Garden Remedies Inc.
697 Washington Street
Newton, Ma
02458

April 10 2018

Bureau of Health Care Safety and

Quality Medical Use of Marijuana Program
99 Chauncy Street

11" Floor

Boston, MA 02111

Dear RMD Applications,

Per the Bureau of Health Care Safety and Quality Medical Use of Marijuana Programs Request

for Information, Siting Profile Application 2 of 3, letter dated March 28, 2018 attached you will
find:

Request for information # 1 In response to Section C jetter of non-opposition. Please find a
letter of non-opposition from the City of Fitchburg.

Request for information #2 In response to Section B evidence of interest in Fitchburg. Please
find a copy of the Fitchburg Lease.

Request for information #3 In response to Paragraph 1 of Section 14 letter of intent for the
Melrose property. Please find a copy of the Melrose Lease.

Request for information #4 In response to Section D question not answered. Please find a
completed response to Section D

Request for information #5 In response to Section E The projected date the RMD will open.
Please find a completed response for Section E

Please let me know if the Department needs any other information
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RELITALS
WHEREAS, Landlord is wiiling 10 pirchase the seal propery lovsted s 307
Afrpont Rd.. Fitchburg, MA 01420 and desires o kase t&e imﬂ andt butiding. iocated
theroon 10 {I&“duﬂ Remedics. e

WHEREAR, Temant hay = pmvmami r&gtﬁﬁ‘&lﬂi‘m &} apeme
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WHERFAS, this. Ageement sets forth the fermy: Epon mfizsch Feruat -\h::.,h oS
the Premises from Lendlord. '
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Acticel  DEFINITIONS ANDTERMS.
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LO2 TERMS:

For the putpose af s Lease, the terms hetow shalthe deﬁneﬁ as faﬂzaws
i A -

Prosent Mailing Address of Landlord: 14 Peiton St, Withawm, MA 02453

Payment Address: 14 Felton 5t, Waitham, MA 02453




Lbﬁma*zn mwﬁ humired am nigh‘c&ev ;Hl ?‘1 ) o
seven point seven {7 71 acrepareel fthe Land: mr:l 8133 din .t{}g&ther t}e.ag the
Pramises). "

_*‘ Fara‘ has e_xecm:ed & P&a o

Legve Execution: This leasewill be axecuted before fa
purchase the building, and is tontingent on L&ﬂi‘ﬂi}:‘ Fal
narehase. i andtord dees notelose on: s.'
at GRE's regusst, assign PRS 10 {’R{ i oF

Barky Access: After Landlord has executed 3 PES to acg ur& the bu;h..mw fthe * P&s”] _
Latdlard vifl provide its best effores s obiin access for the Tevant @ araﬂ p!&ns :
and obisin permits for thelr proposed construction.aad: mzrz&&te pamma ar soalis

as Lendinrd end Tensnt determine is necessary.

Commencement Dale: The lsase will commence f1ér La andiord has closed an
purchasing the building.

Lease Termu: The mosth end Twalve years from the Commencement Date subjedt iz
extension as provided in Section 3.3 hersof

Base Rent: Rent {s pavablein ¢qual monthly fostalinenks:

hMonths | —&0 3000-PSF NNKN _
Motk T n";“'S:’ 23 PSE NNN (‘5“3 LES: %fmum%? bcpcm, NN "';- :
Thee 1iest tan weeks of the 7% month will e froe (s -
f&h‘,‘lﬁ.h‘i i3 18 ilf*QA;d F‘t . ;h;: fﬁl’é]“ﬁ”i{;‘f p%ﬁahtapg,{._..
Rent” of this paragraph. th séetion 4 thl}
Wonths §9-04: EN:
Year 3t
Your @2
Year &
Year &
Toar T
Yepe B2
Yewr 10
Yeer 1
Yiear 12:

Prapaid Base Rent: Tenant shall prapes
uw r*i}:gﬂnve aerped u%em* tim Pé?.vﬁ {ga, itmay be e;:ter;sde,
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el of sweh due diligence poriod. Yokl the purchase of the Promises by Landlord,
tive Prepaid Base Bent shizll ba held in escrow by the Btle company used by Landiard
in comnection with scquisttion of the Promises ar such other third party agroed

upon by Lapdiord and Tenani, and shall not be released o Landiord or Teran
uxcept as provided b the terms hereof. Upon the purchase of the Premizes by
Landierd, the Prepsid Base Renc shall be released 1 Landlord and Landlord shall
hawve the #ight to commingle the Prepaid Base Bent with Landlord’s other funds and
investiients and may invest the funds in property improvements. The Prepaid Base
Rent will not accrue any interest. This Prepaid Base Hent amount shali ba hased on
Year 2 rent payments, and shail not be spplied until the first day of the secnnd year
of the Lease. Ameunt of prepeid base rent: $143, 008 50 IMund when the Tenaat
gets a license o go inte pradictinn, and does start production, The Tenanrt may elect

tey cosrsne the B manths of propaid monihs earlier,

NN Rent {triple net) Excopt as otherwise stated below, Terant agrees to pay all
real estate taxes, butiding insurance, operating expenses, 4l cusly associated with
the repair and matntenance of any commaeon area {including materials, supplies, and
labash, the vond, amd exterior premises inclading the driveway and parking arcas,
taxes [incloding vales and special taves excluding oniy non-marijuans standarg
0oy Sxnes usseszed to the Landlerd) and maintenence (the three "Nees™ an the
prapery insddition to any nermat fres that are expected under the agreement {rent,
ail walliting expenses, ot¢] as addisianal rent

Full Rent: The Base Renland any sdditional charges including NWN Rent ay defined
in this omea.

Far the avoidance of doubt, the NN partian of the rent will commence when the
araperly is nanded over to the Tenant

Security Deposit: One hundrod farty-three thousand six and 56100 {$143,006.50]
DBoflars, | .

Permitled Use; The cultivation, processing, labeling, packaging and storing of
Medical Marijuana, Medicat Marijuaps-Infased Products {MIF}, and ather related
products such as, and not Hmited to, olls, dnetures, seresols and cirtments, refatid
supplies und educational materials, conaistent with and pursuant te Chapter 369 of
the Acts of 2002, Ap At for the Humanitarian Medical Hse af Marijuana [the “Act™),
and the regulations sdepted to implement the Act and set foth st 105 CMR 725,000
et se. {the "Begulations”] as the same mesy be smended from tine o tme, and
ancillary and related uses perouiled by the Begulations or by future regulations

aerraitiing thi same ar similar use of Reereational Mariuany,

0T ENTMERA TN OF EXTHBITS.

{3} Exhibit & Property Description of the Land

l
i
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{b) Exbibit B: Plup showing the Premises
{c] Exbibic CINTENTIONALLY DELEYED
T} Exhibit I Partie! Description of Tenant's Waork

{e} Exnibit Er Property Clean HpPainiing

Articie i1, DESCRIPTION OF PREMISES AND APPURTENANT RIGHTS

2.0 LOCATHIN OF PREMISHS.

The Landlord hereby leases to Tenant, and Tenant hereby acoepts From Landlerd,
the Premises. The Land included in the Premises is described on Exhihit A attached
hereto, The Land and Buiiding comprising the Premises is desoribed 90 the plan

atfached hereto as Exiibir B

‘Tenant shall have the vight to e ol of the Premises. Landiord shall nat make anv
improverients o the Premises, other than those requited by Landiard under
Sections 202 and B.02 below without the written consent of the Tenant, If the
Tenant does nob respand in writing withia & business days of inithal written
netitication the Tenant will be deerned to accept the Landlord proposcd
IMPTOVEII L.

Artivle 113,  TERM OF LEASE; CONDITION OF FPREMISES; TENANT'S
WORAR

A0 PERN OF LEASE:
The term of Liis Lease shali be the period defined in Seclion 1.01 hereof 25 the Lease
T, carvmencing upar the Commencenient Data.

IOZEONDTEION OF PREMISTES:
Landiord ngrees to deliver the Promises to Tanant on the Commencement Date and
Tenant agrees 10 accept sarae in IS "as s whore " condition, provided howewver,
tandiord shal? ve required to deliver Lhe Building to Tesant in a condizian that ig
structuraily sound with & roaf that does not leak and with warking utitity
connections, The Lundlord and Tenant agree b share ik the responsibilin: for
viesning up the property as per “Exhibi B — Property Clean Up,” The Landlord is it
reguived to meet building or other cede reqmremenu trigzered by Tenant's
activities. The Tenant and the Landlovd bave the due diligence period under the
F&S to confirm thar the current budlding has no sutstanding code viekalians filed
with the building department.

FOZEXTENSICHN O T HON:
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Tenant may élect o exfend the berm of thix Leaze for one {1] ten [18) vaar period
["Emtension Term™} Prior to the expiration of the Lease Term, Tensst may elact fo
exereige such exteasion right by giving Landiord netice of such clection ("Erection
Wate™ not sarlier than fifteen [ 15) months nor luter than rwelve {12) months before
the expication of the Lease Term, provided ny Event of Defatdt is in effoct on the
date such notice i given or o the commencemont date of the Extension Term. Such
eatension shatl be upon the same rorms, covenants, and conditions cortained in this
Lease exceps that {1 Tenont shalf have no further vighi to extend the Lease Term
after the Extension Term wnd {3} The rent per SFNNN will increase at the CP
inflation rale {Consumer Price Index fur All Urhan Consumears - CPI-UY, butin ne
event less thun 3% per year or grester than 5% per vear

INTENANTS WORR,
After tha Commencement Date Tenant may construct such improvements to the
inzide of the Bullding snd make such vdlity upprades as are desired by Tenant fur _
the Pormitted Use, provided Bowever, Tenant shail fivst submit the plans and
specificotiens for such improverenss tu Landlord lor spproval, which approval shall
rat he uhreasonahly withheld or delaved {the "Tenants Work™). & partis]
description of Tenant's wark is artached hereto a5 Bxhihit D, Natwithstanding the
foragoing, s anticipated that che initial phase of Tenant's Werk shal! be compriged
of cerjain demoelition werk o he performed prior to the power washing waorl to bg
cormplaled by Landlord as provided in Exhibil ¥ aztacked bereta. IFpormitted by the
sefier of the Premises wnder the P&S, Tenanl may elect by commence such
gemaditinn work after the end of the due diligence perviosd under the P&3 but befare
the closing thersunder; 1f the Landiord requests, Tenant shxll be requived to remove
the Teneni's Work at the end of the Lease Term, If requirt by the Landlord wilh
written aotification provided within 90 days of izase termination specifying the
fteems to e removed. Landlord shall zpprove or peovide abjections to such plans
within five {53} husiness days of yeecipt and shall specify any objections. ¥ Landlord
falls to respand to plans within five {5) business days of receipt thereol, the plans
and specilivations shall be deemad o be approved,

FH5 TERMINATION RYCHITS:
Tenant o7 Landlord may terminate the [ease i Landiord fadls to acquire the Premises
andd deliver it o Tenant wilkin 120 days of the Lease signing.

FNHLANDLORD WORK:
Landined shatl use ditipent effocts to perform the work described oo ExhibitE
Mandiurd's Work™, but enly to the extent required under Exhibit B, Costs shall be
burre by Landlord and Tenant as described in Exhibit . Landiord shail use diligent
afforts to complete, or cause to be compicled, the ashestos remaval work described
un Exbibit ¥ 2llsched hereto prior to cosing on the acouisition of the Premises.
Once Tersant has completed the initial phase of Tenant's Work L, the demalition
wiork desoribed in Section 3.04 above), Landiord shalf use diigent siforts
complole the power washing work describel on Exbibic B, The Tunant will recejve

e
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two {2} weeks of free rent oz the Bandlord manages this work for the Tenang, i
Landiord fails to compiets such poweer washing work within 45 days of the date
Tenant compietes the inidal demolifon work described abave {and notifies
Landlord of same], Tenant may elect to perform such work and Landiord shail
relmburse Tenant, upon demand, Tar 21l reasonable costs ralated therero.

Article IV,  RENT

S0 FRENT PAYMENTS:

(a1 shatl be pavadle by Tenent to Landlovd 2t the Poyment Addrass or such othar
shoes us Landlord may fram lime to thne designate by notice to Tenant withous
way demand, counterclaim, offset or deduction whatsosver except ux utherwize
sperificathy provided in this Lease.

(b}

srmencing on the Commencement Date, Full Bent sholl be payvable in advance
7 the first doy of cach and svery calendar manlh during the term of this Lease,
As used in this Lease, the term "Lease Year” shall mean any calendar yesror
part theraof faliing within the Lease Terins or Extended Term.

.
iy

fe} Full Rent far any partial month shall be paid by Tenant ta Landlird at such rote
o1t 2 pro rata basts, Anv other chargss puyable by Tenand ora monthly besis, as
harainafrer provided, shall likewise be provated,

{dY Il the Commencoment Nete falle on g day other than the first dav of 2 calemdar
ot the first payment which Tenant shall wake shall be made on the
Cemmencement Date and shail inchude in addition to the pext month's Hent »
propartionate part of such monthly Rent for the sotuzd duys elapsed of the
partal month,

{e] Kent not paid within five {53 davs of the date due shall bear interest at 15% per
annun antif paid,

1y lenain will nay the Propald Base Rem by the end of the due difigence peried under
the P&S, which shall be apphiag o rest due for Months 13 theouigh 18, subjsct o
Parzgraph 102 “Propaid Base Reat™

SOTREAL ENTATE TAK:

{3} The term “Taxes” shall moan i taxes and assessmaents Hncluding without
lirmrtation, assessmients forpublic improvements or bonefizs and water and
seweer chargust, ang other charpes ar fees in the nature of texes For munielpad
seevices which at any time during or in respect of tha Lease Tarm may be
assoased, Jevied, conflrmed so fvngosed on or In respect of, or be & lew upan, the
Buikiling and the Land, or any part theveo!, or any rent therefrom or any estate,
right, or interest theraln, or any ooUBpancy, use. ne passession of such propery
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arzay part thereof, and ad valovem taves. The Lendlord agrees that Tenant's
share of any special assessment shall be determined [whether or ot Tandord
gvails itseif of the privilege so to de) o if Landiord had clecied to pay the same
in mgizliiments sver the lengest period of time pormalted by spplicable aw e
Lo serrssining leage term, whichever is loss, and Tenant shall be responsibie ondy
for these installments (Including interest accruing and payaile therean] or parts
of instalment that are wtributable to periods within the Lesse Term. [f any iate
feas, panalties, fines, or ather assessments for delinguent tax payments are the
fault of the landbord {thore are no vutstanding balances from tenant) they shall
be o Landlord exponse, othorwise they will e 2 tenant axpense.

(B} Shoeld the Commanwealth of Massachusets, or any paliticsd subdivision thescol,
e any obher povarnmenial authority having jurisdiction aver the Premisaes, (1]
imnpose a tax, assessiment, charge o7 foe, which Landlord shall be reguired o pay,
Iy way of substitution for or as a supplement to such Taxes, or (2] impose 2n
ircome or franchise tox ar 2 2ax &n rents in sybstitution for or as 2 suppiement
a tax levied zgainst the Building or the Land or any part Lhereof ang/or the
prrsanz] property used in conneckion with Lhe Building or the Lot or any part
thereal, 21 sisch taxes, assessments, foes or charges [MSubstifute Taxes") shalt
ne deemed o constitute Taxes hercunder. Excent as hereinabowe provided with
regard 10 Subsitute Taxes, Taves shall nat inchude wny inheritance, estate,
sucrgssion, partnership, rranafor, gifl, ranchise, nel income or capita] stack tax.

{¢} The Tenanz shalf pay to Landlond, ax part of NNN Rene, @il Taxes agsessed against
e Building, and Land duving any tax vear (e, july 1 through fune 30, 28 the
same may change frem time to time} or part thereof during the Lease Term. The
Toenant shail pay to Landlord, together with moenthly payments of Base Rent, aro
vala msnthly instaliments on account of the projectind Taxes for each @ax year
reasonably calcudaled by Landiord from rime ta time by Landiaed wilh an
sdjustment made alter the Jese of the 1ax vear, to accpunt tor actual Taxes for
such t2x year, The initial nzonthly pavmens on account of Taxes shall be 53,500
per month, Within 120 daya after the and of each tax year, and periodically axs
L Landiord may elect, Landiord shall Sefiver o Tenant & reconcitintion whick

and the amount of underpayment nr overpaymens: by Tenaat. I§ the iz al such
monthly instaliments in any tax year is greater than the actual Taxes for such @x
year, Tenant shall be entitled to 2 credit againgt Tonant's rental obligations
fereunder in the amount of sech difference or, if the Lease Term has expired and
Tenant has bo ouistandiag menetary oblizations o Landiond, Laadlord shall
within 30 days pay such amount to Tenant, If the tetzl of such manthly
tnstallments i less than such liabilivy for such tax vear, Tenant shall pay to
Landlord the amount of such difference within thivgy {30} days after Tenant
peceiwea Landiord's invnice therefor as additionat ronf,

[d} Lundlord shall pravide Tenant a copy of all mx-related assessments. Landlord

agrees to contest the taxes each year iV requested by Tenant, ac Fenant’s expense,
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with any vl savings being for the benefit of the Tersnt, If any Taxes, with
respect to which Tenant shall have paid to Landlord, shall be adiusted to take
ino aceount any abatement or velund, Tenant shall be entitled 1o a full credil
against rentad abligations hereander, in the amount of soch sbatement o fefund
less Landlord's reazonable costs or expensey, including without limitazioa
warket-rate apnraiser’s and atiorneys’ fees, of se¢uring such abatementar
refund or, if the Lease Tarm has expired and Tenaot has no sutstanding
manetary obligations to Londlerd, Landlord shall promptly pay such amountto
Tenant The Tenant may apply e any real estate fox ahatement withour the
pries writlen consent of Landlord, and may relain i£s own logal and appraisai
professionisis to conduct such wark

2] Tenant shall pay or cause to be paid, privr to delinquency, any and ail taxes and
sssessments levied wpon all trade Bxtures, inventacies and other porsonal
property placed is and upon Lhe Premises &y Tenant. (fand 0 the exten
Cammanwealth of Massachusests, or aoy political subdivision theveol, or any
wher goverimmontal suthority having lurisdiction over the Building or Land,
impases any such ax pr assessment on the Landiard far any of such parsena
propersy owned hy Tenant, such payments shall be congiderad a eomponent of
Taxes due us additionat ront hereunder.

7 Notwithstznding the foresoing, Tenant shall, ot Landlord's request, pay all Taxes
dirpctly rather than reimburse Landiacd for taxes, wheraupon no additivaal rent
shall be colleciod fur estimated or actual taxes, unless Landlord sabseyuently
ohaoiys to poy Tanes

A3 TENANT'S OFERATING COSTS

{a) The Tepant shall pay tv Landiord, as 2 porlien of NNXN Rant, sl Dperating Costs
[defined below], including pro vat monihiy installments oo acenunt of the
projected Dperating Costs for each Lease Year during the Logse Term in amounts
reasonahly caloulated fom fime to tme by Landiord with an adjustmient made
aflar the close af the [ease Year, to acesunt for actual Gperating Casts fur such
Eease Year. Within 120 daws after 1he end ot each Lease Year, Lamdiord shall
defiver tn Tengnt a reconciliztion which provides specific detail as to aciual
Operating Costs incurred, If the total of such menthly invtallments in any Lease
Yoeur s greater-than the actuet Uoerating epenses tor such Lease Year, Tomant
shal! e entiled to a oredit ageinst Tenant's randal obligadons hereunder In the
amount of such difference or, ifthe Lease Terwy has expired and Tunant has no
cultstanding monetary abligasions to Landlord, Landlord shadl within 30 days
pay such amount to Terant JF the tolal of such monshly installments s Jexs than
such Hability for such tax veur, Tenant shall pay to Landlord the amount of such
differance within thirty {307 days after Tenant receives Landlord’s invaice
therefer as additiensl rent.
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"Oparation Costs” shall include "Menagement Services” which will e the of
39 of the hase vent hereunder{b) As used in this Lease, the lerm “Operating
Zosts® shall include "Repair and Maintenance” expenses incarred by
Landiord directly related to the insuring, repair, mainteaance, snd
replacement of parts {collectively. “the Operation”} ol the Building, the utility
tines zuumng from the Building o the street and the storm water drainage
systems, if any, {collectively, "the Property™), incloding, without lmitation,
the following:

{N The cost of services, materials and supplies fornbdusd or used
in the Operation anad Maintenance of the Property, including the cost i
raintin HVAC equipmoent znd perform Landiord's obligations under
Sertions 8.2 of Bhis Lease. This includes maintaining the growods such as
morwing, clearing snow, salting, wimming brush and trees, and other
groutds maimlenancg wark:

{11 Msarance presiiums:

ey Amounss paid s imdepesdent contractors for services, msterily and
supplies fumished (o perform Landiond®s obtigations vader Seetion 8.2 ol this
Legse, This will inciode chanpes. some of which may be structural - i for
wwarmiple Ti.‘ﬁ“lnl wanis then 1o make the building more operationaily efficien -
such as aliering the yosi S imndaien beneths;

tiv) Rephacing broken paris (Replacoment of Pams) such as borst s,
shorted clectrical wiess, clearing cioyged draing or broken toiletry, "&j}gii‘il‘""'
becten-windows or dors, p.m.'hmg the ronf for foxks, regalar selreatment oi
the driveways:

(vh Reimbursable Services: services that the Tenant explivitly agrogs i
writing i pay for;

rviy Ropais and tinbergoos {uwh ey i ng;‘%mfrm ) of the ol
the premises, SilVicisg to aeiain 8 I s cuvent conditon mud e e ke
iEHER G of 1] A5 ..1_1]1'**‘ e o 3;15,[‘:'»':’ i m B rﬂ- s pLlb T, :ls—lh{i'e'!i p,_w“nt:ﬂb
related 1o such repairs and rwistensncs shalf be limited w S:-: D00 per year, on
4 cumuiative basis over Lime, which will ondy be duee anid pavai\ie when the

cxpomses ame incurred: and

4=

peiil Parch painting the exterior surface of the bullding.
(viist  Repwrs thas zro
1.} refated to any Tenant improvements
2.3 are required due to by Tenant’s Work, Tenaol's change in use or

miguse if tha Premises or
3.1 Tenant’s Failure to comply with the terms of Lhis Agreement,
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(i) Should Landiord noed ® repluce the maf, GR] agrees o contribute o
the cost by inereasing its annual rent payments by 4.1186 cents per syuans fom
CESA0 par yeac), commmeneing when the replacement astivity is compleied.

The Tenant will perform almeost ait of the Mairtenance and Repair wark: The
Lamidlurds reserves the right to review and accept oy refect any work
performed hy the Tenant,

fe Uperating Costs may be incurted by way of reimbursement, and shall
inelede taxes cpplicable thereto.

[d} The foliowing shall beexcluded from Operating Costs, unless tha Tenant
ZErees in writing to pay for such servicus!

i1y Deprecigtion of the original vonstruction costs of the Bullding,

fity Expenses relating 1o Tenams' Work dhecause Tengnd payy these diresily
- L

per Sectign 304
{itr interest vn Landlord indebludness:

fivi Expemses for which Landiord, by the tarms of this Lease or uny other
lense, makes @ sopavate charge

fvi Real estate taxes oaly 3 Temant is paying these directfy 1o the local
savermment per Section 4,102

(viy Struerurat Repairs including replicing the risof Lexcept as grovuded for in
the mrevious persgraph 2,03 D)), foundation, slomm water divingge svsiems
and wiliy Hnes trom the Boilding o strest, peovided thit such repairs are
unrefaed o any Tenaet improvements and are not reguined due to by Terans
Work, Terant's change in use or misuse of the Premises or Torant's fuilure ro
comply wilk the terms of this Agreement;

(i} Capiral aod other expenses incurred i the comstruction of additional
feasahle gren o the Propertv:

ity Complele repainting of the extericr

{ix} Txpenses reirmhursed by insurnee; and

(X} Heserves

4048ECURITY DEMOSIT
Tenaar agrees thal the Security Depasit shaél be paid before the end of the due
diligence period ender the PES, as 3k may be extonded, unless Laraflord termsinates
the P&S or Venant terminates this Loase under Seelion 17,16 prior to the end of
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such doe ditigence period. Unti! the purchase of the Fremises oy Landlord, the
Serurity Deposit shail bz held in ascrow by the title company used by Landiord in
connectinn with acyuisition of the Peeoiises or such other thisd pargy agreed upan
by Landlorg and Tenant, #nd shall nat be released 1o Landlord or Uenant except a5
provided by the terms hereof, Upon the purchase of the Premixes by Landlord, the
Secnciiy Bepnsit shall be released to Landlord and  Landiord shal: hove the right to
commingle thi securily deposit with Landiord's other fonds and inveshnenis and
may invest the funds in property lmpeovements. The Security Jeposit will nat
agcrue any intevest. v additfon, prior to the end af the due diligence period, s it
miy be exlended, under the PE&S, Tenant will werify to Landiord the existence of a2
least $3.59 Miflion in funds under ifs control, . Lamdiord shall hold the Security
Depusit thraughout the torm of this Lease, as securizy for the performance by
Toenaat of ail abligatiens on the part of Tenant te be kept and perfocmed. Inno

pe considerad (except as set forth below}, & messure of liguidaled damages.
Landgiord shali have the right from time to time without prapadics e ary ather
remedy Landlord may have nn aucaurd theren?, to epply such depoesit, ovany pard
therenf, o cure 3 default by Tensnl hereunder or Landlord's damages anising from
any default on the part of Tenant. I any amourt of such ceposit is so applied,
Tanant shall pay the amcuat so appiicd ta Landiord upnn demand therefor.
Landiord shail return the deposit, or 5o much thersor os shall nothave theretolore
neer eppliad 0 svenrdanoe wilh e terms of this Section 4.4 to Tenant on the
axpiration or carlier termination of the Lease Term and surrender of possession of
the Promises by Tumant Lo Landlond, provided @l reat and atl othey amaouns dus
hereumdis have heen pald by Tenant

Article ¥, USE QF PREMISES:

SOLPERMITIED LSE,
Teoant agrees that the Premises shall be uzed and accupied by Tenant only for the
Parmsitted Use per Sechion 102, Thae partios horelo socagnize the caltivation and salke
of miacical or recreational marijuans is nat currently permitted under Federal i,
bt that medical marijusns use is permited undec the laws of the Commonweslth of
Massachusetts for those whe arg propesty Hivensed undor Massachuseits law.
Should recreational martiuann use also be parmitted under Massschusetts Lavw, it
will 2iso be 2 permitted vse ander thislease agreement. Landlord and Tenant shail
pel pormil @anyane i sraoke or olherwise inges: Marfizana o MIPs an the Premises

SOZCOMPLIANCE WITTT LAWS,
Tenznt aprees that #s aperations shall camply with Massachusetts state and lgezl
laws, and federal laws exempling fedoeral Biws relaiing to moedical aond G lawiol in
the stzte) recréational marijuana. Subject to Tenaot's right to terminate this Leass
ey prc:lvi.d{tr} in Sectiom 17.18, Tenant shall ohtain local and atate approvals, prrmirs,
licensas, registrations, varienves and the ke feom povernmental or quasi-
governmentz] authorities, (cotlectively, "Approvals"] which are required for
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Tenspd ¥ improvements te amd use of the Premises, inchuding, without Bmitation,
any which may ho required for any construction work and insmaflations, slerations
ar additions made by Tenant to, v, an or sheut the Fremises; provided, however,
shat Tenant shali not seek or apply for any Approvals wilhow first having given
Landiord five business days to review any applications for 4pprovals and alé
materdals and plans to be submitted in conncetion therewith and obtalning
Landiord’s wrilten consent, which shall oot be enreasonabiy withheld or delaved, in
accerdance with Asticle 3.04 of this Leaso. In any evant, Tenans shali be responsible
for all costs, expenses, and fees in connertion with phtaining all Approvals. Unless
Landlord respends within S business days, the improvement reguest wili be
deemed approved. Withaut limiting the general application of the foregoing, the
Terani shali be respensible for enmpliance of the Premises, including, without
limitation, any alteraticas i may make to thie Promises willy the reguirements of the
Americans with Disubilities Aot {42 LLEL. Section 12101 et seq.) and the regulations
and Mecessibiiy Guitelines for Buildings and Faciiities issued puvsuant therelu, as
the same mae be amended from time Lo lire {rollectively, the "ADA™). Ac the
signing of thes lesse the Landlord and Tonant apree that there are no code winlations
o record with the bullding departmuenl {for its currene use), 1¢is eepocted that the
Tenanty regusst for g certficare of sccepaney (which we expect will include »
Tharge in use’] will ot be granted ualess thees are many upgradss ang
improverents to the building. The Tenant will bear al costs o impreve ihe
building such that thew can pbtain 2 curtificats of ocrupancy and pat the groperty
into use. Thereaflor, Tenant shail, at its men cost and expense, (1) make all
insteflations, repairs, alterations, additlions, or mprovements to the Promises
reguited by any law, ardinance, by-law, eode, rale, regulation or order of any
governmental or guasi-governmental authority and bring and maintain the property
tp b0 cote and the insurance requirements for their new and sartivelar occupaneoy,
Landlord will perform structural repaies ner £03001) to Reep the Pronises m]nipped
with 51l reguived sofety equipmeit snd spptisnces for standard induestrial wse fes:
the existing use helog the sssembly of wire shebvingl; and Landlord will comply with
23} laws, ordinancies, codgs, rules, regulations and oeders and the requirsments
spplizable to the Pramises, Building and Land - &8 required for the standard
industriz! use. Tenans shall nat place a kud upoa any Aoor in the Premiaes
exceeding the lessor of {a] the flaer lnad per square foot of area which such foor
was designed to carry as certified by Landlord's architecr and (8] the floor ioad per
square funt of ares which is allowed by faw, amd whick will be certifted by the
Tenant’s architeet. Landiord reserves the right to prescribe, aeting reasonshly, rhe
weighs and position of 3li business machines ang meochanical squipment, including
safes, which shall be placed so as to disteibute the weight, provided sach placument
does not materinby impede the Tenanl's apurating efficiency.

FOXTENANTS OPCRATIONAL COVENARNTS,
In regard o the use and oucupandy of the Premises, Tonant will at ivs expense: {1]
maintain the Premises in a clesn, vrderly and sanitary vcondition and free of insecls,
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rogdents, vormin and other pests: and (2) keep any garvage, trash, rubbizh or othear
refoze in vermin-proed containeys,

SOESIGNS,
Except as expressly permivied in Whis Articie V, Tenant shall not placs any signs,
plagards, or the like on the Building ¢r in the Premises that will be visiple from
putside toe Premises {Inctuding without indtation both interies and exterior
sarfzces of windows?, Subject s Tenant olitaining necesszry approvals amd germits
theretar, Tenant may erect onre exterior siga in a location designated by bandlord
canbzining Tensnt's name and no advertising maleriat. The total area of Tenant's
exterfor sign shall pot exeped thal propartion af the total avea of exteTior signape
atiowed on the Building undar xoaing that the ffoor a7eq of the Premises bears 1o the
total floar ures uf the Building. The costs of all interior and exterior signs ard the
irsstaliztion thereof, including e costs of any required permits or spprovals, shall
be the respongibility of Tenant the Tenant shali comply at its own cxpense with the
reqaivements of laws and regulstions #lfecting Tenant's signs. Tenant shall remove
signs upon fermingtinn of this Lease and shali return the Premises and the Tuilding
to their condition prior to the placemenl or erection of said signs, Ary signsgs shall
agditionally comply wilh 105 CMR 725 1850L) as nwayv be amendad from thne Lo
timye,

SARHAZARDOUS MATERIALS,

Landiorf and Tenank agreo to remediate the presenva of cantaminants on the
Premisas per Exhibit B - Property Clean Up ™.

The Tenant shall not use, handle, star: or dispose of any o (exciuding vils derived
Teonn the wmarijuans plant), culthvation auicients, chomicals, hazardeous or toxic
subistances, materials or wastes (excluding murijuana} {vollectively "Hazardous
Materials™} mn, voder, on of about the 'ropetty except for such storage and use
which is permiltted By law. Aay lazardous Materizls in the Premises, and all
containers thevefor, shali be uged, tomporarily kept orstored, and disposed of in
eonfoymity with all applicable lows, ordinames, codes, rutes, regubations and orders
of govvernmenial autherilies. 17 the transportation, stavage, use or disposal of
Hozardous Materiais snywhere on the Property in connection with Tenant's use of
the Premisqas results in (1) contamination of the soil or surface or groand waler or
{23} foss or damage to parseais] or peoperty, then Tenant agrees {i] to notify
Landlovd immediately of any contamination, ¢laim of contamination, loss or damage,
i} after conseiialion with and approval by Landiord, ro cleas up il conlamination
in Fulf complianca with 2l applicable statutes, regulalinns and standards, snd (i) w
inGemaify, defend and hold Landlord harmless from and agains: any caims, suils,
causes vl actiar, custs and fees, ncuding, witheut intitatinn, attorneys” fees, arising
fromn or connected with any such contamination, eizim of contamination, loss or
aamags, Hf reguired by Gow, this provision shall survive the termination of this Lease,
No consent or approval of Landlord shall insny way ba constroed as imposing upon
Landlovd any liabikity for the means, meshods, or mannee of removal, containment
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arathor compliance with applicable Taw for and with réspect to the foregning. The
terms of this Section 5.05 shall apply to any transportation, storage, use or disposal
of Hazardous Materials irrospective of whelher Tensnt hus obtained Landiord's
caasent thevefnr but nisthing tn this Lease shall Hmit or otherwise modify the
requirement of consulting with Landlord per clavse (i} abowe. U the Tenunt is
deficed az a "Very Smatl Quarntity Generator af Hazarduos Waste" per 310 Code of
Massachuseits Regulations {CMR) Departmont of Envirenmental Protection: then
e Tenan: will be autherized to store hazardous wasie fue longer than 3 months but
no more than oite year, When an approved hazavdous waste costaines is flled,
Fenant will dispose of waste in wo mece then 2 days in 2 manner compliant with
state and federal regulations.

SORINSURANCT RISKS
Tenant shall not permil any use of the Premiges, other than the Permitted Uses,
which will make voidable or, unless Termnt pavs the exira insurance premwium
aliritratably thereto zs prveded below, increase the sremiums Tor any isuyrance on
the Ruilding ar on the conlents of szid properor or which shalf be contrary 1o awy
taw ar regalatinn from Hme o time sstablished by the New England Fire Insurance
Rating Assotiztion (orany successor orgunization] or which shall reguire any
alteration or addition to the Building. Tenant shall, within thirty {30] days after
written demand therefor, reimburse Landlord and albwther wenzrsts for the costs of
all extra insurance premiums caused hy Tepant's use of the Premises. Any such
ameants shalt be doomed to b additiana! rent hersunder,

SOTRLECTRICAL GAS, WATER, ARND SEWER EQUIPMENT
The Fenant shall not, without Lamndlord's wriltan consent in each fnstance, which
consent shall oo be vnressenably withheld snd/or delaved, comnect 1o the electrical
distription system any lxlures, applisnces, oF equipment which will aperate
individually or collretively a7 3 wattege in exvess of the vapacity [however isbeled)
of the cloctrical svstern serving the Premives as the ssme may be reasonably
determined by Landiord and Landiard may audit Tenant's use of slectric power to
determine Tenant's sompliance herewith, Such written response by Landlond mast
e provided within § business days, otherwisa the Landiord will He deemed to
approve.

SORTENANTR QPERATIONAL CUOVENANTS,
fay Allinnative Covenants:
In rogard to the use and pecupancy of the Premises, Tenant will al ibs cx0ense, o additfon
1o ity obligaticas urder Secton $.01 1411 keep the inslde and cenyide ol 2] glass in the
doors and windows of the fremises reasonably edesn: {2 replace promipily any cracked
e braken ghis of the Promises with glss of ke Kind and guality: £3) smainiam (e
Breoises in o olean, ordesly and sanitary condition and froe of inscets, roders, venmsin
and othet posts: (4) keep any carbage, travh, rubshish or ether refuse i vermin-proot
soptziners within the interior of the Presnises witit removed {and Tenant shall cauze the
Premises 1o be inspocied and oxserminated, i necessary, on oy sepudar basis by a
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repaiahie, Hrensed exierminutor uad shal? provide Loandlond, vn request, wiih & eapy o
Tenart's comsacy for such servicesy; and (3 keep ali mechandeal appoaratus [ree ol
vibration znd oud noise which ey be wansmitied beyond the Premises or danage the
asguipment. |rotified by Landlord of any viekation of tkese Covenants, Tenant shail have
14 chays [roen 1he date of receipt of such noties w cure such defauit

(b Nggive Uovenams:

In regard o the pge amd oecupancy of the Premises and common wreas, Tensrl will nat:
P17 place or maistes any eash, relise or other griekes inoasy vestibule or entry of the
Promises, on the sidowalks or eomriders adiacom therse or clsewhere an ihe axioror of
‘g Premises soas e obsiruct pny corrider, stairway, sidesalk or common srea; (2)
purmic umlue accwmelations af or burn garhage, e, rebbasd or adber refiee withinoos
Fromises or any public of private nuksanes of use or permil the sse of 2ry porion of th
Promises for any wnlawfal purpose under staic or lecal iaw,

I any Suae of Massschuseirs, Worcesier County, or Cily of Fichbure govornmental
eatisy ineluding any court, burese, agency, or department} or sny Federal Coort not:ties
Tenant or Landiord that talure g cornply weth 7% mstruetion will sesalt in fees or
penakics, and the Tenant does not comply with the instruction within thar noticss”
wearning perlaed o within 30 days, the Terant will pot feie Landlord gserow 3 legal e
retnainer ol S2506HY {or ax the ndependen. bavover may ressonably exlimie as approprisle
ber adidress the clirowmsiance] phas the fll smount of the prajected fees o pensities e ihe
munth. Osee Be issue i resolved the remaining esorire will be returned w te Tenan,
Fatlare s comply wili permtt Landbord foenminae the ase,

Article ¥1,  INSTALLATIONS, ALTERATIONS AND ADDITIONS

GOV INSTALLATIONS, ALTERATIONS. AND ADBD§ IONY.
Tenant shall not make insiallstions, alterations, or sdditions to the Premises unless
rhe Landlerd consents thereto in advance and in writing, which censent shall ot be
upreasenably withheld, delayed or conditioned. Such written responses nust ae
provided withie 5 business dayy, snd will he deemed approwved unless arted ugon,
Except oy provided for in Section 602, sry wstallations, alterations, or zdditions
made by Tenant shodl be at Tenant's scle cost and expenss and shall bedone ina
goad and workmanlike manner; and prioy to Tenant’s use of the Prasmizes, after the
serformamee of any such wirrk, Teoant shall procare certificates of oroupaney and
any ather required certificates. Landlord will provide assistance if reguired by
Tenant. To the extent an installation, alterstion or addition increases the square
fpotage of the Premises, Rent shadl increase te reflect such additinnal square footage
bazed o the fir market rental rate for such space, accpunting tar the feet that such
space wis constructed and paid for by Tenant, Tenant shall not suffer or permit any
mechanics' or similar liens to be placed upon the Fremizes for labor or materials
furnished to Tenant or claimed to bave beer furnished to Tenant in connretian with
wark of any character perfermed or elaimed to have boen porformed at the
direction of Tenant, and shail cause any such lien to be released of record forthaith
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withiput cost te Landlord. Any and all Tepant installations, aliziations, and additions,
in or o the Prermises, that are intended to become or diy become part of che reat
estate shall be fully paid for and free and cloay of any sod 3i] chatte] mertgages,
conditfors! s of sale, security interosts, or eny Hens or encurnhrances af any kind
or sature. Instzllatians, alteratinas or additions made by Tenant o the P'remisr"s,
including, withous limitation, al utility syalems Jncluding sl ighting and 11VAC

equipment] and fixtures instalfed in connaction therewith, ozher than movsble
permnak preperty, ol aot induding Tenant's lighting and other specialized
ecuipnent particutar to the cultivation, extraction and packaging of madical
mariaag, and generatars and other mevable squipment, shall becomie the property
of Lara@ord ot the termination o expirasing of this Lease. Should the tenant remove
their lighting fixtures, Torant will replace the lighting with lghting to return the
space to weld fit industrial use. At the time Landlord ronsents Lo any improvements,
Langlerd shall desigraty inwriting which portien of the imprivements need to e
reveoved 3t o end af the Lease Term, sut Lanéiard shafl anle reguire such remaval
for improvements that are out of the avdinary, will unlikely be useable hy another
wanant and will materially increase the cost of demoliden i such demniition s
necessary. Shauld the Tanant enclose the windows {fr security purposes] at the
end of tha Lease Lgrm, the Landiord may require the Tennrt to restore the aow
exiating wintpws,

GOTCAPITAL IMPROVENMENT AT TOWANCE BY LANDLORD.
Eandiord will make $304. 00000 avaslable o Tenant for (exeoin as nay i fedonn

copital mprovemenis, inchiding HvAL, electrical syslem. or the ';[}ﬂﬁl\}ﬂ syugem - ad
excluding non-sapital nprovemaenis swch as any wark refated m fnstalliog walls, wirin o
atd painting. #ans for consiraetion that will utdlize this Capital Improvement Allowance
mst He appeavesd by Lapdiord price to efog perfirmed, and nod b smreasonaby
withheld. Tenzn shyll suoply all required permits gad plans o Landiord to obtain
Landiord™s gpproval (per Sectien 3.04 abese), which thereafior shat! not weredsonebly be
withheld and desmed mpmw'cf if nat responded w within 5 husiness days. bxcept as
exprassly provided for hersin, ady improvement weade with Landbord™ feds under this
seclion shall rowain part of the Premises. snd shali net be removed ot the time Tonans
vacates The pronvises, 1iese funds will be provided te Tenant on an a8 nesded hasis, nnd
Fenant wil! provide consirection propesais from & lcensed Comtsacmor for 2ach wnoent
sought by Terant pursuant 1o shis Section befors Landlord ix pbligated o provide said
sHovance money. Landiond’s dishursement will be made within 58 degys of roquest, with
imvoics for work completed atlached.

b addition, Betore Landlerd is obligatad wr prasvide the $300,000.00 contertplated by this
section, Tenant musd submit completed engineering and architectural plans for their
proposcd construction, including fun not [mied v plans Tor [TVAC, power, and natural
gasioll. 0 addiion w twese plans Tenant must submit bids [or the cosis of sorstruction
of zhese plans, ANTY proof of available capital to cimplere the cotstrectnn, Soch
avatlable caphal may be retheeed by $500,000 00 which landlord shall suppiy in the event
tial the terms of this sectior are mef by Terant.

+  lenant wili fund the Arg 31208 045 in improvement cosis
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o  Londlord shall disburse the next $300,000 (which shell be dishursed for umy
purpose relued o Tenant's Work az fong as 300,000 in cagital bnprovemeats
have been compheed By such Gmce);

= Tenam will lund the aoxt F70000;

«  Landlord shall disperse 1he next $200,000 of ike improvements {which. eontrary

laa thie berrees above, ey b wand for ooy purpose relared to Tenant'™s Work l: and

Tenant shall 1und the remaining improvernonts.

L3

Landlond shall provide o Tenant upon soquisition of the Premises a vopy vl'a recent
henk slalemars showing adequate funds are v Landlord s accewunt tor fund the {6l Copiiat
fviproveniont Allowanse.

H Tenant elests o draw frem Landlord the full S200,004 tranche of the Capital
Fmprovement AHowancy @y deseribed above, Terant shall pay as additionat rent 33,030
por moanih o 126 ntonte. Towever, 7 Temnt cledts (o draw from Landiord less than the
bt S2EE D0 wanche of the Capitat Improvement Adlowanece., Tenant shall pay ax
adibiional rend (hat percentage of such 3,054 per month: a3 is egual W the pereentae of
the £200. 510 manche that has boen dravae by Fenant.

I amdlord failys o advancs the 300000 Capital imgprovement Allewance in sceordance
with the terms hereed, snd s to cure such default within 13 davs atter natice [rom
Tenuni o Lundlord, Tonant mav obiaby such funds atsewbere and ned poy the $3050 fera

portion thereof) znd msy deducs the 3300000 | from the Fall Rent due bereunder.

Article VI, ARNIGNMENT AND SURILETTING

O PROHIBIVION,
Natwithstanding any other provision of this Lease, Tenant shall not, divectiy o
indirectly, assign, mortgage, pledge or ptherwise transfer, voluntorily or
involuntarily, this Lease or anry intevest herein or sublet any poeticn of the Buitding
without, in each instance, daving first received the express written consent of
Landiord {which corsent shaill nol be enreasonzbly withheld or delayed], unleag
such assigo is to'a wholly swned subsidiary of Tenant Netwithstanding the
lpregoing, =md oot in limitation therecd, it will be deemed reasanahle fnr Landlard to
withhold its consen: te any propased teaant or subh-Tengni which does aot, in
tandlord’s reasenable judgment, have sufflcicot lnsncial networth or cash flow
from operations to satisfy its obligations under this Agreemant or any applicable
sublease, whichever is the case, or & goad repulation. 4s a enndition precadent to
tandlord's consent to any assizimment of this lease, Landlord may request certified
fizancial statements of the nrogosed sub-Temant, and Landlord, ar Landlord's sole
discrotion, shall determing if the proposed sub-Tenant has sufficient capital ar cash
flow to eater into a sublease. Any assignment of this Tease [olber than as permited
toa subsidiary or & controiling entity as sut forth below] by Tenant withowt
Landlord's xpress consent, which sholl not he unreasonabiy withheld, shail be
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iovalid, void and of aw fures or effect. Any request {or cansent under this Seeiinn
shail set forth, in detail reasonably sstisfackory 10 Landleed, the identification of the
proposed pssigaes, it5 financial condition and the terms an which the oroposed
assignment iz 1 be made, ncluding, without lmitation, the rent or any othar
consideration to he paid in respect thereta and such request shall be treated sy
Tenard's warranty in respect of the information submitted therewilh.

in ey case where Landlord shalf consent 10 any assignment of sizbiot, Terant odginally
named horeln shall semain Relly Hable for Tonans a'r-im_runna hereundor, inc _zdncm
wilthoud miation, the ahtigaticn wo pay 1he rent sid other amounts proavided under this
e mraf sk Habtlity shali sod be alfiocted in gny way by ary Bure amendment,
mandiljestion, oF cuension af'this Lesse ot uny further sssinnement, other rransfer, or
stthlcasing and [enant berehy irrevosably consents o any snd o8 such ransactions.
Tenant agnzes U pay W Landlord, within fifteen {13} days ol hilling terefor. ai!
seascnabls feaw! amd other out-of-pocket expenyes incurred by Landhurd in cosnection
with arry reques tr sssipn oy sublet. It shall ke a cundition of the validiny oF any permised
assignmiery or subleting that ihe asstemee or sub-Tenant agree direatly with Landiord, in
form q:n'ql'ac:lmj" o Landiosd, w0 be hound by alt Tenant ebiisations hereunder, incioding,
withoot limitation, the ublization o pay all Kent c].”..l. viher amounts provided for under
this Lease and the covenuni against fushor assipnment or others tensfer or subletting,

Tunant has the tight 2o assign this Lease w another Indusiial gser s assumee the Lease,
provided the Laradlord approves (which will net be unveseakly withheldy, 1 another
industrial user sublee™s the Proenises, having first abaieed andherd's consont, at o nental
in exeess of the rent and addiionsd ront due ard peyvichie by Tenont vnder the

provistons of this Luase, pereent £30%) of sueh axcess Rent and Additional Rer, alier
:l deduation of the costs al the torant Improvements and brokerage Fess i connection
sh suely subicase amortived over the gorm of sach sultiease, shadl b‘,wn'c' the sole
property of Landlord, iU being agreed, however, thal |andasd shall not be responsible By
any deficiency il Tepand :\hql‘f sitbiet the Premise: st « rents] loss than that providad Nor
lcreit.

}‘E

FINAMCLAL INPORMATION, Within fifteen (15} days plior writien roouest by
Landiors, trom time @ lime, Tepant shall supply to Landtord and w any iendar,
purckaser o prospective lender or purchaset designated by Landlord o current foancial
sernem, fnchuding 3 balancs shest and Income stalement, eortifled o be tiee and corroe!
By an ellicer of the Tenant and prepared m accordance with geneaily atcepied
acvouniing principles consistenily spphicd

TOPACCERTANCE OF RENT FROM TRANSFREEES,
The seceptance by Landiord of the poyment of Renl, adiditiona] rent, or othe
charges loliowing assignment or ather transfer prohibited by this Article ¥ [I zhiall
not be deemed to be a consent by Landlord to oy soch assipnment or other
transfer, nor shail M sama: ropstitute a waiver of any right o1 remedy of Landiand.
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Articke ¥ill, REPAIRS AND MAINTENANCE

ST TENANT OBLIGATIONS,
From ang after the dule thal possession ef the Premises is deliversd to Tenant and
untlf the end of the Lease Term, Tennt shall keep the Premises and every p:srt
thergof in good order, condition, and repalr, reasonade wear and tear and damage
by casualoy, s 3 result of condemnation, or as a result of the fadure of Landlord to
provide sepvices required 1o be provided hercunder only excepted, Tenant shall be
respansibic far maintaining the packicg arcas, tighting, ang waikways an the
Prereises and shall be responsible lee all spow removal {including the ronfs to
present overloading. Teezol shall be responsible for maintainioy the mechaniea;
systems in the Building nndd utilily Hnes that the Tenant may have installad e
sy,

SO0 LANDLORD Q8L IGTATIONS,
Except 25 may ho provided it Article [V, Article X1l and Articke ¥1il, Landlord agrees
0 Keep in good order, ceadition, and repair the siructural campunents 2nd the rooal
{subject to cost shaving for che rool ws pravides by Section 4030 vil] of the
Building, the urility systems that tun from the Buikii ng ta the sireet or other araa
where they ti intn che wain gt Hees and the storm waler drainage systoms, F
my. Notwithstanding Lthe foregoing, Landlord shall not be responsibie fur additional
cests v imorevements 1o such ssructural camponents, rogd, o Bty systems
resuiting from Tenant's improvemenis or particular use of the Building.

Article 1X.  UTILITIES

QUIBEPARATELY METERET LITILITIS,

Tenant shall pay d:n.{.t.s:, o the utibity, as they bemme duw, al hills for electricity,
gas, water gad sewer charges {unless Landlord pays such bitls and for seeks
seimhursements for same upder Section 4.02 or 403 2bove), and other utilities and
sental or service fees [whether thuy are vaed for furnishing heat ar for other
purpazes) that are furnisied 1o the Prumises and now o hereafrer separately
weetered or bitled by the uglity o the Promises. [T any utilitias used or consumed by
Tenant are not separately metered, Tesasl shali reimbarse Landlord for the casts
thereof as determined by Landlord with full disclosure of such costs to Tenant.
Landford agrees that Landlord shadl cause utility connections to be dvailable at the
Premisps. Accordingly, i any utilizy line leading t the promises {£.4 4 warer ar
seweer line]) Tequires repair snd such repair is nos te vesponsibitity of the applicable
ugilizy, Landlord shall be responsible for such repair and such cast shall sat be an
Operatng Expense, Nobwilthatanding the above, Tenant shall be responsible {or the
enat of (i) any inidal spgrades to utililies purfarmed as part of ‘E‘una‘qt = Waosk, (B}
any repairs regquived to utility improvements instalied by Tenant, and () repairs to
such utilies yequired due 1o 'Tagant's Work or Tenant’s Suhi. Landlord™s niligation
L rnaintain utitity lines shall only apply te utilities present and at the size or level at
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e tme of execution of this Leasse, If Tenant increases, replaces or modifies any
existing utility lines, Tenant shail be solely rospunsible for all costs relabed o their
provisian, instailation anc maintenange, In the event that Tenant's vopstruction or
Use shall reguire sewoer, power, water, o7 natural gaslines run to the Premises,
Tenant shall be sedely rmpumlhle for all costs n*iated ta their provision, installation
and manicnandy.

Article XK. INBDEMNITY

10,01 AT TENANT'S INDEMNETY,
The Tenant shall Indemaify and save harmiess Landlord, the directors, nfirers,
agents, and emplovees of Landiord, agaiost and (rom 3ll claims. expenges, ar
Babilities of whatcver nature {3} arising divectly ormdirectly fror any deliul or
hreach by Tenant or Tenant's contractors, livensees, agents, seovants, o employess
ander aiy of the terms or covenants of this Lease, or the failure of Tenant or sech
porseas 1o comply with aay Federa! Jooid, county, or state law, sale, order,
regzutation, or lawfut divection now or hereafter in fores of any public authority, in
cach case Wy the gxtent the same are refated, directly or indiveckly, to thy Premises or
the Butldieg, or Tenant's use thereaf, ar (b} urising directly or indirecthy from any
aocidenl, injury, or damage, howaver caused, 1o any porson or property, on or about
the Pramises: o provided, howeyver, that 16 no event shall Tenant be obligated
unger this clavse (b wm indemnif Landlord, the directors, officers, aganis, or
employvees of Lardiord, to the extent such claim, expense, or Hahility resuity fom
aay ameision, fault, negligence, or other mscondect of Landiord or the officers,
apgents, or esnployees of Landiord on or ahsut the Premises o the Building,

is Indemnity aml bold harmiess agrecment shull inelude, without Himilaton, indemnios
.;tgamzz all expenses, Momey's faes and Habilities incurred in conneotion with ar sneh
claim or progeeding bravahn thergon and the defense therend with counsel ressonalhily
aceeptable @ Landlond, At (ke request of Landlord, Tenant shall defend any such olaim ov
proceeding directly on behalf and toe the benelt of Landiord. ‘The provisions of this
secting shall sorvive expiration and termination ol the Lease subtect o the spplicsble
statutes of limiiton.

IR THE TENANTSE RiSK
The Tenant agrees @ use and ocoupy the Pi’&[‘!‘liSt}h an4 §o use such other portions of
the Building and.the Lot {pec Permzitted Use) as Tenant is herein given the right to
use at Tenawts sole riskg and Landlerd shall have no responsibility or Hiability for
2y fosy or damage, however cavsed, be furnis bmw,, fixtures, cquipment, or other
personal property of Yenant or of any perssns claiming by, through, or under
Tenant, unless otherwise speciiied hereln,

Le3.053 ENJURY CAULSED BY THIRD PARTIES
Thne Tenant sgrees thar Loandlerd shali not be responsible or Hable to Tenant, unles the
foss umd i?-:im ges are catsed directdy by dhe Lamdlord or Landloed™s apenis or its
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comdracsors, {or any hoss or damage resulting i Venam or lrose claiming by, throuph, or
under Tenant, ar ils o Awir property, that may e oeensianest by or through the acts o
eisalons of persons. cocupying any part of the Building, or fur any sy or damage to
property from the bresking, bursting, crossing, stoppieig, ot leuking of clectric cables and
weirgs, god waler. Bk, SCWST, BF SECER pipes, or ke maners.

10.04 SUCURITY,
Temant agrees Lhad, in sl avents, Tenant is raspansible for providing seourisy to the
Pramises ang s oawn personnegl. By way of description and natlimilatisn, Tenant
slrail comply with Massachusstls law, which among athor things, voguives Tenant @
store all marfusna in = secured areg, locked safe oy wault in such 3 manner as to
wrevent thelt, Tenant shabl siso estahiish Hmited aceess arcas accessihle valy to
GRI's avthorized personnel or its agents. Tenant agrees i onmply with the
provisians of 108 CMR 725,110 as may be amended froan s {0 tiae.

Articke X1, INSURANCE

b1 PLBLIC LIARILITY INSURANCE,
{a} The Tonant agrees ty mamizin from the date upon whick Tonant first
anters the Premises o any reason, throughous the Lease Term, and
rhereafter so long as Tenant is v occupancy of any part of the Premises, (2] a
aolicy of commercial general lahility insurance, written on on ooourTanRee
hasis w0 cover any liahilines assumed ander this Lease, insuring against all
claims far injury Lo or death of persens or damage o proparly on or abot
the Premises or arising out of the use of the Premizgs, incuding produces
Fability, and vompleted operatons Habifity, and {h] avtomebsie lahitity
inguranan envering all awned vehicles, hired vehictes wnd 2l other non-
gwnted wehicies. Rach such policy shall designate Tenant a2 a named insured,
and Landlord, Hx managing agent, if any, and any smorigagses [us may be set
facth in o notice given from time o time by Landiordd shzll be named as
widitional insureds, ax their intorests appasr,

h] Eacha such pelicy shall expressiy provide that it shall not eipire or b
amended or canceled withaut at feast Len (147 days” prior writtes notice
Lancliord in each instance and that thisinlerests of Landiord therenader ov
therein shall mat be affected by any breach by Tenant of any peiicy orovigion,
and a duplicate eriginal or certificate thereot shall bha delivered to Landiord.
The minimum Hmwits of lHability of sisch insursnee shalt be bodily injury and
nroperty damiage combined single imitof (ane miliion] $1,000,000 per
proarrence and 52,000,500 {nwa willion} in the aggregate. ‘The Landlord
shall have the right from time to time, scting reasenably, o increase such
mingnum Hmits upon nolive v Ternant, provided that any such increagse shall
provide for coverage commenty carrid on simitar properties in the anst in
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whick the Premises are located and 5 awailabls at commercially reasonable
rates.

1102 LIAZARD INSURANCT,

{2) The Tenant agrees to maintain from the date upon which Tengn! Hzsl
enters Lhe Promises for any resson, throughout the Lease Term, and
thergalter so Juag as Tenant is in eccapancy of any part of the Premises, a
policy including the amaunt of aty deductidle thergunder, insuring any
leasehald improvemerts paid for by Tenant and all fixtures, eguipment,
ang nther parseaal property of Tenant against damage or destructisn by
fire or other casualty in an amount equal to the Tull replacemant cost of
such propersy. Tenant shall alss mainkain insurance against such other
hazards a8 nway froam Gme g Lime masonably be required by Landlard or
the holder of any mertgage oo the Premives, provided shatsuch insurance
iz customarily carried iy the ares in which the Premises are locoted on
property similar to e Bullding and that Tenant reczives written notice
specdving alf such additinnal inserance a5 may be reguired. At Landlerd's
rocuess, &y surh polices of insurance shall name any such mortgagee as
loss payee under a standard mertgages's clause, provided thal marigages
agreas ta make insuranee procesds avzilable to Tenant as reguired under
this Lezse,

(b1 The Landlard shali maindsin in full force throughout the Lease Term an
"2 visk” [spocial perils) policy of insurgnce upon the Building ang
Landiord's systims, Bxtures snd equipment {ond all other improvemonts
to be made by Tenant, excloding any marijuans or products containing
marijuana. for te fall restacemont cost thereal fwhich will be
chargeahle to Tenant a5 NNN cosis], and

oy 1f it can b ohtained at commercizlly reasnnable rates, Tenunt wil srouire
insuranes Lo cpwer busimess inlerruption, loss of inventory and praperty
{rerters insarance}, and Surplus Line Coverage and Loss ol fowpme
Insurance for 3 months” Gme {"Lass of Income Insurance™) arup to 12
momths ax may be required by @ mortgages,

11.03 CONSTRUCTION PERIOD INSLRANCE,
fal At any time when demalition ar construction work is being performed on or
about the Premises or Bailding by ar on bhebalf of Tenant, the Tenane shall keep
iz foll foree and eflect the lollowing nsurance coverage in each instance with
palicies reasonaiy atceptuble to Landlord, including, without limitation, the
smount of any deductible thereunder:
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i Bailder's risk compdeted vatue {hon-reparting forms) n such form and
aﬁm‘dmg such  peodections 95 reguived by Lundlord,  insuripe  the
nprovementsy made by Tenund, naming Landiord snd ity monigagess as
additional insureds: and.

(i Workers' compensation or similae insurance in foem and amounis
eoguired by b

(1 Treoant shafl causea cortificale or certificates of such fnsurance Lo b;
delivered to Landlord prioe to the commancemaent ol 3oy waok in orahg

the Building ar the Premises, in default of which Landlerd shall have the rzght.
but rot the abligation, o oblain any arafl suck insurance at Lha expanse of
Tunani, in addition lu any other right ©r remedy of Landlord,

1104 OTHER INSUIRANCE
Landiord shall obtain commercial general Hahility insurance and ik shadd he
reimbarsable under the lease by che Tenant {3 NNN Rent). The Tnsirance will
provide for insurance of 1,000,000 perincidence and $2,000,000 jn the aggrogate,

11003 WAV EI G SUBROGATION.
Landiurd and Tenant muttcaily agree that with respect to any loss which iz covered
bw insurance then being carried by them (or which would have heen cavered il the
nsLTance rcquiwd hereunday had beon abtaieed ), the one carrying such insurane
and suflering said loss reledses the othec of ond from any and 2l ciaims with respecr
10 such loss: and they further mutsaliy agree that thedr ineuvance companios shatl
have ne right ol subragation against the sther gnosccount thereall n the event the
ahowe waiver of subrogation inceeases the cost of insurance to gither purky hereto,
the Tenant shall be respoensible for such increase in cast,

The Tenani will pay 2 dedueetibliey for 3l insurance ¢iaims relared o Tenant
Imprisvverntenks sod Landiord will be respongible for dedactiBles for Base Building
STrUCTRTAL FMProvemcts.

Articte X, CASUALTY

2401 DIEFINTTION OF
FARTIAL DAMAGE",
The term "substantiat damage,” as uscd herein, shall refor ta damage which is of
such 2 characier that i Lantaed's resssmable, ppod fzith estimate the same cannor,
m ardipary enurse, be expecled Lo b repaired within 60 calendar days frons the
e that such repaiy worlk would comacnee. Any damsge which is not “subsiantial

damage” is "partial damage.”

CRUBSTANTEIAL DAMAGE" AND

(2112 PARTIAL DAMAGE TC FHE BUTLIDONG,
If during the Lease Term there shall be partial dmmge ta the Building by fice or
ather casualty, and if cantemplated by this Lease, Lapdiord shai pwmpt] ¥ procesd
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to restore the Building Lo substantiully the condition in which it was immediately
prior tg the soclvrence of such damage. Favments by Landiard to repair the
building shali be cappexd at the value of the insursnee proceseds that are naid (ar
should have been paid if Lanclord had carried the surance roguired kereunder) as
a resple of such damagy in the even: that actual repair costs exceéd fhose estimates,
Tenagt will be required to pay the difference between estimated and sctws! repair
oosts prior to re-taking posicssian of the Premises,

RIL SUBSTANTIAL DAMAGE TO THF BUILDING.
W during the Leuse Terym there shall he substantial damuge to the Huilding by five or
other casualty, Landlard shall pramptly restore the Buidding to the extont
eesasimably cevessary to enable Penant's use of the Premises based on previously
approved architectaral plass and specifications as approved by the mnicipality, but
oy o the extant the restorations are paie by the Building Insurance Progeeds, If
Landiord has not restored the Premises 10 the extent specified under this Section
within six 8] months of the casuality. or if the Premises shal] be substantially
damaged during the 25t six (8] months of the Lease Term then, in either such cane,
Terznt may vhect 1o erminate this Lease by giving wyillen notics of such election to
Langlprd within shivty (30) davs after the cud of such siv month period and before
e substantiad completion of such restoratios. 1f Tenant 5o elects to terminate this
Lease, then this Lease and the teem bereuf shall cease and come bo an end on the
date that is thirty (30} days alier the date that Landiord receives Tenrant's
wrmrisstion antice, unless on or before such date Landiord Bus sitbstansially
rompleted such regtoration. The insurance praceeds shell be applied i repair those
damages. The tenant may elect to retrain ali proceeds apply to the Tenant’s
oparasions oF possessions {and not the hullding or i3 imprevements), Similarly the
Tandiord mav elect o retain 2l the remaining proceeds (that apply to the Building
and its improvements],

LER ARMTEMENT O RENT.
i diring the beage Term the Buildiog shall be damaged by fire or casuaty, that is
it abtribulable to the Tenant or any of Tetant's agenty, apd if such damage shall
materiaily interfere with Tenant's usoe of Lhe Premises as contenmplated by this
Lease, aiter the 3 manth Loss of income insutance podty expires, « just proporzion
of thi: Base #ent payahic by Torant heraunder shall asate propartianataly lor the
poriad i which, by reason of such damage, there is such Interference with Tenant's
use of the Premises, raving régard te the exteat to which Tenart may be reguized 1o
discontinee Tenunt's use of the Promises, but such shatement gr redyction shall end
il amid when Landlord shall have substantially restored the Premises or anplisd alf
INSuUTIACe proceeds,

[2.03 MISCELLANEDUN
In ng event shzall Landlond have any cbligation to make any repairs or perfornt any
restaration wark under this Article X1V if prevented from doing so by reason of any
cause-heyvond i1s regsotiabio content, including, without dmitation, 1.} the
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requirpraents of any appiicable laws, codes, ercinances, rales, or regulzations, L) the
refusal of the hotder of & morigege or gromd loase aliecting the premizes 1o make
availably to Landlord the net insurznes procesds attributahle to such restoration or
3.y the inndeguacy of such proreeds [assuming Landbord has sbtained the insuranes
required hereunder) to fund the fuil cost of such repairs ar restovation, Reasonahly
srompily after Landlord ascertzins the existence of any such tause. e Landlord
shall either terminate this Lesse or walve such condition fo its restoration
obligatiotz and proceed to restore the Premises as othorwise provided hevein.
Further, notwithstanding the above provisions, the Landlord shail not be nhiigaied
in amy event Lo make any repairs or perform any restorasion work to any alterations,
adutwnb, or fmprovements to the Premises performed by or for the benefit of
Tenant |all of which Tenant shall repzir and restore] or te any fxtares in or partions
ol thi Premises or the Building which were nol submitted changes to the butiding
ner section £.01,

Article X1H . EMINENT BORMAIN

RN FIOHTS GF TERMINATION FOR TAaRING
17 the Premises, or such portion cherend 25 ta render the balaner (3 resonstrectad to
e maximum extent practicabie in the circumstances} physically pnsuitabie for
Tunanl's purposes, shall be taken (induding 3 temporary taking in excess of 180
days) by condemmation or right of eminent comain o7 sold @t Heu of condermnation,
this Lease shatl terminate as of the date of such taking and no further shall be due.
thuraalier.

Fursher, if o much of the Suiding fwhich may inciude the Fremises] or the Land
shal! be so taken, condemaed or sald or shall receive any direct or conseauential
domage by regsen of anything done pursuant w pablicor quaal public autherdy
such that continsed operation of the same would, in Landlord's opinien, be
rneconomtical, Landlord may efect to terminaie this Lease by giving notice to Tenant
of such election pot later than thirty {38) days after the effective date of such taking.

Should any part of the Promises be so taken or condemned or receive such damage uad
should this Lease be not terminated in accordance with the forenoing provisions,
bandlors shall promptiy alter the determinaion of Landiond s award on ageount thereof,
expend so much as may e pavessary of the net amounl which may bo awarded @
Lenclord inosuech condemnetion proceedings in restoring the Premises o an archilectaml
unil that is reasenably sistable o the uses ol Venant permitted hercunder. Shocld the met
apoent s ewarded o Laedlond e insyFlicient 10 cover the cost of so restoring the
Premises, in the reasinable estimaw of Landiond, Landlond ray, ot shall have no
oblizazon fo, supply the amoeun of suck insutliciency and restare e Premises to sech an
srehatecivinl uniy, wilh si reasonable diligence. or Landiord may terwinate this Dease by
giving rotice o Tenant within g neasuraile Sme gfier Landlord has doermined the
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estimrated cost of such restoration, In the case of such wking. rent shall be abaieg In
proporiion 0 the gmoury of spaee taken by steh condemnation proceeding.

13.42 PAYMENT OF AWARD
Vhe Landford shal! have al hereby reserves and acoepes, and Tenad heveby srants and
avsigns 1o Landlond, all eiuhis to recover for danwages to the Boilding and the Lasd and
the leasehobd imerest hereby creaied, and 1o compensation aoorued of hereafior o geore
Iy regsnn of such taking or damege, as aloresaid. The Teaant covenants Wedeliver sach
further assigrments and assurarces theren! ns Landiord may from dime Io ime Togoes?,
Nozhirg comiained horein shatl be construed & provest Toram from prosecuthog n sy
condemnition proceedings a cleim for the valoe of any of Tenant's (rade Tixieres insslled
i the Promises by Tones! ot Lesant's expense and for relocation expenses, proviged that
sueh sction shall nol affect the amount of compensmion otheratse recoverabiz heresnder
by Lamdlord feoin the saking authority,

303 ABATEMENT OF RENT.
int the evenl of any such tahing of the Premises, the Sase Rord or 2 fair and jusl
propertica thereal, socording to the nature and exlent of the damage sustamed,
shall be suspended or abated, a5 appropriate and equitable in the circumstances,

1304 MISTELLANEDRIS,
in ner svent sieadl Landiord have any ebligation to maie any répairs under this
Artichs X1 i peevented from doing so vy reason of any cause bayond Its reasonable
contral, including, without tmitstion, requiremendts of any applicable lowy, codes,
ordinances, rales, or regutations or requirements of any morigagee,

1345 PECHBURG MUNICIPAL AlRPORT BASEMUNT
Norwithstanding the balaros of this Anfele X1l the Fichburg Municipal Adrpore ha
swpresses] 2 dealre o aocguire by purchase or eminent domain pooscesdings an giv vighls
easervend over a portion of the Property withan the Might path of the aitport. Said
aranosed casement does mon inferfers with the waisting siructures on the propesiv. Tenan
wil net be altowed tr lepminate the lease, eollect any payment, or receive gny rend
abaerent parsuant w1he Fitchburg Municipal Sirpot essement, shoakd sueh an
wasement be oitained by Fitchbury nenicipal atrpon,

Article X1¥. DEFAULY
P40 TENANTS DEFAULT,

{a} TFatany time any one oF more of the following weents {herein referradto a3 2
"Defanlr of Tegant”) skall accur:
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tT¥ “Tenant shall faii to make payment of rent or any olheT monetary smoum
duz under this lease within Vifteen {133 days siler Landlord hus sear via
cerzified or clectronic mait wo Tenant written notice of such defiull, provided
mowever, Tenant spali be entitled o such rotice ond cure right only three
fimes in any 12 mongh perind;

(i Tenant shall fail o perlonn or sheerye any Llber covensnl or provision
herein coamined o Temam's part o be perfmmed of observed and Tonan
shiaff fait W eemedy e seme wilhin thiny (30) dave afler witier notice o
Tenant specilviny such-neglect or fnlure, ot i such fathire is of such a nagurs
that Tenam cannal ressonably Temedy (e same within such thirty {30} day
seriod, Tenznt stall BT Lo commence promptly 1o remedy the same and o
prosocute such remedy 1o completion with difigence and continuity and no
less than niregy {907 days after such nitice:

(i} excopt as otberwise provided by applicable faw. i€ the wsiate herohy
ereaged shall be sken on exocution ar by other process of law, or if Tepant
shall he judicially declared bankrupt or fmsobvent seeardiog o lavwe, o i any
assignment shall be made of the prapery of Tensot Tor the henefit of
credizors, or i a receiver, wwaedisn, vonservator, trusiee in involwstary
bankrupiey or wther simiker vlTicer shisll be sppointed Lo ke charge of alf or
any substantiak past of Tenant's propedy by a court of competent furisdiction,
or i a patition shall be Gled for the reorganization of Temant under any
provisions of fow sow or hemaficr enaeted. and sueh procseding s
disenssed within sixty {60 davs gfter # is berun. or if Tenant shall Gile =
pelitiog e such reprgantzalion, or for wrrangements usdet any provisions ol
suchs laws providing ¢ phan Jor a debior 1 settle, satisfy or extend the time Tor
the payment of debis:

vy Tennnt stud] vacste or sbardon the Premises or | enant shell cease o be
hegaily mermitiod b operate @ RMD under the lews of the Commonwesith ol
Heggttly poermilice Dy operaig @ URGCT U I3WS OF e Lomtyiwesdh o

Massashiseily,

then, in any sueh case. Landlard may, as permitied by Taw, In add®ion to
any repedies otherwise svailable 1o Landlord, immedistely or 51 any time
teerenfior, and without demandd or potice, onter inw aed apon the Prafnises
or any paret thereof in the name of the whele and ropossess the smme 25 of
tandlead's tormer estate, znd expe) Tenant aad those claiming by, thugh
or under & and remavie s or thelr effects withoul being dwemed puffty of
any manner ol respass, and without projudice to any remedies that might
atherwise be wused for arrears of roat or preceding breach of covenant
anddor Landiord may termingte this Tease by rotice to Tonant and this
Lomse shall come o an end on the date of such aotice as fully snd
completely as if such date were on the dule herein priginatly fixed for the
expiration of the term of this Lease {Tenant herchy. waiving any rights of
redemption. iF any. under (bl o 186, § 17 o extent thal such rightss mev
be lawifutly walved), and Tenant wiil ther guil and suirnder the Premises
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¢ Landioed, but Tensnt shatl remain liable 25 herein provided. To the :
extent permitted by law, Tenant bersby expressly waives any and all rights
of redzmgrion granted by or umlber aey present or future kows o the svem
of Tenant heing evicted or dispossessed, o In the svent of Tandloed
obtainig possession of the Premises, by reason of the vickuion by Tenam
ol any of the covenants sad condiiions of this §ease, b the ovent of any
such lermigation engy or re-emtry, Dandiond shall have the right w
remave and stare Tonanl's prapery and tat of persoms claiming o,
through or under Tenwil gt the sole risk and expense of Tenant s, 7
Landiord so ¢lects, (Y 0 selb such property at pablic sustion or privale
saie and apply the net proveeds 10 the paymers of all sims dug 1o Landiond
from Teriant and pay the balance. W wny, o Tenant, or {110 dispose of
such property in any manrer i which Landtord shall elect. Tenant hereby
agreeing to-the fullest extent permiliad By law Lhat 1t shall have no right,
title or ledorest in any property remaining 0 e Premises afer such
Lermmiinginirz, eailny O (e,

¢(h) Tenant covendants ang agrees, notwishsizning =ny termination ef this
Laase 26 aforesaid or any entry or reentry by Landfford, whethoy by
proceedings, lerminabon ar ckherwise, to pay and be Lable fur on the days
originatly fixed bevein for the payment tharsof, smounts equal 1o the soearsd
instaliments of Rent aed pther charges resgived as they would become due
ander che terms of this Lease if this Tease had not been terminated or if
Larafiord had not entered or re-enterad, as aforesaid, and whother the
Pramises be re-let or remain vacant, in whole or in part, or for a period less
thisn the remainder o the Terrn, or for the whole thereof: but in the vvent the
Pramives be re-fal v Landlord, Tenant shall be entitied fo a cradit o the net
ampunt of rent received by Landlard in re-letsing, after deduction of &l
mypenses incurred (o re-lelling the Premises {nciuding, without Himitabian,
rempdeling costs, prokerage fees, attorney fees and Lhe ke, and in
vollecting the rent i connection therewith, As un allernative, at the electon
! Landlord, Tenant will upon such terminalion pay 1o Landlord, 2s damages,
such & summ a8 3t the time of such tormination represents the amount ol the
excess, If any, of the then value of the {otal Reot and other benefits that woald
have sooreed W Landlord wreder this Lease for the remeainder of the Leuse
Torm if the lease terms had been [ufly compiieg with by Tonant svor and
abowre thye then full rental value of the Premives for whist wauld B e then
uneapired Lease Term i the same remained i effect. The amouni Lo by peid
wil? be discounted ar the then existing AD-duy Libor rate. For purposes of
this Article, i Landlord elecss w0 require Tenand Lo pay damages i
accordamee with immediately preceding sentence, the fotal amount dae shall
be compated by sssuming that Tenant's obligations for Taxes and Operuking
Costs winkd he, Tor the balance of such unexpived trm, the amount thereof
respectvely for the tax and lease vesrs in which suck termination, entry or
reentry shall ocour,
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(<} 1n case of any Default of Teaant, reantry, entry, expiration and
dispossession by surnmary proceedings or otherwise, Landlord may (i3 ro-let
the Premises or any part or parts theyeof, cithar i the name of Landiord or
stherwise, for 2 terny o1 terms thal may at Laediord's option be egual to or
Jess than or oxceed the periog that would otherwise have constituted the
tafance of the Lease Termand {3} make such aiterations, repairs and
decorations in the Promises a4 Landlord, considers advisaile or nucessany
for the purpose of re-lecting the Premises; and no action by Landiard in
acnortkance with the foregoing shall operate or be corstrued ro refease
Tenant fram linbility hereunder as atoresaid. It i specificaihe widerstood and
suread that Landlord shall be entilled 1o tske inte account in connection with
any re-letang of the Premises sl relevant factors that would be (sken into
accnmat by a suphisticated developer in securing 3 repiacement tenant for
the Premises, seeh as, hut nol imited fo the financial respensibilioy of ary
such replacement lgnwnt. Landlord shall in no cvent he Bable in any way
whalsoever for Biture to pe-let the Premises, or, in the event thas the
Fromises are re-let, for failore to collect the rent under such re-letting, and
Vepant hereby waives, w the exienl permitted by applicable faw, any
rhligation Landlord may have to smiligate Tenant's damages, yrovided
however, the Laadlerd agroes w list the Premises with a brolkes in the event
of 3 rermination, entiv or reenlry under this Article X1V, proviged that
Landlpred's ohligation to list the Premises as provided herein i independent
of Tenant's obligations under this Ariicie XIV and shall not he construed 1o
entitle Tenant to set 0¥ #gmiesl iy amounts payable by Tenant hereuadser in
the evend of a breach or alteged breack by Landlord of such ebligation, and
Landlord agrees to use good fzith effortss o lease the Premises ay market
rates, orsoch Jower rates as Landlord may elsdt in its sole discredon. nop
event shall Landlord be obbigated to give priarity to the re-letting of the
Premises over any other Promises in the Building or any othey building
owned by Landiard.

[d) if there is at any Hme o gnarantor or assignee of this Lease or any interest
of Tenant herein arsny sub-Tenant, franchisce, eonvessionee or licenser af
all or any portion of the Premises, the happening of any of the events
deseribed in paragraph (a) {5Hi) of this Seclion with respert e such guaranior,
assignes, sub-Tenant, ranchisar, concessionee or licensea shadl constitate a
Diefnult of Tenant karcondear.

i} The specifiad remedies to which Landiord may resort herpunder are not
intended to be exclusive of any remedies or seans of radress o which
Landbord may, at any time, be entitled fawfully and Landlord may invoke any
rermiedy {inclhwding the remeds of specific performance) allowsad 31 law or in
eouily a% i specific remedies were siot hergin provided for,
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of an instroment, in which such bolder subredinzres iis righis under sueh
mutigage of ground lease 1o this Lease.

id) Forthawith uper the request of Landlord, the holder of any mortgage or
deed of trust alfecting the Premises, or the Landlord under any ground lease
affecting the Premises, Tenant shall execute and defiver to such party an
atcornment agreemeat providing that Tenant shall zttorn to such holder or
Landlard in the event of a foreclosure of such martgage or deed of trust or
rransfer in leu thereof or a termination of such grovnd lease apd
incorparating such other terms and conditions as such parly may reasuoably
reguive, pravided that such sgréement includes an agreement by such other
party to revngnize the rights of Tenant under tais Lease. hrrespective aff
whether any such sttornment agreement hizs been execaked, Tenard shall, in
the event any proceedings are brought for the foreclosure of, or in the event
of exercise of the power of Sal¢ under, any mortgage or deed of trust made by
Landlord, iLS suctessoTs OF assigns, encambering the Premises, or any parl
thereal, ar in the event of termination of any ground lease, if so reguestad,
attorn to the purchaser or groand Landiors spon such foreclosure, sale or
rerminaton or upon any grant of @ deed in Lo of foreclosurs and recognize
suth purchaser or ground Landlord as Landiord under this Lease.

(@) Tenznt agrees on request of Landlord to exccute ané deliver frem Hme to
rime any instrement thay Landlord may reasonably desm necessary to
implement the provisions of this Rection.

{0 Lamdiond agrews to oblain a subordination, ron-disterhance and sthormmenl
agreement in form redsanably sreeptable to Torant, wherein any parmy currentiy
halding 3 morgage encumbering the Premises agress to recogrize the rghis of
Tenunt under this Tease prowvided that enant is net in defink of its obligations
under this Lease,

6.2 ASSIGNMENT OF RENTS
{a} With referenie o uny assignment by Landlord of Landlord's interast in
this Lease, or the remts payable hereunder, copditona! in nature or atheswise,
which assignment is made to the holder of & mortzane or ground lease on property
that inciudes the Premises, Tepant agress:
by zhat the execution therend by Lamdfond, snd the accepiance thercof by the
holder of suck mortzage, or the gaound Landlord, shall never be feoated as an
assympston by such holder or grounst Lagdlord of any of the pblizations of
tandiord mersunder, uniess such holder or pround Landiord shail, by mstics senl
to Teonant. speciticathy otberwise eleci; angl

iz} thal, excupt sy aforesaid, such hodder or ground Lasdlovd shall be ireated
as hiaving sssumed Landlord's obligations hereunder only upne [oresiosare of
such budder's mortgage and the taking of pessession of the Premises, or in lhe case
of i prowed Landlord. the assumption of Landlord’s pasitien bereunder by such
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ground Landlord,

Article XVIL. MISCELLARNEOUS PROVISHINS

(KA CADPTHINS
The captions throughaut this Lease are for convenience or reference only ang shalt
in no way be held or deemed to define, Hrait, ouplain, deacribe, modihy, e add Lo the
mterpretation, constrection, o meaning ol any provigivn of this Lease,

[ BENLY AN [NERE
Eweepl a8 horoin ntherwise expressly provided, the obligations of this Lease shall
rizit with Ehe lanad, and this Lease shall be binding upon and inure to the henefit of
the purties hereto and their respective successors and assigns, The reference heevin
tiy successors and assigns of Tenant s not intended o constitute o consent w
agsmgnment by Tenang, but has reference only 1o those instances in which Landlord
may later give consent to a particular assignnent as requived by the provisions of
Articte V1L Naither the assignment by Landiord of 25 intorestin this Lease as
securiny to & lender Apdding s morigsge on the Building, nor the avceptance thereof
by wuch lender, nor the exercise by such tender of any of its rights purduant to aaid
assignment shall be deemed in any woy an assumption by such fender nfany of the
paligations of Landlord hereunder unless auch lerder shall specificelly otherwise
elect ip wriling or unlasy such tender shoall have completed foreclosure procoedings
under said mortgage. Wheeever the Pramises are awned by o trusces or trostees,
the obijgations of Landiord shal be dinding upon Landlord™s Grust ostais, bul wal
Epon any trustes, beneficiary or shareholder of the wost ndividuatly.

(IS O WAIVER,
The failure of Landlord ar of Tenant to seek redress far wiodation of, or ta insisl agon
the sorict poyformance of any covanant gr cundition of this Lease shall nptbe
deemed i be a waiver of such vinlation or to grevent a subseguent act, whichwould
ariginally have constituted a viclasion, from having a1l the faree and offect ol an
original vinlation. The receipt by Lancdiord of Rent or additional rens with
lrowiedge of the breach af any covenant of this Leusse shall not be deemed tobe g
walver o such hewach by Landiond uniess such waiver be in writing signed by
Landiord. No cansent or waiver; express or implied, by Landiord or Tenant to ar of
any hresch of any agreement or duty shall be construed as 2 waiver or cansent e o
of ary ather bovach of the same or any other agreement or duty.,

P04 CUMLLATIVE REMEDILS.
The specific remedies o which eithee garty may resort under the terms of this Laase
are camulanve and not intesded 1o be axclusive of any other remedies or means of
redress ta which it may be fawfully entitled i case of any byoach or threatened
breach by of either party of any provisions of this Lease, in addition 1o the other
remedies provided it this Lease, efther party shadl he onditien iy the resiraint by
Mmiunction of the vinlation or atiempied o threatened violation of zny of the
covenants, conditions oy provisions of this Lesse or to a decree compelling spaciiic
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performacce of any such covenants, conditions ar provisions. Except as cthetwise
set forth herein, anv obligalions of either party s set forth herein {including,
witheuk lisvitalion, rentl and other monetary obligatians, repair gbligations and
opligations to indeminify) shal snyvive the yxpiration or earlisr rernrination of this
Legsa, and either party shail immediztely reimburse the othar for any expense
invareed in curing either party’s fiture to satisfy any such obligation
{notwithstanding the fact that such cure mighl be efectad following the expiratien
or sarliey termination of this Lesse),

1708 FARTIAL TNVALIDITY.
IFany term o provision of this Leage or any portion thereo! or the apphcation
thereof to any persan ar circumstances shall, to any extent, be invalic or
unenforceable, thea the remainder of this Lease and of such term or provision and
the application of this Lease and of such tesm and provision to gersans or
sircumslancs ather than those a5 1 which it is vaiid or unenforceable, shail aog
nie affected thershy, and each term of this Lease shall be vatid and enforceable 15 the
fullest extont permitied by faw.

17406 DS TQPPEL CERTIFICATES.
Tanunt agreas on the Commencement Uate and from time to time thersgfer, upon
not less than {ifteen {1573 days’ prior written reguast by Landlord, to exacute,
acknowledge and deliver to Landiord a statesment in weiting, rertifying that this
Losse iz pnmaodifed ard in o oo and effec, thae Tenant has no defenses, oifsets
or caunterclaims zgainst it oblizations o poy rent and other charges reguired
uriier this Lease and to perform its other covenants under this Lease and Lhed thure
are no encured defaudts of Landiord or Tenank under this Lease (o il thers favs
neer any madificstions, that Sfus Lezse s in full force and effect, as madificd, and
stating the wendificaliony, snd, i thers sre any detenses, oitsets, counterciabng ar
defaslis, setting tem forth in ressenable dewsil], snd the dates to which the Rent
areed ther tharges have been psid, Any such statement debivered pursuant ko this
Section 17.07 may be relied upen by any prospeciive purchaser or motigagee of the
praperty which includes the Premises or any prospective assignees of gny such
MOrigages,

1707 BROKERAGE,
Terant shall not be responsibie for any commissions or fees swed to any Broker in
connection with this Leassaction. Thers s no separate agreement between any
Broker and Terant. Landiord will he resporsible for payment of auy portian ol the
cuntmissions that the Seller does not pay and will he due znd payable te Tabog
Keally under a separate agreement,

FTE ENEPIRE AGREEMINT.
Al negotiztions, considerations, representatiung, and undersandings between
Landtord and Tenast are incorporated herein and mis Lease expressly supersedes
any proposals or other written gocuments relating heretn, This Lease may be
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rasdified or altered only by written agreement bevweon Landiord and Tenant, and
RO a0t o armission of any emploves o agent of Landiond shall alter, change, or
madify any of the provisians hereofl

PO HOE VIR,
I Tenant remaing in the Premises after the termination of (his Lease, by i3 own
terms ar for oy other reason, such helding over shall not be decmed to create sny
tenancy, bt Tenant shall ba arenant at sufferance only, at a daily rate equal to une
hundred fifty poreent {1L.50%) of the Rent applicable immeodiately prior o such
teeminaion pius the then appiicable addidona! rent and other charges under this
Lease. Tenant shall olso pay to Landiord alt damages; direct or indivect, sustained by
Landinrd by reason of oy such halding over. Oth :-szi’a‘e such holding over shall be
o the tarms and Conditions set forth in this Lease a5 far 2% applicabla.

170 COUNTERPARTE,
This Lease s axveoutad in 2ny number of conntarparts, vavh copy of which is
identical, and dany one of wmch shalf be deemied fo be complale in dsel and maw be
introduced in evidence or used for any purpase without the praduction of the other
\.uph:‘_,

3.3 CONSTRECTION AND GRAMMATICAL USAGE,
This Lease shall be governed, construed and interproind in acco dance with the jaws
of The Cpmmonwealth of Massachusetts, and Tenant agrees o submit to the
persans jurisdiction of any cowrt {federal or state] in suid Commeneeslth for any
dispute, claim or proceeding arising out of or telating 1o this Lease. in construing
thiw Lease, femining or neuter pronouns shall be substituted for those masculing in
farm and vice versa, and plural terms shall boe substizoted for wingular and singular
Tor plural in any pizes in which the ensextso adeits or requires. T there be morg
Lhan une party tenant, the covenants of Tenant shall be vhe joint and several
obiigations of each such party and, if Tenant is g parmesshig, (e covenants of
Tenant shall be the fainl and several shligations of each of the partrers and the
oiligations of the firm.

1712 WHEN LEASE BECOMIES BINDING.
Employees or agants of Lardioed have no authority to make or agree o maks 2 lease |
or any othor agreement or undertaxing in cuprection heriwith. l‘l*e submissien of |
this ducument for examination and negotiaon does not constitule an offer Lo lease, |
o @ reservation of, proption for, the Premises, and this document shall become
effective and binding anly tpon the execution and defivery hereol by hoth Landtoed
amd Fenaat

[7.13 e} SEIRRENDER,
The delivery of keys to any smplovee of Landlord o Io Landlord's agents or
smpiovecs shall not operate as o teewtination of this Lease or 8 surrender of the
Premises.
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17.14 COVENANT OF OUHET ErIDY MERT.
Sebfect to the terms and provisions of this Lease snd on pavment of the Rens,
additionat rent, and other sums due hereunder and compliznce with all of the terms
and pravisions of this Leass, Tenant shall wfully, peaceahly and quintiy have, hald,
peewpy, snd enjoy the Premises durtng the term haceof, withowt hindrancs or
clection by Landiord or by any persons claiming under Landlord.

715 INTENTHINALLY DELETED

INTENTIONALLY BELETED,

7.6 TERMINATION RITE ]S,

(] Tenant agrees o use difipent ofpers Lo abizin el Approvals, and Lamibiord
agrees to use diligent effors (0 assist Tenant i obtaining all local approvals,
incloding bt not Hmited to signing applications, working with [nca! officals snd
atfending Joca] mealings to suppar! and sdvocate oo behalf of Tenont, Tenant
will not be permitted to undertake cultivation artivity at an alternative tocation
while afso cancelling this lease.

{hi Before the ond af the doe diligonce permd (24901 may be exlended] undar the
PAS, Tenant may erminate Lhis Lease and pursue o different site if

a3} e Site Plazn Appeoval process sesults oo miditomal costs or conditions
heing imposad on Tenant, costing in excess of $130,000 over Tenant's
current tenant improvement budger,

h. [if} DPH rejects the Premises as a site for Tenant, or
e, Y Tesant Bunabie te close an s participsiing loso unding lransaction,

[} if Tenant exercises such tormination righe, Tenant shall pay o Landlerd
L0000, plus the cost of the F5L testing, wius all other reasonable aut of
nacket costs of Landiord incurrad in connection with the acquisition ot the
fremises.

[d} in addition, Landlord shall have the right to termminate this Lease in the evenl it
has a reasonable basis (e.g. the issasnee by tederal authorities of o letter
prdering Tewmant to orase operationg or be prosecuted o belivve that there has
been achange in federal enforcemeant priorities or state faw that mukes the
operation by Tenantno longer pessihle or sublect th prasecutinn, provided
koveeeer, it Landlord exercises such right, Tormznd may prevent termination of
this Lease by placing in escrow $50,000, which may be negetizied {acting
reasenably with regards to the circumstances) to seeve as a securily deposit o
be applied only to reasonable costs incureed by Tandioed {0 pralecs s interests
trom any then pending ar threatened lingatian by the Tedersl nr state authosities,
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I Landlord terminates this Lease by exercising its rights under this Section
17,170, a rermination fee shali be due and pavable, as liguidared damagcs, equal f:
ta the amount of funds in the Security Deposit, Accordingly, upaen such event,
Landiord may apply the funds in the Security Depesiz as full payment o7 such
termination fee ond Tenant shall have no further obligations hereunder ather
than ohligations that are to survive cyplration of termingtion of the Lesse
{exctuding future Rent]f Landlord acknowisdges that it shall met sign letters of
intent, options {o lease, or leases with other partics who hawve a Provisional
Licenrse or are alsa apoplying for RMD Registratinns on this praperty without due
causs (2.8 defaull by Tensnt].

ERET NOTICES

Whenever, by the terms of this Lease, notice shali or may be given cither o
Landlord or to Terand, such notice shialh be in wriling and shall be delivered by
hanid or sent by registered or certifled mail, postage prepaid or by so-called
“express” mail (such a3 Federal Express o US Postal Service Exproess Mail:ir
intended for Landiore, te: IPeter Hodges, 14 Felton Street Waltham, MA 02453,
{Cell: 617-304-%406, Home: 781-259-8638) with a copy te Howard Kehinan,
Winolur, Serkey & Resenerg 81 Samesct Street, Plymeuth, MA 02360, or to
such pther addresses or addresses as may lrom time to time hereafier ba
designgied by Landloré by like notice. if intended for Tenant, to: Garden
Remedios, Tan, PO Bax 87066, Chastrug (1, MA 02467 witk a copy to Bruce H
Bagdnsarisn, Esquire, Sheehan Phinney Bass + Green, PC, 255 State Stroet
Boston, Massachusetts 023109, o to such athor address oy adaressas a5 msy
from: time fo time heveafter be designated by Terant by fike notion

All gach notices shall e effective upnn delivery, sttempied delivery, or refusal,

whichever oeeurs Nt ot the address or addreszes of the intended cecipiant, as sst

foyth above,

1718 SELF-LTEEE
In the svent Landiaord fails to parform ils maintenance and repair obligations
hereunder within 10 days afier notize from Tenant of such failure, Tenant, aftor
notifying Landlorg, shall he permitiod to make such repair; whergiipon Tepant shall
huve the aplion of deducting the regsenuble cost of such repadr from Base Rentor
requiring Landiord w reimburse Tenant upon-demand for all reasonabls expenses
redated theretn; howevnt, i the Tonant congiders the situation to be an smergency
threntening the business operation, the Landlord's oral respanse should be within
24 bours #nd shall net be more than 3 days. Netwithstanding the foregoing, in the
gvert there oxists 3 condition which presents a risk to the Tenant's isventary to
raterial property damage, 2 selease of Hazerdous Materials or dodily injury, Tenant
may make sach cepair, and $hall at the same time xttempt to contact Landlord
regarding same, whersupen Tenant shall have the eption of deducting the
reasonable cost of such vepair from; Base Rentar requiring Bandlord Lo reimburse
Tengnt upan demand o all expenses related therste,

ity NOTHCE OF L EASE
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Teasnl shall ot revord this bease without the prior written consent of Landlnrd;
otherwise, itshall constitute an Event of Defavit hereunder. Elther party, upan tie
request of the cthet party, after Base Rent paymants hereunder have commicnoed
shall epte and ackoowledge a short form memorandum of this Lease for
FECORIRE DUIPOSEes,

R REPRESENTATIONS AND WARRANTELS

{a} Each #arty represents and warranss that the execution and delivery by such
Parey of, and the performance of its sbligatians under, this Lease have been duly
anthorized by all necussary activn, do not et wili nos requirs any fusther
gunsenl oF spproval of any ofher Persen, and do noi contravene any provision af,
or consiitute a default under any indenture. mortgage ar ather material
agreement binding on such Party or any valid order of any court, oy regulatnry
agency or nther hody having authartty 1o which such Paroy is subject. This Lease
constitutes o legal and valid obligation of such Party, enforceabls againstitin
accordance with {ts ferms, exceptas may be limited by bankroptcy,
reprganizaliaon, insalvency, bagk morsiorium or laws releting to or affecting
eradiboes’ righls generadly and genersd principles of equity where such
anfnreeaiility is consbdered in # proveeding in aguity or at law,

fb] Landiord represeats and warrants thot {2) Landlord presently owns 100% of the
fee simple titde to the Froperty (57 Landiord is not currently a party in any
ftigation which coutd hmpair Landiord's ahility Lo chgerve the terms aad
randitions of this Lease or perform is obligations hereunder, and (<} Landlord
has e knnwledge that Lhe Promises ave in violatiun of any applivuble federal,
stats or locs) anviranmental laws,

- Tenant represents and warrants that Tenant shali net directly or indivectiy cause,
cregty, inoar, assume oF suffer to exist any maortgage, pledge, Len (inclading
mechanics’, labor or maleriabmazn's lten’, charge, security interest, epcumbrance
or claim en or with respect to the Land or Building and agrees to discharge or
pond, ot its sole sxpense, any such encumbrance or interest thar attaches to the
Land or Huilding. to the extent that such sncumbranee oy interest arisas from ar
iy related to Tenact’s performaace oy nen-performance of its obligasions
heretnder.

P
é:l-.a

T2 N ACCORD AND SATISFACVION

Mo aceeprance by Landlord of 2 lesser swn than the minimam snd additional rest then
dus shall be desnad wr be other than om secount of the carliest nstallment of sech rent
due, rior shull any emiorsement o statemont on any choek or any letter accompanying
any chetk or payment a5 reml he deesned 10 be an scord aned saisfetion, and Landlord
mey aeeept such cheek of payment without prejudice o Landiord's right (o revover the
bafuncye of such nstabimoent or punsue any other renedy i this Lease or st law or in
eguety provided.




Unless prohibited by applicable law, the Tenant agrees 10 pay to the Landiord the amoum
of all fees and expenses (irchuding, without Bmitation, altomeys’ fees and costs) incued
by the Landlord arising out of or resuitiog from anv breach by the Tepant of iis
vhligations heveumder, Tmespestive of whether Land(ped resons to litigation &s a reseh
thereof,

19325 NO PERSONAL LIABILITY GF THE LANDBLORD OR
TENANT

The Tenant agrees to look soiely to Landlord's then equity interest in the Premises
at the firme owped, or in which Landlord halds an interest as ground Tenant, for
recavery of any judgment from Landiord; it being specifically agreed that neither
Landlord (whether Landioed be an individual, parmership, irm, corporation,
trustee, or other fiducizry} nor any parmer, policvholder, officer, manager, member,
sharehelder or dircctor of Landiord, nor any trust of which any person holding
Landlord’s interest is trustes noT Sny suCCassoer in interest w any of the foregoing
thall ever be personaBly lizble for any sueh judgment, or for the paymen! of aay
monetary chiigation (0 Terant. The covenants ol Landiord cogtained in this Lease
shall be binding upon Landlord and Landiord's successors anly with respect to
breaches soeurring duving Landlord's and Landbord’s successers’ respective periodg
of ownership of Landlord’s interest hereunder,

Muither Landdonrd nor Tenant shall i any case be responsible fr conseguential darmages.

17.24 GOVERNENG LAW:
The terms of thiz Lease shall he gorerned by tha laws of the Commonwealth of
Massachusetls.

17.25 CONPIDENTIALITY:
The Landlond and s agents will aot disclose the werms of this Lease of anylhing cise
ahowt the Tesant's business, operations, porsoancd, agunts or financing W a0y third party,
otier than potential Morgagees, The Landlond and its agents, mast provide written
requesis and moccive writken suthorization fo enter the Premises and shall not take any
photographs, electronic images or video of the interior 0F the building and upon entering
the building will sunrader any end all electronic aquipment capable of tiking such
pholigraghs, electronic images ot video, including, but not fimited (o cell pliones, iPads,
cameras, VIden cameras, Compuiers, or other capshle persomal ebectronic devices

N WITNESS WHERECF, the partigs hereto bave executed this instrument ugder seal as
of the dare set forth In Seenon 1.02, above.

LANDELORE:
PRIMSTONE, [LC
-

’»-“_;'} ] i "_,?

By T, i an,
Mame: PeteFticdpes

Title: Managing Memiar

Primstons, LLC « Garden Bewmnedies, inc, | Lease Agreement [1.2.4,15.1] pg 39



TERANT:
GARDEN REMEDIES, INC.

Primstong, LA - Garden Remedies, Ing, | Lease Agreement {w 24,8513 po. 4



Total Building Size;

Office Space:

Land Kige:
Lowanp:

Year Built:
{pnstoueiion:
Floot:

foading:
Ceiling Helghs:
Colums Spacing:
Bowor:

fleas:

Rool:
Sprinkles:

lighting:
Waretr /Sewer:
' Eiectrio:
Essoments;

EXEIBIT a
(Properiy Breseription)

LR £ 8F

7 2= 8T Sincludes 2 two roodtop TV AC units,
suspended tile celling. patnted sheetrock Mnck
walls, capet and tile tooring.

7.7 acres

{ndusarial

| 964

Steet framne, conargde hlock walls

Rudnforced comores

£ fzuck height doors, 1 aveler

j4-

1Y

SO0 A, 2OR Vaolts, 3 Phase

Gas fired unis

Rubber

Full 2.8 wet spvinkicr risery

Soripped Dupcescem and micta) halide

City ol Fichburp

Fiickburg Gus and Tleckriv Company

WVariius air right Tasements exist with e simpont

=1 L0
e LS







EXITRIT L

INTENTIONALLY DTLTTED

Primstone, L1.C - Garden Remedies, inc. | Lease Agreement [w2.4.15.1} pg. 43



EXHIBITT
{Partizl Duscripbivn o Tenanis Work)

Details on the work is nol sviiluble o the signing of this lease. FHowewvar. it i5 understood
that the Tenant’s work shall inclode the fiollowing::

1] ilpyrade and instal the electrica! systems,

21 Upgrade and Install the HYAL Systems

3] Upgrade and Instali the electical systems

1] lmstall high end security systems

5] Alter the sprinkler system (¢ comply with sode cegeiremenis,
A} Partition the space

71 Upgrade and replace the lighting

8} Tnstall fencing tn secure the premises.

4% Secure the windows

Primslese, LLC - Gardey Remedies, Inc | Lease Agreement {v.2.4.10.1) pg. A4



EXHIBIT E — Property Clean UpPainting

The Tenant agress that the space will be acceptable for occupancy if the work helow
is performed.

Upan ¢losing ander PES and delivery of the premises to the Tenant, the Landlord
will execute and manage Lhe fullvwing conlractual work.

» Certain demolition work described in Section 3.04 of this Lease: {Landlord o
nnt pay any o these ensts)

» The removal of all asbestos from the Buitding other than astestes in the Haor
ziles {Landinrd 10 pay $14,000]

= Payinent of the FSL testing invoice (Landlord to pay $12,385)

® Power washiog af the buitding {Laadiord w pay 17,6157

The Landioed will pay fisr the ashestas remaoval, FSL testing and pawer washing

work up to 344,000, Any excess charges or aclivity aullined above will be ]

For according to the payment sharing percentages outlined beiow. The contracts

for tha above wark [excepting the Demodition work) will ha obtained and

proposed by Lanclord and shall have reasonable detail and specifications to

determine the seope of the worle Tenant shalf not unréasasably withhaold

corsnl g sanic.

Painting:
Pepmptiy afler the prswar washing work has been completed, | Lhe Tenant may
requirg Landtard 1o also speay painl e building interior under 3 contoam snd with
sprcifications that are mautually apreed o by the parties in their ceasonable
discretion. The cost of the painting is estimated to be $62,008 (80,300 - 18,004 for
pewer washing). Shauld this wark be pecformed, the costs will e sllocated as
Ferldfwea:

v 25% {810,500) will he paid by the Landlord

w259 (S10,500) wilt Be a cost o the Terant, bol will Be added o the 200,000

horrowing per Paragraph 6 B2
e 509% ($21,500% wili be paid by the Tenoant

Any costs in oxcess of the 380,000 to hoth pawer wash and speay pais will e born
soicly by the Tenant,

The Tenant will be sodely respongible for any flrthey environmental testing or
analysis.

Primstone, LLE - Garden Remedies, loc, | Lease Agreement (w.2.415.13 rg 15
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LEASE OF
RETAIL SPACE

This lease entered into and dated as of the 6" day of April, 2018, by and between JK,
L1L.C, a Massachusetts limited lability company with a principai office at 732 Turpike Street,
Melrose, Massachusetts 02 76 hereinafter called the “LANDLORD”, which expression shall
include its successors and assigns where the context so admits,

and
GARDEN REMEDIES, INC., a Massachuscits non-protit corporation with a principal
office at 307 Airport Road, Fitchburg, Massachusetts 01420, hereinafter called the “TENANT”,
which expression shall include its successors and assigns where the context so admits.

ARTICLEI

REFERENCE DATA

(1) BUILDING: 732 Newburypott Turnpike, Melrose, Massachusetts.

(2) PROPERTY: The building and the lot consisting of 4.797 acres, more or Iess, upon which
the building stands.

(3) DEMISED PREMISES: 5000 Sq. Ft. of space in the Building which contains 23,458 Sq. Ft.
as shown on Exhibit A.

(4 TERM: Ten (10) Years.

(A) LEASE COMMENCEMENT DATE: The later of (i} April 9, 2018; or (ii) the date that
the Premisos are delivered vacant to [enant,

(B) LEASE TERMINATION DATE: March 31, 2028,

(5) PERMITTED USE: The sale of medical marijuana and related office use, and the sale
of adult use marijuana, if allowed to the extent permitted by Massachusetts law.

(6) BASE RENT:

PER YEAR
(A) FIRST LEASE YEAR $500,000.00
(B) SECOND LEASE YEAR $500,000.00
(C) THIRD LEASE YEAR $516,000.00
(D) FOURTH LEASE YEAR $520,200.00
(E) FIFTH LEASE YEAR $530,604.00
(F) SIXTH LEASE YEAR $541,216.08




(G) SEVENTH YEAR $552,040.40

(H) BIGHTH YEAR $563,081.21
() NINTH YEAR $574,342.83
(1) TENTH YEAR $585,829.69

In the event the TENANT is granied a Marijuana Retailers license by the Massachusetts
Cannabhis Control Commission in accordance with Chapter 334 of the Acts of 2016, as amended
by Chapter 55 of the Acts of 2017, for the sale of marijuana for adult use, the Base Rent shown
above shall be increased by $300,000.00 (the "Adult Use Increased Rent”) per annum. The
Adult Use Increased Rent shall increase each succeeding tease year of the Lease at the rate of
Two (2%} percent pey annum,

(7)  SECURITY DEPOSIT: $125,000.00

(8 PARKING SPACES: 23 spaces
{As designated on Exhibit A)

{9y  EXTENSION PROVISIONS: Two extension option periods, each for a term of
Five (5) years to be exercised by not less than one year's advance written notice pursuant to the
provisions of Article XXIL

(10  PERMITTING CONTINGENCY: TENANT shall have the option to terminate this
Lease 1f has not received all necessary permits and approvals from the City of Melrose and the
Commonweatth of Massachusetts for the operation of a Registered Marijuana Dhspensary at the
DEMISED PREMISES.

Each reference in this Lease to any of the terms, titles or designations set forth in this
Article 1 shall be deemed to recite and incorporate the data pertaining to and/or the definitions of
that terny, title or designation contained in this Article

ARTICLE I

DEMISED PREMISES

2.1 LANDLORD, for and in consideration of the Base Rent, including the “Adult Use
Increased Rent™) and all other charges and payments herein reserved to the LANDLORD and
payable by the TENANT, and of the covenants, agreements, terms, provisions and conditions to
be performed, kept and observed by TENANT does hereby demisc and lease to TENANT, and
TENANT does herehy hive and take from LANDLORD the DEMISED PREMISES (also
referred to as the “Premises™), subject to the mortgages and other matters of record and upon and
subject to the covenants, agreements, terms, provisions and conditions herein set forth.

2.2 LANDLORD hereby grants to TENANT the right to use, in common with others
entitled thereto, (1) such of the hallways and stairways of the Building as may be necessary for
and cgress from the DEMISED PREMISES; and (i1} such exterior walkways betweesn the
Building and the driveway and parking arca on the Property designated by LANDLORD on
Exhibit A.




(8} With reference to the driveway and parking area designated for use by the
Tenant, Landlord agrees to not transport equipment over such parking area during Tenant’s
business hours, which are between 8am to 8pm, seven days a week and to repair any damage
attributable to such use by Landlord. Landlord agrees to limif such usc to those vehicles that
reguire passage over such parking area due to the difliculty in traveling across the other common
areas of the Property.

2.3 LANDLORD reserves the right from time to time, without urweasonable interference
with TENANT'S use and upon reasonable notice to TENANT, to install, use, maintain, relocale,
repair and replace ducts, pipes conduits, wires and appurtenant meters and equipment servicing
other parts of the BUILDING and located above the ceiling or within the walls of the DEMISED
PREMISES.

2.4 DELIVERY OF PREMISES. 'T'here is no Landlord work to be performed, except
as set forth in Section 8.1(b), provided however, all structural components of the Building and
the electrical, plumbing and HVAC systems serving the Demised Premiscs shall be delivered in
good working order, with a roof that does not leak. Landlord agrees that it shall usc diligent
efforts to deliver the Premises to Tenant by Apnl 9, 2018, If Landlord fails to deliver the
Premiscs 1o Tenant by June 1, 2018, Tenant may terminate this Lease. Tenant agrees to inspect
the Demised Premises within two weeks from the date the Demised Premises are delivered to
Tenant and to identify any problems revealed by such inspection.

2.5  TENANT WORK. Tenant shall build out the Premises in accordance with plans
and specifications approved by Landlord (“Tenant’'s Work™), such consent not to be
unreasonably withheld, Tenant, at its sole cost and expense, shall engage an architect to prepare
architectura! and design plans and specifications (collectively, the “Tenant's Plans™) prepared
first in preliminary form (collectively, the “Preliminary Plans”), and thereafter in working form
(collectively, the “Working Drawings™), and covering the Tenant’s Work. Tenant shali pay all
costs and expenses relating to the Tenant’s Plans. Upon submittal of any portion of the Tenant’s
Plans, Landlord shall review the Tenant’s Plans and shall either approve the Tenant’s Plans,
which approval shall not be unreasonably withheld, or advise Tenant in writing of any aspect of
the design, engineering, construction or installation which is not acceptable to Landlord.
Landiord shalf advise Tenant of its approval or comments on the Tenant's Plans within ten (10)
business days after Landlord’s receipt of the T'enant’s Plans. In the event that Landlord shall
disapprove of any portion of the Tenant’s Plans, Tenant shall have ten (10) business days afler
Landlord’s notification of its disapproval to revise the Tenant’s Plans and resubmit them to
Landlord. Al work performed by Tenant under this Lease, whether constituting part of Tenant’s
Worlk, Alterations {as hereinafter defined), or otherwise, shall be done 1n a good and
workmanlike manner. All improvement constructed by Tenant shali be deemed owned by Tenant
until the end of the leasc term, at which point they shali be deemed owned by Landiord.




3.1 The term of this Lease shail begin on the Lease Commencement Date and terminate
on the Lease Termination Date. Notwithstanding the foregoing, if TENANT'S personnel shall
nccupy all or any part of the DEMISED PREMISES prior to the Lease Commencement Date as
determined pursuant to the preceding senience, the Lease Commencement Date shall be deemed
10 be the date of such occupancy.

3.2 The term “Lease Year” as used herein shall mean: (i) the twelve (12) consecutive
meonths following the Lease Commencement Date, if the Lease Commencement Date does not
fall on the first day of the month, then the [irst Lease Year shall consist of the balance of the
month in which the Lease Commencement Date falls, plus the twelve (12) consceutive full
calendar months immediately thereafter; and (ii) each subsequent twelve (12) month period
during the Term commencing with the anniversary of the first Lease Year.

3.3 I TENANT remains in possession of the DEMISED PREMISES or any part thereof
alter the expiration of the term without the execution of a new lease agreement or extension or
renewal agrecrnent, TENANT shall be responsible to LANDLORD lor all damages sustained by
T.ANDLORD as a result of TENANT'S failure to vacate the DEMISED PREMISES and at the
option of LANDLORD, exercised by written notice to TENANT, TENANT shall be deemed to
be occupying the DEMISED PREMISES, from month to month, subject to such occupancy
being terminated by either party upon at {east thirty (30) days written notice, at 2 monthly Base
Rent equal to one and one half (1%4) times the amount of the last monthly installment of Base
Rent during the last month of the term (o, if applicable, during the last month of any extension
or renewal term), plus ail other charges payable hereunder, and being subjcet to the other
covenants, terms and conditions of the Lease insofar as the same may be applicable to a month-
to-month tenancy.

ARTICLE IV
BASE RENT

4.1 The TENANT shall pay tc LANDLORD the Base Rent (which term shall hereinafter
include the Adult Use Increased Rent as defined in Article I, from the time Tenant is granted a
Marijuana Retailer license), for the applicable Lease Year as set forth in Article I, without any
setoff or deduction. Annual Bage Rent shall be paid in equal monthly installments in advance of
the first day of each month without notice or demand commencing with the Lease
Commencement Date. Upon execution of the Lease, TENANT shall pay the first monthly
payment of annual Base Rent of the First Year Lease and the Security Deposit hereinafter
described.

4.2 Base Rent for the first or last month hereof shall be prorated if the Term Conunences
on a date other than the first day (or terminates on a date other than the last day) of a month.




4.3 As provided above in Article I, Section 6, Basc Rent shall increase by $300,000.00
per lease year beginning on the date TENANT commences the sale of marijuana for adult use
following TENANT'S receipt of a lHicense from the Massachusetts Cannabis Control Commission
in accordance with Chapter 334 of the Acts of 20106, as amended by Chapter 55 of the Acts of
2017, for the sale of marijuana tor adult use, (hereinafter “Adult Use Increased Rent™). The
Adult Use Increased Rent shall be apportioned for the lease yvear during which the TENANT
commences the sale of marijuana for adult use and shall be increased each lease ycar tor the
remainder of the Term of this Lease and all extensions by 2% per annum.

SECURITY DEPOSIT

Upon execution of this Lease, the TENANT herewith deposits with the LANDLORD the
amount set forth in Article | as a Security Deposit to secure its full and faithful performance and
observation of all the covenants and conditions of this Lease on its part to be performed and
observed, which amount is 10 be returned to the TENANT without interest at the expiration of
the term of the Lease, unless during the term or any extension thereof TENANT has breached
any of the covenants and/or conditions of this Lease, in which event LANDLORD may expend
so much of the Security Deposit as is reasonably necessary to cure the breach, and TENANT
shall pronptly redeposit with the LANDLORD an amount sufficient to restorc the Security
Deposit to its previous total. Upon termination of the Lease, the Sceurity Deposit shall be
returned to the TENANT within 30 days atter surrender of the DEMISED PREMISES, subject to
the terms of Article XVI!I and the above provisions, afier deduetion of rent in arrears and/or
reasonable repair and capital expenditures costs. The LANDLORD may comingle the Security
Deposit with its own funds and ne fiduciary relationship shall be created with respect to said
Security Deposit.

QOPERATING EXPENSES

6.1 TENANT, in addition to the Base Rent, shall pay to LANDLORD, as Additional
Rent, Twenty Onc and 3/10 (21.3%) percent of the Operating Expenses, as herein defined, which
LANDLORD shall pay or become obligated to pay because of, or in cennection with the
ownership and operation of the Propetty.

6.2 The term “Operating Expenses” as used herein shall mean the following expenses,
costs and disbursements:

(a) Real estate taxes levied upon the Properly or any tax levied in substitution
thereof or in addition thereto, other than a tax on profits or net income or interest due to late
payments by Landlord; however, TENANT shall pay as Additional Rent 100% of the increase in
the real estate tax attributable to TENANT'S improvements to the Property or resulting from
other improvements of any kind whatsoever placed in, on or about the Property for the benefit of,
at the request of, or by TENANT, including any increase in the real estate tax or any other
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assessment attributable to the Basc Rent including the Adult Use Increased Rent paid by
TENANT, provided however, Tenant shall be credited (or if the term has expired, paid) its share
of any tax abatoments received by Landlord for any period of time during the term of this Lesse.
In the event of any betterment charges assessed to the Property during the term of the Lease
(including any extensions}, Landlord will charge the Tenant their proportionate share of the
betierment charge, but only the amortized portion based on a straight line amortization period of
ten (10) years, provided however, if Landlord elects to pay the betterment in the year in winch 1t
is assessed rather than over a period of years, and Landlord finances such payment 1o save
money on the additional charges that the City of Melrose may add to the betterment duc 1o
permitting payment over a peried of years, then Landlord may add interest up to the amount
charged to Landlord by its lender, but no greater than the interest that the City of Melrose would
have charged. Accordingly, if the betterment is assessed in the last year of the term of the Lease,
and the Lease is not extended, Tenant shall only pay one-tenth of the bettexment charge.

(b)  Costof all insurance relating to the Property, including for casualty and
liability applicable to the Property; however, TENANT shall pay as Additional Rent 100% of the
increased cost of insurance which may be attributable solely to the TENANT'S use ot the
Property;

(c) Cost of illuminating the exterior common areas of the Property used by
Tenant to access Demised Premises including TENANT'S dedicated parking area to the extent
the light fixtures used to Hluminate these areas are not scparately metered and billed 1o Tenan( by
the electrical supply company; and

{d) Administrative and overhead costs equal to Five {5%) of the Operating
Expenses, not to exceed Two Thousand Five Hundred ($2,500.00) Dollars annually, which
maximum charge shall increase at the rate of Three {3%) percent per annum,

6.3 (a) Not later than sixty (60) days following the end of each Lease year,
LANDLORD shall render to TENANT a statement in rcasonable detail and prepared in
accordance with generally accepted accounting principles, showing for the preceding lease year
or fraction thereof, as the case may be (the Statement period), the Operating Expenses for the
Property (the “Statement”) . The Statement to be rendered to TENANT shall show for the lease
year the amount of Operating Expenses, including Administrative and Overhead costs, already
paid by TENANT as Addifional Rent, and the amount of Operating Expenses remaining due
from or overpaid by TENANT for the lease year. Within thirty (30) days after date of delivery
of such statecment TENANT shall pay to LANDLORD, or LANDLORD shali pay to TENANT,
as the case may be, the balance of the amount, if any, required to be paid pursuant to the above
provisions of this Section 6.3 with respect to the lease year. Landlord shall send a Statement to
Tenant within one year after the end of any Lease Year,

(b} Commencing with the first day of the first month following the delivery to
TENANT of each Statement referred to above and on the first day of cach month thereafter,
TENANT shall pay to LANDLORD as Additional Rent, on account towards anticipated
Operating Expenses for the then current year, as determined by Landlord, one-twelfth {1/12) of
the total annualized amount of Operating Expenses which TENANT was required to pay
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LANDLORD with respect to the preceding year as shown on the most recent annual stalement of
Operating Expenses delivered to TENANT.

(c) Because each monthly amount so payable by TENANT during any lease
year 15 not determined until after the end of such lease year, until such monthly amount is
determined, TENANT shall continue to pay an amount equal to the monthly payments made by
TENANT with respect to Operating Expenses during the preceding lease year, and when such
current year’s monthly amount is so determined, TENANT shall, upon being advised thercof]
pay any deficicncy between the monthly payments; provided that on the Lease Commencement
Date and on cach Monthly Base Rent payment date thereafter, TENANT shall pay 1/12th of the
TENANT'S anticipated annual payment for Operating Expenses, such anticipated payment to
continue until the submission of LANDLORD’S first Statement in accordance with
subparagraph {(a) supra.

(d) TENANT shall have the right, upon written notice to LANDLORD,
with no unreasonahle interference with LANDLORD'S business operations and within ninety
(90) days of receipt of the Statement referred to herein above from LANDLORD, to examine the
hooks, records and other papers used to determine such Statement, TENANT shall, upon being
advised thereof, pay any deficiency between the monthly payments theretofore made during such
period and the then current monthly payments, provided that on the Lease Commencement Date
and on each monthly Base Rent payment thercafter TENANT shall pay to LANDLORID) as
Additional Rent an amount equal to 1/12 of the TENANT'S anticipated annual payment for
Operating Expenses, such anticipated payment to continue until the submission ot
LANDLORD’S first Statement submitted in accordance with subparagraph (a) supra.

() TENANT shall have the right, upon written notice to LANDLORID, with
no unreasonable interference with LANDLORIY'S business operations and within ninety {90}
days of receipt of the Statement referred to herein from LANDLORD, to examine the books,
records and other papers of LANDLORD used to compute the Operating Expenses {as defined
above) of the property. If the examination reveals that Tenant underpaid its share of Operating
Expenses for the prior Lease Year, Tenant shall prompily pay the shortfall to Landlord, Ifthe
examination reveals thal Tenant overpaid its share of Operating Expensces tor the prior Leasc
Year, Landlord shall promptly pay the overpayment to Tenant or credit such amount toward any
future rent due. If the amount due by Tenant under the Statement is more than 5% greater than
the actual amount duce, then Landlord shall pay for the reasonable costs incurred by Tenant to
perform such audit of Landlord’s books and records.

6.4 If a tax, (other than a federal, state or municipal profits or net income tax) is assessed
on account of the rents or other charges payable by TENANT to LANDLORD under this Lease,
TENANT agrees to pay the same as Additional Rent within ten (10) days afier billing therefore,
unless applicable law prohibits the payment of such tax by TENANT.
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ARTICLE VH
USE

7.1 (a) Except as provided below, TENANT shall use the DEMISED PREMISES
solely as a Registered Marijuana Dispensary {("RMD") for the sale of medical marijuana and
retated marijuana products and related office use, subject to all state and local laws, including but
not imited 1o receipt of a certificate to operate 8 RMD and a marijuana cultivation facility, to the
extent applicable, 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 and all approvals required from Commonweaith of Massachusetis and the City of
Melrose,

(b) It allowed by law, TENANT shall also have the right to use the DEMISED
PREMISES as & Marijuana Retailer for the sale of adult use marijuana suhject to all state and
local laws, including but not limited to receipt of a Marijuana Retailers license by the
Massachusetts Cannabis Contro] Commission, to the extent applicable, and under strict
conditions and in accordance with Chapter 334 of the Acts of 2016, the Regulation and Taxation
of Marijuana Act, as amended by Chapter 55 of the Acts of 2017, an Act to Ensure Safe Access
to Marijuana and any regulations promulgated by the Cannabis Control Commmission, which
includes the receipt of any and all necessary special permits and approvals required from
Commaonwealth of Massachusetts and the City of Melrose.

{c} So long as the DEMISED PREMISES is being used as an RMD or such other
similar use, TENANT hereby covenants and agrees to provide LANDLORD with pronipt notice
of the following: (i} any and all changes to the regulatory scheme swrrounding such uses which
materially affect the Tenant’s ability to conduct its business; (ii) any and all changes to the
enforcement policies, regulations and/or practices surrounding such uses which materially atfect
the Tenant’s ability to conduct its business; and (iii) receipt by TENANT 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 furisdiction over the same.

() TENANT shall have the right fo install its branded signage on the exterior of
the Building and on a standing sign at the point of entrance to the parking ares on the Property
designated for Tenant subject to State and Municipal Regulations and LANDLORD'S approval,
which shall not be unreasonably withheld. TENANT shall be responsible to obtain all requisite
State and municipal approvals for it signage at its sole expense.

7.2 TENANT shall pay all charges for utilities when due, including but not limited to,
clectricity, tciephone, internet, heat, air conditioning, water and sewer usage. If TENANT'S use
of such utilities is measured by a separate meter, TENANT shall be required to pay the cost of
the utilities directly to the supplier. Tf TENANT'S use is not measured by such a meter,
TENANT shall pay for such usage within (30} days of receipt of a statement from LANDLORD.

7.3 TENANT shall supply and pay for its own waste removal service and dumpster or
other waste container. TENANT’S waste container shall be placed in such arca on the Property
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as shall be designated {rom time to time by the LANDLORD. It shall be the responsibility of
TENANT to keep such waste container in a neat and orderly manner.

7.4 TENANT shall not use or penetrate the roof Lor any purpose except as expressly
pormitted by LANDLORD, which consent will not be unreasonably withheld, and if permitted,
onty in such area as is expressly designated by LANDLORD and with a contractor designated by
LANDLORD, Landlord recognizes that Tenant plans to install a supplementary HVAC unit and
generator on the roof and will likely need to penetrate the roof in connection therewith, If
Tenanf penetrates the roof, it shall be solely responsible for any leaks which may arise from such
penetration. Landlord may at any time relocate any of the equipment whether or not serving the
DEMISED PREMISES which is locaied on that portion of the Building’s roof to which
LANDLORD has rights, provided such relocation does not mateciatly adversely affect the
operation of, or ability to service, such equipment, or interfere with TENANT’S use and
cccupancy of the DEMISED PREMISES. Any damage to the roof caused by TENANT, its
agents, employees or contractors, or TENANT’S equipment thereon shall be repaired at Tenant’s
cost. Upon LANDLORD’S request at the end of the Term, TENANT shall be responsible for
returning the roof to the same sound condition as existed prior to the installation of any
cquipment by TENANT. In no event may TENANT, its agents, cmployees or contracfors access
the roof for any purpose, other than to perform routine maintenance service to the roetiop
equipment serving the DEMISED PREMISES, uniess TENANT has delivered twenty-four (24)
hours written notice to LANDLORD. Other than Tenant’s Work, TENANT may not use the roof
in any manner which may prejudice any warranty thereof.

7.5 LANDLORD shail be responsible to separately meter or sub-meter all electrical,
internet, gas, domestic water and sewer services serving the DEMISED PREMISES, subject to
mutually agreed upon plans and locations, Landlord shall be responsible for maintaining, and
making available to Tenant, utility connections for electricity, gas, water and sewcr at the
DEMISED PREMISES.

7.6 Tenant agrees: not to injure, overload, deface or otherwise harm the Demised
Premises or Property; nor connit any nuisance; nor permit the enission of any objectionable
noise or odor; nor make, allow or suffer any waste; not to dump, flush, or in any way introduce
any hazardous substances or any other toxic substances inio the sewage or other waste disposal
systern serving the Demised Premises; not to generate, store, use or dispose of hazardous or
loxic substances in or on the Demiscd Premises, other than standard office and cleaning
products, or dispose of hazardous or toxic substances from the Demised Premises to any other
location, or commit or suffer to be committed in or on the Denuised Premises or Property any act
which would require the filing of notice pursuant to Chapter 21 E of the Massachusetts General
Laws, without the prior written consent of Landlord and then only in compliance with any and
all federal, state and local iaws and ordinances regulating such activity {other than federal laws
prohibiting the sale or use of marijuana and related products); nor make any use of the Demised
Premises which is improper, offensive or contrary to any law (other than federal laws prohibiting
the sale or usc of marijuana and related products) or ordinance or which will invalidate any of
Fandlord's insurance; nor conduet any auction, fire, "going out of business” or bankruptey sales.
"Hazardous substances" and toxic substances”, as used in this paragraph, shall have the same
meanings as defined and used in the Comprehensive Environmental Response, Compensation
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Transportation Act, 49 U,S.C. §1802; in the Toxic Substances Act, 15 U.S.C. §2601 et seq.. and
in the regulations adopted and publications promulgated pursuant to said Acts.

ARTICLE Vil

MAINTENANCE AND REPAIR

8.1 {a) Except as otherwise provided in this Lease and except for repairs readered
necessary by the intentional or negligent acts or omissions of TENANT or any of TENANT'S
representatives, LANDLORD agrees, at LANDLORD’S sole cost and expense without any
reimbursement as part of Operating Expenses specified herein, to (a) keep in good repair the
struclural portions of the floors, foundations, exterior perimeter walls and fagade of the Building
and load-bearing walls not altered by TENANT (exclusive of glass and exterior doors which arc
TENANT'S responsibility); (b) replace the structural portions of the root of the Building
{including the roof membrane) as, and when needed; (¢} repair and replace as needed the
electrical, plumbing, and HVAC systems serving the Demised Premises, but not including such
systems installed by Tenant; (d) maintain the utility lines from the Buiiding to the point of
conncction with the applicabie utility, (¢} maintain the main connections within the Building
that servc the Premises; and (f) maintain the sewer holding tank and related purnps and lines.
Landlord shall be required to make such improvements or retrofits to the Building as may be
required by faw, except such changes to the Building as may be required because of the Tenant’s
use of the Demised Premises as a RMD, and/or fo the extent Tenan{ is required to perform such
changes as set forth in 8.2 below which shall remain the Tenant’s responsibility.

{b) Within six (6) weeks of the Comumencement Date of this Lease, LANDLORD
shall deliver the parking area designated for Tenant on Exhibit A repaved and striped for not
fewer than twenty-three (23) spaces, including a minimum of two (2) ADA-compliant spaces
adjacent to the proposed front door of the DEMISED PREMISES, &l of which spaces shall be
for the exclusive use of Tenant.

8.2 TENANT shall maintain and repair the common areas of the Property adjacent to
DEMISED PREMISES shown on Exhibit A as being designated for Tenant, including the
exterior surface of the parking area designated for Tenant, the sidewalks abutting such
designated area and the fencing surrounding the parking area designated for TENANT.
TENANT shall also be responsible for the removal of snow, ice, refuse and debris from the
sidewalks, walkways and parking areas of the Property designated on Exhibit A for the
TENANT'S use including the striping, repairing and Hghting ol said parking and walkway areas.
Except as otherwise provided in this Lease and except for repairs which are LANDLORD’S
express responsibility as set forth in Section 8.1, TENANT shall keep the DEMISED
PREMISES in the same condition and repair as they are in at the beginning of the Term,
reasonable wear and tear, damage by fire or other casualty insured against, or act or omission of
LANDLORD or its employees or agents and taking by eminent domain excepted. TENANT
shall replace any glass which may be damaged or broken with glass of the same qualify at
TENANT’s cxpense. TENANT shall make all repairs, alterations, additions or
replacements to the DEMISED PREMISES which are required by any law or ordinance or
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any order or regulation of any public authority and to comply with the orders,
regulations, variances, licenses and permits of or granted by governmental authorities
with respect to zoning, building, fire, health, environmental and other codes, regulations,
ordinances or laws applicable to the DEMISED PREMISES and the condition, use or
occupancy thereof, provided however, that if the required alteration is not required due to
the Tenant’s specific use, Landlord shall be responsibie for such alteration/improvement
and the cost thereof may be charged as an Operating Expense, but only the amortized cost
may be charged each year over the useful life of the improvement. TENANT shall, at its
own cost and expense, enter into a regularly scheduled preventive maintenance/service contract
with a maintenance contractor approved by LANDLORD for servicing all HVAC systems and
equipment serving the DEMISED PREMISES (and a copy thereof shall be furnished to
LANDLORD). The service contract must include ali services suggested by the equipment
manufacturer in the operation/mainfenance manual (but not fewer than two servicings annually)
and must become effective within thirty {30) days of the date TENANT takes possession of the
DEMISED PREMISES. If Tenant fails to cause such preventative maintenance to be performed,
LANDLORD may, upon notice to TENANT, elect to enter into such a maintenance/service
contract on bebalf of TENANT, or (o perform the work and m either case, charge TENANT the
cost thercef along with a reasonable amount for LANDILORD'S overhead,

8.3 TENANT shall make no alterations, improvements, or additions to the DEMISED
PREMISES of a structural nature. TENANT may make only nonstructural alterations and only
after obtaining LANDLORD'S prior written consent, which consent shall not be unreasonably
withheld. Al sucl: alterations by TENANT shall be done at TENANT's sole risk and expense, in
a good and workmanlike manner pursuant to all licenses and permits validly issued. At the
expiration or other termination of this Lease, LANDLORD shall have the option fo require
TENANT either to restore in whole or in part the DEMISED PREMISES to the condition in
which they were in 4 the beginning of the Term or to have the DEMISED PREMISES remain in
their altered condition with all improvements and additions becoming the property of the
LANDLORID cxcept as {o improvements or additions which are personal property of TENANT
and are removable without damage to the DEMISED PREMISES. Notwithstanding the
foregoing, Tenant shall be permitted to petform non-structural work costing less than $25,000
without the consent of Landlord, but TENANT shali notify Landlord prior to the commencement
of such work.

8.4 HWLANDILORD shall permil any such alterations to be made, TENANT shall pay for
such work promptly and LANDLORD shall not be liable for any 1abor or materials furnished or
to be furnished to the TENANT, and no mechanic’s or other lien for any such fabor or materials
shall attach to or affect the interest of the LANDLORD in and to the DEMISED PREMISES, If
any mechanic's lien is filed against the DEMISED PREMISES or the Building, based upon any
act or inferest of the TENANT or of anyone claiming through the TENANT, or if any security
agreement is filed for or affecting any materials, machinery, or fixtures used in the construction,
repair, or operation by the TENANT, the TENANT shall immediately take such action by
bonding, deposit, or payment as will remove the lien or security interest within 30 days after its
filing. The LANDLORD may pay the amount of the lien or security interest or discharge the
same by deposit, and the amount so paid or deposited, with ail costs incurred by LANDLORD in
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connection therewith, shall be deemed Additional Rent under this Lease, and shall be payable on
demand.

8.5 TENANT covenants that it will permit LANDLORD and its agents to examine the
DEMISED PREMISES at reasonable times, and that it will pernut LANDLORD to enter the
DEMISED PREMISES without charge or reduction in rent at any reasonable time upon
reasonable notice (not to be unreasonably withheld) to inspect the DEMISED PREMISES; make
such repairs, improvements, alterations or additions as LANDLORD deems necessary and
desirable, or to make repairs which TENANT may have failed prompily to make pursuant to
TENANT'S covenants hereunder. 1f such work is not of an emergency nature, it shail be done
only after reasonable notice to TENANT and in such a manner as will least interfere with
TENANT'S operations. However, in the event of an emergency, no notice will be required,
TENANT shall have no canse of action against LANDLORD for entering the DEMISED
PREMISES in accordance with this paragraph. LANDLORD acknowledges that any inspection
is subject to state regulations.

Notwithstanding provisions of this Lease to the contrary, the LANDLORD'S inspection
rights hereunder are subject to and shall adhere to the Massachuselts laws and regulations and
shall occur on an "escorted access only” basis as set forth in 105 CMR 7251 10(C)Y4) in any
designated limited access area. TENANT shail provide LANDLORD with 24 hour / 7 days a
week telephone number to access a dispensary agent authorized to access and escort
LANDLORD in any designated limited access areas. In the cvent of an cmergency, Landlord
agrees to access a dispensary agent prior to entry,

Notwithstanding the foregoing, and subject to the terms and conditions of this Lease, if
(A): {1) Landlord fails to perform its maintenance obligations under this Lease, or (2) there is an
interruplion, suspension or stoppage of any service which Landlord is required to provide
pursuant to this I.ease, including but not limited to the provision of utilities (each a “Service
Interruption™); {B} such Scrvice Interruption was the result of causes, events or circumstances
within Landlord’s reasonable control; {C) such Service Interruption was not caused by Tenant ot
Tenant’s agents; (D) such Service Interruption continues for more than three (3) consecutive
business days after: (1) Landlord’s receipt of written notice from Tenant of such Service
Interruption, or (1) Landlord become aware of such Service Interruption; and (E) as a resuit of
such Service Inmterruption, the conduct of Tenant’s normal business operations in the remises is
materially and adversely affecied, then there shall be an abatement of one day’s Base Rent and
Additional Rent for each day during which such Service Interruption continues after such three
(3) consecutive business day period.

If (1) Landiord fails to perform any of its repair or replacement obligations hereunder and
such faihure continues for thirty (30) days after written notice of same from Tenant; or {ii) an
emergency repailt is needed to avoid bodily injury or material damage to property {and it is
imprudent to delay such repair until Landlord is nofified), Tenant may perform such obligation
or make such repair and the cost thereof shall be reimbursed by Landlord upon demand. In the
event Tenant is required to perform an emergency repair under (ii) above, Tenant shall inform
Landlord of the commencement of such work as soon as reasonably possible after
commencement thereof,
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COMPLIANCE WITH LAWS

The TENANT acknowledges that no trade or cccupation shall be conducted or permitted
in the DEMISED PREMISES or use made thereof which will be unlawf{ul, improper, noisy or
offensive, or contrary to any Stafe statute, rule or regulation or any municipal by-law or
ordinance in force in the City of Melrose, injurious to any petsons or property, or will invalidate
or increase the premium for any insurance on the Building or its contents or liable to render
necessary any alterations or additions to the Building, provided however, Landlord recognizes
that the sale of medical marijuana and marijuana based products is in violation of federal law but
permitted hereunder. TENANT will not solicit trade by sounds audible outside the DEMISED
PREMISES; or cause any obstruction to exist or be maintained of windows, skylighis or other
lights or of the hallways, stairways, passageways, corridors, approaches, sidewalks, entrances or
common facilities in or to the Building, or of any electric wires, pipes or conduits which serve
the DEMISED PREMISES or the Building without Landlord’s written consent. TENANT shall
comply with all the Rules and Regulations set forth in Exhibit B, and as the same may
hereinafter be amended by LANDLORD, for the care and use of the Building, its facilities and
approaches, and the Property. TENANT covenants to keep the DEMISED PREMISES cquipped
with all salety equipment and appliances required by law or ordinance or any order, rule or
regulation of any public authotity beeause of the specific use (as opposed to a general retail use)
made of the DEMISED PREMISES by the TENANT, and, upon written notice from
LANDLORD, shall make ali repairs, alterations, replacements or additions so required in and to
the DEMISED PREMISES made necessary by TENANT's use or required by Jaw, except as
provided in Section 8.2 above, TENANT shall be responsible for obtaining a Certificate of
Occupancy for the DEMISED PREMISES prior to occupancy of the Premises. TENANT
covenants to procure any and all licenses and permits required for any use of the DEMISED
PREMISES by the TENANT or anyone claiming by, through or under TENANT, including but
not limited to conducting retail sales of marijuana as a Registered Marijuana Dispensary.

ARTICLE X
INSURANCE

LANDLORD shall keep the Building insured against loss or damage by fire and other
hazards included within extended coverage endorsements in an amount not less that the full
replacement cost. Notwithstanding any other provisions in this Lease to the contrary,
LANDLORD and TENANT hereby release the other and all persons claiming by, through or
under them, to the extent of their insurance coverage, from any and all liability for any loss or
damage caused by fire or any of the extended coverages, or any other insured coverage, even if
such firc or other loss shall be brought about by the fault or negligence of the other party or
persons claiming by through or under them. LANDLORD and TENANT agree that they shall
usc reasonable efforts to cause their fire and extended coverage and other insurance policies to
include such clause so long as the same is obtainable and is includable without extra cost, or if
extra cost is chargeable therefore, so long as the other party pays such exira cost. 1f extra cost is
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chargeable therefore, each party will advise the other of the amount thereof, and the other party,
at its election, may pay the same but shall not be obligated to do so.

ARTICLE X]

INDEMNITY AND PUBLIC EIABILITY INSURANCE

11.1. To the maximum extent this agreement may be made effective according to law,
TENANT agrees to indemnify and save harmless LANDLORD from and against all claims of
whatever nature arising from any act, omission, negligence or default under this Lease of
TENANT or TENANT's contractors, licensees, agents, servanis or employees or arising from
anty accident, injury or damage occurring outside of the DEMISED PREMISES but on the
Property, where such accident, injury or damage results or is claimed to have resuited from an
act, omission, negligence or default hereunder on the part of TENANT or TENANT's agents,
servants, employees, invitees, licensees or independent contractors, This indemnity and hold
harmless agreement shall include indemnity against all reasonable costs, expenses and liabilities
mncuired in connection with any such claim or proceeding brought thereon, and the defense
thereof including attorney’s fees,

11.2  {a) TENANT agrees to maintain in full force and effect from the carlier of the
lease Commencement Date or the date upon which TENANT first enters the DEMISED
PREMISES for any reason, throughout the Term of this Lease, and thereafter so long as this
Lease is in effect and/or TENANT is in oceupancy of any part of the DEMISED PREMISES, a
policy of commercial general lability and property dammage insurance under which LANDLORD
is named as additional insured, and under which the insurer agrees to indemnify and hold
[.ANDLORD harmless from and against all cost, all claims, accidents injuries and damages set
forth in Section 1.1 hereof. Each such policy shall be non-cancelable and non-amendable with
respect to LANDLORD, LANDLORD'S first mortgagee and LANDLORD’S said designees
without twenty (20) days prior written notice to LANDLORD and LANDLORD’S first
mortgagee and shall be in at least the amounts set forth in (b) below, A duplicate original ox
certificate thercof shall be delivered to LANDELORD at or prior to the time of the occupancy by
Tenant. Any insurance required of TENANT under this section may be carried under a blanket
policy covering the DEMISED PREMISES and other locations of TENAN'T, provided TENANT
shall deliver to LANDLORD a duplicate original or certified copy of each blanket policy, or
other evidence satisfactory to LANDLORD of blanket coverage, at or prior fo the time of
occupancy by Tenant, and provided further that said blanket policy shall specifically set forth the
amoun! of insurance allocated to TENANT's insurance requirements under this Lease. Neither
the issuance of any such insurance policy nor the minimus Jimits specificd in this Section with
respect to TENANT's insurance coverage shall be decmed to imit or restrict in any way
TENANT's liability arising under or out of this Lease.

(b} Such policies of: (1) nondeductible commercial general Hability insurance shall be in
an amount not less than One Million ($1,000,000) Dollars for injury or death to any one person
and an aggregate amount of not less than Two Million {$2,000,000) Dollars in any accident
provided the Tenant shall also maintain an umbrella policy of not less than Four Millien
{$4,000,000) Dollars for such coverage; {ii) special form (“all risk” type) property insurance
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covering all of TENANT'S property and leasehold improvements and coverage for those
Building components for those portions of the DEMISED PREMISES that TENANT is
responsible to repair and written for at least the full replacement cost with a deductible of not
more than Five Thousand Dollars ($5,000.00); and (iii) worker’s compensation insurance as
required by the Conunonwealth of Massachusetts with a minimum of Five Hundred Thousand
Dollars ($300,000.00); and {iv} business interruption or similar insurance against abatement
or loss of rent in an amount equal to at feast all the Base Rent and Additional Rent
payable for one year under this Lease, All policies required under this Lease shall be
obtained from responsible companies qualified to do business in the Commonwealth of
Massachusetts and in good standing therein, which companies and the amount of
insurance allocated thereto shall be subject to LANDLORD'S approval. TENANT agrees
to furnish LANDLORD with Certificates of Insurance cvidencing all such insurance prior
to the heginning of the Term hereof and of each renewal policy at least thirty (30) days
prior to the expiration of the policy it renews. All such policics shall provide a waiver of
subrogation in favor of the LANDLORD, if available. Notwithstanding language in this Lease to
the contrary, TENANT shall maintain insurance coverage in amounts suflicient to comply with
105 CMR 725.105(Q).

11,3 In the event of increases in the insurance rates for fire insurance or other insurance
carried by LANDLORD due to activity or property on or about the DEMISED PREMISES or
the Building or for improvements to the DEMISED PREMISES or the Building for which
TENANT is responsible, TENANT shali be liable for such increases and shall reimburse
LANDLORD immediately upon demand therefore, and the same shall be deemed to be
Additional Rent hereunder. Statements by an insurance rating bureau that such increases are due
to such activity, equipment or improvements shall be conclusive evidence for determining said
liability of TENANT. Such reimburscment shall be in addition to TENANT's portion of the cost
of insurance referred to in Section 6.2 {(b) hereof.

11.4 To the maximum extent this agreement may be made effective according to law,
TENANT agrees to use and occupy the DEMISED PREMISES and to use such other portions of
the Building as Tenant is herein given the right to use at TENANT'S own risk; and LANDLORD
shall have no responsibility or liability for any loss or damage to TENANT'S property unless
caused by the negligence or willful misconduct of Landlord. The provisions of this Section shall
be applicable from and after the execution of this Lease unti] the end of the Term, and during
such further period as TENAN'T may use or be in occupancy of any part of the DEMISED
PREMISES or of the Building.

1.5 To the maximum extent this agreement may be made effective according (o law,
TENANT agrecs that LANDLORD shall not be responsible or liable to TENANT, or to those
claiming by, through or under TENANT, for eny loss or damage that may bc occasioned by or
through the acts or omissions of person occupying adjoining portions or any part of the Building
adjacent to or connecting with the DEMISED PREMISES or any part of the Property or
otherwise unless due solely to the fault or negligence of LANDLORD or its employees or agents,
or if Landlord fails to use reasonable efforts to address written complaints fram Tenant regarding
any other {enants in the Building,
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11.6. Tenant shall not be subject to consequential damages, except as provided under
Section 3.3 and Article XV.

ARTICLE X1

ASSIGNMENT AND SUBLEASING

12.1 TENANT shall not assign, sublet, underlet, mortgage, pledge or encumber {each of
which 1s veferred to as a “Transfer”} the DEMISED PREMISES or any part thereof or this Lease
without LANDLORDY'S prior wrilten consent, which consent shall not unreasonably be withheld.
In the event of any Transfer TENANT will not deal with any prospective tenant with whom
LANDLORD is dealing, Without limitation, it is agreed that Landiord’s consent shall not be
considered unreasonably withheld, conditioned or delayed ift (a) the proposed Transteree’s
financial condition cannot be expected to satisfy future obligations under the Lease; (b) the
proposed Transferee’s financial strength does not equal or exceed the Tenant’s financial strength
at the time of the proposed Transfer; (¢} the proposed Transferee's business is not suitable for the
Property ; (d) there is then occurring an Event of Default under this Lease; or (e) the proposed
Transferce has a poor reputation or has been in a prior dispute with Landlord.

2.2 Inthe event TENANT desires to Transter this Lease (o a proposed new tenant and
LANDLORD gives its consent pursuant to the foregoing paragraph, LANDLORD shall have the
option of either: {1} allowing TENANT to transfer this lease in which case TENANT shall
remain primarily liable upon all the terms, conditions and covenants hereof, will bind any
Transferee to the terms and provisions of this Lease and will pay to LANDLORD the amount by
which the sum of Annual Base Rent, Additional Rent due to Operating Expenses and all other
Additional Rents and monies it receives from a Transferee, exceeds the sum of all monetary
obligations which TENANT owes to LANDLORD for the period of such Transfer; or (2}
terminating this Lease and relieving TENANT of all its further obligations hereunder. In the
event the LANDLORD decides to terminate this Lease, it shall be free to enter into a new lease
with the proposed new tenant or anyone else on whatever terms and conditions it chooses.

12.3 Conscat by LANDLORD, whether express or implied, to any Transfer shall not
constitute a waiver of LANDLORD’S right to prohibit any subsequent Transfer, nor shall such
consent be deemed a waiver of LANDLORD’S right to ferminate this Lease upon any
subsequent Transfer.

12.4 As used herein, the term “assign” or “assignment” shall be deemed to include,
without limitation {(a) any transfer of the TENANT'S interest in the Lease by operation of law,
(b} the merger or consolidation of the TENANT with or into any other firm or corporation; and
{c} the transfer or sale of a controlling interest in the TENANT whether by sale of its capital
stock or otherwise. Notwithstanding anything to the contrary contained herein, Tenant may
convert 1o a for profit entity without the consent of Landiord. Notwithstanding anything to the
contrary contained herein, Tenant may do the following without the consent of Landlord, each of
which shall be deemed {o be a *Permitted Transfer” (i) assign its entire interest under this Lease
or sublease all or any part of the Premises to a wholly owned subsidiary of Tenant, a parent of
Tenant, or an entity under common control with Tenant, provided that the resulting entity has
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financial strength cqual fo or greater than Tenant's at the lime of assignment and no Event of
Default then exists; or (i1} assign this Lease or sublet ail of the Premises to (A) an entity {hat
survives the merger, consolidation or sumilar business reorganization of Tenant, or (B} an cntity
that purchases all or substantially all of the assets or ownership interests ol Tenant or of the
business of Tenant conducted at the Premises, provided that (1) the resulting entity or transferee
under {A) or (B) above has financial strength equal to or greater than Tenant’s at the time of such
merger, (2} there is no then existing Event of Default under this Lease, (3} the resulting entity or
proposed transferce does not have a poor reputation and has not been in a prior dispute with
Landlord, and (4) the resuliing eatity or proposed transferce has experience in the industry
Tenant’s industry; or (iii) sell all or substantially all the ownership interests in Tenant (o an entity
that satisfies the requirements of clause (i) above and no Event of Default then exists, Tenant
shall give Landlord written notice at least ten (10} days before the effective date of any Permitted
Transfer.

12,5 TENANT shall reimburse LANDLORD promptly upon demand for all legal fees
anct other professional fees and other costs and expenses incurred by LANDLORD in connection
with any request by TENANT for consent of LANDLORD under this Article or any other
Article of this Lease. Any such fees, costs or expenses shall be deemed to be Additional Rent

hereunder,
ARTICLE XII
SUBORDINATION

This Lease shall be subject and subordinate to any and all mostgages, deeds of trust and
other instruments in the nature of a mortgage, now or at any {ime hereafter, a lien or liens on the
Property and the TENANT shall without cost to LANDLORTD, when requested, promptly
exccute and deliver such written insttuments as shall be necessary to show the subordination of
this Lease to said mortgage, deeds of trust or other such instruments in the nature of a morigage.
LANDLORD will use its reasonable efforts to obtain non-disturbance agreements from all future
mortgagees.

ARTICLE X1V

FIRE AND EMINENT DOMAITN

In case at least fifty (50%) percent of the DEMISED PREMISES or the refated parking
area designated to Tenant are taken, then TENANT may, at its election, terminate this Lease by
providing LANDLORD with written notice of termination within thirty (30) days of such taking,
provided however, if 100% of the Premises are taken, then this lease shall terminate upon the
time of such taking. If at least filty {50%) of the Building shall be taken for any street or other
public use; after the execution hereof and beforc the cxpiration of the Term, then this Lease and
the Term shall terminate at the election of LANDLORD. In the case of any such termanation, the
entire award shall be paid to LANDLORD, except the award related to moving expenses and
fixtures {and tenant improvements paid for by Tenant), which shall be paid to Tenant,

220~




If the Building or the Premiscs are damaged by fire or other casualty, Landlord shall
promptly commence to restore the Building and the Premises and shall diligently perform such
restoration unless Landlord fails to receive adequate insurance proceeds, or any mortgagee which
is entitled to receive casualty insurance proceeds fails 1o make available to Landlord a sufficient
amount of such proceeds to cover the cost of such repairs and restorations. If Landlord fails to
receive adequate insurance proceeds or its lender faily to make such proceeds available, Landlord
may terminate this Lease,

If the lease is not terminated after a taking or casually, and such taking or casualty
renders the DEMISED PREMISES or any part thereof unfit for use and occupation by TENANT
as provided herein, a just proportion of the Base Rent hereinbefore reserved, according to the
nature and extent of the injury sustained by the DEMISED PREMISES, shall be suspended or
abated until the DEMISED PREMISES or in case of such taking, what may remain thereot, shall
have been put in proper condition for such use and occupation.

If due o any of the aforesaid causes that portion of the DEMISED PREMISES not
rendered nnfit for use and occupation by TENANT is not adequate for the conduct of its business
as provided herein, and cannot be made adequate for the condnct of its business within one
hundred and twenty (120) days of the taking of| destruction of or damage to the DEMISED
PREMISES then TENANT may, at its election, terminate this Leasc by providing LANDLORD
with written notice of termination within thirty {30) days of such taking, destruction or damage.

ARTICLE XV
TENANT'S DEFAULT

5.1 If TENANT (a) shail default in the performance of any of its obligations to pay
the Base Rent or Additional Rent or any other charges hereunder and if such defaunlt shall
continue for 5 days after writlen notice from Landlord to Tenant, or if within 30 days
after notice from LANDLORD to TENANT specifying any cther default or defaults
TENANT has not commenced diligently to correct the defauit or defaults so specified or
has not thereafter diligently pursued such cerrection to completion, or {b) if TENANT
becomes insolvent or fails 1o pay its debts as they fall due, or (¢} if (¢xcept as may be
permitted under this Leasc) a trust mortgage or assignment is made by TENANT for the
benefit of creditors, or {d) if TENANT proposes a composition, arrangement,
reorganization or recapitalization with creditors, excluding any conversion of the Tenant
from a non-profit entity to a for profit entity or (e) if the leasehold estate under this Lease
or any substantial part of the property of TENANT is taken on execution, or by other
process of law, or is attached or subjected to any other involuntary encumbrance and such
attachment or encumbrance is not discharged within 20 days thereafter, or {f} if a
receiver, trustee, custodian, guardian, liguidator or similar agent is appointed with respect
to TENANT, ov if any such person or a mortgagee, secured party or other ¢reditor takes
possession of the DEMISED PREMISES or of any substantiai part of the property of
TENANT, and, in either case, if such appointment or taking of possession is not
terminated within 30 days after it first occurs, or (g) if a petition is filed by or with the
consent of TENANT under any federal or state law concerning bankruptey, insclvency,
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reorganization, arrangement, or relief from creditors, or (h) if a petition is {iled against
TENANT under any federal or state Jaw concerning bankrupicy, insolvency,
reorganization, arrangement, or relief from creditors, and such petition is not dismissed
within 30 days thereafter, or (i) if TENANT dissolves or 1s dissolved or liquidates or
adopts any plan or commences any proceeding, the result of which is intended to include
dissolution or liquidation, then, and in any of such cases LANDLORD and the agents and
servants of LANDLORD lawfully may inunediately, or at any time thereafter, and without
demand or notice, enter inlo and upon the DEMISED PREMISES or any part thereof in the namc
of the whole, and repossess the same as of its former cstate, and expel TENANT and these
claiming by, through or under TENANT and remove their effects (forcibly, if necessary) without
being deemed guilty of any manner of trespass, and withoul prejudice to any remedies which
might otherwise be used for atrears of rent, or any preceding breach of covenant, and upon entry
as aforesaid, this Lease and the Term shall terminate. TENANT agrees to indemnify and hold
LANDLORD harmicss from any claims for damages by TENANT or by anyone claiming by,
through or under TENANT should LANDLORD expel TENANT and those claiming by, through
or under TENANT and remove their goods and effects.

15.2 In the event of termination of this Lease for TENANT'S default as provided in
Section 15.12 or otherwise under this Lease, TENANT shall pay the Base Rent, all Additional
Rent and other sums payable hereunder up to the time of such termination, and thereafter
TENANT, until the end of what would have been the Term in the absence of such termination,
and whether or not the DEMISED PREMISES shall have been relet, shall be liable to
LANDLGORD for, and shall pay to LANDLORD, as liquidated current damages, the Base Rent,
all Additional Rent, and other swns which would be payable hereunder if such termination had
not occurred, less the net proceeds, if any of any reletting of the DEMISED PREMISES, after
deducting all expenses in connection with such reletting, including, without limitation, all
repossession costs, brokerage commisstons, reasonable legal expenses, reasonable atiorney’s
fees, advertising, reasonable expenses of employees, alteration costs and expenses of preparation
for such reletting. TENANT shall pay such current liguidated damages to LANDLORD monthly
on the days on which the Base Rent would have been payable hereunder it this Lease had not
been terminated. LANDLORD may: (1) relet the DEMISED PREMISES or any part or parts
thereof, either in the name of LANDLORI? or otherwise, for a term or terms which may, at
LANDLORD’S option, be equal to or less than or excecd the period which would otherwise have
constituted the balance of the Term and may grant concessions or free rent to the extent that
LANDLORD considers advisable and necessary, in good faith, fo relet the same; and (i) may
make such reasonable alterations, repairs and decorations to the DEMISED PREMISES as
LANDLORD in its sole judgment considers advisable and necessary, in good faith, for the
purpose of reletting the Demised Premises; and the making of such alterations, repairs and
decoralions shall not operate or be construed to release TENANT from liability hereunder as
aforesaid. LANDLORD shall in no event be liable in any way whatsoever for {ailure to relet the
DEMISED PREMISES, or in the event that the DEMISED PREMISES ave relet, for failure to
collect the rent under such reletting, but Landlord agrees to use reasonable efforts to mitigate its
damages. TENANT hereby expressly wajves any and all rights of redemption granted by or
under any present or future faws in the event that TENANT is evicted or dispossessed, or in the
event that LANDLORD obtains possession of the DEMISED PREMISES by reason of the
violation by TENANT of any of the covenants and conditions of this Lease,
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15.3 If TENANT fails to make timely payment of any Base Rent, Additional Rent or
other mongtary charge due to LANDLORD on more than three {3) occasions within any twelve
(12) consceutive months, TENANT shall be deemed 1o have defaulted and to have forfeited any
right to cure or remedy any subsequent default, and in such event LANDLORD shall
immediately have the rights set forth in the preceding sections of this Article XV and shali not be
required to fiunish TENANT with any further notice with respect to such subsequent default.

15.4 Notwithstanding any provisions of this Lease to the contrary, no right of entry,
possession or sale, cither set forth expressly in this Lease oy arising as a matter of law, shall
permit LANDLORD to claim, control, possess, secure, sell or dispose of any marijuana,
marijuana produet or marijuana by-product. LANDLORD hereby agrees and acknowledges that
any such marijuana located on the DEMISED PREMISES shall be controlled in accordance with
federal and state laws including 105 CMR 725.000 et seq.

ARTICLE XVI
NOTICE

Any notice from the LANDLORD to the TENANT relating to the DEMISED
PREMISES or 1o the occupancy thereof, shall be deemed duly served, if hand delivered or
mailed fo Tenant at its address at 307 Airport Road, Fitchburg, MA 01420, attention Dr, Karen
Munkacy, with a copy to Shechan Phinney Bass &Green PA, 255 State Strect, Boston, MA
02109, attention Bruce H, Bagdasarian, by registered or certified mail, return receipt requested,
postage prepaid, or by nationaily recognized overnight courier. Any notice from the TENANT
to the LANDLORD relating to the DEMISED PREMISES or to the occupangy thereof, shall be
deemed duly served, if mailed to the LANDLORD by registered or certified mail, return receipt
requested, postage prepaid, or by nationally recognized overnight courier, addressed 1o the
LANDLORE at the Building or at such other address as the LANDLORD may from time fo fime
advise in writing. All such notices shall be effective upon: (i) with respect to certified mail, three
days after mailing; and (ii} with respect to overnight courier, the next business day.

ARTICLE XVIi

COVENANT OF QUIET ENJOYMENT

LANDLORD agrees that upon TENANT'S timely payment of the Base Rent, any and all
Additional Rent, and any and all other monetary charges due to LANDI.ORD, and upon its
performance and observance of all of the terms, provisions, conditions and covenants on its part
10 be performed and observed, TENANT shall, and may peaceably and quietly have, hold, and
enjoy the DEMISED PREMISES, as herein provided without any manner of hindrance or
molestation by LANDLORD or by anyone claiming by, through or under LANDLORD or by
anyone claiming by parainount title except for any prior or supcrior mortgage or eminent domain
authorily. LANDLORD warrants and represents that it is the record owner of the Property and
has fuli right and title to leasc the DEMISED PREMISES to TENANT under this Lease.
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ARTICLE XVHI

SURRENDER

18.1 The TENANT shall at the expiration or other termination of this Lease or any
renewal or extensions thereof remove all of its goods and effects from the DEMISED
PREMISES and the Property (including, without hereby limiting the generality of the foregoing,
all signs and lettering affixed or painted by TENANT or LANDLORD either inside or cutside
the DEMISED PREMISES). TENANT shall not remove improvements made for TENANT by
LANDLORD or any of TENANT'S additions or alterations made with LANDLORD’S prior
consent, other than trade fixtures, TENANT shall peacctully vield up and deliver {6 the
LANDLORD the DEMISED PREMISES, broom clean and all keys, access cards, locks thereto,
and other fixtures connected therewith and ail alterations and additions made to or upon the
DEMISED PREMISES, in the same condition as they were at the commencement of the Term,
or as they were pul in during the Term hereof, reasonable wear and tear and taking by eminent
domain and casualty only cxcepted. In the event of the TENANT's failure to remove any of
TENANT's property from the DEMISED PREMISES or the Properly, other than marijuana,
marijuana infused products, or any other regulated products, LANDLORD is hereby authorized
at any time, without liability to TENANT for loss or damage thereto, and at the sole risk and
expense of TENANT, to remove and store any of the property or io retain same under
LANDLORIY'S control or to sell at public or private sale, without notice, any or all of the
property not so remaved and o apply the net proceeds of such sale to the payment of any sum
due hereunder, or to destroy such property. a

In the event TENANT fails to remove any marijuana, marijuana infused products, or any
other regulated products, the LANDLORD, under the terms of surrender, is authotized to hire, at
TENANT'S expense, an authorized entily to repossess and properly dispose of any marijuana
property therein. Only those authorized to possess marijuana for medical use pursuant to Ch.
369 of the Acts 0F 2012 and its implementing regulations, 105 CMR 725.000, et scq., are
permitied 1o elaim, control, possess, secure, scil, transport or dispose regulated assets, such as
mmarijuana and marijuana-infused products without being subject to law enforcement action.

18.2 Neither the vacating of the DEMISED PREMISES by TENANT, nor the delivery
of keys or access cards to LANDLORD shall be deemed a surrender or an acceptance of
surrcnder of the DEMISED PREMISES, unless so stipulated in writing by LANDLORD,

ARTICLE XIX
ACCESS

Subject to state regulations, LTANDLORI shall have reasonable access fo the Demised

PREMISES for the purpuse of exhibiting the DEMISED PREMISES {0 prospective mortgagees

or purchasers of the Property and during the last six (6) months of the Term for the purpose of
exhibiting the DEMISED PREMISES to prospective lessees,
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ARTICLE XX

LANDLORD’S EXPENSES

20.1 TENANT agrees to pay to LANDLORD upon demand as Additional Rent: {1} the
amount of all reasonable professional fees and expenses, including withou! limitation all
reasonable legal, architectural, engineening, marketing and other fees and expenses
(“Proflessional Fees™), incurred by LANDLORD arising out of or resulting from any action,
omission, default or breach by TENANT with respect to this Lease or the DEMISED
PREMISES, including without imitation, any breach by TENANT or its obligations hereunder;
{2} the amount of all rcasonable Professionat Fees incurred by LANDLORD arising out of or
resulting from any alterations or additions to the DEMISED PREMISES (whether structural or
nonstructural) by or for TENANT,

20.2 ¥ TENANT shall request LANDLORD’S consent or joinder in any inslrument
pertaining to this Lease, TENANT agrees promptly to reimburse LANDLORD upon demand as
Additional Rent {or the reasonablc Professional Fees incurred by LANDLORD in processing
such request, whether or not LANIDLORD complies therewith.

ARTICLE XXI
BROKER

TENANT warrants that it has had no dealing with any broker or agent in connection with
this Lease other than Peter Gori of Newmark Knight Frank who will be compensated by 'Fenant
per the agreement between such parties. TENANT covenants to hold harmiess and indemnify
LANDLORD from and agains! any and all cost, expenses or liability for any compensation,
commission or charges claimed by any broker or agent alleging the TENANT to have been
its/his/her customer, and any all Professional Fees incurred by LANDLORD in defending any
action to collect the same.

ARTICLE X X1

EXTENSION OF TERM

221 Provuded this Leasc is in full force and effect, TENANT shall have the right to
extend the term of this Lease Tor the DEMISED PREMISES at the end of the 10 year term (the
“Initial Term™) for two (2) extension torms { the “Extension Terms”™) of five (5) years each,
provided TENANT shall notify LANDLORD in writing not less than one (1) year prior to the
expiration of the Initial terin and one (1) year prior to the expiration of the first {Ist) extension
term of TENANT'S desire to so extend the Lease and provided further that such extension shall
be upon the same terms, provisions, covenants and conditions as are contained in this Lease,
except as {o the duration of the term hereof, the Base Rent and such provisions in this Lease
which by its terms are only applicable to the Initial Term.
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22.2 The Base Rent during the first (1st) Extension Term shall be cqual to One Hundred
Two (102%) of the Base Rent including the Adull Use Increased Rent, if any, of the tinal year of
the Initial Term. The Base Rent for each subsequent lease year of the first (1st) Extenston Term
shall increase by two {2%) percent cach year for the duration of the first {1st) Extension Term.
The Base Rent including the Adult Use Increased Rent, if any, during the second (2nd)
Extension Termn shall be equal to One Hundred Two (102%) of the Base Rent of the final year of
the first (1 st} Extension Term. The Base Rent for each subsequent lease year of the second {(2nd)
Extension Term shall increase by two (29%) percent each vear for the duration of the second
{Znd) Extension Term,

22.3 INTENTIONALLY DELETED.

22.4 The faiture or omission by TENANT to give the notice required under the
provisions of Section 22.1 exercising TENANT s option to extend within the time and manner
provided shall be deemed, without further notice and without further agreement between the
parties, that TENANT elected not to excreise said option,

22.5 INTENTIONALLY DELETED.

ARTICLE XXIHI

MISCELLANEOUS

23.1 It is agreed that if any provision of this Lease shall be determined to be void by any
court of competent jurisdiction, then such determination shall not affect the effectiveness of any
other provision of this Lease; and it is the intention of the parties hereto that if any provision of
this Lease is capable of fwo constructions, one of which would render the proviston void and the
other of which would render the provision valid, then the provision shall have the meaning which
renders il valid. Wherever in this Lease provision is made for the doing of any act by
LANDLORD or TENANT, it is understood and agreed that said act shall be done by the party
designated at its own cost and expense unless a contrary intent is expressed.

23.2 Upon request by either party, the other will execute a notice of this Lease in form
suitable for recording.

23.3 No auction shall be conducted on the DEMISED PREMISES or in any part of the
Building or the Property by TENANT or anyone claiming possession by, through or under
TENANT.

23.4 Failure of either TENANT or LANDLORD to complain of any act or omission on
the part of the other, no matter how long the same may continue, shall not be deemed o be a
waiver by either party at any time, express or implied, o1 any breach of any other provision of
this Lease or a consent to any subsequent breach of the same or any other provision.

23.5 In the event that either party hereto shall be delayed or hindered in or prevented
from the performance of any act required hereunder by reason of strikers, lockouts, labor
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troubles, inability to procure materials, failure of nower, restrictive governmental laws or
regulations, riots, insurrection, war or other reasons of a tike naturve not the fault of the party
delayed in performing work or doing acts required under the terms of this Lease, then
performance of such act shall be excused for the period of the delay, and the period for the
performance of any such act shall be extended for a period equivalent to the period of such delay.
The provisions of this section shall nof operate 10 excuse TENANT from prompt payment of
Base Rent, Additional Rent or other monetary obligations.

23.6 Except to the extent specifically provided fo the contrary in any instance in this
Lease, the rights and remedies of cither party under this Lease shall be cumulative and in
addition to any other rights given to either party by law, and the exercise of any right or remedy
shall not impaix either party’s right to any other remedy.

23.7 The covenants, agreements and conditions contained in this Lease to be performed
and observed by either party shall be binding upon said party and its hers, legal representatives,
suceessors and assigns, and shall inure (o the benef(it of the other party and its heirs, legal
representatives, successors and assigus.

23.8 This Lease and the Exhibits {including the material referred to thereon) attached
hereto set forth all the covenants, promises, agreements, conditions and understandings between
TENANT and LANDLORD concerning the DEMISED PREMISES, and there are 110 covenants,
promises, agrecments, conditions or understandings, either oral or written, between them other
than as arc herein set forth. This Lease shali not be modified or amended inn any manner except
by an instrument in writing executed by the parties hereto.

23.9 TENANT agrees that it will not record this Lease or cause this Lease to be recorded.
TENANT will execute from time to time and deliver to LANDLORD a statement in writing
certifying that this Lease as it may have been amended from time to time is in full force and
¢ffect and that TENANT has no defenscs againgt its obligations hercunder.

23.10 TENANT recognizes that late payment of Base Rent, Additional Rent or any other
monetary sums due hereunder from TENANT to LANDLORD will result in adninistrative
expense to LANDLORD, the extent of which additional expense is extremely difficult and
economically impractical to ascertain. TENANT therefore agrees that if such payment 1s not paid
when due and payable pursuant (o this Lease, a late charge shall be imposed in an amount equal
1o five percent (5%) per month of the unpaid payment. The amount of the late charge to be paid
by TENANT shall be rcassessed and added to TENANT’S obligatien for each successive
monthly period until paid. The provisions of this Paragraph 23.10 in no way relieve TENANT of
the obligation to pay Rent on or before the date on which they are due, nor do the terms of this
Paragraph 23.10 in any way affect LANDLORD'’S remedies pursuant to this Lease in the event
Rent or any such other payment is unpaid after the date due.

23,11 The submission of this document {or examination and negotiation docs not

constitute an offer to Lease or a reservation of, or option for, the DEMISED PREMISES. This
document shall become effective and binding only upon the execution and deliver hereof by
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LANDLORD and TENANT, and until such execution and delivery, LANDLORD shall not in
any way be bound to enter into a lease with TENANT for the DEMISED PREMISES.

23.12 No acceptance by LANDLORD of a lesser sum than the Annual Base rent,
Additional Rent or any other charge than <ue shall be deemed to be other than on account of the
earlicst instaliment of such rent or charge dug, nor shall any endorsemient or statement on any
check or any charge be deemied in accord and satisfaction, and LANDLORD miay accept such
check or payment without prejudice to LANDLORUD’S right to recover the balance of such
instaliment or pursue any other remedy in this Lease provided.

23.13 This Lease shall be governed by, and be construed in accordance with, the
substantive laws of the Commonwealth of Massachusetts without regard to conflicts ot laws
principles,

23.14 Each party has cooperated in the drafting and prepavation of this Lease. Hence, in
any construction to be made of this Lease, the same shall not be construed against any party.

23.15 This Lease may be cxecuted simultaneousty in two or more identical counterpasts,
each of which shall be deemed an original, but all of which together shall constitutc one and the
same instrument. For purposes of this Lease, a document (or signature page thereto), including
this Leasg, signed and transmitted by facsimile machine or other electronic means is to be treated
for all purposes as an original document with an original signature,

23.16 (a) Notwithstanding provisions of this Leasc to the contrary, TENANT shall
have through July 31, 2018, to obtain all neccssary licenses, permits and approvals to build and
operate a Registered Marijuana Dispensary (RMD) at the DEMISED PREMISES, (the "Permit
Contingency"). If after using all due difigence, TENANT has been unable to secure all such
required licenses, permits and approvals (including approval of this Lease), on or before July 31,
2018, then TENANT may elect to terminate this Lease by giving written notice of its intention to
terminate this Lease to LANDLORD with a copy to its attorney, Richard . Paster, on or before
July 31, 2018, whereupon this Lease shall become terminated. If the TENANT so eleets to
terminate the Lease, LANDLORD shall retain $50,000,00 of the $125,000.00 security deposit
and Fifty (50%) percent of the Base Rent paid to the LANDLORT} through the date of
termination of this Lease plus One Hundred (100%) percent of the Operating Expenses due and
payable through such termination, and the balance of the Base Rent and the Security Deposit
paid to Landlord shall be refunded to Tenant.

{b) Provided TENANT has diligently pursuant all necessary licenses, permits and
approvals to operate a RMD, TENANT shall have the further right to extend the Permit
Contingency through November 30, 2018, by giving wrilten notice of its intention o extend the
Permit Contingency to LANDLORD, with a copy to its attorney, Richard D. Paster, on or before
July 31, 2018, whereupon the Permit Contingency shall be extended through November 30,
2018. TENANT shall have the further right to terminate this Lease on or before November 30,
2018, by providing written notice of its infention to terminate this Lease to Landlord with a copy
to Richard D. Paster, whereupon this Lease shall become terminated. If the TENANT so elects
to ternunate the Lease, LANDLORD shall refain $50,000.00 of the $125,000.00 sceurity deposit
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and Fifty (50%) percent of the Base Rent paid to the LANDLORD through the date of
termination of this Lease including One Hundred (100%) percent of the Operating Expenscs duc
and payable through such termination, and the balance of the Base Rent and Security Deposit
paid to Landlord shall be refunded to Tenant. In the event the TENANT docs not sa notify
LANDLORD of TENANT'S inability to obtain all such required licenses, permits and approvals
by July 3!, 2018 or November 30, 2018, as the case may be, it shall be conclusively presumed
that TENANT has obtained all such necessary licenses, permits and approvals and the Permit
Contingency shall be thereby waived.

{c} The parties hereto recognize thal ai executed copy of this Lease is
required to be submitted to the Depariment of Public Health of the Comumonwealth of
Massachusetts ("DPH") for approval, and that it may take approxinately a month before DPH
notifies Tenant if has approved the Lease, Without limiting the rights of Tenant under Section
23.16 {a) and (b) above, if DPH notifies Tenant that DPH has not approved the Lease, but
identifies changes that need to he made for DPH to consider approving i, the parties hereto agree
to work cooperatively to revise the lease to satisfy the concerns of DPEH, provided that such
revision witl not materially change the business terms hereof or have a material adverse effect on
cither party. '

23.17 All of the furnishings, fixtures, equipment, effects and property of every
kind, nature and description of TENANT and of all persons claiming by, through or under
TENANT which, during the continuance of this Lease or any occupancy of the DEMISED
PREMISES by TENANT or anyone claiming under TENANT, may be on the DEMISED
PREMISES, shall be at the sole risk and hazard of TENANT and if the whole or any part
thereof shall be destroyed or damaged by fire, water or otherwise, or by the leakage or
bursting of water pipes, steam pipes, or other pipes, by theft or from any other cause, no
part of said loss or damage is to be charged to or to be borne by LANDLORD, except that
LANDLORD shall in no event be indemnified or held harmless or exonerated from any
liability to TENANT or to any other person for any injury, loss, damage or liability to the
extent prohibifcd by law.

23.18 To pay on demand LANDLORD'S expenses, including reascnable attorneys
fees, incurred in enforeing any obligation of TENANT under this Lease or in curing any
default by TENANT under this Lease.

23.19 Landlord warrants to Tenant that:
(1 Landlord and the party exceuting this Lease on behalf of Landlord are
fully and properly authorized to execute and enter into this Lease on behalt of and to deliver this

Lcase to Tenant;

(i)  Landlord is the sole owney of the property and owns a fee simple interest
therein;

(ili)  Landlord has received no notice {rom any state or municipal authority
indicating that the Property is in violation of any applicable environmental laws,; and
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{iv) ) Landlord is not currently a party to any litigation which could impair
Landlord’s ability to observe the terms and conditions of this Lease or perform its obligations
hereunder.

(v} The property is not encumbered by a mortgage securing outstanding financing.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK:SIGNATURE PAGE ON NEXT
PAGE]
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IN WITNESS WHEREOF, LANDLORD and TENANT have duly exceuted this LEASE
as an instrument under seal as of the day and date first wrttten above.

LANDLORD:

JK, LLC

;flé/f lin 7‘{%7‘&72/5(

Kat n Rotondi, Manager

TENANT:
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N WETNESS WHEREOF, LANDLORD and TENANT have duiy'c-x_ecuicd :_{his__l,;ii%}jﬁ;ﬁiﬁ - : _: '
as an Instrament unnder seal as of the day and date Brst written gbove. : R

EANBLORD:

K, LLC

Kathieen Rotondi, Manager

TENANT

S 3%

o



ARRON TOURIGNY.




Application 2 of 3 Applicant Corporation Garden Remedies, Incorporated

&_n&g]f,@ﬁ.g;_ﬁim%ﬁmﬁe____ﬁ__ _________________ e

L SECTION D: LOCAL COMPLIANCE

Describe how the applicant has ensured, and will continue to ensure, that the proposed RMD is in compliance with local codes, ordinances, and
bylaws for the physical address(es} of the RMD.

i GRI met the Medical Marijuana Advisory committee estblished by Mayor Robert Dolan. Committee

| mcluded Mekose Soliciler, City Planner, Chief of Police, Melrose Board of Health,

| GRI was awarded permission for the location of 732 Newburyport Tumnpike, Melrose. This location is in
the BB (Extensive Business) Zoning District. This location is in a zoning district that will allow use of a

Registered Marijuana Dispensary pursuant to local permitting, Section 235-73.3 Registered Marijuana

Dispensaries require approval of a Special Permit from the Melrose Planning Board as the Special peimit

Granting Authority. GRI recicved a letter of non-opposition from Mayor Infurna on February 7, 2018.

Directors of Operations and Compliance is responsible for compliance in local codes, ordinance, and

bylaws for 732 Newburyport Tumpike, Melrose.

Directors of Operations and Compliance, Senior Management, is presently responsible for compliance in

local codes, ordinance, and bylaws for GRI cultivation site in Fiichburg and dispensary site in Newton,

information on this page has been reviewed by the applicant, and where provided
is accurate and complete, as indicated by the initials of the authorized signatory he
Siting Profile - Page 7
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Appllcatlon

Apphcant Cmporat:on Garden Remedies, Incorporaled

' SQSZTEBN F THRFE YEAR BUSINESS PLAN BUEGET PR@EECT%ONS

Provide the three-year business plan for the RMD, including revenues and expenses.

Projected Start Date for the First Full Fiscal Year: 7/31/2018
!
FIRST FULL FISCAL | SECOND FULL FISCAL : THIRD FULL FISCAL
Fiscal Year YEAR PROJ ECTIONS YEAR PROJECTIONS YEAR PROJECTIONS
2018 - 2019 ] 2020 :

o] 13,184,558 51 14,762,699

Projected Revenue

g1 14,762,699

51 12,034,015 5| 12,866,018

Projected Expenses

5] 12,866,018

5] 1896.681

over (in 1bs.)

VARIANCE: $ i 1,150,542 $ { 1,896,681 _

Number of unique patients for the year 2293 ! 2.580 2.580 +
Number of patient visits for the year iogy ~~~~~+ l 12384 | 12384
Plo_;ected % of patient growth rate annually - [ 113 113
Estimated purchased ounces per visit { 0.25 l 0.25 - 0.25
Estimated cost per ounce ] $117 I $108 I $108
Total FTEs in staffing 48 48 - 1 48
Total marijuana for medical use inventory ;_—_- ]"“"*‘- i’“‘_ T
for the year (in {bs.) 1.720 1.935 1.935
Total marijuana for medical use sold for the ——— T
 oariin by ' [ 1,570 | 1.785 [ 1.785
Total marijuana for mcdlcal use left for rol) ]‘ 150 ]"'“'1",50 : 150

Projected date the RMD plans to open;_7/31/2018

Infermation on this page has been reviewed by the applicant, and where provide i
is accurate and complete, as indicated by the initials of the authorized signatory h
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EXHIBITB

RULES AND REGULATIONS

I. The sidewalks, entrances, passages, courts, vestibules, stairways, corridors or halls of the
Building shall not be obstructed or encunbered nor shail the same be used for any purpose other
than ingress and egress to and from the DEMISED PREMISES,

2. No awnings or other projections shall be attached to the outside walls or windows of the
Building. No curiains, blinds, shades, or screens shall be attached to or hung in, or used in
connection with, any window or door of the DEMISED PREMISES without the prior wrilten
consent of LANDLORD,

3 Na show cases or other articles shall be put in front of or affixed to any part of the
exterior of the Building, nor placed in the halls, corvidors, vestibules or other public parts of the
RBuilding.

4. The water and wash closets and other plumbing fixtures shall not be nused for any
purposes other than those for which they were constructed, and no sweepings, rubbish, rags, or
other substances shall be thrown or disposed of therein. The TENANT shall not bring or kecp,
or permit te be brought or kept, any inflammable, combustible or explosive fluid, material,
chemical or substance in or about the Building or any part thereto except as specifically
otherwise provided by the Lease,

5, No bicycles, vehicles or animals {(other than service animals) of any kind shall be brought
into or kept in or about the DEMISED PREMISES, except vchicles shall be permitied to enter
the building for deliveries, subject to reasonable approval by Landlord of the plans providing for
such delivery area. No cooking shall be done or permitted in the DEMISED PREMISES without
the prior written consent of LANDLORD. The TENANT shall not cause or permit any unusual
or objectionable odors to emanate from the DEMISED PREMISES.

6. Except as otherwise permitted in this Lease, no sign, advertisement, notice or other
letiering shall be exhibited, inscribed, painted or affixed on: (i) any part of the outside of the
DEMISED PREMISES or the Building, (ii} the inside of the DEMISED PREMISES if the same
is visible from the outside, or (iii) the stairwells, passageways, haltways, bathrooms or other
public parts of the Building. In the event of the violation of the foregoing by the TENANT,
LANDLORD may remove same without any liability, and may charge the expense incurred by
such removal 1o TENANT. Signs are permitted but only by written agreement executed by
LANDLORD and by TENANT simultanecusly with the execution of TENANT’S Lease by both
and can thereafter be changed only by wriiten amendment to such agreement signed by
LANDILORD and TENANT.

7. TENANT shali not make, or permit to be made, any unseemly or disturbing noises or to

disturb or interfere with other TENANTS or cecupants of the Building or neighboring buildings
or premises whether by the use of any musical instrument, radio, television set or other audio
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device, nonmusical noise, whistling, singing, or in any other way. Nothing shall be thrown out
of any doors or windows.

8. Unless otherwise authorized by state or federal law, no additional locks or bolts of any
kind shall be placed upon any of the doors or windows nor shall any changes be made in locks or
the mechanism thereof except with the prior written permission of LANDLORD. If permitted by
law, TENANT shall, upon the termination of its tenancy, deliver to LANDLORD ail keys either
furnished to, or otherwise procured by, TENANT,

a. TENANT shall, at its expense, provide artificial light in the DEMISED PREMISES for
[LANDLORD’S agents, contractors and employees while making repairs or alterations in the
DEMISED PREMISES.

10.  The DEMISED PREMISES shall not he used, or permitted to be used, for ledging or
sleeping or for any imuoral or illegal purpose, except the sale of marijuana, as pernitied by
Massachusetts law.

11.  The requirements of TENANTS will be attended to only upon application to the office of
LANDLORD. Building employees shall not be required to perform, and shall not be requested
by TENANT to perform any work unless under specific instructions from the LANDLORD.

12.  Canvassing, soliciting and peddling in the Building are prohibited and TENANT shall
cooperale in seeking their prevention.

13, TENANT shall not move or permit to be moved into or ouf of the Buiiding or the
DEMISED PREMISES any heavy or bulky item without the specific written approval of the
LANDLORD which approval shall not be unreasonably withheld. If any such item requires
special handling, only a person holding a Master Rigger’s license shall be employed 1o perform
such special handling. TENANT shall not place or permit to be placed, on any part of the floor
or floors of the DEMISED PREMISES, a load exceeding the floor load per square foot which
such floor was designed to carry and which is permitted by law. LANDLORD reserves the right
10 prescribe the reasonable weight which must be placed so as to distribute the weight. 1f
LANDLORD shall require a structural engineer to determine the foregoing, this shall be
TENANT'S sole cost and expense.

14.  TENANT shali forthwith repair any damage to the DEMISED PREMISES, or to the
common or public areas of the Building or Property {including without limitation the fobbies,
hallways, floors, ceilings or walls) caused by TENANT, its agents, employees, invitees, movers,
contractors or those for whose conduct TENANT is responsible.

15, TENANT shall keep clean all exterior glass in the DEMISED PREMISES.
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