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MATERIALS LICENSE

Pursuant to the Atomic Energy Act of 1954, as amended. the Energy Reorganization Act of 1974 (Public Law 93-438), and Title 10, Code of
Federal Regulations, Chapter 1. Parts 30, 31, 32, 33, 34, 35, 36, 39, 40. and 70. and in rehiance on statements and representations heretofore made
by the licensee, a license is hereby issued authorizing the licensee to receive, acquire, possess, and transfer byproduct, source, and special nuclear
material cesignated below; to use suzh material for the purpose(s) and at the place(s) designated below; to deliver or transfer such material to
persons authorized to receive it in accordance with the regulations of the applicable Part(s). This license shall be deemed to contain the conditions
specified in Section 183 of the Atomic Energy Act of 1954, as amended. and is subject to all applicable rules, regulations, and orders of the
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p egulatory Commission now o reafter in effect o any conditions specifi OWw. r n B
: ‘ Nuclear Regulatory Commissi t hereafter in effect and to an, ditions specified bel QFHC'A-L REcORD co' f ':)
_ [—— CU— — RS -
r Licensee @
! B
| Metorex Inc. 3 License Number 29-30342-026 :
: ®
fl 2. Princeton Crossroads Corporate Center [ e =)
= 250 Phillips Boulevard | 4 Expiration Date gctober 31, 2005 ‘;
; Ewing, New Jersey 08618 e e ™ ———
; : e o 030-34247/37-28461-026 e
3 6. Byproduct, Source, and/or 7. Chemical and/or Physical 8. Maximum Amount that Licensee ‘
% Special Nuclear Material Form May Possess at Any One Time ™
’ Under This License if"
™ A. As specified in A. As specified in A. Not applicable ‘?
j Condition 11. Condition 11. j:
® 9. Authorized use =1, ‘g
® A. Pursuant to 10 CFR 32.51, the licensee is authorized to distribute the devices ia
: containing sealed sources specified in Condition 11 of this liceqse to persons »
4 generally licensed pursuant to 10 CFR 31.5, or equivalent provisions of the ®)
o regulations of any Agreement State. Ig
j "CONDTTTONS Ig
: -
% 10. The licensee may distribute material from Princeton Crossroads Corporate Center, 250 ™
. Phillips Boulevard, Ewing, New Jersey and 860 Town Center Drive, Langhorne, ™
;i Pennsylvania. =
. . L
@ 11. Each device distributed pursuant to the conditions of this license shall be in ®
ﬁ accordance with the following table: : =
o Maximum ®
- Activity &
5 Device Model Number  Isotope Source Model Number Per_Source ®
E} Metorex Inc., formerly Iron 55 Amersham 1EC.A] 80 millicuries {g
s Outokumpu Electronics Cadmium 109 Amersham CUC.D1 or '
i Model Courier 10 x-ray Amersham CUC.DIN 20 millicuries J
% fluorescence analyzer Americium 241 Amersham AMC.D2 30 mllljcuryes '/
< Curium 244 Amersham CLCL 100 millicuries /
- ®
1 Metorex Inc., formerly Iron 55 Amersham 1EC.AIl 200 millicuries Pt
& Outokumpu Electronics Cadmium 109 Amersham CUC.AIN or rd g
k. Model Courier 20 x-ray Amersham CUC.Al 20 millicuries e
e fluorescence analyzer Americium 241 Amersham AMC.Al 30 millicuries @

Curium 244 Amersham CLCL.Al 10% millicuries
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(Condition 11. continued)

Device Mode) Numper Isotope
Metorex Inc., formerly Iron 55
Outokumpu Electronics
Models 820, 840, and
880 portable X-ray
fluorescence analyzer

Cadmium 109

ericig AR
g é, -

G%um 244
&

-
Metorex Inc., formerly‘441ron 55 h
Outokumpu Electronics £ Cadmium lOg
Model DOPS x-ray ‘
fluorescence analyzerc:r

M 2

- .
Cf3 Ameri¢ium 2§
J;;,

ulurium %ﬁ . <

Metorex Inc., formerly (pou 55 !
Outokumpu Electronics Cadhium 109
Model SAPS x-ray /

fluorescence analycer

Americium 241 *’

Curium 244

Iron 55
Cadmium 109

Metorex Inc., formerly
Outokumpu Electronics
Model HEPS x-ray
fluorescence analyzer

Americium 241

Curium 244

¢ W '."'..""'TT;T’"."T B T e

Source Model Number

Amersham 1EC.A] or
DuPont NER-462 or
Isotope Products XFB
Amersham CUC.DI1 or
Amersham CUC.DIN or
DuPont NER-465 or
ﬂgwr ducts XFB
sggiPZ or

DuPont NER™

8
Isotope Producf;r B or

Isotope Products
Amersham CLCL or
Isotope Products x

UCtS

Iso

'-4 Msham C.D1
Amersham cuc%c'r
DuPont N

Iso %ducts XF8
C.D2 or
Pont NER-478 or
Isotope Products XFB
Isotope Products GFS
Amersham CLCL

Isotope Products XFB
Amersham CUC.D1 or
Amersham CUC.DIN or
DuPont NER-4£5 or
Isotope Products XFB
Amersham AMC.D2 or
DuPont NER-478 or

or

Isotope Products XFB or

Isotope Products GFS
Amersham CLCL

R U

Maximum
Activity

80 millicuries !

20 millicuries

30 millicuries
100 millicuries

40 millicuries

20 millicuries

30 millicuries
100 millicuries

40 millicuries

20 millicuries

30 millicuries |

100 millicuries

40 millicuries

20 millicuries

30 millicuries
100 millicuries
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License Number

(Condition 1. continued)

Maximum
| { Activity
| Device Mode! Number Isotope Source Model Number Per Source

Metorex Inc., formerly Iron 55 tmersham IEC.A] 80 millicuries
Outokumpu Electronics
Model LEPS x-ray

fluorescence analyzer f‘
AR REQG (e(@n

Metorex In:., formerly Iron i:;\QQi Amersham
Outokumpu Electronics
Model SLP! x-ray \5:) ,>\

40 millicuries

fluorescence analyzer < (:}
Metorex 'nc., formerly (fvon 65 Isotope Products XFB¢ 40 millicuries
Outokumps Electronics (4JCadm1ungi50 jror o
Model SSPS x-ray - A Nor
| fluorescence analyzer Y or \ ¢
A ts XFB 20 millicuries
- Americium ‘f‘ O

/',v;GFS g 30 millicuries

12. 'his license does 0ot aut :‘icense Material.

i n i

13. Except as specificaﬁf rovided \nhirdise in th cense G} licensee shall conduct
its program in acco e with the statements, represen ns, and procedures
contained in the documewtn including any enclosures, d below. The Nuclear
Regulatory Commission’s requlations shall govern unle the statements,
representations, and procedur n_the licen ee*eppl cation and correspondence are
more restrictive than the regul ti*.* &

Application dated December 7, 1989

Letter dated March 6, 1990

Letter dated November 12, 1993

Letter dated April 20, 1994

Letter dated March 28, 1995
Letter dated September 17, 1996

TMOOD>»>

For the U.S. Nuclear Regulatory Commission

ocT 30 199 Original Signed By:
Date By John R. McGrath
: Division of NucTear Materials Safety
Region 1
King of Prussia, Pennsylvania 19406




License No. 29-30342-02G
Docket No. 030-34247
Control No. 123705

Joseph P. Loftus, President
Metorex Inc.

P.O. Box 3540

Princeton, New Jersey 08543-3540

Dear Mr. Loftus:

Please review the enclosed document carefully and ke sure that you understand all
conditions. If there are any errors or questions, please notify the U.S. Nuclear
Regulatory Commission, Region | Office, Licensing Assistance Team,

(610) 337-5093 or 5239, so that we can provide appropriate corrections and
answers.

Please note that License Condition 10 references both the Ewing, New Jersey and
Langhorne, Pennsylvania facilities. Once you have transferred the licensed material
to the Ewing, New Jersey facility, please submit a completed NRC Form 314
(enclosed). Please verify that all radioactive material and "Caution Radioactive
Materials" signs and labels have been removed from the Langhorne, Pennsylvania
facility. In this correspondence, refer to Mail Control No. 123705. We will then
remove the Pennsylvania facility from License Condition 10.

Please be advised that your license expires at the end of the day, in the month, and
year stated in the license. Until your license is terminated, you must conduct your
program involving byproduct materials in accordance with the conditions of your
NRC license, representations made in your license application, and NRC
regulations. In particular, note that you must:

1. Operate in accordance with NRC regulations 10 CFR Part 19, "Notices,
Instructions and Reports to Workers; inspections,” 10 CFR Part 20,
"Standards for Protection Against Radiation,” and other applicable regulations.

2. Not possess and use materials authorized in Items 6, 7, and 8, on the license
until:

a. you have constructed the facilities and obtained the equipment
described in the license application and supporting documentation; and

OFFICIAL RECORD COPY ML 10



J. P. Loftus -2-
Metorex Inc.
b. you have notified the U.S. Nuclear Regulatory Commission, Region |,

ATTN: Chief, Nuclear Materials Safety Branch, 475 Allendale Road,
King of Prussia, Pennsylvania 19406 in writing, that activities
authorized by the license will be initiated.

3. Notify NRC, in writing, within 30 days:

when an authorized user or Radiation Safety Officer, permanently
discontinues performance of dut der the license or has a name
change; or

when the mailing address on the license changes (no fee is required if
the location of byproduct material remains the same).

4. In accordance with 10 CFR 30.36(b) and/or license condition, notify NRC,
promptly, in writing, and request termination of the license:

b.

when you decide to terminate all activities involving materials authorized
under the license; or

if you decide not to complete the facility, acquire equipment, or possess
and use authorized material.

5. Request and obtain a license amendment before you:

permit anyone to work as an authorized user under the license;
change Radiation Safety Officer;

order byproduct material in excess of the amount, or radionuclide, or
form different than authorized on the license;

add or change the areas of use, or address or addresses of use identified
in the license application or on the license; or

change ownership of your organization.

OFFICIAL RECORD COPY



J. P. Loftus -3-
Metorex Inc.

6. Submit a complete renewal application with proper fee or termination request
at least 30 days before the expiration date of your license. You will receive a
reminder notice approximately 90 days before the expiration date. Possession
of byproduct material after your license expires is a violation of NRC
regulations. A license will not normally be renewed, except on a
case-by-case basis, in instances where licensed material has never been
possessed or used.

In addition, please note that NRC Form 313 requires the applicant, by his/her
signature, to verify that the applicant understands that all statements contained in
the application are true and correct to the best of the applicant’s knowledge. The
signatory for the application should be the licensee or a certifying official of the
licensee rather than the Radiation Safety Officer or a consuitant.

You will be periodically inspected by the NRC. Failure to conduct your program in
accordance with NRC regulations, license conditions, and representations made in
your license application and supplemental correspondence with NRC will result in
enforcement action against you. This could include issuance of a notice of
violation, or imposition of a civil penalty, or an order suspending, modifying or
revoking your license as specified in the "General Statement of Policy and
Procedure for NRC Enforcement Actions," {(Enforcement Policy), NUREG 1600.

Since serious consequences to employees and the public can result from failure to
comply with NRC requirements, prompt and vigorous enforcement action will be
taken when dealing with licensees who do not achieve the necessary meticulous
attention to detail and the high standard of compliance which NRC expects of its
licensees.

Thank you for your cooperation.

Sincerely,

Original Signed By:
John R. McGrath

Francis M. Costello, Chief
uclear Materials Safety Branch 3
Division of Nuclear Materials Safety

License No. 29-30342-02G

Docket No. 030-34247
Control No. 123705

OFFICIAL RECORD COPY



J. P. Loftus -4-
Metorex Inc.

Enclosures:
1. License No. 29-30342-02G

2. 10 CFR Parts 2, 19, 20, 30, 31, 32, and 170
3. NRC Forms 3, 313, and 314

DOCUMENT NAME: R:\WPS\MLTR\L2930342.02G

To receive a copy of this document, indicate in the box: "C* = Copy w/o attach/enc! "E" = Copy w/ attach/encl "N" « No copy

OFFICE DNMS/RI e N J ONMS/R!
NAME Dolce\kd? : ) Costello
DATE 10/23/96 104.2/96 10/ /96 10/ /96

OFFICIAL RECORD COPY




OCT-22-1996 18:43 FROM ‘U’E‘K INC, T0 .161033’75393 P.01

METOREX /0 Jeo
FACBIMILE LEAD SHEET o3
0%
TO!: Ms. Kathy Dolce
FROM: Joseph P. Loftus

LOCATION: METOREX INC., LANGHORNE, PA, USA
TELEPHONE # 215-741-4482 TELEFAX # 215-741-6385

DATE: 22 October 1996
NO. OF PAGES(INCLUDING THIS PAGE): 1

............. lll.lll!:=========='IUIIIIIB!IHIEES22::::::::::.8'.

SUBJECT: 1Issuance of License to our new facility in New Jersey

Dear Kathy,

As we discussed this morning over the telephone, I formally request
that when issued, the new license issued for our New Jersey office
be mailed to the following address:

Metorex Inc., PO BOX 3540, Princeton, NJ 08543-3540

The actual street address of our new facility will be 250 Phillips
Boulevard, Ewing, New Jersey 08618; however, the contractor
preparing our facilities for occupancy does not estimate completion
pricr to early December, 1996. As I wish to avoid any
correspondence from your office be delivered to that address prior
to Metorex's occupying the offices, 1 request you mail it to our
post coffice box.

1f you have any questions regarding this subject and/or you need
additional information, please do not hesitate to contact me.
Thank you in advance for your ascistance with this matter.

Sincerely

/"

Joseph P. Loftus
President

IF THIS® TRANSMISSION IS NOT  OMPLETE OR CLEAR,
PLEASE CALL 215-741-4482

errevepzsens ey ML A0/ 2370/ /23705
b 0CT 22 1996

TOTAL P.@1



Metorex @ @
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17 September 1996 7
0'243 e SS" L¥

Administrator

United States Nuclear Regulatory Commission 6231,990
Region I

475 Allendale Road

King of Prussia, PA 19406

Regarding: Relocation of our offices from Pennsylvania to
New Jersey

Metorex Inc. License Nos.: 37-28461-01, 37-28461-02G

Dear Sir:

I am writing you to inform your office that Metorex Inc. will be
releccating its offices and; therefore, I request that you arrange
for our current licenses to move with us to our new facility.

The details of our relocation are that on or about December 1,
1996, Metorex Inc. will be occupying offices at Princeton
Crossroads Corporate Center, 250 Phillips Boulevard, Ewing, New
Jersey 08618 (phone: 1-609-406-9000): the company will be
vacating our current offices at 860 Town Center Drive, Langhorne,
PA 19047 (phone: 1-215-741-4482). For your reference, a copy of
our new office lease (which extends to the year 2006) is attached
complete with the layout of the new offices. 1 have highlighted
in "yellow" that office where the isotopes will be stored. This
office is secured and unoccupied; the safe in which the isotopes
are stored will be placed against the wall adjacent to the
warehouse.

Should you have any questions regarding this request and/or

required additional information, please do not hesitate to
contact me.

Sigcercly
g )/ - ;’.
€§:siih P.:E%i%Zi:
President cc: 8. Piorek, Metorex
attachments
; o 123705
OFFICI L RECORD ¢o | ;

Stree! address Tﬂ;m Teletax
860 Town Center Drive 1-215-741-4482 1-215-741-6385




LEASE

Between

TRAFALGAR HOUSE PROPERTY, INC.,

Landlord

METOREX INC,

Tenant

Dated: as of August 7§ 1996

PRINCETON CROSSROADS CORPORATE CENTER
250 Phillips Poulevard
Ewing Township, Mercer County
New Jersey

OMRR &



INDEX
Term Seetion
D A I e R L S 33
T AP SN S VS0 SR SR G *B-1*
PO AR . 1 i 6 4.5 50 b 5 v i an' e B 4 A 40 R g e S B 4 Ex. "B-2*
PO IO s ct-i v a4-0 5 o 80ty e A Wb N 8 ok R AT e Bx. °C*
e e R Ex. *B-2*
DURIRIIEN. 505 4 6. ot 0 8 Al B Ak e bl gt 8 o 318 ok R 8 o B A ] R Ex. *B-1*
L e el S S S R Ex. *B-1*
T R g N S N ) ey L8 DU R S A Recitals
A N L N I A Ex. *B-1"
SUDEIRIN ML 13 5. 5 550 563 i %0806 Fr 0 b b e s e B a ke A e Ex. *B-1*
IREWRIDIR % veecs o 1h v i 5l 5 L Ak o 6 1 R G B (b L b e WA Ex. *B-1"
EEPINE PIRRE. i 0 50505 65 o ek p amn 3 %78 ok w80 R % 8k 6 B s g s ol 9 o s 19.3
I i 0. 1 kom0 5 Tt BSTELN AR o T ) i B o s e i 4 8 o e e Ex. *B-1*
o O L o S SR I POCES R SO T Ex. *B-i"
R e P UL Ex. *B-1*
e P e Ex. *B-1*
e P e S 1.1
R e S P e Ex. *B-1*
RORIMIE: . xR 618 80 AT BT o TR 38 e 4 4 ek (e alen Gk 8 e b Ex. *B-1"
A e e R L el el e I s Ex. *B-1*
e R e e e = S Ex. "B-1*
I T R LB A sy S e O ) Ex. "B-1*
BRI 3y 5 & TN T R R AR T AR S P §eon g oy A e b ek e e Bk oo e B AR T Aat 26.1
DRIV R o x 71 6 A nouhiobeh 3.4 U8 v i e e b 8 A b TR 2 e e e A A 8 BBk 3k 25
T e I R e S (s e sl Ex. *B-1*
R A L e A e 19.3
RO ¢« = 0 v covdoe v Sie € A T A AL BIY Ry H P A6 AR e 92 T e R e B Ex. *B-2°
PR DN SRR MU, .« o o v wlsnlein e b RN R B a e s Bk e A s AR 4 Bl A R G 6.1
Expense and Assesament SUMBMEIE. . .« .« o s« v o st i u e s s e b e e e e e s 6.3
T e I R R 1.1
e e S s A A I Ex. *D*
T e O et Al S e R N S S D Ex. *B-1*
DI (= 213 a0 g U m 1EI0R B H00 e m s STt 0 o LB R B8 sl e 5 T 141 e e 1 £ T2 i e 34
DRI « s < s s 2185550 e i) e 5T TP R Ta e W 4k & e e 3 R o o 3 NN Ex. "B-1"
IR e N R Sl L I R Ex. *B-1*
RS TR~ 57 2 5 036 55 a0 AN DR A e, 9t 6 Ex. *B-1*
DEWRE R, s xvivn s v r e e A e Y e B 2 A RS A A e e A 16.1
SODRTATOR BRRREIAIER: » « « it v 5 rons 8 k0 el s A e AR 6 & AN BB & R e R Ex. *B-1*
T L e I S e T Ex. *B-1*
BRI |43 5 4] 8 B ¥ e O RR e R TRTR T ¥ 5 o W I 0% kG AT b A T R e T 9.2
RO | i 02 R 6 A A N AL 1 e 5 e 0TS A S AT RIX ek de gt el d Recitals
R e R M e IS RS S s (e [ R Preamble
G R RIS 5 i« & v 55w 3 4 ALK bR 6 [ et B e R e T L e Ez. "B-1*
T N e R R A el R 6.2
BRI WINIE < & s vt i@ e R T b s A e R KL A Ex. *D*
A e e S SN e S et S sl G Sl Ex. *B-1*
T g A e e R W LS R e S R e Ex. *B-1*
e TR L i M P A g P E S e g D e e e IR B D Ex. *B-1"
S O 1 142 3T 1o o1 0 § T Sk N e e T o AT T A Ay i R Bl T Ex. "B-1*
e T O e g B e e et ] T T e P W W Bl ! 19.2
G T e e o A R e A N S e S Y o 29.1
e I R P T S R R e Ex. *B-1"
T T R e P S Sched. "B*
A R S S e e o ol R e T g e Ex. *B-1"
UL DR TSRO = ¢« i b e S Tt B i R R AR A 5,8 L K S Ex. *D*
e R e R I o e R S e ey Ex. "B-1*
DRIUONRD 2 . ot s 0 hn ok o I8 B AR RN IR 6 5 R AT A 8 A R TR Tt b e e R e Ex. "B-1*
e N e S R S s e ) e M (e . Ex. *B-1"
OIS 112 3 00 a5 o A o T S T .00 b 0 S e A B e Ao T 0 A T ok Tl Ex. *B-1"
O IS 1 % o o e R S T s e T A, L ok 7T I R 0 SR B a 193
T A O I e N o R T N S 13.1
RIS O SRS | = )55 o il e Torien e b v+ el g% i kRN NI L R e Ex. *B-1*
e e P N O IR e S T S B e 17.1
T e R PRy L P LN R R S WP Ex. "B-1*
s e P T o R, Y e S T T T PR U e ) P Ex. *B-1*
e AT Bl L SR TR 1 (Y 2 TESI L SR s St e T, Ex. *B-2"



Tax Payment s I o B T =y . 5.1
Tax Statement, . . ..., A O ot R e W o e e e 52
TRV vonisniiaq T T T s e e e S Ex. *B-1*
s i e e o e e e Preamble
Tenant's Affiliates. . . ... ... TR s e 6 A Tl s S e R O Ex. *B-1*
DU PRSI, o &+ o i 5 ot 30 6 24 € 0 b g A8 K B PRIl TR -
M N P P P L e PR e R LS S e e 2.1
T R R L R LR G e BRSSP e e Ex. *D*

WTOEA 428N S



LEASE made as of August __, 1996 between TRAFALGAR HOUSE PROPERTY, INC., a
Delaware corporation having an office at 375 Phillips Boulevard, Trenton, N.J. 08618, together with its
successors and assigns (*Landiord*) and METOREX INC., a [Delaware] corporation with offices at [960] Town
Center Drive, Langhorne, PA 19047 together with its successors and assigns (*Tenant"),

WIINESSEIH

WHEREAS, Landlord is the owner of that certain real property located in Princeton Crossroads
Corporate Center, Ewing Township, Mercer County, NJ, which real property is described in Schedule *A* hereto
(the “Land") and the building and improvements situated thereon commonly known by the street address 250
Phillips Boulevard, West Trenton, NJ 08628 (the *Building"); and

WHEREAS, Tenant desires to lease from Landlord, and Landlord is willing to lease to Tenant
certain premises in the Building upon all of the terms and conditions of this Lease;

NOW THEREFORE, in consideration of the rents and agreements set forth herein, and
iniending 1o be legaliy bound herchy, Landlord and Tenant agree as follows:

ARTICLE 1.

Reference Data.

L.1. Any relerence in this Lease to the following terms shall incorporate therein the data
defining such term as set forth in this Section:

PREMISES:

TENANT'S PERCENTAGE:

LEASE TERM:

COMMENCEMENT DATE:

EXPIRATION DATE:

FIXED RENT:

Approximately sixteen thousand seven hundred sixty-one (16,761)
rentable square feet in the Building. A floor plan of the Premises is
appended as Exhibit *A* hereto.

Forty-one and two-tenths percent (41.2%).

The initial term (the *Term®) of this Leasc shall be ten (10) years,
commencing at 12:00 a.m. on the Commencement Date and expiring
at 11:59 p.m. on the Expiration Date. (All years of the Term (each 2
“Lease Year”) shall begin at 12:00 a.m. on each anniversary of the
Commencement Date and end at 11:59 p.m. on the date immediately
preceding the next succeeding anniversary of the Commencement
Date.) The Term may be extended by Tenant in accordance with the
provisions of Article 4 of this Lease.

" The earlier to occur of: (a) December 1, 1996 or such later date, if

applicable. on which Landlord's Work has been substantially
completed and a certificate of occupancy for the Premises has been
issued; or (b) the date when Tenant first occupies all or any portion of
the Premises for the conduct of its business.

The day preceding the tenth anniversary of the Commencement Date;
and, if the First Renewal Option is exercised in accordance with its
terms, the Expiration Date shall be the fifteenth anniversary of the
Commencement Date for the Term; and, if the Second Renewal
Option is exercised in accordance with its terms, the Expiration Date
shall be the twentieth anniversary of the Commencement Date for the
Term.

Lease Annual Monthly  Fixed Rent/RSF
Year FElsed Ret Fised Rent P« *rmum,

$159,229.50 $13,269.13 $9.50
$159.229 50 $13,262.13 $2.50
$159,229.50 $13,269.13 $9.50
$159,229.50 $13,269.13 $9.50
$159,229.50 $13,269.13 $9.50
317515245 $14,596.04  $10.45
$175,152.45 $14,596.04  $10.45
$175,152.45 $i4,596.04  $10.45
$175,152.45 $14,596.04  $10.45

-l e - Y e



10 $175,152.45 $14,596.04  $10.45

Fixed Rent may be increased in accordance with the provisions of
Sections 3.6 - 3.7. Fixed Rent payabie with respect to the Renewal
Terms shall be determined in accordance with Article 4 of this Lease.

PERMITTED USES: General, executive and administrative offices and use of the Premises
as a laboratory and ancillary warehouse uses to the extent permitted
under the Decliration and under applicable Legal Requirements.

Tenant shall not, so long as that certain restriction between Mercer
Ferry Realty Corporation (Landlord's predecessor in interest) and
Educational Testing Service dated October 1, 1985 and recorded on
October 4, 1985 in Vol. 2310 page 652 of the Records of the Mercer
County Clerk's Office (the "ETS Restriction®) shall remain in effect,
use or permit the use of the Premises for the coaching or preparation
of individuais to take standardized training, aptitude, or intelligence
tests (except for minor uses incidental to other primary business uses

of Tenant).
TENANT SIC NO: 3826, ..<9
BROKER: Fennelly Associates, Inc. and Commercial Property Network, Inc.
SECURITY: Security consisting of both: (a) a cash deposit in an amount equal to

one-sixth of the annual Fixed Rent for the last Lease Year of the Term
plus an amount equal to one-sixth of the increase in the annual Fixed

Rent pursuant to Section 3.7; and (b) $147,000.00 Letter of Credit to
be held pursuant to Article 34,

ELECTRICITY: Direct
1.2. Each reference in this Lease to any of the terms set forth in Section 1.1 shall be

construed to incorparate the reference data included therein. Other terms are defined in Exhibits “B-1" ar.. B-2"
hereto.

ARTICLE 2. Demise; Term: "As 1s°
2.1. Landlord hereby leases to Tenant, and Tenant hereby hires from Landlord for the

Term, the Premises described in Section 1.1, together with the non-exclusive right to use the sidewalks,
driveways, parking areas and other areas appurtenant to the Building, as well as the Common Elements and
Common Facilities of the Business Center, in common with Landlord and other tenants of the Business Center,
subject however, to the Permitted Encumbrances set forth in Schedule "B* hereto. The term of this Lease (the
"Term®) and the Cominencement Date are each set forth in Section 1.1.

, 18 Landlord shall prepare the Premises for Tenant's occupancy in accordance with the
Work Agreemedt attached hereto as Exhibit *D*.

ARTICLE 3. Eixed Rent: Fixed Rent Increase. Additional Rent.

2.1 Tenant shall pay all annual fixed rent ("Fixed Rent®) in the amounts specified in
Section 1.1 and all Additional Rent (as hereinafier defined) due under this Lease from and after the
Commencement Date. All monthly instaliments of Fixed Rent shall be payable in advance on the first day of each
and every calendar month throughout the Term of the Lease. Any Fixed Rent or Additional Rent payable for one
or more full calendar months in a partial Operating Year at the beginning or end of the Lease Term shall be
equitably prorated.,

33 Fixed Rent and Additional Rent shall be payable at the offices of the Managing Agent,
or at such other place as Landlord may designate by notice to Tenant, in lawful money of the United States, by
unendorsed check drawn to Landiord s oraer on a Umiiea States bank or financial institution having an office in
the State or in the State of New York, the State of New Jersey or a bank or financial institution having a net worth
of not less than One Hundred Million Dollars ($100,000,000) having an office in the State of Pennsylvania.

3.3 Tenant agrees to pay as additional rent (*Additional Rent") all Tax Payments,
Expense and Assessment Payments, and all other costs and expenses (including all Fees-And-Costs) other than
Fixed Rent, which Tenan: has assumed or agreed to pay to Landlord pursuant to this Lease. Unless otherwise
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cxpressly provided, Tenant shall pay all Additional Rent to Landlord fificen (15) days after notice to Tenant.
Landiord shall have the same rights and remedies to terminate this Lease and/or o recover possession of the Premises
for Tenant's failure to pay Additional Rent as for Tenant's failure to pay Fixed Rent.

34 Except as otherwise expressly provided to the contrary herein, Tenant shail pay all Fixed
Rent and Additional Rent promptly when due and payable, without notice or demand, and without offset, deduction,
credit, abatement, or counterclaim of any kind or for any reason whatsoever. 1f Tenant fails to pay any installment of
Fixed Rent or any amount of Additional Rent for more than five (5) business days afier the same is due, Tenant shall
pay inerest thereon at the Interest Rate from the date due through the date of payment, together with the sum of
$100.00 as a charge incident (o the handling of a delinquent account.

8 If Tenant fails to make any payment whatsoever required by this Lease (other than Fixed
Rent or Additional Rent), or if Tenant fails to keep or perform any othier term of this Lease after the expiration of any
applicaole notice and cure period(s), or if this Lease provides in any case that Landlord may take certain actions at
Tenant's expense, Landlord may, on fificen (15) days' written notice to Tenant (except in the event of an emergency
in which case no notice will be required), make any such payment and/or take such action as Landlord deems
reasonably necessary or desirable to perform and fulfill such term, covenant, condition or provision. Tenant agrees
to reimburse Landlord, within fificen (15) days afier notice by Landlord, for all amounts reasonably paid o incurred
by Landlord (including all Fres-And-Costs, if any), together with interest on cach such amount at the Interest Rate
from the date such payment shall be made or such amounts shall be paid or incurred by Landlord.

3.6. In this Lease, “the cost of Landlord's Work® shall mean all costs reasonably paid or
incurred by, on behalf of, or on account of Landlord or Landlord's Affiliates in connection with the performance of
Landlord's Work, including for purposes of illustration only, the cost of all labor, materials, equipment, supplies,
services, laxes, transporiation, communicatior, insurance, permits, utilities, cartage, consulting, accounting, legal,
rental charges and all other costs, fees and disburscments reasonably implied by the inclusion of any or all of the
foregoing.

3.7. If the total cost of Landlord's Work shall exceed the sum of $335,220 (g, $20/RSF)
Landlord shali certify to Tenant, within thirty (30) days after the date that Landlord's Work has been completed, the
total cost of Landlord's Work. Not later than fificen (15) days afier Landlord's certification of the total cost of
Landlord's Work to Tenant, Landlord and Tenant shall enter into a modification of this Lease pursuant to which
Tenant shall unconditionally agree to pay Landlord the cost of Landlord's Work in excess of $335,220 by means of a
permancot increase in the Fixed Reni which shall be sufficient to fully amortize said sum, together with interest
thereon at the rate of ten percent (10%) per annum, compounded monthly, in equal monthly installments over the
initial ten (10) year Term of the Lease. To illustrate the foregoing, assume that the iotal cost of Landlord's Work is
certified by Landlord (o be $395,220. Tenant shall be required to pay Landlord $60,000 (representing the excess of
the cost of Landlord's Work above $335,220) amortized over the initial ten (10) year Term together with interest
thereon, as aforesaid, in 120 equal monthly installments by adding $792.90 to the monthly Fixed Rent due for each of
the ten (10) years of the Term.

ARTICLE 4. Renswal Option.

4.1, Tenant shali have, and is hereby granted, the oplion to renew the Term for a period of five
(5) years commencing upon the teath (10th) anniversary of the Commencement Date and expiring upon the date
immediately preceding the fificenth (15th) anniversary of the Commencement Date (the *First Renewal Term®); and
for a further period of five (5) years commencing upon the fificenth (15th) anniversary of the Commcncement Date
and expiring upon the date immediately preceding the twenticth (20th) anniversary of the Commencement Date (the
“Second Renewal Term™) (cach such additional five (5) year term is hercinafler referred to as a "Renewal Term®)
provided that, with respect to each Renewal Term:

(a) Tenant gives wrilten notice to Landlord of its clection to icase the Premises
forthecorresponding Renewal Term no later than nine (9) months prior to the expiration of the then-current Term; and

(b) no Default has occurred during the Term, as renewed pursuant hereto, which then
remains uncured or which is not then being diligently cured.

42, All terms and conditions of this Lease including, without limitation, all provisions
governing the payment of Additional Rent, shall remain in fuil force and effect during each Renewal Term, except
that:

(@) the annual Fixed Rent payable during the Renewal Term shall be increased to the fair
markel Fixed Kent (the “Fair Market Fixed Reat®) for the applicable Renewal Term, as determined pursuant (o this
Article;



{b) there shall be no abaiement of Fixed or Additional Rent for any portion of a Renewal

Term; and

(c) Landiord shall have no obligation to prepare the Premises for Tenant's occupancy or
provide any allowance or credit with respect thereto.

43 Within sixty (60) days of Tenant's exercise of its option 10 extend the Term for the
First Renewal Term or the Second Renewal Term, as applicable, Landlord and Tenant shall meet to negotiate in
good faith and determine the amount of the Fair Market Fixed Rent for the First Renewal Term or the Second
Renewal Term, as applicable. In the event that Landlord and Tenant are unable to agree upon the Fair Market
Fixed Kent for the applicable Renewal Term by a date which shall be thirty (30) days prior to the commencement
of said First Renewal Term or the Second Renewal Term, as applicable, then either party may submit such
dispute to arbitration in accordance with the provisions of this Article 4, and the arbitrators shall determine the
annual Fair Market Fixed Rent for the Premises for the First Renewal Term or the Second Renewal Term, as
applicable; provided, however, that in no event shall the annual Fair Market Fixed Rent per square foot of the
Premises payable during any Renewal Term determined pursuant to this Article 4 be less than the Fixed Rent per
square foot of Premises payable by Tenant with respect (o the Premises during the then-current Term.

44, If upon the commencement of the First Renewal Term or the %econd Rerewal Term,
as applicable, the Fair Market Fixed Rent to be paid by Tenant during said Renewal Term shal! not have besn
determined (by arbitration or by agreement of Landlord and Tenant), Tenant shall, effective as of the
commencement of the First Renewal Term or the Second Renewal Term, as applicable, pay as Fixed Rent one
hundred and twenty-five percent (125%) of the Fixed Rent for the Premises during the immediately preceding
period. Upon the determination of the appropriate Fair Market Fixed Rent (x) Tenant shall promptly pay to
Landlord any underpayment of Fixed Rent by Tenant since the beginning of said Renewal Term, or (y) Landiord
shall promptly pay to Tenant any overpayment of Fixed Rent by Tenant since the beginning of the Renewal Term,
in each case with interest hereon at the Prime Rate, calculated from the beginning of the Renewal Term.

4.5, If the determination of the annual Fair Market Fixed Rent for the Premises during the
First Renewal Term or the Second Renewal Term, as applicable, is submitted by a party to arbitration (in this
Section 4.5, the “First party*), such first party shall give the other party (in this Section 4.5, the "second party”)
notice to such effect and shall, in such notice, appeint a person as arbitrator on its behalf. Within ten (10) days
after such notice is given by the first party, the second party shall appoint a second person as arbitrator on its
behalfl. The two arbitrators thus appointed shall appoint a third arbitrator within fifteen (15) days from the
selection of the second arbitrator, and such three arbitrators shall meet as promptly as possible to determine such
matier, provided, however, that:

(a) if the second arbitrator shall not have been appointed as aforesaid, the first arbitrator
shall proceed to determine such matiers; and

(b) if the two arbitrators appointed by the partie. shall Le unable to agree, within fifieen
(15) days after the appointment of the second arbitrator upon the appointraent of a third arbitrator, they shall give
writien notice to the parties of such failure 10 agree, and, if the parties fail 1o agree upon e selection of such
third arbitrator within ten (10) days after the arbitrators appointed by the parties give notice as aforesaid, then
within five (5) days thereafter either of the parties upon notice to the other party, may request the appointment of
such third arbitrator by the Americai Arbitration Association (or any organization successor thereto), or in the
absence, refusal, failure, or inability to act of such organization, may apply for a court appointment of such
arbitrator.

4.6. Each arbitrator shall be a licensed real estate broker or appraiser who shall have had
at least ten (10) years' experience in the leasing, management ot appraisal of commercial real estate in Mercer
County, and in addition, the third arbitrator shall be impartial.

4.7, The arbitration shall be conducted, o the extent consistent with this Article, in
accordance with the then prevailing commercial arbitration rules of the American Arbitration Association (or any
wiganization successor thereto). The decision and award shall be rendered by the arbitrators, upon the
concurrence of at least two (2) of their number, within sixty (60) days after the appointment of the third
arbitrator. The decision by the arbitrators shall be in writing and shall be conclusive and binding on both Landlord
and Tenant. In rendering such decision and award the arbitrators shall not add to, delete from, or otherwise
modify the provisions of this Article 4 or any provisions of the Lease. Judgment may be had on the decision and
award of the arbitrator(s) so rendered in any couri of competent jurisdiction.

4.8 Each party shall pay the fees and expenses of the arbitrator appointed by or for such
party. The fees and expenses of the third arbitrator and all other expenses of the arbitration (other than the fees,
charges and disbursemenis of atlorneys or witnesses for each party) shall be borne by the parties equally.

49 The arbitrators shall assume or take into consideration ihe following, as the case may
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(a) “fair market rents” then being charged for comparable premises in Princeton
Crossroads Business Center and/or in other similar office buildings in the same area with comparable tenant
improvements and not reflecting exorbitant upgrades and/or work letter allov-ances;

() the Premises will be leased in their "as is” cond tion;
(c) the Premises will be leased for a five (5) year term; and

(d) the Premises will be leased subject to all other v>rms and conditions of this L2ase
(except 1o the extent any such terms and conditions are expressly inapplicable to 2 Renewal Term pursuant (o the
terms of this Lease).

It shall also be assumed by the arbitrator(s) in the making of their determination that: a reusonible titie under
then-existing market conditions is allowed for exposure of the Premises on the open marke: ¢4 Landlrd had a
reasonable time to locate a tenant who rents with a knowledge of the uses to which the Pren: .es can b: 2dapred;
neither Landlord nor the prospective tenant is under any compulsion to rent; the Premises will be used for the uses
sel forth in Article 1.1 hereof; the Premises are free and clear of all leases and tenancies; and the leasing is being
made as an arms' length transaction and both the Landlord and the prospective tenant are well-informe d and well-
advised and each 15 acting in its own best interest.

4.10. Upon the determination of the Fixed Rent for the Premises for the Renewal Term,
Tenant upon the demand of Landlord shall enter into supplementary written agreement setting forth such Fixed
Rent and the extension of the Term for the First Renewal Term or the Second Renewal Term, as applicable.

ARTICLE §. Tax Payment.

5.1. Tenant shall pay Landlord, as Additional Rent for each Tax Year (or portion thereof)
occurring during the Term an amount (the "Tax Payment”) equal to Tenant's Percentage of all Taxes for such Tax
Year. The Tax Payment shall be payable in four (4) equal quarterly installments on the thirticth (30th) day before
each such installment is due.

5.2 Landlord shall furnish Tenant with a written statement of the Tax Payment due with
respect 10 each Tax Year (cach such statement, a “Tax Staiement®), together with a copy of the applicable tax
bills, or equivalent documentation. 1f Landlord issues a Tax Statement after the beginning of the applicable Tax
Year, then until such Tax Statement is rendered, Tenant shall pay the Tax Payment for such Tax Year in four (4)
equal quarterly installments based upon the most recent Tax Statement rendered to Tenant; and within thirty (30)
days afier receiving a new Tax Statement, Tenant shall receive a credit against subsequent payments under this
Article 5 in an amount equal to any overpayment for such Tax Year. If the Taxes for any Tax Year change or are
abated by the taxing authorities, whether during or after such Tax Year, Landlord shall give Tenant a revised Tax
Statement for such Tax Year; and Tenant's Tax Payment for such Tax Year shall be adjusted, credited, as
appropriate, in accordance with this Section, or promptly refunded to Tenant with respect to any abatement.
Landlord's delay in rendering a Tax Statement with respect to any Tax Year shall not prejudice Landlord's right
thereafier to render a Tax Statement with respect to that (or any later) Tax Year. TlLe rights and obligations of
Landlord and Tenant under this Article shall survive expiration of the Term or other termination of this Lease.

5.3 If at any time, Taxes are required te be paid in annual, semi-annual, or other
instaliments, or on any date or dates other than as presently required, whether such Taxes are required to be paid
to any Government Entity or to be paid to a lender or ground lessor in escrow pursuant (o a mortgage or ground
lease of the Property then, at Landlord's option, the Tax Payments shall be correspondingly rescheduled so that
Tenani's Tax Payments are due not earlier than thirty (30) days before such payments are due (except that with
respect to any escrow of Taxes required under any mortgage or ground lease, payments into such escrow shall not
be required 1o be made more often than quarterly). A Tax Payment covering any fiscal period which includes a
period before the Commencement Date or after the Expiration Date shall be apportioned between Landlord and
Tenant on a per diem basis. Subject to Landlord's rights to defer the payment of all or a portion of Taxes due in
connection with tax reduction proceedings or similar proceedings, Landlord covenants to pay all Taxes on or
before the date the same become delinquent and 10 provide Tenant with evidence of payment within fifteen (15)
days after Tenant's writien request therefor.

54, *Taxes" shall be calculated giving effect to any discount actually received by
Landlord for, or on account of, the Landiord's early payment of Taxes.

55 Tenant shall not object to or litigate the assessment or imposition of Taxes unless
Tenant first obtains Landiord's written approval and complies with all terms and conditions established by
Landlord.

ARTICLE 6. Expense and Asscssment Payments.
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6.1. Tenant shall pay Landiord, as Additional Rent for each Operating Year (or any
portion thereof) an amount equal 1o Tenant's Percentage of all Expenses for each Operating Year plus an
additional amount, equal to Tenant's Percentage of all Assessments for each Operating Year in accordance with
the provisions of this Articie (such amounts shall be collectively referred 10 in this Lease as the *Expense and
Assessment Payment®).

6.2 Landlord shall give Tenant a written statement for each Operating Year no later than
ninety (%0) days after the commencement of such Operating Year, setting forth Landlord's reasonable estimate of
Tenant’s Expense and Assessment Payment for such Operating Year (*Landlord's Estimate*). Tenant shall pay
Landlord an amount equal (o one-twelfth (1/12) of Landlord's Estimate on the first day of each and every month
during the Operating Year. If Landlord delivers Landlord's Estimate afier an Operating Year begins then, until
the first day of the month after the month in which Tenant receives Landlord's Estimate, Tenant shall pay
Landlord an amount equal to the monthly sums payable by Tenant under this Section for the last month of the
preceding Operating Year; and on the first day of the month following the month in which Tenant receives
Landiord's Estimate (and monthly thereafier for the balance of such Operating Year) Tenant shall pay Landlord an
amount equal to one-twelfth (1/12) of Landlord's Estimate. If Tenant's previous payments for the Operating Year
were more or less than the awounts which Tenant should have paid pursuant to Landlord's Estimate, Tenant shall
pay any underpayment within thirty (30) days after receiving Landlord's Estimate or Landiord shall credit any
overpayment against subsequent payments under this Article 6.

6.3 Landlord shall endeavor to provide Tenant, on or about the date which is six (6)
months subsequent to the end of each Operating Year, with a reasonably detailed written statement (the *Expense
and Assessment Stalement”) prepared by the Managing Agent selting forth the Expenses and Assessments for the
preceding Operating Year and the balance of the Expense and Assessment Payment, if any, due from Tenant for
such Operating Year. If Tenant's payments under Section 6.2 were greater than the Expense and Assessment
Payment for such Operating Year, Landlord shali pay Tenant the excess within thirty (30) days after delivery of
the Expense and Assessment Stalement. If Tenant's prior payments were less than the Expense and Assessment
Payment for such Operating Year, Tenant shall pay Landlord the deficiency within thirty (30) days after receipt of
the Expense and Assessment Statement. Any payment, credit or refund under this Section shall include interest
thereon . ¢ the Interest Rate from the date of such overpayment or underpayment, as applicable. Landlord's delay
in rendering o Expense and Assessment Statement with respect to any Operating Year shall not prejudice
Landlord's right the ~after to render an Expense and Assessment Statement with respect to that (or any other)
Operating Year. The rig.is and obligations of Landlord and Tenant under this Article shall survive expiration of
the Term or other termination of this Lease.

6.4, If the Commencement Date is other than the first day of an Operating Year, or if the
Expiration Date is a day other than the last day of an Operating Year, the Expense and Assessment Payment for
such partial year shall be adjusted on a per diem basis to reflect the number of days in the Operating Year actually
within the Term.

6.5. Each Expense and Assessment Statement shali be conclusive and binding upon Tenant
unless within ninety (90) days after receipt thereof Tenant notifies Landlord that Tenant disputes the correctness of
such Expense and Assessment Statement, specifying the particular respects in which the same Expense and
Assessment Statement is allegedly incorrect. Pending the determination of any such dispute, Tenant shall make all
payments in accordance with the disputed statement without prejudice to Tenant's position.

6.6. Landlord agrees to keep detailed records accurately documenting Expenses and
Assessments. Tenant shall have the right of access to Landlord's books and records relating to Expenses and
Assessments for the most recent Operating Year on reasonable notice, and Tenant may photocopy or cause same
10 be photocopied at Tenant's sole cost and expense. Further, Tenant may cause such books and records tc be
audited (but not more frequently than yearly), at Tenant's sole cost and expense unless such audit shall
demonstrate that Expenses and Assessments have been overstated by more than five percent (5%), in which event
the cost of such andit (only to the extent the cost of such audit is reasonable) shall be borne by Landlord and any
overpayment previously made by Tenant shall be promptly reimbursed by Landlord with interest thereon at the
Interest Rate from the date of such overpayment.

ARTICLE 7. Elecwicity.

, &9 Tenant shall obtain and pay for Tenant's separate supply of electric current and gas
energy by direct application to, and arrangement with, the public utility companies servicing the Property.
Notwithstanding the foregoing, Landlord shall have the option to furnish electric current and gas energy to the
Premises (including the supply of electric current and gas energy 1o the Premises (including the supply of electric
current and gas energy required to operate the HVAC Units servicing the Premises) on a check-metering basis. If
Landlord elects to furnish electric current and/or gas energy to the Premises on a check-metering basis, then
Landlord may install one or more check-meters at its expense and Tenant shall pay, within fifteen (15) days after
delivery by Landlord of statements therefor, all charges for such electric current and/or gas energy used or
consumed in the Premises by Tenant and registered by such meter(s), provided that Tenant shall not be charged
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more than the rates it weuld be charged for the same services if furnished directly to the Premises by such public
utility.

13 The electrical conduit, feeders and wiring serving the Premises (exclusive of any
special Tenant requirements) shall allow for an electrical demand load of six (6) watts per rentable square foot for
lighting and power (exclusive of electricity consumed by the HVAC Units servicing the Premises). Tenant's use
of electric current in the Premises shall not exceed the capacity of any electrical conductors and equipment in or
otherwise serving the Premises. Tenant shall not, without the prior consent of Landlord, make or perform or
permit any alteration to wiring installations or other elecirical facilities or 0 any other facilities for the supply of
electric current located in or serving the Premises. 1f Landlord grants such consent, all additional conduit, feeders
and wiring and other equipment or other facilities required therefor shall be provided and/or installed by Landlord
and the reasonable cost thereof shail be paid by Tenant as Additional Rent within fifteen (15) days afier demand
therefor.

7.3 Landiord shall not be liable to Tenant for any reduction in service, failure, or def .ct
in the supply or character of electric current furnished to the Premises where such reduction in service, faiiure, or
defect is required by Legal Requirements or results from any requirement, act or omission of the public utility
supplying electricity to the Property, or for any other reason whatsoever other than as a result of the negligence or
wrongful acts or omissions of Landlord, Landlord's Affiliates or Property Employees.

ARTICLE 8. Use and Ocoupancy .

8.1 The Premises may only be used for the uses described in Section 1.1 and for no other
use, unless the Landlord shall consent thereto, which consent shall not be unreasonably withheld or delayed.
Landlord represents that the Premises may be used for the uses permitted under Section 1.1.

8.2. Tenant shall not: create a public or private nuisance or cause any waste of the
Premises, or permit rubbish or trash 10 accumulate in the Premises; use or permit the use of the Premises for any
hazardous purpose or for any uses prohibited by the Declaration or in violation of any certificate of occupancy for
the Building or, subject to the provisions of the senience next following, do anything (or permit anything to be
done) which would result in a change of Tenant's primary SIC classification or pumber to a classification or
number falling within the following classifications or numbers: 22-39 (both inclusive), 4649 (both inclusive), 51
or 76; and/or impair or interfere with any services furnished to other tenants of the Property, or the maintenance
of the Property or the Business Center. Notwithstanding the foregoing Landiord agreer that Tenant’s present SIC
classification, as described in Section 1.1 is not objectionable, subject 1o Tenant's compliance with all other
provisions of this Lease.

ARTICLE 9. Compliance with Legal Requirements;
o o

9.1. Prior 10 the Commencement Date, if Tenant is then in possession of the Premises, and
at all times during the Term, Tenant, at Tenant's sole cost and expense, shall promptly comply with all present
and future Legal Requirements and all other orders, rules and regulations of any Government Entity which shall
impose any violation, order or duty upon Landlord or Tenant with respect to the Premises or with respect to the
use or manner of use of the Premises, whether or not any such Legal Requirement shall necessitate alterations or
improvements or interfere with the use or enjoyment of the Premises; provided, however, that Tenant shall not be
required to make structural alterations or improvements to the Premises in order to comply with Legal
Requirements, all of which skall be the responsibility of Landlord, unless the necessity therefor arises as a result
of Tenant's manner of use of the Premises, or as a result of Tenant's failure to comply with any obligation of
Tenant under this Lease. Tenant shall also procure, pay for and maintain all permits, approvais, licenses and
other authorizations needed for the conduct of Tenant's business in the Premises and shall provide true and
complete copies thereof upon demand by Landlord. Without limiting the foregoing, Tenant shall make or cause to
be made all Alterations (including, without limiting the generality of the requirement in this sentence, removing
such barriers and providing such alternative services), as shall be required by the Americans with Disabilities Act
of 1990 and such rules and regulations as shall be from time to time promulgated thereunder (the *"ADA").

3. Tenani shall not, without prior writien consent of Landlord, cause or permit any
Hazardous Substances for testing and analysis to be brought or remain upon, kept, used, discharged, leaked or
emitted in or about the Premises or the Building; except (hat Tenant may bring upon and keep in the Premises
radioactive materiale permitted under Tenant's Licease Mumber 37-28461.02G and sample quantities of
Hazardous Substances in connection with the laboratory uses permitied by Section 1.1, provided that such
radioactive materials and sample quantities of Hazardous Substances are handled and stored in strict accordance
with all applicable Legal Requirements and provided further that Landlord observes the bes! laboratory practices
in respect thereto.  Without limiting the foregoing, Tenant shall, at Tenant's own expense, comply with the
Industrial Site Recovery Act, 1993 N.J. Laws 139 ("ISRA") and the regulations promulgated thereunder, with
respect to Tenant's obligations under this Lease, which may now or hereafier arise; and Tenant shall further
comply with ail applicable requirements of, the Bureau of Industrial Site Evaluation (the "Bureau®) of the New
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Jersey Department of Environmental Protection and Energy ("NJDEPE®). Should the Bureau or any other divi-
sion or agency of NJDEPE determine that a cleanup plan be prepared and that a cleanup be undertaken because of
any spills or discharges of hazardous substances or wasies at the Premises which occur during the Term of this
Lease and which are caused by Tenant or Tenant's Affiliates, then Tenant shall prepare and submit the required
plans and financial assurances, and carry out the approved plans at Tenant's expense. Tenant, shall prompily
provide all information reasonably available and within Tenant's control requested by Landlord for preparation of
non-applicability affidavits and shall promptly sign such affidavits when requested by Landlord. Tenant's
obligations and liabilities under this Section shall survive the Term without limitation. Tenant's failure to abic.
by the ierms of this Section shall be restrainable by injunction. Tenant hereby agrees that only “sanitary sewage"
(as defined in N.J.S.A. 7:14A-1.9) shall be discharged into the sewer or septic system and that no “industrial
pollutants” (as defined in the Clean Water Act of 1977 and any amendments thereto) shall be discharged into such
system.

9.3. Notwithstanding anything to the contrary herein, Tenant shall not be responsible for
any damages, losses, liabilities, obligations, penalties, claims, litigations, demands, defenses, judgments, suits,
proceedings, costs, or expenses with respect to the presence, generation, storage, maintenance, use, discharge,
release, spillage or disposal of any Hazardous Substances on, in, under or affecting all or any portion of the
Premises or any surrounding areas (i) at any time, (o the extent resulting from the acts or omissions of Landlord
or Landlord's Affiliates, Property Employees or other tenants of the Property; and/or (ii) which occurred or were
present on the Premises prior to the Commencement Date.

ARTICLE 10. Aligrations and Installations.

10.1. Tenant shall not commence any Alteration without Landlord's prior written consent.

10.2. Landlord will not unreasonably withhold nor delay its consent to an Alteration except,
however, to any Alteration which: in Landlord's reasonable opinion will alter or adversely affect any portion of
the structure, facade, roof, or foundation of the Building or adversely affect the building systems; will detract
from the use or character of the Property; will require amendment of any certificate of occupancy for the
Property, or in Landlord's reasonable opinion will adversely interfere with the use or occupancy of any other
tenant of the Property. Landlord may reasonably impose, as a condition to the granting of its consent o any
Alieration, with respect to which Landlord may withhold its consent under this Section 10.2, that Terant remove
such Alieration at the end of the Term and Restore the Premises to its condition immediately prior 1o the making
of such Alteration, as required pursuant to Section 11 2. Landlord may elect by notice to Tenant delivered at any
time prior to the Expiration Date, to waive Tenant's obligation to remove such Alteration and Restore the
Premises, as aforesaid and to require that such Alteration remain a part of the Premises demised hereunder.

10.3. Tenant shall cause al! plans and specifications for a proposed Alteration 1o be
prepared at Tenant's expense (by a licensed architect or engineer if required as a condition to the procuring of any
permit or other approval required by applicable Legal Requirements and otherwise by a competent designer or
draftsperson) and shal! submit the same to Landlord for Landlord's written approval and, if required under the
Declaration for the approval of the Development Committee; provided, however, that Landlord's or said
Committee's approval (if given) shall not imply that the Alteration is properly designed or complies with Legal
Requirements.

10.4. With respect (o every Alteration: Tenant shall procure or cause o be procured all
permits, approvals, consents, licenses required by applicable Legal Requirements; Tenant shall undertake and
complete all work in connection with the Alteration expeditiously and in a good and workmanlike manner; each
Alteration when completed will conform (o the plans and specifications approved by Landlord; Tenant shall
provide to Landlord "as built® plans showing any Alierations as actually constructed by Tenant; Tenant shall
employ only contractors approved by Landlord in writing (which approval shall not be unreasonably withheld) and
any contractor employed by Tenant (and all subcontractors) shall agree to use only such labor as will not result in,
or tnreaten (o result in, jurisdictional disputes, work stoppages, picketing, boycotts or strikes or which shall cause
labor strife with other workers employed at the Property or at the Business Center; Tenant shall carry (and will
cause its contractors and sub-contractors (o carry) all Alterations Insurance coverages described in Schedule B
hereto; Tenant shall reimburse Landlord for the reasonable cost of review by architects and/or engineers, field
inspection, coordination, and other reasonable out-of-pocket costs of Landlord with respect to such Alteration.

10.5. No Lien for any labor, materials, or other services or things furnished 1o Tenant shall
attach to Landluad's estate or interest in the Property and no consent by Landiord to any Alieration shall be
construed as a consent on the part of the Landlord to subject the Premises or the Property to any liability or
obligation under the Mechanic's Lien Law of the State of New Jersey. Tenant agrees to discharge (or bord over
and release of record), at Tenant's expense every Lien filed against the Premises and/or the Property for work
claimed to have been done for or materials claimed to have been furnished (o Tenant, within thirty (30) days afier
writlen notice from Landlord.

10.6. Notwithstanding anything to the contrary contained herein Tenant shall not be
required to obtain Landlord's consent, to submit plans and specifications or to obtain Landiord's approval of plans
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and specifications for (x) the making or installation of any Decorations or (y) the addition or relocation of
convenience electrical outlets, or telephone or computer jacks. Tenant shall, however, provide Landlord with
written notice of its making of any Alterations of the character described in this Section 10.6.

ARTICLE 11. Eixtures and Equipment: Tenant's Property,

1.1 All furniture, fixtures, equipment, instaliations, alterations, improvements,
substitutions, betterments, additions and appurtenances attached 10 or built into the Premises on the
Commencement Date or at any time during the Term (eacept for movable furniture and movable equipment
placed in the Premises by Tenant) and all Alterations made and installed upon or in the Premises by Landlord
either at Landlord's expense or with respect to which Landlord has granted Tenant a credit or allowance
(including, without limitation, all Landlord's Work and any Tenant's Work with respect 1o which a credit or
allowance has been granted by Landlord) shall be Landlord's property and shall remain upon the Premises (and be
surrendered by Tenant) at the end of the Term.

11.2. All Alterations made and installed upon or in the Premises (whether by Landlord or
Tenant) which are *fixtures® or which are of a permaneni nature and which cannot be removed without material
damage to the Property shall become Landlord's property and shall remain upon (and be surrendered) with the
Premises at the end of the Term or upon any earlier cancellation or termination of this Lease. Notwithstanding
anything to the contrary contained herein, Tenant shall not be required to remove any Alterations or other
improvements installed in the Premises by Tenant other than any Alterations which Landlord, at the time the plans
and specifications therefore were submitied to Landlord for approval pursuant to Section 10.2 hereof, advised
Tenant that it would require Tenant to remove at the end of the Term.

11.3. All furniture, furnishings ard trade fixtures furnished or installed by Tenant or at
Tenant's expense (including, without limitation, all raised flooring, all business machines and equipment,
freestanding counters, screens, freestanding partitions, freestanding cabinets, all freestanding lighting fixtures and
vquipment and freestanding drinking fountains) and any other movable property of Tenant shall be and remain
property of Tenant (all of such property, *Tenant's Property*) which Tenant must remove on or before the
Expiration Date. If any Alterations or otuer property which Tenant may or must remove under this Article are
not removed on or before the Expiration Date, Landlord may at any time thereafter upon five (5) days' notice to
Tenant remove and dispose of the same at Tenant's expense.

11.4. Tenant shall provide Landlord, upon request, with photocopies of all bills, invoices,
and records relating to Alterations costing more than five thousand dollars (35,000) in each instance within a
reasonable time after the completion of such Alterations. Upon request, Tenant shall also provide Landiord with
all manuals and other instructional malerials pertaining to any equipment or machinery instalied by Tenant in the
Premises.

ARTICLE 12. Maintenance and Repairs.

2.1 Landiord shal] keep and maintain in good order, condition and repair the roof and
roof membrane, the exterior and load bearing walls (excluding the interior of ali walls, doors and door frames),
window glass, the foundation, and the building systems, and the exterior areas of the Property, including any
storm drainage and any telephone, utility and sewer lines serving both the Premises and other portions of the
Building in good order, condition and repair. In addition, Landiord shall be obligated, at its expense, to make any
of the repairs which, under the provisions of Section 12.2, are Tenant's obligation to make and perform if and
when the necessity for such repairs results from the acts or omissions of Landlord, Landlord's Affiliates or
Property Employees.

12.2. Tenant shall be respoasible for the maintenance and repair of the interior of the
Premises and responsible for the keeping of the interior of Premises, and all non-load bearing partitions, interior
doors, doorframes, window and windowfranes, fixtures, equipment, electrical, plumbing and mechanical systems
and all telephone, utility and sewer iines serving Tenant exclusively, which are installed by, or at the direction of,
Tenant in the Premiser or the Pioperty, as applicable in good order, condition and repair, and clean, orderly,
sanitary and safz, unless such maintenance or repairs result from the acts or omissions of Landlord or Landlord's
Affiliates or the Property Employees, in which case such maintenance or repairs shall be the responsibility of
Landlord.

12.3. If Tenant fails to maintzin or make any repairs reguired 1o be made by Tenant uoder
this Article 12 after fifteen (15) days prior notice from Landlord, or to commence and diligently prosecute such
repairs if the same cannot be completed within such fifieen (15) days, Landlord may perform such maintenance or
repairs at Tenant's expense and collect the cost thereof from Tenant upon ten (10) days' written notive, as
Additional Rent, together with fifieen percent (15%) of the cost thereof, as a construction administration fee, to
the exient not already included in the cost of such repairs or maintenance



124, Notwithstanding anything to the contrary contained in this Lease, Landiord shall not
be obligaled or required to maintain, or lo make any repairs, replacements or improvements to the Common
Areas. Common Elements and Common Facilities of the Business Center, all of which are the Association's
responsibility o maintain, repair and replace, pursuant to the Declaration. Landlord shall exert commercially
reasonable efforts (when warranied) to enforce Landlord's rights under the Declaration with respect to any
breaches of the Association's obligations thereunder,

ARTICLE 13. Required Insurance.

13.1. In this Lease *Required Insurance® means the insurance coverages specified in Exhibit
"C". At Tenant's sole expense, Tenant shall secure and maintain all Required Insurance at ail times during the
Term.

13.2. All policies of Required Insurance shail be issued by an insurance company rated A"
or better by Best's and having a Best's Financial Size category of *XIV* or better and licensed to do business in
the State. Each insurance policy obtained by Tenant shall provide that the same shall not be cancelled except after
thirty (30) days' prior written notice to Landlord. Certificates of insurance or, if required by Landlord or the
holder of any Senior Encumbrance, certified copies or duplicate originals of the original insurance policies,
together with reasonably satisfactory evidence of payment of the premiums therefor, shall be delivered to
Landlord and to the holder of any Senior Encumbrance on or before the Commencement Date.

13.3. The commercial general liability insurance policy obtained by Tenant under this
Article 13 shall name Landlord, the Association and, at Landlord's request, any mortgagee or ground lessor of the
Property as additional insureds, as their interests may appear. Tenant and Landiord shall cooperate with each
other and with the holders of any Senior Encumbrances in connection with collection of insurance proceeds.

13.4. Tenant shall not secure separate insurance concurrent in form or contributing in the
event of loss with any policy of Required Insurance. Tenant may maintain the insurance coverages required
hereunder in the form of a blanket policy covering other locations in addition to the Premises; provided, however,
that Tenant must provide Landlord with a certificate of insurance specifically naming the location of the Premises.
Tenant shall not do or permit to be done any act or thing upon the Premises which will invalidate any insurance
policy or be in conflict with any Insurance Requirements, or increase the rate of fire insurance applicable to the
Property. Tenant shall reimburse Landlord, as Additional Rent not later than fifieen (15) days after demand, for
all increases of Landlord's insurance premiums resulting from violations of Tenant's obligations under this
Section. In any Legal Proceeding involving the cost of insurance, a schedule or “make-up® of rates issued by the
body making insurance rates for the Property or the Premises shall be presumptive evidence of the items and
charges taken into consideration in fixing the insurance rates then applicabie to the Premises or the Property.

12.8. Landlord shall maintain at all times during the Term fire and extended coverage
insurance covering the Building (including, without limitation, all fixtures which are included in the basic
construction of the Building) in the minimum amount sufficient to prevent Landlord from being a co-insurer under
its policies of insurance and public liability and property damage insurance in an amount customary for properties
similar to the Property.

13.6. All policies of insurance carried by Landlord and Tenant (insuring the Building, in the
case of Landlord, and insuring any Alterations and Tenant's Property and business interruption insurance in the
case of Tenant) against loss, damage or destruction by fire or other insured casualty, shall include a waiver by the
insurer of all rights of subrogation against Landlord and Landlord's Affiliates and the Association, in the case of
insurance carried by Tenant, and Tenant and Tenant's Affiliates in the case of insurance carried by Landlord, in
connection with any loss or damage thereby insured against. If policies of insurance with such waivers are
available only at extra premium, the insured party will give wrilten notice to the other, who may pay the extra
premium for such waiver within thirty (30) days after giving of such notice; and the insured party will then secure
the waiver of subrogation. Landlord and Tenant hereby release each other from any claims, losses, liability or
Damage, whether or not caused by the negligence of the other, due to haza:ds covered by (or which would have
been covered by, but for the failure of Landlord or Tenant to obtain, the insurance required hereunder) policies
containing such a waiver of subrogation. If the release of either Landlord or Tenant or any other party in this
Section contravenes any law respeciing exculpatory agreements, the party purportedly released hereunder shall not
be released; but such party's liability shall be secondary to that of the other party's insurer.

ARTICLE 14. Damage and Resioration.

4.1, Tenant shall promptly notify Landlord of any Damage to the Premises. If all or any
portion of the Building or the Premises shall be Damaged or rendered untenantable by fire, the elements, or other
casualty and this Lease is not terminated pursuant o the provisions of this Article, Landlord shall proceed with
due diligence to repair the damage to the roof, the roof membrane, the exterior and load bearing walls (excluding
the interior of all walls and the exterior and interior of all doors, door frames and all wiadow glass), the
foundation, the structural floor slab and other structural elements of the Building and the building systems, at
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Landlord's sole cost and expense, subject (o force majeure and other delays reasonably beyond the control of
Landlord, Landlord shall not be responsible for the repair of any Damage io, or replacement or Restoration of,
Tenant's inventory, trade fixtures, furniture, furnishings and equipment and any other items of Tenant's Property
or of any leaschold improvements installed iii the Premises by Tenant. if this Lease is not terminated pursuant to
the provisions of this Article, all repairs required by reason of Damage other than those which it is Landlord's
responsibility under this Section to make, including the replacement o” Tenant's inventory, trade fixtures,
furniture, furnishings and equipment, and any other items of Tenant's Property, shall be performed by Tenant
with due diligence, at its sole cost and expense, in accordance with all terms of this Lease (including Article 10)
promptly and with cue diligence, subject to force majeure and other delays reasonably beyond the control of
Tenant,

14.2. If, as a result of such Damage the Building is Damaged or rendered untenantable to
the extent of twenty-five percent (25%) or more of its replacement cost or te the extent that substantial aiteration,
demolition, or reconstruction of the Building shall be required (whether or not the Premises shall have been
damaged or rendered unienantable), in the professional opinion of a reputable contractor or architect selected by
Landiord, then Landlord may, not later than sixty (60) days following date of such Damage, give Tenant a notice
in writing terminating this Lease. If Landlord elects (o terminate this Lease as aforesaid, the Term shali expire
upon the sixtieth (60th) day after suck notice is given as if such date were the Expiration Date and Tenant shall
thereupon vacate the Premises and surrender the same to Landlord in accordance with all provisions of this Lease.

14.3. If Landlord elects or is obligated to Restore the Building under this Article and has
not substantially completed or, if, in the professional opinion of a reputable contractor or architect selected by
Landlord cannot substantially complete such Restoration within twelve (12) months after the date of such Damage
and if such Damage has deprived (and then continues to deprive) Tenant of reasonable access to the Premises, or
to the use and enjoyment of a material portion of the Premises, then Tenani may terminate this Lease by written
notice to Landlord such notice to be delivered within thirty (30) days of the end of such twelve (12) month period
(or, in the case of a termination resulting from the opinion of the contractor or architect selected by Landiord that
the Restoration is not capabie of being completed within such twelve (12) month period, within thirty (30) days of
the date of delivery by Landlord to Tenant of a notice of such opinion). In the event a termination notice is
dulivered by Tenant, such notice will be effective on the tenth (10th) day after delivery by Tenant.

14.4. Notwithstanding any provision to the contrary in this Article, if the Premises are
damaged or rendered untenable to the extent of twenty-five percent (25%) or more during the last year of the
Term, then either Tenant or Landlord may, not later than thirty (30) days following date of such Damage, give the
other a notice in writing terminating this Lease. If either party shall elect to terminate this Lease under the
provisions of this Section the Term shall expire upon the thirtieth (30th) day after such notice is given as if such
date were the Expiration Date and Tenant shall thereupon vacate the Premises and surrender the same to Landlord
in accordance with all provisions of the Lease.

14.5. In any case in which at! or a part of the Premises become unusable by Tenant as a
result of fire, the elements or other insured casualty, Tenant shall be entitled (0 an abatement of Rents from the
date of such Damage to the date when the Premises have been substantially Restored. Such abatement shall be in
direct proportion to the ratio of the usable area of the Premises rendered unusable as a result of such Damage to
the total usable area of the Premises.

14.6. This Article shall be considered an express agreement governing any case of Damage
1o the Premises and any provisions of the Legal Requirements of the State of New Jersey which conflict with the
provisions set forth herein are hereby waived by Tenant. Without limiting the foregoing, Tenant hereby expressly
waives the benefit of New Jersey Statutes Annotated, (itle 46, Chapter 8, Sections 6 and 7 and any successor
statute.

ARTICLE 15. Condempation.

15.1. If all or any part of the Premises shall be Condemned by any Government Entity, this
Lease shall terminate as to the portion so taken on the date Tenant is required to yield possession thereof to the
condemning Government Entity. Landlord shall Restore the portion of the Property and/or the Premises not
Condemned so that it may be legally occupied by Tenant and all Reats shall be reduced in direct proportion 10 the
ratio that the usable area of the Premises 5o taken bears (o the total usable area of the Premises. If twenty-five
percent (25%) or more of the Building is Condemned as aforesaid, (whether or not the Premises, or any portion
thereof, is Condemned), or if parking spaces on the Property are substanuially reduced by such Condemnation,
and Landlord does not deem it reasonably feasible to Restore the Building or replace such parking spaces with
other parking spaces on the portion of the Property not Condemned, then Landlord may elect to terminate this
Lease as of the date on which possession thereof is required 1o be yielded to the condemning Government Entity,
by giving notice of such election within sixty (60) days after such date. If Landlord elects to terminate this Lease
as aforesaid, the Term shall expire upon the sixtieth (60th) day after such notice is given as if such date were the
Expiration Date and Tenant shali thereupon vacate the Premises and surrender the same to Landlord in accordance
with all provisions of this Lease

~11-

AR 5



15.2. If all or any part of the Premises is Condemned during the Term for a period not
exceeding twelve (12) months, this Lease shall continue in full force and effect; and Tenant shall continue o pay
all Rents without reduction or abatement. However, in such event, Tenant shall be entitled 1o the entire award,
compensation or damages for such temporary Condemnation. A temporary Condemnation of all or part of the
Premises for a period in excess of twelve (12) months shall be deemed to be (to the extent thereof) a permanent
Condemnation.

15.3, In the event of any permanent Condemnation of all or any portion of the Property,
whether or not this Lease shall be terminated by virtue thereof, Landlord shall be entitled to receive the entire
award and compensation, without deduction for any estate vested in Tenant by this Lease (or any value attribu-
table thereto) and Tenant agrees to execute and file any and all applications and documents necessary or desirable |
1o facilitate Landlord's collection of any such award and compensation. Nothiag contained in this Article shall be
decmed 1o prevent Tenant from making a separate claim in any Condemnation proceeding for the unamortized
cost of any fixtures or Alterations paid for by Tenant (other than Landlord's Work pursuant to Exhibit *D*); for
moving expenses; and for any loss of business, but only if such award shall be made by the Government Entity in
addition to, and shail not result in a reduction of the award received by, Landlord.

15.4. Landlord shall have no liability for any loss, damage or inconvenience arising out of
any Condemnation of the Comimon Areas, Common Elements or the Common Facilities of the Business Center; |
provided, however, that if access to the Property is denied by virtue of such Condemnation for a period in excess '
of twelve (12) months, Tenant may terminate this Lease as though the Premises had been permanently
condemned. |

ARTICLE 16. Building Services.

16.1. Tenant shall maintain and repair the heating, air-conditioning and ventilation units (the
*HVAC Units") servicing the Premises to distribute heating, ventilation and air tonditioning to the Premises.
Tenant shall keep unobstructed all vents, intakes, outlets and grills of the HVAC distribution system and shall
comply and observe all regulations and requirements reasonably prescribed by Landlord for the functioning of the
HVAC system. The rearrangement of existing partitioning may require changes in the heating, ventilating and/or
air-conditioning sysiem servicing the Premises in order to provide comfortable cccupancy; such changes shall be
made at Tenant's expense as Alterations in accordance with the provisions of Articie 10, subject to all provis s
set forth in that Article.

16.2. Landlord shall furnish water to the Premises 24 hours per day, 365 days per year for
ordinary lavatory, cafeteria, drinking, and office cleaning purposes. If Tenant uses unusual quantities of water for
any other purpose, Tenant shall pay Landlord, as Additional Rent, Landiord's acv al cost for any further supply of
water, when and as Landlord receives bills for water consumed, and for sewer rents and all other rents and
charges based upon Tenant's consumption of water in excess of normal lavatory, drinking, and office cleaning
purposes, as Additional Rent. At Landlord's election, Landlord may install and maintain, at Landlord's expense,
a water meter to register such unusual consumption of water.

16.3. Landlord shall furnish rubbish removal services as required (in contradistinction to
janitorial services and Premises cleaning, which shall be arranged and paid for directly by Tenani) and shall
maintain and repair, as required, the exterior areas of the Property and, in connection therewith, furnish
landscaping and snow remo* al services.

16.4. All services other than as provided pursuant to Section 16.1, 16.2 or 16.3 to be
provided to, or which shall be necessary for the conduct of, Tenant's operations within the Premises, including,
without limitation and for purposes of illustration, the furnishing of electric current and gas energy (subject,
however, to the provisions of Article 7 of this Lease), telephone, janitorial, cleaning, security and any other utility
or service which Tenant shall deem necessary or desirable, shall be separately arranged, metered, maintained and
paid for by Tenant. Tenant's utilities shall be separately metered, where possible, and all costs of any utilities not
separately metered shall be Additional Rent. Landlord shall not provide cleaning services to any portion of the
Premises. Tenant, at its sole cost and expense, shall cause the Premises to be kept clean and in a good and
orderly condition as befits similar buildings in the county where the Property is situated. In the event Tenant shall
employ a contractor (0 provide any services to the Premises, such contractor (and any subcontractors) shall agree
1o employ only such labor as will not result in jurisdictional disputes or strikes. Tenant shall inform Landlord of
the names of any contractor or subcontractor Tenant proposes to use in the Premises at least fifteen (15) days
prior to the beginning of work by suci contractor or subcontractors

16.5 Landlord reserves the right to stop or interrupt any of the services required (o be
provided under this Lease and the use of any other facilities, at such times as shall be required by reason of
accidents or emergencies, strikes, making of necessary repairs, alterations or improvements, inability to secure a
proper supply of fuel, steam, water, electricity, labor or supplies, or any other similar or dissimilar causes
whatsoever beyond Landlord's reasonable control, and not related to Landlord's, Landlord's Affiliates' or the
Property Employees’ negligence or tortious conduct.
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16.6 If Tenant desires that Landlord provide the services described in Sections 16.1, 16.2
or 16.3 in quantities in excess of the amounts which Landlord has agreed to furnish, or at iimes other than which
Landlord is required to furnish such services, Landlord will directly charge Tenant for such excess or overtime
Services

ARTICLE 17 Rulcs and Regulations

17.1 Tenant shali observe and comply with all rules and regulations applicabie to the
Property reasonably promulgated by Landlord from time to time (the *Rules and Regulations*) and with all other
reasonable rules and regulations adopted by the Association as such rules and regulations may be amended from
time 1o ime. Landlord shall provide Tenant, from time to time, with true and complete copies of all Rules and
Regulations. Landlord shall apply the Rules and Regulations in good faith and without discrimination against

Tenant and any other tenant of the Property. The terms, covenants, conditions, and provisions of this Lease shal

govern i the event of

ny conflict o inconsistency between this Lease and Landlord's Rules and Regulations

17.2 Neither Landlord, Tenant nor the Association shall be liable for the non-compliance
by any other tenant, occupant, or Owner of the Business Center with the Rules and Regulations
ARTICLE |8 Landlord’s Access to
Premuses. Relaied Mauers
18.1 Tenant shall permit Landlord to erect, use and maintain pipes, ducts and conduits in

and through the Premises, provided the same are installed adjacent to or concealed behind the walls and ceilings
of the Premises. Landlord shall be allowed to bring into the Premises, upon reasonable advance notice to Tenant
(except in the case of an emergency), all necessary maierials, equipment, tools, and supplies to be used for any
work permitted or required under this Lease; and, so long as Tenant's business operations are noi materially or

casonably interrupted, Rents shall not abate while said repairs or alterations are being made. Landlord shail
) f ¢

use reasonable efforts to minimize interference with Tenant's business operations in the Premises

18.2 Landlord shal} at times have a key to unlock all of the doors in and about the

Premises. No additional locks, other devices or systems which would restrict access to the Premises shall be
placed upon any doors without the prior <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>