or tramafer of the Leased
Premises.

7.  Negstive Covenants. In the absence of the pricr written consent of Beneficiary,
Tenant agrees not to do any of the following: enter imto eny agreement, whether oral or written,
with Landlord to emend, modify, supplament, replece, restatc or otherwise change the Lease,
voluntarily surrender the Leased Pramises so as to effect a termination (excopt as expreasly
provided in the Lease) ar, except for a defamlt by Landlond and to the extent provided in the
Lease and this Agrecment, termimate the Lease, and except ax expreadly provided in the Lease,
sublease or assign all or any portion of the Leased Preomises.

8. Defmult In the even! Landlord shall fail to perform or observe any of the terms,
condifions or agreements in the Lease, Tenant shall give written notice thereof to Beneficiary
and Bencficiary shall have the right (but not the obligation) to cure such default. Tenamt shall
not take any action with rexpect to such defamlt imder the Lense (other than self-help), including
withput limitation any action in order to terminate, rescind or avirid the Lease or to withbold any
reai ar other monetary obligations thereunder, for a pariod of thirty (30) days after receipt of
such written notice by Beneficiary; provided, however, fhiat in the casc of moy defanlt which
carmot with diligence be cured within said thirty (30) dey period, if Beneficiary shall proceed
promptly to cure snch defiult and thereafier prosecute the curing of such default with diligence
end contimrity, the time within which such default may be cured shall be extended for such
period es may be necessary to camplete the caring of such defanlt, such period not to exceed an
additiona] minety (90) days, except for the imitial construction of the Leased Premisca i which
event the additional time period shall not exceed one undred aighty (180) days.

9. Noticezs All notices or other communications required or permitted to be given
pursuant to the provisions hereof shall be in writing and shall be considered as properly given if
(i) mzled by first class United States mail, postage prepaid, registered or certified with return
receipt requested, (ii) by delivering ssme in person to the intended addressee, or (i) by delivery
to a third party commercial delivery service for amme day or naxt day delivery to the officc of the
addressec. Notice 80 given shall be effective, as applicable, upon (i) actual delivery, or (ii) three
(3) days after transmittal or mailing. Notice given in any other msnner ghell be effective only if
and when received by the addressee. For purpases of notice, the addresses of the partics shall be:

14
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Benaficiary:

Tenant:

Notwithstanding the foregoing, any party shall have the right to change its addresa for notice
hereunder to mny other location within the continental United States by the giving of ten {10)
days® notice to the other parties in the manner sct forth herem.

10. Counterperts. To facilitate execition, this instrument may be executed in as many
countzrparts B8 may be ponvenient or required. It ahall not be neceasary that the signature or
acknowledgment of, or on behslf of each party, or that the signature of all persons required to
bind sny perty, or the scknmowledgment of such party, eppear on zach counterpart. All
counierperts shall collectively constitute a single instrument. H shall not be necessary in making
proof of this instrument to produce or account for more than a smgle counterpart containing the
respective signatores of, or on behalf of, and the respective acknowledgments of, each of the
parties hereta. Any signature or acknowledgment page to any counterpart may be detached from
such countexpart without impajring the legal cffact of the signatures or acknowledgments thereon
end theresfler sttach to anothar countorpart idenmtical thereto except having attached to it
additions] signsiure or acknowledgment pages.

11. Amendment, This Agreement may not be modified orally or in any msnner other
than by an egreement, in writing, signed by the parties hereto and their respective successors-in-
inierest.

12, Spccessors. This Agreoment shall inure to the benefit of and be hinding upon the
partica hereto, their mocessors and easigns,

13. Termination This Agreament shall be of no firther force and effect and shall
become mull &nd void wpon the recording in the applicable reconds of Brmeficiary's wriiten
rejensc of the lien of the Deed of Trust.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
day and yesr first above written.

BENEFICIARY:

By:

Name:

Title;

TDiate:

LANDLORD:

REKMS LUFKIN LIC,

8 Texas limited liability company
By

Name: i Em#nj Kgﬂj
Tidle: Mwa.sgr
Date: :a;/ql/.‘!a-“g
TEN. z

NEC LUFKIN EMERGENCY CENTER, LF,
9 Texas limited parinership

By: NEIGHBORS GP, LLC, its General Pariner

I-6
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STATE OF TEXAS §
§
COUNTY OF §
This instrymeni was acknowledged belore meonthis_ day ol .
» by , the of p
a , o behalf of said 3
Notary Public in and for
The State of Texas
Printed Nams;
My Commission Expirea:
STATE OF TEXAS §
§

COUNTY OF Hrarrs  §

Thin irmtroment was acknowledged before pae on tis £ 8 duy of_Mareh

daily, by ¢ Ewina Kinm ,the_[Mawensr of Rums Lifkon L
~ ‘— , a Texas limited Hability compeny. *
(locstlions . forensonanl!

CATHLEEN M, BROUSSARD Notary Public in and for

o), Nolany uto, s of exar The State of Texes

My Commission Expires |
"~ Maroh 04, 301 Printed Name:  Cectideen 1A 59—51454::&

My Commission Expires: 3/ [ 25§

STATE OF TEXAS §

- §
COUNTY OF Hg:r:s_ §

" |
ledged before me on this 4 day of [Wevych
ﬁjhﬁw ‘E‘m..m Mr.\} ﬂ Jhe DO of
:mbd:a]fofamd Cor ;

SUa’rﬁmIn:

(aciteotny ﬁmuﬁ

Notary Public in and for

N
ﬁé mm’:gﬂ;ﬁﬁm Printed Narme:_ (asthleen M. ﬁflhﬁﬂrﬂ
= : My Cammission Expires: _ 3 _jqrf.mr_s
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EXHIBIT J
OF LEASE

THIS GUARANTY given by Neighbors Globel Holdings, LLC, a Delaware
limited lisbility company (heremafter called the "Guerantors,® whether one or more) to
RKMS Lafkin LLC (hereinafier oalled the "Landlord").

WITNESSETH:

In arder to induce the Landlord to demise to NEC Lufkin Emergency Center, LP,
A Texan limited parinership (hereimafter with its successors and asmigns referred to as the
"Tenant™), certain premises in the Landlord's Shopping Center to be (or which has been)
constructed on land situated st 101 8. John Redditt Dr., Lufkin, TX 75904, and being
mmmmm;mmmm
mlﬁ(mmmmWﬂﬂmﬁﬁnmmmﬂmﬂ
hercinafter referred to as the "Leasc”), the undersigned Guarantors agrees as follows:

1. The Guarsmtors do hereby joinfly and severslly, unconditionslly and
sbsolutely guaranies to the Landlord the full, prompt and complete peyment by the
Tenamt of the rent and all other swms which may be peyable by the Tenant under the
Lease and the full, prommpt and complete parfirmence by the Tenant of all and singuler
the terms, covenants, conditions and provisions in the Lease required to be performed by
the Tenant without regard to any forbearance, delay, neplect or filure on the part of
Landloxd in enforcing ssme.

2 The Guarsntors do hereby warve notice of scceptance hereof and any and
all other notices which by law or under the terms and provisions of the Lease are required
to be given to the Tenznt, and also waive any demsnd for or notice of defilt of the
payment of rent and other sums which may be payablc by the Tenent under the Lesss and
the parformance of all and singular the terms, covenants, conditions and provisions in the
Laase roquired 1o be performed by the Tenant; snd the Guarentors do fiwther expresaly
herchy waive any legal obligation, duty or necessity for the Landlord to proceed first
aguinst the Tenent or to exhaust any ranedy the Landlord may have against the Tenaut, it
being agreed that in the event of definlt or failure of performance in any respect by the
Tenant vnder the Lease, the Landlord may proceed and have right of action solely against
cither the Guarantors (or any of them) or the Tenant or jointly against the Guarantors (or
any of them) and the Tenant.

3. In the event of any bankruptcy, reorgenization, winding up or similer
procesdings with respect to Tenant, no limitation of Tenent's lishility under the Lease
which may now or hereafier be imposed by any federsl, state or ofhar stabute, law or
rogulation applicsble to such procesdings, shall in eny way limit the obligation of
Guarantors hereunder, which obligation is co-extensive with Tensut's lishility as set forth
in the Lease withont regard to any such limitation.
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4. The Guarsntors shall not be emfifled to make any defemse agminst amy
claim saseried by the Landlord in eny suit or action instituted by the Landlord to enforce
this Guaranty or the Lease or to be excused from amy liability heresmder which the Tenant
could not meke or invoke, end the Guarantors hereby expreasly waive any defensc in law
or in squity which is not or would not be available to the Tenant, it being the imtent hereof
that the lishility of the Guarantars hereunder is primery end unconditional.

¥ In the cvent it shall be assarted thet Tenent's obligations are woid or
voidahle due to illcgal or unsuthorized acts by Tenant in the execution of the Lesss, the
Guaraniors shall nevertheless be Liable hereunder to the same extent as the Guarantors
would have been if the obligations of the Tenant had been enforceable against the Tenant.

6. In the event muit or action be brought upon and in comnection with the
enfarcement of this Guaranty, the Guarantors shall pay reasongble attorneys’ fees and all
court costs incurred by the Lamdlord.

y This Guaranty shall reamain in full force end effect as to eny rencwal,
extension, modification or amendment of the Lease and as fo any sseigns of Tenamt's
intercst mnder the Lease, and despite any subleiting of all or any portion of the leased
Premises.

8. This Guarenty shaell be binding uvpon the heirs, logal representatives,
successors and assigna of the Guarantors, and ahsll inure to the henefit of the heirs, logal
Tepresentatives, successors and essigns of the Landlord. Landlord's imterest under thia
Guaranty may be assigned by it by way of security or otherwise.

9, This Guaranty shall remgin in full force and effect regardless of whether
or not Tenant contimues to be owned in whole or in part by Guarentors,

10.  If the Guaraniors, or any of them, are & corporation, then the undersigned
officer of each such corporation personslly represents and warrands that the Board of
Directors of each such corporation, in a doly held meeting, has determined that this

Guaranty may reasonably be expected to benefit said corporation.

11. The Guarantors agree that this contract iz performsble in Houston, Harris
County, Texas snd waive the right to be sued elsewhers,
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EXECUTED thisthe ¥ dayor faesel 2016

GUARANTORS:

Nelghbors Global Huldings, a Delaware

Address: 11200 Broadway St.,
Ste. 2320
Pearland, Texas 77584
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EXHIBIT "K™

LANDLORD AGREEMENT

THIS LANDLORD AGREEMENT (this “Agreemen”) 15 made and entered inin
mofthian _ dayof 2016, by REMS Luofkin LLC, 8 Texas limited
liability company (“Lardlord™), for the benefit of NEC Lufkin EMERGENCY CENTER,
LP, 8 Texas limited parincrship, (“Temewf™), and COMPASS BANK, an Alabesma
banking corporation, as lender (*Lender™).

RECTTALS

WHEREAS, Landlord is the landlord of thet certain property located at 101 S.
Jaln Redditt Dr., Lufkin, TX 75504 (the “Fropey™), 8s more particularly described in
that certein Lease Agreement dated {28 mmended, resinted, or
supplemented from time to time, the “Lease™), & copy of which iz attached hereto as
Exhibet A,

WHEREAS, Lender and Neighbors Health System, Inc., 8 Texzas corporaticn
{“Borrower”), as borrower, have aniored into a Cradit Agreement (as amended, restated,
modified or supplementad from time to time, the “Cradlf Agreement™);

WHEREAS, Tenmt has executed 8 Guarenty (as amended, restated. modified or
supplementad from time to time, the “Guarangy™), secured in part by a secority imberest
in, emong other things, substentislly all personal property assets of Tenent, whether now
owiied or heresfier acquired, which now or hereafter may be located on or about the
Property (the “Colleteral "), end

WHEREAS, Lender requires Landlord’s consent end agreement as set forth
herein 83 & condition o continning to extend credit to Bommower.

NOW, THEREFORE, in consideration of the foregping and for ofher good and
valuable consideration, the receipt and sufficiancy of which arc hachy acknowledged,
Landlord heretry agrees as follows:

1. Consent. Landlord agrees that, at Lender's option, the Collateral may
romain upon the Property and Lender may ocoupy the same for the purpose of preparing
and processing the Collatcral for sale, lease or other disposition and for the ppose of
conducting s sale of the Collateral, or removing the Collatersl from the Propety, for a
period up to 45 days after (a) the exexcise by Lender of ite right to the Collateral under its
financing wrangements with Tenant or (b) the receipt by Lender of written notice by
Landlord directing removal thereof; provided that, (i) Lander may not conduct the sale or
other dizpozition of the Collateral on the Prupaty el may not post any zignage
reganding the sale on the Property, end (5i) Lender shall be liable for an occupancy charpe
ou the actual mumber of days it occapics the Prapety at the remtal provided under the
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Lease (or, 1f the Lease is not then in effect, st 2 mte to be ggreed upon in writing by
Lender and Landlond), praraied on @ per diam basis end finther prorated based on the
squere footage of spare to be occupied by Lender mmder this Section 1. Lender's
peymeni of any such occupency charge shall pot result m Lender mcurring
obligations of Tenent under the Lease or my other agreament. If Lender is prohibited by
any process or injunction issued by emy oourt, or by remson of eny bankruptcy or
insolvency proceeding inmvolving Tonant, from eaforcing its security interest in the
Collateral, the 45 day period shall toll upon such proceeding and commemce or re-
mmmupuntummahnnnfmehpmhbmm.snlongulmdwi:ulﬂhmm
pursuing its ramedies with due diligence.

2 Subordination TLandlord cleims no intercst in or lien upon eny of the
Collateral, end subordinaies any lien, security interest ar cleim against the Collateral,
whether arising under the Lease or other agreement, provided by applicable law or
otherwise, and eny =nd all right of levy, distraint or ex=cution against the Collatersl for
rent or other sums duc or to become due Landlord. Landlord waives smy and sll right to
require Lander to marshal sny property or assets of Tensnt. Notwithstanding anything to
the contrary contained herein, any Collateral not removed by Lender within the time
peripds requited hereunder will conclusively be deamed abendoned, the Lender will
automatically waive all rights the Lender may have in such Coilaterul, and the Landlord
ghall be entitled to exercize any perfacted lien upom, and/ar, to the extent permitted by
law, remove, sell or dispose of any of the Collatersl not removed by Lender within the
time pariods required hereunder.

3.  Pecrsonsl Property. Landlord agrees thst, as between Lender and Landlord,
the Collnteral shall remain personal property, notwithstanding fhe msnner of attachment
and will not become part of the Property. Notwithstanding snything to the contrary
contsined herein, Lender and Landlord agree that the Collateral shall not inchude (a)
ooncrete floor, atteched alterstions, improvements and/or fixtures (inchuding without
systerna, fluorescent and drop in lighting fixteres, exterior and interior doors or kitchen or
bathroom fixture, attached shelving, cabling, wiring or similar improvements), unless
;ffbymﬁnmuudmingp:meaduuﬂhu&ﬂiwgmm{b)mymﬂmmpﬂd

4.  Right of Entry, Lender or its representstives may enter the Property at any
time to remove and/or dispose of the Collateral in the exercise of ita rights and remedies
agminst Tenamt and the Collateral subject to the terms of this Agreement. Lender agrees o
repair any damage (ordinery wear and tear exchuled) cansed by Lender's removal of the
Collateral. Notwithstending anything in this Section 4 to the contrary, naither Lender nor
any of its represeniatives may enter the Property until a certificate of insurence has been
delivered ic Landlord which covers any party entering the Pramises,

E

& Estoppal Landlord certifies to Lender and agrees as of the date Landlord
executes this Agreement:
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a. Valid Lecase. The Lease in enforceable against the Landlord sccarding
to its terms. To the Landlord’s actusl knowledge, the Lesse is valid and has not been
modified either orally or in writing.

b. No Defanlis. Landlord is not i, and to Landlord’s knowledge, Tenant
is oot in, defanlt under the Lease, nor has any event ocomred which, with the passage of
time, the giving of notice, or both, would constitute an event of defanlt or default under
the Lease.

6. Notice of Default and Opportunity to Cgre. Landlord agrees that in the
event of any daimed breach or defaunlt by Tenant which would entitle Landlard to
terminste the Leass, Landlord shall notify Lender of much clesimed breach or default by
cextified mail, return receipt requested, or Federsl Express or other reputable overmight
courier, at the fallowing sddress:

Compass Bank

2200 Post Oak Blvd., 20th Floor
Houston, Texas 77056
Attention;: Cmdy Young
Telephone: 713-499-8632
Facmmile: 713-966-2388

Upon receipt of said notice, Lander shall theregpon et ite option (and without
obligation) have 30 days to cure said defanlt (but in no evem ahall Lander be required to
oure any such defiult); provided, however, in the eveni such defiylt is not reasonsbly
suaceptible of being cured within 30 days, such 30 day cure period shall be extended as
remsonsbly necessery to allow Lender an opportunity (and without obligation) to care
such defiult provided that Lender has commenced such cure within said 30 day pericd
and theregfter continnes to diligently pursue such core to completion,

y 3 Contipued Effectiveness. The cffectiveness of this Agreement md
Lenders rights hereunder shall not be affected by and shell extend fo eny amendment or
modification of the loan documents, including, without limitation, suy change in the
mammer or time of payment, any rencwal or extension of the term thereof, or any increase
in the indebtedness due thareumder.

1, Goverpige Law. This Agreement ghall be governed by mnd shall be
construed and enforced in sccordmnoe with the internsl lews of the State of Texas,
without regard to conflicts of law principles, shall bs binding upon the parties hereto and
their respective heirs, successors and assigns, and may not be modified, amended or
altered excopt by & writing signed by each of the parties hereto.

[Signarare and acknowledgement appears on following page. ]
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IN WITNESS WHERECF, this Agreement is executed ms of the date set forth in the
Landlord's notary scknowledgement below but is to be effective for all purposes as of the date
get forth in the preamble to this Agreement.

STATE OF TEXAS §

& l
COUNTY OF _gwws 8

Tmumsh-mnuutwnlrknowledgadhuﬂ:nmcnn&ns #dnyuf ﬂg &A , 2016,
by ngpﬂqﬁ,m . ' of RKMS Lufkin LLC, a Texas

limited Hability company, « unbnhn]fuf:md lisbility compeny, and for the purpose md

consideration herein ptated.
— Qnyl‘uhhnmandfurth




Case 18-33878 Claim 1-1 Part2 Filed 11/14/18 Desc Attachment Page 97 of 104

TENANT;

NEC LUFKIN EMERGENCY CENTER,LP, a
Texas Hmited partnership

By: NEIGHBORS GP, LLC, its Gemersl

By: NEIG HEALTH SYSTEM, INC,, ifs

STATE OF TEXAS §

§
COUNTY OF Navris §

i i urneny woy sebmowiodged Belbes e oo e A dey ﬂ’lmwg\ , 2016,

by — ; JafF Bruce McVeigh, Chief Opemting
Officer of Neighbors Health System, Inc., a corporation, Manager of Neighbora GP,
LLC, a limited liability company, general partner of NEC Lufkin Fmergency

Center, LP, a Texas limited partnership, on behalf of said corporation, limited lishility company,
and partnership, end for the purpose and consideration herein stated,

Notary Public in and for the
State of Texas

5 C ATHLEEN M. BROUASARD
wmi -y } Nemary Pubic, Stote Of Tyl
g My Commission Bxpirgs

bl Riorch 04, 2018
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LENDER:
COMPASSBANK, e Alshama  hanking
corporation
By
Name:
Tiler R =

STATE OF TEXAS §

§
COUNTY OF §
This mgtromend was acknowledged beforc me on this _ day of
201, by _ of COMPASS BANK, an

Alahmnhmlqngccrpmahon,mbdmlfnfmdccrpmm

Notary Public in end for the
State of Texas
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EXHIBIT E
CONFIRMATION OF COMMENCEMENT DATE

THIS AGREEMENT is made and entered into this day of -
2016, by and between RKMS LUFKIN LLC (“Landlord”) and NEC LUFKIN EMERGENCY

CENTER, LP (“Tenant”)
WITNESETH:

WHEREAS, Landlord and Tenant have entered into that certain Lease Agreement dated
effective March 9. 2016 (hereinafter called the “Lease”) concerning certain premises located at
101 8. John Redditt Dr., Lufkin, TX 75904 (the “Leased Premises™).

WHEREAS, Landlord and Tenant wish to set forth their agreements as to the
commencement and expiration of the term of the Lease.

NOW, THEREFORE, in consideration of the leasing of the Leased Premises from
Landlord to Tenant as described in the Lease, the covenants set forth therein, and other good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, Landlord

and Tenant agree as follows:

1. The term of the Lease and Tenant’s obligation to pay Rent thereunder commenced
on October 22. 2016, which is hereby established as the “Commencement Date” when said term

is used in the Lease.

2. The Primary Term of the Lease shall expire on October 31. 2028.

3. Tenant has three (3) option(s) to extend the Term of the Lease of five (5) years
each, which is to be exercised by presentation to Landlord of written notice not more than twelve
(12) months nor less than six (6) months prior to the expiration of the Primary Term or preceding

option term, as applicable.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day

and year first above written
LANDLORD:

RKMS LUFKIN LLC,
a Texas limited liability company

By: g/#%::

Name: C_ Epria 4 /65’?01
J o/

Title: MMA//I
W/
Date: /,L/ 5{/2»0/&
i
TENANT:

NEC LUFKIN EMERGENCY CENTER, LP, a
Texas limited partnership

By: NEIGHBORS GP, LLC, its General Partner

‘EIGHBORS HEALTH, LLC,
its Manager

B..

b

Z : L &/ /(/V\/_\
Name: Bucs Wa /"c(/" (cH
Title: (0 0

Date: 2 DEC Zo/(,

GUARANTOR:

NEIGHBORS GLOBAL H 0 DINGS, LLC,

a Delatvare llmlted Kty ompany
By

Name: g/wc. W. /‘Co(/”l€/{
Title: C 92
Date: 2 ¢ 2 A
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FIRST AMENDMENT OF LEASE AGREEMENT

THIS FIRST AMENDMENT OF LEASE AGREEMENT (this “Amendment”) is entered
into to be effective on March 23, 2016 (the “Effective Date™), by and between RKMS LUFKIN LLC,
a Texas limited liability company (“Landlord”) and NEC LUFKIN EMERGENCY CENTER LP, a
Texas limited partnership (“Tenant”), which parties make the following recitals and agreements:

RECITALS:

A. Landlord and Tenant are parties to the LEASE AGREEMENT dated effective March
09,2016 (the “Lease”) covering leased space described in the Lease (the “Leased Premises”) located
at 101 S. John Redditt Drive, Lufkin, Texas 75904.

B. Landlord and Tenant now desire to amend the Lease as provided below. Unless
otherwise expressly provided in this Amendment, capitalized terms used in this Amendment shall
have the same meanings as in the Lease.

FOR GOOD AND VALUABLE CONSIDERATION, the receipt and sufficiency of which
are acknowledged, the parties agree as follows:

AMENDMENT OF LEASE

1. Legal Description of the Property. Exhibit A ofthis Amendment is hereby adopted
as Exhibit A of the Lease.

2. Site Plan Depicting the Property. Exhibit B attached to this Amendment is hereby
adopted as Exhibit B to the Lease.

3. Binding Effect. Except as modified by this Amendment, the terms and provisions of
the Lease shall remain in full force and effect, and the Lease, as modified by this Amendment, shall
be binding upon and shall inure to the benefit of the parties to this Amendment, their successors and
permitted assigns. This Amendment shall become effective only after its full execution and delivery
by Landlord and Tenant.

4. Miscellaneous. Bold and/or underlined headings and captions are for reference only
and are not to be construed to expand or limit the provisions with which they are associated. This
Amendment may not be changed or modified except in writing signed by all of the parties to be
bound thereby. This Amendment may be executed in counterparts and by facsimile signatures
(including signatures transmitted by email). Each counterpart will be deemed an original and all
counterparts, when taken together, will constitute one agreement between all the parties signing a
counterpart.

SIGNATURES APPEAR ON FOLLOWING PAGE
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IN WITNESS WHEREOF, the parties have executed this Amendment as of the day and year
first above written.

LANDLORD

RKMS LUFKIN LLC, a Texas limited liability
company

N/

Name: C- Ew}ﬂ& 'lcl\(\\!;‘/
Title:_\Anasev

TENANT

NEC LUFKIN EMERGENCY CENTER LP, a
Texas limited partnership

By: Neighbors GP, LLC, its general partner

By: Neighbors Health System LLC, its
Manager

Naine: “KM;«!" W- rﬁu\/.’-’l 1
Title: OP




Case 18-33878 Claim 1-1 Part 2 Filed 11/14/18 Desc Attachment Page 103 of 104

EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY

Lot No. Two (2) of WESTGATE SUBDIVISION, an addition to the City of Lufkin, Texas, as the same
appears upon the official map or plat of record in Cabinet C, Slide 138-A of the Map and Plat Records of
Angelina County, Texas, along with easement rights, for ingress and egress, in Westgate Lane as shown

on the official map or plat of record.
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EXHIBIT B
SITE PLAN DEPICTING THE PROPERTY

(or portion thereof to be occupied by Tenant)

:{‘_?.- - oy /), oo SN
o ' e o N ETE PLAN
R LA ] ‘4." o (AR
. J‘,*‘r‘. ,, . azm g Ay,
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