
SPACE LEASE AGREEMENT

TfflS SPACE LEASE AGREEMENT ("lease") is enteredinto effective as of January 1.2022 { '̂Effective
Date"),by andbetween theLessor and theLessee hereinafter named. In consideration of the respective covenants,
obligations, andagreements of theparties set forth herein, thelegal sufEciency ofwhich is acknowledged by each of
the undersigned. Lessor and Lessee agree as follows:

ARTICLE 1 - DEFINITIONS AND BASIC LEASE PROVISIONS

1.1 Definitions andBasicLeaseProvisions. Forthepurposes ofthis Lease, thefollowing tennsandprovisions shall
havethe respective meaningsattributedto thembelow:

(a) Lessor:

(b) Lessor's Addresses:

Notice Address:

(c) Lessee:

(d) Lessee's Address:

Notice Address:

With a coDV to:

(e) Project:

(f) Building:

(g) Leased Premises:

(h) Rent:
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POLK COUNTY, TEXAS

County Judge, Polk County, Texas
101W. Church Street, #300
Livingston,Texas 77351
Attn: Hon. Sydney Murphy, CountyJudge

Board of Regents of The University of Texas System, for the
use and benefit of The University of Texas MedicalBranchat
Galveston

UTMB

301 University Blvd.
Galveston, Texas 77555-1666
Attn: RobinPolzin, Program Director, RealEstate Operations

The University ofTexas System
Real Estate Office
201 W. 7^ Street,Suite600
Austin, Texas 78701
Attn: Executive Director ofReal Estate

The project or center commonly known as The Polk County
Regional Health Center consistingofthe land more particularly
described in Exhibit A attached hereto and all improvements
located thereon, including but not limited to the Building and
the Common Areas.

The building in the Project that contains the LeasedPremises.
The Building has a street address of 410 E. Church Street.
Livingston. Polk County. Texas 77351

Suite B. WIC Regional Ofifice located in the Building, as
designated on Exhibit B attached hereto, containing
approximately 7,344rentablesquarefeet.

Lessee will pay Lessor rent of ONE THOUSAND FOUR



HUNDRED SEXTY EIGHT AND 80/100 DOLLARS

($1,468.80)per month for use of the Leased Premisesunder the
termsand conditionsset forthherein.Any additionsor deletions
of net usable space to this Lease will be based on a charge of
$0.20 cents per square foot per month.

(i) Term: Sixty (60) months, beginningon the CommencementDate and
ending on the Expiration Date described below, subject to
extension or sooner termination in accordance with the

provisions of this Lease.

(j) Commencement Date: This agreement shall commenceon January 1,2022.

(k) Expiration Date: December 31,2026.

(I) Permitted Use: Lessee may use the Leased Premises for all lawful purposes,
including but not limited to using offices, laboratories and
medical facilities for purposes related to the operation of an
institution ofhigher education, and any ancillary use related to
any ofthe foregoing.

(m) Landlord's Broker: none

(n) Tenant's Broker: none

1.2 Construction. Eachofthe foregoing definitions andbasic leaseprovisions shallbeconstruedinconjunction with
andlimited by thereferences thereto in fire otherprovisions of thisLease. If thereis a conflict between anyprovisions of
this Article 1 and any other provisions ofthis Lease, the latter will control

ARTICLE 2-GRANT

2.1 LeasedPremises. Lessorhereby leases to Lessee, and Lesseeherebyleasesfiom Lessor, theLeased Premises
for the Term, and on the terms and conditions set forth in this Lease.

2.2 Common Areas. Lesseeis furthergranted the non-exclusive right to use the portionofthe Project which is
for the commonuse of the lesseesin the Project, includingbut not limitedto parkingareas,ramps,privatestreetsand
alleys,landscaping, curbs, loadingand unloadingareas, sidewalksand walkways, meetingrooms,public restrooms.
Project signs, service areas, entrances, lobbies,hallways, elevators, stairways and access ways, and other common
facilities in the Project (collectively. Common Areas'*).

2.3 Parkinp Areas. Lessor shall provide Lessee zero (_0_) reservedparking spaces and arroroximatelv eiehtv
180) unreserved parking spaces, as designated on Exhibit B attachedhereto. The parking spaces must be located
withina reasonabledistanceofthe entry to the Leased Premises. The parking charges{"Parking Charge^') to Lessee
are $0 per monthper reserved parking space and $0 per month per unreserved parkingspace. The Parking Charges
are due and payable as follows: n/a
2.4

ARTICLE 3-TERM

3.1 Initial Term. The initial term of this Lease {"Initial Term") shall conunence on the Commencement Date
and expire on the Expiration Date, unless sooner terminated or extended in accordance with the provisions of this
Lease.

3.2 Extension Term. Lessee, at its option, mayextendand renewthisLeasefor one (1) additionalperiodoffive
(S) years (the "Extension Term") if: (i) Lessee sends written notice to Lessor of its intention to do so at least 90 days
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priorto theendof InitialTermand(ii)Lesseeisnotdienin defaultbeyond anyapplicable noticeandgraceperiodsimder
the Lease.The ExtensionTerm exercisedhereundershall begin on the day immediately followingthe expirationof the
Initial Term. Allterms,covenants, andprovisions of fiiis Leaseapplicable to theInitialTermshallapplyto theExtension
Term.

3.3 EarlyTermination. Lesseeis herebygrantedtheright to terminate the Lease as follows;

(a) Lessee mayterminate thisLeaseat any timeduringtheTermif Lessee'sri^t or authority to conduct
business on the LeasedPremisesas contemplated herein is terminatedor discontinued by governmentalaction. Lessee
shallgiveat leastthirty(30) dayspriorwrittennoticeto Lessorof Lessee's intendeddateofterminationofthis Leaseand
shall continue to make its rental payments as due through the date of termination. From and alter the date of early
termination, the parties shall have no further rights and obligationshereunderexcept those that expresslysurvive the
termination ofthis Lease.

(b) Lessee may terminate this Lease without cause at any time during the Term. Lessee shall give at
least thirty (30) days prior written notice to Lessor ofLessee's intended date oftermination ofthis Lease. Lessee shall
continueto makeits rentalpaymentsas due throughthe date oftermination.Fromandafterthe dateofearlytermination,
the parties shallhave no fUither rightsand obligations hereunder exceptthosethatexpressly survivethe termination of
this Lease.

ARTICLE 4 - DELIVERY AND ACCESSIBILITY INSPECTION

4.1 Delivery.

(a) Lessee hereby acknowledges that it is currently in possessionofthe Leased Premises and the same
are in good conditionand repair; in compliancewith all applicable laws, codes, regulationsand ordinances.

4.2 AccessibilityInspection. Landlordand Tenant acknowledgethat the LeasedPremises are subject to Chapter
469, TexasGovernment Code, as amended fi:om time to time, concerning accessibilityfor the disabled, and agree to
complywith the requirements thereof, including the following:

(a) On-Site Inspection. Landlordacknowledges that becauseTenantis a state agencyiby law before
the LeasedPremisesare occupied in whole or in part by Tenant, an on-site inspection of the Project (includingthe
Leased Premises) must be performed by (i) the Texas Department of Licensing and Regulation {"TDLR"); (ii) an
entity who has contracted with the Texas Commission of Licensing and Regulation{"TCLR") pursuant to Section
469.0S5, Texas Government Code (as amended from time to time), or (iii) a person who holds a certificate of
registrationissued pursuant to Section 469.201, Texas GovernmentCode (as amended from time to time), to ensure
compliancewidi theaccessibility standardsandspecifications adoptedbyTCLR(Title16,TexasAdministrative Code,
Chapter68, as amendedfrom time to time) under aufiiority of Chapter469, Texas Government Code (as amended
fromtime to time). The term "Inspector'' as used in this paragraph meansany one or more of the following: The
TDLR,any contracted entity,or any certificatedperson described above in this Paragraphas authorized to perform
on-site inspections.

(b) Renair. Ifthe Inspectorfindsany conditionin the LeasedPremises or the Projectnot in compliance
with TDLR accessibility standards and specifications (conditions as to which the TDLR has waived compliance
pursuant to a variance or other written departmentalaction shall be deemed to be in compliance).Landlord may, but
is not obligated, to correct such noncompliance,but ifLandlord shall not have correctedsuch noncomplianceby the
date that is 60 days afier the report of the Inspector shall have been delivered to Landlordor such later date as may be
established by the TDLR for correction of such non-complying conditions (such period being the "Cure Period"),
then pursuant to Chapter 469, Texas Government Code 469, as amended from time to time. Tenant must terminate
this Leaseupon writtennotice to Landlordgiven within 30 days after the expirationof the Cure Periodand prior to
correction ofsuch noncompliance byLandlord, time being ofdie essence.

(c) Cooperation. Landlord and Tenant shall provide to TDLR and the Inspector all necessary
cooperationand informationconcerning inspection of the Leased Premises and the Project and any corrective action
required. Tenant shall pay any fees charged by TDLR for inspectionof the Leased Premises and the Project under
Texas Government Code Chapter 469, as amended from time to time.

(d) CancellationofLease. Ifthis Lease is cancelledby Tenantpursuantto the provisions ofthis Section
4.2. the cancellationshall be effective upon written notice to Landlord, and shall not subject Tenant to any claim by
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Landlord for Rent or for damages or liability arising from the termination, which are hereby expressly waived by
Landlord.

4.2 Accessibilitv Compliance. Landlordrepresents andwarrantsthattheLeasedPremisesandtheProjectcomply
with the accessibility standards and specifications adopted by TCLR under authority of Chapter 469, Texas
Government Code and amendments thereto.

ARTICLE 5-RENT

5.1 Rent. As compensationto Lessorfor the lease ofthe LeasedPremises,Lesseeagrees to perform its covenants
under this Lease and to pay to Lessor, in the maimer and time set forth herein, the Rent described in Section l.lfhV
The Rent is payable by Lessee to Lessor in the monthly installments described in Section Llfhl. Each monthly
installment of Rentis payable in advance, on or beforethe 5"* dayof thecalendar month forwhichpayment is made
(or Avithin 25 days thereafterwithoutpenalty). Ifthe first monthor last monthof the Term is other than a full calendar
month, the monthly Rent for such partial month shall be prorated on a daily basis. Rent shall be payable to Lessor at
the addressspecified in Section l.lfbi or at such other address as Lessormay from time to time designate in writing.

5.2 Funding Contineencv. This Lease is made contingent upon the continuation of the availability of funds
designated or appropriatedto pay for the Lease. In the event the fundsbecomeunavailable, Lessee shall have the right to
temunate the Leaseupon 30 days prior writtennotice to Lessor.

5.3 Texas State Auditor's Office. Landlord acknowledges and agrees that, notwithstanding anything to the
contraryset forth in this Lease, the Texas State Auditor's Office (collectively, with any successor agency thereto, the
"State Auditor") is authorized under applicable Texas law (including, without limitation, Texas Education Code
Sections 51.9335(c),73.115(c) and 74.008(c)), in each case, as may be amended from time to time, to conduct an
auditor investigationin connectionwith any ofthe funds or paymentsreceivedandacceptedby Landlord from Tenant
pursuant to this Lease. Landlord agrees to cooperate with &e State Auditor in the conduct of any such audit or
investigation, including, withoutlimitation, providingthe StateAuditorwithall records requestedas may be required
under applicableTexas law. All costs and expenses of any such audit or investigationby the State Auditor shall be
Tenant'ssoleresponsibility, exceptand unlesssuch audit and investigationdeterminesthat the amountspaid by Tenant
for the applicable periodwhichare the subjectof such audit or investigation were in excessofthe amountsproperly
payablermderthis Lease, in which event Landlord will pay to Tenant the amoimtdetermined to be in excess of the
correct amount. In addition, if the excess amounts are greater than five percent (5.0%) than the amounts properly
payableimderthis Lease, Landlordshall reimburseTenant for the actual and reasonablecostofsuch audit by the State
Auditor.

ARTICLE 6 - OCCUPANCY AND USE

6.1 PermittedUse OfLeasedPremises. Lesseeshalluse the LeasedPremisessolely for the PermittedUse, except
as otherwiseagreed in writing by Lessor.

6.2 Lawful Use of Leased Premises. Lessor represents and warrants to Lessee that the Permitted Use of the
Leased Premises does not violate any building code, zoning ordinance, restrictive covenant, or deed restriction
applicable to theLeasedPremises. Without releasing the foregoing warranty by Lessor, Lesseeagreesnot to use the
Leased Premises for any purpose that violates any federal, state or local statute, ordinance or regulation that is
applicableto Lessee or Lessee's use and occupancyofthe Leased Premises.

6.3 No Nuisance. Lessee will not use, occupy or permit the use or occupancy of the Leased Premises in any
manner that constituteswaste or a public or private nuisance.

6.4 Hazardous and Toxic Materials.

(a) Definition ofHazardous Materials. For purposes ofthis Lease, "Hazardous Materials" shall mean
bio-medical and bio-hazardous materials and waste, asbestos-containing materials, and all other materials, substances,
wastes and chemicals classifiedas hazardous or toxic substances, materials, wastes or chemicals under then-applicable
local, state and federal governmental laws, rules or regulations or that are subject to my "right-to-know" laws or
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requirements.

(b) Lessee's Covenants Regarding Hazardous Material. Lessee shall not knowingly incorporate into,
or use or otherwise place or dispose of at the Leased Premises or any other portion of the Project any Hazardous
Materials, save and except for the use, generation and storage on the Leased Premises of commercially reasonable
quantities of (i) cleaning and office supplies; and (ii) Hazardous Materials used, generated or stored in the ordinary
course ofLessee's Permitted Use ofthe Leased Premises, and then only ifsuch Hazardous Materials are in reasonable
quantities and are used, storedand disposedof by Lessee in accordance with applicable law.

(c) Lessor's Covenants. Lessorwarrants and representsto Lessee that as ofthe ConunencementDate,
the Project (including,without limitation, the Building and the Leased Premises)are free ofall Hazardous Materials
exceptfor commercially reasonable quantitiesof routine cleaning,maintenance and office supplies stored,handled,
used and disposed of by Lessor in the ordinary course of Lessor's operation and maintenance of the Project, in
accordance with the requirements ofapplicable law. During the Term, L^sor shall not introduce, store, use ordispose
of any Hazardous Materialsat the Project (including, withoutlimitation, the Buildingand the LeasedPremises), save
andexcept for the use and storageofcleaning,office and maintenancesuppliesused in the ordinarycourse ofLessor's
operationand maintenance of the Project and then only if such materials are in reasonable quantities and are stored,
handled, used and disposedofin accordance with applicablelaw.

(d) Noticeof Hazardous Materials. If eitherLessoror Lesseehas knowledge ofthe presenceof
Hazardous Materials otherthanthosepermitted underSections 6.4 H)! and(c) abovein or on die LeasedPremises or
anyotherportionof the Project,the party havingknowledge shall notify the otherparty thereofin writingprompdy
after obtaining such knowledge.

(e) Violations. If a party to this Lease shall ever violate the provisions of Section 6.4fb'> or (c) or
otherwisecontaminate the Leased Premises, the Building or the Project, that party shall at its expense (i) remediate
the violationin compliance with all then currentand applicablegovernmental standards, laws, ndes and regulations
andthenprevalentindustrypracticeand standards; and (ii) repairanydamageto the LeasedPremises,the Buildingor
the Project within such period of time as may be reasonable under the circiunstances {"Environmental Corrective
Worl '̂). A p^ obligated to perform Environmental Corrective Work shallnotify the otherp^ in writing of its
proposed method time and procedure for such Environmental Corrective Work and the otherparty shall have the right
to require reasonable changes in such method, time or procedure and/orto require thesame to be doneafterNormal
Business Hours.

(e) Hazardous Materials Tndemnifinarinn. Lessor shall indemnify Lessee firom any and all claims,
damages, fines,judgments, penalties, costs, liabilities,or losses (including,without limitation,any and all sums paid
forsettlement of claimsandfor fees forattorneys, consultants, andexperts) arisingduringor after theLeasetermfrom
or in connection with thepresence or suspected presence of Hazardous Materials in oron the LeasedPremises, unless
the Hazardous Materials are presentsolely as a result of negligence, willfiil misconduct, or other acts of Lesseeor
Lessee's agents,employees,contractorsor invitees.Without limitationofthe foregoing, this indenmiflcationincludes
anyandall costs incurred dueto any investigation of the siteor anycleanup, removal or restoration mandated by a
federal, state or local agency or political subdivision,unless the HazardousMaterials are present solely as a result of
negligence, willful misconduct, or other acts of Lessee, Lessee's agents, employees, contractorsor invitees. This
indemnification shall specifically includeany and all costs due to Hazardous Materials that flow, diffuse,migrate,or
percolate into, onto or under the Leased Premisesduring or after the term ofthe Lease.

6.5 HIPAA. The parties understand and agree that Lessee is a licensedhealth care provider who is required to
complywithstateand federal privacylawsas to Lessee's patients,including the Standards for Privacyof Individually
Identifiable HealthInformation, 45 C.F.R.Part 160and Subparts A and E ofPart 164and all amendments ftiereto
(commonly knownas the"PrivacyStandards"), as promulgated by theU.S.Department ofHealthandHiunanServices
pursuant to the Administrative Simplification provisionsofdie Health Insurance Portability and Accountability Act
of 1996and all amendmentsthereto{"HIPAA"). In the event that in its use ofthe Leased Premises for the Permitted
Use, Lessee creates, stores or maintains "protected health information"{"PIH"), as that term is defined by 45 CFR
§160.103and all amendmentthereto, in the Leased Premises, the parties agree that nothing in this Lease gives Lessor
orLessor's employeesand agentsany right to access, use or disclosePHI and that Lessor and its employeesand agents
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shallneverneedor seek access to, or the use of, anyPHI of Lessee. However, in theeventPHI is accessed (whether
inadvertently or otherwise) by Lessoror its employeesor agents,thepartydiscovering suchdisclosure shallpromptly
notifytheotherpartyandLessoragreestopromptlytakecommercially reasonable measurestopreventanysubsequent
dissemination by Lessor or Lessor's employees or agents of such PHI to third parties. The parties agree that the
provisions of this Sectiondonot create, andarenot intendedto create,a "businessassociate"relationship betweenthe
partiesas that termis definedby the PrivacyStandards.

The parties furtheragree that in the event that Lessor or its employees or agentshave a lawful right to enter into the
Leased Premises without the permission and/or knowledge of Lessee, Lessor shall have no right to access PHI or
deprive Lessee of access to such PHI, provided that Lessee shall take reasonable efforts to safeguard PHI
confidentially and securelyso as to prevent Lessoror its employees or agentsfrom inadvertently comingintocontact
widi PHI on the Leased Premises. This Section6.6 shall be interpretedto ensure that, to the extent possible. Lessee
remains incompliance withHIPAAand allother stateand federal privacylaws.To theextentthat any otherprovision
of thisLeasecanbe read to provide Lessorwith anyright to accessPHI,this Section6.6 shallgovern.

6.6 Quiet Possession. Lessor warrants to Lessee that Lessee shall have the quiet possession of the Leased
Premisesfor the entire Term hereof, subject to all ofthe terms and conditionsof this Lease. Lessor hereby represents
and warrants to Lessee that Lessor's interest in die Project is not a leasehold interest and that there are no restrictions,
conditions or covenants in favorof any thirdparty that wouldrequiresuchthirdparty's consentto Lessor's execution
and performanceofthis Lease.

6.7 Permits. Lessor,at its expense,shall obtain the certificateofoccupancy, if any, and any othergovernmental
permissions or permitsrequiredfor Lessee's physicaloccupancy of the LeasedPremises. Lessee,at its expense,shall
obtain any other governmental licenses or permits required specifically for Lessee's Permitted Use of the Leased
Premises. If any subsequent alteration or improvementmade to the Leased Premises by or at the request ofLessee
requires either the issuanceof a new permission or permit, or the modification or amendment of an existingpermit.
Lesseeshall, at its expense,procure such permission,permit, modificationor amendment.

6.8 Signaee. Lessee may install any signs desiredby Lessee to indicatelessee's name, locationand purpose, but
all signsmustbeprepared andinstalled in conformity wi&Lessor's rulesandregulations andmustbe consistent with
building d6cor. Anyspecialsignage requirements of lesseecontrary to theabovemustbe mutuallyagreedto inwriting
by the Parties. Lessee may install signage (i) on or next to the doors of the Leased Premises, (ii) or on any pylon or
monument (if any)locatedon the Project thathas been designated by Lessorfor the displayof signageby tenantsand
other occupantsof the Building.

6.9 Lessor's Rulesand Regulations. To the extentauthorized by theConstitution and laws ofthe StateofTexas,
Lesseewill abideby all reasonablerules and regulationspromulgatedby Lessorfor the proper operationofthe Project
that do not unreasonablyinterfere with Lessee's use of Ae Leased Premisesand are equally applicable to all Project
Lessees and other occupants. Any rule or regulationpromulgated by Lessorafter the Commencement Date shall he
effectiveto Lesseeno earlierthan30 days afterLesseehas receiveda writtencopyof the mle. In case of any conflict
between the provisions of this Lease and any of the foregoing mles and regulations as originally or as hereafter
promulgatedby Lessor, the provisions of this Lease shall control.

6.10 Compliance with Laws. Lessor shall maintain the Project and all appurtenant Lessee improvements in
compliancewith all applicable federal, state, municipal or other laws, ordinances, rules and regulations, including,
without limitation, the Americans with Disabilities Act of 1990 (Public Law 101-336), Chapter 469, Texas
Government Code, and the administrativerules and regulations adoptedby the Texas Department ofLicensing and
Regulation (Title16,TexasAdministrative Code,Chapter68)underauthorityofChapter469, in eachcaseas amended
fixim time to time.

ARTICLE 7 - UTILmES AND SERVICES

7.1 ServicesTo Be Provided. Except as otherwise expresslyprovidedin thisLease, Lessor agrees at its sole cost
and expense to furnish (or cause third parties to furnish) all of the following utilities and services to the Leased
Premises (collectively, "Lessor's Services^'):
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(a) Heat and Air Conditinninfr.During Nonnal Business Hours, Lessor shall ventilate and furnish to the
Leased Premises and the Common Areas heat or air conditioning ("J7K4C"), as appropriate for the season, at such
temperatures and in such amounts as is customaryin buildingsof comparable size,qualityand in the generalvicinity
of the Building,with such adjustments as Lessor reasonably deemsnecessary for the comfortableoccupancy of the
LeasedPremises. Upon request.Lessor shall make available,at Lessee's expense,after hours heat or air conditioning
ofthe Leased Premises on Ae same terms, conditions and rates as offeredby Lessor to other Lessees in the Project.

(b) Electricitv. On a 24 hour per day, 7 day per week basis, electric current in amounts reasonable and
customary for the Permitted Use.

(c) Gas. On a 24 hour per day, 7 day per week basis, in amounts reasonable and customary for the
Permitted Use.

(d) Water. On a 24 hour per day, 7 day per week basis, in amountsreasonable and customaryfor the
PermittedUse, hot and cold running water for drinking, cleaningand lavatorypurposes.

(e) GarbageServices: Polk Countyprovidestwo largedumpsters at the RegionalHealthCenter for
Lesseeto utilizefor properwastedisposal.The dumpsters are available to Lesseefor use at no additional cost.

(f) Telecorrununications. Cormections within the Leased Premises to telecommunications lines and
cables for telephone, cableand internetservicereasonable andcustomary for the Permitted Use;providedthatTenant
shall be responsible for (i) wiring costs associated with connecting its telecommunications equipment to the
connections provided by Landlord; and (ii) costs charged for the telecommunication services used by Tenant in the
Leased Premises.

(g) Maintenance. Exceptas otherwise provided herein. Lessorshallmaintain and keepin a goodstate
ofrepair the Leased Premises, including maintenanceand repair ofthe exterior and/or roof ofthe Building, and
repairof anydefects in theBuildingand its centralsystems including, butnot limited to, theplumbing, fire alarm,
and electricalsystems,all ofwhich shall be performed diligentlyand promptly by Lessor at its sole cost and
expense. Lesseeagreesto maintainand keep in a good stateofrepairthe Improvements, reasonablewear and tear,
and to the extentprovided,casual^ loss, excepted. Lesseefurtheragreesto complywith all the laws, regulations,
andordinances and rules andregulations of governmental agencieshavingjurisdictionin the maintenance and
upkeep of the Improvements, and to keep at all times the LeasedPremises in a neat, clean,and sanitarycondition.

(h) Janitorial. Janitorialservicesto the LeasedPremises are providedby Lessee at its expense.

7.2 Utilities. All utilities are or will be separately metered to the Leased Premises as of the Commencement
Date, and that Tenant shall pay directly to the utility provider all costs and fees for such services to the Leased
Premises, including Electrici^, Natural Gas, Water. Telephone, Cable TV, and Internet.

ARTICLE 8 - MAINTENANCE AND REPAIRS

8.1 Lessor's Obligation to Maintain and Repair. Lessor shall, at Lessor's sole cost and expense, maintain in
goodconditionand workingorder (and in connection therewith, replaceor repair as necessary)the Project,including
without limitation the Building's foundation, exterior and load-bearingwalls, roof and other structural elements and
the Building's plumbing, electrical, mechanical and HVAC systems (collectively, "Structural and Mechanical
Elements"), exceptfiiat: (i) Lessor shall not be responsible for &e those items to be maintainedby Lesseepiusuant
to Section 8.2 below, and (ii) the cost of performing any maintenance, repairs or replacements attributable to the
negligence or willful misconduct of Lessee or Lessee's employees or agents shall be paid by Lessee, except to the
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extent covered by insurance policies (plus any applicable deductible)maintained or required to be maintained by
Lessor.

8.2 Lessee's Obligation to Maintain and Repair. Lessee shall, at Lessee's sole cost and expense, maintain in
good conditionand working order (and in connection therewith, replace and repair as necessary) the interior of the
Leased Premises, except that: (i) Lessee shall not be responsible for maintaining the Structural and Mechanical
Elements (no matter where locat^) arid other items to be mamtained by Lessor pursuant to Section 8.1 above, and (ii)
any damage to the Leased Premises attributable to the negligence or willful misconduct of Lessor or Lessor's
employees or agentsshall be repairableby Lessorat Lessor's sole cost and expense.

Lesseeshall remove the sprinkler heads inside the Leased Premises.

ARTICLE 9 - LESSEE ALTERATIONS AND LIENS

9.1 Lessee Alterations. Lesseehas therightto install withintheLeased Premises anyandall fbctures, equipment,
and other personrd propertyrequiredby Lessee for the conductof the PermittedUse. Exceptas providedotherwise
herein. Lessee shall not m^e any material alterations, additions orimprovements to the Leased Premises without the
priorwrittenconsentofLessor,whichconsentshallnot be unreasonably withheld, conditioned or delayed. Any such
alterations, additionsor improvements made hereunderwill, at the expiration or earlier terminationof the Term, be
left in placeon the LeasedPremisesand becomethe solepropertyof Lessor.

9.2 Condition at Terminatinn All alterations, installations, additions and improvements made and installedand
paid for by Lessor shall becomethe property of Lessor and shall remainupon and be surrendered with the Leased
Premises as a part thereofat the endofthe Term of this Lease. Uponthe expiration or within30 daysafter the earlier
termination ofthe Lease, Lessee shall deliver the Leased Premises to Lessor in the same condition as when delivered
to Lessee, reasonable wear and tear, damage by casualty or condemnation. Lessor's maintenance, repair and
replacement obligations hereunder, damage for which Lessee is not responsible under the terms of this Lease, and
alterations, additions or improvements required to be left in place as set forth in Section 9.1 above excepted.
Notwithstanding anythingto the contraryherein.Lesseemay removefrom the LeasedPremisesat any time any arid
allmachinery, equipment, tradefixtures, ftimiture, ftuuishings andotherpersonal property ownedby Lesseeprovided
that Lessee repairs any damage to the Leased Premises caused by such removal.

9.3 Liens. Lesseeshallkeep the LeasedPremises,the Buildingand the Projectfree from all liens arisingout of
any work performed,materialsfurnished or obligations incurredby or for Lessee.

ARTICLE 10 - INSURANCE

10.1 Lessor'sInsurance. At all timesduringthe LeaseTerm,Lessorat its solecostand expenseshallmaintain a
special causes of losspolicy of insurance issued by andbonded uponan insurance company licensed in the Stateof
Texas,coveringthe LeasedPremisesand leasehold improvements (exclusive of the contents), in an amountequal to
notlessthaneighty percent (80%) of thereplacement costthereof. Lessee shallhavenointerest in thepolicy or policy
proceeds and Lessor shall not be obligated to insure any furnishings, equipment, trade fixtures or other personal
property which Lessee mayplaceor causetobe placed upontheLeased Premises. Lessor mustalsomaintain a policy
or policies of commercial general liabilityinsurance insuring lessoragainst lossof life,bodilyinjuryand/orproperty
damage withrespect to theCommon Areas, operation of theBuilding, parking lotsandotherimprovements associated
withdie landupon whichthe LeasedPremisesare located,and anyother lossescausedby or relatedto the dutiesand
obligations ofLessor under this Lease.

10.2 T-essee's Insurance.

(a) Limitations on Lessee's Insurance. Lessor acknowledges that Lessee is an agency of the State of
Texasand has onlysuchauthorityto obtain insurancefromthirdpartiesas is grantedto Lesseeby state lawor as may
be reasonably impliedby suchlaw. Lesseeshallhavenoobligation underthisLease to obtainpolicies of insurance and
shallhavetheright, in Lessee's solediscretion, to determine whedier Lesseewillmaintain policies of insurance, operate
programs of self-insurance, or utilizeany otherprogramof risk-protection in connection withLessee's operations.
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(b) T.iahilitv Tnsiiranr.ft Lessor acknowledgesthat because Lessee is an agency of the State of Texas,
liability for the tortious conduct of the agents and employees of Lessee (other than the medical liability of medical
staffphysicians) or for injuries causedby conditions of tangible stateproperty is provided forsolelyby the provisions
ofthe TexasTort ClaimsAct, Texas CivilPractice and Remedies Code, Chapter101,as amendedfromtime to time.

(c) Workers Compensation Insurance. Workers compensation insurance coverage for employees of
Lessee will be provided by Lesseeas mandated by the provisions of Texas Labor Code, Chapter503, as amended
from time to time.

10.3 Waiverof Subrogation. Lessorand Lessee (to the extent Lesseeis authorized by the Constitution and laws
of the Stateof Texas) each agreethat with respectto any third-party insurance policymaintained, or required to be
maintained, by it imderthisLease, suchpolicyof insurance shallcontain a waiverof the insurer's subrogation rights
with respect to any amounts paid under suchpolicyor policies. Landlord and Tenanteach agree to (i) immediately
givewritten noticeto each insurance company that has issuedto it, or in the future issuesto it, policies of insurance
with respect to this Lease; (ii) cause such insurance policies to be properly endorsed, as necessary, to evidence the
waiverof the insurer's subrogation rights; and (iii)providereasonable proofof such waiverof subrogation rights to
the otherparty. Further, to the extentof insurance proceeds received, the partiesrespectively waiveand releaseany
and all claimsagainstthe otherparty for damages causedor contributed to by the otherparty.

ARTICLE 11 - EIRE AND CASUALTY

11.1 Repairs TakingOver120Davs. In the eventthat the LeasedPremises or any portionofthe Building or the
Projectreasonably necessary for Lessee's use and occupancy of the LeasedPremises for the PermittedUse shouldbe
sodamaged by fireorothercasualty that,according to Lessor'sreasonable estimate, rebuilding or repairs of suchfire
or other casualty damage cannot be completed within 120 days following the date of such fire or other casualty
{"CasualfyDate"), within 30 days ofthe CasualtyDate, Landlord shall deliver to Tenant written notice ofLandlord's
reasonable estimate as to thetimenecessary to rebuild orrepairsuchfireor othercasualty damage (butnot including
any trade fixtures or personal property of Tenant in the LeasedPremises) to substantially the same condition that
existed immediately prior to the fire or othercasualty{ '̂Casualty Repair Period^). Within30 days from the date of
Landlord's delivery of suchnotice to Tenant, eitherpartymayuponwritten notice to the otherpartyterminate this
Lease upon writtennotice to the other. If neitherparty timelygives such noticeof termination of the Lease, then
Lessor shall promptly,commence, and thereafter pursue with reasonable diligence, the rebuilding or repair of fiie
damage causedby the fire or othercasualty to substantially the samecondition that existedimmediately prior to the
happening of thefireor othercasualty; provided, however, thatLessor isnot required to rebuild, repairor replace any
tradefixturesor personalpropertythat mayhave been placedby Tenantwithinthe LeasedPremises. If the Lease is
not terminated as provided under this paragraph and either (i) the rebuilding or repair work is not substantially
completed before &e expiration of the Casualty Repair Period, or (ii) Landlord has not commenced suchrebuilding
or repairworkwithin 60 daysafter the Casualty Date, then Tenantmay terminate this Leasewith writtennotice to
Landlord within 30 daysfollowing theexpiration ofthe Casualty RepairPeriodor theabove-described 60-dayperiod
(as applicable).

11.2 RepairsTaking Under 120 Davs. In the event that the Leased Premisesor any portion of Building or the
Project reasonably necessary for Lessee's use and occupancy of the Leased Premises for the Permitted Use are
damaged by fire or othercasualty and, in accordance withLessor's reasonable estimate, rebuilding or repairsof such
damage canbe completed within 120daysfollowing the Casualty Date, Lessor shallwithin30 daysof the Casualty
Date (i) deliver written notice of such estimate to Lessee, and (ii) promptlycommence, and thereafterpursue with
reasonable diligence, the rebuilding or repair of die damagecausedby the fire or other casualty to substantially the
same conditionthat existed immediately prior to the happening of the fire or other casualty provided,however, that
Lessor is not required to rebuild, repairor replace anytradefixtures or personal property Aat mayhavebeenplaced
by TenantwithintheLeasedPremises. If either(i) die rebuilding or repairworkis notsubstantially completed within
such 120day period or (ii) Landlordhas not commenced such rebuilding and repair work within 60 days after the
Casualty Date, then Tenantmay terminatethis Leasewith writtennotice to Landlord within30 days after such 120-
day period or 60-day period (as applicable).

11.3 Rent Abatement. Rent shall be equitably abated during the period and to the extent that any unrepaired
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casualty under this Article 11interferes with Lessee's Permitted Use ofthe Leased Premises. Ifthe Lease is terminated
as providedimder this Article 11. any Rent paid in advance by Lessee and which Lessor is not entitled to receive
hereunder shall be refunded to Lessee.

ARTICLE 12 - CONDEMNATION

12.1 Condemnation Affecting LeasedPremises. If theLeasedPremises, the Building or the Projectshallbe taken
orcondemned inwholeor inpart foranypublicpurposeorsoldto a condemning authorityin lieuoftaking('Taftfng"),
and which Taking, in Lessee's reasonable opinion, will substantially interfere with Lessee's PermittedUse for the
balanceof the Term, Lesseemay terminatethis Leaseby delivering writtennoticeof termination to Lessorwithin 30
daysafterthe dateof vesting of title{"DateofTaking")is knownby theparties. A termination underthisparagraph
shallhe effective as of the Dateof Taking, andRentshallbe apportioned as of thatdate. Any Rentpaid for a period
thereafter shall be refunded to Lessee.

12.2 Condemnation Without Termination. In the eventof a Taking and the Leaseis not terminated as provided
in Section 12.1 above, then this Lease shall continuein fiill force and effect, providedthat (i) if the Taking includes
anyportionof the LeasedPremises, Rentshallbe reduced on a pro ratabasisin lightof the reduction in thenet square
rentable footage of the LeasedPremises; and (ii) if the Taking includes any portion of the Building or Project that
interferes with Lessee's Permitted Use, Rentshall he adjusted as equitable underthe circumstances. Following any
TakingunderthisSection, Lessorshall at its soleexpense promptly anddiligently restoreand reconstruct the Project,
the Building or the Leased Premises (as applicable) to substantially its former function and condition, to the extent
that such is commercially feasible.

12.3 CnndemnationProceeds. Lessor shall receive the award payable as a result of a Taking, to the extent such
award is in excessof Lessee's leaseholdinterest. Lesseeshall have the right to recoverfrom such authority through
a separateaward(i) the valueat the time of the Takingof the leaseholdestatecreatedhereunder; (ii) the value of any
personal property of Lesseetakenby the proceedings; and (iii) such compensation as may be awarded to Lesseeon
account of moving and relocation expenses anddepreciation to and removal of Lessee'sproperty.

ARTICLE 13-TAXES

13.1 Lessee's Obligations. Lessee shall be liable for and shall pay, prior to delinquency, any and all taxes and
assessments levied against Lessee's personal property and trade fixtures placed by Lessee in or about the Leased
Premises.

13.2 Lessor's Obligations. Lessor shall be liable for and shall pay, prior to delinquency, any and all taxes and
assessments levied against the Project.

ARTICLE 14 - SUBLETTING AND ASSIGNING

14.1 Sublease and Assignment. Without the prior written consent of Lessor, which consent shall not be
unreasonably withheld, conditioned or delayed. Lesseeshall not assign,subleaseor otherwisetransferany whole or
partoftheLeasedPremisesto anyotherperson;saveandexceptthatwithoutthenecessityof Lessor's consent.Lessee
may assign, sublease or otherwise transfer the Leased Premises or any portion thereof to another state agency or
institution of TheUniversityof Texas System. Lesseeshall deliverto Lessora copy of each assignment, subleaseor
othertransferinstrument entered intoby Lessee promptly aftertheexecution thereof, whetheror not Lessor's consent
is required in connection withsuch assignment, subleaseor other transfer.

ARTICLE 15 - DEFAULT

15.1 DefaultBv Lessee. It shall be an event ofdefault by Lessee under this Lease if Lessee fails to (i) pay any
Rent or other monetary obligation owing to Lessor under this Lease when due and such failure is not cured within
thirty (30)daysafter Lessordelivers writtennoticeof de&ultand demand for payment to Lessee;or (ii) perform any
otherobligation of this Leasefor more than 30 days after Lessordeliverswrittennotice of such de&ultand demand
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forperformance to Lessee, provided thatif suchfailure caimot be reasonably cured within said30dayperiod. Lessee
shallnotbe in default hereunder so longas Lessee commences curative action within such30dayperiod anddiligently
and continuously pinsues the curativeactionto completion. Upon the occurrence of an eventof default by Lessee,
Lessormay(to the extentpermitted by thestatutes and the Constitution of the StateofTexas)(1) terminate (hisLease
upon written notice to Lessee, (ii) cure such default and be reimbursed by Lessee upon demand for the reasonable
costsof suchcure,and/or(iii)exercise anyotherremedy available at law,in equityor by statuteforsuchdefault.

15.2 Defaultbv Lessor. It shallbe an eventof defaultby Lessorunderthis Leaseif Lessor fails to performany of
its obligations hereunder and said failure continues for a period of 30 days after Lessee delivers written notice of
default and demand forperformance to Lessor, provided that if such failure caimot be reasonably cured within said
30 dayperiod. Lessor shallnotbe in default hereunder so longas Lessor commences curative actionwithinsuch30
dayperiod anddiligently andcontinuously pursues thecurative action tocompletioiL Upontheoccurrence ofanevent
of defaultby Lessor, Lesseemay (i) terminate this Leaseuponwrittennoticeto Lessor, (ii) cure such defaultand be
reimbursed by Lessor upon demand for the reasonable costs of such cure, and/or (iii) exercise any other remedy
available at law, in equity or by statute for such default

15.3 Cumulative Remedies. No right or remedy hereinconferred upon or reserved to a party is intended to be
exclusive of anyotherrightor remedy set forthhereinor otherwise available to theparty,and eveiy rightand remedy
shall be cumulative and in addition to anyotherrightor remedy given hereunder or nowor hereafter existing at law,
in equityor by statute.

15.4 Dispute Resolution Provisions. Lessor acknowledges thatLessee is an agency ofthe StateofTexas andby
lawmaynotparticipate in binding arbitration withprivatepersons. If at any timethereis an issueor dispute between
Lessor and Lessee regarding this Lease and the performance of a partyhereunder, the parties will, within 10 days
following mailing ofwrittenrequestfor a meeting concerning suchissueor dispute, meetin face-to-face negotiations
inanattempttoresolvethematter. If thereafter thepartiesagreeto non-binding mediation in a furtherefforttoresolve
thedispute, theparties willchoose a mutually agreeable third partyneutral to mediate thedispute between theparties.
Mediation shallbenon-binding andshallbeconfidential. Allexpenses ofmediation, exceptexpenses of theindividual
parties, shall be shared equally by the parties. Eachpartyshall be represented in the mediation by a person with
authority to settle the dispute. If the parties agree to mediation, then the default remedies of Article 16 shall be
suspended fora period lasting for theshorter of (i) theendof themediation, or (ii)30days following thedate of the
agreementto mediate.

ARTICLE 16 - NOTICES

16.1 Notices. Anynotice or communication required or permitted mthisLease shallbe giveninwriting, sentby
(i) personal delivery, with proof of delivery; (ii) nationally recognized overnight courier service that regularly
maintains records of items delivered; or (iii)UnitedStatesmail, postage prepaid, registered or certified mail, return
receipt requeste4 addressed asprovided inSectionllfbl or Section l.Kdl, as applicable, or to suchotheraddress or
to theattention of suchother person as shall be designated from time to time in writing by the applicable partyand
sentin accordance herewith. Anysuchnotice or communication shallbe deemed to havebeengiveneitherat the time
ofpersonal delivery or, in thecase ofcourier service or mail, asof thedate of first attempted delivery at theaddress,
as applicable

ARTICLE 17 - HOLDING OVER

17.1 HoldingOver. In the event that Tenantretainspossession of the LeasedPremisesafter the expirationor 30
daysfollowing the earlier termination of this Lease without the writtenconsentof Landlord, such possession shall
constitute and be construed as a week to weektenancy on the sameterms, provisions, covenants and agreements of
thisLeasein effectas of the last day oftheTerm of the Lease; save andexcept,however, that Rent for the periodof
such holdover shallbe an amount equalto 125% of theRentin effect iirunediately preceding the expiration or earlier
terminationofthe Lease Term, prorated on a daily basis.

ARTICLE 18-MISCELLANEOUS PROVISIONS

18.1 No Waiver. No waiverby Lessoror by Lesseeof any provisionofthis Leaseshallbe deemedto be a waiver
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by thatpartyof any otherprovisionofthis Lease. No waiverby a partyof any breachof this Lease or eventof default
by the other party shall be deemeda waiverof any subsequent breachof this Lease or event ofdefaultby that other
party ofthe same or any other provision of this Lease.

18.2 ApplicableLaw. This Lease shall be governedby and construedin accordancewith the laws of the State of
Texas.

18.3 Successors and Assigns. Subjectto anyprovision hereofrestricting assignment, subletting andothertransfer
by Lessee, all of the covenants, conditions and provisions of this Leaseshall be binding upon and shall inure to the
benefitof the partiesheretoand their respective heirs,personal representatives, successors and assigns.

18.4 ForceMaieure. If theperformance by a partyofanyprovision ofthisLease isdelayed orprevented by (i)anact
of God suchas weather or earthquake; (ii) an act of war or terrorism; or (iii) restriction by any governmental authority
("ForceMajeure"),then,exceptasotherwiseprovided inthisLease, theperiodfortheparty's performance oftheprovision
shall be automatic^ly extended for the same amount oftime that the party is so delayed orhindered. However, this
paragraph shallnot relievea party from itsobligations hereunderto pay moniesor fundswhen due.

18.5 Severabilitv. If any provision in this Lease is held by a court withjurisdictionto be invalidor inoperative,
the remainder of this Lease shallnot be affectedby that holdingand, so far as is reasonable and possible,effect shall
be givento the intentmanifested in the portionheld invalidor inoperative.

18.6 Amendment. ThisLeasemaybe amended, modified orsupplemented onlyby an instrument inwritingexecuted
by all parties hereto.

18.7 Interpretation of Lease. Each partyand its counselhave reviewed and revised this Leaseafter arms-length
negotiations. Accordingly, the rule ofconstruction that ambiguities are resolvedagainst the draftingparty shall not
apply to this Lease or any amendments hereof.

18.8 Headings. The captionsin this Lease are for convenience only and shall not be deemed to defme, limit or
affectin anyway the scope,meaning, intentor extentof thisLeaseor anypartof it.

18.9 Authority. Each party represents and warrantsthat (a) such party has the full power and authorityto enter
intothisLeaseandtoperformitsprovisions and(b) thepersonsigningonbehalfof suchpartyhas beendulyauthorized
by such party to sign this Leaseon its behalf.

18.10 Entire Agreement. This Lease contains all of the agreements of the parties hereto with respect to the
transaction contemplated in this instrumentand supersedes any prior understandings or written or oral agreements
betweenthe parties concerningthe subject matter ofthis Lease.

18.11 Timeof the Essence. Exceptas otherwise provided in thisLease, time is of the essencein the performance
ofeach and eveiy provision in this Lease.

18.12 OFAC. Each party represents and certifiesto the other that (a) it is not a person and/or entity with whom
United States {"U.S.") persons or entities are restricted firom doing business under U.S. law, executive power, or
regulation promulgated thereunder by any regulatory body; (b) no personor entitynamedon any U.S. list of specially
designatednationals or blockedpersons has any direct interest in it such that the direct investment in it is prohibited
by any U.S. law; (c) it is not in violation of any U.S. money laimdering law; and (d) none of its funds have been
derived firom unlaw&l activity such that the direct investment in it is prohibited by U.S. law. The foregoing are
ongoing covenants of each party. Each party shall immediately advise the otherparty ofany change in the status or
accuracy of suchrepresentations, anduponrequesteachpartyshallrecertifysuchrepresentations andcertifyin writing
the identity ofall entities and in^vidu^ owning orcontrolling it.

18.13 Exhibits and Attachments. All Exhibits, attachments, riders and addenda referred to in this Lease are
incorporated in this Lease and madea part hereof for all intentsand purposes.
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IN WITNESS WHEREOF, the parties hereto have executed and delivered this Lease, as of the date first written in
this Lease.

LESSOR; Polk County, Texas

By:l
Hon.Sydney Murphy^
County Judge, Polk County, Tdsi'as

LESSEE; The Board ofRegents ofThe University ofTexas System for the use and benefit of
The University ofTexas Medical Branch at Galveston

By; 2/21/2022
Name; C- Aaron LeMay, QSK, JD, MSED

Title; UTMB - Interim CFO andVP,Financial Accounting andReporting

Content Review; OGC/NJA

Space Lease Agreement Page 13
OGC #203688



Space Lease Agreement
OGC #203688

EXHIBIT A

TO

SPACE LEASE AGREEMENT

Description of Land

101 W CHURCH ST

POLKCOUNTY,

LIVINGSTON, TX 77351

LIVINGSTON OT BLK 16
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EXHIBIT B

TO

SPACE LEASE AGREEMENT

Description of Leased Premises and Parking Areas

I TEXAS DEFT. OFHEALTH I

DR. SMITH'SEYECENTER

Space Lease Agreement
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WIC Regional Office

i
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SPACE LEASE AGREEMENT

THIS SPACE LEASE AGREEMENT {"Lease") is entered into effective as of January I. 2022 {"Effective
Date"), by and between the Lessor and the Lessee hereinafter named. In considerationof the respective covenants,
obligations,and agreementsof the parties set forth herein, the legal sufficiencyofwhich is acknowledgedby each of
the undersigned. Lessor and Lessee agree as follows:

ARTICLE 1 - DEFINITIONS AND BASIC LEASE PROVISIONS

1.1 Definitinns andBasicLeaseProvisions. For thepurposes ofthis Lease,thefollowing tenns andprovisions shall
have the respectivemeaningsattributedto them below:

(a) Lessor:

(b) Lessor's Addresses:

Notice Address:

(c) Lessee:

(d) Lessee's Address:

Notice Address:

With a copy to:

(e) Project:

(f) BuHding:

^ Leased Premises:

Space Lease Agieemeat
OGC #203689

POLK COUNTY, TEXAS

County Judge, Polk County, Texas
101 W. Church Street, #300
Livingston,Texas 77351
Attn: Hoil Sydney Murphy, County Judge

Board of Regents of The University of Texas System, for the
use and benefit of The UniversityofTexas Medical Branch at
Galveston

UTMB

301 University Blvd.
Galveston, Texas 77555-1666
Attn: Robin Polzin, Program Director,Real Estate Operations

The University of Texas System
Real Estate Office

201W. 7^ Street, Suite600
Austin, Texas 78701
Attn; Executive Director ofReal Estate

The project or center commonly known as The Polk County
RegionalHealthCenterconsisting ofthe land moreparticularly
described in Exhibit A attached hereto and all improvements
located thereon, including but not limited to the Building and
the Common Areas.

The building in the Project that contains the Leased Premises.
The Building has a street address of 410 E. Church Street.
Livingston. Polk County. Texas 77351

Suite C WIC Clinic located in the Building, as designated on
Exhibit B attached hereto, containing approximately 3,290
rentable square feet.
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(h) Rent: Lessee will pay Lessor rent ofSIX HUNDREDFIFTY EIGHT
AND NO/lOO DOLLARS ($658.00) per month for use of the
Leased Premises imder the terms and conditions set forth
herein. Any additions or deletions of net usable space to this
Lease will be based on a charge of$0.20 cents per square foot
per month.

(i) Term: Sixty (60) months, beginning on the Commencement Date and
ending on the Expiration Date described below, subject to
extension or sooner termination in accordance with the

provisions of this Lease.

(j) Commencement Date: This agreement shall commenceon January 1,2022.

(k) Expiration Date: December 31,2026.

(1) Permitted Use: Lessee may use the Leased Premises for all lawful purposes,
including but not limited to using ofGces, laboratories and
medical facilities for purposes related to the operation of an
institutionof highereducation, and any ancillaryuse relatedto
any ofthe foregoing..

(m) Landlord's Broker: none

(n) Tenant's Broker: none

1.2 Construction. Each ofthe foregoing definitions and basic lease provisions shall beconstmed inconjunction wifii
and limited bythereferences thereto intheother provisions of this Lease. If there isa conflict between anyprovisions of
thisArticle 1andanyotherprovisions of thisLease, thelatterwillcontrol.

ARTICLE 2-GRANT

2.1 Leased Premises. Lessor hereby leases toLessee, andLessee hereby leases fi'om Lessor, theLeased Premises
for the Term, and on the terms and conditions set forth in this Lease.

2.2 Common Areas. Lessee is further granted thenon-exclusive right to usetheportion of theProject which is
for the common useof thelessees intheProject, including butnotlimited toparking areas, ramps, private streets and
alleys, landscaping, curbs, loading andunloading areas, sidewalks andwalkways, meeting rooms, public restrooms.
Project signs, service areas, entrances, lobbies, hallways, elevators, stairways and access ways, andothercommon
facilities in the Project (collectively, "Common Areas'̂ .

2.3 Parking Areas. Lessor shallprovide Lessee zero(01 reserved parking spaces and aooroximatelv eiehtv
(80)unreserved parking spaces, as designated on Exhibit B attached hereto. Theparking spaces must be located
within a reasonable distance of theentry totheLeased Premises. Theparking charges ("ParkingCharges") toLessee
are$0permonth per reserved parking space and$0permonth perunreserved parking space. TheParking Charges
are due and payable as follows:n/a

ARTICLE 3-TERM

3.1 InitialTerm. The initial term of this Lease ("Initial Term") shall commence on the Commencement Date
and expire on the Expiration Date, unless sooner terminated or extended in accordance with the provisions of this
Lease.

3.2 Extension Term. Lessee, at its option, mayextend andrenew thisLease forone(1) additional period of five
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(5) years (the"Extension Tenn") if: (i) Lessee sendswritten notice to Lessorof its intention to do so at least90 days
priorto the endofInitialTermand (ii)Lesseeis not thenin defaultbeyondany applicablenoticeand graceperiodsunder
the Lease.The ExtensionTerm exercisedhereundershallbegin on the day immediatelyfollowingthe expiration ofthe
InitialTerm. All terms,covenants, and provisions of thisLeaseapplicableto the InitialTermshallapplyto theExtension
Term.

3.3 EarlvTermination. Lesseeis herebygrantedthe right to terminate the Leaseas follows;

(a) Lesseemay terminatethisLeaseat any time duringtheTerm if Lessee's right or authorityto conduct
business on the LeasedPremises as contemplated hereinis terminated or discontinued by governmental action. Lessee
shallgiveat leastthirty(30)dayspriorwrittennoticetoLessorofLessee's intended dateoftermination of thisLeaseand
shall continue to make its rental payments as due through the date of termination. From and after the date of early
termination, the parties shall have no further rights and obligations hereunderexcept those that expresslysurvive the
termination ofthis Lease.

(b) Lessee may terminate this Lease without cause at any time during the Term. Lessee shall give at
least thirty (30) days prior writtennotice to LessorofLessee's intendeddate ofterminationofthis Lease. Lesseeshall
continueto make its rentalpaymentsas due throughthe dateoftermination.Fromandafterthedateofearlytermination,
thepartiesshallhave no fiiilherri^ts and obligations hereunder except' thosethat e;q)ressly survivethe termination of
this Lease.

ARTICLE 4 - DELIVERY AND ACCESSIBILITY INSPECTION

4.1 Delivery.

(a) Lessee hereby acknowledges that it is currently in possession ofthe Leased Premises and the same
are in goodcondition and repair; in compliance withall applicable laws, codes,regulations and ordinances.

4.2 Accessibility Insnectinn. Landlord md Tenantacknowledge that the LeasedPremisesare subjectto Chapter
469, Texas Government Code,as amendedfrom time to time, concerning accessibility for the disabled, and agree to
complywith therequirements thereof,including the following;

(a) On-Site Inspection. Landlord acknowledges that because Tenant is a state agency, by law before
the Leased Premises are occupied in whole or in part by Tenant, an on-site inspection of the Project (including the
Leased Premises) must be performed by (i) the Texas Department of Licensing and Regulation ("TDXR"); (ii) an
entitywho has contracted with the Texas Commission of Licensing and Regulation {"TCLR") pursuantto Section
469.055, Texas Government Code (as amended &om time to time), or (iii) a person who holds a certificate of
registration issuedpursuant to Section469.201, Texas Government Code(as amendedfrom time to time), to ensure
compliancewiththeaccessibility standards andspecifications adoptedbyTCLR(Title 16,TexasAdministrative Code,
Chapter68, as amended from time to time) under authorityof Chapter469, TexasGovernment Code (as amended
from time to time). The term "Inspector" as used in this paragraph meansany one or more of the following; The
TDLR, any contracted entity, or any certificated persondescribed abovein this Paragraph as authorized to perform
on-site inspections.

(b) Repair. Ifthe Inspector findsany condition in the LeasedPremisesor the Project not in compliance
with TDLR accessibility standards and specifications (conditions as to which the TDLR has waived compliance
pursuantto a varianceor other writtendepartmental actionshallbe deemedto be in compliance). Landlordmay,but
is not obligated, to correct such noncompliance, but ifLandlord shall not have corrected such noncomplianceby the
datethat is 60 days after the reportofthe Inspector shall havebeendeliveredto Landlordor such laterdate as maybe
established by the TDLR for correction of such non-complying conditions (such period being the "Cure Period"),
then pursuant to Chapter 469, Texas Government Code 469, as amended from time to time. Tenant must terminate
this Lease uponwritten notice to Landlordgiven within 30 days after the expirationofthe Cure Period and prior to
correction ofsuch noncompliance by Landlord, time being ofdie essence.

(c) Cooperation. Landlord and Tenant shall provide to TDLR and the Inspector all necessary
cooperationand informationconcerning inspectionof the Leased Premises and the Project and any corrective action
required. Tenant shall pay any fees charged by TDLR for inspectionof the Leased Premises and the Project imder
Texas Government Code Chapter 469, as amended from time to time.

(d) Cancellation ofLease. Ifthis Lease is cancelled by Tenant pursuant to the provisions ofthis Section

Space Lease Agreement Page 3
OGC #203689



4.2.thecancellation shallbee£fective upon written notice to Landlord, andshall notsubject Tenant to anyclaim by
Landlord for Rent or for damages or liability arising from the termination, which are hereby expressly waived by
Landlord.

4.2 Accessibility Compliance. Landlord represents andwarrants thattheLeasedPremises andtheProject comply
with the accessibility standards and specifications adopted by TCLR under authority of Chapter 469, Texas
Government Code and amendments thereto.

ARTICLE 5-RENT

S.1 Rent. Ascompensation to Lessorfortheleaseof theLeasedPremises, Lesseeagreesto performitscovenants
under thisLease and to pay to Lessor, in themanner andtimeset forth herein, the Rentdescribed in Section l.Kh).
The Rent is payable by Lessee to Lessor in the monthly installments described in Section Llfhl. Each monthly
installment of Rent ispayable inadvance, onorbefore the 5"* day of the calendar month forwhich payment is made
(or within25 days thereafterwithoutpenalty). If the firstmonthor lastmonthof the Termis other thana fullcalendar
month,the monthlyRent for such partial monthshallbe proratedon a dailybasis. Rent shall be payableto Lessorat
the address specified in Section l.lfbl or at such other address as Lessor may from time to time designate in writing.

5.2 Funding Contingencv. This Lease is made contingent upon the continuation of the availability of funds
designated or appropriated to pay for the Lease. In the event the fundsbecomeunavailable. Lesseeshallhave the rightto
terminatethe Lease upon 30 days prior writtennotice to Lessor.

5.3 Texas State Auditor's Office. Landlord acknowledges and agrees that, notwithstanding anything to the
contraryset forth in this Lease, the Texas State Auditor's Office (collectively,with any successor agency thereto, the
"State Auditor") is authorized under applicable Texas law (including, without limitation, Texas Education Code
Sections 51.9335(c), 73.115(c) and 74.008(c)), in each case, as may be amended from time to time, to conduct an
auditor investigationin cormection with anyofthe fundsor payments receivedand acceptedby LandlordfromTenant
pursuant to this Lease. Landlord agrees to cooperate wift the State Auditor in the conduct of any such audit or
investigation, including, withoutlimitation, providingthe StateAuditorwith all recordsrequestedas may be required
under applicable Texas law. All costs and expenses of any such audit or investigation by the State Auditorshall be
Tenant's soleresponsibility, except andunless suchauditandinvestigation determine thattheamounts paidbyTenant
for the applicable period whichare the subjectof such audit or investigation were in excessof the amoimts properly
payable under this Lease, in which event Landlord will pay to Tenant the amount determined to be in excess of the
correct amount. In addition, if the excess amounts are greater than five percent (5.0%) than the amounts properly
payableunder this Lease,Landlordshall reimburseTenant for the actual and reasonablecost of such audit by the State
Auditor.

ARTICLE 6 - OCCUPANCY AND USE

6.1 PermittedUse OfLeasedPremises. Lesseeshalluse the LeasedPremisessolely for the PermittedUse,except
as otherwise agreed in writingby Lessor.

6.2 Lawful Use of Leased Premises. Lessor represents and warrants to Lessee that the Permitted Use of the
Leased Premises does not violate any building code, zoning ordinance, restrictive covenant, or deed restriction
applicable to the Leased Premises. Without releasing tiie foregoing warranty by Lessor, Lessee agrees not to use the
Leased Premises for any purpose that violates any federal, state or local statute, ordinance or regulation that is
applicableto Lessee or Lessee's use and occupancyof the Leased Premises.

6.3 No Nuisance. Lessee will not use, occupy or permit the use or occupancy of the Leased Premises in any
mannerthat constitutes wasteor a public or privatenuisance.

6.4 Hazardous and Toxic Materials.

(a) Definition ofHazardous Materials. For purposes of this Lease, "Hazardous Materials" shall mean
bio-medical and bio-hazardous materials and waste, asbestos-containing materials, and all other materials, substances,
wastes and chemicals classified as hazardous or toxic substances, materials, wastes or chemicals under then-applicable
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local, state and federal governmental laws, rules or regulations or that are subject to any "right-to-know" laws or
requirements.

(b) Lessee's Covenants Regarding Hazardous Material. Lessee shall not knowinglyincorporate into,
or use or otherwise place or dispose of at the Leased Premises or any other portion of the Project any Hazardous
Materials, save and except for the use, generation and storageon the Leased Premisesof commercially reasonable
quantities of (i) cleaning and office supplies; and (ii) Hazardous Materials used, generated or stored in the ordinary
course ofLessee's Permitted Use ofthe Leased Premises, and then only ifsuch Hazardous Materials are in reasonable
quantities and are used, stored and disposed ofby Lessee in accordance with applicable law.

(c) Lessor's Covenants. Lessorwanants and represents to Lessee that as of the CommencementDate,
the Project (including, without limitation, the Building and the Leased Premises) are free ofall Hazardous Materials
exceptfor commercially reasonable quantities of routinecleaning, maintenance and office supplies stored,handled,
used and disposed of by Lessor in &e ordinary course of Lessor's operation and maintenance of the Project, in
accordancewith the requirementsof applicablelaw. During the Term, Lessor shall not introduce,store, use or dispose
of any HazardousMaterialsat the Project (including,without limitation, the Buildingand the Leased Premises), save
andexceptfor theuse andstorageofcleaning, officeand maintenance suppliesused in the ordinarycourseof Lessor's
operationand maintenance of the Project and then only if such materials are in reasonable quantities and are stored,
handled,used and disposed ofin accordancewith applicable law.

(d) Noticeof Hazardous Materials. Ifeither Lessoror Lessee has knowledge ofdie presence of
HazardousMaterialsother than those permittedunder Sections6.4 fbl and fcl above in or on die Leased Premisesor
anyotherportionof the Project,the partyhavingknowledge shall notify the other party thereof in writingpromptly
after obtaining such knowledge.

(e) Violations. If a party to this Lease shall ever violate the provisions of Section 6.4fbl or (c) or
otherwise contaminate the Leased Premises, the Building or theProject, thatpartyshallat its expense (i) remediate
the violation in compliancewith all then currentand applicable governmental standards, laws, rules and regulations
and then prevalent industrypractice and standards;and (ii) repair any damage to the LeasedPremises, the Buildingor
the Project within such period of time as may be reasonable under the circumstances ("fnvinm/ftente/ Corrective
WorKy A partyobligated to perform Environmental Corrective Work shall notifythe other party in writingof its
proposed method, timeandprocedure forsuchEnvironmental Corrective Workandtheotherpartyshallhavetheright
to requirereasonable changes in suchmethod, timeor procedure and/orto require the same to be doneafterNormal
Business Hours.

(e) Hazardous Materials Indemnification. Lessor shall indemnify Lessee from any and all claims,
damages, fines, judgments, penalties, costs, liabilities, or losses(including, withoutlimitation, any and all sumspaid
for settlementofclaims and for fees for attorneys, consultants, and experts) arising during orafterdie Lease term ^m
or in connection with thepresence or suspected presence of Hazardous Materials in or on the LeasedPremises, unless
the Hazardous Materials are present solely as a result of negligence, willful misconduct, or other acts of Lessee or
Lessee'sagents, employees, contractors or invitees. Without limitation of the foregoing, this indemnification includes
any and all costs incurred due to any investigation of the site or any cleanup, removal or restoration mandated by a
federal, state or local agency orpolitical subdivision, unless theHazardous Materials arepresent solely asa result of
negligence, willful misconduct, or other acts of Lessee, Lessee's agents, employees, contractors or invitees. This
indemnification shall specifically include anyandall costsdue to Hazardous Materials that flow,diffuse, migrate, or
percolate into, onto or under the Leased Premisesduring or after the termofthe Lease.

6.5 HIPAA. The partiesunderstand and agreethat Lesseeis a licensed healthcare providerwho is required to
complywith stateand federalprivacy lawsas to Lessee's patients, including the Standardsfor Privacy ofIndividually
Identifiable Health Information, 45 C.F.R. Part 160and SubpartsA and E of Part 164 and all amendments thereto
(commonly knownas the'Trivacy Standards"), aspromulgated by theU.S.Department ofHealthandHumanServices
pursuant to tiie AdministrativeSimplificationprovisions of the Health Insurance Portabilifyand AccountabilityAct
of 1996and all amendments thereto("J97iMi4"). In the event that in its use of the LeasedPremisesfor the Permitted
Use, Lessee creates,stores or maintains "protected health information" ("PiXT'), as that term is definedby 45 CFR
§160.103 and all amendment thereto, in the LeasedPremises, thepartiesagree that nothingin this LeasegivesLessor
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orLessor'semployees andagentsanyrighttoaccess, useordisclose PHIand thatLessorandits employees andagents
shallneverneedor seek access to, or the useof, anyPHIof Lessee. However, in the eventPHI is accessed (whether
inadvertently orotherwise) by Lessoror itsemployees or agents, thepartydiscovering suchdisclosure shallpromptly
notifythe ottierparty and Lessoragrees to promptlytake commerciallyreasonablemeasures to prevent any subsequent
dissemination by Lessor or Lessor's employees or agents of such PHI to third parties. The parties agree that the
provisions ofthis Section do not create, and are not intended to create, a "business associate" relationship between the
parties as that term is defined by the Privacy Standards.

The parties further agree that in the event that Lessor or its employees or agents have a lawful right to enter into the
Leased Premises without the permission and/or knowledge of Lessee, Lessor shall have no right to access PHI or
deprive Lessee of access to such PHI, provided that Lessee shall take reasonable efforts to safeguard PHI
confidentiallyand securely so as to prevent Lessor or its employeesor agents &ominadvertently coming into contact
with PHI on the Leased Premises. This Section 6.6 shall be interpretedto ensure that, to the extent possible. Lessee
remainsin compliancewith HIPAAand all other state and federalprivacylaws. To the extent that any other provision
of this Leasecanbe read to provide Lessorwithanyrightto access PHI,this Section6.6shallgovern.

6.6 Quiet Possession. Lessor warrants to Lessee that Lessee shall have the quiet possession of the Leased
Premises for the entire Term hereof, subject to all of the terms and conditions ofthis Lease. Lessor hereby represents
and warrants to Lessee that Lessor's interest in the Project is not a leasehold interest and that there are no restrictions,
conditionsor covenants in favor ofany thirdparfythat would require such third party's consent to Lessor's execution
and performance ofthis Lease.

6.7 Permits. Lessor, at its expense, shall obtain the certificateofoccupancy, ifany, and any other governmental
permissions orpermitsrequired forLessee'sphysical occupancy of theLeasedPremises. Lessee,at its expense, shall
obtain any other governmental licenses or permits required specifically for Lessee's Permitted Use of the I^sed
Premises. If any subsequent alteration or improvement madeto the LeasedPremises by or at the request of Lessee
requires eitherAe issuanceof a new permission or permit, or the modification or amendment of an existing permit.
Lessee shall, at its expense,procure such permission,permit, modificationor amendment.

6.8 Sienage. Lessee may install any signs desiredby Lessee to indicateLessee's name, location and purpose,
but all signs mustbe preparedand installed in conformity with Lessor's rules and regulations and must be consistent
with buildingd6cor. Any specialsignagerequirements of Lesseecontraryto the abovemust be mutuallyagreedto in
writing by theParties. Lessee mayinstall signage (i) on or nextto thedoors of dieLeased Premises, (ii)or onany
pylon or monument (if any)located on theProject thathas beendesignated by Lessor for the display of signage by
tenants and other occupantsof the Building.

6.9 Lessor'sRulesandRegulations. Totheextentauthorized by theConstitution and lawsof theStateofTexas,
Lessee willabideby all reasonable rulesandregulations promulgated by Lessorfor theproperoperation of theProject
thatdo notunreasonably interfere withLessee's useof &e Leased Premises and are equally applicable to all Project
Lessees and other occupants. Any rule or regulationpromulgated by Lessor after the CommencementDate shall be
effective to Lesseeno earlierthan30 daysafterLessee has received a writtencopyof the rule. In caseof any conflict
between the provisions of this Lease and any of the foregoing rules and regulations as originally or as hereafter
promulgatedby Lessor, the provisionsofthis Lease shall control.

6.10 Compliance with Laws. Lessor shall maintain the Project and all appurtenant Lessee improvements in
compliance with all applicable federal, state, municipal or other laws, ordinances, rules and regulations, including,
without limitation, the Americans with Disabilities Act of 1990 {Public Law 101-336), Chapter 469, Texas
Government Code, and the administrative rulesand regulations adoptedby the TexasDepartment of Licensing and
Regulation (Title16,TexasAdministrative Code, Chapter68)underauthority of Chapter469,in eachcaseasamended
from time to time.

ARTICLE 7 - UTfLITIES AND SERVICES

7.1 Services To Be Provided. Exceptas otherwise expressly provided in thisLease,Lessoragrees at its solecost
and expense to fiimish (or cause third parties to furnish) all of the following utilities and services to the Leased
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Premises (collectively, "Lessor's Services"):

(a) Heat and Air Conditioning. DuringNormal BusinessHours, Lessorshall ventilate and furnishto the
Leased Premises and the Common Areas heat or air conditioning{"HVAC), as appropriate for the season, at such
temperaturesand in such amountsas is customaryin buildings ofcomparablesize, quality and in the generalvicinity
of the Building, with such adjustmentsas Lessor reasonably deems necessary for the comfortable occupancy of the
LeasedPremises. Upon request.Lessor shallmake available,at Lessee's expense,after hours heat or air conditioning
of the Leased Premises on the same terms, conditionsand rates as offeredby Lessor to other Lessees in the Project.

(b) Electricitv. On a 24 hourper day, 7 day per week basis, electriccurrent in amountsreasonable and
customary for the Permitted Use.

(c) Gas. On a 24 hour per day, 7 day per week basis, in amoimts reasonable and customary for the
Permitted Use.

(d) Water. On a 24 hourper day, 7 day per week basis, in amoimts reasonable and customary for the
Permitted Use,hot and coldrunning waterfordrinking, cleaning and lavatory purposes.

(e) Garbage Services:Polk Countyprovides two large dumpsters at the Regional Health Center for
Lesseeto utilize for properwastedisposal. The dumpsters are availableto Lesseefor use at no additional cost.

(f) Telecommunications. Connections within the Leased Premises to telecommunications lines and
cables for telephone, cableandinternetservicereasonable and customary for thePermitted Use; provided thatTenant
shall be responsible for (i) wiring costs associated with connecting its telecommunications equipment to the
connections provided by Landlord; and (ii) costscharged for the telecommunication servicesusedby Tenantin the
Leased Premises.

(g) Maintenance. Exceptas otherwise providedherein.Lessorshallmaintainand keep in a goodstate
of repairthe Leased Premises, including maintenance and repairof theexteriorand/orroofof the Building, and
repair of anydefects in theBuilding anditsceritral systems including, butnot limited to, theplumbing, fire alarm,
and electrical systems,all of whichshallbe performeddiligentlyand promptlyby Lessorat its sole cost and
expense..Lessee agrees to maintainand keep in a good state of repair the Improvements,reasonablewear and tear,
andto the extentprovided, casualty loss,excepted. Lessee furtheragreesto complywithall the laws, regulations,
andordinances and rulesandregulations of governmental agencies havingjurisdiction in the maintenance and
upkeep of the Improvements, and to keepat all timesthe LeasedPremises in a neat,clean,and sanitary condition.

(h) Janitorial. Janitorial services to theLeased Premises areprovided by Lessee at itsexpense.

7.2 Utilities. All utilities are or will be separatelymetered to the Leased Premises as of the Commencement
Date, and that Tenant shall pay directly to the utility provider all costs and fees for such services to the Leased
Premises, includingElectricity. NaturalGas,.Water, Telephone, CableTV, and Internet.

ARTICLE 8 - MAINTENANCE AND REPAIRS

8.1 Lessor's Obligation to Maintainand Repair. Lessor shall, at Lessor's sole cost and expense, maintainin
goodcondition and working order(and in connection therewith, replaceor repairas necessary) theProject, including
withoutlimitationthe Building's foundation, exteriorand load-bearing walls, roof and other structuralelements and
the Building's pluthbing, electrical, mechanical and HVAC systems (collectively, "Structural and Mechanical
Elements"), except that: (i) Lessor shall not be responsible for &e those items to be maintained by Lessee pursuant
to Section 8.2 below, and (ii) the cost of performing any maintenance, repairs or replacements attributable to the
negligence or willful misconduct of Lessee or Lessee's employees or agents shall be paid by Lessee, except to the
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extent covered by msurance policies (plus any applicable deductible)maintained or required to be maintained by
Lessor.

8.2 Lessee's Obligation to Maintain and Repair. Lessee shall, at Lessee's sole cost and expense, maintain in
good condition and working order (and in connection therewith, replace and repair as necessary) the interior of the
Leased Premises, except that: (i) Lessee shall not be responsible for maintaining the Structural and Mechanical
Elements(no matterwhere located)and other items to be maintainedby Lessor pursuant to Section 8.1 above,and (ii)
any damage to the Leased Premises attributable to the negligence or willful misconduct of Lessor or Lessor's
employees or agents shall be repairable by Lessor at Lessor's sole cost and expense.

Lessee shall remove the sprinkler heads inside the Leased Premises.

ARTICLE 9 - LESSEE ALTERATIONS AND LIENS

9.1 Lessee Alterations. Lessee has the right to install within the Leased Premises any and all fixtures, equipment,
and other personal property required by Lessee for the conduct of the Permitted Use. Except as provided otherwise
herein. Lessee shall not m^e any material alterations, additions or improvements to the Leased Premises without the
prior written consent ofLessor,which consentshall not be unreasonablywithheld, conditionedor delayed. Any such
alterations, additions or improvements madehereunderwill, at the expiration or earlier termination of the Term,be
left in place on the Leased Premises and become the sole property ofLessor.

9.2. Condition at Termination. All alterations, installations, additions and improvements made and installed and
paid for by Lessor shall become the property of Lessor and shall remain upon and be surrendered with the Leased
Premises as a part thereofat the end of the Term ofthis Lease. Upon the expiration or within 30 days after the earlier
termination ofthe Lease, Lessee shall deliver the Leased Premises to Lessor in the same condition as when delivered
to Lessee, reasonable wear and tear, damage by casualty or condemnation. Lessor's maintenance, repair and
replacement obligations hereunder, damage for which Lessee is not responsible under the terms of this Lease, and
alterations, additions or improvements required to be left in place as set forth in Section 9.1 above excepted.
Notwithstanding anythingto the contraryherem.Lesseemay removefrom the LeasedPremisesat any time any and
all machinery,equipment, tradefixtures, fiimiture, fitmishingsand otherpersonalproperty owned by Lesseeprovided
that Lessee repairs any damage to the Leased Premises caused by such removal.

9.3 Liens. Lessee shall keep the LeasedPremises, the Building and the Project free fiom all liens arising out of
any work performed, materials fhmished or obligations incurredby or for Lessee.

ARTICLE 1® - INSURANCE

10.1 Lessor's Insurance. At all times during the Lease Term, Lessor at its sole cost and expense shall maintaina
specialcausesof loss policy of insurance issuedby and bonded upon an insurance companylicensedin the State of
Texas, covering the Leased Premises and leaseholdimprovements(exclusiveofthe contents), in an amount equal to
not less than eighty percent (80%)of the replacementcost thereof. Lesseeshall have no interest in the policy or policy
proceeds and Lessor shall not be obligat^ to insure any furnishings, equipment, trade fixtures or other personal
property which Lessee may place or cause to be placed upon the Leased Premises. Lessor must also maintain a policy
or policies ofcommercial general liability insurance insuring Lessor against loss of life, bodily injury and/or property
damagewith respect to the Common Areas, operation ofthe Building, parking lots and other improvements associated
with Ae land upon which the Leased Premises are located, and any other losses caused by or related to the duties and
obligations ofLessor under this Lease.

10.2 Lessee's Insurance.

(a) Limitations on Lessee's Insurance. Lessor acknowledges that Lessee is an agency of the State of
Texas and has only such authority to obtain insurance fiom third parties as is granted to Lessee by state law or as may
be reasonably implied by such law. Lessee shall have no obligation under this Lease to obtain policies ofinsuranceand
shall have the right, in Lessee's sole discretion, to determinewhether Lessee will maintainpolicies ofinsurance,operate
programs ofself-insurance, or utilize any other program ofrisk-protection in connection with Lessee's operations.
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(b) Liahilitv Insurance. Lessor acknowledges thatbecause Lessee is an agency of the State of Texas,
liability for the tortious conduct of the agents and employees of Lessee (otherthan the medical liability of medical
staffphysicians) or for injuries causedby conditions of tangible statepropertyis provided forsolelyby theprovisions
of the TexasTort ClaimsAct, Texas CivilPractice and Remedies Code,Chapter 101,as amendedfromtime to time.

(c) Workers Compensation Insurance. Workers compensation insurance coverage for employees of
Lessee will be provided by Lesseeas mandated by the provisions of Texas Labor Code, Chapter503, as amended
from time to time.

10.3 Waiverof Subrogation. Lessorand Lessee(to the extent Lesseeis authorized by the Constitution and laws
of the Stateof Texas)each agreethat withrespect to any third-party insurance policymaintained, or required to be
maintained, by it underthisLease, suchpolicy of insurance shallcontain a waiverof the insurer'ssubrogation rights
with respect to anyamounts paidunder such policy or policies. Landlord andTenant each agree to (i) immediately
givewritten notice to eachinsurance company thathas issued to it, or in the future issues to it, policies of insurance
withrespect to this Lease; (ii) cause suchinsiuance policies to be properly endorsed, as necessary, to evidence the
waiverof the insurer's subrogation rights;and (iii) providereasonable proof ofsuch waiver of subrogation rights to
the otherparty. Further,to the extentof insurance proceeds received, the partiesrespectively waiveand releaseany
and all claims against the otherparty for damagescaused or contributedto by the other party.

ARTICLE 11 - FIRE AND CASUALTY

11.1 Repairs Taking Over 120 Davs. In the event that the Leased Premises or any portion of the Buildingor the
Project reasonably necessary for Lessee's use and occupancy of the Leased Premises for the Permitted Use should be
so damagedby fire or other casualty that, accordingto Lessor's reasonableestimate, rebuildingor repairs of such fure
or other casualty damage carmot be completed within 120 days following the date of such fire or other casualty
("CasuatfyDate"), within30days of the Casualty Date,Landlordshall deliverto Tenantwrittennoticeof Landlord's
reasonable estimate as to the timenecessary to rebuild or repairsuch fireor othercasualtydamage (butnot including
any trade fixtures or personal property of Tenant in the Leased Preinises) to substantially the same condition that
existed immediately prior to the fire of other casualty{"CasuaifyRepair Period"). Within30 days fix)m the date of
Landlord'sdelivery of suchnoticeto Tenant, eitherparty may upon writtennotice to the otherparty terminate fiiis
Lease upon written notice to the other. If neither party timely gives such notice of termination of the Lease, then
Lessor shall promptly commence, and thereafterpursue with reasonable diligence, the rehuilding or repair of the
damage caused by the fu'e or other casualty to substantially the same condition that existed immediatelyprior to the
happeningofthe fire or othercasualty;provided,however, that Lessor is not required to rebuild, repair or replaceany
tradefixtures or personal property that mayhavebeenplacedby Tenantwithinthe LeasedPremises. Ifthe Leaseis
not terminated as provided under this paragraph and either (i) the rebuilding or repair work is not substantially
completedbefore fiieexpiration of the Casualty Repair Period,or (ii) Landlordhas not commenced such rebuilding
or repair work within 60 days after the CasualtyDate, then Tenant may terminate this Lease wifiiwritten notice to
Landlord within30 days following the expiration oftheCasualtyRepairPeriodor the above-described 60-dayperiod
(as applicable).

11.2 Repairs Taking Under 120 Davs. In the event that the Leased Premises or any portion of Building or the
Project reasonably necessary for Lessee's use and occupancy of the Leased Premises for the Permitted Use are
damagedby fire or other casualtyand, in accordancewith Lessor's reasonable estimate, rebuilding or repairs of such
damage can be completed within 120 days following the Casualty Date, Lessor shall within 30 days of the Casualty
Date (i) deliver written notice of such estimate to Lessee, and (ii) promptly commence, and thereafter pursue with
reasonable diligence, the rebuilding or repair of the damagecaused by the fire or other casualty to substantially the
sameconditionthat existedimmediately prior to the happeningof the fire or other casualty;provided,however, that
Lessoris not required to rebuild, repairor replace any tradefixtures or personalpropertythat mayhavebeenplaced
by Tenantwithinthe LeasedPremises. If either(i) the rebuildingor repairwork is not substantially completed within
such 120 day period or (ii) Landlord has not commenced such rebuilding and repair work within 60 days after the
Casualty Date, then Tenant may tenninate this Lease with written notice to Landlord within 30 days after such 120-
day period or 60-day period (as applicable).

11.3 Rent Abatement. Rent shall be equitably abated during the period and to the extent that any unrepaired
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casualty underthisArticle 11 interferes withLessee'sPermittedUseof theLeasedPremises. If theLease is terminated
as provided under thisArticle 11.any Rent paid in advance by Lessee andwhich Lessor is not entitled to receive
hereunder shall be refunded to Lessee.

ARTICLE 12 - CONDEMNATION

12.1 Condemnation Affecting LeasedPremises. Ifthe LeasedPremises, the Buildingor the Projectshallbe taken
orcondemned inwholeor inpartforanypublicpurpose orsoldtoa condemning authority in lieuof taking("Taking'),
and which Taking, in Lessee's reasonable opinion, will substantially interfere wifliLessee's Permitted Use for the
balance of theTerm, Lessee mayterminate thisLease by delivering written noticeof termination to Lessor within 30
days afterthe dateof vesting of title("DateofTaking') is known by theparties. A termination underthisparagraph
shallbe effective as of the Dateof Taking, andRent shallhe apportioned as of thatdate. AnyRentpaid for a period
thereafter shall be refunded to Lessee.

12.2 Condemnation Without Termination. In the eventof a Takingand the Lease is not terminated as provided
in Section12.1 above, then thisLeaseshallcontinue in full forceand effect, provided that (i) if theTakingincludes
anyportion oftheLeased Premises, Rentshall bereduced ona proratabasis in light ofthereduction inthenetsquare
rentable footage of the Leased Premises; and (ii) if the Taking includes any portion of the Building or Project that
interferes with Lessee's Permitted Use, Rent shall be adjustedas equitableimder the circumstances. Followingany
Taking underthisSection, Lessor shall at itssoleexpense promptly anddiligently restore andreconstruct theProject,
the Building or the Leased Premises (as applicable) to substantially its former function and condition, to the extent
that such is commercially feasible.

12.3 Condemnation Proceeds. Lessorshall receive the awardpayableas a resultof a Taking, to the extentsuch
awardis in excessof Lessee's leasehold interest. Lesseeshall have the right to recoverhorn such authoritythrough
a separate award (i) thevalue at the time of theTaking of the leasehold estatecreated hereunder; (ii)thevalue of any
personal property of Lessee taken by the proceedings; and (iii) suchcompensation as maybe awarded to Lessee on
account ofmoving and relocationexpensesand depreciationto and removal ofLessee's property.

ARTICLE 13-TAXES

13.1 Lessee's Obligations. Lessee shall be liable for and shall pay, prior to delinquency, any and all taxes and
assessments levied against Lessee's personal property and trade fixtures placedby Lessee in or about the Leased
Premises.

13.2 Lessor's Obligations. Lessor shallbe liable for and shallpay, prior to delinquency, any and all taxesand
assessments levied against the Project.

ARTICLE 14 - SUBLETTING AND ASSIGNING

14.1 Sublease and Assionment. Without the prior written consent of Lessor, which consent shall not be
unreasonably withheld, conditioned or delayed. Lessee shallnot assign, sublease or otherwise transfer anywhole or
partofdieLeasedPremises toanyotherperson; saveandexceptthatwithoutthenecessity of Lessor'sconsent. Lessee
may assign, sublease or otherwise transfer the Leased Premises or any portion thereof to another state agency or
institutionof The University ofTexas System. Lessee shall deliver to Lessor a copy ofeach assignment,sublease or
other transfer instrumententeredinto by Lesseepromptlyafter the execution thereof, whether or not Lessor's consent
is requiredin connection with suchassignment, subleaseor other transfer.

ARTICLE IS - DEFAULT

15.1 Default Bv Lessee. It shall be an event ofdefault by Lessee under this Lease ifLessee fails to (i) pay any
Rentor othermonetary obligation owing to Lessor underthis Lease whendue and suchfailure is not cured within
thirty(30)daysafterLessordelivers writtennoticeof de&ultanddemand for paymentto Lessee; or (ii)performany
other obligation of diisLease formore than 30 days afterLessor delivers written notice of suchdefault anddemand
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forperformance to Lessee, provided that if such failure cannotbe reasonably curedwithinsaid 30 dayperiod, Lessee
shallnotbe in defaulthereunder so longas Lesseecommences curativeactionwithinsuch30 dayperiodanddiligently
and continuouslypursues the curative action to completion. Upon the occurrence of an event ofdefault by Lessee,
Lessormay(to &e extentpermitted by thestatutes and the Constitution ofthe Stateof Texas)(!) terminate diisLease
upon writtennotice to Lessee, (ii) cure such default and be reimbursed by Lesseeupon demand for the reasonable
costs ofsuch cure, and/or (iii) exercise any other remedy available at law, in equity or by statute for such default

15.2 Default bv Lessor. It shall be an event ofdefault by Lessor rmder this Lease ifLessor fails to perform any of
its obligations hereunder and said failure continues for a period of 30 days after Lesseedeliverswrittennotice of
default and demand for performance to Lessor, provided t^t if such failure cannot be reasonably cured within said
30 day period.Lessor shall not be in defaulthereunderso long as Lessor commences curativeactionwithinsuch 30
day periodand diligentlyand continuouslypursuesthe curativeaction to completion. Upon the occurrenceof an event
of defaultby Lessor,Lesseemay (i) terminate this Leaseupon writtennotice to Lessor, (ii) cure such defaultand be
reimbursed by Lessor upon demand for the reasonable costs of such cure, and/or (iii) exercise any other remedy
available at law, in equity or by statute for such default

15.3 Cumulative Remedies. No right or remedy herein conferredupon or reservedto a party is intendedto be
exclusiveofany other right or remedy set forth herein or otherwise available to the party, and every right and remedy
shall be cumulative and in additionto any other right or remedygiven hereunderor now or hereafterexistingat law,
in equity or by statute.

15.4 Dispute ResolutionProvisions. Lessor acknowledgesthat Lessee is an agency of the State ofTexas and by
law may not participate in bindingarbitrationwith privatepersons. Ifat any time there is an issue or disputebetween
Lessor and Lessee regarding this Lease and the performance of a party hereunder, the parties will, within 10 days
following mailingof writtenrequestfor a meetingconcemingsuch issue or dispute,meet in face-to-face negotiations
inan attemptto resolvethematter. If thereafter thepartiesagreeto non-binding mediationin a furthereffortto resolve
thedispute, the partieswill choosea mutuallyagreeable thirdparty neutralto mediatethe disputebetweenthe parties.
Mediation shallbe non-binding andshallbeconfidential. All expensesofmediation, exceptexpensesof the individual
parties, shall be shared equally by the parties. Each party shall be represented in the mediationby a person with
authority to settle the dispute. If the parties agree to m^iation, then the default remedies ofArticle 16 shall be
suspended for a period lasting for the shorter of(i) the end of the mediation, or (ii) 30 days following the date of the
agreementto mediate.

ARTICLE 16 - NOTICES

16.1 Notices. Any noticeor communication requiredor permittedin this Lease shallbe given in writing,sent by
(i) personal delivery, with proof of delivery; (ii) nationally recognized overnight courier service that regularly
maintains recordsof itemsdelivered; or (iii) United Statesmail, postageprepaid, registeredor certifiedmail, retum
receiptrequested, addressed as providedin Section llfbi or Section I.lfdl, as applicable, or to suchotheraddressor
to the attentionof such otherperson as shallbe designated from time to time in writing by the applicable party and
sent in accordance herewith. Any such noticeor communication shallbe deemedto have beengiveneitherat the time
of personaldeliveryor, in the case of courierserviceor mail,as of the date offirst attempted deliveryat the address,
as applicable

ARTICLE 17 - HOLDING OVER

17.1 Holding Over. In the event that Tenant retains possession of the Leased Premises after the expirationor 30
days following the earlier termination of this Lease without the written consent of Landlord,such possession shall
constitute and be construed as a week to week tenancy on the same terms, provisions, covenants and agreements of
thisLeasein effectas of the last dayof theTermof the Lease;save and except,however, that Rent for the periodof
such holdover shall be an amount equal to 125% ofthe Rent ineffect immediately prece^g the expiration orearlier
terminationofthe Lease Term, proratedon a daily basis.

ARTICLE 18 - MISCELLANEOUS PROVISIONS

18.1 No Waiver. No waiverby Lessoror by Lesseeof anyprovisionofthis Leaseshall be deemedto be a waiver
by that party ofany other provisionofthis Lease. No waiver by a party ofany breach ofthis Lease or eventofdefault
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by the otherpartyshallbe deemed a waiverof any subsequent breachof this Leaseor eventofdefault by that other
party of the same or any other provision of this Lease.

18.2 AonlicableLaw. This Lease shall be governed by and construed in accordancewith the laws of the State of
Texas.

18.3 Successors and Assigns. Subjectto anyprovisionhereofrestricting assignment, sublettingand other transfer
by Lessee, all of the covenants, conditions and provisions of this Lease shall be bindingupon and shall inure to the
benefitof the partiesheretoand their respective heirs,personalrepresentatives, successors and assigns.

18.4 ForceMaieure. If theperformance by a partyofanyprovision of thisLeaseis delayed or prevented by (i)anact
of God such as weather or earthquake; (ii) an act of war or terrorism; or (iii) restriction by any governmental authority
i^'ForceMajeure"), flien, except asotherwiseprovided inthisLease, theperiodfortheparty's performance oftheprovision
shall be automatically extended for the same amount of time thatthe party is so delayed or hindered. However, this
paragraphshallnot relievea party from its obligations hereunderto pay moniesor fundswhen due.

18.5 Severabilitv. If any provisionin this Lease is held by a court withjurisdictionto be invalidor inoperative,
theremainder of this Leaseshallnot be affected by that holding and, so frir as is reasonable and possible, effectshall
be given to the intent manifestedin the portion held invalid or inoperative.

18.6 Amendment. ThisLeasemaybe amended, modifiedor supplemented onlyby an instrumentin writingexecuted
by all parties hereto.

18.7 Interpretation ofLease. Each party and its counselhave reviewedand revised this Lease after arms-length
negotiations. Accordingly, the rule of construction that ambiguities are resolvedagainst the draftingparty shall not
apply to this Lease or any amendments hereof.

18.8 Headings. The captionsin this Lease are for convenience only and shall not be deemedto define, limit or
affect in any way the scope,meaning, intent or extent ofthis Lease or any part of it.

18.9 Authority. Bachparty represents and warrantsthat (a) such party has the full power and authorityto enter
intothisLeaseandto performitsprovisions and(b) thepersonsigningonbehalfofsuchpartyhasbeendulyauthorized
by such party to sign this Lease on its behalf.

18.10 Entire Agreement. This Lease contains all of the agreements* of the parties hereto with respect to the
transaction contemplated in this instrument and supersedes any prior understandings or written or oral agreements
between the parties concerning the subject matter ofthis Lease.

18.11 Time of theEssence. Except asotherwise provided inthis Lease, time isoftheessence intheperformance
ofeachandevery provision in thisLease.

18.12 OFAC. Each party represents and certifies to the other that (a) it is not a personand/orentitywith whom
United States ("U.S.") persons or entities are restricted from doing business under U.S. law, executivepower, or
regulation promulgated thereunder by anyregulatory body;(b) nopersonor entitynamedon anyU.S. list of specially
designated nationalsor blockedpersonshas any direct interest in it such that the direct investmentin it is prohibited
by any U.S. law; (c) it is not in violation of any U.S. money laundering law; and (d) none of its funds have been
derived from unlawful activity such that ftie direct investment in it is prohibited by U.S. law. The foregoing are
ongoing covenants ofeach pa^. Each party shall immediately advise the other party ofany change inthe status or
accuracyof suchrepresentations, anduponrequesteachpartyshallrecertifysuchrepresentations andcertifyin writing
tiie identity ofall entities and individuals owning or controlling it.

18.13 Exhibits and Attachments. All Exhibits, attachments, riders and addenda referred to in this Lease are
incorporatedin this Lease and made a part hereof for all intents and purposes.
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IN WITNESS WHEREOF, theparties hereto haveexecuted anddelivered this Lease, as of thedate firstwrittenin
this Lease.

LESSOR; Polk County, Texas

HonfSydney P/mrpliy'
County Judge, PolkCounty, T^xas

LESSEE: The Board of Regents ofThe University of Texas System for the use and benefit of
TheUniversity of Texas Medical Branch at Galveston

By. / tTMyjjy 2/21/2022
Name: C. Aaron LeMay, CIJ^JD, MSED
Title: UTMB - Interim CFO and VP, Financial Accounting and Reporting

Content Review: OGC/NJA
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EXHIBIT A

TO

SPACE LEASE AGREEMENT

Description of Land

101 W CHURCH ST

POLK COUNTY,

LIVINGSTON,TX 77351

LIVINGSTON OT BLK 16
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EXHIBIT B

TO

SPACE LEASE AGREEMENT

Description of Leased Premises and Parking Areas

SJ>

i TEXAS DEPT. OFHEALTH I

ra 151 -§^—n n

DR. SMITH'S EYE CEWER
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WIC Regional Office
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