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AGREEMENT OF LEASE, made as of this ﬁ day of February, 2013, between 110 BI-
COUNTY BOULEVARD, LLC, a Delaware limited liability company, having its principal office at ¢/o
Rechler Equity Partners, 85 South Service Road, Plainview, New York 11803 (hereinafter referred to as
“Landlord”), and CATHOLIC HEALTH SYSTEMS OF LONG ISLAND, INC. d/b/a Catholic Health
Services Of Long Island, a New York not-for-profit corporation having an office at 922 North Village
Avenue, Rockville Centre, New York 11570 (hereinafter referred to as “Tenant™).

WITNESSETH: Landlord and Tenant hereby covenant and agree as follows:

1. Space/ Agency Inducement. (A) Landlord hereby leases to Tenant and Tenant hereby
hires from Landlord the space substantially as shown on the Floor Plan initialed by the parties and made
part hereof as Exhibit “A” (“Demised Premises” or “Premises”) in the building located at 110 B-County
Boulevard, Farmingdale, New York (hereinafter referred to as the “Building”), and the parties stipulate
and agree that such space contains 48,866 square feet in a Building containing 146,705 square feet
which constitutes 33.31 percent of the area of the Building (“Tenant’s Proportionate Share”). The
parties acknowledge and agree that the foregoing measurements were calculated based upon the
standards and methods promulgated by the American Institute of Architects. The term “Real Property”
as used herein shall mean and refer to the land upon which the Building stands and any part or parts
thereof utilized for parking, landscaped areas or otherwise used in connection with the Building, the
Building and other improvements appurtenant thereto.

(B) The parties hereby acknowledge and agree that Tenant has submitted an application
to the Town of Babylon Industrial Development Agency (the “Agency”), for a straight lease transaction
providing an abatement on the portion of the Taxes (as hereinafter defined) payable by Tenant (the
“IDA Transaction”) and has received an Inducement Resolution from the Agency. Landlord shall share
in all costs and expenses imposed by the Agency or its counsel in connection with the IDA Transaction
and shall share all other transaction costs with respect to the IDA Transaction other than the attorneys’
fees and disbursements of Tenant’s counsel (collectively, the “IDA Costs™). The parties hereby agree
that the IDA Costs are estimated to consist of $1,500.00 application fee, $62,000.00 Agency fee,
$31,000.00 for the Agency’s counsels. Tenant also hereby agrees to reimburse Landlord for one half of
the fees and disbursements of Landlord’s counsel incurred in connection with the IDA Transaction
(“Landlord’s IDA Counsel”). Notwithstanding the foregoing, Tenant’s obligation to pay Landlord’s
IDA Counsel shall not exceed $7,500.00 plus one half of any disbursements. The parties hereby
acknowledge and agree that the closing of the IDA Transaction is currently schedule to occur on
February 27, 2013. At such closing, Landlord shall pay the IDA Costs and the invoice of Landlord’s
IDA Counsel and Tenant shall reimburse Landlord for its share of the actual costs within thirty (30)
days of Landlord’s invoice therefor. In addition, each party hereby agrees to indemnify, defend and hold
harmless the other party from and against any suits, actions, claims, losses, liability and/or damages
(including, without limitation, reasonable attorneys’ fees and disbursements) arising out of the default
by the indemnifying party under any of the indemnifying party’s obligations under the IDA Transaction.



(C) The parties hereby acknowledge and agree that this lease is subject to and contingent
upon Landlord and Bed Bath & Beyond of Farmingdale, Inc. (“BBB™) entering into a Lease
Termination Agreement whereby BBB surrenders the Demised Premises and transfers its right, title and
interest in and to the Generator (as defined in Article 53 hereof) to Landlord.

2. Term. (A)  The term (“Term”, “term” or “Demised Term”) of this lease, Tenant’s
right to occupy the Demised Premises and Tenant’s obligation to pay Rent (as defined in Paragraph 43
hereof) and all items of additional rent shall commence on the earlier to occur of (i) Substantial
Completion (as hereinafter defined) of Landlord’s Work (as hereinafter defined), and (ii) the date
Tenant takes occupancy of the Demised Premises and commences its business operations therein (the
“Commencement Date”). The Term of this lease shall expire on the day preceding the day which is
twelve (12) years and six (6) months after (x) the Commencement Date (but only if the Commencement
Date occurred on the first day of a calendar month) or (y) the first day of the first full calendar month
following the Commencement Date (if the Commencement Date did not occur on the first day of a
calendar month) (the “Expiration Date™).

(B)  The terms “Substantial Completion” and “Substantially Completed” (or other variations
thereof), as used herein, are defined to mean when: (a) the only items of Landlord’s Work needed to be
completed are punchlist items, and (b) the final inspection by the municipality having jurisdiction over
the Demised Premises has been successfully passed; but if Landlord shall be delayed in such
“substantial completion” as a result of (i) Tenant’s failure to deliver the Design Plan (as hereinafter
defined) on or before the Design Plan Delivery Deadline (as hereinafter defined); (i1) Tenant’s request
for materials, finishes or installations other than Landlord’s standard; (iii) Tenant’s changes in said the
Design Plan or in any plans or specifications contained therein or in the Construction Documents; (iv)
the performance or completion of any work, labor or services by a party employed by Tenant; (v)
Tenant’s interference or failure to cooperate with the performance of Landlord’s Work (including
* without limitation the execution of documents required by the local municipality); (vi) Tenant’s failure
to approve, or approve as noted, final construction documents within five (5) business days after
submission thereof to Tenant for approval; (vii) Tenant’s failure to provide Landlord with finish
specifications for Landlord’s Work within five (5) days following Tenant’s delivery of the Design Plan,
or (viii) Tenant’s failure to pay the initial installment of Rent and Tenant’s portion of the IDA Costs due
under Article 1(B) hereof(it being understood and agreed that Landlord shall not commence the
performance of Landlord’s Work until all such deliveries and payments have been made), or (ix)
Tenant’s failure to complete the Value Engineering Process and/or the Board Approval Process (as such
terms are defined in Article 5) if applicable, on or before the end of the VAP/BAP Period (as defined in
Article 5 hereof) (all such delays being hereinafter referred to as “Tenant Delay”); then the
Commencement Date shall be accelerated by the number of days of such Tenant Delay (however,
Landlord shall not be obligated to deliver the Demised Premises to Tenant and Tenant shall not have the
right to occupy the Demised Premises until Landlord’s Work is “Substantially Completed™). Moreover,
in the event of an accumulation of Tenant Delays in excess of thirty (30) days in the aggregate, the
Commencement Date shall automatically be deemed to be the date that is ten weeks following the
effective date of this lease. Tenant waives any right to rescind this lease under Section 223-a of the
New York Real Property Law or any successor statute of similar import then in force and further waives
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the right to recover any damages which may result from Landlord’s failure to deliver possession of the
Demised Premises on the Commencement Date set forth in Article 2(A) above.

(C) A “Lease Year” shall be comprised of a period of twelve (12) consecutive months
(except the thirteenth Lease Year, which shall consist of six (6) consecutive months). The first Lease
Year shall commence on the Commencement Date but, notwithstanding the first sentence of this
paragraph, if the Commencement Date is not the first day of a month, then the first Lease Year shall
include the additional period from the Commencement Date to the end of the then current month. Each
succeeding Lease Year shall end on the anniversary date of the last day of the preceding Lease Year
(except the thirteenth Lease Year). For example, if the Commencement Date is April 1,2013, the first
Lease Year would begin on April 1, 2013, and end on March 31, 2014, and each succeeding Lease Year
would end on March 31st (except the thirteenth Lease Year, which would end on September 30, 2025).
If, however, the Commencement Date is April 2, 2013, the first Lease Year would end on April 30,
2014, the second Lease Year would commence on May 1, 2014, and each succeeding Lease Year would
end on April 30th (except the thirteenth Lease Year, which would end on October 31, 2025).

(D)  If, within five (5) business days after Landlord’s delivery to Tenant of a notice (which
may be via fax or email or via written notice) confirming the Commencement Date under this lease and,
if applicable, the date of substantial completion, Tenant does not object to the accuracy of the dates set
forth in such notice, Tenant shall be deemed to have approved the dates set forth in said notice.

(E)  If Tenant or its agents and/or contractors enter the Demised Premises prior to the
- Commencement Date in order for Tenant to install its telephone and computer lines and furniture for the
performance of any Alterations (as hereinafter defined) or installations in preparation for Tenant’s
occupancy thereof, all of the provisions of this lease, except Tenant’s obligation to pay Rent and
additional rent, shall govern such entry (including without limitation, Tenant’s indemnification
obligations). Any such entry shall be subject to Landlord’s prior written consent. Prior to entering
the Demised Premises Tenant shall deliver to Landlord (a) evidence of all insurance policies required to
be maintained by Tenant under this lease, and (b) evidence of insurance satisfactory to Landlord
maintained by the contractors or vendors entering the Demised Premises. Tenant shall coordinate
Tenant’s (and/or Tenant’s contractors and/or Tenant’s employees) entry upon the Demised Premises and
the performance of the above-referenced installations (and the timing thereof) with Landlord, and
Tenant (and Tenant’s contractors and employees) shall not interfere with Landlord’s performance of
Landlord’s Work (hereinafter defined), if any, in entering upon the Demised Premises and/or in
performing such installations. In the event that Tenant (and/or Tenant’s contractors and/or Tenant’s
employees) interferes with Landlord’s performance of Landlord’s Work, such interference shall be
deemed a Tenant Delay (in addition to those delineated herein).

3. Rent. (A)  The annual minimum rental (“Rent” or “rent”) is as follows:

During the first Lease Year, the Rent shall be $745,206.48, payable in equal monthly
installments of $62,100.54.



During the second Lease Year, the Rent shall be $767,562.72, payable in equal monthly
installments of $63,963.56.

During the third Lease Year, the Rent shall be $790,589.52, payable in equal monthly
installments of $65,882.46.

During the fourth Lease Year, the Rent shall be $814,307.28, payable in equal monthly
installments of $67,858.94.

During the fifth Lease Year, the Rent shall be $838,736.52, payable in equal monthly
installments of $69,894.71.

During the sixth Lease Year, the Rent shall be $863,898.60, payable in equal monthly
installments of $71,991.55.

During the seventh Lease Year, the Rent shall be $889,815.48, payable in equal monthly
installments of $74,151.29.

During the eighth Lease Year, the Rent shall be $916,509.96, payable in equal monthly
installments of $76,375.83.

During the ninth Lease Year, the Rent shall be $944,005.32, payable in equal monthly
installments of $78,667.11.

During the tenth Lease Year, the Rent shall be $972,325.44, payable in equal monthly
installments of $81,027.12.

During the eleventh Lease Year, the Rent shall be $1,001,495.28, payable in equal
monthly installments of $83,457.94.

During the twelfth Lease Year, the Rent shall be $1,031,540.04, payable in equal
monthly installments of $85,961.67.

During the thirteenth Lease Year (which shall consist of six (6) months only), the Rent
shall be $531,243.12, payable in equal monthly installments of $88,540.52.

(B)  Tenant agrees to pay the Rent to Landlord, without notice or demand, in lawful money of
the United States which shall be legal tender in payment of the debts and dues, public and private, at the
time of payment in advance on the first day of each calendar month during the Demised Term at the
office of the Landlord, or at such other place as Landlord shall designate, except that Tenant shall pay
the first monthly installment of Rent within thirty (30) days after the full execution and delivery of this
lease.



(C)  Tenant shall pay the Rent as above and as hereinafter provided, without any set off or
deduction whatsoever. Should the Commencement Date be a date other than the first day of a calendar
month, the Tenant shall pay a pro rata portion of the Rent on a per diem basis, based upon the first full
calendar month of the first Lease Year, from such date to and including the last day of that current
calendar month, and the first Lease Year shall include said partial month. The Rent payable for such
partial month shall be in addition to the Rent payable pursuant to the Rent schedule set forth above.

(D)  Notwithstanding the Rent schedule set forth in Article 3(A) above, provided Tenant is
not in default of any of its obligations under this lease, Tenant shall receive a Rent credit in the total
amount of $372,603.24 to be applied in six (6) installments of $62,100.54 toward the Rent due with
respect to each of the second through seventh full calendar months of the first Lease Year.

4, Use. (A) Tenant shall use and occupy the Demised Premises only for general,
administrative and medical offices, and for no other purpose. Landlord shall not unreasonably withhold
its consent to a request by Tenant to use the Demised Premises (or a portion thereof) for a lawful use
other than purposes permitted above. Without limiting the generality of the foregoing, Landlord shall
be deemed to be acting reasonably where it withholds its consent to any office use which (i) involves the
generation, storage, transport or processing of Hazardous Materials (other than as ancillary to another
permitted use), (ii) would require the issuance of a variance or require a change in the zoning
classification of the Real Property, (iii) would (in Landlord’s determination) tend to diminish the value
of the Building or the Real Property or damage the reputation of Landlord, or (iv) is prohibited pursuant
to the provisions of Article 20(I) hereof. Tenant shall be solely responsible, at its cost and expense, for
obtaining any required permits with respect to any such proposed use.

(B)  Tenant shall not use or occupy, suffer or permit the Premises, or any part thereof,
to be used in any manner which would in any way, in the reasonable judgment of Landlord, (i) violate
any laws or regulations of public authorities; (ii) make void or voidable any insurance policy then in
force with respect to the Building; (iii) impair the appearance, character or reputation of the Building;
(iv) discharge objectionable fumes, vapors or odors into the Building, air-conditioning systems or
Building flues or vents in such a manner as to offend other occupants. The provisions of this Section
shall not be deemed to be limited in any way to or by the provisions of any other Section or any Rule or
Regulation.

(C)  The placement of any equipment which will impose an evenly distributed floor
load in excess of 100 pounds per square foot shall be done only after written permission is received
from the Landlord. Such permission will be granted only after adequate proof is furnished by a
professional engineer that such floor loading will not overload the structure. Business machines and
mechanical equipment in the Premises shall be placed and maintained by Tenant, at Tenant’s expense,
in such manner as shall be sufficient in Landlord’s judgment to absorb vibration and noise and prevent
annoyance or inconvenience from extending out of the Demised Premises or to Landlord or any other
tenants or occupants of the Building.



(D)  Tenant will not at any time use or occupy the Demised Premises in violation of
the certificate of occupancy (temporary or permanent) issued for the Building or portion thereof of
which the Demised Premises form a part. Tenant hereby acknowledges that Landlord makes no
representations as to the compatibility of the Building systems with Tenant’s equipment.

(E)  Except if specifically permitted under Section A of this Article, Tenant shall not
use the Demised Premises or permit the Demised Premises to be used for any of the prohibited uses set
forth in Article 20(I) hereof.

¥ Tenant shall have access to the Demised Premises on a twenty-four hour per day,
seven (7) day per week basis.

(G)  Tenant shall not be permitted to store any items, including, without limitation,
inventory, furniture and equipment, outside of the Building unless Tenant first obtains Landlord’s prior
written consent.

(H)  Tenant agrees that the value of the Demised Premises and the reputation of the
Landlord will be seriously injured if the Demised Premises are used for any obscene or pornographic
purposes or if any obscene or pornographic material is permitted in the Demised Premises. Tenant
further agrees that Tenant will not permit any of these uses by Tenant or a sublessee or assignee of the
Demised Premises. Tenant agrees that if at any time Tenant violates any of the provisions of this
Article 4(H), such violation shall be deemed a breach of a substantial obligation of the terms of this
Jease and objectionable conduct. Pornographic material is defined for purposes of this Article 4(H) as
any written or pictorial matter with prurient appeal or any objects or instruments that are primarily
concerned with lewd or prurient sexual activity. Obscene material is defined here as it is in Penal Law
*235.00.

) Tenant shall provide and maintain, at its expense, the hand-held fire extinguishers
that are required to be maintained in Demised Premises by the governmental agency having jurisdiction
over this matter.

@) Tenant shall, at its own cost and expense, procure all necessary certificates,
permits, orders or licenses which may be required for the conduct of its business by any governmental
statute, regulation, ordinance or agency and that all governmental requirements relating to the use or
uses of the Demised Premises by the Tenant shall be complied with by the Tenant at its own cost and
expense.

(K)  Ethical and Religious Directives. Tenant agrees that it shall not use the Premises
as a drug/alcohol clinic and/or abortion clinic. Landlord agrees that no other Tenant in the building
shall be permitted to use its space for either a drug/alcohol clinic and/or abortion clinic. Landlord
acknowledges that Tenant may not permit or suffer the Demised Premises or any part thereof to be used
for any purpose or activities which do not adhere to the Ethical and Religious Directives for the Catholic
Health Care Services as published and interpreted by the Bishop of the Diocese of Rockville Centre as
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of the date of this Lease ("ERDs"), a copy of which ERD's, as now in effect, is available online at
http://www.ncbcenter.org/document.doc?id=147.

5. Landlord Alteration. (A) Tenant hereby accepts the Demised Premises in its
current “as is” condition and agrees that Landlord shall not be obligated to perform any work, make any
installation or incur any expense in order to prepare the Demised Premises for Tenant’s occupancy,
except that Landlord shall engage, as general contractor, its construction affiliate, Rechler Equity
Construction, LLC (“REC”), to perform the work and make the installations, as set forth on the
Construction Documents (as hereinafter defined), which work is sometimes hereinafter referred to as the
“Landlord’s Work”. In the event that there is a conflict or inconsistency between the provisions of this
lease (including the exhibits annexed hereto) and the work set forth on the Construction Documents,
such Construction Documents shall be controlling.

(B) On or before the date (the “Design Plan Deadline”) that is seven (7) days following
the date on which Landlord delivers to Tenant a fully-executed original of this lease, Tenant shall
approve a complete, detailed design plan for-the Demised Premises prepared by Landlord’s architect
(the “Design Plan”).

(C) Following Tenant’s approval of the Design Plan, Landlord shall commence the
preparation of construction documents for Landlord’s Work and shall submit same to Tenant for
Tenant’s approval, which shall not be unreasonably withheld. Tenant shall approve, or approve as
noted, such construction documents within five (5) business days after submission thereof to Tenant for
approval. Such final approved construction documents shall be herein referred to as the “Construction
Documents”). During the performance of Landlord’s Work, to the extent REC deems it necessary,
REC shall have the right to make minor changes to the Construction Documents as necessary to achieve
the overall scope of Landlord’s Work, however any change that would materially increase the amount of
Landlord’s Work Charge shall be subject to the approval of Tenant, which approval shall not be
unreasonably withheld, conditioned or delayed.

(D) Upon completion of the Construction Documents, but prior to the commencement of
the Landlord’s Work, REC shall engage in its customary commercial construction bidding process on an
“open shop” basis, whereby REC solicits construction bids from qualified subcontractors in each
construction discipline (i.e., trade) to be engaged by REC for the performance of the Landlord’s Work.
Landlord shall solicit bids from at least two (2) subcontractors for each construction discipline. At
Tenant’s request, with respect to the heating, ventilating and air-conditioning, electrical, plumbing and
carpentry trades only, in addition to the subcontractors solicited by REC, Landlord shall cause REC to
solicit bids from one (1) or more subcontractors selected by Tenant (provided such proposed
subcontractor is reasonably acceptable to Landlord). Upon REC’s receipt of a bid from each
subcontractor, REC shall promptly deliver a copy of such bid to Tenant. After receipt, review and
leveling of all subcontractor bids, REC shall: (i) select the lowest qualified bid from among the
subcontractors bidding in each such construction discipline, and (ii) provide Tenant with a notice (the
“Landlord’s Pricing Notice™) setting forth (a) an estimate of Landlord’s Work Charge (as hereinafter
defined) and (b) the Contingency (as hereinafter defined).
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(E) If REC delivers a Landlord’s Pricing Notice with a Landlord’s Work Charge
exceeding the sum of $2,003,506.00, Tenant shall have the right to: (a) engage in a value engineering
process to change the Construction Documents in order to reduce Landlord’s Work Charge (the “Value
Engineering Process™), and/or (b) submit a proposal to Tenant’s board to approve a Landlord’s Work
Charge in excess of $2,003,506.00 (the “Board Approval Process™). Landlord’s and REC’s architect
and construction staff shall cooperate with Tenant in such value engineering process. If Tenant elects to
engage in the Value Engineering Process, then following the written approval by Tenant of the desired
changes to the Construction Documents, REC shall deliver arevised Landlord’s Pricing Notice. Tenant
shall have a period of seven (7) days (the “VEP/BAP Period”) following the delivery of the initial
Landlord’s Pricing Notice to engage in either or both of the Value Engineering Process and the Board
Approval Process. To the extent that the Value Engineering Process and/or Board Approval Process, as
applicable are not completed by the end of the VEP/BAP Period, any delay in the completion of
Landlord’s Work caused by Tenant’s failure to complete the Value Engineering Process and/or the
Board Approval Process during the VEP/BAP Period shall be deemed to be a Tenant Delay.

(F) Landlord’s Work shall be performed by REC at the cost and expense of Tenant,
except that Landlord shall contribute (“Landlord’s Contribution™) the Allowance (as hereinafter
defined) and the Non-Contingency Cost Overruns (as hereinafter defined). The term “Allowance” shall
mean and refer to the sum of $977,320.00. The term “Non-Contingency Cost Overruns” shall mean and
refer to the amount by which the final Landlord’s Work Charge as calculated upon the Substantial
Completion of Landlord’s Work exceeds the sum of (a) the amount of Landlord’s Work Charges
estimated in the final Landlord’s Pricing Notice, plus (b) the amount of the Contingency.
Notwithstanding the foregoing, any increases in Landlord’s Work Charge resulting from Tenant
Requested Change Orders (as hereinafter defined) and/or Noticed Tenant Delay (as hereinafter defined)
shall not be included in the calculation of Non-Contingency Cost Overruns and shall be the
responsibility of Tenant. The term “Contingency”, as used herein, mean and refer to an amount equal to
five (5%) of the Landlord’s Work Charge set forth in the final Landlord’s Pricing Notice. The term
“Tenant Requested Change Order”, as used herein, shall mean and refer to a change order requested by
and approved by Tenant in writing. The term “Noticed Tenant Delay™ shall mean and refer to a Tenant
Delay of which Landlord has provided Tenant with notice (either in writing, by email or by facsimile)
within ten (10) days of Landlord learning of same.

(G) Tenant shall be responsible for paying to Landlord or if designated by Landlord, to
REC (“Tenant’s Contribution”): (i) the amount by which the Landlord’s Work Charge estimated in the
final Landlord Pricing Notice exceeds the Allowance (the “Overage™), (ii) Contingency Cost Overruns
(as hereinafter defined), and (iii) any increases in Landlord’s Work Charge resulting from Tenant
Requested Change Orders and/or Noticed Tenant Delays. The term “Contingency Cost Overruns” shall
mean and refer to lesser of (a) the amount of the Contingency (which shall be used to pay actual
increases in Landlord’s Work Charge and shall not be a liquidated sum), and (b) the amount by which
the final Landlord’s Work Charge, as calculated upon the substantial completion of Landlord’s Work,
exceeds the Landlord’s Work Charge estimated in the final Landlord’s Pricing Notice (excluding any
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increases in Landlord’s Work Charge resulting from Tenant Requested Change Orders and/or Noticed
Tenant Delays which shall not be included in the calculation of Contingency Cost Overruns).

(H) Tenant shall pay Tenant’s Contribution as follows: (i) within ten (10) days after the
delivery by REC of notice that fifty (50%) percent of Landlord’s Work (based upon cost) has been
completed, Tenant shall pay to Landlord, or to REC, if requested by Landlord, an amount equal to fifty
(50%) of the Overage, and (ii) within ten days following the Substantial Completion of Landlord’s
Work, Tenant shall pay the balance of Tenant’s Contribution (i.e., the remaining balance of the
Overage, any Contingency Cost Overruns and any increases in Landlord’s Work Charge resulting from
Tenant Requested Change Orders and/or Noticed Tenant Delays). The parties here by acknowledge
and agree that there may be certain third party invoices related to Landlord’s Work which are not
available at the time of Substantial Completion and that Tenant shall pay any such invoices within ten
(10) days following Landlord’s invoice therefor but only to the extent that such additional invoices
would have been part of Tenant’s Contribution (i.e., that such invoices are either Contingency Cost
Overruns or increases in Landlord’s Work Charges resulting from Tenant’s Requested Change Orders
and/or Noticed Tenant Delays). To the extent that such addition invoices consist of Non-Contingency
Cost Overruns, Tenant shall not be obligated to pay same. In order to assist Tenant in expediting
payment when said invoices are sent to Tenant, Landlord will make best efforts at the time of
Substantial Completion to provide Tenant with a list of any third parties that, to Landlord’s knowledge,
are not paid in full, and any known unpaid amounts owed to third parties that have not yet been
invoiced.

@ As used throughout this Article, the “Landlord’s Work Charge” means the sum
of the following components: (i) the total Cost of Work (as hereinafter defined), plus (ii) an amount
equal to ten (10%) percent of the total Cost of Work for REC’s Overhead, plus (iii) an amount equal to
one and one-half (1.5%) percent of the total Cost of Work, for REC’s insurance costs, plus (iv) an
amount equal to ten (10%) percent of the sum of the preceding three components, for REC’s contractor
fee. The term “Cost of Work” shall include direct sub-contractor costs, labor costs, direct material costs
(including Attic stock), General Conditions (including but not limited to: cost for permits, licenses,
inspections, bonds, carting & cleaning) any applicable sales tax and any other third party costs
associated with the work.

@) Notwithstanding anything to the contrary contained in this Article 5, Landlord’s
Work shall not include the purchase, transport or installation of Tenant’s furniture, office equipment or
communication and data lines, equipment and accessories, which shall be installed by Tenant, at
Tenant’s sole cost and expense, in accordance with plans and specifications developed by Tenant and
approved by Landlord.

6. Utilities. (A) Tenant shall furnish and pay for, at its sole cost and expense, all utilities
supplied to the Demised Premises (with the exception of water) by any utility company, whether public
or private, including but not limited to gas, electricity, fuel oil and telephone. Notwithstanding the
foregoing, if as of the Commencement Date, the electric and/or natural gas service is not separately
metered for the Demised Premises Tenant shall pay to Landlord, as additional rent, within five (5) days
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of Landlord’s invoice thereof, Tenant’s Proportionate Share of the electricity and/or natural gas charges
as measured by the meter servicing the Demised Premises. In the event Tenant fails to open an account
in its own name with the electric and/or natural gas utility company as of the Commencement Date (or
as of the date that the Demised Premises becomes separately metered, if later than the Commencement
Date), Tenant shall reimburse Landlord for the utility charges incurred by Landlord in providing service
to the Demised Premises prior to the date the accounts have been transferred and shall pay Landlord’s
administrative fee of ten (10%) percent of the amount so due. Such sums shall be paid by Tenant as
additional rent, within ten (10) days of Landlord’s invoice therefor. Nothing in the foregoing shall be
deemed to relieve Tenant from the obligation to transfer the accounts to its name or to prevent Landlord
from terminating the utility service account in its name effective as of the Commencement Date (or as
of the date that the Demised Premises becomes separately metered, if later than the Commencement
Date) or any date thereafter.

(B)  The parties hereby acknowledge and agree that the Demised Premises are not separately
metered for water or for sprinkler supervisory service. Tenant shall pay to Landlord, as additional rent,
within ten (10) days of Landlord’s invoice therefor, Tenant’s Proportionate Share of Landlord’s cost for
water consumed at the Building and/or Real Property, for sprinkler supervisory service and for sewer
charges, if any, assessed or imposed against the Building and/or Real Property. Tenant shall not use
water for other than normal lavatory purposes.

7. Landlord’s Repairs. (A) Subject to the provisions of Article 25 of this Lease,
Landlord, at its expense, will make or cause its designated contractor to make all the repairs to and
provide the maintenance for the Demiséd Premises and maintain the Demised Premises in good
condition (excluding painting and decorating, which shall be the responsibility of Tenant), except such
repairs and maintenance as may be necessitated by the negligence, improper care or use of such
premises and facilities by Tenant, its agents, employees, licensees or invitees, which will be made by
Landlord or its designated contractor at Tenant’s expense. There shall be no allowance to Tenant for a
diminution of rental value and no liability on the part of Landlord by reason of inconvenience,
annoyance or injury to business arising from Landlord, Tenant or others making any repairs, alterations,
additions or improvements in or to any portion of the Building or of Demised Premises, or in or to the
fixtures, appurtenances or equipment thereof, and no liability upon Landlord for failure of Landlord or
others to make any repairs, alterations, additions or improvements in or to any portion of the Building or
of the Demised Premises, or in or to the fixtures, appurtenances or equipment thereof. Except for
repairs and maintenance as may be necessitated by the negligence, improper care or use by Tenant, its
agents, employees, licensees or invitees (which will be made by Landlord or its designated contractor at
Tenant’s expense), Landlord shall be fully responsible for maintenance of the Building and the common
areas, including, without limitation, all exterior walls, roofs, sidewalks, landscaping and parking areas,
and all systems, including, without limitation, electrical, plumbing, base building heating, ventilating
and air conditioning, sprinkler and alarm systems servicing the Demised Premises.

(B)  During the term of the IDA Transaction, Landlord will perform its maintenance, repair
and replacement obligations set forth in this lease in a manner as will keep the Building and Real
Property in good and safe operating order and condition, ordinary wear and tear excepted and, except for
Tenant’s obligations set forth herein, will make, all replacements and repairs thereto (whether ordinary
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or extraordinary, structural or nonstructural, foreseen or unforeseen) reasonably necessary to ensure the
continuity of the operations of Tenant for the purposes contemplated by the IDA Transaction. All
replacements and repairs effected by Landlord shall be performed in a good and workmanlike manner
and shall be made and installed in compliance with all Legal Requirements. The term “Legal
Requirements”, as used in this Article 7(B), shall mean the Constitutions of the United States and of the
State of New York, all federal and state laws, statutes, codes, acts, ordinances, resolutions, orders,
judgments, decrees, injunctions, rules, regulations and authorizations, whether foreseen or unforeseen,
ordinary or extraordinary, permits, licenses, authorizations, directions and requirements (including but
not limited to zoning, land use, planning, environmental protection, air, water and land pollution, toxic
wastes, hazardous wastes, solid wastes, wetlands, health, safety, equal opportunity, minimum wages,
and employment practices) of all governments, departments, commissions, boards, courts, authorities,
agencies, officials and officers, foreseen or unforeseen, ordinary or extraordinary, that are applicable
now or may be applicable at any time hereafter to Landlord, the Building and/or the Real Property any
use or condition of the the Building and/or the Real Property or any part thereof. Notwithstanding
anything contained to the contrary in this Article 7(B), nothing in this Article 7(B) shall be deemed to
limit or relieve Tenant from any of its maintenance, repair and/or replacement obligations or from its
obligations to comply with law set forth in this lease.

8. Cleaning and Rubbish Removal. Landlord shall, at Landlord’s cost and expense,
perform the cleaning services set forth on Schedule A annexed hereto.

9. Parking Field. The parking areas available for the use of the Tenant herein and the other
tenants of the Building of which the Demised Premises form a part are to be used by Tenant, its
servants, employees, agents, business invitees and patrons on a first come first served basis, subject to
the rules and regulations of Landlord. However, in no event shall Tenant use more than two hundred
(200) parking spaces at the Building. Notwithstanding the foregoing, from time to time, for Tenant’s
meeting needs, Tenant shall be permitted to use on short term, transitory, overflow and temporary basis,
up to fifty (50) additional parking spaces in the areas marked as “Temporary Parking Area” on the
Parking Plan annexed hereto as Exhibit B (collectively “Temporary Spaces™), provided (a) the
Temporary Spaces shall be used on a first come, first serve basis, (b) Tenant’s use of the Temporary
Spaces does not violate applicable law and does not interfere with or jeopardize the parking spaces of
other tenants, (c) Tenant does not use any spaces that are designated as reserved for other tenants, and
(d) Tenant does not use more than fifty (50) parking spaces in the Temporary Parking Area. Twenty
(20) of Tenant’s allotted number of parking spaces shall be allocated as reserved, as shown on the
Parking Plan annexed hereto as Exhibit B. It is also understood and agreed that Landlord shall have the
right at any time to modify or alter the parking layout and traffic pattern in the parking areas and to
diminish the available parking areas without any liability to Tenant or any diminution or abatement of
rent or additional rent.

10.  Intentionally Omitted._

11.  Taxes and Other Charges. (A) As used in and for the purposes of this Paragraph 49, the
following definitions shall apply:
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6] “Taxes” shall be the real estate taxes, assessments, special or otherwise, sewer
rents, rates and charges, and any other governmental charges, general, specific, ordinary or
extraordinary, foreseen or unforeseen, levied on a calendar year or fiscal year basis against the Real
Property. If at any time during the Term the method of taxation prevailing at the date hereof shall be
altered so that there shall be levied, assessed or imposed in lieu of, or as in addition to, or as a substitute
for, the whole or any part of the taxes, levies, impositions or charges now levied, assessed or imposed
on all or any part of the Real Property (w) a tax, assessment, levy, imposition or charge based upon the
rents received by Landlord, whether or not wholly or partially as a capital levy or otherwise, or (x) a tax,
assessment, levy, imposition or charge measured by or based in whole or in part upon all or any part of
the Real Property and imposed on Landlord, or (y) a license fee measured by the rent payable by Tenant
to Landlord, or (z) any other tax, levy, imposition, charge or license fee however described or imposed;
then all such taxes, levies, impositions, charges or license fees or any part thereof, so measured or based,
shall be deemed to be Taxes.

(B)  Except as set forth herein, Tenant shall pay Landlord Tenant’s Proportionate Share of all
Taxes levied against the Real Property (“Tenant’s Tax Payment” or “Tax Payment™). A copy of the
current tax bill for the Real Property has been annexed hereto as Exhibit 3, except that Tenant shall not
be obligated to pay any Taxes due and payable with respect to the period occurring prior to December 1,
2013. Notwithstanding anything contained to the contrary in this Article 11, during all portions of the
Term of this lease where the PILOT Program (hereinafter defined) remains in effect, the term “Tenant’s
Tax Payment” or “Tax Payment”, as used in this Article 11 shall mean and refer to an amount equal to:
(i) one hundred (100%) percent of all payments-in-lieu of taxes attributable to Tenant and/or the
Demised Premises under the PILOT Program, and (ii) Tenant’s Proportionate Share of any “Taxes™
which are not covered by the PILOT Program (for example ad valorem Taxes). The term “PILOT
Program” shall be deemed to mean and refer to the arrangement for payments to be made by Landlord in
lieu of real estate taxes and assessments pursuant to that certain Payment in Lieu of Taxes Agreement
and/or Lease Agreement entered into by and between Landlord and the Agency in connection with the
IDA Transaction. Tenant shall pay such payments-in-lieu of taxes directly to the Agency as
contemplated under the Lease Agreement entered into between the Agency and Tenant.

(C)  Landlord shall render to Tenant a statement containing a computation of Tenant’s Tax
Payment (“Landlord’s Statement”). Within fifteen (15) days after the rendition of the Landlord’s
Statement, Tenant shall pay to Landlord the amount of Tenant’s Tax Payment. At Landlord’s option, on
the first day of each month following the rendition of each Landlord’s Statement, Tenant shall pay to
Landlord, on account of Tenant’s next Tax Payment, a sum equal to one-twelfth (1/12th) of Tenant’s
last Tax Payment due hereunder, which sum shall be subject to adjustment for subsequent increases in
Taxes.

(D)  Ifduring the Term, Taxes are required to be paid by Landlord as a tax escrow payment to

a mortgagee, then, at Landlord’s option, the installments of Tenant’s Tax Payment shall be
correspondingly accelerated so that Tenant’s Tax Payment or any installment thereof shall be due and
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payable by Tenant to Landlord at least thirty (30) days prior to the date such payment is due to such
mortgagee.

(E)  Tenant shall not, without Landlord’s prior written consent, institute or maintain any
action, proceeding or application in any court or other governmental authority for the purpose of
changing the Taxes (a “Tax Contest”). If, as a result of a Tax Contest, Landlord actually receives a
refund of Taxes (or credit is actually applied in lieu thereof) attributable to any tax year or tax years
occurring during the Term, then, provided Tenant had made full payment of Tenant’s Tax Payment for
all affected tax years, Landlord shall recalculate each affected Tenant’s Tax Payment based upon the
finally determined Taxes for each affected tax year and deliver a revised Landlord’s Statement to
Tenant. Inthe event that the amount paid by Tenant for the original Tenant’s Tax Payment exceeds the
amount of the revised Tenant’s Tax Payment, then Landlord, at its option, shall either refund such
excess to Tenant, or credit such excess to Tenant towards a future payment of Taxes. Landlord shall
have the right to include in the calculation of Taxes (for a subsequent tax year), or to deduct from any
refund that may become due to Tenant as a result of the Tax Contest, the costs and expenses incurred by
Landlord in instituting and prosecuting a Tax Contest hereunder.

) Landlord’s failure to render a Landlord’s Statement with respect to any Escalation Year
shall not prejudice Landlord’s right to render a Landlord’s Statement with respect to any Escalation
Year. The obligations of Tenant under the provisions of this Article with respect to any additional rent
for any Escalation Year shall survive the expiration or any sooner termination of the Demised Term.

(G)  Notwithstanding anything contained to the contrary in this Article 11, if any increase in
Taxes shall be due to improvements made or performed by or on behalf of Tenant, such increases shall
be paid in full by Tenant each year without apportionment.

12. Tenant’s Repairs. Except for Landlord’s obligations set forth in Article 7 hereof,
Tenant shall, at its own cost and expense, keep the Demised Premises in good condition, repair and
appearance at all times throughout the term of this lease. Notwithstanding anything contained to the
contrary in this lease: (a) Tenant shall be responsible for the replacement of any bulbs and ballasts in
the lighting fixtures in the Demised Premises, except that if any ballasts require replacement in the first
Lease Year, Landlord shall perform such replacement at Landlord’s sole cost and expense, and (b) in the
event that, at any time, a supplemental air conditioning unit or units service the Demised Premises,
Tenant shall, at its own cost and expense, maintain, repair and replace, as necessary, such supplemental
air conditioning unit or units (and all of the components thereof). Accordingly, Tenant shall at all times
obtain and keep in full force and effect for the benefit of Landlord and Tenant with Landlord’s Building
heating, ventilating and air conditioning contractor, a service repair and maintenance contract with
respect to such supplemental systems and components. A copy of such contract and each renewal
thereof shall upon issuance and thereafter not later than ten (10) days prior to expiration be furnished to
Landlord together with evidence of payment therefor.

13.  Fixtures & Installations. All appurtenances, fixtures, improvements, additions and other
property attached to or built into the Demised Premises, whether by Landlord or Tenant or others, and
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whether at Landlord’s expense, or Tenant’s expense, or the joint expense of Landlord and Tenant, shall
be and remain the property of Landlord (except for purposes of sales tax which shall remain Tenant’s
obligation). All trade fixtures, furniture, furnishings and other articles of movable personal property
owned by Tenant and located within the Premises (collectively, “Tenant’s Property’’) may be removed
from the Premises by Tenant at any time during the Term. Tenant, before so removing Tenant’s
Property, shall establish to Landlord’s satisfaction that no structural damage or change will result from
such removal and that Tenant can and promptly will repair and restore any damage caused by such
removal without cost or charge to Landlord. Any such repair and removal shall itself be deemed an
Alteration (as defined in Article 14 below) within the purview of this lease. Notwithstanding the
foregoing, Landlord may, at its option, in lieu of requiring Tenant to perform such removal and
restoration, invoice Tenant for the estimated cost for performing such work and Tenant shall pay such
invoice, as additional rent, within thirty (30) days of such invoice. Any Tenant’s Property for which
Landlord shall have granted any allowance, contribution or credit to Tenant shall, at Landlord’s option,
not be so removed. All the outside walls of the Demised Premises including corridor walls and the
outside entrance doors to the Demised Premises, any balconies, terraces or roofs adjacent to the
Demised Premises, and any space in the Demised Premises used for shafts, stacks, pipes, conduits, ducts
or other building facilities, and the use thereof, as well as access thereto in and through the Demised
Premises for the purpose of operation, maintenance, decoration and repair, are expressly reserved to
Landlord, and Landlord does not convey any rights to Tenant therein.

14. Alterations. (A) Tenant shall make no alterations, decorations, installations,
additions or improvements (hereinafter collectively referred to as “Alterations™) in or to the Demised
Premises. Tenant may make written request to Landlord that certain Alterations be made to the Demised
Premises, but all such Alterations shall be performed, if at all, (i) in the sole and absolute discretion of
Landlord, (ii) by Landlord or its designee and (iii) at the sole cost and expense of Tenant. Any
Alteration to be performed in, on or to the Demised Premises shall be performed by Landlord (which
term as used in this Article 14(A) shall be deemed to include Landlord and/or Landlord’s contractor)
and Tenant shall pay Landlord for all costs and charges for such Alteration (including, without
limitation, the cost of any drawings, plans, layouts and/or specifications prepared by Landlord or its
consultants with respect to such Alteration). Notwithstanding anything in this lease to the contrary, the
following work items shall not require the consent of Landlord:

e Wiring or cabling in respect of technology including computers, telephones, audio visual and
wireless devices Installation, removal and repairs of technology systems (including telephones,
computers and audio visual equipment) and racks.

e Installation of pictures and other decorative items

¢ Installation, removal and/or relocation of work stations, cabinets, counters and desk units,
conference and office furniture.

e Installation, removal or relocation of audio visual systems.

o Installation or removal of signage within the premises.

e Repairs to furniture, cabinets and equipment.
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(B)  Inthe event that Landlord, in its sole and absolute discretion, permits Tenant to
perform specific Alterations in lieu of Landlord or Landlord’s contractor (the “Permitted Alterations™),
the following provisions shall apply:

(i) All Permitted Alterations done by Tenant shall at all times comply with (a)
laws, rules, orders and regulations of governmental authorities having jurisdiction thereof, and (b) rules
and regulations of the Landlord attached as Schedule B.

(i1) With respect to all Permitted Altefations, architectural and engineering plans
and specifications prepared by and at the expense of Tenant shall be submitted to Landlord for its prior
written approval in accordance with the following requirements:

(a) With respect to any Permitted Alterations to be performed by Tenant
pursuant to this lease, Tenant shall, at its expense, furnish Landlord with complete architectural,
mechanical and electrical construction documents for work to be performed by Tenant (the “Tenant’s
Plans”). All of the Tenant’s Plans shall: (x) be compatible with the Landlord’s building systems and
specifications, (y) comply with all applicable laws and the rules, regulations, requirements and orders of
any and all governmental agencies, departments or bureaus having jurisdiction, and (z) be fully detailed,
including locations and complete dimensions;

(b) Tenant’s Plans and Tenant’s contractors shall be subject to approval
by Landlord;

(¢) Tenant shall, at Tenant’s expense, (x) cause Tenant’s Plans to be filed
with the governmental agencies having jurisdiction thereover, (y) obtain when necessary all
governmental permits, licenses and authorizations required for the work to be done in connection
therewith, and (z) obtain all necessary certificates of occupancy, both temporary and permanent.
Iandlord shall execute such documents as may be reasonably required in connection with the foregoing
and Landlord shall otherwise cooperate with Tenant in connection with obtaining the foregoing, but
without any expense to Landlord. Tenant shall make no amendments or additions to Tenant’s Plans
without the prior written consent of Landlord in each instance;

(d) No work shall commence in the Premises until (x) Tenant has
procured all necessary permits therefor and has delivered copies of same to Landlord, (y) Tenant (i) has
procured a paid builder’s risk insurance policy on an “all risk” basis and on a completed value form,
including a Permission to Complete and Occupy endorsement, for full replacement value covering the
interest of Landlord and Tenant (and their respective contractors and subcontractors), any mortgagee
and any lessor under any ground lease of which Landlord notifies Tenant from time to time, in all work
incorporated in the Building and all materials and equipment in or about the Premises, such insurance
policy naming Landlord and any other parties whose names have been provided by Landlord to Tenant
from time to time as additional insureds and (ii) has delivered to Landlord a certificate of insurance
evidencing such policy, and (z) Tenant or its contractor has procured a workmen’s compensation
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insurance policy covering the activities of all persons working at the Premises naming Landlord as an
additional insured and has delivered to Landlord a certificate of insurance evidencing such policy;

(e) Tenant may use any licensed architect or engineer to prepare its plans
and to file for permits, provided, however, that such architect or engineer shall, at all times, be required
to maintain professional liability insurance in an amount satisfactory to Landlord. However, all such
plans and permit applications shall be subject to review, revision and approval by Landlord or its
architect;

(f) Tenant, at its expense, shall perform all work in connection with all
Permitted Alterations, in accordance with Tenant’s Plans, and such work shall be subject to Landlord’s
supervisory fee charge of 10% of the cost thereof. In receiving such fee, Landlord assumes no
responsibility for the quality or manner (including, without limitation, the means, methods and/or
techniques) in which such work has been performed; and

(g) Tenant agrees that it will not, either directly or indirectly, use any
contractors and/or labor and/or materials if the use of such contractors and/or labor and/or materials
would or will create any difficulty with other contractors and/or labor engaged by Tenant or Landlord or
others in the construction, maintenance or operation of the Building or any part thereof.

(iii) Tenant’s Permitted Alterations shall be subject to the following additional
conditions: (a) the Permitted Alterations will not result in a violation of, or require an adverse change
in, any Certificate of Occupancy applicable to the Premises or the Building; (b) the outside appearance,
character or use of the Building shall not be affected; (¢) no part of the Building outside of the Premises
shall be physically affected; (d) the proper functioning of any mechanical and electrical system of the
Building shall not be affected.

(iv) Tenant shall defend, indemnify and save harmless Landlord against any and
all mechanics’ and other liens filed in connection with its Permitted Alterations, repairs or installations,
including the liens of any conditional sales of, or chattel mortgages upon, any materials, fixtures or
articles so installed in and constituting part of the Premises and against any loss, cost, liability, claim,
damage and expense, including reasonable counsel fees, penalties and fines incurred in connection with
any such lien, conditional sale or chattel mortgage or any action or proceeding brought thereon. Asa
condition precedent to Landlord’s consent to the making by Tenant of Permitted Alterations, Tenant
agrees to obtain and deliver to Landlord, written and unconditional waivers of mechanics’ liens for all
work, labor and services to be performed and materials to be furnished, signed by all contractors,
subcontractors, materialmen and laborers to become involved in such work.

v) Tenant, at its expense, shall procure the satisfaction or discharge of all
such liens within ten (10) days of the filing of such lien against the Premises or the Building. If Tenant
shall fail to cause such lien to be discharged within the aforesaid period, then, in addition to any other
right or remedy, Landlord may, but shall not be obligated to, discharge the same either by paying the
amount claimed to be due or by procuring the discharge of such lien by deposit or by bonding
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proceedings, and in any such event Landlord shall be entitled, if Landlord so elects, to compel the
prosecution of an action for the foreclosure of such lien by the lienor and to pay the amount of the
judgment in favor of the lienor with interest, costs and allowances. Any amount so paid by Landlord,
and all costs and expenses incurred by Landlord in connection therewith, together with interest thereon
at the maximum rate permitted by law from the respective dates of Landlord’s making of the payments
or incurring of the cost and expense, shall constitute additional rent and shall be paid on demand.

(vi) Nothing in this lease contained shall be construed in any way as
constituting the consent or request of Landlord, expressed or implied, to any contractor, subcontractor,
laborer or materialman for the performance of any labor or the furnishing of any material for any
improvement, alteration or repair of the Premises, nor as giving any right or authority to contract for the
rendering of any services or the furnishing of any materials that would give rise to the filing of any
mechanics’ liens against the Premises.

(C)  Tenant shall not be permitted to make, or to engage a contractor or artist to make,
any Alterations, decorations, installations, additions or other improvements (‘“Visual Alteration”) which
may be considered a work of visual art of any kind, and/or which might fall within the protections of the
Visual Artists Rights Act of 1990 (“VARA”) unless: (i) Tenant obtains, from each artist and/or
contractor who will be involved in said Visual Alteration, valid written waivers of such artist’s and/or
contractor’s rights under VARA in form and content reasonably acceptable to Landlord; and (ii)
Landlord consents to such Visual Alteration in writing. In the event that a claim is brought under
VARA with respect to any Visual Alteration performed in or about the Building by or at the request of
Tenant or Tenant’s agents or employees, Tenant shall indemnify and hold harmless Landlord against
and from any and all such claims. If any action or proceeding shall be brought against Landlord by
reason of such claim under VARA, Tenant agrees that Tenant, at its expense, will resist and defend such
action or proceeding and will employ counsel satisfactory to Landlord therefor. Tenant shall also pay
any and all damages sustained by Landlord as a result of such claim, including, without limitation,
attorney’s fees and the cost to Landlord of complying with VARA protections (which shall include
damages sustained as a result of Landlord’s inability to remove Visual Alterations from the Premises).
Failure of Tenant to strictly comply with the provisions of this Article 14(C) shall be deemed a default
under this lease, and Landlord shall be entitled to pursue all appropriate remedies provided herein, as
well as at law or in equity.  The provisions of this Article 14(C) shall survive the expiration or sooner
termination of this lease.

15.  Requirements of Law. (A) Tenant, at Tenant’s sole cost and expense, shall comply with
all statutes, laws, ordinances, orders, regulations and notices of Federal, State, County and Municipal
authorities, and with all directions, pursuant to law, of all public officers, which shall impose any duty
upon Landlord or Tenant with respect to the Demised Premises or the use or occupation thereof, except
that Tenant shall not be required to make any structural alterations in order so to comply unless such
alterations shall be necessitated or occasioned, in whole or in part, by the acts, omissions, or negligence
of Tenant or any person claiming through or under Tenant or any of their servants, employees,
contractors, agents, visitors or licensees, or by the use or occupancy or manner of use or occupancy of
the Demised Premises by Tenant, or any such person, in which case such structural alterations shall be
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made by Landlord at Tenant’s sole cost and expense. In addition, if, as a result of Tenant’s particular
manner of use of the Demised Premises, an alteration is required by law to be made any other portion of
the Building, Tenant shall reimburse Landlord for the reasonable cost of performing same.

(B) Landlord hereby represents to Tenant that, to Landlord’s actual knowledge as of the
date hereof, there are no Pre-Existing Hazardous Materials existing at or under the Real Property in
violation of existing law. In the event of a breach of such representation which materially and adversely
affects Tenant's use of the Demised Premises, Landlord hereby covenants to address such legal violation
in the manner required by applicable law. Notwithstanding the foregoing, if the subject legal violation
has been caused by the act or omission of a third party, then Landlord may seek to cause such third party
to address such legal violation. Landlord shall defend, indemnify and hold harmless Tenant, its
employees, agents, officers and directors from and against any claims, demands, penalties, fines,
liabilities, settlements, damages, costs or expenses arising therefrom. "Hazardous Materials" shall mean
any toxic or hazardous substance, material or waste, including without limitation medical waste, or any
other contaminant or pollutant which is or becomes regulated by any federal, state or local law,
ordinance, rule or regulation and shall include asbestos and petroleum products and the terms
"Hazardous Substance" and "Hazardous Waste" as defined in the Comprehensive Environmental
Response, Compensations and Liability Act, as amended, 42 U.S.C. §9601 et. seq. and the Resource
Conservation and Recovery Act ("RCRA"), as amended, 42 U.S.C. § 6901 et. seq. Landlord represents
and warrants that, to its actual knowledge (a) Landlord has not caused or permitted any activity to take
place on, in or under the Demised Premises which has generated, manufactured, treated, stored,
handled, disposed, produced or processed any Hazardous Materials except in compliance with all
applicable federal, state and local laws, regulations or ordinances, and has not caused nor permitted any
storage, release, discharge or disposal of any Hazardous Materials on, in or under the Premises; and (b)
Landlord knows of no action brought by or threatened by any governmental agency against Landlord to
enforce any law, regulation or ordinance relating to protection of health or the environment or any
litigation brought or threatened, or any settlements reached by any person(s) or group(s) alleging
Hazardous Materials on or arising from any activity conducted on the Premises. Landlord shall
indemnify and hold Tenant harmless for any Hazardous Materials or environmental condition that exists
at the Demised Premises as of the date hereof or which is caused by Landlord or its agents, contractors
and/or employees.

(C)  Tenant shall keep or cause the Demised Premises to be kept free of Hazardous
Materials (hereinafter defined). Without limiting the foregoing, Tenant shall not cause or permit the
Demised Premises to be used to generate, manufacture, refine, transport, treat, store, handle, dispose,
transfer, produce or process Hazardous Materials nor shall Tenant cause or permit, as a result of any
intentional or unintentional act or omission on the part of Tenant or any person or entity claiming
through or under Tenant or any of their employees, contractors, agents, visitors or licensees
(collectively, “Related Parties™), a release of Hazardous Materials onto the Demised Premises or onto
any other property. Tenant shall comply with and ensure compliance by all Related Parties with all
applicable Federal, State and Local laws, ordinances, rules and regulations, whenever and by whomever
triggered (including, without limitation, any regular testing regimes required by law), and shall obtain
and comply with, and ensure that all Related Parties obtain and comply with, any and all approvals,

21



registrations or permits required thereunder. Tenant shall (i) conduct and complete all investigations,
studies, samplings, and testing, and all remedial removal and other actions necessary to clean up and
remove such Hazardous Materials, on, from, or affecting the Demised Premises (a) in accordance with
all applicable Federal, State and Local laws, ordinances, rules, regulations, policies, orders and
directives, and (b) to the satisfaction of Landlord, and (ii) defend, indemnify, and hold harmless
Landlord, its employees, agents, officers, members, partners, principals and directors, from and against
any claims, demands, penalties, fines, liabilities, settlements, damages, costs, or expenses of whatever
kind or nature, known or unknown, contingent or otherwise, arising out of, or in any way related to, (a)
the presence, disposal, release, or threatened release of such Hazardous Materials which are on, from, or
affecting the soil, water, vegetation, buildings, personal property, persons, animals, or otherwise; (b) any
personal injury (including wrongful death) or property damage (real or personal) arising out of or related
to such Hazardous Materials; (¢) any lawsuit brought or threatened, settlement reached, or government
order relating to such Hazardous Materials; and/or (d) any violation of laws, orders, regulations,
requirements, or demands of government authorities, or any policies or requirements of Landlord, which
are based upon or in any way related to such Hazardous Materials, including, without limitation,
attorney and consultant fees, investigation and laboratory fees, court costs, and litigation expenses. In
the event this lease is terminated, or Tenant is dispossessed, Tenant shall deliver the Demised Premises
to Landlord free of any and all Hazardous Materials so that the conditions of the Demised Premises
shall conform with all applicable Federal, State and Local laws, ordinances, rules or regulations
affecting the Demised Premises. In the event that Landlord has a good faith belief that there has been a
release of Hazardous Materials for which Tenant is responsible hereunder, Landlord shall have the right
to engage an environmental engineering or consulting firm to conduct an inspection of the Real Property
and Demised Premises at Tenant’s sole cost and expense. Tenant shall reimburse Landlord for the cost
of any such inspection as well as the cost of any clean-up and testing performed pursuant thereto with
respect to Hazardous Materials for which Tenant is responsible hereunder. For purposes of this
paragraph, Tenant shall dispose of medical waste and other bio-hazardous waste in accordance with all
applicable laws. Tenant’s obligations under this Article 15 shall survive the expiration or earlier
termination of the term of this lease.

16. Endof Term. (A)  Upon the expiration or other termination of the Term of this lease,
Tenant shall, at its own expense, quit and surrender to Landlord the Demised Premises, broom clean, in
good order and condition, ordinary wear, tear and damage by fire or other insured casualty excepted, and
Tenant shall remove all of its property and shall pay to Landlord the cost to repair all damage to the
Demised Premises or the Building occasioned by such removal. All Alterations, fixtures, and all
paneling, partitions, railings, staircases and like installations, installed in the Demised Premises at any
time, either by Tenant or by Landlord on Tenant’s behalf, shall become the property of Landlord and
shall remain upon and be surrendered with the Premises unless Landlord elects to have such
installations removed at Tenant’s expense, in which event, the same shall be removed and the Demised
Premises returned to its original condition prior to expiration of the Term hereof, at Tenant’s expense.
Any property not removed from the Premises shall be deemed abandoned by Tenant and may be
retained by Landlord, as its property, or disposed of in any manner deemed appropriate by the Landlord.
Notwithstanding the foregoing, in the event that Tenant employs the use of an uninterrupted power
supply system or any other battery-based equipment, at Landlord’s election, Tenant shall remove such
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equipment prior to the expiration of the Term at its sole expense and in compliance with all applicable
laws, rules and regulations. Any expense incurred by Landlord in removing or disposing of such
property shall be reimbursed to Landlord by Tenant on demand. Tenant expressly waives, for itself and
for any person claiming through or under Tenant, any rights which Tenant or any such person may have
under the provisions of Section 2201 of the New York Civil Practice Law and Rules and of any
successor law of like import then in force, in connection with any holdover or summary proceeding
which Landlord may institute to enforce the foregoing provisions of this Article. Tenant’s obligation to
observe or perform this covenant shall survive the expiration or other termination of the Term of this
lease. If the last day of the Term of this lease or any renewal hereof falls on Sunday or a legal holiday,
this lease shall expire on the business day immediately preceding. Tenant’s obligations under this
Article 16 shall survive the Expiration Date or sooner termination of this lease.

(B)  Inthe event of any holding over by Tenant after the expiration or termination of
this lease without the consent of Landlord, Tenant shall:

(i) pay as holdover rental for each month of the holdover tenancy an amount
equal to the greater of (a) the fair market rental value of the Premises for such month (as reasonably
determined by Landlord) or (b) two hundred (200%) percent of the Rent payable by Tenant for the last
full calendar month prior to the Expiration Date, and otherwise observe, fulfill and perform all of its
obligations under this lease, including but not limited to, those pertaining to additional rent, in
accordance with its terms;

(ii) be liable to Landlord for any payment or rent concession which Landlord
may be required to make to any tenant in order to induce such tenant not to terminate an executed lease
covering all or any portion of the Premises by reason of the holdover by Tenant; and

(iii) be liable to Landlord for any damages suffered by Landlord as the result of
Tenant’s failure to surrender the Premises.

No holding over by Tenant after the Term shall operate to extend the Term.

The holdover, with respect to all or any part of the Premises, of a person deriving an
interest in the Premises from or through Tenant, including, but not limited to, an assignee or subtenant,
shall be deemed a holdover by Tenant.

Notwithstanding anything in this Article contained to the contrary, the acceptance of any
Rent paid by Tenant pursuant to this Article 16(B), shall not preclude Landlord from commencing and
prosecuting a holdover or eviction action or proceeding or any action or proceeding in the nature
thereof. The preceding sentence shall be deemed to be an “agreement expressly providing otherwise”
within the meaning of Section 232-c of the Real Property Law of the State of New York and any
successor law of like import.

23



(C)  Ifatany time during the last month of the Term Tenant shall have removed all or
substantially all of Tenant’s property from the Premises, Landlord may, and Tenant hereby irrevocably
grants to Landlord a license to, immediately enter and alter, renovate and redecorate the Premises,
without elimination, diminution or abatement of Rent, or incurring liability to Tenant for any
compensation, and such acts shall have no effect upon this lease.

17. Quiet Enjoyment. Landlord covenants and agrees with Tenant that upon Tenant paying
the Rent and additional rent and observing and performing all the terms, covenants and conditions on
Tenant’s part to be observed and performed, Tenant may peaceably and quietly enjoy the Demised
Premises during the Term of this lease without hindrance or molestation by anyone claiming by or
through Landlord, subject, nevertheless, to the terms, covenants and conditions of this lease including,
but not limited to, Article 22.

18. Signs. (A) Except as set forth in this Article 18, Tenant shall not place any signs on the
Demised Premises, Building or Real Property.

(B) Tenant shall have the right to install a sign containing Tenant’s name and/or logo on
the exterior of the Building at the main entrance to the Demised Premises located on the North side of
the Real Property (the “Entry Sign”) having a size approximately the same as Landlord’s standard tenant
identification signage. Tenant shall be responsible for obtaining all governmental approvals in
connection with such Entry Sign and the installation of the Entry Sign shall be subject to Landlord’s
approval (which shall not be unreasonably withheld) of the size, design, construction and manner of
installation. In no event shall the Entry Sign be illuminated. Upon the expiration or sooner termination
of the term of this lease, Tenant shall, at Landlord’s option, remove the Entry Sign and repair any
damage caused by such installation or removal.

(C) Tenant shall have the right to have the Tenant’s name set on a monument sign panel,
which will be installed, together with monument sign panels bearing the names of other tenants of the
Building, on the monument sign existing on the Real Property. The initial listings set forth in this
Article 18(C) shall be made at Landlord’s expense and any changes or modifications thereto shall be
made at Tenant’s expense.

(D) Landlord’s acceptance of any name for listing on the director or name plaque shall
not be deemed, nor will it substitute for, Landlord’s consent, as required by this lease, to any sublease,
assignment or other occupancy of the Demised Premises.

(E) The rights granted to Tenant under this Article 10 are personal to Catholic Health
System of Long Island, Inc. d/b/a Catholic Health Services of Long Island, and are non-transferable by
operation of law or otherwise.

19. Rules and Regulations. Tenant and Tenant’s agents, employees, visitors, and licensees
shall faithfully observe and comply with, and shall not permit violation of, the Rules and Regulations
set forth on Schedule B annexed hereto and made part hereof, and with such further reasonable Rules
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and Regulations as Landlord at any time may make and communicate in writing to Tenant which, in
Landlord’s judgment, shall be necessary for the reputation, safety, care and appearance of the Building
and the land allocated to it or the preservation of good order therein, or the operation or maintenance of
the Building, and such land, its equipment, or the more useful occupancy or the comfort of the tenants
or others in the Building. Landlord shall not be liable to Tenant for the violation of any of said Rules
and Regulations, or the breach of any covenant or condition, in any lease by any other tenant in the
Building.

20.  Right to Sublet or Assign. (A) Tenant covenants that it shall not assign this lease
nor sublet the Demised Premises or any part thereof by operation of law or otherwise, including, without
limitation, an assignment or subletting as defined in (D) below, without the prior written consent of
Landlord in each instance (which consent shall not be unreasonably withheld). Tenant may assign this
lease or sublet all or a portion of the Demised Premises with Landlord’s written consent (which consent
shall not be unreasonably withheld), provided:

(i) That such assignment or sublease is for ause which isin compliance with this
lease and the then existing zoning regulations and the Certificate of Occupancy;

(ii) That, at the time of such assignment or subletting, there is no default under
the terms of this lease on the Tenant’s part;

(iii) That, in the event of an assignment, the assignee shall assume in writing the
performance of all of the terms and obligations of the within lease;

(iv)  Thata duplicate original of said assignment or sublease shall be delivered
by certified mail to the Landlord at the address herein set forth within ten (10) days from the said
assignment or sublease and within ninety (90) days of the date that Tenant first advises Landlord of the
name and address of the proposed subtenant or assignee, as required pursuant to Article 20(B) hereof;

(v) Such assignment or subletting shall not, however, release the within
Tenant or any successor tenant or any guarantor from their liability for the full and faithful performance
of all of the terms and conditions of this lease;

(vi)  If this lease is assigned, whether or not in violation of the provisions of
this lease, Landlord may collect rent from the assignee. If the Demised Premises or any part thereof is
sublet or is used or occupied by anybody other than Tenant, whether or not in violation of this lease,
Landlord may, after default by Tenant, and expiration of Tenant’s time to cure such default, collect rent
from the subtenant or occupant. In either event, Landlord may apply the net amount collected to the
rents herein reserved, but no such assignment, subletting, occupancy or collection shall be deemed a
waiver of any of the provisions of this Article, or the acceptance of the assignee, subtenant or occupant
as tenant, or a release of Tenant from the further performance by Tenant of Tenant’s obligations under
this lease. The consent by Landlord to assignment, mortgaging, subletting or use or occupancy by others
shall not in any way be considered to relieve Tenant from obtaining the express written consent of
Landlord to any other or further assignment, mortgaging or subletting or use or occupancy by others not
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expressly permitted by this Article. References in this lease to use or occupancy by others, that is anyone
other than Tenant, shall not be construed as limited to subtenants and those claiming under or through
sub-tenants but as including also licensees and others claiming under or through Tenant, immediately or
remotely; and

(vii) That, in the event Tenant shall request Landlord’s consent to a proposed
assignment of this lease or proposed sublease of all or a portion of the Demised Premises, Tenant shall
pay or reimburse to Landlord the reasonable attorney fees incurred by Landlord in processing such
request,

(viii) That, in the case of a proposed subletting, there would not be, including thé
proposed subletting, more than one (1) subtenant in the Demised Premises.

(B)  Notwithstanding anything contained in this Article 20 to the contrary, no
assignment or underletting shall be made by Tenant in any event until Tenant has offered to terminate
this lease as of the last day of any calendar month during the Term hereof and to vacate and surrender
the Demised Premises to Landlord on the date fixed in the notice served by Tenant upon Landlord
(which date shall be prior to the date of such proposed assignment or the commencement date of such
proposed lease). Simultaneously with said offer to terminate this lease, Tenant shall advise the
Landlord, in writing, of the name and address of the proposed assignee or subtenant, a reasonably
detailed statement of the proposed subtenant/assignee’s business (which must be of a character and use
consistent with other tenants in the Building), reasonably detailed financial references, and all the terms,
covenants, and conditions of the proposed sublease or assignment.

(C)  Notwithstanding the foregoing, or anything to the contrary in this lease, Tenant is
permitted, without the consent of Landlord but upon written notice to Landlord, to assign or sublease its
rights and obligations under the lease to an entity formed by, or affiliated with, Tenant. In addition,
notwithstanding anything herein to the contrary, Tenant may assign this lease or sublet all or any part of
the Demised Premises to an Affiliate (as hereinafter defined) of Tenant without the consent of Landlord
but upon written notice to Landlord; provided, that (i) the assignment is for a valid business purpose and
not to avoid any obligations under this Lease, (ii) the assignee assumes by written instrument reasonably
satisfactory to Landlord all of Tenant’s obligations under this lease, and (iii) that Tenant shall not be
released or discharged from any liability under this lease by reason of such assignment. Landlord
acknowledges that Tenant is leasing the Demised Premises with the possible intention of using the
space for an affiliated entity, initially designated as a physician practice group. Both parties
acknowledge and agree that Tenant as a Hospital must use an affiliated entity to use the space for
medical offices. Both parties acknowledge and agree that the primary purpose of this lease for Tenant
is to be able to use the Demised Premises as medical offices by individual physicians, practice groups,
or other affiliated entities and the space is not primarily intended to be used by the Tenant, as a Hospital
directly. The term "Affiliate", as used herein, means, as to any designated person or entity, any other
person or entity which controls, is controlled by, or is under common control with, such designated
person or entity. Affiliate of Tenant shall be deemed to include the following parties: Catholic Health
Services of Long Island, CHS Services, Inc. and its corporate members, Catholic Home Care and Home
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Support Services, Good Shepherd Hospice, Our Lady of Consolation Geriatric Care Center, Good
Samaritan Nursing Home, St. Catherine of Siena Nursing Home, and the following hospitals: Mercy
Medical Center, St. Catherine of Siena Medical Center, St. Charles Hospital and Rehabilitation Center,
Good Samaritan Hospital Medical Center, St. Francis Hospital and St. Joseph Hospital, or any employee
or non-employee members or group of members of their respective medical staffs, and the Diocese of
Rockville Centre and the Bishop of Rockville Centre.

(D)  For purposes of this Article 20, (i) the transfer of a majority of the issued and
outstanding capital stock of any corporate tenant, or of a corporate subtenant, or the transfer of a
majority of the total equitable ownership interests in any tenant or subtenant of another business form,
however accomplished, whether in a single transaction or in a series of related or unrelated transactions,
shall be deemed an assignment of this lease, or of such sublease, as the case may be; (ii) any person or
legal representative of Tenant, to whom Tenant’s interest under this lease passes by operation of law or
otherwise, shall be bound by the provisions of this Article 20; and (iii) a modification or amendment of
a sublease shall be deemed a sublease,

(E)  Landlord agrees that it shall not unreasonably withhold its consent to a subletting
or assignment in accordance with the terms of this Article 20. In determining reasonableness, there
shall be taken into account the character and reputation of the proposed subtenant or assignee, the
specific nature of the proposed subtenant’s or assignee’s business and whether same is in keeping with
other tenancies in the building; the financial standing of the proposed subtenant or assignee; and the
impact of all of the foregoing upon the Building and the other tenants of Landlord therein. Landlord
shall not be deemed to have unreasonably withheld its consent if it refuses to consent to a subletting or
assignment to an existing tenant in any building which is owned by Landlord or its affiliate or to a
proposed subtenant or assignee with whom Landlord is negotiating a lease or if at the time of Tenant’s
request, Tenant is in default, beyond applicable grace and notice periods provided herein for the cure
thereof, of any of the terms, covenants and conditions of this lease to be performed by Tenant, or, if
Landlord’s lender’s consent to such transaction is required and same is not granted. Whenever Tenant
shall claim under this Article or any other part of this lease that Landlord has unreasonably withheld or
delayed its consent to some request of Tenant, Tenant shall have no claim for damages by reason of
such alleged withholding or delay, and Tenant’s sole remedy thereof shall be a right to obtain specific
performance or injunction but in no event with recovery of damages.

(F) Tenant shall not mortgage, pledge, hypothecate or otherwise encumber its interest
under this lease without Landlord’s prior written consent,

(G)  Without affecting any of its other obligations under this lease, except with respect
to any permitted assignment or subletting under Article 20(C) hereof, Tenant will pay Landlord as
additional rent any sums or other economic consideration, which (i) are due and payable to Tenant as a
result of any permitted assignment or subletting whether or not referred to as rentals under the
assignment or sublease (after deducting therefrom the reasonable costs and expenses incurred by Tenant
in connection with the assignment or subletting in question provided such costs were approved by
Landlord when it approved the assignment or sublease); and (ii) exceed in total the sums which Tenant
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is obligated to pay Landlord under this lease (prorated to reflect obligations allocable to that portion of
the Demised Premises subject to such assignment or sublease), it being the express intention of the
parties that Tenant shall not be entitled to any profit by reason of such sublease or assignment. The
failure or inability of the assignee or subtenant to pay rent pursuant to the assignment or sublease will
not relieve Tenant from its obligations to Landlord under this Article 20(G). Tenant will not amend the
assignment or sublease in such a way as to reduce or delay payment of amounts which are provided in
the assignment or sublease approved by Landlord.

(H)  Atleast thirty (30) days prior to any proposed subletting or assignment, Tenant
shall submit to Landlord a written notice of the proposed subletting or assignment, which notice shall
contain or be accompanied by the following information: (i) the name and address of the proposed
subtenant or assignee; (ii) the nature and character of the business of the proposed subtenant or assignee
and its proposed use of the premises to be demised; (iii) the most recent three (3) years of balance
sheets and profit and loss statements of the proposed subtenant or assignee or other financial
information satisfactory to Landlord; and (iv) such shall be accompanied by a copy of the proposed
sublease or assignment of lease.

(D Without limiting the right of Landlord to withhold its consent to any proposed
assignment of this lease or subletting of all or any portion of the Demised Premises, Tenant specifically
acknowledges and agrees that it and anyone holding through Tenant shall not sublet or assign all or any
portion of the Demised Premises to any subtenant or assignee who will use the Demised Premises or a
portion thereof for any of the following designated uses nor for any other use which is substantially
similar to any one of the following designated uses: (i) federal, state or local governmental division,
department or agency which generates heavy public traffic, including, without limitation, court, social
security offices, labor department office, drug enforcement agency, motor vehicle agency, postal
service, military recruitment office; (ii) union or labor organization; (iii) chemical or pharmaceutical
company, provided, however, that the subletting or assignment to such a company which will use the
premises only for executive, general and sales offices and waive the right to conduct any research and
development shall not be prohibited; (iv) insurance claims office, including, but not limited to,
unemployment insurance or worker’s compensation insurance; or (v) securities brokerage firm.

) Notwithstanding anything in this lease to the contrary, Landlord understands and
agrees that Tenant shall have the right to permit its independent contractors and the employees and
independent contractors of Tenant’s affiliates (each, a “Permitted Qccupant™), to use all or any portion
of the Demised Premises without separate prior written consent of the Landlord, provided, and upon the
condition that: (i) such use and occupancy shall in no way increase, amend, modify or extend
Landlord’s obligations or liabilities under this lease in any way whatsoever, or diminish, restrict, limit,
forfeit or waive any of Landlord’s rights or remedies under this lease in any way whatsoever, (i)
Landlord shall not be required to deliver any notices to any Permitted Occupant, (iii) such use and
occupancy shall in no way give to any Permitted Occupant any rights or remedies against Landlord, and
Tenant shall indemnify and hold Landlord harmless from and against any and all, actions, proceedings,
liabilities, obligations, claims, damages, deficiencies, losses, judgments, suits, expenses and costs
(including, without limitation, court costs and reasonable legal fees and disbursements for which
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Landlord is liable) arising under or out of or in connection with or resulting from such use and
occupancy, (iv) the portion of the Demised Premises used by the Permitted Occupants shall not be
separately demised from the balance of the Demised Premises and no Pemitted Occupant shall be
granted any rights to signage at the Demised Premises, Building or Real Property.

21.  Landlord’s Access to Premises. (A) Landlord or Landlord’s agents shall have the right
to enter and/or pass through the Demised Premises at all reasonable times on reasonable notice, except
in an emergency, to examine the same, and to show them to ground lessors, prospective purchasers or
lessees or mortgagees of the Building, and to make such repairs, improvements or additions as Landlord
may deem necessary or desirable, and Landlord shall be allowed to take all material into and upon
and/or through said Demised Premises that may be required therefor. During the twelve (12) months
prior to the expiration of the Term of this lease, or any renewal term, Landlord may exhibit the Demised
Premises to prospective tenants or purchasers at all reasonable hours and without unreasonably
interfering with Tenant’s business. If Tenant shall not be personally present to open and permit an entry
into said premises at any time, when for any reason an entry therein shall be necessary or permissible,
Landlord or its agents may enter the same by a master key, or forcibly, without rendering Landlord or
such agents liable therefor (if during such entry Landlord, or such agents shall accord reasonable care to
Tenant’s property).

(B)  Landlord shall also have the right, at any time, to name the Building, including,
but not limited to, the use of appropriate signs and/or lettering on any or all entrances to the Building,
and to change the name, number or designation by which the Building is commonly known.

(C)  Neither this lease nor any use by Tenant shall give Tenant any right or easement
to the use of any door or passage or concourse connecting with any other building or to any public.
conveniences, and the use of such doors and passages and concourse and of such conveniences may be
regulated and/or discontinued at any time and from time to time by Landlord without notice to Tenant.

(D)  The exercise by Landlord or its agents of any right reserved to Landlord in this
Article shall not constitute an actual or constructive eviction, in whole or in part, or entitle Tenant to any
abatement or diminution of rent, or relieve Tenant from any of its obligations under this lease, or impose
any liability upon Landlord, or its agents, or upon any lessor under any ground or underlying lease, by
reason of inconvenience or annoyance to Tenant, or injury to or interruption of Tenant’s business, or
otherwise.

22, Subordination. (A) This lease and all rights of Tenant hereunder are, and shall be,
subject and subordinate in all respects to all ground leases and/or underlying leases and to all mortgages
and building loan agreements which may now or hereafter be placed on or affect such leases and/or the
Real Property of which the Demised Premises form a part, or any part or parts of such Real Property,
and/or Landlord’s interest or estate therein, and to each advance made and/or hereafter to be made under
any such mortgages, and to all renewals, modifications, consolidations, replacements and extensions
thereof and all substitutions therefor. This Section A shall be self-operative and no further instrument
of subordination shall be required. In confirmation of such subordination, Tenant shall execute and
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deliver promptly any certificate that Landlord and/or any mortgagee and/or the lessor under any ground
or underlying lease and/or their respective successors in interest may request.

(B)  Without limitation of any of the provisions of this lease, in the event that any
mortgagee or its assigns shall succeed to the interest of Landlord or of any successor-Landlord and/or
shall have become lessee under a new ground or underlying lease, then, at the option of such mortgagee,
this lease shall nevertheless continue in full force and effect and Tenant shall and does hereby agree to

attorn to such mortgagee or its assigns and to recognize such mortgagee or its respective assigns as its
Landlord.

‘ (C)  Tenant shall, at any time and from time to time, within five (5) days after
Landlord’s request therefor, execute and deliver to Landlord a statement in writing (i) certifying that
this lease is unmodified and in full force and effect (or if there have been modifications, that the same is
in full force and effect as modified and stating the modification); (ii) certifying the dates to which the
Rent, additional rent and other charges have been paid; (iii) certifying whether any installments of Rent,
additional rent or other charges under this lease have been paid more than thirty (30) days in advance;
(iv) stating whether or not Landlord is in default in performance of any covenant, agreement, term,
provision or condition contained in this lease, and if so, specifying each such default; (v) confirming the
Commencement Date and the scheduled Expiration Date under this lease; (vi) setting forth the amount
of the Security Deposit then being held by Landlord, if any; (vii) certifying the amount of the then-
current monthly Rent payments under this lease; (viii) certifying the terms of any remaining options of
Tenant under this lease, including, to the extent applicable, any renewal, expansion (which, for purposes
of this clause, shall be deemed to include any right of first refusal, right of offer and similar right to
lease additional space), relocation, partial surrender, cancellation, purchase and similar options, if any;
(ix) certifying that this lease has not been assigned by Tenant (or if any assignment has occurred, setting
forth the date and material terms of such assignment and the identity of the parties thereto); (x)
certifying that Tenant then occupies the entire Demised Premises and that no portion thereof has been
sublet to any person or entity (or if any subletting has occurred, setting forth the date and material terms
of such sublease and the identity of the parties thereto); and (xi) containing such other information as to
the status of this lease as Landlord shall reasonably request. Tenant hereby acknowledges that the
statement delivered pursuant hereto may be relied upon by any prospective purchaser or lessee of the
Real Property or any interest or estate therein, any mortgagee or prospective mortgagee thereof, or any
prospective assignee of any mortgage thereof. If, in connection with obtaining financing for the Real
Property, a banking, insurance or other recognized institutional lender shall request reasonable
modifications in this lease as a condition to such financing, Tenant will not unreasonably withhold,
delay or defer its consent thereof, provided that such modifications do not increase the obligations of
Tenant hereunder or materially adversely affect the leasehold interest hereby created. If, in connection
with such financing, such institutional lender shall require financial audited information on the Tenant,
Tenant shall promptly comply with such request.

(D)  The Tenant covenants and agrees that if by reason of a default under any
underlying lease (including an underlying lease through which the Landlord derives its leasehold estate
in the premises), such underlying lease and the leasehold estate of the Landlord in the premises demised
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hereby is terminated, providing notice has been given to the Tenant and leasehold mortgagee, the Tenant
will attorn to the then holder of the reversionary interest in the premises demised by this lease or to
anyone who shall succeed to the interest of the Landlord or to the lessee of a new underlying lease
entered into pursuant to the provisions of such underlying lease, and will recognize such holder and/or
such lessee as the Tenant’s landlord of this lease. The Tenant agrees to execute and deliver, at any time
and from time to time, upon the request of the Landlord or of the lessor under any such underlying lease,
any instrument which may be necessary or appropriate to evidence such attornment. The Tenant further
waives the provision of any statute or rule of law now or hereafter in effect which may give or purport
to give the Tenant any right of election to terminate this lease or to surrender possession of the premises
hereby in the event any proceeding is brought by the lessor under any underlying lease to terminate the
same, and agrees that unless and until any such lessor, in connection with any such proceeding, shall
elect to terminate this lease and the rights of the Tenant hereunder, this lease shall not be affected in any
way whatsoever by any such proceeding. '

(E)  Within ninety (90) days following the full execution and delivery of this lease,
Landlord shall obtain a Subordination, Attornment and Non-Disturbance Agreement (an“SNDA”) from
Landlord current mortgagee on such mortgagee’s standard form. Tenant shall be responsible for paying
(or reimbursing Landlord, as additional rent) for any fees or costs imposed by mortgagee’s counsel in
connection with the issuance and/or negotiation of any SNDA.

23.  Property Loss, Damage Reimbursement. Landlord or its agents shall not be liable for
any damages to property of Tenant or of others entrusted to employees of the Building, nor for the loss
of or damage to any property of Tenant by theft or otherwise. Landlord or its agents shall not be liable
for any injury or damage to persons or property resulting from fire, explosion, falling plaster, steam, gas,
electricity, electrical disturbance, water, rain or snow or leaks from any part of the Building or from the
pipes, appliances or plumbing works or from the roof, street or subsurface or from any other place or by
dampness or by any other cause of whatsoever nature, unless caused by or due to the negligence of
Landlord, its agents, servants or employees; nor shall Landlord or its agents be liable for any such
damage caused by other tenants or persons in the Building or caused by operations in construction of
any private, public or quasi-public work; nor shall Landlord be liable for any latent defect in the
- Demised Premises or in the Building. If at any time any windows of the Demised Premises are
temporarily closed or darkened incident to or for the purpose of repairs, replacements, maintenance
and/or cleaning in, on, to or about the Building or any part or parts thereof, Landlord shall not be liable
for any damage Tenant may sustain thereby and Tenant shall not be entitled to any compensation
therefor nor abatement of rent nor shall the same release Tenant from its obligations hereunder nor
constitute an eviction. Tenant shall reimburse and compensate Landlord as additional rent for all
expenditures (including, without limitation, reasonable attorneys’ fees) made by, or damages or fines
sustained or incurred by, Landlord due to non-performance or non-compliance with or breach or failure
to observe any term, covenant or condition of this lease upon Tenant’s part to be kept, observed,
performed or complied with. Tenant shall give immediate notice to Landlord in case of fire or accidents
in the Demised Premises or in the Building or of defects therein or in any fixtures or equipment.
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24.  Indemnity. (A) Tenant shall indemnify and save harmless Landlord against and from
any and all claims by or on behalf of any person or persons, firm or firms, corporation or corporations
(including Landlord) arising from the conduct or management of or from any work or other thing
whatsoever done (other than by Landlord or its contractors or the agents or employees of either) in and
on the Demised Premises during any period of occupancy by Tenant including, without limitation, the
Term of this lease and during the period of time, if any, prior to the specified commencement date that
Tenant may have been given access to the Demised Premises for the purpose of making installations,
and will further indemnify and save harmless Landlord against and from any and all claims or losses
arising from any condition of the Demised Premises or Tenant’s occupancy thereof due to or arising
from any act or omissions or negligence of Tenant or any of its agents, contractors, servants, employees,
licensees or invitees and against and from all costs, expenses, and liabilities incurred in connection with
any such claim or loss or action or proceeding brought thereon (including reasonable attorney fees and
costs); and in case any action or proceeding be brought against Landlord by reason of any such claim or
loss, Tenant, upon notice from Landlord, agrees that Tenant, at Tenant’s expense, will resist or defend
such action or proceeding and will employ counsel therefor reasonably satisfactory to Landlord.
Tenant’s obligations under this Article 24 shall survive the expiration or earlier termination of the Term
of this lease.

(B) Landlord shall indemnify and save harmless Tenant against and from any and all claims by
or on behalf of any person or persons, firm or firms, corporation or corporations (including Landlord)
arising from the negligence or willful misconduct of Landlord, its agents, contractors, servants,
employees, in and on Building and Real Property, and against and from all costs, expenses, and
liabilities incurred in connection with any such claim or loss or action or proceeding brought thereon
(including reasonable attorney fees and costs); and in case any action or proceeding be brought against
Tenant by reason of any such claim or loss, Landlord, upon notice from Tenant, agrees that Landlord, at
Landlord’s expense, will resist or defend such action or proceeding and will employ counsel therefor
reasonably satisfactory to Tenant. Landlord’s obligations under this Article 24 shall survive the
expiration or earlier termination of the Term of this lease.

-

25.  Destruction - Fire or Other Casualty. (A) Ifthe Premises or any part thereof shall be
damaged by fire or other casualty and Tenant gives prompt notice thereof to Landlord, Landlord shall
proceed with reasonable diligence to repair or cause to be repaired such damage. The Rent shall be
abated to the extent that the Premises shall have been rendered untenantable, such abatement to be from
the date of such damage or destruction to the date the Premises shall be substantially repaired or rebuilt,
in proportion which the area of the part of the Premises so rendered untenantable bears to the total area
of the Premises.

(B)  Ifthe Premises shall be totally damaged or rendered wholly untenantable by fire
or other casualty, and Landlord has not terminated this lease pursuant to Subsection (C) and Landlord
has not completed the making of the required repairs and restored and rebuilt the Premises and/or access
thereto within twelve (12) months from the date of such damage or destruction, and such additional time
after such date (but in no event to exceed six (6) months) as shall equal the aggregate period Landlord
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may have been delayed in doing so by unavoidable delays or adjustment of insurance, Tenant may serve
notice on Landlord of its intention to terminate this lease, and, if within thirty (30) days thereafter
Landlord shall not have completed the making of the required repairs and restored and rebuilt the
Premises, this lease shall terminate on the expiration of such thirty (30) day period as if such
termination date were the Expiration Date, and the Rent and additional rent shall be apportioned as of
such date and any prepaid portion of Rent and additional rent for any period after such date shall be
refunded by Landlord to Tenant.

(C)  Ifthe Premises shall be totally damaged or rendered wholly untenantable by fire
or other casualty or if the Building shall be so damaged by fire or other casualty that substantial
alteration or reconstruction of the Building shall, in Landlord’s opinion, be required (whether or not the
Premises shall have been damaged by such fire or other casualty), then in any of such events Landlord
may, at its option, terminate this lease and the Term and estate hereby granted, by giving Tenant thirty
(30) days notice of such termination within ninety (90) days after the date of such damage. In the event
that such notice of termination shall be given, this lease and the Term and estate hereby granted, shall
terminate as of the date provided in such notice of termination (whether or not the Term shall have
commenced) with the same effect as if that were the Expiration Date, and the Rent and additional rent
shall be apportioned as of such date or sooner termination and any prepaid portion of Rent and
additional rent for any period after such date shall be refunded by Landlord to Tenant.

(D)  Landlord shall not be liable for any inconvenience or annoyance to Tenant or
injury to the business of Tenant resulting in any way from such damage by fire or other casualty or the
repair thereof. Landlord will not carry insurance of any kind on Tenant’s property, and Landlord shall
not be obligated to repair any damage thereto or replace the same.

(E) This lease shall be considered an express agreement governing any case of
damage to or destruction of the Building or any part thereof by fire or other casualty, and Section 227 of
the Real Property Law of the State of New York providing for such a contingency in the absence of such
express agreement, and any other law of like import now or hereafter enacted, shall have no application
in such case.

26. Insurance. (a) Tenant shall obtain and keep in full force and effect during the Term, at its
own cost and expense, (i) Commercial General Liability Insurance, on an occurrence basis, such
insurance to afford protection in an amount of not less than One Million ($1,000,000) Dollars coverage
for bodily injury, death and property damage arising out of any one occurrence and Two Million
(82,000,000) Dollars in the aggregate (such limit to apply on a “per location basis”), protecting Tenant
as the insured and Landlord and its construction affiliate and management company, as well as any other
parties whose names have been provided by Landlord to Tenant from time to time, as additional
insureds (in a blanket endorsement form satisfactory to Landlord in its reasonable discretion) against
any and all claims for personal injury, death or property damage, such insurance to provide primary
coverage without contribution from any other insurance carried by or for the benefit of Landlord or any
other party named as an additional insured; Such insurance shall include coverage for a blanket
contractual liability covering the indemnification requirements of this lease and shall also include
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Products/Completed Operations (ii) “All Risk” Property Insurance on Tenant’s property (including
those improvements and betterments of Tenant that remain Tenant’s property pursuant to the provisions
of this lease), (with Business Interruption coverage, including Loss of Rents insurance for all rent and
additional rent payable under this lease for a period of twelve (12) months including “Extra Expense”)
insuring Tenant’s property for the full insurable value thereof or replacement cost value thereof,
whichever is greater; (iii) Workers Compensation Coverage and Employers Liability Coverage as
required by law; (iv) New York DBL Coverage, as required by law; (v) Business Automobile Coverage
in an amount of not less than One Million ($1,000,000) Dollars combined single limit per accident for
bodily injury or property damage (which policy form shall include coverage for “Any Auto” which
includes autos owned, hired and non-owned); (vi) Umbrella Liability Coverage with limits of liability of
not less than Five Million (§5,000,000) Dollars per occurrence and general aggregate per location; and
(vii) any other insurance required by law. All deductibles shall be paid by Tenant and shall not exceed
$5,000.00. None of Tenant’s insurance policies may provide for a self-insured retention. Landlord may
require Tenant to increase the limits of the liability coverage described in (i) above, from time to time,
to that amount of insurance which in Landlord’s reasonable judgment is then being customarily required
by landlords for similar space in buildings in the municipality in which the Building is located.

(b) Ifasteam boiler is required by Tenant, then Tenant shall reimburse Landlord for the
full premium which Landlord shall pay for a policy of boiler insurance, said reimbursement to be made
by Tenant as additional rent at the same time as the next monthly installment of rent shall be due from
Tenant after a notice from Landlord of the amount of the premium.

(c) All insurance required to be carried by Tenant pursuant to the terms of this lease
(i) shall be written in form and substance satisfactory to Landlord by a good and solvent insurance
company of recognized standing, admitted to do business in the State of New York, which shall be
reasonably satisfactory to Landlord and shall be rated in Best’s Insurance Guide or any successor thereto
as having a Best’s Rating of not less than “A” and a “Financial Size Category” of not less than “X”, or if
such ratings are not then in effect, the generally accepted equivalent thereof or such other financial
rating as Landlord may at any time consider appropriate; and (ii) shall contain a provision that no act or
omission of Tenant shall affect or limit the obligations of the insurance company to pay the amount of
any loss sustained. Tenant shall procure, maintain and place such insurance and pay all premiums and
charges therefor and upon failure to do so Landlord or any other additional insured party referred to
above may, but shall not be obligated to, procure, maintain and place such insurance or make such
payments, and in such event the Tenant agrees to pay the amount thereof, plus interest at the maximum
rate permitted by law, to Landlord on demand and said sum shall be in each instance collectible as
additional rent on the first day of the month following the date of payment by Landlord. Tenant shall
cause to be included in all such insurance policies a provision to the effect that the same will be non-
cancelable and that no material change in coverage shall be made thereto unless Landlord and all
additional insureds referred to above shall have received at least thirty (30) days prior written notice
thereof by certified mail, return receipt requested. The original insurance policies or appropriate
certificates (on the form currently designated “Accord Form 27" or its equivalent) shall be deposited
with Landlord on or prior to the commencement of the Term hereof. Any renewals, replacements or
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endorsements thereto shall also be deposited with Landlord to the end that said insurance shall be in full
force and effect during the Term.

(d) Tenant shall cause each insurance policy carried by it and insuring its fixtures and
contents, or the betterments and improvements made by Tenant, against loss by fire and other hazards to
be written in a manner so as to provide that the insurer waives all right of recovery by way of
subrogation against Landlord in connection with any loss or damage covered by any such policy or
policies. Landlord shall not be liable to the Tenant for any loss or damage caused by fire or other
hazards. If Tenant cannot obtain such waiver of subrogation provision, or if same is obtainable only by
the payment of an additional premium, Tenant shall notify Landlord of such fact and Landlord shall
have a period of ten (10) days from the receipt of such notice to either (a) place such insurance in
companies which will carry such insurance with waiver of subrogation against Landlord and which are
reasonably acceptable to Tenant or (b) agree to pay such additional premium if such subrogation waiver
is obtainable at an additional cost, or (c) require Tenant to name Landlord as an additional insured.

(e) Landlord will cause each insurance policy carried by Landlord and insuring the
Building and Demised Premises against loss by fire and other hazards to be written in such a manner so
as to provide that the insurer waives all right of recovery by way of subrogation against Tenant in
connection with any loss or damage covered by such policy or policies. Tenant shall not be liable to
Landlord for any loss or damage caused by fire or other hazard. If Landlord cannot obtain such waiver
of subrogation provision or if same is obtainable only by payment of an additional premium, Landlord
shall notify Tenant of such fact and Tenant shall have a period of ten (10) days from the receipt of such
notice to either (a) place such insurance in companies which will carry such insurance with waiver of
such subrogation against Tenant and which are reasonably acceptable to Landlord, or (b) agree to pay
such additional premium if such subrogation waiver is obtainable at additional cost, or (c) require
Landlord to name Tenant as an additional insured.

(f) If Tenant shall at any time fail to maintain insurance as, and to the extent, required
hereunder, Tenant hereby releases Landlord from all loss or damage which could have been covered by
such insurance if Tenant had maintained such insurance, including the deductible and/or uninsured
portion thereof. In no event, however, shall the foregoing clause increase the liability Landlord may
otherwise have under this lease for such loss or damage.

(g) All insurance coverage shall be provided in compliance with the requirements
herein and shall contain no non-standard, special, and/or unusual exclusions or restrictive endorsements
without the prior written consent of Landlord.

27.  Eminent Domain. (A) In the event that the whole of the Demised Premises shall
be lawfully condemned or taken in any manner for any public or quasi-public use, this lease and the
Term and estate hereby granted shall forthwith cease and terminate as of the date of vesting of title. In
the event that only a part of the Demised Premises shall be so condemned or taken, then effective as of
the date of vesting of title, the Rent hereunder shall be abated in an amount thereof apportioned
according to the area of the Demised Premises so condemned or taken. In the event that only a part of
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the Building shall be so condemned or taken, then (i) Landlord (whether or not the Demised Premises
be affected) may, at its option, terminate this lease and the Term and estate hereby granted as of the date
of such vesting of title by notifying Tenant in writing of such termination within sixty (60) days
following the date on which Landlord shall have received notice of vesting of title, and (ii) if such
condemnation or taking shall be of a substantial part of the Demised Premises or a substantial part of the
means of access thereto, Tenant shall have the right, by delivery of notice in writing to Landlord within
sixty (60) days following the date on which Tenant shall have received notice of vesting of title, to
terminate this lease and the Term and estate hereby granted as of the date of vesting of title, or (iii) if
neither Landlord nor Tenant elects to terminate this lease, as aforesaid, this lease shall be and remain
unaffected by such condemnation or taking, except that the Rent shall be abated to the extent, if any,
hereinabove provided in this Article 27. In the event that only a part of the Demised Premises shall be
so condemned or taken and this lease and the Term and estate hereby granted are not terminated as
hereinbefore provided, Landlord will, at its expense, restore the remaining portion of the Demised
Premises as nearly as practicable to the same condition as it was in prior to such condemnation or
taking.

(B) Intheevent of atermination in any of the cases hereinabove provided, this lease
and the Term and estate granted shall expire as of the date of such termination with the same effect as if
that were the date hereinbefore set for the expiration of the Term of this lease, and the Rent hereunder
shall be apportioned as of such date.

(C)  Intheevent of any condemnation or taking hereinabove mentioned of all or part
of the Building, Landlord shall be entitled to receive the entire award in the condemnation proceeding,
including any award made for the value of the estate vested by this lease in Tenant, and Tenant hereby
expressly assigns to Landlord any and all right, title and interest of Tenant now or hereafter arising in or
to any such award or any part thereof, and Tenant shall be entitled to receive no part of such award,
except that the Tenant may file a claim for any taking of nonmovable fixtures owned by Tenant and for
moving expenses incurred by Tenant. It is expressly understood and agreed that the provisions of this
Article 27 shall not be applicable to any condemnation or taking for governmental occupancy for a
limited period.

28.  Nonliability of Landlord. (A)If Landlord or a successor in interest is an individual
(which term as used herein includes aggregates of individuals, such as joint ventures, general or limited
partnerships or associations), such individual shall be under no personal liability with respect to any of
the provisions of this lease. In no event shall Tenant attempt to secure any personal judgment against
any such individual or any partner, employee or agent of Landlord by reason of such default by
Landlord.

(B)  IfLandlord is in breach or default with respect to its obligations under this lease,
Tenant shall look solely to the equity of such individual in the land and Building of which the Demised
Premises form a part for the satisfaction of Tenant’s remedies. The word “Landlord” as used herein
means only the owner of the landlord’s interest for the time being in the land and Building (or the
owners of a lease of the Building or of the land and Building) of which the Premises form a part, and in
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the event of any sale of the Building and land of which the Demised Premises form a part, Landlord
shall be and hereby is entirely freed and relieved of all covenants and obligations of Landlord hereunder
and, it shall be deemed and construed without further agreement between the parties or between the
parties and the purchaser of the Premises, that such purchaser has assumed and agreed to carry out any
and all covenants and obligations of Landlord hereunder. '

29.  Default. (A) Upon the occurrence, at any time prior to or during the Demised Term, of
any one or more of the following events (referred to as “Events of Default”):

(i) If Tenant shall default in the payment when due of any installment of Rent
or in the payment when due of any regularly occurring additional rent, and such default shall continue
for a period of ten (10) days after notice by Landlord to Tenant of such default; or

(ii) If Tenant shall default in the payment when due of any installment of
additional rent (other than regularly occurring obligations), and such payment shall not have been made
on or before the later to occur of: (a) ten (10) days after notice by Landlord to Tenant of such default,
and (b) thirty (30) days after the date Landlord originally invoiced, billed or demanded such additional
rent obligation; or

(iii) If Tenant has not, within three (3) days of notice from Landlord,
commenced and diligently prosecuted the cure of a default, the continuation of which, is a threat to the
safety or welfare of the building occupants or public;

(iv)  If Tenant shall default in the observance or performance of any term,
covenant or condition of this lease on Tenant’s part to be observed or performed (other than the
covenants for the payment of Rent and additional rent) and Tenant shall fail to remedy such default
within ten (10) days after notice by Landlord to Tenant of such default, or if such default is of such a
nature that it cannot be completely remedied within said period of ten (10) days and Tenant shall not
commence within said period of ten (10) days, or shall not thereafter diligently prosecute to completion,
all steps necessary to remedy such default; or

(v) If Tenant shall file a voluntary petition in bankruptcy or insolvency, or shall
be adjudicated a bankrupt or become insolvent, or shall file any petition or answer seeking any
reorganization, arrangement, composition, readjustment, liquidation, dissolution or similar relief under
the present or any future federal bankruptcy code or any other present or future applicable federal, state
or other statute or law, or shall make an assignment for the benefit of creditors or shall seek or consent
to or acquiesce in the appointment of any trustee, receiver or liquidator of Tenant or of all or any part of
Tenant’s property; or

(vi)  If, within sixty (60) days after the commencement of any proceeding
against Tenant, whether by the filing of a petition or otherwise, seeking any reorganization,
arrangement, composition, readjustment, liquidation, dissolution or similar relief under the present or
any future federal bankruptcy code or any other present or future applicable federal, state or other statute
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or law, such proceedings shall not have been dismissed, or if, within sixty (60) days after the
appointment or any trustee, receiver or liquidator of Tenant, or of all or any part of Tenant’s property,
such appointment shall not have been vacated or otherwise discharged, or if any execution or attachment
shall be issued against Tenant or any of Tenant’s property pursuant to which the Demised Premises shall
be taken or occupied or attempted to be taken or occupied; or

(vii)  If Tenant shall default in the observance or performance of any term,
covenant or condition on Tenant’s part to be observed or performed under any other lease with Landlord
of space in the Building and such default shall continue beyond any grace period set forth in such other
lease for the remedying of such default; or

(viii) Ifthe Demised Premises shall become vacant, deserted or abandoned fora
period of ten (10) consecutive days; or

(ix) If Tenant’s interest in this lease shall devolve upon or pass to any person,
whether by operation of law or otherwise, except as expressly permitted under Article 20,

then, upon the occurrence, at anytime prior to or during the
Demised Term, of any one or more of such Events of Default, Landlord, at any time thereafter, at
Landlord’s option, may give to Tenant a three (3) days’ notice of termination of this lease and, in the
event such notice is given, this lease and the Term shall come to an end and expire (whether or not said
term shall have commenced) upon the expiration of said three (3) days with the same effect as if the
date of expiration of said three (3) days were the Expiration Date, but Tenant shall remain liable for
damages as provided in Article 31.

(B) If, at any time (i) Tenant shall be comprised of two (2) or more persons, or (ii)
Tenant’s obligations under this lease shall have been guaranteed by any person other than Tenant, or
(iii) Tenant’s interest in this lease shall have been assigned, the word “Tenant”, as used in subsection
(iii) and (iv) of Article 29(A), shall be deemed to mean any one or more of the persons primarily or
secondarily liable for Tenant’s obligations under this lease. Any monies received by Landlord from or
on behalf of Tenant during the pendency of any proceeding of the types referred to in said subsections
(iii) and (iv) shall be deemed paid as compensation for the use and occupation of the Demised Premises
and the acceptance of such compensation by Landlord shall not be deemed an acceptance of Rent or a
waiver on the part of Landlord of any rights under Section 29(A).

30. Termination on Default.. (A)If an Event of Default shall occur and this lease and the
Demised Term shall expire and come to an end as provided in Article 29:

1) Landlord and its agents and servants may immediately, or at any time after
such default or after the date upon which this lease and the Demised Term shall expire and come to an
end, re-enter the Demised Premises or any part thereof, without notice, either by summary proceedings
or by any other applicable action or proceeding, or by force or other means provided such force or other
means are lawful (without being liable to indictment, prosecution or damages therefor), and may
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repossess the Demised Premises and dispossess Tenant and any other persons from the Demised
Premises and remove any and all of their property and effects from the Demised Premises; and

(i)  Landlord, at Landlord’s option, may relet the whole or any part or parts of
the Demised Premises from time to time, either in the name of Landlord or otherwise, to such tenant or
tenants, for such term or terms ending before, on or after the Expiration Date, at such rental or rentals
and upon such other conditions, which may include concessions and free rent periods, as Landlord, in its
sole discretion, may determine. Landlord shall have no obligation to relet the Demised Premises or any
part thereof and shall in no event be liable for refusal or failure to relet the Demised Premises or any
part thereof, or, in the event of any such reletting, for refusal or failure to collect any rent due upon any
such reletting, and no such refusal or failure shall operate to relieve Tenant of any liability under this
lease or otherwise to affect any such liability; Landlord, at Landlord’s option, may make such repairs,
replacements, alterations, additions, improvements, decorations and other physical changes in and to the
Demised Premises as Landlord, in its sole discretion, considers advisable or necessary in connection
with any such reletting or proposed reletting, without relieving Tenant of any liability under this lease or
otherwise affecting any such liability. Notwithstanding the foregoing, Landlord shall use commercially
reasonable efforts to re-let the Demised Premises following a termination by Landlord under this
Article. In undertaking such efforts, Landlord shall be only obligated to list and show the Demised
Premises together with its other vacancies and shall not be obligated to give the Demised Premises any
preference over leasing any other vacant space.

(B)  Tenant, on its own behalf and on behalf of all persons claiming through or under
Tenant, including all creditors, does hereby waive any and all rights which Tenant and all such persons
might otherwise have under any present or future law to redeem the Demised Premises, or to re-enter or
repossess the Demised Premises, or to restore the operation of this lease, after (i) Tenant shall have been
dispossessed by a judgment or by warrant of any court or judge, or (ii) any re-entry by Landlord, or (iii)
any expiration or termination of this lease and the Demised Term, whether such dispossess, re-entry,
expiration or termination shall be by operation of law or pursuant to the provisions of this lease. In the
event of a breach or threatened breach by Tenant or any persons claiming through or under Tenant, of
any term, covenant or condition of this lease on Tenant’s part to be observed or performed, Landlord
shall have the right to enjoin such breach and the right to invoke any other remedy allowed by law or in
equity as if re-entry, summary proceeding and other special remedies were not provided in this lease for
such breach. The rights to invoke the remedies hereinbefore set forth are cumulative and shall not
preclude Landlord from invoking any other remedy allowed at law or in equity.

31. Damages. (A)If this lease and the Demised Term shall expire and come to an end as
provided in Article 29 or by or under any summary proceeding or any other action or proceeding, or if
Landlord shall re-enter the Demised Premises as provided in Article 30 or by or under any summary
proceedings or any other action or proceeding, then, in any of said events:

(i) Tenant shall pay to Landlord all Rent, additional rent and other charges
payable under this lease by Tenant to Landlord to the date upon which this lease and the Demised Term
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shall have expired and come to an end or to the date of re-entry upon the Demised Premises by
Landlord, as the case may be; and

(ii) Tenant shall also be liable for and shall pay to Landlord, as damages, any
deficiency (referred to as “Deficiency”) between the Rent and additional rent reserved in this lease for
the period which otherwise would have constituted the unexpired portion of the Demised Term and the
net amount, if any, of rents collected under any reletting effected pursuant to the provisions of Section
30(A) for any part of such period (first deducting from the rents collected under any such reletting all of
Landlord’s expenses in connection with the termination of this lease or Landlord’s re-entry upon the
Demised Premises and with such reletting including, but not limited to, all repossession costs, brokerage
commissions, legal expenses, attorneys’ fees, alteration costs and other expenses of preparing the
Demised Premises for such reletting). Any such Deficiency shall be paid in monthly installments by
Tenant on the days specified in this lease for payment of installments of Rent. Landlord shall be
entitled to recover from Tenant each monthly Deficiency as the same shall arise, and no suit to collect
the amount of the Deficiency for any month shall prejudice Landlord’s rights to collect the Deficiency
for any subsequent month by a similar proceeding; and

(iii) Atany time after the Demised Term shall have expired and come to an end
or Landlord shall have re-entered upon the Demised Premises, as the case may be, whether or not
Landlord shall have collected any monthly Deficiencies as aforesaid, Landlord shall be entitled to
recover from Tenant, and Tenant shall pay to Landlord, on demand, as and for liquidated and agreed
final damages, a sum equal to the amount by which the Rent and additional rent reserved in this lease
for the period which otherwise would have constituted the unexpired portion of the Demised Term
exceeds the then fair and reasonable rental value of the Demised Premises for the same period, both
discounted to present worth at the rate of four (4%) per cent per annum. If, before presentation of proof
of such liquidated damages to any court, commission, or tribunal, the Demised Premises, or any part
thereof, shall have been relet by Landlord for the period which otherwise would have constituted the
unexpired portion of the Demised Term, or any part thereof, the amount of Rent reserved upon such
reletting shall be deemed, prima facie, to be the fair and reasonable rental value for the part or the whole
of the Demised Premises so relet during the term of the reletting.

(B)  Ifthe Demised Premises, or any part thereof, shall be relet together with other
space in the Building, the rents collected or reserved under any such reletting and the expenses of any
such reletting shall be equitably apportioned for the purposes of this Article 31. Tenant shall inno event
be entitled to any rents collected or payable under any reletting, whether or not such rents shall exceed
the rent reserved in this lease. Solely for the purposes of this Article, the term “Rent” as used in Section
31(A) shall mean the rent in effect immediately prior to the date upon which this lease and the Demised
Term shall have expired and come to an end, or the date of re-entry upon the Demised Premises by
Landlord, as the case may be, plus any additional rent payable pursuant to the provisions of Article 11
for the Escalation Year (as defined in Article 11) immediately preceding such event. Nothing contained
in Articles 29 and 30 of this lease shall be deemed to limit or preclude the recovery by Landlord from
Tenant of the maximum amount allowed to be obtained as damages by any statute or rule of law, or of

40



any sums or damages to which Landlord may be entitled in addition to the damages set forth in Section
31(A).

32. Sums Due Landlord. If Ténant shall default in the performance of any covenants on Tenant’s
part to be performed under this lease, Landlord may immediately, or at anytime thereafter, without
notice, and without thereby waiving such default, perform the same for the account of Tenant and at the
expense of Tenant. If Landlord at any time is compelled to pay or elects to pay any sum of money, or do
any act which will require the payment of any sum of money by reason of the failure of Tenant to
comply with any provision hereof, or, if Landlord is compelled to or elects to incur any expense,
including reasonable attorneys’ fees, instituting, prosecuting and/or defending any action or proceeding
instituted by reason of any default of Tenant hereunder, the sum or sums so paid by Landlord, with all
interest, costs and damages, shall be deemed to be additional rent hereunder and shall be due from
Tenant to Landlord on the first day of the month following the incurring of such respective expenses or,
at Landlord’s option, on the first day of any subsequent month. Any sum of money (other than rent)
accruing from Tenant to Landlord pursuant to any provisions of'this lease, including, but not limited to,
extra work orders requested by Tenant, whether prior to or after the Commencement Date, may, at
Landlord’s option, be deemed additional rent, and Landlord shall have the same remedies for Tenant’s
failure to pay any item of additional rent when due as for Tenant’s failure to pay any installment of Rent
when due. Tenant’s obligations under this Article shall survive the expiration or sooner termination of
the Demised Term. In any case in which the Rent or additional rent is not paid within five (§) days of
the day when same is due, Tenant shall pay a late charge equal to 8-1/2 cents for each dollar so due, and
in addition thereto, the sum of $100.00 for the purpose of defraying expenses incident to the handling of
such delinquent account. This late payment charge is intended to compensate Landlord for its additional
administrative costs resulting from Tenant’s failure to pay in a timely manner and has been agreed upon
by Landlord and Tenant as a reasonable estimate of the additional administrative costs that will be
incurred by Landlord as a result of Tenant’s failure as the actual cost in each instance is extremely
difficult, if not impossible, to determine. This late payment charge will constitute liquidated damages
and will be paid to Landlord together with such unpaid amounts. The payment of this late payment
charge will not constitute a waiver by Landlord of any default by Tenant under this lease. In addition,
Tenant shall reimburse Landlord for any and all reasonable attorney fees incurred by Landlord in
connection with the preparation, review, negotiation and/or consummation of any amendment,
modification, agreement or other understanding made at the request of, or as an accommodation to,
Tenant with respect to this lease.

33. No Waiver. No act or thing done by Landlord or Landlord’s agents during the term
hereby demised shall be deemed an acceptance of a surrender of said Demised Premises, and no
agreement to accept such surrender shall be valid unless in writing signed by Landlord. No employee of
Landlord or of Landlord’s agents shall have any power to accept the keys of the Demised Premises prior
to the termination of this lease. The delivery of keys to any employee of Landlord or of Landlord’s
agents shall not operate as a termination of this lease or a surrender of the Demised Premises. In the
event Tenant shall at any time desire to have Landlord underlet the Demised Premises for Tenant’s
account, Landlord or Landlord’s agents are authorized to receive said keys for such purposes without
releasing Tenant from any of the obligations under this lease, and Tenant hereby relieves Landlord of
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any liability for loss of or damage to any of Tenant’s effects in connection with such underletting.
Notwithstanding anything contained to the contrary in this lease, except for Tenant’s liability pursuant
to Article 16(B) hereof, each party hereby waives any right to recover against the other party any
indirect, consequential, special, punitive or incidental damages against the other party in any cause of
action, proceeding or claim arising out of, or in connection with, this lease. The failure of Landlord to
seek redress for violation of, or to insist upon the strict performance of, any covenants or conditions of
this lease, or any of the Rules and Regulations annexed hereto and made a part hereof or hereafter
adopted by Landlord, shall not prevent a subsequent act, which would have originally constituted a
violation, from having all the force and effect of an original violation. The receipt by Landlord of rent
with knowledge of the breach of any covenant of this lease shall not be deemed a wavier of such breach.
The failure of Landlord to enforce any of the Rules and Regulations annexed hereto and made a part
hereof, or hereafter adopted, against Tenant and/or any other tenant in the Building shall not be deemed
a waiver of any such Rules and Regulations. No provision of this lease shall be deemed to have been
waived by Landlord, unless such waiver be in writing signed by waiving party. No payment by Tenant
or receipt by Landlord of a lesser amount then the monthly Rent herein stipulated shall be deemed to be
other than on account of the earliest stipulated Rent nor shall any endorsement or statement on any
check or any letter accompanying any check or payment of Rent be deemed an accord and satisfaction,
and Landlord may accept such check or payment without prejudice to Landlord’s right to recover the
balance of such Rent or pursue any other remedy in this lease provided.

34,  Waiver of Trial by Jury. To the extent such waiver is permitted by law, Landlord and
Tenant hereby waive trial by jury in any action, proceeding or counterclaim brought by Landlord or
Tenant against the other on any matter whatsoever arising out of or in any way connected with this
lease, the relationship of landlord and tenant, the use or occupancy of the Demised Premises by Tenant
or any person claiming through or under Tenant, any claim of injury or damage, and any emergency or
other statutory remedy. The provisions of the foregoing sentence shall survive the expiration or any
sooner termination of the Demised Term. If Landlord commences any summary proceeding for
nonpayment, Tenant agrees not to interpose any counterclaim of whatever nature or description in any
such proceeding or to consolidate such proceeding with any other proceeding.

Tenant hereby expressly waives any and all rights of redemption granted by or under any
present or future laws in the event of Tenant being evicted or dispossessed for any cause, or in the event
of Landlord’s obtaining possession of the Demised Premises, by reason of the violation by Tenant of
any of the covenants and conditions of this lease or otherwise.

35.  Notices. Except as otherwise expressly provided in this lease, any bills, statements,
notices, demands, requests or other communications (other than bills, statements or notices given in the
regular course of business) given or required to be given under this lease shall be effective only if
rendered or given in writing, sent by registered or certified mail (return receipt requested) or by
nationally recognized courier, addressed (A) to Tenant (i) at Tenant’s address set forth in this lease if
mailed prior to Tenant’s taking possession of the Demised Premises, or (ii) at the Building if mailed
subsequent to Tenant’s taking possession of the Demised Premises, or (iii) at any place where Tenant or
any agent or employee of Tenant may be found if mailed subsequent to Tenant’s vacating, deserting,
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abandoning or surrendering the Demised Premises, or (B) to Landlord, at Landlord’s address set forth
in this lease, or (C) addressed to such other address as either Landlord or Tenant may designate as its
new address for such purpose by notice given to the other in accordance with the provisions of this
Article. A copy of all notices sent to Tenant shall be sent to Catholic Health Services of Long Island,
Attention: Executive Vice President and General Counsel, 992 North Village Avenue, Rockville
Centre, New York 11570. Any such bills, statements, notices, demands, requests or other
communications shall be deemed to have been rendered or given on the date when it shall have been
delivered or rejected.

36.  Inability to Perform. If, by reason of strikes or other labor disputes, fire or other casualty
(or reasonable delays in adjustment of insurance), accidents, orders or regulations of any Federal, State,
County or Municipal authority, or any other cause beyond Landlord’s reasonable control, whether or not
such other cause shall be similar in nature to those hereinbefore enumerated, Landlord is unable to
furnish or is delayed in furnishing any utility or service required to be furnished by Landlord under the
provisions of this lease or any collateral instrument or is unable to perform or make or is delayed in
performing or making any installations, decorations, repairs, alterations, additions or improvements,
whether or not required to be performed or made under this lease, or under any collateral instrument, or
is unable to fulfill or is delayed in fulfilling any of Landlord’s other obligations under this lease, or any
collateral instrument, no such inability or delay shall constitute an actual or constructive eviction, in
whole or in part, or entitle Tenant to any abatement or diminution of rent, or relieve Tenant from any of
its obligations under this lease, or impose any liability upon Landlord or its agents, by reason of
inconvenience or annoyance to Tenant, or injury to or interruption of Tenant’s business, or otherwise.

37.  Interruption of Service. Landlord reserves the right to stop the services of the air
conditioning, plumbing, electrical or other mechanical systems or facilities in the Building when
necessary by reason of accident or emergency, or for repairs, testing, alterations or replacements, which,
in the judgment of Landlord are desirable or necessary, until such repairs, alterations or replacements
shall have been completed. If the Tenant is in default in the payment of the rent or additional rent, or in
the performance of any other provisions of this lease, and such default continues for ten (10) days after
notice by Landlord to Tenant, then Landlord reserves the right to discontinue any or all of the services to
the Demised Premises during the continuance of such default. The exercise of such rights by Landlord
shall not constitute an actual or constructive eviction, in whole or in part, or entitle Tenant to any
abatement or diminution of rent, or relieve Tenant from any of its obligations under this lease, or impose
any liability upon Landlord or its agents by reason of inconvenience or annoyance to Tenant, or injury to
or interruption of Tenant’s business or otherwise.

38.  Conditions of Landlord’s Liability. In addition to the requirements for constructive
eviction imposed by law, Tenant shall not be entitled to claim a constructive eviction from the Demised
Premises unless Tenant shall have first notified Landlord of the condition or conditions giving rise
thereto, and if the complaints be justified, unless Landlord shall have failed to remedy such conditions
within a reasonable time after receipt of such notice.
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39. Tenant’s Taking Possession. Tenant, by entering into occupancy of the Premises,
shall be conclusively deemed to have agreed that Landlord, up to the time of such occupancy has
performed all of its obligations hereunder and that the Premises were in satisfactory condition as of the
date of such occupancy, unless within ten (10) days after the such date Tenant shall have given written
notice to Landlord specifying the respects in which the same were not in such condition.

40.  Intentionally Omitted._

4].  Entire Agreement. This lease (including the Schedules and Exhibits annexed hereto)
contains the entire agreement between the parties and all prior negotiations and agreements are merged
herein. Tenant hereby acknowledges that neither Landlord nor Landlord’s agent or representative has
made any representations or statements, or promises, upon which Tenant has relied, regarding any
matter or thing relating to the Building, the land allocated to it (including the parking area) or the
Demised Premises, or any other matter whatsoever, except as is expressly set forth in this lease,
including, but without limiting the generality of the foregoing, any statement, representation or promise
as to the fitness of the Demised Premises for any particular use, the services to be rendered to the
Demised Premises, or the prospective amount of any item of additional rent. No oral or written
statement, representation or promise whatsoever with respect to the foregoing or any other matter made
by Landlord, its agents or any broker, whether contained in an affidavit, information circular, or
otherwise, shall be binding upon the Landlord unless expressly set forth in this lease. No rights,
easements or licenses are or shall be acquired by Tenant by implication or otherwise unless expressly set
forth in this lease. This lease may not be changed, modified or discharged, in whole or in part, orally,
and no executory agreement shall be effective to change, modify or discharge, in whole or in part, this
lease or any obligations under this lease, unless such agreement is set forth in a written instrument
executed by the party against whom enforcement of the change, modification or discharge is sought.
All references in this lease to the consent or approval of Landlord shall be deemed to mean the written
consent of Landlord, or the written approval of Landlord, as the case may be, and no consent or
approval of Landlord shall be effective for any purpose unless such consent or approval is set forthin a
written instrument executed by Landlord. Landlord and Tenant understand, agree and acknowledge that
this lease has been freely negotiated by both parties and that, in the event of any controversy, dispute, or
contest over the meaning, interpretation, validity, or enforceability of this lease or any of its terms and
conditions, there shall be no inference, presumption or conclusion drawn whatsoever against either party
by virtue of that party having drafted this lease or any portion hereof.

Tenant shall not record this lease (nor a memorandum thereof). In the event that Tenant
violates this prohibition against recording, Landlord, at its option, may terminate this lease or may
declare Tenant in default under this lease and pursue any or all of Landlord’s remedies provided in this
lease

42.  Definitions. The words “re-enter”, “re-entry”, and “re-entered” as used in this lease are
not restricted to their technical legal meanings. The term “business days™ as used in this lease shall
exclude Saturdays (except such portion thereof as is covered by specific hours in Article 6 hereof),
Sundays and all days observed by the State or Federal Government as legal holidays. The terms

44



“person” and “persons” as used in this lease shall be deemed to include natural persons, firms,
corporations, partnerships, associations and any other private or public entities, whether any of the
foregoing are acting on their behalf or in a representative capacity. The various terms which are defined
in other Articles of this lease or are defined in Schedules or Exhibits annexed hereto, shall have the
meanings specified in such other Articles, Exhibits and Schedules for all purposes of this lease and all
agreements supplemental thereto, unless the context clearly indicates the contrary.

43, Partnership Tenant. If Tenant is a partnership (or is comprised of two (2)or more
persons, individually or as co-partners of a partnership) or if Tenant’s interest in this lease shall be
assigned to a partnership (or to two (2) or more persons, individually or as co-partners of a partnership)
pursuant to Article 20 (any such partnership and such persons are referred to in this Section as
“Partnership Tenant”), the following provisions of this Section shall apply to such Partnership Tenant:
(a) the liability of each of the parties comprising Partnership Tenant shall be joint and several, and (b)
each of the parties comprising Partnership Tenant hereby consents in advance to, and agrees to be bound
by, any modifications of this lease which may hereafter be made, and by any notices, demands, requests
or other communications which may hereafter be given, by Partnership Tenant or by any of the parties
comprising Partnership Tenant, and (c) any bills, statements, notices, demands, requests and other
communications given or rendered to Partnership Tenant or to any of the parties comprising Partnership
Tenant shall be deemed given or rendered to Partnership Tenant and to all such parties and shall be
binding upon Partnership Tenant and all such parties, and (d) if Partnership Tenant shall admit new
partners, all of such new partners shall, by their admission to Partnership Tenant, be deemed to have
assumed performance of all of the terms, covenants and conditions of this lease on Tenant’s part to be
observed and performed, and (¢) Partnership Tenant shall give prompt notice to Landlord of the
admission of any such new partners, and upon demand of Landlord, shall cause each such new partner
to execute and deliver to Landlord an agreement in form satisfactory to Landlord, wherein each such
new partner shall assume performance of all of the terms, covenants and conditions of this lease on
Tenant’s part to be observed and performed (but neither Landlord’s failure to request any such
agreement nor the failure of any such new partner to execute or deliver any such agreement to Landlord
shall vitiate the provisions of subdivision (d) of this Section).

44, Successors. Assiens, Etc.. The terms, covenants, conditions and agreements contained
in this lease shall bind and inure to the benefit of Landlord and Tenant and their respective heirs,
distributees, executors, administrators, successors, and, except as otherwise provided in this lease, their
respective assigns.

45.  Broker. Tenantrepresents that this lease was brought about by Colliers International LI,
Inc. as broker (the “Broker”) and all negotiations with respect to this lease were conducted exclusively
with the Broker. Tenant agrees that if any claim is made for commissions by any other broker through
or on account of any acts of Tenant, Tenant will indemnify, defend and hold Landlord free and harmless
from any and all liabilities and expenses in connection therewith, including Landlord’s reasonable
attorney’s fees. With respect to the foregoing, in the event Tenant elects to use any broker (the “New
Broker”) other than or together with the Broker in connection with the extension of this lease (whether
by way of a renewal option or a separate extension agreement), Tenant shall be responsible for (and
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indemnify Landlord against) the commission claimed by the New Broker and any liabilities and
expenses, including reasonable attorney fees, incurred by Landlord with respect thereto.

46.  Captions. The captions in this lease are included only as a matter of convenience and
for reference, and in no way define, limit or describe the scope of this lease nor the intent of any
provisions thereof.

47.  Notice of Accidents. Tenant shall give notice to Landlord, promptly after Tenant learns
thereof, of (i) any accident in or about the Premises, (ii) all fires and other casualties within the
Premises, (iii) all damages to or defects in the Premises, including the fixtures, equipment and
appurtenances thereof for the repair of which Landlord might be responsible, and (iv) all damage to or
defects in any parts or appurtenances of the Building’s sanitary, electrical, heating, ventilating, air-
conditioning, elevator and other systems located in or passing through the Premises or any part thereof.

48.  Tenant’s Authority to Enter Lease. In the event that the Tenant hereunder is a
corporation, Tenant represents that the officer or officers executing this lease have the requisite
authority to do so. Tenant agrees to give Landlord written notice of any proposed change in the
ownership of the majority of the outstanding capital stock of Tenant or any change in the ownership of
the majority of the assets of Tenant. Failure of Tenant to give the notice provided for in the preceding
sentence shall be deemed a non-curable default by Tenant pursuant to this lease (that is, a default which
has already extended beyond the applicable grace period, if any, following notice from Landlord),
giving Landlord the right, at its option, to cancel and terminate this lease or to exercise any and all other
remedies available to Landlord hereunder or as shall exist at law or in equity.

49, Intentionally Omitted.

50. Governing Law. This lease shall be construed in accordance with and governed by the
internal laws (without reference to choice or conflict of laws) of the State of New York. In respect of
any dispute between the parties regarding the subject matter hereof, the parties hereby irrevocably
consent and submit to in personam jurisdiction in the courts of New York, located in the county in
which the Building is located, including the United States courts located in said county, and to all
proceedings in such courts. The parties hereby agree that such courts shall be the venue and exclusive
and proper forum in which to adjudicate any case or controversy arising either, directly or indirectly,
under or in connection with this lease and that they will not contest or challenge the jurisdiction or
venue of these courts.

51. Renewal Option._ (a) Tenant shall have the right, to be exercised as hereinafter
provided, to extend the term of this lease for one period of five (5) years (the “Renewal Term”) upon the
following terms and conditions: (i) that at the time of the exercise of such right and at the
commencement of the Renewal Term, Tenant shall not be in default (beyond applicable notice and cure
periods provided in this lease for the cure thereof) under this lease; (ii) that Tenant shall notify Landlord
in writing that Tenant intends to exercise this option no earlier than the date that is eighteen (18) months
prior to the Expiration Date and no later than the date that is twelve (12) months prior to the Expiration
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Date; (1ii) that at the time of the exercise of such right and at the commencement of the Renewal Term,
Tenant shall not have assigned this lease or sublet any portion of the Demised Premises; and (iv) that
the Renewal Term shall be upon the same terms, covenants and conditions as in this lease provided,
except that: (A) there shall be no further option to extend this lease beyond the one (1) Renewal Term
referred to above; (B) the Demised Premises shall be delivered in its then “as is” condition; and (C) the
Rent to be paid by Tenant during the Renewal Term shall be as follows:

During the Renewal Term, the Rent shall equal the Fair Market Annual Minimum Rent
(as hereinafter defined). Said Rent shall be payable in equal monthly installments.

(b)  “Fair Market Annual Minimum Rent” shall mean the rate and annual escalations
Landlord generally receives for new leases for comparable space in the Building as of the date which is
six (6) months prior the Expiration Date. Fair Market Annual Minimum Rent shall not mean “net
effective rent to Landlord”. In determining fair market annual minimum rent, no adjustment shall be
made in consideration of and Tenant shall not be entitled to a credit for Tenant improvements,
brokerage commissions, rent concessions and other concessions which Landlord may typically offer to
other tenants.

(c) In the event Tenant disputes Landlord’s determination of Fair Market Annual Minimum
Rent, Tenant, by written demand served upon Landlord within five (5) days after Landlord notifies
Tenant of Landlord’s determination of Fair Market Annual Minimum Rent, may commence arbitration
strictly in accordance with the terms and conditions of this Subparagraph. If Tenant shall fail to demand
arbitration as set forth above within said five (5) day period, Tenant shall be deemed to have accepted
Landlord’s determination of Fair Market Annual Minimum Rent. The sole issue to be determined by
such arbitration shall be the Fair Market Annual Minimum Rent in accordance with this Subparagraph.
The arbitration shall be conducted as follows: Within thirty (30) days after such written demand, each
party will obtain and deliver to the other, an appraisal (each, an “Appraisal”) a licensed appraiser with at
least ten (10) years experience in the Nassau/Suffolk real estate market who is not an active real estate
broker or salesperson. If the parties cannot agree upon the Fair Market Annual Minimum Rent within
thirty (30) days of the delivery of the Appraisals, the two (2) Appraisers will select a third licensed
appraiser meeting the same qualifications and the third appraiser shall select the determination
contained in one of the two Appraisals. The appraisers will not have the power to add to, modify,
detract from or alter in any way the provisions of this lease or any amendments or supplements to this
lease. No appraiser is authorized to make an award for damages of any kind including, without
limitation, an award for punitive, exemplary, consequential or incidental damages. Landlord and Tenant
will pay for the services of its own appraiser and shall share the cost of the third appraiser, if applicable.
The decision of the third appraiser will be final and non-appealable and may be enforced according to
the laws of the State of New York. Notwithstanding anything to the contrary contained herein, in the
event Tenant disputes Landlord’s determination of the Fair Market Annual Minimum Rent, Tenant shall
nevertheless continue to pay rent at 1.03 times the Rent applicable with respect to the third month prior
to the Expiration Date. In the event the rent as determined hereunder is at variance with the rent being
paid by Tenant, Tenant shall either pay the difference in a lump sum or receive a credit as the case may
be.
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(d) Time shall be of the essence with respect to all of Tenant’s obligations under this Article 51.
This Renewal Option is personal to Catholic Health System of Long Island, Inc. d/b/a Catholic Health
Services of Long Island and is non-transferable by operation of law or otherwise.

52.  Right of Offer. (A) If: (i) any space in the Building having a floor area
exceeding 5,000 square feet (the “Offer Space”), becomes vacant and available for lease during the
Term of this lease, and (ii) Landlord has made a written counteroffer to a third party for the lease of the
subject Offer Space (the “Counteroffer”), then before entering into a lease with such third party,
Landlord shall, provided Tenant is not then in default under this lease, deliver to Tenant a notice
(“Landlord’s Offer Notice™) notifying Tenant of the availability of the Offer Space with a copy of the
Counteroffer (redacted to eliminate the name of the third party and other non-economic terms);
provided, however, that Landlord shall not be liable to Tenant for any costs, expenses, damages or
liabilities that are or may be incurred by Tenant by reason of Landlord’s unintentional failure to so
notify Tenant. The obligations of Landlord and rights and entitlements of Tenant under this Article
shall not apply during the last five (5) years of the initial Term of this Lease or during the Renewal
Term.

(B)  If Tenant desires to lease the Offer Space, then Tenant must deliver to Landlord,
within seven (7) business days following the giving of the Landlord’s Offer Notice, a written notice
(“Tenant’s Acceptance Notice”), pursuant to which Tenant unequivocally and unconditionally accepts
the subject offer and agrees to lease the entire Offer Space pursuant to the Offer Terms (as hereinafter
defined). Any written communication from Tenant that purports to serve as Tenant’s Acceptance
Notice, but which contains language of equivocation or condition, shall be deemed to constitute a
rejection by Tenant of the subject offer. If Tenant does not give such Tenant’s Acceptance Notice
within such seven (7) business day period, then the subject offer and the obligations of Landlord to
Tenant with respect to the subject Offer Space shall lapse and be of no further force or effect, and
Landlord shall have the right to lease the Offer Space (in whole or in separate portions) to a third party
(or parties) on the same or any other terms and conditions, whether or not such terms and conditions are
more or less favorable than those offered to Tenant, and Landlord shall not be required to re-offer such
space (or any portion thereof) to Tenant, even in the event that Landlord divides the Offer Space and
leases each portion separately.

(C)  The term “Offer Terms” shall mean the then current terms, covenants and
conditions in this lease contained with respect to the original Demised Premises, except that (i) the
definition of the terms “Demised Premises” and “Premises” shall be expanded to include the subject
Offer Space; (ii) the Term of this lease, as it relates to the subject Offer Space, shall commence upon
Landlord tendering to Tenant vacant possession of the subject Offer Space and shall expire on the
Expiration Date (unless sooner terminated or unless extended pursuant to a valid renewal option); (iii)
the Rent for the Offer Space shall be the rental, rental increases and rental concessions, if any, set by
Landlord in the Counteroffer; (iv) the “Tenant’s Proportionate Share” under this lease shall be
appropriately increased so as to account for the additional rentable square footage attributable to the
subject Offer Space; (v) unless otherwise stated in the Counteroffer, the Offer Space shall be delivered
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in its then “as is” condition and Landlord shall not be required to perform any work, make any
installations, incur any expense (whether by way of tenant improvement allowance, rent concession or
otherwise) in or with respect to the Offer Space in order to prepare same for occupancy by Tenant; and
(vi) such other terms as may be set forth in the Counteroffer.

(D)  Tenant’s leasing of the subject Offer Space through timely and proper delivery of
Tenant’s Acceptance Notice shall be self-operative and no additional document of confirmation of such
leasing shall be necessary; provided, however, that if requested by Landlord, then Landlord and Tenant
shall enter into a formal amendment to this lease in order to confirm the modifications effected by
Tenant’s acceptance of the offer made in Landlord’s Offer Notice (the “Offer Amendment™). Failure by
Tenant to execute and deliver the Offer Amendment within thirty (30) days of presentment thereof by or
on behalf of Landlord shall empower (but not obligate) Landlord to nullify Tenant’s delivery of
Tenant’s Acceptance Notice (and the leasing of the Offer Space by Tenant) upon ten (10) days prior
written notice to Tenant.

(E)  Time shall be of the essence with respect to all dates and time periods set forth in
this Article.

® The rights and entitlements established for Tenant under this Article are personal
to Catholic Health System of Long Island, Inc. d/b/a Catholic Health Services of Long Island, are non-
transferable by operation of law or otherwise, and are subject to currently existing rights, if any, granted
to other tenants at the Building.

53. Generator..  Subject to the requirements and conditions of this Paragraph, Tenant shall
have the exclusive right to use that certain Catepiller-Olympian DI125P1 (Serial No.
#OLY00000CNTA01065), 125 kw (3 phase/ 600 Gallon tank) generator (the “Generator”) originally
installed by BBB. Landlord shall deliver the Generator in good working order. Tenant shall, at its own
cost and expense, maintain, test and repair the Generator and keep same in good condition throughout
the term of this lease. However, testing of the Generator may only be performed at the times and in the
manner designated by Landlord (which times are likely to be outside of customary working hours).
Tenant hereby acknowledges and agrees that the indemnification obligations of Tenant under this lease
shall specifically extend to any and all claims, causes of action, damages, liabilities, losses, costs and
expenses (including reasonable attorney fees and disbursements) relating to the Generator and/or arising
out of or in connection with the operation, repair, maintenance or testing of the Generator. Tenant shall
not be entitled to any abatement or reduction in the rental required under this lease if for any reason
Tenant is unable to use the Generator. At the expiration or sooner termination of this lease, Tenant
shall leave the Generator in place and cause same to be in good working order, subject to reasonable
wear and tear. Tenant hereby acknowledges and agrees that Landlord makes no warranty, express or
implied, regarding the condition, sufficiency, capacity or fitness for a particular purpose of the
Generator.

54. Initial Exterior Maintenance. Landlord shall perform the following, at Landlord’s cost
and expense: (a) the resealing and the restriping of the parking lot, excluding the courtyard and the
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south parking lot, (b) the power washing of the exterior of the Building, and (c) the trimming of the
trees and shrubs, as needed, on the Real Property. Landlord shall complete the foregoing prior to the
Commencement Date.

55.  Satellite Dish._ Upon request by Tenant in accordance herewith during the term of
this lease, Tenant may (subject to the terms hereof), at its own cost and expense, install, operate, and
maintain a satellite dish (hereinafter the “Satellite Dish”) on the roof of the Building in a location to be
designated by Landlord. The installation of the Satellite Dish shall be deemed an alteration under
Article 14 and shall be performed in strict accordance with same. Tenant’s right to install and operate
the Satellite Dish as set forth above shall be subject to the prior written approval of Landlord. Tenant
shall submit to Landlord, along with its request to install the Satellite Dish, (i) plans and specifications
for the installation of the Satellite Dish, (i) copies of all necessary governmental and quasi-
governmental permits, licenses and authorizations for the installation of such Satellite Dish, which the
Tenant shall obtain at its own expense; and (iii) a certificate of insurance evidencing insurance coverage
as required by this lease and any other insurance reasonably required by the Landlord for the installation
and operation of the Satellite Dish. The Landlord may withhold its approval to the installation and
operation of the Satellite Dish if such installation and/or operation of the Satellite Dish may damage the
structural integrity of the Building, interfere with any service provided by the Landlord or any tenant,
interfere with any other tenant’s business or reduce the amount of leasable space in the Building, if such
installation, and/or operation shall be in violation of any of the terms hereof. The installation and size
of such Satellite Dish shall meet the specifications of Landlord and the Federal Communications
Commission and shall comply with all other governmental requirements (local, state and federal) and all
reasonable requirements of Landlord. In no event shall the Satellite Dish be more than eighteen (18”)
inches in diameter. Tenant shall, at its own cost and expense, maintain and repair the Satellite Dish and
keep same in good condition for as long as same is installed and remains. Tenant covenants and agrees
that neither the Tenant nor its Agents will cause any damage to the roof during the installation and
operation of the Satellite Dish. If Landlord’s insurance premium or Taxes for the Building are increased
as a result of the Satellite Dish, Tenant shall pay such increase each year, as additional rent, upon receipt
of a bill from the Landlord. Tenant shall have no right to an abatement or reduction in the amount of
rent set forth in the Lease if for any reason the Tenant is unable to use the Satellite Dish. Tenant
covenants and agrees that the installation, operation and removal of the Satellite Dish will be at its sole
risk. The Tenant agrees to indemnify and defend the Landlord against all claims, actions, damages,
liability and expenses (including reasonable attorneys’ fees) in connection with the loss of life, personal
injury, damage to property or business or any other loss or injury arising out of the installation,
operation or removal of the Satellite Dish. The Tenant agrees to indemnify the Landlord for all costs
and expenses (including reasonable attorneys” fees) incurred as a result of any litigation concerning the
Satellite Dish. Landlord, at its sole option, may require the Tenant, at any time prior to the expiration of
this lease, to terminate the operation of the Satellite Dish and to remove the Satellite Dish at Tenant’s
sole expense if it is causing physical damage to the structural integrity of the Building, interfering with
any other service provided by the Building, or interfering with any other tenant’s business. At the
expiration or sooner termination of this lease or upon termination of the operation of the Satellite Dish
by Landlord, Tenant or otherwise, Tenant shall be required to remove the Satellite Dish from the
Building, at its own cost, on or prior to such date. The Tenant shall repair all damage attributable to the
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installation or removal of such Satellite Dish and shall leave the portion of the Building where the
Satellite Dish was located in good order and repair, reasonable wear and tear excepted. If the Tenant
does not promptly remove the Satellite Dish when so required, the Tenant hereby authorizes the
Landlord to remove and dispose of the Satellite Dish and charge the Tenant for all costs and expenses
incurred thereby. The Tenant agrees that the Landlord shall not be liable for any property (including the
Satellite Dish) disposed of or removed by the Landlord in accordance herewith.
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IN WITNESS WHEREOF, Landlord and Tenant have respectively signed and sealed this
lease as of the day and year first above written.

Landlord: 110 BI-COUNTY BOULEVARD, LLC
By: Rechler Equity I LLC, its managing member
By: Rechler Equity MM I LLC, its managing member

By: R%uity L managing member
A
By//

Name: W o, ENSen
Title: ™ MLQ\A Mes

Tenant: CAT IC HEALTH SYSTEM OF LONG ISLAND, INC.

d/b/gCatho 'W'rvices of Long Island
By:

Name: V:s‘ogfﬂu T TomminNO
Title: EXECuTIVE Vicg PRESDENT
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SCHEDULE A
LANDLORD’S CLEANING SERVICES
(to be performed on all business days except holidays)

A. Floors of the Demised Premises will be swept and spot cleaned night. Carpets in the Demised
Premises will be swept daily with carpet sweeper and vacuumed weekly.

B. Office equipment, telephones, etc. will be dusted nightly.

C. Normal office waste in receptacles in the Demised Premises will be emptied nightly.

D. Interior surface of windows and sills in the Demised Premises will be washed and blinds dusted
quarterly.

E. There shall be regularly scheduled visits by a qualified exterminator.

Tenant shall pay to Landlord, on demand, Landlord’s reasonable charges for (a) extra cleaning work in
the Demised Premises required because of (i) misuse or neglect on the part of Tenant or its employees
or visitors, (ii) use of portions of the Demised Premises for preparation, serving or consumption of food
or beverages, or other special purposes requiring greater or more difficult cleaning work than office
areas; (iii) unusual quantity of interior glass surfaces; (iv) non-building standard materials or finishes
installed by Tenant or at its request; (v) increases in frequency or scope in any item set forth in this
Schedule as shall have been requested by Tenant; (vi) use of the Demised Premises for any special
purpose requiring extra cleaning services; and (b) removal from the Demised Premises or Building of (i)
so much of any refuse and rubbish of Tenant as shall exceed that normally accumulated in the routine of
ordinary business office activity and (ii) all of the refuse and rubbish of any. eating facility requiring
special handling (wet garbage). Notwithstanding anything to the contrary set forth in this Lease, at
Landlord’s request, Tenant shall pay directly to the Landlord’s cleaning contractor all monies owed in
connection with the aforesaid extra cleaning services or refuse removal.
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SCHEDULE B

1. The sidewalks, entrances, driveways, passages, courts, elevators, vestibules, stairways,
corridors or halls shall not be obstructed or encumbered by any Tenant or used for any purpose other
than for ingress to and egress from the Demised Premises and for delivery of merchandise and
equipment in a prompt and efficient manner using elevators and passageways designated for such
delivery by Landlord. There shall not be used in any space, or in the public hall of the building, either
by any Tenant or by jobbers or others in the delivery or receipt of merchandise, any hand trucks, except
those equipped with rubber tires and sideguards.

2. The water and wash closets and plumbing fixtures shall not be used for any purposes
other than those for which they were desi gned or constructed and no sweepings, rubbish, rags, acids or
other substances shall be deposited therein, and the expense of any breakage, stoppage, or damage
resulting from the violation of this rule shall be borne by the Tenant who, or whose clerks, agents,
employees or visitors, shall have caused it.

3. No Tenant shall sweep or throw or permit to be swept or thrown from the Premises any
dirt or other substances into any of the corridors or halls, elevators, or out of the doors or windows or
stairways of the building, and the Tenant shall not use, keep or permit to be used or kept any coffee
machine, vending machine, burner, microwave oven, refrigerator or oven, food or noxious gas or
substance in the Demised Premises, or permit or suffer the Demised Premises to be occupied or used in
a manner offensive or objectionable to Landlord or other occupants of the Building by reason of noise,
odors and/or vibrations, or interfere in any way with other tenants or those having business therein, nor
shall any animals or birds be kept in or about the Building. Tenant shall provide and maintain, at its
expense, the hand-held fire extinguishers that are required to be maintained in Premises by the
governmental agency having jurisdiction over this matter. Smoking in the Demised Premises and/or
Building is prohibited.

4. No awnings or other projections shall be attached to the outside walls of the Building
without the prior written consent of the Landlord.

5. No sign, advertisement, notice or other lettering and/or window treatment shall be
exhibited, inscribed, painted or affixed by any Tenant on any part of the outside of the Demised
Premises or the Building or on the inside of the Demised Premises if the same is visible from the
outside of the Demised Premises without the prior written consent of the Landlord. In the event of the
violation of the foregoing by any Tenant, Landlord may remove same without any liability, and may
charge the expense incurred by such removal to Tenant or Tenants violating this rule. Interior signs on
doors and directory tables shall be inscribed, painted or affixed for each Tenant by Landlord at the
expense of such Tenant, and shall be of a size, color and style acceptable to Landlord.

6. No Tenant shall mark, paint, drill into, or in any way deface any part of the Demised
Premises or the Building of which they form a part. No boring, cutting or stringing of wires shall be
permitted, except with the prior written consent of Landlord, and as Landlord may direct. No tenant
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shall lay linoleum or other similar floor covering so that the same shall come in direct contact with the
floor of the Demised Premises and, if linoleum or other similar floor covering is desired to be used, an
interlining of builder’s deadening felt shall be first affixed to the floor, by a paste or other water soluble
material, the use of cement or other similar adhesive material being expressly prohibited.

7. No additional locks or bolts of any kind shall be placed upon any of the doors or
windows by any Tenant, nor shall any changes be made in existing locks or in the mechanisms thereof.
Each Tenant must, upon the termination of his tenancy, restore to Landlord all keys of stores, offices
and toilet rooms, either furnished to, or otherwise procured by, such Tenant, and in the event of the loss
of any keys, so furnished, such Tenant shall pay to Landlord the cost thereof.

8. Freight, furniture, business equipment, merchandise and bulky matter of any description
shall be delivered to and removed from the Premises only through the service entrances and corridors,
and only during hours and in a manner approved by Landlord. Landlord reserves the right to inspect all
freight to be brought into the Building and to exclude from the Building all freight which violates any of
these Rules and Regulations or the lease of which these Rules and Regulations are a part.

9. Canvassing, soliciting and peddling in the building is prohibited and each Tenant shall
cooperate to prevent the same.

10.  Landlord reserves the right to exclude from the building between the hours of 6:00 P.M.
and 8:00 A.M. and at all hours on Sundays and legal holidays, all persons who do not present a pass to
the building signed by Landlord. Landlord will furnish passes to persons for whom any Tenant requires
same in writing. Each Tenant shall be responsible for all persons for whom he requires such a pass and
shall be liable to Landlord for all acts of such persons.

11, Landlord shall have the right to prohibit any advertising by any Tenant which, in
Landlord’s opinion, tends to impair the reputation of the Building or its desirability as an office
building, and upon written notice from Landlord, Tenant shall refrain from or discontinue such
advertising,

12. Tenant shall not bring or permit to be brought or kept in or on the Premises, any
inflammable, combustible, hazardous or explosive fluid, material, chemical or substance, or cause or
permit any odors of cooking or other processes, or any unusual or other objectionable odors, to permeate
in or emanate from the Premises. ‘

13. Tenantagrees to use the entry doors to its premises only for ingress and egress purposes
and to keep such doors closed at all other times.
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EXHIBIT 1

FLOOR PLAN
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EXHIBIT 2

PARKING PLAN
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EXHIBIT 3

CURRENT TAX BILL
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= WORD ARREARS" 15 PRINTED BELOW,
OUNTY TREASURER'S NOTICE
i AEVERSE SIDE.

STATEMENT OF TAXES
DECEMBER 1, 2012 thru NOVEMBER 30, 2013 TAX LEVY
TOWN OF BABYLON, SUFFOLK COUNTY, NEW YORK
TAXES BECOME A LIEN DECEMBER 1, 2012

BANK AND MORTGAGE NUMBER

ITEM NUMBER
141982998

ESTIMATED STATE-AID

OFFICE PAYMENT HOURS o 278,733,801
009904- MON. TO FRI. 9 A.M. TG 4 PM. 1238
| PHONE 631-857-7400 | scrooL 5,656,441
MAKE FUNDS PAYABLE TO: FOR SCHOQOL INQUIRIES CALL NYS Schao! Code Bill Number
CORINNE DISOMMA (516) 752-6506 282422 29553

RECEIVER OF TAXES

200 EAST SUNRISE HIGHWAY
LINDENHURST, NEW YORK 11757-2597

IF PROPERTY HAS BEEN SOLD OR TRANSFERRED AFTER
MARCH 1, 2012, PLEASE FORWARD THIS STATEMENT TO THE
NEW OWNER OR RETURN TQO THIS OFFICE,

OWNER AS OF TAXABLE STATUS DATE MARCH 1, 2012
110 BI-COUNTY BOULEVARD LLC

85 S SERVICE RD
PLAINVIEW NY 11803

TAX BILLING ADDRESS
110 BI-COUNTY BOULEVARD LLC
85 S SERVICE RD
PLAINVIEW NY 11803

SUFFOLK COUNTY TAX M
SECT. BLOC

0100 069.00
ACREAGE/DIMENSION

9.500

AR HUMBER
S LOT

03.00  005.024
SECHioN TYPE

| TOTAL ASSESSMENT | oo onp
43,230

177,810
| UNIEORM % OF EULL VALUE

| LAND ASsESSME

TAx
CODE

159 1
PHYSICAL ADDRESS

14,695,041

TAX WITHOUT EXEMPTION

110 BI-COUNTY BL
E FARMINGDALE

503,790.26

11735

VALUE

EXEMPTION

FULL VALUE

LEVY DESCRIPTION oliee | “obe | Ahmeodt PR TAX AMOUNT
SC022 SCHOOL DIST. - E.FARMINGDALE ~0,27 177,810 180,0403 320,129.66
LD022 LIBRARY TAX - E,FARMINGDALE -0.57 177,810 6.5445 11,636.78
D001l COUNTY GENERAL FUND -1.29 177,810 2.0717 3,683.69
D003 COUNTY POLICE 2.63 177,810 26.7144 47,500.87
D004 HIGHWAY TAX NO.1 0.00 177,810 8.5740 15,245.43
D005 TOWN TAX 9.08 177,810 11.7100 20,821.55
D006 TOWN OUTSIDE VILLAGES 73.67 177,810 1.5214 2,705.20
D017 FPD - E.FARMINGDALE NO.12 8.58 177,810 12.912¢ 22,959.89
D017S FD - FIREMENS SERVICE AWARD 3.48 177,810 .4660 828.59
D055 LIGHTING DIST. - BABYLON TOWN 22.84 177,810 1.2827 2,280.77
D007 NY STATE REAL PROP TAX LAW 0.45 177,810 7.9106 14,065.84
D002 F C Y TUITION 0.47 177,810 1,2143 2,159.15
SW001 SEWER DIST.-COUNTY SEWER RATE 4,92 177,810 15,2196 27,061,97
SW002 SEWER DIST.- PER P EL CHARGE 3.06 34.69
CRO00 COMMERCIAL REFUSE DISTRICT -6,66 1,400.00
ABO0OO WASTE MANAGEME -29.99 177,810 6.2207 11,061.03
NY STATE MTA TAX 1210 215,15

Your tax savings this year resulting from the New York State Schoo! Tax Heliof (STAR) Program is:

Nole: This year's STAR tax savings generally may not exceed last year's by mora than 2%.

FIRST HALF TAX 251,895,13 OND HA . 251,895.13 OTA A 503,790.26

Due December 1, 2012 - Payabls without penally 1o January 10, 2013

Due Decembar 1, 2012 - Payable without penatty to May 31, 2013,
Sae reverse side for panalty schedule,

Thig totaf tax may be pald in one or two instaliments.

See reverse side lor penally schedule and County Troasurer's nofice.
PYMT 1 12/27/12 251895.13 TOTAL PAID
3100307

BATCH 00126 CN 0240

THIS IS YOUR REQUESTED RECEIPT




FIRST AMENDMENT TO LEASE

This FIRST AMENDMENT TO LEASE (this “Agreement”), made as of July 16
~, 2024 (the “Effective Date”), by and between 110 BI-COUNTY BOULEVARD, LLC, a
Delaware limited liability company (“Landlord”), having an office at c/o Rechler Equity Partners,
85 South Service Road, Plainview, New York 11803, and CATHOLIC HEALTH SYSTEM OF
LONG ISLAND, INC. d/b/a Catholic Health, a New Y ork not-for-profit corporation (“Tenant”),
having an office at 992 North Village Avenue, Rockville Centre, New York 11570.

RECITALS

WHEREAS, Landlord, as landlord, and Tenant, as tenant, entered into an Agreement of
Lease, made as of February 27, 2013 (the “Original Lease”), for the lease of a certain 48,866
rentable square feet of space (the “Demised Premises”) in the building located at 110 Bi-County
Boulevard, Farmingdale, New York (the “Building”);

WHEREAS, Landlord and Tenant desire to amend the Original Lease so as to, among other
things, extend the Term thereof to and including January 31, 2036; subject to and then accordance
with the terms and conditions of this Agreement.

NOW, THEREFORE, in consideration of the mutual promises contained herein and for
other good and valuable consideration, the receipt and sufficiency of which being hereby
acknowledged, the parties agree as follows:

ARTICLE 1
Definitions

1.1 The recitals are specifically incorporated into the body of this Agreement and shall
be binding upon the parties hereto.

1.2 Unless expressly set forth to the contrary and except as modified by this Agreement,
all capitalized or defined terms shall have the meanings ascribed to them in the Original Lease.

1.3 As used herein, the term “Lease” shall mean the Original Lease, as modified and
amended by this Agreement.
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ARTICLE 11
Lease Modifications

The Original Lease is and shall be modified and amended as follows:

2.1 Acknowledgments.

(A)  The parties acknowledge and agree that each of Landlord and Tenant
heretofore satisfied all of its respective obligations under Article 1(B) of the Original Lease and
that the terms of Article 1(B) of the Original Lease shall have no bearing on this Agreement.

(B)  The parties further acknowledge and agree that the contingency set forth in
Article 1(C) of the Original Lease has been heretofore satisfied.

2.2 Term. Effective as of the Effective Date of this Agreement, Article 2(A) of the
Original Lease is hereby modified and amended to provide that the Term of the Lease is extended
to and including January 31, 2036, unless sooner terminated pursuant to any of the provisions of
the Lease. All references in the Original Lease or this Agreement to the term “Expiration Date,”
or otherwise to the scheduled date for expiration of the Term of the Lease shall hereafter mean and
refer to January 31, 2036.

2.3 Rent. Effective as of the Effective Date of this Agreement, Article 3(A) of the
Original Lease is hereby modified and amended to as follows:

(A)  From the date hereof through and including January 31, 2026, the annual
minimum rent (the “Rent”) shall continue to be payable in accordance with the provisions of the
Original Lease.

(B) Commencing on February 1, 2026, and continuing through and including
January 31, 2036, the Rent shall be payable in accordance with the following schedule:

During the period from February 1, 2026 to and including January 31, 2027, the
Rent shall be $1,075,052.04, payable in equal and consecutive monthly installments
of $89,587.67.

During the period from February 1, 2027 to and including January 31, 2028, the
Rent shall be $1,107,303.60, payable in equal and consecutive monthly installments
of $92,275.30.

During the period from February 1, 2028 to and including January 31, 2029, the

Rent shall be $1,140,522.72, payable in equal and consecutive monthly installments
of $95,043.56.
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During the period from February 1, 2029 to and including January 31, 2030, the
Rent shall be $1,174,738.32, payable in equal and consecutive monthly installments
of $97,894.86.

During the period from February 1, 2030 to and including January 31, 2031, the
Rent shall be $1,209,980.52, payable in equal and consecutive monthly installments
of $100,831.71.

During the period from February 1, 2031 to and including January 31, 2032, the
Rent shall be $1,246,279.92, payable in equal and consecutive monthly installments
of $103,856.66.

During the period from February 1, 2032 to and including January 31, 2033, the
Rent shall be $1,283,668.32, payable in equal and consecutive monthly installments
of $106,972.36.

During the period from February 1, 2033 to and including January 31, 2034, the
Rent shall be $1,322,178.36, payable in equal and consecutive monthly installments
of $110,181.53.

During the period from February 1, 2034 to and including January 31, 2035, the
Rent shall be $1,361,843.76, payable in equal and consecutive monthly installments
of $113,486.98.

During the period from February 1, 2035 to and including January 31, 2036, the
Rent shall be $1,402,699.08, payable in equal and consecutive monthly installments
of $116,891.59.

24  Taxes. Effective as of the Effective Date of this Agreement, Article 11 of the
Original Lease is hereby modified and clarified as follows:

(A)  From and after the date of closing (if any) of the CHS 110 BCB IDA
Transaction (as such term is defined and addressed in Article III of this Agreement), each reference
in Article 11 of the Original Lease to the term “IDA Transaction” shall be deemed to mean and
refer to the CHS 110 BCB IDA Transaction.

(B)  The last sentence of Article 11(B) of the Original Lease is hereby deleted in
its entirety.
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(C)  Article 11(C) of the Original Lease is hereby deleted in its entirety and
replaced with the following:

“(C) Landlord shall render to Tenant a statement containing a
computation of Tenant’s Tax Payment (“Landlord’s Statement”). Within fifteen
(15) days after the rendition of the Landlord’s Statement, Tenant shall pay to
Landlord the amount of Tenant’s Tax Payment. At Landlord’s option, on the first
day of each month following the rendition of each Landlord’s Statement, Tenant
shall pay to Landlord, on account of Tenant’s next Tax Payment, a sum equal to
one-twelfth (1/12th) of Tenant’s last Tax Payment due hereunder, which sum shall
be subject to adjustment for subsequent increases in Taxes. Without regard to
which party has the obligation to make payments under the PILOT Program,
Landlord shall have the right and option to make those payments directly to the
applicable taxing authority and to have Tenant reimburse Landlord, as additional
rent under this lease, by way of Tenant’s Tax Payments hereunder. However, in
the event that Landlord shall acquiesce to Tenant making the Tenant’s Tax
Payments directly to the applicable taxing authority (rather than paying such
amounts to Landlord), then Tenant shall provide Landlord with written evidence of
the payment of Tenant’s Tax Payment by electronic mail to

(or such other address as Landlord may designate)
at least thirty (30) days prior to the date when due and upon receipt by Landlord
of written evidence of such payment, Tenant shall have satisfied its obligations for
the payment of any such amounts so paid. In the event that Tenant fails to make
any such payments when due, Tenant shall be responsible for all interest, penalties,
late fees and other charges due to the late payment.”

2.5  Assignment & Subletting. Effective as of the Effective Date of this Agreement, the
first three (3) lines of text of Article 20(C) of the Original Lease (i.e., beginning with the words,
“Notwithstanding the foregoing ...” and continuing through and including the words, “... In
addition, ”) are hereby deleted in their entirety.

2.6

Indemnity. Effective as of the Effective Date of this Agreement, Article 24(A) of

the Original Lease is hereby deleted in its entirety and replaced with the following:

“(4)  To the fullest extent permitted by law, Tenant shall, and shall
require its contractors and subcontractors to, indemnify, hold harmless and defend
Landlord, its affiliates (including, without limitation, Rechler Equity Management
LLC, Rechler Equity Development LLC and Rechler Equity Construction LLC),
partners, members, lenders, managing agents, construction company, subsidiaries,
directors, officers, contractors, employees, agents and any ground lessor
(collectively, the “Indemnified Parties”) from and against any and all liabilities,
claims, demands, damages, costs, expenses (including reasonable attorney fees and
costs) suits, judgments whether actual or alleged, including such for bodily injury
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or wrongful death to any person (including, without limitation, employees and
invitees of Tenant or any of its Related Parties) and property damage to any
property, arising out of or in connection with the operations or business of Tenant
or any of its Related Parties at the Demised Premises or the Real Property, the acts
or omissions of Tenant or any of its Related Parties; or any breach of this lease or
improper conduct. Upon notification by Landlord of an indemnifiable event,
Tenant, at its own expense, shall arrange for Landlord’s defense (at Landlord’s
option) and confirm indemnification. Tenant will still be responsible to fulfill its
obligations under this Article in the event Tenant or Tenant’s insurance company
does not accept a tender of claim by Landlord. These indemnification provisions
are to continue after lease expiration or earlier termination of this lease and are
not limited by the amount of available insurance in place.”

2.7 Insurance.

(A)  Effective as of the Effective Date of this Agreement, the last sentence of
Article 26(d) of the Original Lease is hereby deleted in its entirety.

(B)  Effective as of the Effective Date of this Agreement, the last sentence of
Article 26(e) of the Original Lease is hereby deleted in its entirety.

2.8 Condition of the Demised Premises: Landlord’s Extension Work.

(A)  Tenant hereby acknowledges and agrees that all work, contributions and
allowances that were required to be performed, made, applied or paid by Landlord under the
Original Lease were heretofore fully performed, made, applied or paid (as applicable). Tenant
hereby further acknowledges and agrees that (i) Tenant has inspected the Demised Premises and
1s accepting same in its current “as is” condition, (i1) except as otherwise set forth in Section 2.8(B)
of this Agreement and, if and as applicable, the New Office Construction Work (as hereinafter
defined), Landlord shall not be obligated to perform any work or make any installations in order
to prepare the Demised Premises for Tenant’s continued occupancy, and (ii1) except for the Office
Allowance and the Decorative Allowance (as such terms are defined and addressed below in this
Agreement), if and as applicable, Landlord shall not be obligated to incur any expense in order to
prepare the Demised Premises for Tenant’s continued occupancy. Nothing contained in this
Agreement shall be construed as to relieve or release Landlord of or from any of its on-going
maintenance, repair, replacement or compliance obligations under the Lease, including, without
limitation, all such obligations that relate to the roof of the Building.

(B)  Notwithstanding anything to the contrary contained in Section 2.8(A) of this
Agreement, Landlord, at its expense (except as pursuant to any extra work orders or change orders
authorized by Tenant and except as may be otherwise noted on the LEW CDs (as hereinafter
defined)), shall cause its designated contractor to perform and make certain work and certain
installations in and to the Demised Premises in order to prepare same for continued occupancy by
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Tenant; such work and installations to be performed in accordance with the LEW CDs, as
supplemented by finish selections to be promptly hereafter made by Tenant from Landlord’s
Building-standard menu(s) of finishes, and in accordance with all applicable Legal Requirements
(such work and installations sometimes herein referred to as the “Landlord’s Extension Work™).
As used herein, the term “LEW CDs” shall collectively mean and refer to that certain set of formal
construction drawings heretofore prepared by Landlord’s designated contractor under project
name, “Catholic Health — Tenant Alteration Phase I and Phase II”, being comprised of drawing
sheets T-1, A-1, A-2, and A-3 and attached hereto as Exhibit B, each signed as approved by Tenant.
As used herein, the term “Legal Requirements” shall mean all present and future laws, ordinances,
requirements, orders, directives, rules and regulations of federal, state, county and city
governments and of all other governmental authorities having or claiming jurisdiction over the
Building. In the event that there is a conflict or inconsistency between the provisions of this
Agreement and the work set forth on the final LEW CDs, such final LEW CDs shall be controlling.
Tenant shall be responsible for moving and relocating Tenant’s personnel and Tenant’s furniture,
equipment, trade fixtures and other items of personal property in and about the Demised Premises
in order to accommodate Landlord’s designated contractor’s performance of the Landlord’s
Extension Work, including, where and to the extent necessary for such accommodation, the
disconnection, moving and re-connection of computer, data and telecommunications wiring and
equipment. Tenant acknowledges and agrees that the Landlord’s Extension Work may be
performed during a period while Tenant remains in use and occupancy of the Demised Premises,
during ordinary working hours, and that Landlord shall not be liable for any inconvenience to
Tenant or for interference with Tenant’s business or use of the Demised Premises or any portion
thereof during the performance of the Landlord’s Extension Work. It is the intention of the parties
that (i) if not already made prior to the Effective Date of this Agreement, Landlord will make
application for a building permit for the Landlord’s Extension Work promptly following the
Effective Date of this Agreement, and (ii) Landlord will cause its designated contractor to
commence performance of the Landlord’s Extension Work promptly following the issuance of a
building permit for the Landlord’s Extension Work. Subject to delays attributable to Tenant and
other forces beyond the reasonable control of Landlord, Landlord shall use commercially
reasonable efforts to substantially complete the Landlord’s Extension Work by the date that is
ninety (90) days following the later of: (a) the date of issuance of a building permit for the
Landlord’s Extension Work; or (b) as applicable, either the date of issuance of the Inducement
Resolution or the date on which Tenant is be deemed to have waived the right to terminate this
Agreement in connection with the CHS 110 BCB IDA Transaction (as all such terms are defined
and addressed in Section 3.1 of this Agreement).

2.9 New Office Construction Work; Office Allowance.

(A)  Tenant has advised Landlord that it is contemplating the engagement of
Landlord’s designated contractor to construct a set of new offices within the Demised Premises
and/or perform certain expansion or other modification work in or to existing offices and ancillary
facilities of the Demised Premises such as, but not limited to, any breakroom, office pantry, IT
room, conference room and mail/copy room (collectively and as applicable, the “New Office
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Construction Work™). Tenant has no obligation to proceed with the New Office Construction
Work. However, if Tenant does elect to proceed with the New Office Construction Work, then
the design, permitting and performance of the New Office Construction Work would be performed
by Landlord’s designated contractor at Tenant’s sole cost and expense (subject to the terms of
Section 2.9(B), below). The parties agree that, in such event: (i) Tenant would have reasonable
input with respect to the design of, and rights of review and approval of the plans for, the New
Office Construction Work; (ii) Tenant would be responsible for moving and relocating Tenant’s
personnel and Tenant’s furniture, equipment, trade fixtures and other items of personal property
in and about the Demised Premises in order to accommodate Landlord’s designated contractor’s
performance of the Office Construction Work, including, where and to the extent necessary for
such accommodation, the disconnection, moving and re-connection of computer, data and
telecommunications wiring and equipment; and (iii) Tenant acknowledges and agrees that the
Office Construction Work would be performed during a period while Tenant remains in use and
occupancy of the Demised Premises, during ordinary working hours, and that Landlord would not
be liable for any inconvenience to Tenant or for interference with Tenant’s business or use of the
Demised Premises or any portion thereof during the performance of the Office Construction Work.

(B)  Subject to the provisions of Section 2.9(C), below, and provided the Lease
then remains in full force and effect without any then-outstanding uncured default on the part of
Tenant thereunder (following notice and the expiration of any appliable cure period), Landlord
shall contribute up to $100,000.00 (the “Office Allowance”) toward the total of all charges
imposed by Landlord’s designated contractor for the design, permitting and performance of the
New Office Construction Work (the “Total NOCW Charge”). If the Total NOCW Charge, as
estimated by Landlord’s designated contractor (subject to reconciliation, as addressed below), is
greater than $100,000.00 (such difference being herein referred to the “NOCW Overage” and the
amount of such difference being herein referred to as the “NOCW Overage Amount”), then the
full NOCW Overage Amount shall be payable by Tenant, as additional rent under the Lease, to
Landlord or Landlord’s designated contractor (as designee of Landlord) as follows: Prior to
commencement of the New Office Construction Work, and again when Landlord deems that the
New Office Construction Work project has been progressed halfway toward completion, Tenant
shall pay to Landlord or Landlord’s designated contractor (as designated by Landlord), within
thirty (30) days following written demand therefor, with detailed invoice, an amount equal to one-
third (33.33%) of the anticipated NOCW Overage Amount, as determined by Landlord’s
designated contractor (each, a “Partial NOCW Overage Prepayment”); such Partial NOCW
Overage Prepayments to be applied in partial payment of the NOCW Overage Amount, as finally
determined. Following substantial completion of the New Office Construction Work, Tenant shall
pay to Landlord or Landlord’s designated contractor (as designated by Landlord), within thirty
(30) days following written demand therefor, with detailed invoice (such written demand to
include final reconciliation of the Total NOCW Charge), the entire amount by which the actual
NOCW Overage (including, without limitation, any amounts outstanding on any Tenant-
authorized change order/extra work order, if any) exceeds the aggregate amount of the Partial
NOCW Overage Prepayments previously made by Tenant. If, however, the Total NOCW Charge
is less than $100,000.00, then Landlord shall bear the entire Total NOCW Charge and there will
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be no NOCW Overage payable by Tenant, but Tenant shall not be entitled to the payment or credit
of all or any portion of the difference between the two said amounts.

(C)  Itis the intention of the parties that the Office Allowance remain a potential
obligation of Landlord, and potential benefit of Tenant, only for a limited period. As such,
Landlord and Tenant acknowledge and agree that if Tenant has not engaged Landlord’s designated
contractor for, and authorized Landlord’s designated contractor to commence, performance of the
Office Construction Work by the NOCW Authorization Deadline (as hereinafter defined), then
Landlord shall be relieved of any and all obligation with respect to the Office Allowance and the
benefits of the Office Allowance shall be deemed to have been forfeited by Tenant. As used herein,
the term “NOCW_Authorization Deadline” shall mean the earlier of (i) January 31, 2029, or (ii)
the effective date of termination of the Lease.

(D)  Tenant acknowledges and agrees that the benefits and entitlements of and
to the Office Allowance are intended to be personal to Catholic Health System of Long Island, Inc.
d/b/a Catholic Health (and to any Affiliate of Catholic Health System of Long Island, Inc. d/b/a
Catholic Health to which the leasehold interest of “Tenant” under the Lease is hereafter assigned,
if any), and shall be otherwise non-transferable by operation of law or otherwise.

2.10  Decorative Allowance.

(A)  Provided there is not then outstanding any uncured default on the part of
Tenant under the Lease (following notice and the expiration of any appliable cure period), and
further provided that the Lease then remains in full force and effect, Landlord shall make available
to Tenant a construction allowance in an amount not to exceed $200,000.00 (the “Decorative
Allowance”), which Tenant can use at any time during the Term of the Lease (subject to the
provisions of Section 2.10(B), below) for Eligible Decorative Alterations (as hereinafter defined).
As used herein, the term “Eligible Decorative Alterations” shall mean Alterations made by or on
behalf of Tenant following the date of this Agreement, which involve the preparation, installation,
furniture relocation and re-installation, and ancillary work associated with (1) carpeting work
anywhere within the Demised Premises and/or (2) painting work anywhere within the Demised
Premises. Tenant acknowledges and agrees that: (i) any and all Eligible Decorative Alterations
must be performed subject to and in accordance with the provisions of the Lease that govern the
performance of Alterations by or on behalf of Tenant and in compliance with Landlord’s
construction-related rules, regulations and requirements (except that the provisions of Article
14(B)(11)(f) of the Original Lease shall not apply to the Eligible Decorative Alterations); (i1) the
Decorative Allowance shall be paid by Landlord to Tenant, if at all, only by way of reimbursement
to Tenant for material and labor costs reasonably and actually incurred by Tenant directly in
connection with the performance of Eligible Decorative Alterations (each such payment, a
“Landlord Decorative Allowance Payment”); (iii) a Landlord Decorative Allowance Payment shall
only become due and payable by Landlord following receipt by Landlord of written demand
therefor by Tenant, accompanied by (x) paid receipts for the subject Eligible Decorative Alteration,
evidencing the actual payment by Tenant of the amount demanded, (y) final lien waivers from all
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contractors involved in the subject Eligible Decorative Alteration, and (z) only if same would be
required under applicable law in connection with the Eligible Decorative Alteration, a certificate
of occupancy or certificate of completion (or its equivalent), as applicable, from the applicable
municipal authority with respect to the subject Eligible Decorative Alterations (such a written
demand, when accompanied by all such supporting documentation, being hereinafter collectively
referred to as a “Decorative Allowance Demand”); (iv) the aggregate amount demanded by way
of all Decorative Allowance Demands, and the aggregate amount required to be paid by way of all
Landlord Decorative Allowance Payments, shall in no event exceed $200,000.00; and (v) no
Decorative Allowance Demand may be submitted after the Decorative Allowance Sunset Date (as
hereinafter defined), time being of the essence.

(B) It is the intention of the parties that the Decorative Allowance remain a
potential obligation of Landlord, and potential benefit of Tenant, only for a limited period. As
such, Landlord and Tenant acknowledge and agree that if any portion of the Decorative Allowance
has not been demanded by means of the delivery by Tenant to Landlord of a valid Decorative
Allowance Demand by the earlier of (i) January 31, 2029, or (ii) the effective date of termination
of the Lease (such earlier date being herein referred to as the “Decorative Allowance Sunset
Date™), time being of the essence, then Landlord shall be relieved of any and all obligation with
respect to such portion of the Decorative Allowance and the benefits of such portion of the
Decorative Allowance shall be deemed to have been forfeited by Tenant.

(C)  Tenant acknowledges and agrees that the benefits and entitlements of and
to the Decorative Allowance are intended to be personal to Catholic Health System of Long Island,
Inc. d/b/a Catholic Health (and to any Affiliate of Catholic Health System of Long Island, Inc.
d/b/a Catholic Health to which the leasehold interest of “Tenant” under the Lease is hereafter
assigned, if any), and shall be otherwise non-transferable by operation of law or otherwise.

2.11 Renewal Option. Effective as of the Effective Date of this Agreement, the Renewal
Option set forth Article 51 of the Original Lease is hereby ratified and affirmed, but modified and
clarified as follows:

(A)  The Renewal Term would be the five (5) year period commencing on
February 1, 2036 and ending on January 31, 2041;

(B)  As used in Article 51(a)(ii) of the Original Lease, each reference to the
“Expiration Date” shall be deemed to mean January 31, 2036; and

(C)  The first sentence of Article 51(b) of the Original Lease is hereby deleted
in its entirety and replaced with the following:

““Fair Market Annual Minimum Rent”’ shall mean the rate and annual escalations

Landlord generally receives under leases for comparable office space in the
Building and in other buildings then owned or operated by Landlord or any affiliate
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of Landlord in the Farmingdale/Melville (New York) area as of the date that is
twelve (12) months prior to the first day of the Renewal Term.”

2.12  Right of Offer. Effective as of the Effective Date of this Agreement, the Right of
Offer set forth Article 52 of the Original Lease is hereby ratified and affirmed, but modified and
clarified as follows:

(A)  There are two potential Offer Spaces in the Building: one being the 6,070
rentable square foot space shown on the first page of Exhibit “A” to this Agreement; and the other
being the 15,502 rentable square foot space shown on the second page of Exhibit “A” to this
Agreement. For avoidance of doubt, the parties acknowledge and agree that both such potential
Offer Spaces are currently leased and occupied by third-party tenants and, as such, the respective
obligations and entitlements of Landlord and Tenant under Article 52 of the Lease with respect to
a subject potential Offer Space will not mature unless and until both (1) that subject potential Offer
Space becomes vacant and available for lease, and (ii) Landlord makes a Counteroffer with respect
to that subject potential Offer Space;

(B)  The last sentence of Article 52(A) of the Original Lease is hereby modified
and amended to delete therefrom the phrase “during the last five (5) years of the initial Term of

this Lease or during the Renewal Term” and replace same with the phrase “after January 31,
20317; and

(C)  Supplementing the provisions of Article 52(C) of the Original Lease, the
parties acknowledge and agree that if subject Offer Space Term (as hereinafter defined) is shorter
than the term of the lease that was proposed in the subject Counteroffer, then, for purposes of
incorporation into the Offer Terms, any rent concessions, tenant improvement allowances and
other landlord concessions and tenant inducements that were included in the subject Counteroffer
shall be appropriately prorated based on the shorter term. As used herein, the term “Offer Space
Term” shall mean the period commencing on the date of commencement of the Term of the Lease
(as it relates to the subject Offer Space) and continuing through and including the then-current
Expiration Date under the Lease.

(D)  Landlord and Tenant acknowledge and agree that nothing contained in the
Lease shall be construed as to prohibit or restrict Landlord from extending the term, or otherwise
modifying the terms and conditions of, the agreement of lease for any potential Offer Space that
is currently in place between Landlord and the current occupant of that potential Offer Space.

2.13 Name of Tenant. By mutual mistake, Tenant was erroneously identified in certain
portions of the Original Lease by the name “Catholic Health Systems of Long Island, Inc. d/b/a
Catholic Health Services of Long Island”. Retroactively effective as of the date of the Original
Lease, each such erroneous name reference shall be deemed to have been hereby deleted and
replaced with a corresponding reference to the name “Catholic Health System of Long Island, Inc.
d/b/a Catholic Health” (it being agreed by the parties that, separate and apart from the above-
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referenced scrivener’s error, the assumed name (i.e. D/B/A) of Tenant was modified as indicated
on February 19, 2021).

ARTICLE III
IDA Inducement Contingency

3.1 Landlord hereby acknowledges and agrees that Tenant has advised Landlord that
Tenant intends to prepare and pursue an application (the “IDA Application”) with, and thereafter
diligently pursue from, the Town of Babylon Industrial Development Agency (the “Agency”) for
a straight lease transaction providing Tenant with a partial abatement of Taxes, as they to the
Demised Premises, in connection with Tenant’s continued leasing of the Demised Premises (the
“CHS 110 BCB IDA Transaction). Tenant hereby covenants and agrees to submit a completed
IDA Application to the Agency by the IDA Application Deadline (as hereinafter defined), and to
thereafter diligently pursue the Inducement Resolution (as hereinafter defined). As used herein,
the term “IDA Application Deadline” shall mean the date that is thirty (30) days following the
Effective Date of this Agreement; provided, however, that so long as Tenant has been working,
and is then continuing to work, diligently with Greenberg Traurig, LLP to complete the IDA
Application, Landlord will permit a two-week extension of the IDA Application Deadline upon
request therefor by Tenant. Landlord hereby further acknowledges and agrees that Tenant has
advised Landlord that Tenant would not have entered into this Agreement without the No
Inducement Termination Option described herein. Accordingly, if the Agency has not issued a
preliminary inducement resolution for the prospective consummation of the CHS 110 BCB IDA
Transaction (an “Inducement Resolution”) by the date that is forty-five (45) days following the
date of submission of the IDA Application (the “Inducement Deadline”), despite Tenant having
made timely and proper submission of the IDA Application therefor and thereafter having
diligently pursued such issuance, then Tenant shall have the right and option (the “No Inducement
Termination Option™) to terminate this Agreement by written notice (the “No Inducement
Termination Notice™) given to Landlord by the date this is seven (7) business days following the
Inducement Deadline (the “No Inducement Termination Exercise Deadline”), TIME BEING OF
THE ESSENCE. In the event Tenant timely and promptly exercises the No Inducement
Termination Option, then this Agreement shall be deemed to have been terminated ab initio, and
the Original Lease shall remain in full force and effect pursuant to its terms, without modification
by this Agreement. If Tenant fails to deliver the No Inducement Termination Notice by the No
Inducement Termination Exercise Deadline or fails to submit the IDA Application by the IDA
Application Deadline, the Tenant shall be deemed to have waived the right to terminate this
Agreement in connection with the CHS 110 BCB IDA Transaction. In connection with the CHS
110 BCB IDA Transaction, Landlord shall reasonably cooperate with Tenant and execute
documents reasonably acceptable to Landlord necessary in order for the CHS 110 BCB IDA
Transaction to become effective, including, without limitation, a PILOT Agreement, a lease
agreement and/or a consent to sublease to the Agency and from the Agency to Tenant and/or its
affiliates (or, if applicable, modifications to the agreements executed in connection with the “/DA
Transaction” under the Original Lease); provided, however that Landlord shall not execute any
recapture agreement or any other document which imposes liability or damages upon Landlord for
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or in connection with the CHS 110 BCB IDA Transaction. For avoidance of doubt, Tenant
acknowledges and agrees that TIME IS OF THE ESSENCE with respect to all dates and time
periods set forth in this Section 3.1.

3.2 Tenant agrees that it has engaged, and will continue to use, Greenberg Traurig, LLP
for the provision of legal services on Tenant’s behalf in its application for, and pursuit of, the
Inducement Resolution. It is the intention of the parties that Landlord and Tenant shall each be
responsible for one-half (50%) of the following fees and charges (collectively, the “Total Shared
Charge”) (a) the total legal fee imposed by Greenberg Traurig, LLP for the provision of legal
services in its application for, and pursuit of, the Inducement Resolution and for the closing (if
any) of the CHS 110 BCB IDA Transaction (“Legal Services Fee”) , and (b) all fees and charges
imposed by the Agency or its counsel directly in connection with the CHS 110 BCB IDA
Transaction through the date of closing (if any) of the CHS 110 BCB IDA Transaction (“Agency
Fees”). Tenant shall pay its 50% share of such Legal Services Fee and Agency Fees by
reimbursement to Landlord, as Additional Rent, within thirty (30) days following written demand
therefor by Landlord, accompanied by the supporting invoices for each of the Legal Services Fee
and Agency Fees. Accordingly, if either Landlord or Tenant ultimately makes payment of more
than fifty percent (50%) of the Total Shared Charge, then the other party shall promptly reimburse
the overpaying party the amount necessary to ensure that each of Landlord and Tenant has borne
exactly fifty percent (50%) of the Total Shared Charge.

ARTICLE 1V
Broker

4.1 Each of Landlord and Tenant represents to the other that this Agreement was
brought about by Colliers International L.I., Inc. (the “Broker”), as broker, and that all negotiations
with respect to this Agreement were conducted exclusively with the Broker. Landlord shall pay
the appropriate commission due the Broker in connection with this Agreement; such commission
to be calculated and paid subject to and in accordance with the terms and conditions of a separate
agreement between Landlord and the Broker (issued by Landlord). Landlord agrees that if any
claim is made for commissions by any other broker through or on account of any acts of Landlord,
Landlord will indemnify, defend and hold Tenant free and harmless from any and all liabilities
and expenses in connection therewith, including Tenant’s reasonable attorney’s fees. Tenant
agrees that if any claim is made for commissions by any other broker through or on account of any
acts of Tenant, Tenant will indemnify, defend and hold Landlord free and harmless from any and
all liabilities and expenses in connection therewith, including Landlord’s reasonable attorney’s
fees.
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ARTICLE V
Ratification

5.1 Each of Landlord and Tenant represents and warrants to the other that the Original
Lease is presently in full force and effect.

5.2 The parties hereby ratify and confirm all of the terms, covenants and conditions of
the Original Lease, except to the extent that those terms, covenants and conditions are amended,
modified or varied by this Agreement. If there is a conflict between the provisions of the Original
Lease and the provisions of this Agreement, the provisions of this Agreement shall control. No
oral or written statement, representation or promise whatsoever with respect to the foregoing or
any other matter made by Landlord, its agents or any broker, whether contained in an affidavit,
information circular, or otherwise, shall be binding upon the Landlord unless expressly set forth
in this Agreement.

53 This Agreement shall be binding upon and shall inure to the benefit of the parties
hereto and their respective successors and/or assigns.

5.4 This Agreement may be executed in one or more counterparts. The parties agree
that copies of the signature pages of this Agreement transmitted by email of a .pdf, .tiff, JPEG or
similar file or otherwise electronically transmitted, whether sent to the other party or to such other
party’s counsel, shall be deemed to have been definitively executed and delivered, and with the
same force and effect as if manually signed and delivered, and for all purposes whatsoever.

5.5 Tenant acknowledges and agrees that, if required of Landlord, the effectiveness of
this Agreement shall be expressly contingent upon the issuance by Landlord’s mortgagee of its
approval of the transaction contemplated by this Agreement. Should such mortgagee approval be
both required of Landlord and ultimately denied by Landlord’s mortgagee, Landlord may
terminate this Agreement ab initio, upon written notice to Tenant.

[Signatures on Following Page]
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EXHIBIT “A”

Offer Space Plan

(see attached)
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EXHIBIT “B”

The LEW CDs

(see attached)
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