ORDINANCE 5-2024

AN ORDINANCE OF THE BOROUGH OF CLAYTON AUTHORIZING THE
EXECUTION OF A LEASE AGREEMENT BETWEEN THE BOROUGH OF
CLAYTON AND INSPIRA HEALTH NETWORK, INC.

WHEREAS, the Borough of Clayton is a municipal corporation of the State of
New Jersey; and
WHEREAS, the Inspira Health Network, Inc. is an organization incorporated
under the laws of the State of New Jerscy; and
WHEREAS, the Borough of Clayton is in agreement to allow Inspira Health
Network, Inc. to lease Medical Office Space at 15 E. High Street, Clayton New Jersey;
and
WHEREAS, the partics have agreed to enter into a Lease Agreement for said
purpose.
NOW, THEREFORE BE IT ORDAINED by the Borough Council of the
Borough of Clayton, County of Gloucester and State of New Jersey as follows:
1. The Borough Council does hereby approve and authorize the execution of a
Lease Agreement between the Borough of Clayton and Inspira Health
Network, Inc. to lease Medical Office Space at 15 E. High Street, Clayton,
New Jersey.

2. The Mayor and/or Borough Administrator be and is hereby authorized to

execute said Lease Agreement on behalf of the Borough of Clayton.




BE IT FURTHER ORDAINED that this Ordinance shall take effect
immediately upon formal approval by the Clayton Borough Council and publication as

required by law,

BOROUGH OF CLAYTON

s

THOMAS BIANCO, Mayor
Attest:

@@Mw@w

CHRISTINE NEWCOMB, Borough Clerk




ey
lﬂSpli" A HEALTH Phone: BOO-467-7472

January 16, 2024

Borough of Clayton
125 N. Delsea Dr.
Clayton, NJ (8312

Dear Mayor Bianco:

Please accept this correspondence as confirmation of Inspira’s exercise of its option to renew the lease
of the premises at 15 East High Street, Clayton, NJ 08312 for three years, pursuant to the lease, at the
same rent and pursuant to all other terms of the existing lease. Exercise of this renewal option extends
the lease through to February 28, 2027,

Should you have any questions or concerns, please reach out to Rendina Healthcare Real Estate who has
been retained by Inspira Health for all lease and lease administration services. You can reach Rendina at
leaseadmin@rendina.com or 561-630-5055.

Best,

W

Warren E. Moore
Executive Vice President & COO
inspira Health
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" z_i{:)\\? Medical Office LLEASE ~ Hospitel as Tenant
Date of this Lease: | March 1, 2021 Landiord: | Borough of Claylon
RBulkding Address: | 16 E. High Street Address: | 125 N, Delsea Diive
Clayton NJ 08312-1650 Claylon, NJ 08342-1650
] Al M, Andly Lovel
Tenant: Inspira Health Network ino, Number of Rentahle Square Feet: 2,210
Sulte No.: NIA Numbar of Usable Square Feet: 2,210
Leasod Premises: Aerlal Pholo altached as Exhiblt B hereto. Tenant's Proporfionale Share of the Renteble | 7gper™
Square Footage of (he Sulle: R
2,210
Term of Lease: 3 Years ' Approx. Commencament Dato of Term of Lease: 3 years from
Subject to renewal as set forth on Exhibit A attached hersto, Aprit 1, 2021 — sublect to constiuciion renovation
{1) 3-year Options fo renew with 90 day wrilien notice, Explration Dale of Lease Term; March 31, 2024
To ba Memorialized In Commencement Dale Rider

Monthly Instalimenis Table:

Leage Year! Annual Rental Rate: Rental Installments: Additlonal Rent:

Years1-3 $1,00 {nominal) per year $1.00 at Signing Yes, — This Is a "Gross” Lease
wilh Tenant paying for Al
utiitles and interfor
maintenance of the buliding.

Utllities:

[} Utliiles are included In the Monthiy Rental Instellments,

The following ulllties are not included in the Monthly Rental Instaiiments:

[X] Janitoria) services provided to Interior of space are not included in the Monthly Renlal Instaliments.

Tenant is solely responsible for payment of the following (If separately metersd) utlliles: ] eleciric X gas [_] water/sewer
"] Tenant shall pay a pro-rata share of the following utliiles: ] Comman Area Electrls [ gas | waler / sewer

Improvements {check any that apply): l.easshold improvements: Tenant shall be permitted to upgrade tha interior of the spacs,
fnoluding paint, catpet, new restroom/shouwer, etc., and Installing another private offfce as desired, Tenani shall also be alowsd to
upgrade the HVAG if they deem so. All upgrades to the premises are at Tenants own cost,

EfFIrst fime Standard Bulid Out [X] Existing Space (New Tenant of Renswal) {1 Landlord to glve Tenant improvement credit

This Madloal Offisa Space Lease Is a sublease pursuant to that cerlaln Lease dated effective October 4, 2017, by and

hetween County of Glousester, as tenant, and Borough of Claylon, as landiaord.
If ot checkod, thls paragraph s nof appliable,

Attached herelo and ncorporated herein for all purposes afe the followlng addifional exhibits:
Exhiblt A — Medicsl Office Space Lease Slandard Terms and Conditions

%] Exhibit B - Aerlal _

{] Exhibit C - Leasehold Improvement Spacification Document

| B1 Other - Rent Commencement Date Rider

LANDLORDA TENANT: -
By: ] N By; Jﬁé‘/ ~ Jhemei
Name: Boroygh of Claylon ’ Name: Amy Mansffe

Title; N / Title: President/Chief Execulive Officer

By: At

Name: County of for—" (

Tile: Gtw 3
!
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Madical Office LEASE - Hospital as Tenant

Date of this Lease; | March 1, 2021 Landlord: | Borough of Clayton
Building Address: | 15 E. High Street Address: | 125 N. Delsea Drive
Clayton NJ 08312-1650 Clayton, NJ 08312-1650

Altn: Mr. Andy Lovell
Tenant. Inspira Health Network Inc. Number of Rentable Square Feef: 2,210
Suite No.. N/A Number of Usable Square Fest: 2,210
Leased Premises: Aerial Photo atiached as Exhiblt B hereto. Tenant's Proportionate Share of the Rentabie 1 7005

Square Footage of the Suite: e
2,210

Teri of Lease: 3 Years Approx. Commencement Date of Term of Lease: 3 years from
Subject lo renewal as set forth on Exhibit A altached hereto, Aptil 1, 2021 ~ subjact fo construction renovallon
(1) 3-year Options to renew with 90 day written notice. Explration Date of Lease Term: March 31, 2024

To be Memorlalized in Commencemant Date Rider

Monthly instaliments Tabe:

Lease Year: Annual Rental Rate: Rental Installments: Addifional Rent:

Years1-3 $1,00 {(nominal) per year $1.00 at Signing Yes, - This is a "Gross" Lease
with Tenant paying for Al
utllilies and Interlor
maintenance of the building, _ |

Utilities:

[ ] Utilities are Included in the Monthly Rental Installments,

[XI The following utilities are not included in the Monthiy Rental Installments:

Janitorial services provided to interfor of space are notincluded in the Monthly Rental Installments. )

Tenant s solely responsible for payment of the following (if separately metered) utiities: [ electric [X] gas [ ] water/sewer
[ Tenant shall pay & pro-rata share of the following wiiliies: [ ] Common Area Elecirio [] gas [ 1 water / sower

Improvements (check any that apply): Leasehold Improvements: Tenant shall be permitted to upgrade the Interior of the space,
Including paint, carpet, new restroom/shower, te,, and Installing another private office as desired, Tenant shall also be allowed 0
uparade the HVAC If they deem so, All upgrades to the premises ate at Tenants own cost, .

[_P:?F!rst time Standard Bulld Out [X] Existing Space (New Tenant or Renewal) 1 Landlord to give Tenant improvement credit

This Medical Office Space Loase Is a sublease pursuant lo that certain Lease daled effective October 4, 2017, by and
between County of Gloucesier, as tenant, and Borough of Clayton, as landlaord.

Jf not checked, this paragraph ls not appilcabla,

Attached hereto and incorporated hereln for all purposes are the following addltlonal exhibits:

Exhiblt A - Medical Offlce Space Lease Standard Terms and Conditions

Exhibit B ~ Aerlel

[_] Exhibit C - Leasehold iImprovement Specification Document

Other - Rent Commencement Date Rider

/
LANDLORD: / TENANT:
By: \/ By:
Name: Borough of Claylon - Tom Didged Name; Amy Mansue

Title: f"}"i.{uf o

Y ) Tills: President/Chief Executive Officer
M-

By: i gt
Name: Coundy of Glowcestef "
Title: b { —>




Hospltal Is Tenant NOTE: No hend writlen ar inleriineated
changaes lo this will override the
printed {oxt of this laase.
EXHIBIT A

MEDICAL OFFICE SPACE LEASE STANDARD TERMS AND CONDITIONS

In consideration of the mutual covenants and representations set forth in the Medicai Office Space Lease (hersin s0
called) and this Exhibit A (collectively, this "Lease") and other good and valuable consideration, the receipt of which Is hereby
acknowledged, the parfles do hereby agree as follows. The capitalized terms used in this Exhibii A shall have the meaning
aesigned o such terms in the Medical Office Space Lease, urless another meaning Is assigned to such terms In this Exhlbit A.

1. DEMISE. Upon the terms and conditions hereinafter set forih, Landlord does hereby lease to Tenant, and Tenant does
hereby lease from Landlord, the Leased Premises for the Term of this Lease.
2, RENT. The Monthly Rental Installments for this Lease shall be paid in advance, on each one-year anniversary,
3 LANDLORD'S OBLIGATIONS.
A. Utilities:

If utilitles are Included in the Monthly Rental Instaliments, then Landlord shali, af Landlord's expense, furnish ufilittes
to the Leased Pramises, Including electrical, water and sewer, heat, ventilation, and eit conditioning, howaver,
Tenant shall be responsible for the payment of (hose services, and its own telephone and daia services.

B. Maintenance
Landlord shall maintain, repair and replace al} exterior walls and other features of the exierlor Including but not limited
to the roof and all mechanical systams, Including but not {imited to air condittoning, healing, plumbing, wiring and
piping.

C. [nsurance

Landiord shall maintain fire and extended coverage insurance on the bullding In which the Leased Premisas are
located, in an amaunt not fess than the full replacement cost of the Bulding.

D. Build Out by Landlord
if subpart G under “Improvements’ on the Medical Office Space Lease has been checked, Landiord will be
responsible for standard build out for office space pursuant to the Leasehold improvements Specification document,
altachad hereto as Exhibit G (attached herelo and Incorporated herein by reference).

4. TENANT'S OBLIGATIONS. in addilion to the Monthly Rental Instaliments to be paid, Tenant also agrees to pay direcily
during the term of this Lease, commenclng on the Commencement Date, the following items of expense as the same
bacome due and payable:

A. Taxes. .
Al ad valorem or other property taxes, personal and intangible taxes payable in conneclion with the use, occupancy
of conduct of business on any part of the Leased Pramises, Including bul not limited to personal property, business,
privilege, license, excise, sales, use and occupation taxes (but excluding local, slate and federal Income taxes
payable by Landlord). Tenant shall be responsible for ali laxes which are asseased against thelr stock and Inventory,
tanglble parsonal property or their business andfor business oparalions.

B. Maintenance and Modifications.
The following chargas for maintaining and operating the Leesed Premises in good repalr and operating condition:

1) Tenant shall, atits own cost and expense, keep the interior clean, maintaining sultable receptacies for trash
and refuse, and removing from the interfor all accumulations of irash and refuse.

2) Tenant shall service, keep and malntain the interlor, including fixtures, doors, interior walls end
appurienances In good condition, repair and working order,

3) Tenant agreas to deliver to Landlord, upon the Expiration Date or upon earller termination of this Lease In

accordance with the provisions hereof, physical possession of the Leased Premises in good condition,
remsonable wear and lear and damage by fire or other casualty excepted.
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4) I ulilitles are not included in the Monthly Rental Instaliments, and If the Leased Premises is separately
metered for certaln ulllities, such as eleciricily, gas, water, and sewer, Tenant shall be respensible for the
payment of all such separately metered ulilities provided to the Leased Premises.

8) If ufilifies are not included in the Monthly Rental Installments, and If uilitiles are not separately metered,
Tenant shall be responsible for Tenent’s Propontionate Share of Building utility expense, which shall Initially
be based on the Utliity Base Rate for the Building and which shali ba payable by Tenant monthiy together
with the Monthly Rental Instaliments. Landiord shall notify Tenant of any increase in the Utllity Base Rate
which may be adjusted by Landlord from time Lo time throughout the Term of this Lease, Ifthe actual cost
of utilities for the Bullding over any period during the Term of this Lease () exceeds the amount previously
paid by Tenant during such period, Tenant shall pay Landlord the amount of such excess, which payment
shall be due within thirty (30) days of Tenant's recaipt of a written request therefor, or (Ji) s less than the
amount previously pald by Tenant during such perlod, Tenant shall be credited the amount of such excess

against the riext succeading monthly payment(s) of Tenant's Propertionate Share of the then current Utility
Bese Rale,

6) Tenant shalt be responsible for ail service costs and instailations of ail telephone or data services and

Landtord shall have no responsibility or liability with respect thereto or the failure of operatlon of any such
services.

5. IMPROVEMENTS. Tenant shall not make any structural changes or additions, however, Tenant may be allowed to make
alterations and improvements to the Leased Premises with the wriften consent of Landlord, which shall not be unweasonably
withheld. Except as olherwise required pursuant to Seclion 3.E hereof, Landlord shall not be responsible for, either in the
performance or payment, any improvements to the Leased Premises.

6. USE OF LEASED PREMISES,

A. Tenantshall use the Leased Premisas for the purpose of: Medic Station, Office/Administrative space supporting the
day to day business of inspira Health Network, and any other use that Is lawfully allowed by local zoning ordinance.
In no event shall the Leased Premises or any part thereof be used for the following activities without the prior written
consent of Landiord, which consent may be granted or denled In Its sole and absolute discretion: {{} any purpose
that is in violation of any law, code, ordinance, zoning erdinance or condition or governmental rule or regulatian,
(i) any purpose deemed by Landlord or its insurer to be extra hazardous on account of fire risk, (jil} any purpose that
would reasonably cause a cancellation of any insurance policy covering the Bullding, or {iv) any operation which
creates a nulsance. Tenant wlll conduct its buelness, and contret its agents, employees, and invitees in such a
manner as hot to create any nuisance or interfere with, annoy, or diaturb other tenants or Landlord in the
management of the Bullding.

B. Tenant shall vacate the bullding for 1-day per year, in November of each year, for the purpose of allowing

the Borough of Glayton to operate a voting/poliing locatlon inslde the building. Landlord shall give at least
three-weeks’ nofice prlor to the date. ‘

7. ASSIGNMENT: SUBLETTING. Tenant shall not, without the prior consent of Landlord, which consent may be withheld
in Landiord's sole discretion, subleass, license or asslgn its interest under this Lease to any other person or entily. Assignment
or sublefting without the prior consent of Landlord, including assignment by operation of the law, shall constitufe an event of
defauit. In no event, whether with or without consent of Landlord, shall an assighment or lease relieve Tenant of liability under the
terms, conditlons and provislons of this Leass.

8. INSURANCE.

A. Tenant shall keep and maintain at all times during the Term the following Insurance coverage on the Leased
Premises: (a) comprehensive general llabllity Insurance coverage on the Leased Premises in the sum of Ona Milllon
Dollars ($1,000,000) for any single claim and Three Million Dollars ($3,000,000) for annual aggregate claims for
bodily injury and death resulting therefrom, (b} Insurance coverage in the sum of One Hundred Thousend Dollars
($100,000.00) per occurrence against iiabiilty for damage to property, arising out of the malntenance or use of the
Leased Premises by the Tenant, and (c) casually insurance Insurlng Tenant against loss or damage to its equipment
and other personal properly In the Leased Premises by fire and ali other casuaities usually covered under an “all
risk® policy of casualty fnsurance. The policles described in this Seclion 8 shall hame both Tenant and Landlord as
addifional Insureds. Annually, Tenant shail furnish Landiord with a certificate of such coverage which shail provide

that thirty (30) days' advance wrillen notice be given to Landlord in the event of cancellation or materlal change In
the Insurance policy. .

B, Tenant shall not do or permit any act which will Increase premiums for any casualty, fire, lability or other Insurance
malntained by Landlord on the Bullding or any other property therein or which shall render such Insurance vold or
voidabls,
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9. DAMAGE TO PROPERTY/INJURY TO PERSON. Tenant shall and hereby does Indemnify and hold Landlord harmless
from and agalnst any and ali clalms to the extent they arise from () Tenant's use of the Leased Premises or the conduct of its
business, {ii} any activity, work or thing done, permiited or sutfered by the Tenant in or about the Leased Premises, (iii} any breach
or defaull In the parformance of any obligation on Tenant's part to be performed under the terms of this Lease, or {iv) any act of
negligence of Tenant or his agents or employees.

10. EARLY TERMINATION, Any vacation of the Leased Premises for more than thirty (30) days or any abandonmant of the
Leased Premises by Tenant wilt be cansidered a material default under this Lease.

11. LAWS AND REGULATIONS: RULES OF THE BUILDING, Tenant at its sole cost and expense will maintain the Leased
Premises in a clean and healthful condition and will comply with all laws, ordinances, orders, jules and regulations of any
governmental authority having jurisdiction over the use, condition or occupancy of the Leased Premises, Tenant, at Tenant's sole
cosl and expense, shall be responsible for medical, special and infectious waste removal for the Leased Premises in accordance
with all applicable laws, regulations and orders. Tenant shall not permil the mixing or disposal of any hazardous substances,
wastes or materials or any medical, special or Infectlous waste with the general office refuse and Landlord shall have no duty or
obligation to remove any hazardous substances, wasles or materials or any medical, special or infectious waste from the Leased
Premises. Wilhout limiting the generality of the foregoing, Tenant shall comply strictly and in ali respects with the requirements of
all Hazardous Waste Laws (hereinafter defined) and shall indemnify Landlord and hold Landlord harmless from and against any
fiabllities, costs or expenses thal may arise on account of the release, discharge, storage, disposal, treatment, processing or other
handling or discovery of any Hazardous Substance (hereinafier defined) within the Leased Premisas, or the dischargse, release,
disposal, storage, treatment, processing or other handling of any Hezardous Substance by Tenant, iis employees, agents,
contractors, or invitees anywhere on the Land or within the Building, or off site. As used herein, "Hazardous Subsiance” means
any substance, material or matter that may give rise to fiabliity under any Hazardous Wasle Laws, Including (but not limited to)
medical waste and psiroleum products or petroleum wasles. "Hazardous \Waste Laws" shall mean any local, state or federat laws,
rules, ordinances, regulations, and policy and guldance statements by any environmental agencies, either In existence as of the
date hersof, or enacted, promulgaled or issued affer the date of this Lease, that concem the management, control, discharge,
treatment, containment or removal of substances or materials that are or may become a threat to public health or the environment,
including without limitation the Comprehensive Environmental Response, Compensatlon and Llabllity Act (CERCLA) and the
Resource Consarvation and Recovery Act (RCRA).

12, DEFAULT. Tenant shall be in default of the terms of this Lease if (i) Tenant shall fail to make a payment of any rent or

additlonal rent, and such rent or additionat rent Is not pald within thirty (30) days following receipt of wrillen notice by Landiord to
Tenant of non-payment of same; provided, that Landlord shall not be ubligated to send more than two (2) such nolices during any
twelve {12) month period, () Tenant shall otherwise commit an act of defauli under the ferms hereof, and shall not cure such
defaLit within thirty (30) days following recsipt of written notice by Landlord to Tenant of stch default, (ili) any petition shall be filad
by ot agalnst Tenant pursuant io any section or chapter of the Bankruptcy Code of the United Stales, as amended {{he "Banlquptcy
Code®) or under any simllar law or statute of the Unitad States or any state thereof, or Tenant shall be adjudged bankrupl or
insoivent in proceedings filad under any section or chapter of the Bankruptcy Code or under any similar law or statute of the United
States or any state thereof; (jv) Tenant shall become insolvent or make a transfer In fraud of creditors; (v} Tenant shall make a
general assignment for the benefit of its credilors; (vi) a receiver or trustee shali be appointad for Tenant or any of the assals of

Tenant, or (vil) the vacation of the Leased Premises for more than thiy (30) days or any abandenment of the Leased Pramizes
by Tenant.

in the event of default;

I d

A, Landlord may continue this Lease in full force and effect and shall have the right to collect rent when due. During
the term Tenant Is in default, Landlord may re-enter the Leased Premises with legal process and relet same, or
any part thereof, to third partles for Tenant's account, Tenani shall be llable for all reasonable costs Landlord
Incurred for reletting the Leased Premises, including without imitation broker's commissions, expenses associated
with repairing and / or remaodeling the Leased Premises In order to retlirn the Leased Premises to the same
candition as when received by Tenant from Landlord-and similar costs. Relstting can be dons for a perlod shotfer
or longer than the remalning term of this Lease. Tenant ghall pay to Landlord the rent due under this Lease on
the date such rent Is due, less the rent Landlord receives from any reefiing. Landlord shall use commercially
reasonable efforis to relet the Leased Premises at a reasonable price. Under this paragraph, Tenant's obllgations
shall not exceed the total rent due for the remainder of the Term.

B. Landlord may terminate this Lease pursuant lo the terms of this Seclion 12 Upon termination, Landlord shall have
the right to collect an amount equal to all expenses, if any, including reasonable atlorneys’ fees, incurred by
Landlord in recovering possession of the Leased Premises and all reasonable costs and charges for the care of
the Leassd Premises white vacated by Tenanl,

C. Landlord may enter upon the Premises and changs, aller, of modify the door locks on all entry deors of the
Premises, and permanently or temporarity exclude Tenant, and s agenis, employees, representatives and
invitees, from the Premises, but only to the extent permitied by, and subject to the requirements of, applicabie
state statutory law In effect at the time of the event of default,
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D.  Should any of these remedles or any portion thereof not be permitied by the laws of the state where the Bullding
is located, then such remedy or portion thereof shall be considered deleted and unenforceable, and the remaining
remedies or portions thereof shall be and remain in full force and effect, and Landlord may avall liself of these as
well as any other remedies or damages allowed by law.

Pursult of any of the foregoing remediea shafl not preciude pursuit of any of the other remedies herein provided or any other
remedles provided by law or equity. Any entry by Landlord upon the Premises may be by use of a master or duplicate key or
electronic pass card or any locksmith's entry procedure or other peaceable means. No entry or {aking possession of the Leased
Premlses by Landlord shall be construed as an election on Its part fo terminate this Lease, unless a written notice of such intention
Is glven to Tenant. In the event it |s necessary for Landlord to institute sult against Tenant in order o collect the rental or any
other sum due hereunder or any deficlency between the rental and any other sum provided for by this Lease for a calendar month
and the rental and any other sum actually collected by Landlord for such calendar month, Landlord shall have the right o allow
such deficlency to accumulate and to bring an action upon several or all of such rental deficiencies af one time. Any suit shall not
prejudice in any way the right of Landlord to bring & similar action for any subsequent rentat deficiency or deficiencies. No waiver
by Landlord of any viclation or breach of any of the terms, provisions and covenants contained hereln shall be deemed or constiued
10 constitute & walver of any other violation or breach of any of the terms, provisions and covenants of this Lease. Forbearance
by Landlord to enforce one or more of tha remedies provided herein upon the occurrence of an event of default shall not be
deemed or construed to constitute a walver of any olher vioiation or event of default,

13. RIGHT OF ACCESS. Landlord and its agents shall have reasonable access to the Leased Premises during all

reascnable business hours for the purpose of examining same to ascertain if they are in good repair and to make reasonable
repalrs which Landlord may be required fo make hereunder.

14, END OF TERM. At the terminatlon of this Lease, Tenant shall surrender its Interest in the Leased Premises to Landlord
in a8 good conditlon and repair as reasonable use thereof will permit, ordinary wear ond tear excepted, and wlll leave 1he Leased
Pramises broom clean. Tenant shall have the right, prlor to sald termination, lo vemove any squipment, furniture, trade fixtures cr
other personal property in the Leased Premises owned by Tenant, provided that Tenanl promptly Tepairs any damage fo the
Leased Prernises caused by such removai. In the event of holding over by Tenant after the expiration or termination of the Term
of this Lease, Tenant shall pay rent at the then-current rate for Monthly Renlal Instaliments escalated by a percentage Rent
Increase of Eight (8.0%) percent on an annual basis, Tenant shall have the Option to extend the term of this Lease for {1) 3 Year
period, by giving written natice 90 days prior fo explration of the term. Rent Shall not Increase in either Option perlod.

16. ATTORNEYS' FEES. In the event that suit Is brought by either party against the other for breach or default under the
terms of this Lease, the prevailing party shall be entitied to reasonable attorneys’ fees, expenses {including expert wilness fees)
and court cosis equal to the sum established by the court,

16. HEADINGS. The arlicle captions contalned In this Lease are for the convenlence of the partles only and shall not be
considered in the construction or interprelation of any provision hereof.

17. ENTIRE AGREEMENT. The Lease contalns the entlre agreement between the parties and supersedes any and all other
prior oral and written agreements between the parties regarding the subject matter contained herein and rmay not be changed or
terminated orally but only by agreement In writing and signed by all parties.

18. DAMAGE OR DESTRUGTION. If the Leased Premises are damaged by fire or other casually, the damage shall be
repaired by and at the expense of Lendlord (excluding any equipment which is owned by Tanant), provided that such repairs can,
in Landlord’s opinlon, be made within one-hundred twenty (120) days after the cccurrence of such damage. Landlord shall notify
Tenant within thirly {30} days of the evenl of casualty of its determination. Until such rapaira are completed, the rent shall be
abated In proportion to the part of the Leased Premises rendered unusable, but there shall he no ebatement of rent for a period
equal to one (1) day or less. if such repairs cannot, in Landiord's opinlon, be made within one-hundred twenty (120) days and
Landiord nonetheless chooses to repalr, then Tenant may, at its option, continue as Tenant under this Lease untli such repairs
are completed, during which time all rent shalf abale, or Tenant may terminate this Lease. A fotal daestruction of the Building in
which the Leased Premises are located shall automatisally terminate this Lease. Total destuction of the Bullding shall be defined
as damage greater than fifty percent (50%j of the then replacement value thereof.

18, EMINENT DOMAIN, if the whole of the Leased Premises or so much thereof as to render the balance unusahie by
Tenant shall be taken under power of eminent domain, this Lease shall automatically terminate as of the effective date of the
taking. In the event of a partlal taking which does not result in a termination of this Lease, the rent reserved hereunder shali
remain unaffected, lLandiord may, without any obllgation or liabllity to Tenant, stipulate with any condemning authority for a
Judgment of condemnation without the necessity of a formal sult or Judgment of condemnation, and the date of taking under this

clause shall then be deemed the date agreed to under the terms of sald agreement for stipuialion and this Lease shall terminate
as of the stipulated date.

20, WAIVER. No waliver by elther party shall be deemed lo be a walver of any other provislon hereof or of any subsequent
breach by elther party of the same or any other provision. Landlord 's consent to or approval of any act by Tenant requiring
Landlord's consent or approval shall not be deemed to render unnecessary the obtaining of Landlord's consent to or approval of
any subsequertt act of Tenant, whether or not similar fo the act so consented 1o or approved,
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21. NOTIGES. Any notice required or permitted to be given hersunder may be given by mait and shall be sufficiently glven
if personally served or sent by certifled mall or by special or overnight courler, addressed to the rslevant party at the addresses
apecified In thia Lease. For any notice glven to Tenanl, a copy shall be provided o the Tenant's Counsel as follows: General
Counsel, Legal Department, 166 Bridgeton Pike, Mullica Hill, NJ 08082,

22, BINDING EFFEGCT. The Lease shall ba binding upon and inure to the benefil of the parties herefo, thelr helrs, successors,
assigns, executors and adminisirators, Nothing in this arficle shall be deemed to amend the provisions herein concerning
assignment and subletfing.

23, APPLICABLE LAW. Tha laws of (he state where the Bullding is located shall be employed in and govern the interpretation
of all of the covenants, terms and condilions of this Lease,

24, NO PARTNERSHIP RELATIONSHIP. Notwithstanding any agreement harain contalned, Landlord shall not be construed
or held to be a partner or associate of Tenant In the conduct of its business, [t being expressly understood and agreed that the
relationship batween the parties Is and at ail times shalt remain that of Landiord and Tenant,

25, NO REQUIREMENT TO REFER. The parties expressly agree that nothing contained in this Lease shall require Tenant
or any physician or other referral source to refer or admit any patients to or order any goods or services from Landiotd or any
afflliate. Notwithstanding any unaniicipated effact of any provision of this Agreement, neither parly will knowingly or intentionally
conduct himeell in such a manner as to viclate the prohibitlon against fraud and abuse in connection with the Medicare and
Medicaid programs {42 USC Section 1320a-7b). .

26. QUIET ENJOYMENT. Landlord warrants and shall defend Tenant in the quiet enjoyment and possession of the Leased
Premises durlng the term and any extenslon or renewal thereof,

27. SUBORDINATION, ATTORNMENT AND NON-DISTURBANCE.

A, Tenant agrees that this Lease and all rights of Tenant hereunder are and shall be subjeci and subordinate to any
ground or underlying lease which may now or hereafter be in effect regarding the Bullding or any component
thereof, o any morigage now or hereafter encumbering the Leased Premises or the Bullding or any component
thersof, lo all advances made or hereafter to be made upon the security of such morigage, to all amendments,
modifications, renewals, consclidations, extensions and restatements of such morigage, and lo any replacements
and substitutions for such morigage. The terms of this provision shall be self-operative, and no further Instrument
of subordination shall be raquired. Tenant, however, upon raguast of any party In interest, shall execute prompily
such instrument or cerfificates as may be reasonably required to carry out the Intent of this provision,

B.  [Intha event any proceedings ars brought for the foreclosure of, or in the event of exarclse of
the power of sale under, or In the event of a deed In lieu of foreclosure with respect to any morigage covering the
Leased Premises or the Building, or in the event of termination of any Lease under which Landlord may hold dille,
Tenant shall, at the option of fransferee, attorn to such transferea and shall recognize and be bound and obligated
hereunder to such person as the Landlord under this Leasa. Tenant agrees fo execute any atlormment agieement
not in confilct with this provision,

C.  Notwilhstanding anything contained herain to the confrary, so long as Tenant is not in default
in the payment of Rentals or other charges, or In the performance of any of the other terms, covenants or conditions
of this Lease, morlgagee or such person shall not disturb Tenant In lts occupancy of the Leased Premises during
the original or any renewal term of this Lease notwithstanding any event or proceedings described In this section,

28, ESTOPPEL CERTIFICATE.  Within fifteen (18) days after wrilien request from Landlord, Tenant shall deliver an
execuled statement addressed to Landlord certifying {If such be the case) that this Lease is its full force and effect, that Tenant
has eommenced the payment of rent, and thai there are nho defenses or offsets to this Lease clalmed by Tenant, as well as any
other Information reasonably requested. If Tenant fails or refuses to give a carlificate heraunder within the required lime frame,
then the Information on such ceriificate as submitted by Landlord shall be dasmed corract for all purposes and Landiord shall have
the right to treat such fatlure or refusal as a default by Tenant,

28, FORGCE MAJEURE, With ihe exception of tha obligation of Tenant to pay Rent and all ather amounts that may be due
from time to tima under this Lease, If aither pariy shait be dalayed or hindered in or prevented from delng or performing any act or
thing requirad heraunder by reason of any matiers beyond the reasonable conirol of such party, than such party shall not be liable
or responsible for any such delays and the doing or performing of such act or thing shall be extended for a period aquivalent to
the period of such delay. In such event, this Lease and the obligations of both partles to pstform and comply with all of the other
tarms and provisions of thls Loasa shall In no way be affecled, Impaired, or excused.

30. WAIVER OF JURY TRIAL.

LANDLORD AND TENANT HEREBY KNOWINGLY, VOLUNTARILY AND INTENTIONALLY WAIVE THE RIGHT EITHER MAY
HAVE TO A TRIAL BY JURY WITH RESPECT TO ANY LITIGATION, ACTION, PROCEEDING OR COUNTERCLAIM BASED
HEREON, OR ARISING OUT OF, UNDER OR IN CONNECTION WiTH THIS LEASE OR THE OBLIGATIONS EVIDENCED
HEREBY, THE RELATIONSHIP OF LANDLORD AND TENANT, TENANT'S USE OF OR OCCUPANCY OF THE PREMISES,
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ANY CLAIM OF INJURY OR DAMAGE, OR ANY EMERGENCY OR OTHER STATUTORY REMEDY OR ANY OTHER
DOCUMENT OR INSTRUMENT CONTEMPLATED TO BE EXECUTED IN CONJUNCTION HEREWITH, OR ANY COURSE OF
CONDUCT, COURSE OF DEALING, STATEMENTS (WHETHER VERBAL OR WRITTEN) OR ACTIONS OF ANY PARTY. THIS
PROVISION {8 A MATERIAL INDUCEMENT TO EACH OF LANDLORD AND TENANT IN ENTERING INTO THIS LEASE.

31. SUBLEASE. In the eveni this Lease |s a sublease to an underlying lease agreement, as described In this Lease, then
with respect o the Leased Pramises, except for the Term of this Lease and the Rental Rate/Installment, Tenant shall perform all
of the obligations of tenant/iessea under such undetlying lease agreement,

32 LIMITATION OF LANDLORD LIABILTY. The llability of Landlord to Tenant for any default by Landlord under the terms
of this Lease shall be limited to the interest of Landiord in the Buliding and the Land, and Landlord shail not be personally fiable
for any deficlency. Notwithstanding anything to the contrary contained in this Lease, in the event Landtord sells, assigns, ransfers
or conveys its interest In the Land, Landlord shali have no ltabllity for any acts or omissions that occur after the date of sald sale,

assignment, transfer or conveyancs, provided that any such grantee, assignee or transferee assumes all of Landlord's obiigations
under this Lease.

33. BROKERAGE. Tenant represents and warrants to Landlord that it has not had any dealings with any broker or agent in
connection with the negotlation or execution of ihis Lease; and Tenant agreas to Indemnify Landlord and hold Landlord harmless
from =nd against any and all cosls, expenses or liabillly for commissions or other compensalion or charges clalmed by any ofher
broker or ageni, through commitments of Tenant with respect to this Lease,

34, NGO THIRD-PARTY BENEFICIARY, This Lease Ia for the sole benefit of Landlord, its successors and assigns, and
Tenant, Its permilted successors and assigne, and it Is not for the benefit of any third party.

35, SEVERABILITY. f any clause or provision of this Lease Is illegal, invalld or unenforceable under present or future laws
effective during the term of this Lease, then and In that event, il Is the intention of the parties herefo that the remainder of this
Lease shall not ba affected thereby, and it is also the intention of the parties o this Lease that in lleu of each clause or provision
that is lllegal, Invalid or unenforceable, there be added as a part of this Lease a clause or provision as similar in ferms to such
illegal, invaiid or unenforceable clause or provision as may be possible and still be lega!, valid and enforceable.

36, SECURITY DEPOSIT. (If applicable) Tenant shall deposit with tandlord a Security Deposit In the lotal amount of $0.00.
The Security Deposit shall be held by Landiord without liabifity for interest and with tha understanding that: (i) the Securily Deposit
or any portion thereof may be applied lo the curing of any default, without prejudice to any other remedy or remedies which
Landlord may have on account thereof, and upon such application, Tenant shalt pay Landlord on demand the amount so applied
which, when paid, shali be added to the Security Deposlt so the same will ba restored to lts original amount; {li) Landlord shall not
be obligated to hold the Securlly Deposlt as a separate fund, but may commingle It with other funds; and (i) if Tenant is not In
default, the remaining balance of the Security Deposit shall be retumed to Tenant, without interest, within thirty (30) days after the
expiration of the Term or other termination of this Lease; provided, however, Landlord shall have the right to retain and expend
such remaining balance for ¢leaning and rapalring the Premises If Tanant shall fall to dellver the Premises al the termination of
this Lease In a neat and clean condiilon and in as good a condition as existed at the date of possession of same by Tenent, except
for ordinary wear and lear, Landiord shall have the right to use the Security Deposit to offset any Renit Increase which is either
not collected by Landlord or nof pald by Tenant pursuant to the terms of this Lease.

37, MEGCHANICS' LIENS. Nothing contained in this Lease shail authorlze Tenant to do any act which shall in any way
encumber the tille of Landlord in and lo the Leased Premises or the Building or any part thereof, end if any mechanic’s or
materlalman's llen is filed or claimed against the Leased Premises or Bullding or any part thereof In connection with any work
performed, materlals furnished or obligation incurred by or at the request of Tenant, Tenant will promptly elther (x) pay same and
cause il to be released of record or (y) contest same in good falth and, If It has not been removed within thirty (30) days, bond
around it. I the llen Is not released of racord {or bonded around) and dafault In payment thereof shall continue for thirty (30) days
after writien nofice thereof from Landlord to Tenant, Landlord shall have the right and privilege al Landlord's optien of paying the
same or any portion thereof without Inquiry as the validity thersof, and any amounts so paid, Including expenses end interest, shall
ba repald to Landlord immediately by Tenant on demand therefor, '

38, ABANDONED PROPERTY. All personal property of Tenant remaining In the Leaged Promises after the explration or
earfier termination of the Term may be treated by Landlord as having been abandoned by Tenant, and Landlord shall have the
right to remove such personal properly from fhe Leased Premises without any obligation to deliver such persongl property (o
Tenant and without any liability to Tenant whatsoever, it belng agreed ihat Tenant shall have no right to reclalm such propetly.
Provided, however, that In no event whatsoever shall Landlord have any access or rights fo the confidential and propriatary
information of Tenant, specifically including, without limitation, patient medlcal charts, records or other Information. Landlord shall
have no duly to notify Tenant that Landlord may dispose of Tenanl's propetly.

38 TRANSFER OF LANDLORD'S RIGHTS. in tha event Landlord transfers its Interest in the Bullding, Landiord shali thereby
be released from any further obfigations hereunder, and Tenant agrees {o look solaly to the successor in Interest of the Landiord
for the performance of such obligations, provided however, that any assignee or lransferee of Landlord shall assume by written
agresment all of Landlord's obligation under this Lease.
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44, REMEASUREMENT., Tenant or Landlord, at such party's own cost and expenss, shall have the right to re-measure
the Leased Premises and ihe Bullding from lime 1o time (but not more than once per yeer) substanfielly In accordance with the
BOMA Standard (as defined balow) to reflect actual physical increases or decreases due to physical expansions ot contractions
In the rentable area of the Bullding. “BOMA Standard” shall mean the Bullding Owners and Managers Assoglatlon inlernational
Slandard Method for Measuting Floor Area in Office Bullding, ANS! 265.1-1986, provided, however, that notwithstanding lhe
foregoing 1o the contrary, the BOMA Standard shail not Include any area below the ground fioor of the Bullding in which the
Premises Is located, any areas outslde the perimeter walls of such Buiiding, any elevalor shatls, or any stairwells. In the svent
such re-measurement raveals a diffarent square foatage for the Premises or the Bullding than as set forth in this Lease, the
parties shall execute an amendment which revises the rentabls square foolage of the Leased Premisas and the Tenanl's
Proportionate Shara and the Tenant's payment of Rent shall be adjusted accordingly. In the event that the Tenant refuses 1o
execute such amendment, then Landlord shall have the right lo terminate this Lease upon thirty (30) days written notice to
Tenant.

41, RULES AND REGULATIONS. Tenant shall faithfully observe and comply strictly with the following rules and regulations,
adoptled for the safely, care and cleanliness of the Building or the preservation of good order thersin. Landlord shall not be liable
fo Tenant for a violatlon of such rules and regulations, or for the breach of any covenant or condition in a lease by any other tenant
in the Building. Landlord may, from time o time and upon netice to Tenant, adopt additional or substitute rules and regulations of
the Building,

A Gondugl, Tenant shall not conduct its practice or business, or adverlise such business, profession or activitles of
Tenant conducted In the Premises in any manner which viclates local, state or federal laws or regulations.

B, Hallways and Staitways. Tenant shail not abstruct or use for storage, or for any purpose other than ingress and

egress, the sidewalks, entrance, passages, courts, corridors, vestibules, halls, elevators and stairways of the
Building.

c. Nuisances. Tenant shall not make or parmil any nolse, odor or act that is objectionable to other occupants of the
Building to emanate from the Premises and shall not create or malntain a nuisance thereon,

E. Locks. No additional locks o bolts of any kind shall be placed upon any of the doors or windowe by Tenant, nor
shall any changes be made in exlsting locks or the mechanism thereof. Tenant must upon the termlnation of Its
{enancy restore lo Landlord all keys to the Premises and tollet rooms either furnished to or otherwise produced by
Tenant, and In the event of loss of any keys so furnished, Tenant shall pay to Lessor the cost thereof,

F. Obstrucfing Light, Damage. The doors, window giass, lights and skylights that reflect or admit light into the halis
or other places of the Building shall not ba covered or obstrucled. The tollets and urinals shall not be used for any
purpose other than those for which they were intended and consiructed, and no rubbish, newspapers ot other
substance of any kind shall be thrown info thetn, Waste and excesslve or unusual use of water shail not be
allowsd. Tenant shall not mark, drive nalls, screw or drlll into, paint, nor In any way deface the walls, cellings,
partitlons, fioors, wood, stone or ron work. The expense of any breakage, stoppage or damage resulting from a
violatlon of this rute by Tenant shall be borne by Tenant. Tenant shell be permilled fo hang pictures on office
wails, but it must be done in a workmanlike manner and In such a way as not to damage or deface such walls,

G. Wiring. Electrical wiriﬁg of every kind shall be introduced and connected only as directed by Landlord, and no
boring nor cutting of wires will be allowed except with the consent of Landlord. The location of the telephone, call
boxes, elc., shall be subject io the approval of Landiord,

H. Eguipment, Moving, Furniture, Eic. Landlord shall approve the weight, size and position of all fixtures, equipment
and other property brought Into the Building, and the fmes of moving which must be done under the supervision
of Landlord. Landiord will not be responsible for any loss of ar damage to any such equipment or property from
any cause, and all damage done In the Buliding by moving or maintaining any such property shall be repalred at
the expense of Tenan. All equipment shall be Installed as required by law.

. Requirements_of Tenant. The requirements of Tenant will be altended to only upen application at the offlce of
Landlord, Employees shall not perform any work nor do anything outside their regular dutles unless under speclal
instructions from Landlord. No employees shall admit any person, Tenant or otherwise, to any other office without
instruction from the office of Landlord. Al janitorial services pessonnel, guards or any outside contractors
employed by Tenant shall be subject to the regulalions and control of Landlord but shall not act as an agent or

servant of Landlord, Tenant to contract for and pay for Interlor janltorial services and Landlord shall contract and
pay for common area janltorlal,

4 Medical and Hazardous Wastes. Tenant shall comply with ail policies estabilshed from iime to time by Landlord
regarding the slorage and disposal of hazardous substances, wastes and materlals, and medical, speclal or
infactious wastes. Tenant to contract for and pay for #s' own Medlcal waste disposal,
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K. ceess lo Building. Any peraon entering or leaving the Building may be questioned by Builiding security regarding
his/her business in the Bullding and may be raguired to slgn in and out. Anyone who falls to provide a sallsfactory
raagon for being in the Building may be excluded.

L Vehicles. Anlmals, Refuse. Tenant shali not allow anything to be placed on the oulside window ladges of the
Premises or to be thrown out of the windows of the Bullding, No bicycle or other vehicle, and no animal, except
for service animal, shall be brought into the offfces, halls, corridors, efevators or any other parts of the Building by
Tenant or the agents, employaes or invitees of Tenant, and Tenant shall nat place or permit to be placed any
obstruction or refuse In any publlc part of the Bullding.

M. Equipment Defects. Tenant shall give Landlord prompt nolice of any accldents to or defects in the water pipes,
gas pipes, elactric lights and fixiures, heating epparatus, or any other service equipment.

N, Parking. Unless otherwlse spacifled by Landlord, Tenant end its employees may perk automobiles only In spaces
designaled by Landlord for such purpose and shall In no event park in spaces reserved for public parking. Tenant
agrees that Landlord assumes no responsibliity of any kind whatsoaver in reference fo such automobile parking
arsa or the uge thereof by Tenant or its agents or employees.

Q. Conservation and Seourity, Tenant will see that all windows and doors are securely locked, and that alt faucels
and elaciile light switches are turned off before leaving the Building.

P,  Slanage. Tenant shall not place any sign upon the Leased Premises or the Building without Landlord's prior
written cansent, All signage will be provided for and installed by Tenant,

Q. Smoking. The use of all fobacco products, including without fimitation, clgareltes, clgars, pipe tobacce, and
smokeless tobacco of any kind, Is prehibited In all portions of the Building.

42, GUARANTY. (if epplicable} The Guarantor(s) Identified in the Medical Office Space Lease hereby Jointly and saverally
covenant and agree to and with Landiord that if default shall at any time be made by Tenant In the payment or parformance of any
obilgations get forth hetaln, when due, Guarantor(s) will forthwith pay or perform such obilgation on behalf of Tenant to or for the
benefit of Landlord. The guaranty provisions of this Section 42 constitute an absolute, unconditlonal and imevocable guaranty of
payment {and not of collection) and performance and ate a surety agreement. Guarantor(s) liability hereunder I8 primary and
diract and may be enforced without Landiord being raquired to resort fo any other right, remedy or securily and the terms of this
Section 42 shall be enforceable against Guarantor(s) jointly and severally, wilthout the necessity for any suit or praceedings on
Landlord's part of any kind or nature whalsoever against Tenant or any other guarantor, and without the necessity of any notlce
of non-payment, non-perfermance or non-observance or the cantinuance of any such default or of any notice of acceplance,
protest, dishonor or prasentment of the terms hereof or of Landiord's Intentlon to act In reliance hereon or of any other notice or
demand to which Guarantor{s) might otherwise be entitled, ali of which Guarantor(s) hereby expressly walve. The terms of this
Section 42 shail be a continuing guaranty, and (whether or not Guarantor(s) shafl have notlce or knowledge of any of the foliowing)
the liabllily and obligation of Guaranior(s) heraunder shall not be released, discharged or in any way impairad by {(a) any
amendment or modification of, ar supplement 1o, or extension or renewa! of, this Lease; (b) any exercise or non-exercise of any
right or remedy under this Leass; (c) any bankruptcy, insolvency, reorganization, liquidation or simllar proceeding relaling fo Tenant
(including without limitation any rejection or disaffirmance of this Leasa In any such procesdings); (d) any Hmitation on the fiability
or obligation of Tenant under this Lease or lis estate In bankruptcy or of any remedy for the enforcement thereof, resulting from
the operafion of any present or future provislon of the federal bankruptcy law or any other statute or from the decision of any court;
(e) any transfer by Tenant or any assignment, mortgage or pladge of lts interest under this Lease; (f) any agreement entered Into
between Landlord and an assignes of Tenant or any agreament entered Into between Landlord and the holder of any leasehold
mortgage (or between Landlord and the nominee of any such holder of a leasehold morigage); or () any olher thing which might
otherwise operate to exonerate, dischargs, or reduce the llability of Guarantor(g) for the payment of any sums or the performance
of any other obllgations bacoming due from the Tenant under ihis Leass.

43. EINAL LEASE VERSION. The Lease Is collectively comprised of the Medical Office Space Lease to which this Exhibit
A is attached, and alt Exhiblts attached hersto, Notwithstanding any provision confained hereln to the contrary, no handwritten or
interiineated changes fo this Lease will override the printed text of this Leasa unless those changes are inciuded in the finaf fully
executed counterpart of this Lease which is scanned and electronically stored in Landlord's corporate database.

44, APFROVALS. Nelther this Lease nor any amendmant or modification hereto shall be effective or legally hinding upon

Landlord, or any offlcer, director, employee or agent {hereof, unless and untit it has been reviewed and approved electronically (or
in writing) by the General Counsei of Inspira Health Network Inc.
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EXHIBIT B
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NOTICE OF INTRODUCTION

ORDINANCE 5-2024

AN ORDINANCE OF THE BOROUGH OF CLAYTON AUTHORIZING THE
EXECUTION OF A LEASE AGREEMENT BETWEEN THE BOROUGH OF
CLAYTON AND INSPIRA HEALTH NETWORK, INC.

TAKE NOTE that the foregoing ordinance was introduced at a meeting of the Mayor and
Council of the Borough of Clayton held on February 8, 2024 and was then read for the first time.
The said ordinance will be further considered for final passage by the Mayor and Council at the
Municipal Building, 125 N. Delsea Drive, Clayton, New Jersey, at a meeting beginning 6:30
p.m. on February 22, 2024, at which time and place, or any time and place to which such
meeting be adjourned, all persons interested will be given an opportunity to be heard concerning
such ordinance.

BY ORDER of the Mayor and Council of the Borough of Clayton.

Christine Newcomb
Borough Clerk




NOTICE OF ADOPTION

ORDINANCE 5-2024

AN ORDINANCE OF THE BOROUGH OF CLAYTON AUTHORIZING THE
EXECUTION OF A LEASE AGREEMENT BETWEEN THE BOROUGH OF
CLAYTON AND INSPIRA HEALTH NETWORK, INC.

The foregoing Ordinance was finally adopted by the Mayor and Council of the Borough of Clayton on
February 22, 2024,

Christine Newcomb
Borough Clerk




