








the El Presidio Garage (the “Storage Space”). A table showing the square footages for the various
areas in the Building and El Presidio Garage is attached as Exhibit A-2.

2. COMMON AREAS. The Building also has certain shared areas accessible to, or used
for the benefit of, all Building occupants, and their invitees including, without limitation, hallways,
stairways, elevators, mechanical closets, risers and shared restrooms (collectively, the “Common
Areas”), as shown on Exhibit A. Visit Tucson has the right to use the Common Areas on a non-
exclusive basis together with the other Building occupants. The exterior courtyard and breezeway on
the ground floor of the Building, as shown on Exhibit A, are not part of the Common Areas for
purposes of calculating Building Operating Expenses under Section 7(c) below, and they are subject
to use by the general public under Section 12(¢) below, but they will be available to Visit Tucson
and other Building occupants for access to their premises.

The Common Areas are at all times subject to the control and management of County and County
has the right from time to time to change the area, level, location, or appearance of the Common
Areas, provided that such changes do not materially interfere with Visit Tucson’s operations or use
and enjoyment of the Premises or the Common Areas. County has the right at any time to
temporarily close any portion of the Common Areas for the purpose of repair or modification, but
shall use reasonable efforts to minimize the impact and length of such closure.

3. PARKING. Public parking is available throughout the downtown area, including in
the El Presidio Garage, and the above-ground parking garage located at SO0 W. Alameda St. (the
“Public Works Garage”), both of which are managed by the County. Visit Tucson employees can
obtain monthly parking passes for the Public Works Garage, and other downtown garages operated
by the County, or may make their own parking arrangements at other parking facilities in the area.
Visit Tucson may validate parking in the El Presidio garage for visitors to its Premises and pay those
parking charges itself. County will keep the El Presidio Garage open for use by Building visitors
during the Building Hours set forth in Section 13(j)(ii). In order to ensure that the El Presidio
Garage is available for Building visitors, monthly passes for that garage will not be issued by County
to Visit Tucson employees. County will, however, make arrangements for Visit Tucson employees to
have access to the El Presidio Garage, without charge, during any Building Hours that the Public
Works Garage is closed.

4. TERM.

(a) Initial Term. The initial term of this Lease is a period of fifteen (15) years
beginning on the Commencement Date as defined in Section 6(a) below (the “Initial Term”).

(b) Extension Term. Visit Tucson has two (2) options to extend the Initial Term
of this Lease for five (5) years each (each, an “Extension Term”) if Visit Tucson is in material
compliance with all terms and conditions of this Lease at the time Visit Tucson submits written
notice to County of its exercise of an option. Each option must be exercised by Visit Tucson, if at all,

not more than twelve (12) months nor less than six (6) months prior to the end of the Initial Term or
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(a) Minor Alterations. Visit Tucson may make any Minor Alterations that it
deems necessary or desirable to adapt the Premises for Visit Tucson’s use and occupancy, provided
the cost is below $50,000. “Minor Alterations” means alterations that do not involve structural work
or changes, removing walls, changing ceilings, constructing new or closing off existing interior or
exterior door openings, or modification of the electrical, plumbing, security, fire sprinkler, or HVAC
systems. Before beginning any Minor Alterations with a cost in excess of $10,000, Visit Tucson will
notify the County Facilities Management Director, in writing, and provide a general description of
the Alterations.

(b) Substantial Alterations. Visit Tucson may make no Alterations that (i)
will cost in excess of $50,000 (which amount shall be subject to increase in the same manner as is
Base Rent under Section 7(b)); or (ii) are not Minor Alterations, unless Visit Tucson first obtains
County’s written approval of plans and specifications for the Alterations. County will not
unreasonably withhold, delay or condition its approval.

() Construction. All Alterations will be carried out by Visit Tucson using
licensed contractors and subcontractors in good standing with the Arizona Registrar of Contractors
and reasonably acceptable to County. The work will be done in a manner that does not materially
interfere with the business of any other Building occupant. The work will be completed promptly and
in a good and workmanlike manner in compliance with any approved plans and specifications, and
with all governmental permits and requirements, and Title 34 of the Arizona Revised Statutes
(including the requirements for obtaining payment and performance bonds). Visit Tucson will
require all of its contractors to name the County as additional insured on all insurance policies
covering work performed. Visit Tucson will pay any penalties or fines incurred for noncompliance
with any applicable building or fire code or other applicable law relating to the Alterations, and will
correct any such noncompliance.

(d) Liens. Visit Tucson will timely pay all contractors, subcontractors, mechanics,
laborers, or materialmen providing materials or services with respect to the Alterations, and will not
permit any lien to attach to the Premises or any interest therein, and will indemnify and defend
County against all legal costs and charges resulting from any such lien.

(e) County Inspection. During construction, the Alterations will be subject to
inspection by representatives of County who will be permitted access and the opportunity to inspect
the Alterations at all reasonable times, but this provision will not in any way whatsoever create any
obligation on County to conduct such an inspection.

11.  VISIT TUCSON’S USE OF PREMISES.

(a) Access; Permitted Uses: Visit Tucson, using keys, key cards or the like
provided by County, will have access to the Premises 24-hours per day, every day of the year, subject
to force majeure. Visit Tucson will use the Office Space as its operational headquarters and for
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(b) Mineral Museum. Visit Tucson acknowledges that County is leasing space on
the first floor, and in the lower level, to the University, for use as a public gem-and-mineral museum
and related uses. Any additional leases entered into by the County for space within the Building
must be for uses compatible with the Visitor Center concept, Visit Tucson’s operations, and with the
operation of the mineral museum. The County will give priority to uses that complement and
enhance the Visitor Center, mineral museum, and Visit Tucson’s operations.

(c) Event Areas. County intends to utilize space on the first floor of the Building
for an auditorium, and space on the second floor as a large event/meeting room (the “Conference
Room™), as shown on Exhibit A. The second floor also contains a historic courtroom, which will be
preserved as such. All those areas, as well as the exterior breezeway and courtyard and exterior-
access restrooms, warming kitchen, and snack shop, will be referred to in this Lease as “Event
Areas.” The costs of operating, repairing and maintaining the Event Areas shall not be included in
Operating Expenses.

The County will from time to time use, or allow others to use, one or more of the Event Areas for
public events and special private events. Visit Tucson may reserve and utilize the Event Areas as
well, following normal County procedures, on a first-come-first-served basis. County will charge
modest fees for the use of these Event Areas to offset some of the cost of operating the Event Areas.
Visit Tucson will not be charged a fee for up to 30 uses of the Conference Room during any 12-
month period.

Some of the outside events, such as “Tucson Meet Yourself,” an annual event with which Visit
Tucson is familiar, will be for several days’ duration and may involve substantial set-up and attract
significant crowds, which may be a temporary inconvenience for Building occupants. County will
give Visit Tucson as much prior notice of these events as is practical under the circumstances and
will use reasonable efforts to minimize inconvenience to Visit Tucson. Events permitted by the
County will not materially interfere with Visit Tucson’s use of its Premises or Common Areas; Visit
Tucson will have free and clear access to its Premises during events.

13.  REPAIRS, SERVICES & UTILITIES.

(a) Repairs. Subject to Section 22 of this Lease concerning damage resulting
from a casualty, County will maintain, repair and replace, as necessary, the Building and Premises,
except as provided below. This includes the roof, structural portions of the Building, and Building
systems such as HVAC systems, plumbing (in-wall plumbing) and mechanical systems, elevators,
electrical systems and fire and life safety systems. Visit Tucson is solely responsible for the
maintenance, repair and replacement, as necessary, of its office equipment, phones, computers and
furnishings.

(b) Notification to County. In the event of needed repairs, maintenance or
replacements to the Building or Premises, Visit Tucson will notify County or its agent of the same

via e-mail at FM-TenantRequest/wpima.gov or by phone at 520-724-3085, and County will cause
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such repairs and/or replacements as are necessary to correct such condition to be done within a
reasonable period of time during County’s business hours, except in the event of an emergency, in
which case County will expedite the response.

(c) Janitorial. Visit Tucson is responsible for providing and paying for janitorial
services to the Premises. Visit Tucson’s janitorial contractor must obtain and maintain, during the
entire period that it is performing work in the Premises, commercial general liability insurance of
$1,000,000 per occurrence, and workers’ compensation insurance in statutory amounts if required by
law, and must cause County to be named as an additional insured on the liability policy. Visit
Tucson must provide proof of this insurance to County prior to the janitorial contractor performing
any work in the Premises.

(d) Security. County will provide security services consisting of a security guard
who, during the night, periodically checks a number of downtown County buildings. County, at its
expense, will install, operate, maintain and monitor a County standard security system for the
building door entries. Visit Tucson is responsible for providing and paying for any additional
security for the Premises.

(e) Equipment. Visit Tucson will maintain, repair and replace all equipment
including but not limited to security cameras, office machines, and any other equipment provided
and installed by Visit Tucson.

® Visit Tucson Damage. Visit Tucson will promptly repair any damage done to
the Premises, the Common Area, or the Building caused by any employee, agent, contractor or
invitee of Visit Tucson.

() Access to the Premises. Visit Tucson will permit County and County’s
authorized representatives to enter the Premises during Visit Tucson’s business hours for purposes of
inspection, making any repairs and performing any work therein as may be necessary for County to
comply with the provisions of this Section 13. County shall give Visit Tucson 24-hours’ notice of
such intended entry, except in the event of emergency. Visit Tucson will supply County with keys or
keycards to the Premises. County and County’s authorized representatives will have access to the
Premises twenty-four (24) hours per day, seven (7) days per week to respond to emergencies or to
make emergency repairs. County, in the performance of any such work, will cause as little
inconvenience, annoyance, disturbance, or damage to Visit Tucson as may reasonably be possible
under the circumstances.

(h) Utilities. County will provide all utilities to the Premises and the Common
Areas, including electricity, water, sewer, and weekday exterior trash and recycling collection
sufficient for the ordinary operations of the Building’s occupants. Visit Tucson will pay any costs
incurred by the County to provide any additional exterior trash or recycling pick up requested by
Visit Tucson.
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or the users of the Building and such use continues for a period of two (2) business days after written
notice from County; provided, however, that if the nature of Visit Tucson’s default is such that more
than two (2) business days are reasonably required for its cure, then Visit Tucson will not be in
default if Visit Tucson commences such cure within said two (2) business day period and thereafter
diligently prosecutes such cure to completion provided such cure is completed within thirty (30) days
of the notice by County, and provided Visit Tucson takes any steps necessary to mitigate any impact
on the health or safety of the general public and users of the Building during the cure period.

(iv)  Other Covenants. The failure by Visit Tucson to observe or perform
any other of the covenants, conditions or provisions of this Lease to be observed or performed by
Visit Tucson, where such failure continues for a period of thirty (30) days after written notice thereof
by County to Visit Tucson; provided, however, that if the nature of Visit Tucson’s default is such
that more than thirty (30) days are reasonably required for its cure, then Visit Tucson will not be in
default if Visit Tucson commences such cure within said thirty (30) day period and thereafter
diligently prosecutes such cure to completion provided such cure is completed within one hundred
twenty (120) days of the notice by County.

(b) County Default. County will be in default hereunder if County fails to
perform any covenant or condition of this Lease to be performed by County and such failure
continues for thirty (30) days after written notice and demand from Visit Tucson, unless the failure is
of such a character as to reasonably require more than thirty (30) days to cure, in which event County
will be in default only if it fails to initiate the cure within thirty (30) days, and thereafter fails to
diligently pursue the same to completion.

() Remedies. Either party may pursue any remedies provided by law and in
equity for the breach or default of this Lease, including termination of the Lease.

18.  NOTICES. All notices to be given under this Lease will be in writing and be either
served personally or sent by certified or registered mail, return receipt requested, to the parties as
indicated below or to such other persons, or addressees as either party may designate in writing to the
other party:

VISIT TUCSON: Visit Tucson
115 N. Church Avenue
Tucson, Arizona 85701
Attn: President and Chief Executive Officer

COUNTY: Clerk of the Board of Supervisors
130 W. Congress St.
Tucson, Arizona 85701
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24, QUIET ENJOYMENT. County warrants that County is seized of the Premises and
has the full right to make this Lease. County further covenants that Visit Tucson will have quiet and
peaceful possession of the Premises during the entire Term as against lawful acts of third parties and
as against the acts of all parties claiming title to, or a right to possess, the Premises.

25. CHANGE IN OWNERSHIP. If ownership of the Premises or the name or address of
the party entitled to Base Rent or other sums due hereunder is changed, Visit Tucson may, until
receipt of written notice of such change, continue to pay Base Rent and such other sums to the party
to whom and in the manner in which the last preceding installment of Base Rent was paid. Visit
Tucson will not be subject to double liability for any Base Rent or other sums so paid.

26.  SURRENDER/HOLDING OVER. On termination of Visit Tucson’s occupancy,
Visit Tucson will surrender the Premises in the condition in which Visit Tucson is required to
maintain them under this Lease. If Visit Tucson for any reason and with written consent of County
remains in possession after the expiration of the Term (including any optional extension), or after the
date specified in any notice of termination given by either party, such possession will be a month to
month tenancy subject to termination with 30-days written notice, subject to all conditions of this
Lease other than the term hereof, at a monthly rent equal to that accruing during the last month of the
preceding term.

27.  INTERPRETATION OF LEASE. The parties acknowledge that each has had the
opportunity to review this Lease with counsel of its or their choice. This Lease will not be construed
most strongly in favor nor most strongly against either of the parties but shall be interpreted fairly
and equitably to effectuate the intent of the parties. All provisions contained in this Lease bind and
inure to the benefit of the parties hereto, their successors and assigns.

28. ENTIRE AGREEMENT. This agreement contains the entire agreement between the
parties and all previous agreements, negotiations, or understandings are superseded by and merged in
this Lease. This Lease may be modified by the parties only by writing executed with the same
formalities as this Lease.

29.  NON-DISCRIMINATION. The parties will comply with all applicable state and
federal statutes, regulations and executive orders governing equal employment opportunity, non-
discrimination, and immigration.

30. NON-DISCRIMINATION IN EMPLOYMENT. The parties will comply with all
provisions and requirements of Arizona Executive Order 2009-09 which is incorporated into this
Lease as if set forth in full. During the performance of this Lease, neither party will discriminate
against any employee, client or any other individual in any way because of that person’s age, race,
creed, color, religion, sex, disability or national origin.

31. STATE OBLIGATION. The parties recognize that the performance by County may
be dependent upon the appropriation of funds by the Board of Supervisors of the County, or the
103083299_10
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EXHIBIT B
COUNTY’S RULES & REGULATIONS

Pima County (“County”) has adopted these Rules & Regulations to set forth standards of conduct
that will allow all tenants to enjoy a professional working environment that is compatible with
the general character of the building. County reserves the right to make amendments or additions
to these Rules and Regulations from time to time. These Rules and Regulations are in addition
to and do not modify or amend any of the terms, covenants, agreements or conditions of a
tenant’s lease. Each tenant is responsible for informing its employees and invitees as to the
provisions of these Rules and Regulations and to enforce them with respect to its employees and
invitees. County may waive compliance with any one or more of these Rules and Regulations for
the benefit of a tenant. Any such waiver is not a waiver for any other tenant, nor will it prevent
County from enforcing the Rules and Regulations against any or all other tenants. Only County
may enforce these Rules and Regulations. The failure of County to enforce any Rule or
Regulation does not give any tenant the right to enforce them against another Building occupant.
Tenants should address any concerns about violations of the Rules and Regulations to the
Building Manager’s office or to such other place as County may designate from time to time.

1. No tenant may inscribe, display, print or affix any sign, placard, picture, advertisement, name
or notice on or to any part of the inside of the Building without the prior written consent of
County. The foregoing does not apply to such items located within the Premises of a Tenant
and not visible outside of the Premises. County has the right to remove any unapproved sign,
placard, picture, advertisement, name or notice without notice to and at the expense of Tenant.
All approved signs must be placed or affixed on the wall adjacent to Tenant’s entry doors and
must be printed, painted, inscribed, affixed or removed at the sole expense of Tenant by a
County approved installer. Tenants must restore all walls or other structures where Tenant’s
signs have been affixed or attached to their original condition at Tenant’s expense after
removal of such signs.

2. Tenant must not place anything or allow anything to be placed near any window, door,
partition or wall that may appear unsightly from outside the Premises, nor may Tenant cause
any window in the Premises to be color treated.

3. Tenant will not obstruct the sidewalks, exits and entrances or use them for any purpose other
than for ingress and egress from Tenant’s Premises.

4.  Tenant will not alter any lock or install any new or additional locks or any bolts on any doors
or windows of the Premises without prior written consent of County, which County will not
unreasonably withhold. County has no obligation to open Tenant’s Premises due to the loss of
keys by Tenant. Tenant must make all requests to open Tenant’s Premises to guests or
employees to County. If Tenant needs to have its leased Premises rekeyed for any reason,
Tenant must use the County’s authorized building locksmith. Any rekeying will keep the

applicable lock on the existing building master keyway. Tenant will bear the entire cost of
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posted by County. Tenant will notify County in writing of the emergency contact information
of at least two on-site employees or representatives who are responsible for emergency
evacuations or fire drills for their Premises. Tenant is responsible for notifying the County in
writing of any changes to such assignments. Each Tenant will notify the County of any
handicapped occupants or other individuals who may require special assistance in the event of
an emergency.

11.  County will direct electricians or phone installation employees or contractors as to where and
how to install telephone and computer network cables. No boring or cutting for wires may
occur without the prior written consent of County. The location of telephones, call boxes and
other office equipment affixed to the Premises is subject to the approval of County.

12.  OQutside of Business Hours, Tenant and its employees may access the Building or the Premises
by using keys assigned by County. The County is in no case liable for damages with regard to
the admission to or exclusion from the Building or Premises of any person. In case of any
emergency, County reserves the right to prevent access to the Building or Premises during the
continuance of the same by closing of the doors or otherwise, for the safety of the Building or
Premises occupants and the protection of the Building or Premises.

13. County reserves the right to exclude or expel from the Building any person who, in the
judgment of County, is intoxicated or under the influence of alcohol or drugs, or who in any
manner does any act in violation of any of the Rules and Regulations of the Building or who
impairs the safety of any Tenant, employee, or contractor of County.

14. Tenant will not install, maintain or operate any machines of any description upon the Premises
without the written consent of County.

15. Tenant will not disturb, solicit, or canvass any occupant of the Building and will cooperate to
prevent any such activity others.

16. County has the right to control and operate the Common Area(s), and the public facilities, and
heating and air conditioning, in such manner as County deems best for the benefit and safety of
the Building occupants generally.

17. All entrance doors in the Premises must be locked when the Premises are not in use. All
emergency fire exit doors must remain free of debris from both the interior and exterior and
remain locked when not in use.

18. Tenant will keep all exterior areas adjacent to the Premises clean and free from dirt and rubbish
Tenant and Tenant will not place or permit any obstruction or merchandise in such areas.

19. There will be no storage, temporary or permanent, of bicycles, refuse containers or other such
unsightly materials outside of the Premises except in designated areas, if any, for such storage.
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County Facilities, Public Buildings and Adjacent Properties including County owned or leased
properties and a facility occupied or used by any County personnel, visitor, or vendor, and
includes but is not limited to buildings, courtyards, walkways, breeze-ways, parking lots, parking
structures County vehicles (owned or leased), loading docks or construction sites.
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FLOOR PLAN DRAWINGS SHALL CONTAIN:
1. Cross hatch of the area which graphically defines the space to it’s wall limits

2. The name and date of the planner preparing the original drawing or revising the floor plan. The
final square footage calculation shall remain constant unless a major tenant improvement
project takes place, which MAY require updating of the drawings and it's calculations for all of
the tenants focated on the individual floor involved. A new calculation MAY also be needed
for all of the tenants located on the individual floor involved if a tenant expands or reduces the
size of their space. This will be documented through an Amendment to Leasc and executed by
the BOS.

3. The table on the floor plan will only show the space pertinent to the tenant signing the lease or
amendment. If a floor of a building has more than one tenant who shares space with other
tenants, separate floor plans shall be drawn for each tenant showing their specific space as well
as any “shared spaces”. The infent is to prepare individualized lease exhibits for each tenant’s
lease.

STORING AND SAVING THE FLOOR PLAN:

Once the tenant’s floor plan is completed with information provided by both the Real Estate and
Planning or Design Divisions, the AutoCad version will be saved in the originating Division and a
PDF file saved ta an FM shared folder to be accessible as “read only” by Real Estate Support workers,

The person responsible for saving the drawing shouid also copy the Planning Division Manager so that
he can update the Access database to be used for periodic reports provided by the Planning Department
to the Financial Department. Projects generated and completed in the Planning Division shall be
forwarded to the Design Division for inclusion in the master plan files.

OTHER ITEMS:

On newly constructed buildings, the monthly rent will include an amount to be used for capital
rcplacement items such as roofs or air conditioning chillers which is held in a separate general ledger
account or cost unit from the base rent and operating expenses.

Rent for shared space on a floor will be calculated using the tenant’s pro-rata percentage of their space.
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