M

MISSION MASSACHUSETTS, LLC

September 22, 2016

Massachusetts Department of Public Health
Medical Use of Marijuana Program

RMD Applications

99 Chauncy Street, 11th Floor

Boston, MA 02111

Re: Request for Information — Siting Profile 1 of 3

To Whom It May Concern:

Per your Request for Information on September 14, please note the following.

I. We have included here a revised sublease agreement between MMA Capital, LLC and our

correctly referenced RMD applicant entity, Mission Massachusetts, Inc. The references to
Mission Massachusetts, LLC in the previous submission were incorrect,
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MISSION MASSACHUSETTS, LLC
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Should you have any further questions, please contact me at (617) 413-0068 or
Andrew({@missionpartners.co.

Sincerely,

o AT

Andrew Thut
CEO
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SUBLEASE AGREEMENT

THIS SUBLEASE is made between Tenant and Subtenant as of the Effective Date, identified in Sec-
tion | below:

1. REFERENCE DATA and DEFINITIONS:

When used in this Sublease, the following terms will have the meanings specified in this Sec-
tion 1:

1.1.  Effective Date. The date of full execution of this Sublease, which is September 21,
2016.

1.2 Landlord. 640 Lincoln Street, LLC a Massachusetts limited liability company.

1.3. Tenant. MMA Capital, LLC a Massachusetts limited Hability company. Tenant has
previously entered into a lease agreement with Landlord dated July 5, 2016 (the “Prime Lease™), a
copy of which is attached as an exhibit to this Sublease. Section 14 of the Prime Lease authorizes
sublet of the Premises by the Tenant to Mission Massachusetts, Inc.

1.4.  Subtenant. Mission Massachusetts, Inc. a Massachusetts not-for-profit company.
1.5. Property. 640 Lincoln Street, Worcester, Massachusetts.

1.6. Premises. Approximately 24,424 rentable square feet in a building (the “Building”) lo-
cated at the Property as described in Exhibit A attached hereto and made a part hereof

1.7. Term. Three (3) Sublease Years, beginning on the Commencement Date.

1.8. Commencement Date. The date which is the earlier of (i) the day following the Sub-
tenant’s receipt of a certificate to operate a Registered Marijuana Dispensary (“RMD”), and under
strict conditions in accordance with Chapter 369 of the Acts of 2012, and 105 CMR 725.000, which
includes the receipt of any and all necessary special permits or otherwise from the City of Worcester to
operate an RMD at the Premises and (ii) two hundred forty (240) days following the Effective Date.

1.9. Termination Date. The last day of the Term, as duly extended or earlier terminated.
Notwithstanding the foregoing or anything to the contrary set forth herein, in the event that Tenant
does not receive its approvals to operate an RMD at the Premises within three hundred sixty (360) days
from the Effective Date of the Lease Agreement (July 5th, 2016), then Tenant shall so notify Landlord
of the same in writing, plus provide Landlord with documented proof of such denial after diligent ef-
forts, in which event this Sublease will be deemed terminated and the parties will be released and dis-
charged from all further duties and obligations hereunder, excepting thosc that expressly survive such
termination pursuant to the provisions hereof.

In the event Tenant is denied licenses/approvals necessary to operate an RMD from Depart-
ment of Public Health (DPH) Tenant will have the ability to terminate this Sublease with a written re-



quest to Landlord, including the proper documentation of denial from DPH. Tenant has three hundred
sixty (360) days from Lease Agreement Execution date (July 5th, 2016) to submit Landlord above ref-
erenced

1.10. Lease Year. Each period of twelve full (12) calendar months, beginning on the Com-
mencement Date, if such Date is the first day of a calendar month and if not, on the first day of the first
full calendar month thereafter, and on the anniversary of such date in each year thereafter. Any partial
month at the commencement of the Term will be included in the first Lease Year.

1.11. Tenant’s Permitted Use. The Premises shall be used for an RMD or any lawful pur-
pose.

1.12. Base Rent.

Base Rent Per Rent Per | Per Sq.
Months Year Month Ft

1-12 $111,642.00 $9,303.50| $5.75
13-24 $114,942.72 $9,578.56| $5.92
25-36 $118,437.60 $9,869.80| $6.10

1.13. Additional Rent. Payments required for Operating Expenses and Triple Net costs and
all other payments, including but not limited to Utilities, is required from Tenant hereunder, with the
exception of Base Rent, will constitute Additional Rent. Base Rent and Additional Rent are sometimes
referred to collectively as “Rent”. Tenant shall be responsible for Tenant’s Pro Rata Share of Operating
Expenses and Triple Net costs from the Commencement Date through the Lease Term. Additional
Rent shall be billed to Subtenant from Tenant accordingly.

1.14. Rent Commencement Date. No Base Rent shall be made payable from Subtenant to
Tenant until ninety (90) days afier the Commencement Date.



1.15. Security Deposit Thirty-Five Thousand One Hundred and Nine and 50/100 Deollars
(835,109.50) deposited by Subtenant into Tenants Escrow account simultaneously with the Com-
mencement Date of this Lease, subject to collection.

1.16. Tenant’s Notice Address.

MMA Capital, LLC
1 State Street, Suite {250
Boston, MA 02109

1.17. Subtenant’s Notice Address.

Mission Massachusetts, Inc.
369 Elm Street
Concord, MA 01742

With a copy to:

1.18. Required Insurance Amount. A minimum combined single limit of liability of at
least One Million Dollars ($1,000,000.00) per occurrence and a general aggregate limit (combined
primary and excess) of at least Two Million Dollars ($2,000,000.00), or such other amounts as Land-
lord’s lender may require, and other insurance requirements as set forth herein, provided that, not more
often than once every Lease Year, Landlord may increase such amounts as is commercially reasonable.
The deductible for such a liability policy shall be no higher than $5,000 per occurrence. Subtenant
shall name Landlord’s lender as mortgagee and loss payee on Subtenant’s insurance policy and provide
evidence of the same immediately upon request of Landlord.

1.19. Rules and Regulations. Reasonable Rules and Regulations attached hereto or hereafter
promulgated or modified by Tenant with notice to Subtenant.

1.20. Business Hours. Business Hours shall be in accordance with the operational permits of
Tenant. The Tenant and Subtenant agree that once the Subtenant has opened for business, the Subten-
ant shall not be obligated to continually operate in the Premises.

1.21. Intentionally Deleted.

1.22  Extension Term. Two (2) additional consecutive periods of ten (10) and five (5) years,
respectively. The rent for each lease year in each Extension Term shall be 3% greater than the previ-
ous year. Subtenant shall exercise its option to extend the Term by written notice to Tenant no later
than 5:00 p.m. on the date nine (9) months prior to the Termination Date or the expiration date of the
first Renewal Term, as the case may be. If Subtenant fails to provide timely notice of the exercise of
its option in accordance with this Section 1.22, the Term shall expire as the Termination Date or the
expiration date of the first Renewal Term, as the case may be. All terms and provisions of this sub-
lease shall apply during the Renewal Term.



1.23. Broker. None.
2. LEASE OF PREMISES; QUIET ENJOYMENT:

Tenant leases the Premises to Subtenant, and Subtenant leases the Premises from Tenant, for the Term,
at the Rent and upon the other terms, covenants and conditions of this Lease. Upon paying the Rent
and observing the other obligations of Subtenant hereunder, Subtenant may peaceably occupy the
Premises during the Term, without disturbance by Tenant or persons claiming through or under Ten-
ant.

3. TRIPLE NET LEASE; COMMON AREA MAINTENANCE; ADDITIONAL RENT:

This Sublease is a “triple net” lease whereby the Tenant is responsible for, and hereby cove-
nants and agrees to pay, any and all costs and expenses related to the possession and operation of the
Premises as well as its Pro Rata Share of certain other Building and Property related costs. All of the
Additional Rent costs for which Subtenant is liable to Tenant under this Lease shall be paid from Sub-
tenant to Tenant upon adequate notice and invoicing (as stated above in clause 1.13). For purposes of
this Sublease, all Triple Net costs including but not limited to CAM, Real Estate Taxes, Property In-
surance, shall be defined as Additional Rent.

3.1. Payment of Base Rent. Subtenant will pay the Base Rent to Tenant in equal monthly
installments in advance, on the first day of each calendar month during the Term, without notice or
demand, at Tenant’s Notice Address or such other address as Tenant designates by notice to Subtenant.
Base Rent for any partial month at the beginning of the Term will be determined on a per diem basis at
the rate applicable to the first Lease Year, and will be due on the Commencement Date.

3.2. Real Estate Taxes. For each tax year, and with adequate notice and invoicing from
Tenant to Subtenant, Subtenant will pay to Tenant’s Pro Rata Share of any Real Estate Taxes. “Real
Estate Taxes” means the aggregate of all real estate taxes and any other governmental impositions
which Tenant is required to pay based upon the value of or gross rents from the Property, general or
special assessments, charges for sewer use or other governmental services, special district fees or tax-
es, and any other governmental fees and assessments imposed upon the Property, exclusive only of in-
come and franchise taxes, whether or not such Real Estate Taxes exist or apply on the Commencement
Date.

3.3. Operating Expenses. In each calendar year, and with adequate notice and invoicing
from Tenant to Subtenant, Subtenant will pay to Tenant its Pro Rata Share of any Operating Expenses.
*“Operating Expenses” means all costs and expenses incurred by Tenant in the operation of the Build-
ing and Property, including but not limited to, insurance(s) for the Building and Property, , but exclud-
ing mortgage payments and other financing costs, leasing expenses, and expenses for which Tenant is
directly reimbursed by third parties. The cost of any Operating Expenses that are capital in nature shall
be amortized over the useful life of the improvement (as reasonably determined by Tenant), and only
the amortized portions shall be included in Operating Expenses. For purposes of this Sublease, Oper-
ating Expenses will be defined as Additional Rent, as stated in Additional Rent clause 1.13.

During the sixty (60) day period following the delivery of Tenant’s Statement pursuant to Section 3.5,
Subtenant shall have the right, upon twenty (20) days prior written request to Tenant, at Subtenant's
expense, to audit Tenant's books and records relating to said Operating Expenses and to have Subten-
ant's charges adjusted accordingly if such audit discloses any expenses not permitted or provided for
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under this Article, or that Subtenant was charged more than its proportionate share of said Operating
Expenses. Additionally, if said audit reveals that in any Lease Year the Operating Expenses billed to
Subtenant were greater than [10% of the actual charge due, then Tenant shall reimburse the Subtenant
for the reasonable cost of Subtenant's audit (not to exceed $2,000), plus reimbursement for any over-
charge.

34. Estimated Payments. Upon written notice from Tenant, Subtenant will make monthly
or quarterly payments of Subtenant’s Pro Rata Share of Real Estate Tax and/or Operating Expense in-
creases, based upon Tenant’s reasonable estimate of the required amounts.

35. Year End Adjustments. As soon as is reasonably practical after the end of each calen-
dar year and tax year, Tenant will provide to Subtenant a statement including the actual Operating Ex-
penses or Real Estate Taxes for such year, Subtenant’s Pro Rata Share of any increases and any
amounts due from Subtenant or overpayment by Subtenant, after taking into consideration any estimat-
ed payments made by Subtenant. Subtenant will pay any amount due to Tenant within thirty (30) days
of receipt of Tenant’s statement and Tenant will credit any overpayment against estimated payments of
Real Estate Taxes and Operating Expenses next coming due. The obligations of Subtenant and Tenant
hereunder will survive the expiration or other termination of this Lease.

4, CONDITION OF PREMISES:

Subtenant accepts the Premises and the Property “AS IS” and agrees that Tenant is under no obligation
to make any repairs, renovations, or alterations to the Premises or the Property, except for Tenant’s
completion of the so-called “Tenant Improvements™ as per Exhibit “B” attached hereto. Notwithstand-
ing the foregoing, Tenant has made no representations or warranties regarding the fitness of the Prem-
ises or the Property for Subtenant’s intended use or otherwise.

5. USE OF PREMISES AND COMMON AREAS; ACCESS:

Subtenant may use the Premises only for Subtenant’s Permitted Use, in full compliance with applica-
ble legal requirements and any Rules and Regulations, and Subtenant will obtain, at its sole cost and
expense, any required permits, licenses and approvals from any and all governing and regulatory bod-
ies, including but not limited to all local, state, and federal authorities required in connection with such
Permitted Use. Additionally, Subtenant, at Subtenant’s sole cost and expense, agrees to provide any
and all additional security, as well as health and safety precautions (including managing any excess
crop pursuant to cultivation activities), to the Premises necessary to carry out its Permitted Use. Sub-
tenant may have access to the Premises during Normal Business Hours, and at other times subject to
such security requirements and procedures as Tenant may reasonably deem necessary or appropriate.
Subtenant will not cause or permit any waste or damage to the Premises or cause, or permit any invitee
of Subtenant to cause, any waste or damage to the Property, or make any use of the Premises or the
Property which, by noise, odor, vibration, nuisance, or otherwise might interfere with the use of the
Property by others entitled thereto, or create any violation of local and/or state laws and/or regulations,
and will maintain the Premises and the Property free and clear of liens and encumbrances attributable
to the acts or omissions of Subtenant. Tenant shall have the right to enter the Premises at reasonable
times on reasonable notice for the purpose of inspection, for performing Tenant’s obligations and to
show the Premises to prospective tenants, purchasers and mortgagees. In the event that Subtenant’s use
of the Premises is in violation of this provision, Subtenant shall abate such violation immediately upon
notice by Tenant and Subtenant shall be responsible for all costs associated therewith. This provision
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shall also be subject to Section 18 hereof. So long as the Premises is being used as an RMD or such
other similar use, Subtenant hereby covenants and agrees to provide Tenant with prompt notice of the
following: (i) any and all changes to the regulatory scheme surrounding such uses; (ii) any and all
changes to enforcement policies, regulations and/or practices surrounding such uses and (iii) receipt by
Subtenant of a threat or notice of threat of suit, action or proceeding disputing the legality of such use
of the Premises by any governing body, regulator and/or agency with proper jurisdiction over the
same,

6. ALTERATIONS TO THE PREMISES:

Subtenant will make no alterations to the Premises, except that Subtenant may make interior non-
structural alterations with Tenant’s prior written consent, which consent Tenant will not unreasonably
withheld. Notwithstanding the foregoing, Tenant consents to Subtenant’s completion of the so-called
“Subtenant Improvements” as per Exhibit “C” attached hereto. Any such alterations will be made be
in a good and workmanlike manner and in accordance with all applicable legal requirements and any
terms and conditions imposed by Tenant.

7. MAINTENANCE OF THE PREMISES BY TENANT:

Subtenant will maintain the Premises, including those portions of the systems of the Property which
are located within and serve exclusively the Premises, in the same condition as exists on the Com-
mencement Date or such better condition as the Premises or such systems may be placed in during the
Term, in full compliance with all applicable legal requirements, and will replace any damaged glass in
the windows and doors of the Premises, provided that Subtenant will not be responsible for damage
caused by fire or other casualty, for reasonable wear and tear, for structural or other capital repairs or
replacements or for repairs or replacements to any portion of the systems of the Property which do not
serve the Premises exclusively, except for alterations and upgrades within the Premises necessary to
comply with the requirements of the Americans With Disabilities Act (“ADA”) arising from Subte-
nant’s use. All such repairs will be made in a good and workmanlike manner, satisfactory to Tenant,
and in compliance with all applicable legal requirements.

8. MAINTENANCE OF PROPERTY BY LANDLORD:

Subject to Section 20 and Section 21 below, Landlord will maintain the roof, structural elements, and
exterior walls in at least the same condition as on the Commencement Date, reasonable wear and tear
excepted, and will maintain in a reasonably clean and orderly condition and the exterior walkways and
parking areas, if any, serving the Premises, reasonably free of ice and snow.

9. SURRENDER OF PREMISES BY TENANT:

On the Termination Date, Subtenant will vacate and surrender the Premises to Tenant in the same con-
dition (except as hereinafter specifically provided) as Subtenant is required to maintain the Premises
during the Term, free and clear of Subtenant’s personal property and broom clean. If any of Subte-
nant’s property remains within the Property after the Termination Date, it may be retained by Tenant
without compensation, or may be removed and either stored or disposed of by Tenant and Subtenant
will reimburse Tenant upon demand for all expenses incurred in connection therewith. Notwithstand-
ing the foregoing, in no event shall the Tenant take possession, custody or control of any regulated
property or assets of Subtenant that would require Tenant to be authorized to do so under Chapter 369
of the Acts of 2012 and its implementing regulations, 105 CMR 725.000 et seq., unless Tenant is actu-
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ally authorized to do so or, in the alternative, so appoints a third party designee or assignee (actually
authorized and so confirmed by the Massachusetts Department of Public Health) to enforce such rights
hereunder.

10. UTILITIES:

Subtenant agrees to pay all charges in connection with any and all utilities, including water, gas and
electricity, used by Subtenant during the Term, as Additional Rent. Tenant reserves the right to sepa-
rately meter or submeter all such utilities at Subtenant's sole cost, and Subtenant shall pay such utilities
with no mark-up based on the submeter or separate meter. To the extend a utility is separately me-
tered, Subtenant shall pay all bills for such utility usage promptly upon the billing to Subtenant, and
upon request of Tenant, shall provide Tenant with copies of such billings and proof of payment of such
billings. To the extent a utility is submetered, Subtenant shall pay for such utility usage promptly upon
billing by Tenant. Tenant reserves the right to create an escrow for estimated monthly usage, which
shall be reconciled with actual usage on a quarterly basis. Tenant also reserves the right to base such
utilities on a pro rata basis. If Subtenant, however, shall use water for any purpose other than for ordi-
nary lavatory and drinking purposes, Tenant may assess a reasonable charge for the additional water so
used, or install a water meter and thereby measure Subtenant's water consumption for all purposes. In
the latter event, Subtenant shall pay the cost of the meter and the cost of installation thereof and shall
keep such meter and installation equipment in good working order and repair. Subtenant agrees to pay
for water consumed, as shown on such meter, together with the sewer charge based on such meter
charges, as and when bills are rendered, and in default in making such payment Tenant may pay such
charges and collect the same from Subtenant. Tenant shall incur no liability to Subtenant as a result of
any loss or damage to the Premises or to Subtenant’s business resulting from loss of electricity, tele-
phone, heat or water to the Premises, or from damage caused by electrical fire, or because of leakage or
damage arising from the malfunction of any pipes, those, fixtures, wires and switches, unless due to the

gross negligence of Tenant. The Tenant shall be responsible for, at its own cost, for separately meter-
ing all utilities as provided herein.

11. HAZARDOUS MATERIALS:

Subtenant will not cause, or permit any other person claiming or admitted to the Property through Sub-
tenant to cause, any Hazardous Materials to be used, generated, stored or disposed of on or about, or
transported to or from the Property. “Hazardous Materials” means any material or substance which:
(a) is or becomes defined as a “hazardous substance,” “hazardous waste,” “infectious waste,” “chemi-
cal mixture or substance,” or “air pollutant” under Environmental Laws; (b) contains or derives from
petroleum, polychlorinated biphenyls (PCB’s) or asbestos; (¢) is radioactive or infectious; or (d) has
toxic, reactive, ignitable or corrosive characteristics. “Environmental Laws™ means all legal require-
ments relating to or imposing liability or standards of conduct concerning Hazardous Materials, public
health and safety or the environment. Notwithstanding the foregoing, normal and reasonable quantities
of Hazardous Materials generally and customarily used in connection with Subtenant’s Permitted Use
may be introduced to the Premises provided such Hazardous Materials are stored, used and disposed of
in compliance with Environmental Laws and all other applicable legal requirements.

Subtenant will be responsible for and will hold Tenant harmless and indemnified against any claim,
damage, cost, liability or penalty related to any Hazardous Materials introduced to or released on or
about the Property by Subtenant or by any person claiming or admitted to the Property through Sub-
tenant, whether or not permitted by the preceding sentence or otherwise approved by Tenant.
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12.  RISK OF LOSS; INDEMNIFICATION:

To the maximum extent permitted by law, {a) Subtenant agrees that it will occupy the Property at its
own risk, and that Tenant will not be liable to Subtenant, or to any person claiming or admitted to the
Property through Subtenant, for injury or death to persons, or loss or damage to property of any nature
whatsoever, and (b} Subtenant waives and will indemnify Tenant against any claim for personal injury
or death or damage to property, including legal fees, reasonable attomey’s fees, and expenses, by Sub-
tenant or by any person claiming or admitted to the Property through Subtenant, while at the Property.
Additionally, Subtenant shall fully and completely indemnify Tenant and any representative or em-
ployee of Tenant in connection with the Subtenant’s Permitted Use.

13. INSURANCE:

Throughout its occupancy, Subtenant will maintain in effect, at its sole expense, the following insur-
ance:

13.1. Liability Insurance. Commercial general liability insurance in at least the Required
Insurance Amount, for bodily and personal injury and property damage, including as additional insured
Tenant, any general partner or other person directly liable for the obligations of Tenant, and any repre-
sentative or employee of Tenant or any mortgagee of the Property designated by Tenant, such coverage
to be primary and not excess or contributing or secondary to any other insurance available to Tenant or
the additional insured(s).

13.2. Contents Insurance. Hazard insurance, covering Subtenant’s personal/business/trade
property and fixtures within the Premises or the Property.

13.3. Workers’ Compensation Insurance. Workers’ Compensation Insurance in accordance
with the applicable legal requirements.

13.4. Business Interruption Insurance. Business Interruption Insurance with limits of not
less than two (2) years of Rent hereunder. Notwithstanding the foregoing, Subtenant may elect to not
carry Business Interruption Insurance, provided, however, in such event Subtenant shall replace Tenant
from any and all liability arising during the Lcase Term that would have been covered by such insur-
ance had Subtenant elected to carry it.

13.5. Other Insurance. Such other types of insurance as Tenant may from time to time rea-
sonably deem necessary.

13.6. General Requirements. All Subtenant insurance will be issued by insurance compa-
nies authorized to do insurance business in Massachusetts rated not less than A-VIII in Best’s Insur-
ance Guide, and will not be subject to cancellation or modification without thirty (30) days prior writ-
ten notice to Tenant and to any mortgagee required to be covered.

13.7. Waiver of Subrogation. Each party waives any right of recovery against the other for
injury or loss to property due to hazards covered by insurance to the extent of the injury or loss cov-
ered. Any policy of insurance obtained by cither party and applicable to the Premises or the Property
will contain a clause denying the insurer any right of subrogation against the other party.



13.8. Certificates of Insurance. Prior to making any entry on the Property and at least thirty
(30) days prior to the expiration of any policy, Subtenant will provide certificates of insurance, in form
and substance satisfactory to Tenant and Tenant’s lender, establishing insurance coverage(s) as re-
quired by this Section.

Notwithstanding the foregoing, Tenant reserves the right to increase said insurance amounts
and coverage(s) upon request by Tenant’s lender. Upon such request by Tenant’s lender, Tenant shall
notify Subtenant and Subtenant shall comply with said insurance requirements and conditions. Sub-
tenant shall supply Tenant and Tenant’s lender with proof of insurance upon request and Subtenant
shall also name Tenant as additional insured and Tenant’s lender as mortgagee and loss payee on any
said insurance policy relative to the Premises.

14. TRANSFERS:

No portion of the Premises may be sublet by the Subtenant and Subtenant's interest in this Lease shall
not be assigned or otherwise transferred by Subtenant to any other person or entity, whether by sale,
assignment, mortgage, operation of law, or other act of Subtenant, cxcept with Landlord’s prior writ-
ten, such consent not to be unreasonably withheld. Any transfer not so permitted shall be void and
shall constitute a breach of this Lease. By way of example and not limitation, Landlord shall be
deemed to have reasonably withheld consent to a proposed assignment if in Landlord’s opinion (i) the
Leased Premises is or in any way may be adversely affected; (ii) the business reputation of the pro-
posed assignee is unacceptable or (iii) the financial worth of the proposed assignee is insufficient to
satisfy the obligations hereunder.

14.1. No assignment or transfer of Subtenant’s interest shall rclease Subtenant or change Sub-
tenant's primary liability to pay the rent and to perform all other obligations of Subtenant under this
Lease. Landlord's acceptance of rent from any other person shall not be a waiver of any provisions of
this Section 14. If any assignee or transferee of Subtenant’s interest shall default under this Lease,
Landlord may proceed directly against Subtenant without pursuing remedies against such assignee or
transferee.

15. RELATION OF LEASE TO MORTGAGES:

As a condition to the Lease, the Landlord shall obtain a commercially reasonable Subordination, Non-
Disturbance Agreement (“SNDA”) from its present lender, Spencer Bank. Subtenant will subordinate
its Lease to a future lender provided that future lender and Landlord enter into a commercially reason-
able SNDA.

16. REPLACEMENT MORTGAGE FINANCING:

The Subtenant acknowledges that the Premises are currently encumbered by a mortgage which secures
a loan to Landlord and may be encumbered by a replacement mortgage in the future. In the event (i)
the holder of such mortgage declares a default under such loan on account of the leasing of the Premis-
es to the Subtenant who is operating a state licensed RMD or the violation of federal law, or (ii) such
loan matures and is due or Landlord desires to refinance the loan, then Landlord shall use commercial-
ly reasonable efforts to locate a commercial bank or private lender willing to make a loan to a Tenant
leasing to a tenant operating Subtenant’s Permitted Use. If despite using reasonable efforts the Land-
lord is unable to find a lender willing to refinance the Premises on market rate terms, then Landlord
shall notify Tenant, and Tenant shall notify Subtenant, and Subtenant shall have a period of one hun-
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dred twenty (120) days within which it may provide a replacement loan to Landlord on market rate
terms.

17.  INTENTIONALLY DELETED.

18. TENANT DEFAULTS:

18.1. Events of Defaults. Each of the following will constitute a material default by Subten-
ant (a “Subtenant Default™): (a) Failure by Subtenant to make any payment required under this Lease
within ten (10) days of written notice that such payment is due, (b) Failure by Subtenant to maintain
insurance and to provide certificates as required by this Lease, (¢) Insolvency or admission of insol-
vency by Subtenant, the filing by or against Subtenant of any bankruptcy, or receivership proceeding
under state law, or entering into or acquiescence by Subtenant to any arrangement affecting the rights
of Subtenant’s creditors generally, or attachment, execution or other seizure of substantially all of Sub-
tenant’s assets located at the Premises or Subtenant’s interest in this Lease or the Premises, or (d) Fail-
ure by Subtenant to fulfill any other obligation under this Lease or otherwise due at law or otherwise
based on Subtenant’s Permitted Use, if such failure is not cured within thirty (30) days of notice from
Tenant to Subtenant, or such longer period as may reasonably be necessary, not to exceed a total of one
hundred (100) days, if Subtenant promptly commences and diligently pursues such cure, or such short-
er period if required by law.

18.2. Termination by Notice. If a Subtenant Default occurs, in addition to any other rights
or remedies, Tenant will have the right to terminate this Lease and recover possession of the Premises
by written notice to Subtenant, effective on the date specified in such notice or, if no date is specified,
on the date of receipt or first properly attempted delivery of such notice.

18.3. Tenant’s Remedies. In addition to any other rights or remedies, if Tenant terminates
this Lease for a Subtenant Default, Tenant will have the right to immediately recover and/or accelerate
as damages from Subtenant: (a) any amounts owing from Subtenant to Tenant at the time of termina-
tion, (b) all of Tenant’s expenses, including reasonable legal fees, including attorney’s fees, incurred in
recovering possession of the Premises and in proving and collecting the sums due from Subtenant
hereunder, (¢) the amount by which the payments required under this Lease for the balance of the
Term, including Base Rent, and reasonably anticipated Real Estate Taxes and Operating Expenses, ex-
ceed the fair market rent for the Premises, including tax and operating expense increases, for the bal-
ance of the Term, determined as of the date of such termination, adjusted to its present value at a rea-
sonable discount rate, and (d) the actual or reasonably anticipated expense to Tenant of preparing and
re-letting the Premises. Tenant shall also have the right to enter the Premises and to perform any obli-
gation as to which a Subtenant Default has arisen, without being deemed to have cured such Subtenant
Default and without liability to Subtenant, and Subtenant shall reimburse Tenant for any cost and ex-
pense thus incurred promptly upon demand as Additional Rent and/or damages hereunder. In lieu of
the damages recoverable under clause (c) above, Tenant may immediately recover, as liquidated dam-
ages and sole remedy for clause (c) damages, an amount equal to the total of Base Rent, and Real Es-
tate Taxes and Operating Expenses payable by Subtenant with respect to the twelve (12) full calendar
months preceding termination. Tenant is required to mitigate damages; however, Tenant will not be
required to give priority to the Premises in renting, or to rent on terms or to any person not otherwise
acceptable to Tenant.
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18.4. Security Deposit. Tenant may apply the Security Deposit to remedy any Subtenant De-
fault and/or to compensate Tenant for any damages which Tenant suffers as a result of such Subtenant
Default, without being deemed to have cured such Subtenant Default or waived further damages in
connection therewith. Immediately upon demand, Subtenant will deposit cash with Tenant in an
amount equal to any portion of the Security Deposit applied by Tenant as aforesaid. Tenant will not be
required to keep the Security Deposit separate from its general accounts and Subtenant will not be enti-
tled to interest on the Security Deposit. Within thirty (30) days after the Termination Date and vaca-
tion of the Premises by Subtenant in accordance with the terms of this Lease, the Security Deposit, or
such part as remains after application of this Section, will be returned to Subtenant. Both parties
acknowledge that the Massachusetts security deposit law shall not apply to any amounts deposited with
Tenant under this Lease.

19. LANDLORD DEFAULTS:

19.1. Events of Default. Failure by Tenant to observe any of its obligations under this Lease,
or a material breach of any warranty or representation by Tenant, will constitute a default (a “Tenant
Default”) only if such failure continues for a period of thirty (30) days (and such additional time as
may bc reasonably necessary for Tenant to remedy such failure) after Tenant receives notice of such
failure from Subtenant, setting forth in reasonable detail the nature and extent of Tenant’s failure and
identifying the provisions of this Lease alleged to have been violated.

19.2. Subtenant’s Remedies. If a Tenant Default occurs and such Tenant Default directly
affects and materially impairs Subtenant’s use and enjoyment of the Premises for the Permitted Uses,
Subtenant may make such repairs within the Premises and in common areas adjacent to the Premises
necessary to restore Subtenant’s use, and Tenant will reimburse Subtenant for the reasonable and nec-
essary third party costs thus incurred by Subtenant upon receipt from Subtenant of a statement of such
costs in reasonable detail and such backup materials as Tenant may rcasonably request. Except as
aforesaid, Subtenant shall have no right to self-help. In no event will Tenant be liable for punitive
damages, lost profits, business interruption, speculative, consequential or other such damages.

19.3. Independent Covenants. Except as specifically provided herein, the obligations of
Subtenant under this Lease, including the obligation to pay Base Rent and Additional Rent, and the
obligations of Tenant, are independent and not mutually dependent covenants and the failure of Tenant
to perform any obligation hereunder will not justify or empower Subtenant to withhold Rent, except as
provided in the preceding Section 18, or to terminate this Lease unless the Tenant Default constitutes a
constructive eviction,

20. EMINENT DOMAIN:

(a) If the whole of the Property or the Premises shall be taken for any public or any
quasi-public use under any statute or by right of eminent domain, or by private purchase in licu there-
of, then this Lease shall automatically terminate as of the date that title shall be taken. If any part of the
Property or the Premises shall be so taken as to render the remainder thereof unusable for the purposes
for which the Property or the Premises was leased, then the Subtenant shall have the right to terminate
this LEASE on thirty (30) days' notice to the Tenant within ninety (90) days after the date of such tak-
ing. In the event that this Lease shall terminate or be terminated, the rental shall, if and as necessary, be
equitably adjusted.
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(b)  If any part of the Property or the Premises shall be so taken and this Lease shall
not terminate or be terminated under the provisions of subparagraph (a) hercof, then the minimum
rental shall be equitably apportioned according to the space so taken, and the Tenant shall, at its own
cost and expense, restore the remaining portion of the Property or the Premises to the extent necessary
to render it reasonably suitable for the purposes for which it was leased, and shall make all repairs to
the building in which the Property or the Premises is located to the extent necessary to constitute the
building a complete architectural unit, provided that such work shall not exceed the scope of the work
required to be done by the Tenant in originally constructing such building and the cost thercof shall not
exceed the proceeds of its condemnation award.

(¢}  All compensation awarded or paid upon such a total or partial taking of the
Property or the Premises shall belong to and be the property of the Tenant without any participation by
the Subtenant; provided, however, that nothing contained herein shall be construed to preclude the
Subtenant from prosecuting any claim directly against the condemning authority in such condemnation
proceedings for loss of business, or depreciation to damage to, or cost of removal of, or for the value of
stock, trade fixtures, fumiture, and other personal property belonging to the Subtenant or loss of busi-
ness.

21.  CASUALTY:

If the Property or Premises is destroyed or damaged by firc or other casualty, Tenant will restore the
Property and the Premises (not including fixtures, modifications and additions installed or required to
be installed by Subtenant), as soon thereafter as is recasonably practical in light of the circumstances
then prevailing, including the time required to collect insurance proceeds and to obtain any govern-
mental approvals required for restoration, and subject to any other matters beyond the reasonable con-
trol of Tenant, and the Rent will be abated, in part or in whole, based on the proportion of the Premises
rendered unusable, until the carlier of the time at which Tenant has substantially completed its restora-
tion or the date on which Subtenant resumes use of the damaged portion of the Premises, provided that,
in no event will Tenant be required to expend more for restoration of the Property or the Premises than
the net amount of insurance or taking proceeds actually available to Tenant for such purposes. If resto-
ration of the Premises is not substantially completed within the aforesaid one hundred cighty (180) day
period, Subtenant may elect to terminate this Lease on thirty (30) days” written notice to Tenant, effec-
tive on the thirtieth (30™) day after such notice if substantial completion of restoration does not occur
within such thirty day period.

22. NOTICES:

All notices under this Lease will be in writing and will be given: (a) by hand, with written
acknowledgement of receipt, (b) by Federal Express, Express Mail or other nationally recognized
overnight delivery service which provides verification of delivery, charges prepaid, or (c) by United
States certified mail, postage prepaid, return receipt requested, in each case addressed to Tenant or
Subtenant at the Notice Address set forth in Section 1. Either party may change their Notice Address
by notice given in accordance herewith,

23. BROKERS:

Subtenant represents that Subtenant has dealt with no broker in connection with this Lease ex-
cept the Broker, if any, named in Section 1, and agrees to hold Tenant harmless and indemnified from
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all claims for brokerage due to any person with whom such Subtenant has dealt in breach of such rep-
resentation. Tenant will be solely responsible for the payment of the brokerage commission due to any
Broker named in Section [.

24. LIMITATION ON LIABILITY:

The recourse of Subtenant against Tenant for any claim related to this Lease will extend only to
Tenant’s interest in the Property and the uncollected rents and profits therefrom. No personal liability
for any such claim will be enforceable against Tenant or persons related to Tenant or against any other
property. Additionally, in no cvent shall Tenant be liable for Subtenant for any loss of business or any
indirect or consequential damages suffered by Subtenant from whatever cause. In the event of a trans-
fer of Tenant’s interest in the Property, the transferring Tenant will be automatically released from all
liability related to this Lease accruing afier such transfer.

25. MISCELLANEOUS PROVISIONS:

25.1. Amendments and Waivers. This Lease may not be amended except by a writing, duly
executed by both parties and approved in writing by any First Mortgagee having approval rights, and
no waiver or consent will be effective unless in writing and signed by Tenant. A waiver or consent by
Tenant hereunder will apply only to the specific instance in which granted and not to any other in-
stance, however similar.

25.2. Interpretation, Both parties acknowledge that they have fully read and understood this
Lease and have had the opportunity to consult counsel to the extent they deemed necessary, and no
provision of this Lease will be construed in favor or against either party by virtue of such party being
the drafter of such provision. Enumeration of some but not all items of a class should not be construed
as excluding others, notwithstanding the absence of the phrase “without limitation” or words of like
meaning.

25.3. Invalid Provisions. If any provision of this Lease is finally determined by a court of
competent jurisdiction to be in violation of law or otherwise invalid, this Lease will be deemed amend-
ed to the limited extent necessary to cure such violation or invalidity and will be interpreted, as thus
amended, so as to implement the intentions of the parties to the greatest extent possible.

25.4. Time of the Essence; Force Majeure. Time is of the essence as to all rights and obli-
gations of the parties hereunder unless specifically provided to the contrary. Notwithstanding the fore-
going, if either party fails to perform an obligation hereunder, other than the obligation of Subtenant to
pay Rent and Additional Rent when due, which failure results from causes beyond the reasonable con-
trol of such party, including, without limitation, labor problems, contractor disputes, legal require-
ments, unavailability of equipment, fixtures or materials, casualty, or disruption or unavailability of
utilities or services (a “Force Majeure Event™), the amount of time for performance of such obligation
shall be extended by the amount of time such performance is delayed by reason of such Force Majeure
Event.

25.5. Jurisdiction; Governing Laws; No Counterclaim. Any action by Subtenant against
Tenant will be instituted in the state courts of Massachusetts under Massachusetts law, and Tenant will
have personal jurisdiction over Subtenant for any action brought by Tenant in Massachusetts by ser-
vice to Subtenant’s Notice Address. If Tenant commences any summary proceeding for possession,
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Subtenant will not interpose any counterclaim which is not mandatory or attempt to consolidate such
proceeding with another proceeding which includes a claim or counterclaim against Tenant.

25.6. Successors and Assigns. The benefits and burdens of this Lease will extend to the
original Tenant and Subtenant and to their respective successors and assigns, who will be included
within the terms “Tenant” and “Subtenant” as used herein, provided that no transferee from Subtenant
in violation of the provisions of this Lease will be entitled to any of the rights or benefits of a Subten-
ant hereunder.

25.7. [Estoppel Certificates. Each of the parties, within fifteen (15) days of written request
from the other, shall provide a certificate identifying this Lease and any amendments hereto, setting
forth the amount of the then current monthly installment of Base Rent and of any Security Deposit held
hereunder, stating whether this Lease remains in effect, whether there are any defaults by Tenant or
Subtenant, whether any Rent has been paid more than thirty (30) days in advance, whether Subtenant is
in possession and paying Rent, whether Subtenant claims any off-sets or credits or has any other de-
fenses to the payment of Rent hereunder, and containing such other reasonable and customary infor-
mation as may be requested.

25.8. Entire Agreement. This Lease contains the entire agreement of the parties respecting
the Premises and the Property and there are no other agreements or understandings between the parties
regarding the subject matter of this Leasc, any prior agreements being merged herein and superseded.

(The remainder of this page is intentionally left blank. Signatures to follow on next page.)
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IN WITNESS WHEREQOF, the parties hereto have exccuted this Lease as of the date first
above written.

TENANT,

MMA CAPITAL, LLC

hua N Rosen {Sep 21, 2016}

By: Joshua Rosen, Manager

SUBTENANT,
MISSION MASSACHUSETTS, INC.

0% YT

Angrew F Thul {Sep 21, 2016}

By: Andrew Thut, CEO
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EXHIBIT B
[Tenant Improvements)
In concert with the Landlord, develop and fully build out an RMD at the Premises pursuant to certain
plans, specifications, drawings and building methods [to be] approved by Landlord. Landlord and

Subtenant shall execute a work letter agreement memorializing the administration and completion of
the Subtenant Improvements prior to the commencement thereof by Subtenant.
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EXHIBIT C

[Subtenant Improvements]

None
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