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LEASE SUMMARY 

Landlord: W BUFFALO, LLC a Nevada limited liability company. 

Tenant: SOUTHERN NEVADA HEALTH DISTRICT, a political subdivision of the State of 
Nevada. 

Lease Date: September __, 2023. 

Section 1 Premises: Suite 240 of the Building located at 2500 N. Buffalo Drive in Las Vegas, Nevada. 

Section 1 Total Rentable Area of the Premises: 8,870 rentable square feet.  

Section 2 Lease Commencement Date: October 1, 2023 or Substantial Completion of Tenant 
Improvement, whichever is later 

Section 2 Expiration Date: 62 months after Commencement Date  

Section 2 Lease Term: Sixty-two (62) months. 

Section 2 Rent Commencement Date: October 1, 2023 or Substantial Completion of Tenant’s 
Improvements. 

Section 3 Rent:  $2.50 per rentable square foot based upon a deemed usage of 8,870 square feet of the 
Premises. 

 
Section 3   Escalation:  Four percent (4%) per annum square foot increases on each anniversary. 
 
Section 4 Security Deposit:  $0.00  

Section 5 Use of Premises: general office use. 

Section 17 Amount of General Comprehensive Liability Insurance:  Not less than $1 Million per 
occurrence. 

Tenant's Address for Notices:  
 
Southern Nevada Health District 
Contract Administrator, Legal Dept. 
280 S. Decatur Blvd. 
Las Vegas, NV  89107 
 
With an electronic copy to: 
 
Contracts@snhd.org 
 
Landlord's Address for Notices: 
 
W Buffalo, LLC 
c/o Sun Property Management 
Attn: Susan Cotton 
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6140 Brent Thurman Way #140 
Las Vegas, NV 89148 
 
With an electronic copy to: 
 
Danielle B. Carlson: danielle.carlson@praedia.us 

EXHIBITS: 
Exhibit "A" Floor Plan 
Exhibit "B" Building 
Exhibit "C" Building Rules and Regulations 
Exhibit “D” Tenant Improvements 
Exhibit “E” Furniture Inventory 
 

 Certain of the information relating to the Lease, including many of the principal economic terms, are 
set forth in the foregoing Lease Summary.  In the event of any conflict between the terms of the Lease Summary 
and the terms of the Lease, the Lease shall control. 



 

 

LEASE AGREEMENT 

C2400005 

THIS LEASE ("Lease") is made as of the ____ day of August 2023, by and between W Buffalo, 
LLC, a Nevada LLC ("Landlord"), and Southern Nevada Health District, a political subdivision of the State 
of Nevada ("Tenant"). 

1. PREMISES; RENTABLE SQUARE FEET; COMMON AREAS: 

A. Premises. Landlord leases to Tenant and Tenant leases from Landlord a portion of the building 
commonly referred to as 2500 N. Buffalo Drive in Las Vegas, Nevada (the "Building"). The space leased by 
Tenant hereunder includes the use of Suite 240 of the building as well as the non-exclusive use of Common 
Areas more particularly shown on the floor plans attached hereto as EXHIBIT "A" and by this reference 
incorporated herein (the "Premises").  

B. Rentable Square Feet. The parties hereby agree that the Premises contain 8,870 rentable square 
feet. 

C. Common Areas.  In addition to the Premises, Tenant has the right to use, in common with 
others, the common areas serving the Building, including the non-reserved parking facilities, common 
restrooms, and all others, which shall at all times be subject to Landlord's exclusive control and management 
(the “Common Areas”). The Building and the Common Areas comprise the land shown on map attached hereto 
as Exhibit “B” and by this reference incorporated herein (the “Building”). 

2. LEASE TERM; RENEWAL: 

A. Lease Term.  The lease term ("Lease Term") commences on the later of: (i) October 1, 2023 
or (ii) Substantial Completion of the Tenant Improvements outlined in Section 6 of this Lease ("Commencement 
Date") and ending sixty-two (62) months after Commencement Date ("Expiration Date").  “Substantial 
Completion” shall mean tenant improvements are complete, except for minor punch list items that are cosmetic 
in nature and will not interfere with possession, fixturization, or move-in process. Tenant's obligation to pay all 
rent ("Rent"), as such terms are hereafter defined, shall commence immediately on the Commencement Date. 

B. Renewals.  Tenant shall have the right and option to extend the term of this Lease for two (2)  
additional terms of three (3) years each after the expiration of the original term or any other renewal terms hereof, 
provided that tenant is not then in default thereunder, by notifying Landlord in writing not less than six (6) 
months before and no more than twelve (12) months before the original or renewal term expires. In the event 
that the option for such renewal term is exercised, all the terms and conditions contained in this Lease shall be 
in full force and effect during the extended term, except as outlined below. 

C. Renewal Rental Rate. The monthly rent for any renewal term shall be the prevailing fair 
market rental rate, including all concessions but in no event shall it be less than the amount of the last full month 
of the previous term. 

3. RENT: 

A. Gross Rent; Annual Escalation.  This Lease shall be construed as a modified gross lease, which 
includes all operating expenses (excepting expenses associated with securing and maintaining janitorial services 
within the 8,870 rentable square feet, which will be the sole responsibility of Tenant), common area expenses, 
property taxes, and Landlord’s insurance. During the Lease Term, Tenant shall pay as rent for the Premises 



 

 2 

("Rent") the amount of $2.50 per square foot of rentable square feet per month plus applicable taxes as are now 
or later enacted, payable without demand, setoff or deduction, on or before the first day of each month. Landlord 
shall abate the rent during the second and thirteenth months of the Lease Term, during which no rent will be due 
and owing. During the Lease Term, Rent shall escalate at four percent (4%) per annum per Rentable Square 
Foot.  Such escalation shall occur on the first anniversary of the Rent Commencement Date and on each 
anniversary thereafter during the Lease Term.  The following table lays out the Rent payable on the Premises: 

Months Per Square Foot Per Month Monthly Rent 

Month 1 $2.50 $22,175.00 

Month 2 $0.00 $0.00 

Months 3 – 12 $2.50 $22,175.00 

Month 13 $0.00 $0.00 

Months 14 – 24 $2.60 $23,062.00 

Months 25 – 36 $2.70 $23,984.48 

Months 37 – 48 $2.81 $24,943.86 

Months 49 – 60 $2.92 $25,941.61 

Months 61 – 62 $3.04 $26,979.28 

 

B. Tenant’s Separate Expenses.  Notwithstanding those items detailed in Section 3(A), Tenant 
shall be solely and fully responsible for the payment of the following expenses (i) Tenant’s telephone, internet 
and communication services, and (ii) Tenant’s rental, liability and contents insurance.  

C. Related Provisions. 

1. All sums due and payable pursuant to the terms and provisions of this Lease shall be 
paid by Tenant without offset, demand or other credit, and shall be payable only in 
lawful money of the United States of America which shall be legal tender in payment 
of all debts and dues, public and private, at the time of payment.  The Rent shall be 
paid by Tenant at Landlord's property management office or elsewhere as designated 
by Landlord in writing to Tenant. 

2. If the Rent Commencement Date is any day other than the first day of the month, 
and/or the Expiration Date is any day other than the last day of the month, the pro rata 
portion of the Rent shall be paid by Tenant for such partial month. 

3. Tenant hereby agrees that the Rent computed by Landlord shall be final and binding 
for all purposes of this Lease unless, within thirty (30) calendar days after Landlord 
provides Tenant with written notice of the amount thereof, Tenant provides Landlord 
with written notice (i) disputing the mathematical accuracy of the calculation for such 
amount (the "Disputed Amount"), (ii) designating an attorney or accountant, 
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reasonably acceptable to Landlord, and appointed by Tenant, at Tenant's sole cost and 
expense, to review the mathematical accuracy of the Disputed Amount with Landlord 
and/or its designated representatives, (iii) confirming that the Disputed Amount shall 
not be subject to adjustment unless the Disputed Amount is demonstrated to contain 
a mathematical error in excess of five percent (5%) or $100 per line item, whichever 
is greater, of the Disputed Amount, and (iv) agreeing to pay all of Landlord's costs 
and expenses in connection with such review, including, without limitation, and to 
the extent permitted by law, attorneys' fees and accountants' fees.  Landlord agrees, 
in the event it receives such notice from Tenant, to cooperate in promptly completing 
such review, and Landlord agrees to credit any excess portion of the Disputed 
Amount (so long as such excess portion exceeds five percent (5%) or $100 per line 
item, whichever is greater, of the Disputed Amount) against Tenant's next required 
payment of Rent. 

4. SECURITY DEPOSIT:   No security deposit shall be required under this Lease. 

5. USE:  Tenant shall use and occupy the Premises solely for administrative offices for Tenant with no 
access to the public and for no other use whatsoever.  Tenant acknowledges that its type of business, is a 
material consideration for Landlord's execution of this Lease.  Tenant shall not commit waste upon the Premises 
nor permit any part of the Premises to be used in any manner, or permit anything to be done in or brought into 
or kept in the Premises or the Building, which would:  (i) violate any law or regulation of public authorities, 
(ii) cause injury to the Building or any part thereof, (iii) annoy or offend other tenants or their patrons or interfere 
with the normal operations of HVAC, plumbing or other mechanical or electrical systems of the Building, (iv) 
constitute a public or private nuisance, or (v) alter the appearance of the exterior of the Building or of any 
portion of the interior other than the Premises pursuant to the provisions of this Lease.  Tenant agrees and 
acknowledges that Tenant shall be responsible for obtaining any special amendments to the certificate of 
occupancy for the Premises and/or the Building and any other governmental permits, authorizations or consents 
required solely on account of Tenant's use of the Premises. 

6. TENANT IMPROVEMENTS:  Landlord will provide Tenant with a “turn-key”, move-in ready space 
per its specifications, attached as Exhibit D to this Lease and expressly incorporated by reference herein. Tenant 
will accept Premises “as-is” after this agreed-upon work is completed to Tenant’s satisfaction. Landlord will 
undertake the requested improvements at its sole cost and expense using Building Standard material. Tenant 
shall not construct any other improvements in the Premises. All improvements, to the Premises, whether by 
Landlord or Tenant, shall become the property of Landlord when attached to or incorporated into the Premises. 

7. POSSESSION: 

A. Delivery of Possession.  Landlord shall deliver possession of the Premises to Tenant fourteen 
(14) calendar days prior to the Lease Commencement Date stated in Section 2(A) for the purpose of installation 
of Tenant’s trade fixtures, telecommunication equipment, and furniture. No Rent shall be charged for this period, 
but Tenant will conduct no business in the Premises until after the Lease Commencement Date.  The taking of 
possession by Tenant (or any permitted assignee or subtenant of Tenant) of all or any portion of the Premises 
shall be deemed conclusive evidence that Tenant has found the Premises fully acceptable.  The date on which 
Landlord is scheduled to deliver possession of the Premises to Tenant pursuant to this Section 7(A) is referred 
to in this Lease as the "Date of Possession". 

B. Initial Delay.  If Landlord is unable to deliver possession of the Premises to Tenant on the 
Date of Possession due to a delay in the improvements to the Premises, as defined in Section 6 of this Lease, 
then the Lease Commencement Date and the payment of Rent shall not commence until Landlord delivers 
possession of the Premises to Tenant.  The foregoing shall be the full extent of Landlord's liability to Tenant, 
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and Tenant shall make no claim against Landlord for any damages, actual or consequential, including, without 
limitation, any claims or damages for Tenant's holdover rent in a prior tenancy or on account of a delay in 
delivery of possession of the Premises under this Lease. 

8. FURNITURE: Landlord shall allow Tenant the right to use existing furniture currently located inside 
the Premises free of charge for the Term of the Lease. Upon expiry of the Term, Tenant shall be responsible 
for any repairs of damaged or missing furniture, less normal wear and tear. An inventory of the furniture is 
attached as Exhibit E to this Lease. 

9. SIGNAGE: All signage shall be of a type and location mutually agreed upon by Landlord and Tenant 
and consistent with all other signage in the building. Landlord shall provide exterior monument signage, lobby 
directory signage, and suite identification signage, with all costs associated with the construction, installation 
and removal of such signage at Tenant’s sole cost and expense. 

10. PARKING: 

A. General.  As long as Tenant is not in default under this Lease, Landlord shall provide Tenant 
during the Lease Term up to 7 parking spaces per 1,000 usable square feet of the Premises, which are uncovered 
and unreserved, available on a first-come basis. Reserved, covered parking spaces will be made available to the 
Tenant during the Lease Term for Additional Rent in the amount of $45.00 per space per month. 

B. Reservations.  Landlord has and reserves the right to alter the methods used to control parking 
and the right to establish such controls and rules and regulations (such as parking stickers to be affixed to 
vehicles) regarding parking that Landlord deems desirable.  Without liability, Landlord has the right to tow or 
otherwise remove vehicles improperly parked, blocking ingress or egress lanes, or violating parking rules, at the 
expense of the offending tenant, including, without limitation, Tenant, and/or owner of the vehicle.  Tenant's 
principals and employees shall not park in any of the surface parking spaces located around the Building 
designated as visitor parking. Landlord reserves the right to redesignate the use of the surface parking spaces in 
Landlord's sole discretion. 

C. Conditions.  Tenant's right to use, and its right to permit its principals and employees to use, 
the parking facilities pursuant to this Lease are subject to the following conditions:  (i) Landlord has made no 
representations or warranties with respect to the parking area, the number of spaces located therein or the 
availability of parking spaces on any given day; (ii) Landlord reserves the right to change access to the parking 
area, provided that some manner of reasonable access to the parking area remains after such change; (iii) 
Landlord has no obligation to provide a parking lot attendant and Landlord shall have no liability on account of 
any loss or damage to any vehicle or the contents thereof, Tenant shall bear the risk of loss for same; (iv) Tenant, 
its principals and employees, shall park their automobiles and other vehicles only where and as designated from 
time to time by Landlord; (v) if requested by Landlord, Tenant shall promptly furnish Landlord with the license 
numbers of any vehicles of Tenant, its principals and employees; and (vi) Tenant, its principals and employees, 
shall not park in parking spaces designated as "reserved" unless approved in writing by Landlord. 

11. BUILDING SERVICES: 

A. General.  The services set forth below shall be provided by Landlord at a service level set, 
defined and regulated by Landlord.  The Premises will be accessible to Tenant, its directors, officers, 
shareholders, partners, members, agents, employees, contractors, invitees or licensees (collectively, "Tenant's 
Agents") at all times. 

1. Electricity.  During the Lease Term, electric power shall be available to the Premises 
for the purposes of lighting and general office equipment use in amounts consistent 
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with the Building standard electrical capacities (referred to in this Lease as the 
"Building Standard").    Tenant shall not use, nor install any equipment in the Premises 
which uses, more electric power than the Building Standard without the prior written 
consent of Landlord, which consent may be withheld in Landlord's sole discretion. 
Tenant shall not use, nor install any equipment in the Premises which exceeds the 
capacity of the risers or electrical wiring of the Building. 

2. HVAC Services.  Landlord agrees to provide basic heating, ventilating and air 
conditioning ("HVAC") for the purposes of comfort control; provided, however, the 
HVAC Landlord so provides shall be consistent with the requirements of general 
office use.  

3. Water and Sewer.  Landlord agrees to provide or cause to be provided municipally 
supplied cold water and sewer services to the Building and the Common Areas. 

4. Telecommunications:  

a. Limitation of Responsibility.  Tenant acknowledges and agrees that all 
telephone and telecommunications services desired by Tenant shall be 
ordered and utilized at the sole expense of Tenant.  Unless Landlord 
otherwise requests or consents in writing, all of Tenant's telecommunications 
equipment shall be and remain solely in the Premises and, if applicable, the 
telephone closet(s) on the floor(s) on which the Premises is located.  Unless 
otherwise specifically agreed to in writing, Landlord shall have no 
responsibility for the maintenance of Tenant's telecommunications 
equipment, including wiring; nor for any wiring or other infrastructure to 
which Tenant's telecommunications equipment may be connected. Tenant 
agrees that, to the extent any such service is interrupted, curtailed or 
discontinued, Landlord shall have no obligation or liability with respect 
thereto and it shall be the sole obligation of Tenant at its expense to obtain 
substitute service.  

b. Necessary Service Interruptions.  Landlord shall have the right, upon 
reasonable prior notice to Tenant, to interrupt or turn off telecommunications 
facilities in the event of emergency or as necessary in connection with repairs 
to the Building or installation of telecommunications equipment for other 
tenants of the Building.  

c. Removal of Equipment, Wiring and Other Facilities.  Any and all 
telecommunications equipment installed in the Premises by or on behalf of 
Tenant, not including wiring, or other facilities for telecommunications 
transmittal, shall be removed prior to the expiration or earlier termination of 
the Lease Term, by Tenant at its sole cost or, should Tenant fail to remove 
telecommunications equipment pursuant to this Subsection 11(A)(4)(c) by 
Landlord at Tenant's sole cost, with the actual cost thereof to be paid as 
Additional Rent.   

d. New Provider Installations.  In the event that Tenant wishes at any time to 
utilize the services of a telephone or telecommunications provider (the 
"Provider") whose equipment is not then servicing the Building, no such 
Provider shall be permitted to install its lines or other equipment within the 
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Building without first securing the prior written approval of the Landlord.  
Landlord's approval shall not be deemed any kind of warranty or 
representation by Landlord, including, without limitation, any warranty or 
representation as to the suitability, competence, or financial strength of the 
Provider.  Without limitation of the foregoing standard, unless all of the 
following conditions are satisfied to Landlord's satisfaction, it shall be 
reasonable for Landlord to refuse to give its approval:  (i) Landlord shall 
incur no expense whatsoever with respect to any aspect of the Provider's 
provision of its services, including without limitation, the costs of 
installation, materials and services; (ii) prior to commencement of any work 
in or about the Building by the Provider, the Provider shall supply Landlord 
with such written indemnities, insurance, financial statements, and such other 
items as Landlord determines to be necessary to protect its financial interests 
and the interests of the Building relating to the proposed activities of the 
Provider; (iii) the Provider agrees to abide by such rules and regulations, 
building and other codes, job site rules and such other requirements as are 
determined by Landlord to be necessary to protect the interest of the 
Building, the tenants in the Building and Landlord, in the same or similar 
manner as Landlord has the right to protect itself and the Building with 
respect to proposed alterations as described in Section 13 of this Lease; (iv) 
Landlord determines that there is sufficient space in the Building for the 
placement of all of the Provider's equipment and materials; (v) the Provider 
agrees to abide by Landlord requirements, if any, that Provider use existing 
building conduits and pipes or use building contractors (or other contractors 
approved by Landlord); (vi) Landlord receives from the Provider such 
compensation as is determined by Landlord to compensate it for space used 
in the Building for the storage and maintenance of the Provider's equipment, 
for the fair market value of a Provider's access to the Building, and the costs 
which may reasonably be expected to be incurred by Landlord; (vii) the 
Provider agrees to deliver to Landlord detailed "as built" plans immediately 
after the installation of the Provider's equipment is complete; and (viii) all of 
the foregoing matters are documented in a written license agreement between 
Landlord and the Provider, the form and content of which is satisfactory to 
Landlord.  

e. Limit of Default or Breach.  Notwithstanding any provision of the proceeding 
paragraphs to the contrary, the refusal of Landlord to grant its approval to 
any prospective Provider shall not be deemed a default or breach by Landlord 
of its obligation under this Lease unless and until Landlord is adjudicated to 
have acted recklessly or maliciously with respect to Tenant's request for 
approval, and in the event, Tenant shall still have no right to terminate the 
Lease or claim an entitlement to rent abatement, but may as Tenant's sole and 
exclusive recourse seek a judicial order of specific performance compelling 
Landlord to grant its approval as to the prospective Provider in question.  The 
provisions of this paragraph may be enforced solely by Tenant and Landlord 
and are not for the benefit of any other party. No Provider shall be deemed a 
third party beneficiary of this Lease.  

f. Installation and Use of Wireless Technologies.  Tenant shall not utilize any 
wireless communications equipment (other than usual and customary cellular 
telephones or wireless computer network routers), including antennae and 
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satellite receiver dishes, within the Premises or the Building, without 
Landlord's prior written consent, which consent may be withheld in 
Landlord's sole discretion.  Such consent may be conditioned in such a 
manner so as to protect Landlord's financial interests and the interests of the 
Building, and the other tenants therein, in a manner similar to the 
arrangements described in the immediately preceding paragraphs.  

g. Limitation of Liability for Equipment Interference.   In the event that 
telecommunications equipment, wiring and facilities or equipment of any 
type installed by or at the request of Tenant within the Premises causes 
interference to equipment used by another party, Tenant shall assume all 
liability related to such interference.  Tenant shall use its best efforts, and 
shall cooperate with Landlord and other parties, to promptly eliminate such 
interference. In the event that Tenant is unable to do so, Tenant will substitute 
alternative equipment which remedies the situation.  If such interference 
persists, Tenant shall discontinue the use of such equipment, and, at 
Landlord's sole discretion, remove such equipment according to foregoing 
specifications. 

5. Floor Load.  Tenant shall not use, nor install any equipment, furniture, personal 
property, or other property of any kind on the Premises which exceed the Building 
standard floor load.  

B. Interruption of Services.  It is understood and agreed that Landlord does not warrant that any 
of the services referred to above, or any other services which Landlord may supply, will be free from interruption 
or suspension.  Tenant acknowledges that any one or more of such services may be interrupted or suspended by 
reason of accident, repair, alteration or improvement, by strikes, lockouts, by reason of operation of law, or other 
causes beyond the control of Landlord.  No such interruption or suspension of service shall be deemed an 
eviction or a disturbance of Tenant's use and possession of the Premises or any part thereof, or render Landlord 
liable to Tenant for damages or abatement of Rent, or relieve Tenant of Tenant's obligations under this Lease. 

12. REPAIRS AND MAINTENANCE: 

A. Landlord's Responsibilities.  During the Lease Term, Landlord shall repair and maintain the 
Building and the Common Areas.  

B. Tenant's Responsibilities.  During the Lease Term, Tenant shall repair and maintain the 
following at Tenant's expense: 

1. The interior of the demising walls and the interior partition walls of the Premises, the 
wall covering, and the entry door to the Premises. 

2. The electrical and mechanical systems not considered Building Standard which have 
been installed by either Landlord or Tenant for the use and benefit of Tenant.  The 
following examples are for clarification and are not all inclusive:  (a) electrical 
services for computers or similar items, (b) projection room equipment such as 
dimmers, curtains, or similar items, (c) water closet plumbing, kitchen plumbing or 
similar items, (d) HVAC for other than standard heating and cooling of the Premises, 
(e) security systems for the Premises, (f) telephone systems for the Premises, and (g) 
other similar systems. 
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3. All other personal property, improvements, furniture, furnishings, equipment, or trade 
fixtures located within the Premises. 

C. Repairs and Maintenance; Miscellaneous.  Notwithstanding any of the provisions of this 
Section 12 to the contrary, Landlord shall have no responsibility to repair or maintain the Building, any of its 
components, the Common Areas, the Premises, or any fixture, improvement, trade fixture, or any item of 
personal property contained in the Building, the Common Areas, and/or the Premises, if such repairs or 
maintenance are required because of the occurrence of any of the following:  (i) the acts, misuse, improper 
conduct, omission or neglect of Tenant or Tenant's Agents, or (ii) the conduct of business in the Tenant’s 
Premises.  Should Landlord elect to make repairs or maintenance occasioned by the occurrence of any of the 
foregoing, Tenant shall pay to Landlord as Additional Rent all actual costs and expenses incurred by Landlord.  
Landlord shall have the right to approve in advance all work, repairs or maintenance to be performed under this 
Lease by Tenant and all of Tenant's contractors, subcontractors and suppliers performing work or supplying 
materials.  Tenant shall be responsible for all permits, inspections and certificates for accomplishing the above.  
Tenant shall obtain lien waivers for all work done in or to the Premises.  Prior to performing any work, repairs 
or maintenance under this Lease, Tenant shall comply with all of the provisions of this Lease. 

13. TENANT'S ALTERATIONS: 

A. General.  During the Lease Term, Tenant shall make no alterations, additions or improvements 
in or to the Premises, of any kind, including, without limitation, alterations, additions or improvements in, to or 
on, telephone or computer installations (any and all of such alterations, additions or improvements are 
collectively referred to as the "Alterations"), without the prior written consent of Landlord, which consent may 
be withheld in Landlord's sole discretion.  Tenant shall submit to Landlord detailed drawings and plans of the 
proposed Alterations at the time Landlord's consent is sought.  Should Landlord consent to any proposed 
Alterations by Tenant, such consent shall be conditioned upon Tenant's agreement to comply with (i) all 
requirements established by Landlord, including, without limitation, safety requirements, and (ii) the matters 
referenced in Section 23 of this Lease.  All Alterations shall become Landlord's property when incorporated into 
or affixed to the Building; however, at Landlord's option, Landlord may, at the expiration of the Lease Term, 
require Tenant at Tenant's expense to remove Alterations made by or on behalf of Tenant and to restore the 
Premises to their original condition.  

B. Administration Fee. 

1. Tenant shall pay to Landlord as Additional Rent in connection with each Alteration a 
fee equal to five percent (5%) of the total construction cost of each Alteration (the 
"Administration Fee") for Landlord's overhead in connection with each Alteration, 
for Landlord's review and approval of all plans and specifications for each Alteration, 
for Landlord's monitoring of each Alteration, and for other reasonable costs and 
expenses actually incurred by Landlord as a result of or in connection with each 
Alteration.  There shall be excluded from the computation of the construction cost of 
each Alteration the cost of furniture, removable furnishings, office equipment, 
painting, carpeting, and professionals' fees. 

2. Prior to making any Alteration, Tenant shall submit to Landlord a statement of 
Tenant's architect, if one is employed, or Tenant's contractor, estimating the total 
construction cost of such Alteration and the estimated time required to complete such 
Alteration.  The Administration Fee shall be calculated on the basis of such estimate 
and shall be paid by Tenant to Landlord prior to commencement of any Alteration. 
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3. Within ten (10) business days after completion of any Alteration, Tenant shall submit 
to Landlord a statement of Tenant's architect, if one is employed, or Tenant's 
contractor, certifying the total construction cost of such Alteration.  The 
Administration Fee shall be adjusted, if necessary, based on the certification.  In the 
event all or any portion of the Administration Fee is not paid by Tenant as herein 
required, such amount shall bear interest at ten percent (10%) per annum (the "Default 
Rate") until paid. 

14. LANDLORD'S ADDITIONS AND ALTERATIONS:  Landlord has the right to make changes in and 
about the Building, parking areas, and the Common Areas, including, without limitation, signs, entrances, and 
the address or name of the Building.  Such changes may include, but are not limited to, rehabilitation, 
redecoration, refurbishment and refixturing of the Building or the Common Areas and expansion of or 
structural changes to the Building or the Common Areas.  The right of Tenant to quiet enjoyment and peaceful 
possession given under this Lease shall not be deemed breached or interfered with by reason of Landlord's 
actions pursuant to this Section. 

15. ASSIGNMENT AND SUBLETTING:   

A. Non-Affiliate. Tenant shall not assign, mortgage, hypothecate, pledge, or otherwise encumber 
this Lease, or any part thereof, or sublet the Premises, or any part thereof, or permit the Premises, or any part 
thereof, to be used or occupied by others, intentionally or by operation of law, without the prior written consent 
of Landlord, which consent may not be unreasonably withheld or delayed.  Any of same, or attempt at same, 
shall be a material default hereunder and shall be null, void and of no force or effect.  If Landlord consents to an 
assignment or subletting, such assignment or subletting shall not relieve Tenant of its obligations or liabilities 
under this Lease.  As a prerequisite for giving its consent to a proposed assignment or subletting, Landlord may 
require that the assignee or the subtenant execute an instrument prepared by Landlord with terms, provisions, 
conditions and covenants reasonably acceptable to Landlord.  If the rate at which Tenant subleases the space is 
in excess of the Rent to be paid under this Lease, the amount in excess of the Rent shall be split equally between 
the Tenant and the Landlord. 

B. Affiliate. Tenant shall have the right to assign or sublease the Premises to a wholly owned 
affiliate or subsidiary of Tenant, without Landlord approval, by giving Landlord thirty (30) calendar days’ 
written notice, along with proof in the form of financial statements and/or tax returns of the financial stability of 
the affiliate entity. Tenant shall, under no circumstances, be absolved of liability under the Lease and shall 
remain as party to the Lease. 

C. Entire Premises.  In the event that Tenant subleases the entirety of the Premises, the Landlord 
reserves the right, in its sole discretion, to unilaterally cancel the Lease and recapture the Premises. 

16. RIGHT OF FIRST OFFER: During the Lease Term, Tenant may exercise a one-time Right of First 
Offer to expand into any available space on the 2nd floor of the Building. Upon written notice from Tenant 
of its intent to expand, Landlord shall provide Tenant a list of available space, along with the prevailing fair 
market rent for that space. Tenant shall notify Landlord in writing within ten (10) business days after the 
date of receipt of the list of available space if Tenant intends to exercise its right with regard to any of the 
available space. Landlord and Tenant shall proceed in good faith to negotiate and execute a lease in 
accordance with the then prevailing fair market rent. Once a space has been offered to Tenant, the Right of 
First Offer will have deemed to have expired for that space. Tenant's rights under this Section may not be 
severed from this Lease or separately sold, assigned or otherwise transferred, except to a permitted 
transferee and shall not, whether or not exercised, be construed as affording Tenant any vested first offer 
right which survives any expiration or earlier termination of this Lease. Moreover, unless Landlord agrees 
in writing otherwise, Tenant shall not be entitled to exercise its Right of First Offer under this Section or, 
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having properly exercised the same, Tenant shall not be entitled to lease all or any portion of Building space 
unless at the time of exercise thereof and at the time of leasing of such space, this Lease is in full force and 
effect and no Event of Default then exists hereunder beyond any applicable notice and cure periods. 

17. TENANT'S INSURANCE COVERAGE: 

A. General.  Tenant agrees that, at all times during the Lease Term (as well as prior and 
subsequent thereto if Tenant or any of Tenant's Agents should then use or occupy any portion of the Premises), 
it shall keep in force, with an insurance company licensed to do business in the State of Nevada, and otherwise 
reasonably acceptable to Landlord, (i) with not more than $50,000 deductible, comprehensive general liability 
insurance, including coverage for bodily injury and death, property damage and personal injury and contractual 
liability as referred to below, in the amount of not less than $1,000,000.00, combined single limit per occurrence 
for injury (or death) and damages to property; (ii) with deductible of not more than $50,000.00, insurance on an 
"All Risk or Physical Loss" basis, including sprinkler leakage, vandalism, theft, malicious mischief, fire and 
extended coverage, covering all improvements to the Premises, including but not limited to Tenant's fixtures, 
furniture, furnishings, trade fixtures, removable floor coverings, equipment, signs, all other decoration or stock 
in trade and Alterations, in the amounts of not less than the full replacement value thereof; and (iii) worker's 
compensation and employer's liability insurance if and in the amounts required by Nevada Statutes.  Such 
policies shall:  (i) include Landlord and such other parties as Landlord may designate as additional insureds on 
general liability policy only, (ii) include provisions (either within the terms of the policies or by contractual 
liability endorsement) that insure Tenant's indemnity obligations set forth in Section 20 of this Lease, and (iii) 
provide that insurer will endeavor to provide 30 calendar days’ notice of cancellation. 

Evidence.  The insurance coverages to be provided by Tenant shall be for a period of not less than one (1) year.  
Prior to the Lease Commencement Date, Tenant shall deliver to Landlord valid certificates of all such insurance 
together with true copies of each such policy; and thereafter, at least thirty (30) days prior to the expiration of 
any policy or as soon as is practicable, Tenant shall deliver to Landlord valid certificates that evidence a renewal 
or new policy to take the place of the policy that is expiring together with true copies of each such policy. 

18. LANDLORD'S INSURANCE COVERAGE: 

A. General.  Landlord shall at all times during the Lease Term maintain a policy or policies of 
insurance, issued by an insurance company authorized to transact business in Nevada, insuring the Building and 
the Common Areas against loss or damage by fire, explosion or other hazards for the full insurable value thereof.  
Landlord shall not be obligated to insure any furniture, equipment, machinery, goods, supplies or other personal 
property which Tenant may bring upon the Premises, or any Alterations to the Premises which Tenant may 
construct in accordance with the terms and conditions of this Lease.  Landlord reserves the right to self-insure 
the Building and/or the Common Areas, or to insure the same under blanket policies insuring the Building, the 
Common Areas and other buildings and/or property of Landlord or its affiliates. 

B. Tenant's Acts.  Tenant shall not do or permit anything to be done upon or bring or keep or 
permit anything to be brought or kept upon the Premises, which will increase Landlord's rate of insurance on 
the Building.  If by reason of the failure of Tenant to comply with the terms of this Lease, or by reason of 
Tenant's occupancy (even though permitted or contemplated by this Lease), the insurance rate shall at any time 
be higher than it would otherwise be, Tenant shall reimburse Landlord for that part of all insurance premiums 
charged because of such violation or occupancy by Tenant.  Tenant agrees to comply with any requests or 
recommendations made by Landlord's insurance underwriter inspectors. 
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19. SUBROGATION: 

A. Waiver of Subrogation Rights.  Notwithstanding anything in this Lease to the contrary, 
Landlord and Tenant waive and release each other of and from any and all rights of recovery, claims, actions or 
causes of action, against each other, their agents, officers and employees, for any loss or damage (i) that may 
occur to the Building, Tenant's personal property, Landlord's personal property, or the Alterations, if any, by 
reason of fire, the elements or other cause (including, without limitation, Landlord's and/or Tenant's sole and/or 
joint negligence), and (ii) which is required to be insured against by the releasor pursuant to the provisions of 
Section 17 or Section 18 of this Lease (or which is insured against by the releasor (without obligation to so 
obtain any such other insurance coverage) pursuant to the terms of property insurance policies or general liability 
policies actually obtained by the releasor). 

B. Exclusions.  Notwithstanding the foregoing, Landlord's and Tenant's waivers described in 
Section 19(A) above shall not apply (i) to the extent that any of such rights of recovery, claims, actions or causes 
of action exceed the insurance policy(ies) limits required by Section 17 or Section 18 of this Lease, and (ii) with 
respect to any deductibles permitted by Section 17 or Section 18 of this Lease and contained in such insurance 
policy(ies). 

20. DAMAGE OR DESTRUCTION BY CASUALTY: 

A. Material Damage or Destruction.  If the Premises are totally destroyed by fire or other casualty, 
or if the Building is partially damaged or destroyed to the extent of fifty percent (50%) or more of the 
replacement cost thereof, then, even though the Premises may not be damaged, Landlord shall have the option 
of terminating this Lease, or any renewal thereof, by giving written notice to Tenant within sixty (60) days after 
the date of such casualty, in which event any prepaid Rent shall be prorated as of the date of such casualty and 
the unearned portion of such Rent shall be refunded to Tenant without interest. 

B. Partial Damage or Destruction.  If the Premises are damaged or partially destroyed by fire or 
other casualty to the extent of twenty-five percent (25%) or more of the replacement cost thereof and the 
provisions of Section 20(A) are not applicable, then (i) if the unexpired balance of the Lease Term is less than 
one year, excluding any unexercised renewal option, Landlord may terminate this Lease by giving written notice 
to Tenant within thirty (30) business days after the date of such casualty, or, at Landlord's sole option, Landlord 
shall rebuild, restore or repair the Premises as a complete architectural unit of substantially the same size, design, 
quality and construction as existed immediately prior to the date of the casualty (except for Tenant's personal 
property, trade fixtures and Alterations, which shall be the responsibility of Tenant), within one hundred twenty 
(120) days after Landlord's receipt of a building permit for such rebuilding, restoration or repair; or (ii) if the 
unexpired balance of the Lease Term is one year or more, including any exercised renewal option, Landlord 
shall rebuild, restore or repair the Premises as a complete architectural unit of substantially the same size, design, 
quality and construction as existed immediately prior to the date of the casualty (except for Tenant's personal 
property, trade fixtures and Alterations, which shall be the responsibility of Tenant), within one hundred twenty 
(120) days after Landlord's receipt of a building permit for such rebuilding, restoration or repair.  If the Premises 
are damaged or partially destroyed by fire or other casualty to the extent of less than twenty-five percent (25%) 
of the replacement cost thereof and the provisions of Section 20(A) hereof are not applicable, then Landlord 
shall rebuild, restore or repair the Premises as a complete architectural unit of substantially the same size, design, 
quality and construction as existed immediately prior to the date of the casualty (except for Tenant's personal 
property, trade fixtures and Alterations, which shall be the responsibility of Tenant), within one hundred twenty 
(120) days after Landlord's receipt of a building permit for such rebuilding, restoration or repair.  
Notwithstanding the foregoing, if Landlord rebuilds, restores or repairs as provided aforesaid, and if such 
rebuilding, restoration or repair is of a nature that it cannot be substantially completed within said one hundred 
twenty (120) day period as determined by Landlord's contractor, then Landlord shall have as much time 
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thereafter to complete such rebuilding, restoration or repair as is necessary so long as Landlord's efforts are 
diligent and continuous. 

C. Rent Adjustments.  In the event that this Lease does not terminate pursuant to Section 20(A) 
or Section 20(B) above, then all Rent accruing after the date of the casualty shall be equitably and proportionately 
adjusted according to the nature and extent of the destruction or damage, pending substantial completion of 
rebuilding, restoration or repair.  In the event the destruction or damage is so extensive as to make it not feasible 
for Tenant to conduct Tenant's business in the Premises, then all Rent accruing after the date of the casualty shall 
be completely abated until the Premises are substantially rebuilt, restored or repaired by Landlord or until Tenant 
resumes use and occupancy of the Premises, whichever occurs first.  Notwithstanding the foregoing or any 
provision of this Lease to the contrary, Landlord shall not be liable for any damage to or any inconvenience or 
interruption of the business of Tenant or any of Tenant's Agents caused, directly or indirectly, by any casualty. 

21. EMINENT DOMAIN: 

A. Substantial Taking.  In the event of a Taking (as hereafter defined) of twenty-five percent 
(25%) or more of the Premises, either party shall have the right, at its option, to terminate this Lease (such 
termination to be effective as of the effective date of the Taking) by giving written notice to the other party 
within thirty (30) business days after the effective date of the Taking, in which case any prepaid Rent shall be 
prorated as of the effective date of such Taking and the unearned portion of such Rent shall be refunded to 
Tenant without interest.  If neither party terminates this Lease as provided above, then Landlord shall repair, 
restore or rebuild the Building and/or the Premises, as the case may be (except for Tenant's personal property,  
trade fixtures and Alterations, which shall be the responsibility of Tenant), as nearly as is commercially 
reasonable and possible to their value, condition and character immediately prior to such Taking, within one 
hundred twenty (120) days after Landlord's receipt of a building permit for such repair, restoration or rebuilding.  
If such repair, restoration or rebuilding is of a nature that it cannot be substantially completed within said one 
hundred twenty (120) day period as determined by Landlord's contractor, then Landlord shall have as much time 
thereafter to complete such repair, restoration or rebuilding as is necessary so long as Landlord's efforts are 
diligent and continuous.  As used in this Lease, the term "Taking" means any taking of the Building, the land on 
which the Building is located, or parts thereof, in or by condemnation or other eminent domain proceeding 
pursuant to any law, general or special, sale in lieu of condemnation, or by reason of the temporary requisition 
of the use or occupancy of the Building, the land on which the Building is located, or parts thereof, by any 
federal, state, regional, county, municipal or local government, or any department, commission, board, bureau, 
agency or office thereof, having or claiming jurisdiction over all or any part of the Premises or the use thereof. 

B. Insubstantial Taking.  In the event of a Taking of less than twenty-five percent (25%) of the 
Premises, this Lease shall not terminate and Landlord shall repair, restore or rebuild the Building, and/or the 
Premises, as the case may be (except for Tenant's personal property, trade fixtures and Alterations, which shall 
be the responsibility of Tenant), as nearly as is commercially reasonable and possible to their value, condition 
and character immediately prior to such Taking, within one hundred twenty (120) days after Landlord's receipt 
of a building permit for such repair, restoration or rebuilding.  If such repair, restoration or rebuilding is of a 
nature that it cannot be substantially completed within said one hundred twenty (120) day period as determined 
by Landlord's contractor, then Landlord shall have as much time thereafter to complete such repair, restoration 
or rebuilding as is necessary so long as Landlord's efforts are diligent and continuous. 

C. Landlord's Additional Right to Terminate.  Notwithstanding the foregoing provisions, in the 
event of a Taking of any part of the Building other than the Premises, the Taking of which would, in Landlord's 
sole opinion, prevent the economical operation of the Building, Landlord shall, in such event, have the right, at 
its sole option, to terminate this Lease (such termination to be effective as of the effective date of the Taking) by 
giving written notice to Tenant within thirty (30) business days after the effective date of the Taking, in which 
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case any prepaid Rent shall be prorated as of the effective date of such Taking and the unearned portion of such 
Rent shall be refunded to Tenant without interest. 

D. Rent Adjustments.  In the event that this Lease does not terminate pursuant to Section 21(A) 
or Section 21(C) above, then all Rent accruing after the effective date of the Taking shall be equitably and 
proportionately adjusted to such an extent as may be fair and reasonable under the circumstances, pending 
substantial completion of repair, restoration or rebuilding.  In the event the Taking is so extensive as to make it 
not feasible for Tenant to conduct Tenant's business in the Premises, then all Rent due under this Lease shall be 
completely abated until the Premises are substantially repaired, restored or rebuilt by Landlord as set forth herein.  
Notwithstanding the foregoing or any provision of this Lease to the contrary, Landlord shall not be liable for 
any damage to or any inconvenience or interruption of the business of Tenant or any of Tenant's Agents caused, 
directly or indirectly, by any Taking. 

E. Condemnation Award.  Landlord shall be entitled to any and all income, rent, award, or any 
interest therein whatsoever which may be paid or made in connection with a Taking.  Tenant shall have no claim 
to the condemnation award with respect to the leasehold estate but, in a subsequent, separate proceeding, Tenant 
may make a separate claim only for its personal property, trade fixtures and Alterations installed in the Premises 
by and at the expense of Tenant and Tenant's moving expenses.  In no event shall Tenant have any claim for the 
value of the unexpired Lease Term. 

22. LIMITATION OF LIABILITY; INDEMNIFICATION: 

A. Personal Property.  All personal property placed or moved into the Building by Tenant shall 
be at the sole risk of Tenant or owner thereof.  Landlord shall not be liable to Tenant or others for any damage 
to persons or property arising from theft, vandalism, HVAC malfunction, the bursting or leaking of water pipes, 
any act or omission of any other tenant or occupant of the Building or of any other person, or otherwise. 

B. Limitations.  Notwithstanding anything in this Lease to the contrary herein:  (i) Neither Party 
nor any of its respective affiliates, subsidiaries, directors, officers, agents, shareholders, partners, members, 
employees, contractors, invitees or licensees shall be personally liable for any of the obligations of Landlord 
under this Lease, and further, to the extent permitted by law, Tenant expressly agrees that Landlord's liability 
hereunder or otherwise shall be limited to, and Tenant shall only have recourse against, the value of Landlord's 
equity in the Building; and (ii) Tenant's sole right and remedy in any action or proceeding concerning Landlord's 
reasonableness (where the same is required under this Lease) shall be an action for declaratory judgment. 

C. Indemnification. 

1. To the extent permitted by law, Tenant shall indemnify, defend and hold harmless 
Landlord and Landlord's directors, officers, shareholders, partners, members, 
employees, agents, invitees, licensees or contractors ("Landlord's Indemnified 
Parties") from and against all claims, causes of action, liabilities, judgments, damages, 
losses, costs and expenses, (including, but not limited to, any of the foregoing arising 
from, in connection with or attributable to, damage to property, or injury to or death 
of any person, and reasonable attorneys' fees and costs incurred in trial, appellate and 
bankruptcy actions and proceedings), incurred or suffered by any of Landlord's 
Indemnified Parties and arising from or in any way connected with any of the 
following:  (1) the use, operation, maintenance and/or repair of the Premises; (ii) any 
acts, omissions, neglect or fault of Tenant or any of Tenant's Agents (including, 
without limitation, the joint negligence of Landlord and Tenant, or the joint 
negligence of their employees, agents, invitees, licensees or contractors, but with 
respect to such a claim, Tenant shall not be obligated to indemnify, defend and hold 
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Landlord harmless to the extent of the gross negligence or willful misconduct of 
Landlord or any of its affiliates, subsidiaries, directors, officers, agents, shareholders, 
partners, members, employees, contractors, invitees or licensees (“Landlord's 
Agents”); (iii)  the breach of any of Tenant's obligations under this Lease, including, 
without limitation, Tenant's obligations to carry insurance, pay Overhead Rent and 
maintain the Premises; (iv) any death, personal injury or property damage occurring 
in or about the Premises or the Building; (v) the performance of any repair, 
renovation, and/or maintenance to the Premises by Tenant or any of Tenant's Agents; 
(vi) Tenant's subleasing or assigning of any of its rights under this Lease; and/or, (vii) 
the presence at the Premises for any reason of any of Tenant's Agents.  
Notwithstanding the foregoing, Tenant's indemnity obligation under this paragraph 
shall not apply to the extent that any of the foregoing claims, causes of action, 
liabilities, judgments, damages, losses, costs and expenses are the result of the gross 
negligence or willful misconduct of Landlord or any of Landlord's Agents.  Landlord 
may defend any claim covered by this indemnity, at Tenant's expense, by counsel 
selected by Landlord.  

2. Landlord shall indemnify, defend and hold harmless Tenant and Tenant's directors, 
officers, shareholders, members, partners, employees, agents, invitees, licensees or 
contractors ("Tenant's Indemnified Parties") from and against all claims, causes of 
action, liabilities, judgments, damages, losses, costs and expenses, (including, but not 
limited to, any of the foregoing arising from, in connection with or attributable to, 
damage to property, or injury to or death of any person, and reasonable attorneys' fees 
and costs incurred in trial, appellate and bankruptcy actions and proceedings), 
incurred or suffered by any of Tenant's Indemnified Parties and arising from or in any 
way connected with any of the following:  (i) any acts, omissions, neglect or fault of 
Landlord or any of Landlord's Agents (including, without limitation, the joint 
negligence of Landlord and Tenant, or the joint negligence of their employees, agents, 
invitees, licensees or contractors, but with respect to such a claim, Landlord shall not 
be obligated to indemnify, defend and hold Tenant harmless to the extent of the gross 
negligence or willful misconduct of Tenant or any of Tenant's Agents); (ii)  the breach 
of any of Landlord's obligations under this Lease; and/or (iii) the performance of any 
repair, renovation, and/or maintenance to the Premises by Landlord or any of 
Landlord's Agents. Notwithstanding the foregoing, Landlord's indemnity obligation 
under this paragraph shall not apply to the extent that any of the foregoing claims, 
causes of action, liabilities, judgments, damages, losses, costs and expenses are the 
result of the gross negligence or willful misconduct of Tenant or any of Tenant’s 
Agents.  Tenant may defend any claim covered by this indemnity, at Landlord's 
expense, by counsel selected by Tenant. 

3. The provisions of this Section 22 shall survive the termination of this Lease with 
respect to any claims occurring prior to such termination.  

4. The provisions of this Section 22 are subject to the provisions of Section 19 
Subrogation, of this Lease. 

23. COMPLIANCE WITH LAWS, PROCEDURES AND RESTRICTIVE COVENANTS: 

A. Compliance.  Tenant, at its sole cost, shall promptly comply with all federal, state or local 
applicable laws, guidelines, rules, regulations and requirements applicable to the Premises and the Building, 
including, without limitation, the Americans with Disabilities Act, 42 U.S.C. § 12101 et seq., and those for the 
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correction, prevention and abatement of nuisance, unsafe conditions, or other grievances arising from or 
pertaining to the use or occupancy of the Premises.  Without limitation of the foregoing, Tenant's use of the 
Premises shall be in compliance with all applicable laws, code and ordinance. 

B. Notice Prior to Work.  Tenant shall provide thirty (30) days’ notice to Landlord prior to the 
performance by Tenant or Tenant's Agents of any structural repairs, renovation and/or maintenance to the 
Premises.  Such notice shall include a detailed description of the contemplated work.  Tenant shall not perform, 
or cause to be performed, any such repair, renovation and/or maintenance without the written consent of 
Landlord, which consent may be withheld in Landlord’s sole discretion, and if such consent is granted, the 
repair, renovation and/or maintenance must be performed in accordance with the terms of Landlord's consent.  
Prior to performing any repairs, renovation and/or maintenance to the Premises, Tenant shall comply with all of 
the provisions of Section 13 of this Lease. 

C. Certificate of Use and Occupational License.  Tenant shall provide Landlord with a copy of 
and an updated paid receipt for Tenant's Certificate of Use and Occupational License on an annual basis.  

24. RIGHT OF ENTRY:  Landlord and Landlord's Agents shall have the right to enter the Premises during 
- business hours to make necessary repairs to the Premises.  In the event of an emergency, Landlord or 
Landlord's Agents may enter the Premises at any time, without notice, to appraise and correct the emergency 
condition.  Landlord's right of entry shall, after reasonable notice, likewise exist for the purpose of removing 
placards, signs, fixtures, alterations, or additions which do not conform to this Lease.  Landlord or Landlord's 
Agents shall have the right to exhibit the Premises with proper notice to Tenant’s representative to prospective 
tenants commencing one hundred and eighty (180) days before the Expiration Date of this Lease. 

25. DEFAULT: 

A. Events of Default.  The following shall, upon the giving of written notice to Tenant of the 
nature of the default (other than for a default for nonpayment of Rent on the due date or for failure to comply 
with the terms of Section 15 or 17 of this Lease in which cases there shall be no notice or grace period 
whatsoever) and the expiration of Tenant’s grace period as set forth in Section 25(B), constitute an “Event of 
Default” under this Lease:  

1. Tenant vacates, abandons or surrenders all or any part of the Premises prior to the 
Expiration Date; or 

2. Tenant fails to fulfill or comply with any of the terms or conditions of this Lease or 
of any other lease entered into between Landlord and Tenant for other space in the 
Building; or 

3. The appointment of a trustee or a receiver to take possession of all or substantially all 
of Tenant's assets occurs, or if the attachment, execution or other judicial seizure of 
all or substantially all of Tenant's assets located at the Premises, or of Tenant's interest 
in this Lease, occurs; or 

4. Tenant or any of its successors or assigns or any guarantor of this Lease should file 
any voluntary petition in bankruptcy, reorganization or arrangement, or an 
assignment for the benefit of creditors or for similar relief under any present or future 
law or regulation relating to relief of debtors; or 
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5. Tenant or any of its successors or assigns or any guarantor should be adjudicated 
bankrupt or have an involuntary petition in bankruptcy, reorganization or 
arrangement filed against it; or 

6. Tenant shall permit to exist any lien, judgment, writ, assessment, charge, attachment 
or execution upon Landlord's or Tenant's interest in this Lease or the Premises, and/or 
the fixtures, improvements, furnishings and Alterations located therein; or 

7. Tenant is dispossessed from the Premises (other than by Landlord) by process of law 
or otherwise; or 

8. Tenant holds over the Premises after the Expiration Date without Landlord's prior 
written consent, which consent may be withheld in Landlord's sole discretion; or 

9. This Lease or the interest or estate of Tenant hereunder shall be transferred to, pass 
to, or devolve to or on any other person or entity in contradiction to the manner 
permitted under this Lease; or 

10. Tenant violates any of the covenants or restrictions set forth in the rules and 
regulations which may, from time to time, be reasonably promulgated by Landlord 
with reference to the Premises, or any portion thereof, or the Building; or 

11. Tenant loses its good standing, license or ability to transact business in Arizona, or is 
otherwise ordered to cease and desist engaging in its business by any court on 
applicable regulatory body. 

B. Tenant's Grace Period.  Tenant shall have a period of ten (10) days after notice from Landlord 
specifying the nature of any default under Section 25(A) to such cure a default under this Lease (other than a 
default for nonpayment of Rent on the due date, or for failure to comply with the terms of Sections 15 or 17 of 
this Lease, in which cases there shall be no notice or grace period whatsoever).  This grace period shall be 
extended to a maximum of forty-five (45) days if the default is of a nature that it cannot be completely cured 
within the ten (10) day period and Tenant has diligently commenced and is continuously and diligently pursuing 
in good faith to cure or remedy the default.  If the default is not cured prior to the expiration of the grace period, 
then Landlord may pursue any remedies provided by law or equity and/or the remedies provided in Section 26 
of this Lease. 

C. Landlord's Default.  If Tenant asserts that Landlord has failed to meet any of its obligations 
under this Lease, Tenant shall provide written notice ("Notice of Default") to Landlord specifying the alleged 
failure to perform.  Landlord shall have a thirty (30) day period after receipt of the Notice of Default in which 
to commence curing any non-performance by Landlord, and Landlord shall have as much time thereafter to 
complete such cure as is necessary so long as Landlord's cure efforts are diligent and continuous.  If Landlord 
has not begun the cure within thirty (30) days after receipt of the Notice of Default, or Landlord does not 
thereafter diligently and continuously attempt to cure, then Landlord shall be in default under this Lease. 

26. LANDLORD'S REMEDIES FOR TENANT'S DEFAULT: 

A. Landlord's Remedies.  If there is an Event of Default by Tenant or if Tenant is in default under 
this Lease, Landlord may, at its option, in addition to such other remedies as may be available under Nevada 
law: 
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1. terminate this Lease and Tenant's right of possession, and retake possession for 
Landlord's account; or 

2. terminate Tenant's right of possession without terminating this Lease, retake 
possession of the Premises for Tenant's account, repair and alter the Premises in any 
manner as Landlord deems reasonably necessary or advisable, and relet the Premises 
or any part of it, as the agent of Tenant, for the whole or any part of the remainder of 
the Lease Term or for a longer period, and Landlord may grant concessions or free 
rent or charge a higher or lower rental than that reserved in this Lease.  From rent 
collected or received as a result of such reletting, Landlord shall pay to itself (a) all 
expenses of every nature which Landlord may incur such as (by way of illustration 
and not limitation) those for attorneys' fees, brokerage, advertising, and refurbishment 
of the Premises in good order or preparing the Premises for reletting, and (b) subject 
to the provisions of Section 26(C) below, any balance remaining on account of the 
liability of Tenant for the sum equal to all Rent due from Tenant under this Lease 
through the Expiration Date.  Should Landlord, pursuant to this subsection (2), not 
collect rent which after deductions is sufficient to fully pay to Landlord a sum equal 
to all Rent and other charges payable by Tenant under this Lease through the 
Expiration Date, then the balance or deficiency shall, at the election of Landlord, be 
paid by Tenant plus interest thereon at the Default Rate; or 

3. stand by and do nothing, and hold Tenant liable for all Base Rent, Overhead Rent and 
Additional Rent and other charges payable by Tenant under this Lease through the 
Expiration Date; or 

4. do anything else permitted by law; or 

5. pursue any combination of the above.  

B. Exercise of Landlord's Remedies.  If Landlord does not notify Tenant which remedy it is 
pursuing, or if Landlord's notice to Tenant does not expressly state that Landlord is exercising its remedies under 
subsection (1) or subsection (3) above, then it shall be deemed that Landlord is pursuing the remedy set forth in 
subsection (2) above.  If Landlord exercises the remedy set forth in subsection (1) or subsection (2) above, 
Tenant agrees to immediately and peacefully surrender the Premises to Landlord; and if Tenant refuses to do so, 
Landlord may without further notice reenter the Premises either by force or otherwise and dispossess Tenant, as 
well as the legal representative(s) of Tenant and/or other occupant(s) of the Premises, by summary proceedings 
or otherwise, and remove their effects. 

C. Acceleration.  If Landlord exercises the remedies in subsection (2) or subsection (3) above, 
Tenant shall promptly pay to Landlord as damages for loss of the bargain caused by Tenant's Event of Default, 
and not as a penalty, in addition to any other damages, the aggregate sum of the full amount of the Rent payable 
by Tenant under this Lease that would have accrued for the balance of the Lease Term, discounted to present 
value (as hereafter defined) at a rate per annum equal to the Treasury Rate (as hereafter defined).  If Landlord 
exercises the remedy in subsection (2) above, Landlord shall account to Tenant at the Expiration Date for 
amounts actually collected by Landlord as a result of a reletting, net of amounts to be paid to Landlord under 
subsection (2) above.  The term "present value" means the current monetary value of future benefits or income, 
or otherwise stated, the discounted value of future payments.  The term "Treasury Rate" means the yield implied 
by the Treasury Constant Maturity series for a U.S. Government Treasury obligation having a maturity date 
equal to or closest to the number of years remaining in the Lease Term at the time of Tenant's Event of Default 
under this Lease; the Treasury Rate shall be based on the weekly average Treasury Constant Maturity yields 
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reported in Federal Reserve Statistical Release H.15 - Selected Interest Rates, for the week immediately 
preceding the date of Tenant's default under this Lease. 

D. Attorneys' Fees.  To the extent permitted by law, Tenant shall reimburse Landlord upon 
request for all costs incurred by Landlord in the interpretation and enforcement of any provisions of this Lease 
and/or the collection of any sums due to Landlord under this Lease, including collection agency fees, and 
reasonable attorneys' fees and costs, regardless of whether litigation is commenced, and through all trial, 
appellate and bankruptcy actions and proceedings, if litigation is commenced. 

27. LANDLORD'S RIGHT TO PERFORM FOR TENANT'S ACCOUNT:  If Tenant fails to observe or 
perform any term or condition of this Lease within the grace period, if any, applicable thereto, then Landlord 
may immediately or at any time thereafter perform the same for the account of Tenant.  If Landlord makes any 
expenditure or incurs any obligation for the payment of money in connection with such performance for 
Tenant's account (including, to the extent permitted by law, reasonable attorneys' fees and costs in instituting, 
prosecuting and/or defending any action or proceeding through any and all appeals), then the sums paid or 
obligations incurred, with interest at the Default Rate, shall be paid by Tenant to Landlord within ten (10) days 
after rendition of a statement to Tenant.  In the event Tenant, in the performance or non-performance of any 
term or condition of this Lease, should cause an emergency situation to occur or arise within the Premises or 
in the Building, then Landlord shall have all rights set forth in this Section immediately, without the necessity 
of providing Tenant with any advance notice. 

28. LIENS: 

A. General.  No interest of Landlord in the Building, the Premises, the land on which the Building 
is located, or this Lease shall be subject to liens for repairs, maintenance or Alterations made by Tenant or caused 
to be made by Tenant hereunder (including, without limitation, those repairs, maintenance or Alterations made 
by Tenant pursuant to Section 12 or Section 13).  Further, Tenant, with respect to repairs, maintenance or 
Alterations made by Tenant or caused to be made by Tenant, shall promptly notify the contractor making such 
repairs, maintenance or Alterations to the Premises of this provision. 

B. Default.  Notwithstanding the foregoing, if any mechanic's, laborer's or materialman's lien or 
other lien, attachment, judgment, execution, writ, charge or encumbrance is filed against the Building, the 
Premises, the land on which the Building is located, or this Lease, or any alterations, fixtures or improvements 
therein or thereto, as a result of any work, action or inaction done by or at the direction of Tenant or any of 
Tenant's Agents, Tenant shall discharge same of record within ten (10) days after the filing thereof, failing which 
Tenant shall be in default under this Lease.  In such event, without waiving Tenant's default, Landlord, in 
addition to all other available rights and remedies, without further notice, may discharge the same of record by 
payment, bonding or otherwise, as Landlord may elect, and upon request Tenant shall reimburse Landlord for 
all costs and expenses (including, to the extent permitted by law, reasonable attorney’s fees and costs) so incurred 
by Landlord plus interest thereon at the Default Rate.  Tenant shall advise Landlord of the existence of a lien 
promptly upon Tenant's notice thereof or within thirty (30) days after the filing thereof, whichever shall first 
occur. 

29. NOTICES:  All notices, demands, consents, approvals, requests and other instruments herein required 
or permitted to be given to, or served upon, either party shall be in writing.  Any such notice, demand, consent 
or request shall be deemed given or served if sent by hand delivery, by commercial courier (Federal Express or 
similar firms), by certified mail, return receipt requested, or by regular mail, postage prepaid, addressed to 
either such party at its address set forth below, or at such other address as it shall designate by notice to the 
other party.  Notices shall be deemed to have been given or served on the date when delivered or refused, if 
hand delivered; the date of delivery or refusal, if sent by commercial courier; and on the date three (3) business 
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days after the date the notice is placed in the mail, if sent by certified mail, return receipt requested, or by regular 
mail, postage prepaid. 

Tenant's Address for Notices: 
 

 Southern Nevada Health District 
Contract Administrator, Legal Dept. 
280 S. Decatur Blvd. 

 Las Vegas, NV  89107 
 

 With an electronic copy to: 
 

 Contracts@snhd.org 
 
Landlord's Address for Notices: 
W Buffalo, LLC 

 c/o Sun Property Management 
 Attn: Susan Cotton 
 6140 Brent Thurman Way #140 
 Las Vegas, NV 89148 

 
 With an electronic copy to: 

 
 Danielle B. Carlson: danielle.carlson@praedia.us 

 
30. ESTOPPEL CERTIFICATE; SUBORDINATION: 

A. Estoppel Certificate.  Within seven (7) days after notice, Tenant agrees to execute, 
acknowledge and deliver to Landlord, its designee, or any mortgagee of the Building such instruments as may 
be reasonably required by them, certifying the amount of the Security Deposit and whether this Lease is in full 
force and effect, and listing any modifications.  This estoppel certificate shall also contain such other information 
as Landlord, its designee, or any mortgagee of the Building may reasonably request.  If for any reason Tenant 
does not timely comply with the provisions of this paragraph, Tenant shall be deemed to have confirmed that 
this Lease is in full force and effect with no defaults on the part of Landlord and without any right of Tenant to 
offset, deduct or withhold any Rent. 

B. Subordination.  This Lease is and at all times shall be subject and subordinate to all present 
and future mortgages or ground leases which may affect the Building and/or the land on which the Building is 
located, and to all renewals, modifications, consolidations, replacements, and extensions of any such 
mortgage(s), and to all increases and voluntary and involuntary advances made thereunder.  The foregoing 
provision shall be self-operative and no further instrument of subordination shall be required.  Notwithstanding 
the self-operative nature of this Section, Tenant shall execute all documentation that may be requested from 
Tenant in order to evidence such subordination. Upon Tenant’s written request, which written request Tenant 
hereby ratifies and confirms, Landlord shall obtain from such lender a non-disturbance agreement on such 
lender’s standard form of subordination, non-disturbance and attornment agreement or such other form as 
required by lender. Tenant shall be authorized to pay Rent to the lender upon notice from such lender, and is 
required to send copies to Landlord.   

31. ATTORNMENT AND MORTGAGEE'S REQUEST: 
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A. Attornment and Mortgagee’s Request.   If any mortgagee of the Building comes into 
possession or ownership of the Premises or acquires Landlord's interest in this Lease by foreclosure of the 
mortgage or otherwise, or if any person or entity at a foreclosure sale takes title to the Building (such mortgagee 
or foreclosure person or entity being referred to as the “New Owner”), then, upon such New Owner’s request, 
Tenant shall attorn to the New Owner as successor Landlord under this Lease, and, in such event, the New 
Owner’s liabilities shall be limited to liabilities accruing from and after the date that such New Owner assumes 
its role of successor Landlord by ownership. The New Owner shall not have any obligation to cure defaults 
existing as of the date it becomes the New Owner unless such defaults are of a continuing nature and Tenant has 
given the New Owner notice thereof and a reasonable opportunity to cure such default following the date of 
Tenant’s notice. The New Owner shall not have any obligation to return or otherwise credit the Security Deposit 
to Tenant unless the New Owner has actually received such Security Deposit. The New Owner shall not be 
obligated to credit Tenant for any payments under the Lease made more than one month in advance, nor shall 
the New Owner be bound by this Lease, or any modifications, terminations, extensions, grants of purchase 
options, grants of first refusal, declarations of default and other actions by Landlord unless (i) this Lease is to a 
tenant that is not an entity controlled by, or under common control with Landlord; (ii) this Lease is for an amount 
that is at least a reasonable market rate; (iii) this Lease does not allow payment of any sums due hereunder more 
than one month in advance and, accordingly, this Lease prohibits payments by Tenant that are more than one 
month in advance of the related period (except for a Security Deposit); and (iv) any agreement for the early 
termination or reduction in size of the Premises has been delivered to any such mortgagee not less than five (5) 
days prior to its effective date, and any associated space contraction or early termination payment is delivered 
to such mortgagee if so requested by such mortgagee. 

B. Mortgage Modification.  If a mortgagee of the Building requests modifications to this Lease 
as a condition to disbursing any monies to be secured by the mortgage, Tenant agrees that within seven (7) days 
after reasonable request by the mortgagee Tenant shall execute, acknowledge and deliver to the mortgagee an 
agreement, in form and substance satisfactory to the mortgagee, evidencing such modifications, provided that 
such modifications do not increase Tenant's obligations under this Lease or materially adversely affect the 
leasehold interest created by this Lease. 

32. ASSIGNMENT BY LANDLORD:  If Landlord's interest in this Lease is assigned or transferred, 
Landlord shall, upon transfer to new Landlord of any funds paid by Tenant to Landlord which are actually 
payable to new landlord,  be released from all further liability to Tenant under this Lease. 

33. SURRENDER OF PREMISES; HOLDING OVER: 

A. Surrender.  Tenant agrees to surrender the Premises to Landlord on the Expiration Date (or 
sooner termination of the Lease Term pursuant to other applicable provisions hereof) in as good condition as 
existed at the commencement of Tenant's occupancy, ordinary wear and tear and damage by fire and other 
casualty not caused by Tenant or Tenant's Agents excepted.  Tenant shall pay to Landlord, upon request, and to 
the extent permitted by law, all damages that Landlord may suffer on account of Tenant's failure to surrender 
possession as and when required aforesaid, and Tenant shall indemnify Landlord against all liabilities, costs and 
expenses (including all reasonable attorneys' fees and costs) arising out of Tenant's delay in so delivering 
possession, including, without limitation, the claims of any succeeding tenant.  At the expiration or termination 
of the Lease Term, Tenant shall deliver to Landlord all keys, pass cards and similar devices and make known to 
Landlord the location and combination of all safes, locks and similar items.  

B. Removal.  If Tenant has installed or caused to be installed fixtures, trade fixtures or any 
Alterations, then Landlord shall have the option of retaining such items or requiring Tenant to remove same 
prior to the expiration or termination of the Lease Term.  If Landlord elects to require Tenant to remove such 
items, then the cost of removal shall be at Tenant's sole cost and expense, and Tenant shall restore all damage 
caused in connection with the removal within five (5) days after the removal of such items.  Landlord shall have 
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no obligation to compensate Tenant for any items, which are required hereunder to remain on or with the 
Premises. 

C. Holdover.  Without limiting Landlord's rights and remedies, if Tenant holds over in possession 
of the Premises beyond the expiration or termination of the Lease Term, then during the holdover period Tenant 
shall be a “month to month” Tenant for a period of up to three (3) months, and the monthly Base Rent shall be 
150% the amount of the Base Rent due and payable for the last month of the Lease Term. 

D. No Surrender.  No offer of surrender of the Premises, by delivery to Landlord or its agent of 
keys, pass cards or similar devices to the Premises or otherwise, shall be binding on Landlord unless accepted 
by Landlord, in writing, specifying the effective surrender of the Premises.  No receipt of money by Landlord 
from Tenant after the Expiration Date (or sooner termination of this Lease) shall reinstate, continue or extend 
the Lease Term, unless Landlord specifically agrees to any such reinstatement, continuation or extension in a 
writing signed by Landlord at the time such payment is made by Tenant. 

34. NO WAIVER; CUMULATIVE REMEDIES: 

A. No Waiver.  No waiver of any provision of this Lease by either party shall be deemed to imply 
or constitute a further waiver by such party of the same or any other provision hereof.  The rights and remedies 
of Landlord under this Lease or otherwise are cumulative and are not intended to be exclusive and the use of 
one shall not be taken to exclude or waive the use of another, and Landlord shall be entitled to pursue all rights 
and remedies available to landlords under the laws of the State of Nevada.  Landlord, in addition to all other 
rights which it may have under this Lease, hereby expressly reserves all rights in connection with the Building 
or the Premises not expressly and specifically granted to Tenant under this Lease, and Tenant hereby waives all 
claims for damage, loss, expense, liability, eviction or abatement it has or may have against Landlord on account 
of Landlord's exercise of its reserved rights, including, without limitation, Landlord's right to alter the existing 
name, address, style or configuration of the Building or the Common Areas, signage, suite identifications, 
parking facilities, lobbies, entrances and exits, elevators and stairwells. 

B. Rent Payments.  Except for as detailed in Section 34(B)(1) below, no receipt of money by 
Landlord from Tenant at any time, nor any act or thing done by Landlord or its agent, shall be deemed a release 
of Tenant from any liability whatsoever to pay Rent or any other sums due hereunder, unless such release is in 
writing, signed by a duly authorized officer or agent of Landlord and refers expressly to this Section 34(B).  Any 
payment by Tenant or receipt by Landlord of less than the entire amount due at such time shall be deemed to be 
on account of the earliest sum due.  No endorsement or statement on any check or any letter accompanying any 
check or payment shall be deemed an accord and satisfaction.  In the case of such a partial payment or 
endorsement, Landlord may accept such payment, check or letter without prejudice to its rights to collect all 
remaining sums due and to pursue all of its remedies under this Lease. 

1. Tenant, as a local governmental entity, is subject to the requirements of Nevada 
Revised Statutes (“NRS”) 244.230 and 354.626, which require Tenant to budget 
annually for its expenses, and which prohibit Tenant from obligating itself to expend 
money or incur liability in excess of the amounts appropriated for a particular function 
or purpose. All Tenant’s financial obligations under this Lease are subject to those 
statutory requirements and this Subsection 34(B)(1), hereinafter collectively referred 
to as the “Fund Out Clause.” 

a. Notwithstanding the monetary obligations of this Lease, the total amount of 
Tenant’s payment obligations hereunder for any fiscal year shall not exceed 
the amounts that Tenant has appropriated for rent, maintenance of space and 
related liabilities for Tenant. Tenant reasonably believes that sufficient funds 
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can be obtained for this Lease from the budget for the fiscal years covered by 
the term of this Lease, and the Tenant’s using department or General Services 
staff shall take all appropriate actions to obtain funding for each fiscal year 
to satisfy Tenant's financial obligations under this Lease. 

b. Notwithstanding the monetary obligations of this Lease, this Lease shall 
terminate and Tenant's liability and payment obligations thereunder shall be 
extinguished at the end of the fiscal year (June 30) in which Tenant's 
governing body fails to appropriate monies for the ensuing year for the 
payment of all amounts which will then become due. 

35. WAIVER:  To the extent permitted by law, Tenant hereby waives: (a) its right to a jury trial in any 
action or proceeding regarding a monetary default by Tenant and/or Landlord's right to possession of the 
Premises; and (b) in any action or proceeding by Landlord for monies owed by Tenant and/or possession of the 
Premises, Tenant's right to interpose any crossclaim or counterclaim (except a mandatory crossclaim or 
counterclaim if the same is provided for pursuant to Nevada law), however, Tenant shall not be prohibited from 
bringing a separate lawsuit against Landlord. 

36. CONSENTS AND APPROVALS:  If Tenant requests Landlord's consent or approval under this 
Lease, and if in connection with such request Landlord deems it necessary to seek the advice of its attorneys, 
architects and/or other experts, then Tenant shall pay the reasonable and actual fee of Landlord's attorneys, 
architects and/or other experts in connection with the consideration of such request and/or the preparation of 
any documents pertaining thereto.  Whenever under this Lease Landlord's consent or approval is expressly or 
impliedly required, the same shall not be unreasonably withheld unless the right to grant or withhold such 
consent or approval in Landlord's sole discretion has been expressly reserved. 

37. RULES AND REGULATIONS:  Tenant shall abide by all rules and regulations, attached to this Lease 
as EXHIBIT "C" and expressly incorporated herein by this reference, as reasonably amended and 
supplemented from time to time by Landlord.  Landlord shall not be liable to Tenant for violation of the same 
or any other act or omission by any other tenant. 

A. Regarding Section 15 of the foregoing Rules and Regulations, use of microwave ovens is 
expressly permitted in the Premises. 

B. Despite language to the contrary in the Rules and Regulations, the parties expressly contract 
that Landlord will notify Tenant of any changes to the Rules and Regulations thirty (30) calendar days before 
they take effect.  Tenant reserves the right to request a waiver or alternative language to be applied to any rule 
or regulation changed or added by Landlord pursuant to the Rules and Regulations. In the event that Landlord 
and Tenant cannot come to an agreement concerning a waiver or alternative language relating to any Rules and 
Regulations, Tenant may terminate its Lease Agreement with 120 calendar days’ written notice to Landlord, 
and Tenant’s liability and payment obligations thereunder will be extinguished at the end of the 120 day waiting 
period. 

38. SUCCESSORS AND ASSIGNS:  This Lease shall be binding upon and inure to the benefit of the 
respective heirs, personal and legal representatives, successors and permitted assigns of the parties hereto. 

39. QUIET ENJOYMENT:  Upon Tenant paying the Rent and performing all of Tenant's covenants and 
obligations under this Lease as and when required pursuant to the terms of this Lease, Tenant may peacefully 
and quietly enjoy the Premises during the Lease Term as against all persons or entities lawfully claiming by, 
through or under Landlord, subject, however, to the provisions of this Lease, the covenants, conditions or 
restrictions affecting the Building or the land on which the Building is located, and to any mortgages or ground 



 

 23 

or underlying leases of all or any portion of the land on which the Building is located and/or the Building, other 
matters to which this Lease is subordinate. 

40. ENTIRE AGREEMENT:  This Lease, together with the Lease Summary, exhibits attached to this 
Lease and guaranties (if any), all of which are fully incorporated into this Lease by this reference, contains the 
entire agreement between the parties hereto regarding the subject matters referenced herein and supersedes all 
prior oral and written agreements between them regarding such matters.  This Lease may be modified only by 
an agreement in writing dated and signed by Landlord and Tenant after the date hereof. 

41. HAZARDOUS MATERIALS: 

A. Prohibition of Storage.  Tenant shall, at its own expense, at all times and in all respects comply 
with all federal, state and local laws, statutes, ordinances and regulations, rules, rulings, policies, orders and 
administrative actions and orders (collectively, "Hazardous Materials Laws"), including, without limitation, any 
Hazardous Materials Laws relating to industrial hygiene, environmental protection or the use, analysis, 
generation, manufacture, storage, disposal or transportation of any oil, flammable explosives, asbestos, urea 
formaldehyde, radioactive materials or waste, infectious waste, or other hazardous, toxic, contaminated or 
polluting materials, substances or wastes, including, without limitation, any "hazardous substances", "hazardous 
wastes", "hazardous materials" or "toxic substances" under any such laws, ordinances or regulations 
(collectively, "Hazardous Materials").  Tenant shall, at its own expense, procure, maintain in effect and comply 
with all conditions of any and all permits, licenses and other governmental and regulatory approvals, relating to 
the presence of Hazardous Materials within, on, under or about the Premises and required for Tenant's use of 
any Hazardous Materials in or about the Premises, in conformity with all applicable Hazardous Materials Laws 
and prudent industry practices regarding management of such Hazardous Materials.  Landlord recognizes and 
agrees that Tenant may use Hazardous Materials in normal quantities that are applicable to general office use 
and that such use by Tenant shall not be deemed a violation of this Section so long as the levels are not in 
violation of any Hazardous Materials Laws.  Upon termination or expiration of this Lease, Tenant shall, at its 
own expense, cause all Hazardous Materials placed in or about the Premises by Tenant or at Tenant's direction 
to be removed from the Premises and the Building's common areas and transported for use, storage or disposal 
in accordance and compliance with all applicable Hazardous Materials Laws.  To the extent permitted by law, 
Tenant shall indemnify, protect, defend (by counsel reasonably acceptable to Landlord), and hold Landlord and 
Landlord's Agents free and harmless from and against any and all claims, liabilities, penalties, forfeitures, losses, 
costs and expenses (including attorneys' fees) or death of or injury to any person or damage to any property 
whatsoever, arising from or caused in whole or in part, directly or indirectly, by (i) the presence in or about the 
Premises of any Hazardous Materials, (ii) Tenant's failure to comply with any Hazardous Materials Laws, or 
(iii) any removal, remediation, clean up, restoration and materials required hereunder to return the Premises and 
any other property of whatever nature to the condition which existed prior to the presence of the Hazardous 
Materials. 

B. Disclosure Warning and Notice Obligations.  Tenant shall comply with all laws, ordinances 
and regulations regarding the disclosure of the presence or danger of Hazardous Materials.  Tenant 
acknowledges and agrees that all reporting and warning obligations required under the Hazardous Materials 
Laws are the sole responsibility of Tenant, whether or not such Hazardous Materials Laws permit or require 
Landlord to provide such reporting or warnings, and Tenant shall be solely responsible for complying with the 
Hazardous Materials Laws regarding the disclosure of the presence or danger of Hazardous Materials.  Tenant 
shall immediately notify Landlord, in writing, of any complaints, notices, warnings, reports or asserted violations 
of which Tenant becomes aware relating to Hazardous Materials on or about the Premises.  Tenant shall also 
immediately notify Landlord if Tenant knows or has reason to believe that Hazardous Materials have or will be 
released on or about the Premises.  Tenant shall permit access, if requested, to the Premises for the purpose of 
monitoring the use or disposal of Hazardous Materials. 
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C. Environmental Tests and Audits.  Tenant shall not perform or cause to be performed any 
Hazardous Materials surveys, studies, reports or inspections relating to the Premises without obtaining 
Landlord's prior written consent, which consent may be withheld in Landlord's sole discretion.  At any time prior 
to the expiration or termination of the Lease Term, Landlord shall have the right to enter upon the Premises in 
order to conduct appropriate tests and to deliver to Tenant the results of such tests to demonstrate that levels of 
any Hazardous Materials in excess of permissible levels has occurred as a result of Tenant's use of the Premises. 

With regard to any environmental audits performed relating to the Premises or the Building, the 
following shall apply:  

1. Results Confidential.  The environmental site assessment shall be prepared for the 
sole and exclusive use of Tenant and Landlord (or Landlord's mortgagee, lenders or 
regulatory bodies), and Tenant shall not release such assessment, or any information 
contained therein, to any third party (including, without limitation, any governmental 
agency) except as required by law.  

2. Indemnification by Tenant.  To the extent permitted by law, Tenant shall indemnify, 
defend upon request, and hold Landlord harmless from and against all costs, damages, 
claims, liabilities, expenses, losses, court costs including appellate or bankruptcy 
courts), and attorney's fees suffered or claimed against Landlord, based in whole or 
in part upon the breach of this clause by Tenant.  

D. Survival of Obligations.  The respective rights and obligations of Landlord and Tenant under 
this Section 41 shall survive the Expiration Date or earlier termination of this Lease. 

42. BANKRUPTCY PROVISIONS: 

A. Event of Bankruptcy.  If this Lease is assigned to any person or entity pursuant to the 
provisions of the United States Bankruptcy Code, 11 U.S.C. Section 101 et seq. (the "Bankruptcy Code"), any 
and all monies or other considerations payable or otherwise to be delivered in connection with such assignment 
shall be paid or delivered to Landlord and shall not constitute the property of Tenant or of the estate of Tenant 
within the meaning of the Bankruptcy Code.  Any and all monies or other considerations not paid or delivered 
to Landlord shall be held in trust for the benefit of Landlord and shall be promptly paid or delivered to Landlord. 

B. Additional Remedies.  In addition to any other rights or remedies conferred upon Landlord 
under the terms of this Lease, the following remedies and provisions shall specifically apply in the event Tenant 
engages in any one or more of the acts contemplated by the provisions of Sections 23.A.3, 23.A.4, 23.A.5 or 
23.A.6 of this Lease (singularly, a "Bankruptcy Event"): 

1. In the event of an assumption of this Lease by a debtor or by a trustee, such debtor or 
trustee shall within fifteen (15) days after such assumption (i) cure any defaults under 
this Lease or provide adequate assurance that defaults will be promptly cured; (ii) 
compensate Landlord for actual losses or provide adequate assurance that 
compensation will be made for actual losses, including, without limitation, all 
attorneys' fees and costs incurred by Landlord resulting from any such proceedings; 
and (iii) provide adequate assurance of future performance. 

2. The debtor or trustee may only assign this Lease if (i) the assignee assumes this Lease; 
(ii) the assignee provides adequate assurance (as hereafter defined) of future 
performance, whether or not there has been a default under this Lease; (iii) the debtor 
or trustee has received Landlord's prior written consent pursuant to the provisions of 
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Section 14 of this Lease; (iv) the financial condition of the assignee is equal to or 
greater than that of Tenant's financial condition on the date Tenant executed this Lease 
as evidenced by the assignee's last filed federal income tax return and last three years' 
audited financial statements; and (v) the assignee is in the same or similar business 
than that of Tenant.  Any consideration paid by the assignee in excess of the rental 
reserved in this Lease shall be the sole property of, and promptly paid to, Landlord.  
The parties agree that the term "adequate assurance" shall include, without limitation, 
at least the following: (a) a proposed assignee must have, as demonstrated to 
Landlord's reasonable satisfaction, a net worth (as defined in accordance with 
generally accepted accounting principles consistently applied) in an amount sufficient 
to assure that the proposed assignee will have the resources to meet the financial 
responsibilities under this Lease, including, without limitation, the payment of all 
Rent; and (b) any assumption of this Lease by a proposed assignee shall not adversely 
affect Landlord's relationship with any of the tenants in the Building (or with any of 
the tenants in the Center), taking into consideration any and all other "use" clauses 
and/or "exclusivity" clauses which may then exist under their leases with Landlord. 

43. MISCELLANEOUS: 

A. Severability; Governing Law.  If any term or condition of this Lease or the application thereof 
to any person or circumstance is, to any extent, invalid or unenforceable, the remainder of this Lease, or the 
application of such term or condition to persons or circumstance other than those as to which it is held invalid 
or unenforceable, is not to be affected thereby and each term and condition of this Lease is to be valid and 
enforceable to the fullest extent permitted by law.  This Lease shall be construed in accordance with the laws of 
the State of Nevada and any action filed to enforce the terms of this Lease shall be brought in Clark County, 
Nevada.  

B. No Offer.  Submission of this Lease to Tenant does not constitute an offer by Landlord, and 
this Lease shall become effective only upon its execution and delivery by Landlord and Tenant. 

C. Entire Agreement.  Tenant acknowledges that it has not relied upon any statement, 
representation, prior or contemporaneous written or oral promises, agreements or warranties, except those that 
are expressly stated in this Lease. 

D. Payment of Taxes.  Tenant shall pay, before delinquency, all taxes assessed during the Lease 
Term against (i) all personal property, trade fixtures, improvements and Alterations located in or upon the 
Premises, and (ii) any occupancy interest of Tenant in the Premises. 

E. Early Occupancy.  If Tenant, with Landlord's consent (which consent may be withheld in 
Landlord's sole discretion), occupies the Premises or any part thereof prior to the beginning of the Lease Term, 
then all provisions of this Lease shall be in full force and effect commencing upon such occupancy, and Rent, 
where applicable, for such period shall be paid by Tenant at the same rate herein specified. 

F. Brokers.   

1. Landlord and Tenant Brokers. Pursuant to a to a listing agreement between Landlord 
and Cushman & Wakefield, Landlord agrees to pay a Total Lease Commission equal 
to six and one-half percent (6.50%) of the total Monthly Base Rent received during 
months 1-60 of the Lease Term and three and one-quarter percent (3.25%) of the total 
Monthly Base Rent received during the remainder of the Lease Term (the “Total 
Lease Commission”). Of the Total Lease Commission Tenant’s broker, Ryan Martin 
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of MDL Group (“Tenant Broker”) will be paid four percent (4%) of the total Monthly 
Base Rent received during months 1-60 of the Lease Term and two percent (2%) of 
the remainder of the Lease Term. Said commission shall be due and payable 50% 
upon full lease execution and 50% upon occupancy by Tenant.  

2. Other Brokers. Each party represents and warrants that it has not dealt with any other 
agent or broker in connection with this transaction.  If either party's representation 
and warranty proves to be untrue, such party shall indemnify the other party to the 
extent permitted by law against all resulting liabilities, costs, expenses, claims, 
demands and causes of action, including reasonable attorneys' fees and costs through 
all appellate actions and proceedings.  The foregoing shall survive the Expiration Date 
or earlier termination of the Lease Term. 

G. Recording.  Neither this Lease nor any memorandum hereof shall be recorded by Tenant in 
the Public Records of Clark County, Nevada. 

H. No Other Relationship.  Nothing contained in this Lease shall be deemed by the parties hereto 
or by any third party to create the relationship of principal and agent, partners, joint venturers or any other 
association between Landlord and Tenant, it being expressly understood and agreed that neither the method of 
computation of Rent nor any other provisions contained in this Lease nor any act of the parties hereto shall be 
deemed to create any relationship between Landlord and Tenant other than the relationship of landlord and 
tenant. 

I. Interpretation; Construction.  The headings of articles, sections or paragraphs are for 
convenience only and shall not be relevant for purposes of interpretation of the provisions of this Lease.  This 
Lease shall not be more strictly construed against either party hereto by reason of the fact that one party may 
have drafted or prepared any or all of the terms and provisions hereof. 

J. Easements.  This Lease does not create, nor shall Tenant have, any express or implied 
easement for or other rights to air, light or view over or about the Building or any part thereof.  Any diminution 
or shutting off of light, air or view by any structure which may be erected on lands adjacent to the Building shall 
in no way affect this Lease nor impose any liability on Landlord. 

K. Landlord's Rights.  Landlord reserves the right to use, install, monitor, and repair pipes, ducts 
and conduits within the walls, columns, floors and ceilings of the Premises. 

L. Delegation.  Any acts to be performed by Landlord under or in connection with this Lease 
may be delegated by Landlord to its managing agent or other authorized person or firm. 

M. Joint and Several Liability.  If more than one person or entity is named herein as Tenant, their 
liability under this Lease shall be joint and several.  In case Tenant is a partnership, it is agreed that each and 
every present and future general or managing partner in Tenant shall be and remain at all times jointly and 
severally liable hereunder and that neither the death, resignation or withdrawal of any partner, nor the subsequent 
modification or waiver of any of the terms and provisions of this Lease, shall release the liability of such partner 
under the terms of this Lease unless and until Landlord shall have consented (which consent may be withheld 
in Landlord's sole discretion) in writing to such release. 

N. Force Majeure.  Notwithstanding anything in this Lease to the contrary, if either Party cannot 
perform any of its respective obligations due to events beyond the Excused Party’s control, the time provided 
for performing such obligations shall be extended by a period of time equal to the duration of such events.  
Events beyond the Excused Party's control include, without limitation, hurricanes, floods, war, civil commotion, 
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acts of terrorism, labor disputes, strikes, fire or other casualty, shortages of labor or material, government 
regulation or restriction, weather conditions, and global or local outbreaks of communicable diseases or 
pandemics, including their related closures of businesses or other services. 

O. Time.  Time is of the essence with regard to Landlord's and Tenant's obligations under this 
Lease.   

P. Confidentiality.  Tenant will maintain the confidentiality of this Lease and will not divulge the 
economic or other terms of this Lease, in writing, to any persons, or other than Tenant’s officers, directors, 
partners or shareholders; Tenant’s attorneys, accountants and other professional consultants (all of which Tenant 
parties shall be bound by this confidentiality obligation); any governmental agencies; and pursuant to subpoena 
or other legal process. Notwithstanding the foregoing, Parties acknowledge Tenant is a public entity and for this 
Lease to become effective, it must be approved by Tenant’s Southern Nevada District Board of Health at a 
publicly noticed meeting, as an agenda item.  Additionally, Tenant is subject to Nevada’s Public Records Act 
pursuant to NRS Chapter 239. Accordingly, documents, including this Agreement, may be open to public 
inspection and copying, provided however, that Landlord shall have the right to timely object or dispute the 
production of any such documents, agreements or other material in the appropriate court, and in the event of 
such objection Tenant shall not produce any such documents, agreements or other materials until a determination 
is made by a court of competent jurisdiction. 

Q. Attorneys’ Fees.  In the event suit is brought or an attorney is retained by any party to this 
Lease to seek interpretation or construction of any term or provision of this Lease, to enforce the terms of this 
Lease, to collect any money due, or to obtain any money damages or equitable relief for breach, the prevailing 
party shall be entitled to request, in addition to any other remedy, reimbursement for reasonable attorneys’ fees, 
court costs, costs of investigation, and other related expenses as determined by the court and not a jury. 

R. Intended Agreement.  This Lease is the result of arms-length negotiations between parties of 
roughly equivalent bargaining power and expresses the complete, actual, and intended agreement of the parties. 
This Lease shall not be construed for or against either party as a result of its participation, or the participation of 
its counsel, in the preparation and/or drafting of this Lease or any exhibits hereto. 

S. Further Instruments and Documents.  Each party to this Lease shall, promptly upon the request 
of the other party, acknowledge and deliver to the other party any and all further instruments and assurances 
reasonably requested or appropriate to evidence or give effect to the provisions of this Lease. 

T. Statement of Eligibility. Each Party acknowledges to the best of its knowledge, information, 
and belief, and to the extent required by law, neither it nor any of its respective employees/contractors is/are: i) 
currently excluded, debarred, suspended, or otherwise ineligible to participate in federal health care programs 
or in federal procurement or non-procurement programs; and ii) has/have not been convicted of a federal or state 
offense that falls within the ambit of 42 USC 1320a-7(a). 

[SIGNATURE PAGE TO FOLLOW] 
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IN WITNESS WHEREOF, Landlord and Tenant have executed and delivered this Lease as of the 
day and year first above written. 

  TENANT: 
 
SOUTHERN NEVADA HEALTH DISTRICT 
a political subdivision of the State of Nevada 
 
 
By: 

Fermin Leguen, MD, MPH 
Its: District Health Officer 
 
 

  LANDLORD: 
 
__________________________ 
 

 
By: _______________________________ 

Name: ___________________ 
Its: ______________ 
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EXHIBIT "A" 

FLOOR PLAN 

 
Suite 240 
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EXHIBIT "B" 

BUILDING 
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EXHIBIT "C" 

BUILDING RULES AND REGULATIONS 
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EXHIBIT "D" 

TENANT IMRPOVEMENTS 

 
Space Plan to include: 

 10’x15’ IT Room, 1.5-2 split AC Unit 
 Install sink and cabinets in Break Room 
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EXHIBIT "E" 

FURNITURE INVENTORY 

 

 
 
 


