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SUBSTITUTE ORDINANCE

WHEREAS, the City of Chicago ("City") is a home rule unit of government by virtue of the provisions ofthe
Constitution ofthe State of lllinois of 1970, and, as such, may exercise any power and perform any function pertaining to
its government and affairs; and

WHEREAS, the City Council of the City (the "City Council"), by ordinance first adopted on December 2, 1998 and
published in the Journal of Proceedings ofthe City Council (the "Journal") for such date at pages 86361 through 86378: (i)
approved a certain redevelopment plan and project (the "Redevelopment Plan") for the Northwest Industrial Corridor TIF
(the "Redevelopment Area"), pursuant to the lIllinois Tax Increment Allocation Redevelopment Act, as amended (65 ILCS
5/11-74.4-1 et seq.) (the "TIF Act"); (ii) designated the Redevelopment Area as a redevelopment project area pursuant to
the TIF Act; and (iii) adopted tax increment financing pursuant to the TIF Act as a means of financing certain
Redevelopment Area project costs incurred pursuant to the Redevelopment Plan; and

WHEREAS, the City is the process of developing a new, state-of-the-art Joint Public Safety Training Academy
located at 4443 West Chicago Avenue, Chicago, lllinois ("Campus") as part of the City's continued efforts to provide the
best tools, technology and training for its first responders; and

WHEREAS, a secondary goal of the City's development of the Campus is to serve as an anchor in the community
and provide opportunity for leadership development, academic success and healthy lifestyles for the community's youth;
and

WHEREAS, since 1902, the Boys & Girls Clubs of Chicago ("BGCC"), an lllinois not-for-profit corporation, has
provided the City's youth with highly inclusive, positive emotional, educational, physical, and cultural resources; and

WHEREAS, the City's Department of Assets, Information and Services ("DAIS") has determined that it is in the
City's best interests to enter into a ground lease with the BGCC for the lease (City as landlord) of a certain portion ofthe
Campus (the "Property"), legally described on the survey attached hereto as Exhibit A, for a term of 55 years, with two 10
-year Options to extend that term, pursuant to the terms and conditions set forth in a ground lease substantially in the
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form of Exhibit B attached hereto and made a part hereof (the "Lease"), to fully fund, construct, own and operate on the
Property, a recreational facility, and on an adjacent easement area ("Easement Area"), outdoor grounds for youth
(together, the "Project"); and

WHEREAS, by Resolution No. 21-CDC-18 adopted on June 8, 2021, the City's Community Development
Commission recommended the ground leasing of the Property and granting ofthe Easement Area pursuant to the terms
and conditions ofthe Lease; and

WHEREAS, Public notices advertising DOH's intent to convey the Property to the Developer and requesting
alternative proposals appeared in the Chicago Tribune on June 14, June 21, June 28 and July 5, 2021, and

WHEREAS, No alternative proposals were received by the deadline indicated in the aforesaid notices; and

WHEREAS, by Resolution No. 21-021-21 adopted on June 17, 2021, the Chicago Plan Commission
recommended the ground leasing of the Property and granting of the Easement Area pursuant to the terms and
conditions of the Lease; and

WHEREAS, as consideration for the City's lease of the Land, the BGCC will (a) pay to the City $1.00 for
each year of the Lease for a total of $55.00, and, an additional $1.00 for each renewal term exercised, and (b)
fully fund, construct, own and operate the Project pursuant to the terms and conditions of the Lease; now,
therefore,

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF CHICAGO:

SECTION 1. The above recitals are expressly incorporated in and made a part of this ordinance as though fully
set forth herein.

SECTION 2. The City's conveyance of a 55-year leasehold interest, with two 10-year options to extend that term,
in the Property to the BGCC in consideration of the payment of $55.00 by the BGCC to the City as rent, and the
additional consideration described above, and pursuant to the terms and conditions of the Lease, is hereby approved.

SECTION 3. The Commissioner of DAIS or any successor department ("Commissioner"), or a designee ofthe
Commissioner, is each hereby authorized, subject to approval by the Corporation Counsel, to enter into the Lease, with
such changes as the DAIS Commissioner, subject to approval by the Corporation Counsel, may deem necessary, and to
execute such other agreements and instruments, and perform any and all acts as shall be necessary or advisable in
connection with the implementation of the Lease.

SECTION 4. If any provision of this ordinance shall be held to be invalid or unenforceable for any reason, the
invalidity or unenforceability of such provision shall not affect any of the other provisions of this ordinance.

SECTION 5. All ordinances, resolutions, motions or orders in conflict with this ordinance are hereby repealed to
the extent of such conflict.

SECTION 6. This ordinance shall take effect immediately upon its passage and approval.

Attachments: Exhibit A Legal Description of the Property Exhibit B Form of
Ground Lease

Office of the City Clerk Page 2 of 68 Printed on 4/25/2024
powered by Legistar™


http://www.legistar.com/

File #: S02021-2899, Version: 1

EXHIBIT A Legal Description of the Property

See attached Survey, which may be subject to further revision.
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EXHIBIT B Form of Ground Lease

This instrument was prepared by and after recording,
should be returned to:

Assistant Corporation Counsel Real Estate and Land
Use Division Department of Law City of Chicago
121 N. LaSalle Street, Room 600 Chicago, lllinois 60602

GROUND LEASE

Boys & Girls Clubs of Chicago at the Joint Public Safety Training Center

This Ground Lease (this "Lease") is made as of the day of , 2021 (the
"Commencement Date"), by and between the City of Chicago ("City"), an lllinois municipal corporation and home rule unit
of government, acting by and through its Department of Assets, Information and Services ("Landlord"), and the Boys &
Girls Clubs of Chicago, an lllinois not-for-profit corporation ("Tenant").

RECITALS:

A. Landlord is the owner of fee simple title of the real property located in the City of Chicago, lllinois known
as the Joint Public Safety Training Center and having an address of 4443 West Chicago Avenue, Chicago, lllinois 60651
(the "Campus"). Pursuant to the ordinance
adopted by the City Council ofthe City on , 2021 and published in the Journal of
Proceedings of the City Council of such date on pages through , Landlord desires
to lease to Tenant, and Tenant desires to lease from Landlord, the portion of the Campus legally described on the survey
attached hereto as Exhibit A and depicted on the site plan attached hereto as Exhibit B and labelled "lease area" on both
exhibits (the "Property").

B. The City is in the process of developing a new, state-of-the-art public safety training academy on the
Campus Property as part of the City's continued efforts to provide the best tools, technology and training for its first
responders. A secondary goal of the City's development of the Campus is to serve as an anchor in the community and
provide opportunity for leadership development, academic success and healthy lifestyles for the community's youth.

C. Since 1902, Tenant has provided the City's youth with highly inclusive, positive

C. emotional, educational, physical, and cultural resources. Tenant intends to construct on the

C. Property, a [ ]-story recreational facility and adjacent grounds for youth (the "Development").

D. Landlord and Tenant have agreed to enter into this Lease in order to facilitate the construction and
operation of the Development.
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AGREEMENT:

ARTICLE 1

Lease of the PropertyrTerm of Lease

Landlord, for and in consideration of the rents to be paid and of the covenants and agreements hereinafter
contained to be kept and performed by Tenant, hereby leases to Tenant, and Tenant hereby leases from Landlord, the
Property, together with rights of access over and across the common areas ofthe Campus in common with Landlord and
other users and tenants thereof, subject to all conditions and easements of record, for the Term and upon the terms of

this Lease.

TO HAVE AND TO HOLD the same, for a term of Fifty-Five (55) years (the "Initial Term") commencing on the
Commencement Date and expiring on the day before the fifty-fifth (55™) anniversary ofthe Commencement Date (as may
be extended, the "Expiration Date"), as such Initial Term may be extended in accordance with Section 3.05 hereof (the
"Term"), unless this Lease shall sooner be terminated as hereinafter provided, upon and subject to the covenants,
agreements, terms, provisions, conditions and limitations hereinafter set forth, all of which Tenant covenants and agrees
to perform, observe and be bound by.

ARTICLE 2

Definitions

2.01 The terms defined in this Section shall, for all purposes of this Lease, have the following meanings:

a)
b)
c)

d)

"Affiliate" shall have the meaning given in Section 20.02.
"BGCC Parking" shall have the meaning given in Section 5.05.

"BGCC Play Area" shall have the meaning given in Section 5.05.

"Building" shall mean the [ ]-story recreational facility to be constructed on the

Property in accordance with plans and specifications that specifically comply with the design narratives and drawings and
schematic design set prepared in conjunction with that certain Feasibility Study ("Feasibility Study") by the Public
Building Commission, dated May 7, 2021.

e) "Campus" shall have the meaning given in Recital A.
f) "Construction Easement" shall have the meaning given in Section 5.05.
g) "Development” shall have the meaning given in Recital C
h) "Environmental Laws" shall have the meaning given in Section 19.02
(i) "Exacerbation” shall have the meaning given in Section 19.06.
Office of the City Clerk Page 5 of 68 Printed on 4/25/2024

powered by Legistar™


http://www.legistar.com/

File #: S02021-2899, Version: 1

() "Excluded Environmental Condition" shall mean' (i) all Pre-Existing Contamination except to the extent any
such Pre-Existing Contamination is exacerbated by the actions or

conduct of Tenant and/or its agents, contractors, subcontractors, employees, tenants, or invitees; (ii) any environmental
conditions in any public streets or rights of way in or adjacent to any portion of the Property except to the extent such
environmental conditions in such public streets or rights of way are caused, allowed or exacerbated by the actions or
conduct of Tenant and/or its agents, contractors, subcontractors, employees, tenants or invitees; (iii) any migration of
Hazardous Materials to the Property from another location not within the Property after the date of this Lease except to
the extent such migration is caused, allowed or exacerbated by the actions or conduct of Tenant and/or its agents,
contractors, subcontractors, employees, tenants or invitees; and (iv) any environmental condition caused by the Landlord
or its agents or contractors.

(k) "Governmental Function" means any regulatory, legislative, permitting, enforcement (including police power),
licensing or other functions which the City is authorized or required to perform in its capacity as a governmental authority
in accordance with applicable Requirements. The entering into this Lease and the performance by the City of its
obligations underthis Lease shall not be considered a "Governmental Function."

()  "Hazardous Condition" shall mean a failure to comply with Environmental Laws.
(m) "Hazardous Materials" shall have the meaning given in Section 19.02.

(n) "IEPA" means the lllinois Environmental Protection Agency.

(o) "Impositions" shall mean all taxes, assessments, special assessments, use and occupancy taxes, water and
sewer charges, rates and rents, charges for public utilities, excises, levies, license and permit fees and other charges,
general and special, ordinary and extraordinary, foreseen and unforeseen, of any kind or nature whatsoever, which shall
or may during the Term be assessed, levied, charged, confirmed or imposed upon or become payable out of or become a
lien on the Property or Tenant Property, or any part thereof, or any appurtenances thereto; provided, however, that if at
any time during the Term the present method of taxation or assessment shall be so changed that there shall be
substituted in whole or in part for the types of taxes, assessments, levies, assessed or imposed on real estate and the
Improvements thereon a capital levy or other tax levied, assessed or imposed on the. rents received by Landlord from
said real estate or the rents reserved herein or any part thereof, then any such capital levy or other tax shall, to the extent
that it is so substituted, be deemed to be included within the term "Impositions."

(p) "Improvements" shall mean the Building and Ultilities constructed or installed by Tenant after the
Commencement Date on the Property and in the BGCC Play Area, including any fencing erected around the BGCC Play
Area and, subject to Landlord's prior written consent, which consent shall not be unreasonably withheld, conditioned, or
delayed, any other improvements erected or located on the Property by Tenant after the Commencement Date.

(q) "Leasehold Estate" shall mean the real property interest conveyed and created by this Lease.

(r) "No Further Remediation Letter" or "NFR" means a final comprehensive "No Further Remediation" letter
issued by the IEPA, as amended or supplemented from time to time.

(s) "Person" shall mean any person, corporation, partnership, limited liability company or other legal entity.

(t) "Plans and Specifications" shall mean the plans and specifications for the construction ofthe Development,
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which plans and specifications comply with the Feasibility Study and have been approved by Landlord and, which plans
and specifications may not be amended in any material respect without the written consent of Landlord, which consent
shall not be unreasonably withheld, conditioned, or delayed.

(u) "Pre-Existing Contamination" shall have the meaning given in Section 19.06.
(v) "Property" shall have the meaning given in Recital A.

(w) "Protected Persons" shall mean Landlord or Tenant, as the context so requires, and such party's respective
members, managers, partners, officers, directors, agents, employees, advisors, attorneys, consultants and Affiliates.

(x) "RAP Approval Letter" shall mean a remedial action plan approval letter issued by the IEPA.

(y) "Requirements" shall mean any and all present and future laws, statutes, ordinances, codes, rules,
regulations, orders or other requirements of any governmental authority and of any applicable fire rating bureau or other
body exercising similar functions, applicable to or affecting the Property, or any part thereof, including without limiting the
generality of the foregoing, Environmental Laws and the Municipal Code of the City.

(z)  "SRP" shall have the meaning given in Section 5.01.
(aa) "Tenant Property" shall mean the Leasehold Estate and Improvements.

2.02 For purposes of this Lease, whenever the circumstances or the context of this Lease so requires, the
singular shall be construed as the plural, the masculine shall be construed as the feminine and/or the neutral and vice
versa The terms "include," "including" and similar terms shall be construed as if followed by the phrase, ' without
limitation," or "but not limited to," as applicable, the terms "herein," "hereof," "hereunder" and like terms shall be taken as
referring to this Lease in its entirety and shall not be limited to any particular section or provisions; all references to
Sections, subdivisions, and Exhibits shall, unless the context otherwise expressly requires, be deemed references to

Sections hereof and subdivisions thereof, and to Exhibits attached and made a part hereof.
ARTICLE 3

Rent/Renewal Terms/Continued Relationship

1 Rent Tenant shall pay to Landlord fixed rent at the rate of One Dollar ($1.00) for each year of the Initial
Term ("Rent"). Tenant shall pay such Rent in full, in the amount of $55.00, concurrently with the execution of this Lease.

2 Net Lease. Under no circumstances or conditions, whether now existing or hereafter arising, or
whether'beyond the present contemplation of the parties, shall Landlord be expected or required to make any payment of
any kind whatsoever hereunder or be under any other obligation or liability hereunder except as otherwise expressly set
forth herein or required by applicable Requirements.

3 Reimbursements to Landlord. Tenant shall reimburse Landlord for all reasonable expenditures, costs,
expenses and fees, including reasonable and documented attorneys' fees, made or incurred by Landlord in curing any
Event of Default of Tenant. Such amounts shall become due upon receipt by Tenant of Landlord's written notice stating
the amount of such expenditures, costs, expenses and fees incurred by Landlord and including paid invoices therefor.

4 Interest on Overdue Amounts. All amounts due to Landlord hereunder that are not paid when due, shall
bear interest at the lesser of 5% per annum or the maximum rate allowed by law from the due date to the date received
by Landlord. Such interest shall be payable by Tenant to Landlord upon demand. The collection of such interest by
Landlord shall not limit or modify any other right or remedy of Landlord under this Lease or otherwise available to
Landlord by reason of Tenant's failure to pay such amount when due or by reason of any other Event of Default.
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5 Renewal Term. Tenant is hereby granted two (2) options to extend the term of this Lease for ten (10)
additional years each (each a "Renewal Term"), for a total Term of seventy-five (75) years, provided that each of the
following conditions is first satisfied: (i) Tenant shall notify Landlord in writing no less than three hundred and sixty-five
(365) days prior to the then-existing Expiration Date of Tenant's intention to exercise such option to extend (the "Renewal
Notice"), (ii) Tenant shall prepay Rent of One Dollar ($1.00) for such Renewal Term at the time Tenant exercises such
option to extend, (iii) at the time of such Renewal Notice, as well as on the commencement date of such Renewal Term,
Tenant must be operating at the Property and in the Building in accordance with the terms of this Lease, and (iv) no
Event of Default shall have occurred and be continuing.

6 Continued Relationship After the Term. The parties agree to cooperate and use good faith efforts to
continue their relationship after the expiration of the Term. That continued relationship may (i) allow Tenant to purchase
the Development on mutually agreeable and commercially reasonable terms if the City has no redevelopment plans for
the Campus or subsequent intended use for the Property or (ii) involve a cooperative and collaborative effort to locate an
alternative location for a comparable facility to be constructed and operated by Tenant in the general vicinity ofthe
Campus or, at the option of Tenant, elsewhere in the City of Chicago on land that is then owned by the City and in a
location reasonably requested by Tenant.

ARTICLE 4

Impositions

4.01 Payment. Throughout the Term, Tenant shall pay or cause to be paid, as and when the same become due,
all Impositions, except that:

a) All Impositions attributable on the accrual basis to a calendar year or other period for which this Lease is
in effect for less than the entire calendar year or other period shall be equitably apportioned (taking into account that
Landlord may be entitled to exemptions or abatements) consistent with the time a party hereto held its respective
interests in the Property and Improvements;

b) Where any Imposition is permitted by law to be paid in installments, Tenant may pay such Imposition in
installments, as and when each such installment becomes due (Tenant acknowledges and agrees that Tenant is
obligated to pay all such installments of any Imposition

11VI 1S 1791421 -L.' 'WW 06J5S

from which Landlord is or would be exempt, whether such installment is due prior to or after the Expiration Date or the
date of any earlier termination of this Lease); and

(c) Where any Imposition is entitled to an abatement, refund, exemption or other diminution or reduction under
law, whether available to Landlord or Tenant, the parties shall use reasonable efforts, at Tenant's sole expense, to cause
such benefits to be afforded to Tenant under this Lease.

2 Deposit of Impositions.

a) Tenant shall timely pay, as additional rent, all Impositions, and all premiums on insurance required to be
carried under Article 7, as and when the same are ascertainable, billed, and due and payable without interest, penalty or
fine. Within thirty (30) days after Landlord's written request, Tenant shall deliver reasonable proof of such payment to
Landlord.

b) To the extent required by applicable law, during the continuance of any Event of Default, Tenant agrees to
deposit with Landlord on the first day of each and every month during such default period one-twelfth (1/12) of (a) all
Impositions due and payable by Tenant during the next succeeding 12-month period, based on the most recent
ascertainable Impositions, plus (b) annual premiums-on insurance policies required to be carried by Tenant under Article
7. Further, upon the occurrence and continuance of any Event of Default, Tenant shall deposit, at least thirty (30) days
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priorto the due date of any Imposition, such additional amount as may be necessary to provide Landlord with sufficient
funds in such deposit account to pay each such Imposition and annual insurance premium at least thirty (30) days in
advance ofthe due date thereof. The rights granted hereunder to Landlord shall not be exclusive to Landlord's rights and
remedies following the occurrence and continuance of an Event of Default by Tenant. Landlord shall have no obligation to
pay interest to Tenant on any amounts deposited by Tenant. Landlord shall apply any such deposits for the purpose held
not later than the last day on which any such charges may be paid without interest or penalty. If, at any time, the amount
of any Imposition or insurance premium is increased or Landlord receives reliable information from a governmental
authority or insurer, as applicable, that an Imposition or insurance premium will be increased, and if the monthly deposits
then being made by Tenant for such item (if continued) would not produce a fund sufficient to pay such item thirty (30)
days prior to its due date, such monthly deposits shall thereupon be increased and Tenant shall deposit with Landlord, on
demand by Landlord, additional sums in an amount which, when added to the monies then on hand for the payment of
said item plus the increased one-twelfth (1/12) payments, shall be sufficient to pay such item at least thirty (30) days
before the same becomes due and payable.

3 Contest of Impositions. Tenant may, if it desires, contest the validity or amount of any Imposition, in whole
or in part, by an appropriate proceeding diligently conducted in good faith. Tenant may conduct such a contest only after
payment of the challenged Imposition or Tenant shall, at least fifteen (15) days prior to the date such Imposition is due: (i)
have deposited with an escrow agent reasonably acceptable to Landlord an amount sufficient to pay such contested
Imposition, together with interest and penalties thereon, which amount shall be applied to the payment of such
Imposition, interest and penalties when the amount thereof shall be finally fixed and determined; or (ii) have provided to
Landlord a bond, letter of credit or other security reasonably acceptable to Landlord. Nothing herein contained, however,
shall be construed as to allow such Imposition to remain unpaid for such length of time as shall permit the Property, or
any part thereof, or the lien thereon created by such Imposition, to be sold or forfeited for the nonpayment of the same. If
the amount so deposited as aforesaid shall exceed the amount of such Imposition, interest and penalties when finally
fixed and determined, the excess (or the entire

amount if no such payment is required) shall be released from the escrow to Tenant, or in case there shall be a
deficiency, the amount of such deficiency shall be forthwith paid by Tenant.

4 Reduction of Impositions. Tenant, at its expense, may, if it shall so desire, endeavor at any time or times,
upon prior written notice to Landlord, to obtain a lowering of the assessed valuation upon the Property for the purpose of
reducing taxes thereon and, in such event, Landlord will offer no objection and, at the request of Tenant, will cooperate
with Tenant, but without expense to Landlord, in effecting such a reduction. Tenant shall be authorized to collect any tax
refund payable as a result of any proceeding Tenant may institute for that purpose and any such tax refund shall be the
property of Tenant to the extent to which it may be based on a payment made by Tenant, subject, however, to the
apportionment provisions contained in Section 4.01, after deducting from such refund the costs and expenses, including
legal fees, incurred in connection with obtaining such refund.

5 Joinder of Landlord. Landlord shall not be required to join in any action or proceeding referred to in
Sections 4.03 or 4.04 unless required by law or any rule or regulation in order to make such action or proceeding
effective, in which event, any such action or proceeding may be taken by Tenant in the name of, but without expense to,
Landlord. Notwithstanding the foregoing, Landlord shall execute within a reasonable period of time, when and as required
and as requested to do so by Tenant in writing, all applications, affidavits and other documents required to obtain or
maintain any tax abatement or exemption or other reduction in any Imposition which may be available. Notwithstanding
the foregoing, the Tenant shall be liable to pay all Impositions not abated or exempted through any governmental
authority processes. Tenant hereby agrees to indemnify, defend and hold harmless Landlord from and against all costs,
expenses, claims, loss or damage, including reasonable and documented attorney's fees, by reason of, in connection
with, on account of, growing out of, or resulting from, any such action or proceeding.

6 Tax Divisions. Within thirty (30) days following the execution and delivery of this Lease, Tenant shall send
notification to the Cook County Assessor's Office, Exemption Department, via certified mail, return receipt requested (with
a copy to the City, Department of Assets, Information and Services) of the creation of the Leasehold Estate in accordance
with 35 ILCS Sections 200/15-20, 200/9-185 and 200/9-265. Upon receipt of such notice, the Cook County Assessor's
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Office may create a new PIN for the Leasehold Estate in accordance with 35 ILCS 200/9-195. Should the Cook County
Assessor's Office not create a new PIN for the Leasehold Estate, then to the extent required by applicable law, Tenant
shall, with the cooperation of Landlord and within one hundred eighty (180) days ofthe Commencement Date, file or
cause to be filed a petition for a real estate tax division segregating (a) the Landlord's fee interest in the Property from the
Tenant Property, (b) the Property from land owned by Landlord other than the Property ("Other Land"), and (c) the
Tenant's Leasehold Estate from any other leasehold estates created on Other Land within the Campus, such that a new,
separate tax parcel designation is assigned to the Tenant Property (and excluding the Other Land and any other
leasehold estates created on the Other Land). Until such tax parcel redesignation occurs, Tenant agrees to pay or cause
to be paid, when due (or, if paid by Landlord, to reimburse Landlord upon demand for) any property taxes attributable to
the Property, or any portion thereof, and any Improvements thereon that are taxed as part of a shared tax parcel Landlord
or Tenant may, if either shall so desire, contest the validity or amount of any such taxes, in whole or in part, by an
appropriate proceeding diligently conducted in good faith. Any such contest by Tenant shall be in accordance with Section
4.01. Tenant will promptly forward on to Landlord copies of any property tax bills it receives covering the Other Land,
which shall be the Landlord's responsibility to resolve.

ARTICLE 5

Improvements/Easements

1 Required Improvements. Subject to force majeure and the terms of Section 21.01, Landlord delays, and
Landlord's completion of all site preparation, earth moving, grading, and leveling, and if applicable, issuance of a RAP
Approval Letter and any remediation required by such RAP Approval Letter, except the construction of any engineered
barrier on the Property so long as such barrier requirement can be satisfied by the ordinary foundation of the
Improvements, except as otherwise required in Section 21.01, Tenant hereby covenants and agrees to commence and
diligently pursue the construction of the Improvements on the Property in accordance with the Plans and Specifications,
and obtain a certificate of occupancy from the City, in accordance with the terms of this Lease. If Landlord enrolls the
Property in the IEPA's Site Remediation Program ("SRP"). Tenant shall have no such obligation to commence
construction until Landlord obtains the RAP Approval Letter and completes any remediation required by such RAP
Approval Letter, except the construction of any engineered barrier on the Property so long as such barrier requirement
can be satisfied by the ordinary foundation of the Improvements, except as otherwise required in Section 21.01. In the
event the RAP Approval Letter, or any No Further Remediation Letter, imposes conditions that increase the cost of
construction, maintenance, or operation of the Improvements, Landlord either (a) shall bear such additional costs or (b) if
such costs exceed $75,000 per occurrence, may terminate this Lease. Notwithstanding the foregoing, any required
engineered barrier in the BGCC Play Area as such term is defined in Section 5.05, will be subject to the terms of Section
21 01 and installed at Landlord's sole cost and expense. In all other respects, Tenant hereby agrees to the bear the cost
of Tenant's compliance with Sections 21.01, 21.02, 21.04, 21.05 and 21.06. Landlord agrees that, upon receipt of written
request from Tenant, Landlord will cooperate with Tenant in applications for permits, licenses or other authorizations
required for the Improvements; provided, however, that all expenses in connection therewith shall be borne by the Tenant.
Landlord agrees that within a reasonable period of time after receipt of a written request from Tenant, Landlord will, if
required, join in any and all applications for permits, licenses or other authorizations required by any governmental or
other body claiming jurisdiction in connection with any work which the Tenant may do hereunder. All grants for easements
for electric, telephone, gas, water, sewer and such other public utilities and facilities as may be reasonably necessary in
the operation of the Building shall be subject to Landlord's prior written consent, which consent shall not be unreasonably
withheld, conditioned, or delayed. Notwithstanding the foregoing, nothing herein shall relieve the Tenant from the
responsibility of achieving Final Completion. "Final Completion" shall mean (1) delivery by Tenant to Landlord of a final
certificate of occupancy from the City with respect to the Development and (2) delivery by Tenant to Landlord of a
certificate of final completion ("Certificate of Completion") from the Tenant's architect with respect to the Development.

2 Other Capital Improvements. With respect to any Major Capital Improvement other than the
Improvements on the Property in accordance with the Plans and Specifications, and any improvement that increases the
square footage of the footprint ofthe Building ("Building Increase"), Tenant shall not commence construction unless
Landlord shall have specifically approved such Major Capital Improvement or Building Increase, as the case may be, and
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Tenant has complied with Section 5.03, provided that Landlord's prior written consent shall not be unreasonably withheld,
conditioned, or delayed. A "Major Capital Improvement" is a capital improvement involving an estimated cost of more
than $300,000.00, and shall include building additions, alterations, renovations, restorations, or replacements, whether or
not required to be made in compliance with Tenant's obligations under this Article, or in connection with a
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Restoration made under Article 8 as a result of damage or destruction, or under Article 12 as a result of any taking
pursuant to eminent domain. Notwithstanding the foregoing, Landlord's consent under this Article 5 shall not be required
in connection with: (i) a Restoration of the Improvements under Article 8 or Article 12 to the condition that existed
immediately prior to the casualty or condemnation; or (ii) a capital improvement that is required pursuant to
Requirements.

3 Major Capital Improvements and Building Increase Requirements. Prior to the commencement of any
Major Capital Improvement or Building Increase, the following shall be submitted to Landlord

a) complete plans and specifications for the Major Capital Improvement or Building Increase, as the
case may be, prepared by a licensed architect which plans shall also include landscaping plans and specifications;

b) copies of all permits and licenses for the construction of the Major Capital Improvement or Building
Increase, as the case may be, issued by the appropriate governmental authority; and

c) a signed construction contract or contracts for all of the work, material and equipment comprising the
Major Capital Improvement or Building Increase, as the case may be, in accordance with the plans and specifications
delivered pursuant to Section 5.03(a), together with appropriate property and liability insurance policies.

4 Demolition. Except in connection with a Restoration under Articles 8 or 12, Tenant shall not demolish the
Improvements, including any improvements to such Improvements required under Section 5.01 or any Major Capital
Improvements or Building Increase, as the case may be, permitted under Section 5.02, without the prior written consent
of Landlord.

5 Easement Grants by Landlord. Landlord hereby grants Tenant during the Term the following easements,
which shall be deemed to be covenants appurtenant, running with the land and running with the Leasehold Estate, and
shall inure to the benefit of and be binding on Tenant and Landlord: (i) a non-exclusive access easement from the
Campus' 4443 Chicago Avenue entrance to the Development and to the BGCC Parking (as defined below), (ii) an
exclusive parking easement over the parking stalls depicted and labeled on Exhibit B as
"BGCC Parking Area" [Exhibit B to be updated], (iii) an exclusive easement over property legally described on Exhibit A
and depicted on Exhibit B as "easement area" ("BGCC Play Area"), and
(iv) a non-exclusive parking easement over the parking stalls depicted and labeled on Exhibit
B as "BGCC Van and Bus Parking Area" [Exhibit B to be updated]. Landlord may reconfigure the size and markings of the
BGCC Parking Area and the BGCC Van and Bus Parking Area using reasonable discretion, provided that Landlord shall
not unreasonably interfere with Tenant's ongoing use and operation of the Property, the BGCC Parking Area or the BGCC
Van and Bus Parking Area. Landlord and Tenant may mutually agree to reconfigure the size and location of the BGCC
Play Area and amend this Lease to evidence such reconfiguration. Tenant shall, subject to Landlord's prior written
approval, which approval shall not be unreasonably withheld, conditioned, or delayed, install the final ground covering on
the BGCC Play Area, after Landlord completes all related environmental remediation work and installs any required
environmental barrier, pursuant to Section 21.01, and any Required Landscaping, as defined in Section 6.10. Tenant shall
maintain the BGCC Play Area, including any engineered barrier in accordance with Section 21.04, the final ground
covering, any equipment and fencing erected thereon and any Required Landscaping Any fencing erected on the BGCC
Play Area shall comply with the Feasibility Study and be subject to Landlord's prior written consent, which consent shall
not be
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unreasonably withheld, conditioned, or delayed. Further, Landlord shall pay Tenant an allowance toward the
cost of the built fencing in the amount of $135 per linear feet, which allowance shall not exceed $40,000 in total
Subject to Landlord's review and prior written consent, which consent shall not be unreasonably withheld,
conditioned, or delayed, Landlord will grant utility easements that may be required by a public or private utility
in order to provide utility service to the Property across, under or through the Campus. Upon execution of this
Lease until the date that Final Completion is achieved, Landlord hereby grants Tenant a non-exclusive access
easement over property depicted and labeled on Exhibit B as "Construction Easement Area" [Exhibit B to be
updated].

5.06 Easement Grant by Tenant. Tenant hereby grants Landlord during the Term the following easement, which
shall be deemed to be a covenant appurtenant, running with the land, and shall inure to the benefit of and be binding on
Landlord: a non-exclusive, blanket access easement over the Property and Development for Landlord to perform any
obligations related to the Excluded Environmental Conditions or, on any emergency basis, as reasonably determined by
Landlord, in Landlord's sole but reasonable discretion.

ARTICLE 6

Use/Maintenance/Alterations/Repairs

6.01 Condition of Property. Tenant has leased the Property after a full and complete examination thereof,
including its present and proposed uses and restrictions ("Citv Operations"), and acknowledges (a) that odors from the
nearby waste transfer station are conspicuous at the Property and (b) the proposed indoor and outdoor facilities at the
Campus will be used for weapons training and fire suppression training, which will create, among other things, sounds,
smoke and odors that are audible, observable and conspicuous at the Property, and, except for Excluded Environmental
Conditions and Landlord's obligations as set forth in Section 5.01 and elsewhere in this Lease, Tenant ac