GROUND LEASE

between

BATTERY PARK CITY AUTHORITY,
Landlord
and

DEMATTEIS BATTERY PARK
ASSOCIATES LLC,

Tenant

Premises
Site 13, Battery Park City

Dated as of June \} , 1889

672645.5



ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE
ARTICLE

ARTICLE

672645.5

TABLE OF CONTENTS

Page

1

DEFINITIONS L it i s it eeneeenaceasseenaaneasonsssasansas 1
2

PREMISES AND TERM OF LEASE ..ttt it itirtnennsseasnas 15
3

= 0 1 16
4

IMPOSTITIONS b ittt ittt e cneaasenaessanenossascnnanes 24
5

DEPOSITS FOR IMPOSITIONS .. ..ttt tieersennannnesons 30
6

LATE CHARGES .. it ittt tntneectosaceceenasssosnacansanss 32
7

INSURANCE & ittt ettt et s oeaeenceaneeeeeennseacnnnanns 33
8

USE OF INSURANCE PROCEEDS ...ttt ittt nncnennns 40
9

CONDEMNAT ION .. it ittt ittt et s e tneceeenanosaannness 48
10

ASSIGNMENT, SUBLETTING, MORTGAGES, ETC ............ 53
11

CONSTRUCTION OF BUILDING ...t v it ittt it tteneennne.. 67
12

2 0 2 84
13

CHANGES, ALTERATIONS AND ADDITIONS .....viieeneun.. 85
14

REQUIREMENTS OF PUBLIC AUTHORITIES AND

OF INSURANCE UNDERWRITERS AND POLICIES;

COMPLIANCE WITH MASTER LEASE ...ttt iennnnnnenenn 91



ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

ARTICLE

672645.5

15

EQUIBMENT . s st e e veeeesame e eeeeeeeeeseannnnnnnens 92
16

DISCHARGE OF LIENS; BONDS .. euevnuuunnnneneneeennn. 93
17

REPRESENTATIONS; POSSESSION . @vveeverrecenenennnnn. 95
18

LANDLORD NOT LIABLE FOR INJURY OR DAMAGE, ETC ..... 96
19

INDEMNIFICATION OF LANDLORD AND OTHERS ............ 97
20

RIGHT OF INSPECTION, ETC ..vvuvnnnennneneennnnnns 100
21 |

LANDLORD'S RIGHT TO PERFORM TENANT'S COVENANTS 101
22 |
NO ABATEMENT OF RENTAL .t uuvusnmnnnnnnnnnnennnnn. 102
23

PERMITTED USE; NO UNLAWFUL OCCUPANCY ............. 102
24

EVENTS OF DEFAULT; CONDITIONAL LIMITATIONS,

REMEDIES, ETC. «teuunnunnnnnnnnnnnnannenenennn. 103
25

NOTICES '+t v v vvetnteeeaeaeeeeee e anns 114
26

CONSTRUCTION AND MAINTENANCE OF THE CIVIC FACILITIES

................................................. 115

27

STREETS .+ttt vvvseesnnteetannnaneee e, 123
28

STREET WIDENING . 'rvvevvvnnnenneenenennn. 123
29 |

SUBORDINATION; ATTORNMENT . ..vvvrurnnnnnennnnn... 124

ii



30

ARTICLE
EXCAVATIONS AND SHORING v v vvomvesmmemnneanns 125
ARTICLE 31 |
CERTIFICATES BY LANDLORD AND TENANT . .vvvunnnn... 126
ARTICLE 32 |
CONSENTS AND APPROVALS -« venevnenanannaneennns. 127
ARTICLE 33 SURRENDER AT END OF TERM .« v vovoormee e, 129
ARTICLE 34
ENTIRE AGREEMENT - v vveeesvmeee e e 130
" ARTICLE 35
QUIET ENJOYMENT -« v v v v e eee et eeee e oo 130
ARTICLE 36
ARBITRATION v vne e venee e e e e e e 130
ARTICLE 37
INVALIDITY OF CERTAIN PROVISIONS . vvovoomnnnnnn... 132
ARTICLE 38
FINANCIAL REPORTS .« v v ve v s e 132
ARTICLE 39
RECORDING OF MEMORANDUM . . v sve s e oo 134,
ARTICLE 40
NO DISCRIMINATION v uune e e i 134
ARTICLE 41
MISCELLANEOUS .+ st vsvnee e e e oo 136
ARTICLE 42
LETTERS OF CREDTIT v vvvoeerme e oo 142
SCHEDULE

Schedule 1 - Rent Schedule

EXHIBI

Exhibit
Exhibit
Exhibit
Exhibit

672645.5

A - Description of Land

B - Title Matters

C - Intentionally Omitted

D - Affirmative Action Program

iii



Exhibit E - Affirmative Fair Marketing Program
Exhibit F - Guaranty of Completion

672645.5 iv



: | n
AGREEMENT OF LEASE (this "Lease") made as of the |T

day of June, 1999 Dbetween BATTERY PARK CITY AUTHORITY

("Landlord"), . a body corporate and politic constituting a public
benefit corporation of the State of New York having an office at
One World Financial Center, New York, New York 10281, and
DEMATTEIS BATTERY PARK ASSOCIATES LLC ("Tenant"), a New York
limited liability company having an office at EAB Plaza,
Uniondale, New York 11556.

WIINESSETLTBS:

It is hereby mutually covenanted and agreed by and
between the parties hereto that this Lease is made upon the
terms, covenants and conditions hereinafter set forth.

RTICLE
DEF TIONS

The terms defined in this Article 1 and in Article 42
shall, for all purposes of this Lease, have the following
meanings and the meanings set forth in Article 42.

"Adjusted Tax FEguivalent"™ shall have the meaning

provided in Sectiopn 3.02(c).

"Affiliate" shall mean (i) (a) any Person (hereinafter
defined) that has, directly or indirectly, an ownership interest
in Tenant or (b) any Person in which Tenant or an Affiliate of
Tenant by virtue of clause (a) of this definition, has an
ownership interest, and (ii) any individual who is a member of
the immediate family (whether by birth or marriage) of an
individual who is an Affiliate, which includes for purposes of
this definition a spouse; a brother or sister of the whole or
half blood of such individual or his spouse; a lineal descendant
or ancestor (including an individual related by or through legal
adoption) of any of the foregoing or a trust for the benefit of
any of the foregoing. :

"Apartment Corporation"™ shall have the meaning set forth
in the Cooperative Plan (hereinafter defined).
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"Applicable Percentage" shall mean (A) with respect to’

the first Lease Year (hereinafter defined) in the Second Period,
Third Period, Fourth Period and Fifth Period (each as hereinafter
defined), one hundred and three percent (103%), (B) with respect
to the second Lease Year in the Second Period, Third Period,
Fourth Period and Fifth Period, one hundred and six percent
(106%), (C) with respect to the third lease Year in the Second
Period, Third Period, Fourth Period and Fifth Period, one hundred
and nine percent (109%), (D) with respect to the fourth Lease
Year in the Second Period, Third Period, Fourth Period and Fifth
Period, one hundred and twelve percent (112%), (E) with respect
to the fifth Lease Year in the Second Period, Third Period,
Fourth Period and Fifth Period, one hundred and fifteen percent
(115%), (F) with respect to the sixth Lease Year in the Second
Period, Third Period, Fourth Period and Fifth Period, one hundred
and eighteen percent (118%), (G) with respect to the seventh
lLease Year in the Second Period, Third Period, Fourth Period and
Fifth Period, one hundred and twenty-one percent (121%), (H)y with
respect to the eighth Lease Year in the Second Period, Third
Period, Fourth Period and Fifth Period, one hundred and twenty-
four percent (124%), (I) with respect to the ninth Lease Year in
the Second Period, Third Period, Fourth Period and Fifth Period,
one hundred and twenty-seven percent (127%) and (J) with respect
to the tenth through fifteenth Lease Years in the Second Period,
Third Period, Fourth Period and Fifth Period, one hundred and
thirty percent (130%).

"Approved Remedies" shall have the meaning provided in
Section 26.04(a).

"Architects shall mean Schuman, Lichtenstein, Clamen,
Efron or Hardy Holzman Pfeiffer Associates or any other architect
or architectural firm approved by Landlord, which approval
(i) shall not be unreasonably withheld and (ii) shall be deemed
given in accordance with the provisions of Section 32.02(c).

"Base Rent" shall have the meaning provided in Section
3.01(a).

"Building" shall mean the building, including footings
and foundations, Equipment (hereinafter defined) and other
improvements and appurtenances of every kind and description
hereafter erected, constructed, or ©placed upon the Land
(hereinafter defined) including, without limitation, Capital.
Improvements (hereinafter defined), and any and all alterations
and replacements thereof, additions thereto and substitutions
therefor.
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"Business Days" shall mean any day which is not a
Saturday, Sunday or a day observed as a holiday by either the

State of New York or the federal government.

".gpizai Improvement” shall have the meaning provided in
Section 13.01. : :

"Certificate of Occupancy" shall mean a certificate of
occupancy issued by the Department of Buildings of New York City

pursuant to Section 645 of the New York City Charter or other
similar certificate issued by a department or agency of New York

City.

"Civic Facilities™ shall have the meaning provided in
Section 26.01 (a

"Civic Facilities Budget" shall have the meaning
provided in Section 26.05(b).

"Civic Facilities Payment" shall have the meaning
provided in Section 26.05(a).

"Commencement Date" shall mean the date of this Lease.

"Commencement of Construction" shall mean the date upon

which on-site construction of the Building shall commence,
including any excavation or pile driving but not including test
borings, test pilings, surveys and similar pre-construction
activities.

"Completion of the Building" shall mean the issuance of

a temporary or permanent Certificate or Certificates of Occupancy
for the Building and (i) if the Premises (hereinafter defined)
shall be used for rental purposes, the actual occupancy by bona
fide Subtenants (hereinafter defined) under wvalid Subleases
(hereinafter defined) of eighty percent (80%) of the rentable
residential units and fifty percent (50%) of any rentable non-
residential space in the Building or (ii) if Tenant's estate in
the Premises shall have been submitted to a cooperative form of
ownership (x) satisfaction by Tenant of the provisions of Section
10.01(e) (i), (y) the assignment by Tenant of its interest in this
Lease to the Apartment Corporation and (z) consummation of the
sale by Tenant (or any holder of unsold shares) of such number of
the Cooperative Apartments (hereinafter defined) to bona fide
purchasers pursuant to purchase or subscription agreements
theretofore delivered to Landlord as shall be required to declare
the Cooperative Plan effective pursuant to all applicable
requirements or (iii) if Tenant's estate in the Premises shall
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have been submitted to a condominium form of ownership, the
declaration of the effectiveness of the Condominium Plan pursuant
to all applicable Reguirements.

_ "Condominium Act" shall mean Article 8-B of the Real
Property Law of the State of New York or any statute in lieu

thereof.

"Condominium Plan” shall mean any plan of Tenant to
submit Tenant's leasehold estate in the Premises to condominium
ownership, together with all amendments, modifications and

supplements thereto.

"Construction Agreements"” shall mean agreements for

construction, Restoration {hereinafter defined), Capital
Improvement, rehabilitation, alteration, repair or demolition
performed pursuant to. this Lease. :

"Construction Commencement Date”™ shall mean the date
which is thirty (30) days from the later to occur of (i)the date

on which Landlord shall have approved the Construction Documents
(hereinafter defined) pursuant to _eg;;gg_il_ggigL or (ii) the
" Escrow Release Date (hereinafter defined).

"Construcglon Documents" shall have the meaning provided
in Section 11.02

"Consumer Price Index" or "CPI" shall mean the
Consumer Price Index for All Urban Consumers published by the

Bureau of Labor Statistics of the United States Department of
Labor, New York, N.Y. - Northeastern N.J. Area, 211 Items (1982-
84 = 100),. or any successor or substitute index thereto,
appropriately adjusted; provided that if there shall be no
successor index and the parties shall fail to agree upon a
substitute index within thirty (30) days, or if the parties shall
fail to agree upon the appropriate adjustment of such successor
or substitute index within thirty (30) days, a substitute index
or the appropriate adjustment of such successor or substitute
index, as the case may be, shall be determined by arbitration

pursuant to Article 36.
"Cooperative Apartment"” shall mean each apartment in the

Building offered pursuant to the Cooperative Plan.

"Cooperative Plan" shall mean the plan to submit
Tenant's leasehold estate in the Premises to cooperative

ownership, together with all amendments, modifications and
supplements thereto.
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"Corrected PILOT" shall have the meaning provided in
Section 3.02(b). ‘

"Default" shall mean any condition or event which
constitutes or, after notice or lapse of time, or both, would
constitute an Event of Default (hereinafter defined).

"Deficiency" shall have the meaning provided in
Section 24.04(c).

"Depository" shall mean a savings bank, a savings and
loan association or a commercial bank or trust company which
would qualify as an Institutional Lender (hereinafter defined),
designated by Tenant and approved by Landlord, which approval
shall not be unreasonably withheld (and which approval shall be
deemed given in accordance with' the provisions of
Section 32.02(c)), to serve as Depository pursuant to this Lease,
provided all funds held by such Depository pursuant to this Lease
shall be held in an interest bearing account or instrument held .
in New York City. In the event Tenant shall have failed to
designate a Depository within ten (10) Business Days after
request of Landlord, Depository shall be the Instituytional Lender
holding the Mortgage having the highest priority (or, if such
Institutional Lender is an Affiliate of Landlord or Tenant or
declines to act as Depository, the Institutional Lender holding
a Mortgage with the next highest priority that is not an
Affiliate of Landlord or Tenant and which desires to act as
Depository) . If there shall be no such Institutional Lender,.
. Landlord shall have the right to designate such Depository.

: "Design/Construction Period Letter of Credit" shall have
the meaning provided in Section 11.12.

"Design Development Plans" shall have the meaning
provided in Section 11.02(b).

"Design Guidelines"™ shall mean the 1997 Design
Guidelines for the Battery Place Neighborhood, as the same may
hereafter be amended, modified or supplemented.

"Due Date" shall mean, with respect to an Imposition
(hereinafter defined), the last date on which such Imposition can
be paid without any fine, penalty, interest or cost being added
thereto or imposed by law for the non-payment thereof.

"Enclosure of Building“ shall mean that all masonry,
perimeter walls and window frames with glazing have been

substantially completed from the third floor to the top floor of
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the Building, except tempofary exterior elevator and/or hoist
cut-outs and renting office access stairs and entrance.

"Environm at " shall mean all federal, state
and local laws, rules and regulations, whether now existing or
hereafter enacted or promulgated, regulating, relating to or
imposing liability or standards of conduct concerning any
hazardous, toxic or dangerous waste, substance or material or the
protection of the environment, including, without limitation: (1)
Comprehensive Environmental Response, Compensation and Liability
Act of 1980, 42 U.S.C. §%601 et seg.(known as CERCLA or
Superfund) as amended by the Superfund Amendments and
Reauthorization Act of 1986 (known as SARA); (2) Solid Waste
Disposal Act, 42 U.S.C. §6901 et seg. (known as SWDA) as amended
by Resource Conservation and Recovery Act (known as RCRA); (3)
National Environmental Policy Act, 42 U.S5.C. §4321 et seg. (known
as NEPA); (4) Toxic Substances Control Act, 15 U.S.C., §2601 et
seg. {known as TSCA); (5) Safe Drinking Water Act, 42 U.S.C.
§300(f) et seqg. (known as Public Health Service Act, PHSA); (6)
Refuse Act, 33 U.S.C. §407 et seqg.; (7) Clean Water Act, 33
‘U.S.C. §1251 et seqg. (known as Federal Water Pollution Control
Act, FWPCA); (B) Clean Air Act, 42 U.S.C. §7401 et seg. (known as
CAA); (89) The Emergency Planning and Community Right-to-Know Act
of 1986, 42 U.S5.C.§1101 et seg. (known as EPCRTKA); (10) the
Occupational Safety and Health Act, 29 U.S.C. §651 et seq. (known
as OSHA); and (11) the New.York Environmental Conservation law,
§1-0101 et seg. (known as ECL).

"Equipment" shall mean all fixtures incorporated in the
Premises, including, without 1limitation (i) all machinery,
dynamos, boilers, heating and lighting eqguipment, pumps, tanks,
motors, air conditioning compressors, pipes, conduits, fittings,
ventilating and communications apparatus, elevators, escalators,
incinerators, garbage compactors, antennas, computers, sensors
and (i1) laundry equipment and refrigerators, stoves,
dishwashers and other major kitchen appliances, except to .the
extent any of the foregoing shall be owned by Subtenants, Tenant-
Stockholders (hereinafter defined), Unit Owners (hereinafter
defined), concessionaires or contractors engaged in maintaining
the same. "Eguipment" shall not mean any fixture or utilities
owned by any utility company or any tenant or occupant (other
than Tenant) of space in the Building.

"ERS" shall have the meaning provided in Section
26.01(a).

"Escrow Agreement" shall mean that certain escrow
agreement between Landlord and Tenant dated
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"Escrow Release Date" shall have the meaning provided_in
the Escrow Agreement.

"Esplanade" shall have the meaning provided in Section
26.01 (a). '

"Event of Default" shall have the meaning provided in
Section 24.01.

"Expiration Date" shall have the meaning provided in
Article 2.

"Fifth Period"™ shall have the meaning provided in
Section 3.01(a). E

"First Appraisal Date" shall have the meaning provided

in Section 3.01(c).

"First Period"™ shall have the meaning provided in
Section 3.01 (a). :

"Fourth Period" shall have the meaning provided in
Section 3.01 . :

"Governmental Authoritv (Authorities)" shall mean the
United States of America, the State of New York, New York City

and any agency, department, commission, board, bureau,
instrumentality or political subdivision of any of the foregoing,
now existing or hereafter created, having jurisdiction over the
Premises or any portion thereof. "Governmental Authority" shall
not include a Governmental Authority acting solely in its
capacity as Landlord under this Lease and not as a Governmental
Authority.

"Imggsitjgns" shall have the meaning provided in Section
4.01.

"Improvement Approvals" shall have the meaning provided
in Section 13.0] . '

‘"Indemnitees" shall have the meaning provided in Section

19.01.

"Initial Oécupgncy Date" shall have the meaning provided
in Section 26.05(a).

"Institutional Lender" 'shall mean a savings bank, a
savings and loan association, a commercial bank or trust company
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(whether acting individually or in a fiduciary capacity), an
insurance or annuity company organized and existing under the
laws of the United States or any state thereof, a real estate
investment trust, a Fraternal Benefit Society, religious,
educational or eleemosynary institution, a governmental agency,
body or entity, an employee, benefit, pension or retirement
plan, trust or fund, a commercial credit corporation, an
investment bank, a commercial bank or trust company acting as
trustee or fiduciary of various pension funds or other tax-exempt
funds, an investment company or business development company {as
defined in the Investment Company Act of 1940, as amended), a
small business investment company licensed under the Small
Business Investment Act of 1958, as amended, any broker or dealer
registered under the Security Exchange Act of 1934, as amended,
or any investment advisor registered under the Investment Advisor
Act of 1940, as amended, any government agency, or a corporation
or other entity which is owned wholly by any other Institutional
Lender or a subtrustee of any such commercial bank or trust
company acting as such trustee, or any combination of the
foregoing; provided, that each of the above entities, or any
combination of such entities, shall qualify as an Institutional
Lender within the provisions of this Section only if each such
entity shall (a) be subject to (i) the jurisdiction of the courts
of the State of New York in any actions relating to this Lease
and (ii) the supervision of (A) the Comptroller of the Currency
or the Department of Labor of the United States or the Federal
Home Loan Bank Board or the Insurance Department or the Banking
Department or the Comptroller of the State of New York, or,the
Board of Regents of the University of the State of New York, or
the Comptroller of New York City or any successor to any of the
foregoing agencies or officials, or (B) any agency or official
exercising comparable functions on behalf of any other state
within the United States, or (C) in the case of a commercial
credit corporation, the laws and regulations of the state of its
incorporation, or (D) any federal, state or municipal agency or
public benefit corporation or public authority advancing or
insuring mortgage loans or making payments which, in any manner,
assist on the financing, development operation and maintenance of
“improvements, and (b) each such entity, or combination of such
entities, shall have individual or combined assets, as the case
may be, of not less that Five Hundred Million ($500,000,000)
Dollars.

"Involuntary Rate" shall mean the Prime Rate
(hereinafter defined) plus two percent (2%) per annum but, in no
event, in excess of the maximum permissible interest rate then in
effect in the State of New York. '
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"Issuer" shall mean the issuer of a Letter of Credit
(hereinafter defined). :

"Land" shall mean the land described in Exhibit A
hereto.

"Landlo;g", on the date as of which this Lease is made,
shall mean Battery Park City Authority, but thereafter "Landlord"
shall mean only the landlord at the time in question under this

Lease.

"Landlord's Civic Facilities" shall have the meaning
provided in Section 26.01(c).

"lLandlord's Project Manager" shall have the meaning

provided in Sectio 1.

"Land Tax Eguivalent" shall mean for any Tax Year, the
product obtained by multiplying (i) the total assessed value of
the Land in effect for the Tax Year preceeding the Commencement
of Construction (without regard to any exemption or abatement
from real property taxation in effect prior to such Commencement
of Construction) times (ii) the tax rate applicable to a
comparable class of real property situated in the Borough of
Manhattan for the Tax Year in which the payment is made.

"Lease" shall mean this Agreement of Lease and all
amendments, modifications and supplements thereof.

, "Letter of Credit" shall have the meaning provided in
Section 42.01 (a).

"Lease Year" shall mean the twelve-month period
beginning on the Commencement Date and each succeeding twelve-
month period during the Term (hereinafter defined).

"Maintenance Obligations" shall have the meaning
provided in Section 26.03(a).

"Marginal Street Parks" shall have the meaning provided
in Section 26.01(a).

"Master Development Plan" shall mean the 1979 Master
Plan for Battery Park City Authority, prepared by Alexander

Cooper Associates, dated October, 1979, as amended by the Second
Amendment to Restated Amended Lease dated June 15, 1983 and
recorded on June 20, 1983 in the Office of the City Register, New
York County in Reel 696 at Page 432, as the same may be hereafter
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amended, modified or supplemented in accordance with the
provisions of Section 41.18.

"Master Landlord”, on the date at of which this Lease is
made, shall mean Battery Park City Authority, but thereafter,
"Master lLandlord" shall mean only the lessor at the time in
gquestion under the Master Lease (hereinafter defined).

"Master lLease" shall mean the Restated Amended Agreement
of Lease, made as of June 10, 1880, between BPC Development
Corporation, as landlord, and Battery Park City Authority, as
tenant, a Memorandum of which was recorded on June 11, 1980 in
the Office of the City Register, New York County in Reel 527 at
page 163, as amended by First Amendment to Restated Amended Lease
dated as of June 15, 1983 and recorded on June 20, 1883 in said
Register's Office in Reel 696 at page 424, Second Amendment to
Restated Amended Lease dated June 15, 1983 and recorded on June
20, 1983 in said Register's Office in Reel 696 at page 432, Third
Amendment to Restated Amended Lease dated as of August 15, 1986
and recorded on October 22, 1986 in said Register's Office in
Reel 1133 at page 569, and Fourth Lease Amendment to Restated
Amended Lease dated as of May 25, 1990 and recorded on May 30,
1990 in said Register's Office in Reel 1697 at page 307, as the
same may be hereafter amended, modified or supplemented.

_ "Median Parks" shall have the meaning provided in
Section 26.01(a). .

"Mortgage" shall mean any mortgage which constitutes a
lien on Tenant's interest in this Lease and the leasehold estate
created hereby, provided such mortgage is held by (i) prior to
Substantial Completion of the Building, an Institutional Lender,
and from and after Substantial Completion of the Building, any
Institutional Lender or any Person to whom an Institutional
Lender shall have assigned such mortgage, other than (a) an
Affiliate. (unless such Affiliate is an Institutional lLender), or
(b) a Person described in Section 10.01(c) of this Lease, or (ii)
a Person formerly constituting Tenant, or such Person's assignee,
if- such mortgage is made to such Person in connection with an
assignment by Tenant of its interest in this Lease (other than an
assignment by Tenant of its interest in this Lease to an
Affiliate). The term "Mortgage" shall not include a Unit
Mortgage or Recognized Unit Mortgage (each as hereinafter
defined).

 "Mortgagee" shall mean the holder of a Mortgage. The

term "Mortgagee" shall not include a Unit Mortgagee or Recognized
Unit Mortgagee (each as hereinafter defined).
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"New York City" shall mean The City of New York, -a
municipal corporation of the State of New York.

"Non-Disturbance and Attornment Agreement" shall have
the meaning provided in Section 10.09.

"Operating Costs"™ shall have the meaning provided in
Section 26.05(a).

"Parks Budget"™ shall have the meaning provided in
ection 26.05(b). ‘

"Payment Period" shall have the meaning provided in
Section 26.05(b}. A

"Payments in Lieuv of Taxes" and "Pilot" shall have the
meaning provided in Section 3.02.

' "Person" shall mean an individual, corporation, limited
liability company, partnership, joint venture, estate, trust,
unincorporated association, any Federal, State, County or
municipal government or any bureau, department or agency thereof.

"Phase III" shall mean the Battery Place Residential
Area of the Project Area (hereinafter defined), as delineated in
the Design Guidelines.

, "Phase IIJ FEsplanade Budget" shall have the meaning
.provided in Section 26.05(b).

"Premises" shall mean the Land and Buildihg.

"Prime Rate" shall mean the prime or base rate announced
as such from time to time by Citibank, N.A., or its successors,
at its principal office. Any interest payable under this Lease
with reference to the Prime Rate shall be adjusted on a daily
basis, based upon the Prime Rate in effect at the time in
question, and shall be calculated on the basis of a 360 day year
with twelve months of 30 days each.

"Prior Tenants" shall have the meaning provided in
Section 26.05(a).

"Project Area" shall mean the premises demised pursuant
to the Master Lease.

, "Oualifying Sublease” shall have the meaning provided in
Section 10.09. :
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"Reappraisal Qa;g"bshall have the meaning provided in
Section 3.01(c).

"Rent Insurance" shall have the meaning provided in
Section 7.01(a)(iv). : :

"Rental"™ shall have the meaning provided in Section
3.05.

"Replacement letter of Credit™ shall have the meaning
provided in Section 42.01(e).

"Requirements"” shall have the meaning provided 1in
Section 14.01.

"Residential Esplanade”™ shall have the meaning provided
in Section 26.05(b). -

"Residential Esplanade Budget" shall have the meaning
- provided in Section 26.05(b).

"Residential TCO" shall mean a Temporary Certificate of
Occupancy duly issued by the New York City Department of
Buildings for residential space in the Building.

"Restoration" shall have the meaning provided in Section
B.01.

"Restoration Funds" shall have the meaning provided in

Section 8.02(a).

"Restore" shall have the meaning provided in Section
8.01.

"Scheduled Completion Date" shall. have the meaning
provided in Section 11.04. o

"Schematics" shall have the meaning provided in Section

11.02(a) .

"Second Period"™ shall have the meaning provided ‘in
Section 3.01 (a).

" ion 421-a" shall have the meaning provided in

Section 3.05(a).

"Self-Help" shall have the meaning provided in Section
26.04(a) . |
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" tleme Agreement" shall mean the Settlement
Agreement, dated as of June 6, 1980, between New York City and

the Urban Development Corporation, as supplemented by Letter
dated June 9, 1980, from Richard A. Kahan to Edward I. Koch, and
amended by Amendment to Settlement Agreement dated as of August
15, 1986 between New York City and Landlord, Agreement for
Certain Payments dated as of June 28, 1989 between New York City
and Landlord, Agreement and Consent dated as of December 30, 1988
between New York City and Landlord, Amendment and Agreement and
Consent Pursuant to Settlement Agreement dated as of May 18, 1980
between New York City and Landlord, Amendment and Agreement and
Consent Pursuant to Settlement Agreement and Consent dated as of
October 15, 1993 between New York City and LlLandlord, Amendment
and Agreement and Consent Pursuant to Settlement Agreement dated
as of April 10, 1985 between New York City and Landlord, 1996
Agreement and Consent Pursuant to Settlement Agreement dated as
of October 1, 19896, and as the same may be hereafter amended,
modified or supplemented in accordance with the provisions of
Section 41.1

"Subleases" shall have the meaning provided in Section
10.04.

"Substantial Completion of the Building" or

"Substantially Complete(d)" shall have the meanings provided in
Section 11.04.

"Subtenants" shall have the meaning provided in Section
10.04.

"Tax Fguivalent" shall mean the product obtained by
multiplying (&) the total assessed value of the Premises for the
Tax Year by (b) the tax rate applicable to a comparable class of
real property situated in the Borough of Manhattan for such Tax
Year, provided that for the period described in Section
3.02(c)(iii), the total assessed value of the Premises for the
purposes of this calculation shall be reduced by the total
assessed value of the Land in effect for the Tax Year in which
the Commencement of Construction occurs (without regard to any
exemption or abatement from real property taxation in effect
prior to such Commencement of Construction). As used herein, the
term "total assessed value of the Premises" shall mean either the
actual or the transitional assessed value of the Premises, in
accordance with the then prevailing practice of the New York City
Department of Finance or successor agency for the levying of real
property taxes on a comparable class of real property.
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"Tax Year" shall mean each tax fiscal year of New York
City.

"Taxes" shall mean the real property taxes assessed and
levied against the Premises or any part thereof pursuant to the
provisions of Title 11, Chapter 2, of the Administrative Code of
The City of New York, as the same may now or hereafter be
amended, or any statute or ordinance in lieu thereof in whole or
in part and which would otherwise be payable if the Premises or
any part thereof or the owner thereof were not exempt therefrom.

"Tenant" shall mean DeMatteis Battery Park Associates
LLC and, if DeMatteis Battery Park Associates LLC or any
successor to its interest hereunder shall in accordance with the
terms of this Lease assign or transfer its interest hereunder or
any portion thereof, including without limitation, a Unit (as
defined herein) and the appurtenant undivided interest in the
leasehold common elements, the term "Tenant" shall mean such
assignee or transferee. '

"Tenant's Civic Facilities" shall have the meaning
provided in Section 26.01(b).

"Tenant-Stockholder" shall mean any Person acquiring
shares in the Apartment Corporation and the interest of lessee

under the proprietary lease appurtenant to such shares.

"Term" shall mean the term of this Lease as set forth in
Article 2 hereof.

"Third Period" shall have the meaning provided in
Section 3.01(a).

"Title Matters" shall mean those matters affecting title
to the Land set forth in Exhibit B hereto.

"Transfer" shall have the meaning provided in Section
10.01(a).

"Unavoidable Delays" shall mean (i) with respect to

Tenant or its obligations hereunder, delays incurred by Tenant
due to strikes, lockouts, work stoppages due to labor
jurisdictional disputes, acts of God, inability to obtain labor
or materials due to governmental restrictions (other than any
governmental restrictions which Tenant is bound to observe
pursuant to the terms of this Lease), enemy action, civil
commotion, fire, unavoidable casualty or other causes beyond the
control of Tenant (but not including Tenant's insolvency or
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financial condition), construction activities of Landlord or
Master Landlord, landlord's failure to complete Landlord's Civic
Facilities in accordance with Section 26.02, a work stoppage or
slow-down requested by Landlord in order not to unreasonably.
interfere with the work of other developers within the Project
BArea, which for purposes hereof shall include the construction
activities of Landlord under this Lease, and (ii) with respect to
Landlord or its obligations hereunder, delays incurred by
Landlord due to strikes, lockouts, work stoppages due to labor
jurisdictional disputes, acts of God, inability to obtain labor
or materials due to governmental restrictions (other than any
governmental restrictions which Landlord is bound to observe
pursuant to the terms of this Lease), enemy action, civil
commotion, fire, unavoidable casualty or other similar causes
beyond the control of Landlord (but not including Landlord's
insolvency or financial condition); in each case provided such
party shall have notified the other party not .later than fourteen
(14) days after such party knows or should have known of the
occurrence of same and the effects of which a prudent Person in
the position of the party asserting such delay could not have
reasonably prevented.

"Unit" shall mean a portion of Tenant’s leasehold estate
described as a unit in a Condominium Plan.

"Unit Mortgage™ shall mean any mortgage that encumbers

a Unit.
"Unit Mortgagee" shall mean the holder of a Unit
Mortgage.
"Unit Owner" shall mean the owner(s) of a Unit.
b6 o1 "Wagner Park" shall have the meaning provided in Section
. (a) .

"Wagner Park Budget" shall have the meaning provided in
Section 26.05(b).

ART E 2

PREMISES AND TERM OF LEASE

Landlord does hereby demise and sublease to Tenant, and
Tenant does hereby hire and take from Landlord, the Premises,
together with all easements, appurtenances and other rights and
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privileges now or hereafter belonging or appertaining to the
Premises, subject to the Title Matters.

TO HAVE AND TO HOLD unto Tenant, its successors and
assigns, for a term of years (the "Ierm") commencing on the
Commencement Date and expiring on the 17th day of June, 2069 or
on such earlier date upon which this Lease may be terminated as

hereinafter provided (the "Expiration Date").

ARTICLE 3

RENT
Section 3.01.

(a) For the period beginning on the Commencement Date
and continuing thereafter throughout the Term, Tenant shall pay
to Landlord, without notice or demand, the annual sums referred
to below (collectively, the "Base Rent"):

(i) For each Lease Year (or portion
thereof) listed on Schedule 1 hereto, up to but not including the
First Appraisal Date (the "First Period"), the annual rate set
forth on Schedule 1 for such Lease Year (or portion thereof).

(ii) For the Lease Year commencing on the
First Appraisal Date and continuing for a period of fifteen (15)
Lease Years (the "Second Period"), an amount per annum equal to

the greater of (x) six percent (6%) of the fair market value of
the Land, determined as hereinafter provided, considered as
unencumbered by this Lease and the Master Lease and as unimproved
except for Landlord's Civic Facilities and other site
improvements made by Landlord or (y) the product derived by
multiplying the Base Rent payable for the Lease Year immediately
prior to the First Appraisal Date by the Applicable Percentage
for such Lease Year.

(iii) For the Lease Year commencing on
the date immediately succeeding the expiration of the Second
Period and continuing for a period of fifteen (15) Lease Years
(the "Third Period"), an amount per annum equal to the greater of
(x) six percent (6%) of the fair market value of the Land,
determined as hereinafter provided, considered as unencumbered by
this Lease and the Master Lease and as unimproved except for
Landlord's Civic Facilities and other site improvements made by
Landlord or (y) the product derived by multiplying the Base Rent
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payable in the last Lease Year of the Second Period by the
Applicable Percentage for such Lease Year.

(iv) For the Lease Year commencing on the
date immediately succeeding the expiration of the Third Period
and continuing for a period of fifteen (15) Lease Years (the
"Fourth Period"), an amount per annum egual to the greater of (x)
six percent (6%) of the fair market value of the Land, determined
as hereinafter provided, considered as unencumbered by this Lease
and the Master Lease and as unimproved except for Landlord's
Civic Facilities and other site improvements made by Landlord or
(y) the product derived by multiplying the Base Rent payable in
the 1last Lease Year of the Third Period by the BApplicable
Percentage for such Lease Year.

(v} For the Lease Year commencing on the
date immediately succeeding the expiration of the Fourth Period
and continuing until the expiration of .the Term (the "EFifth
Period"”), an amount per annum egual to the greater of (x) six
percent (6%) of the fair market value of the Land, determined as
hereinafter provided, considered as unencumbered by this Lease
and the Master Lease and as unimproved except for Landlord's
Civic Facilities and other site improvements made by Landlord or
{y) the product derived by multiplying the Base Rent payable in
the last Lease Year of the Fourth Period by the Applicable
Percentage for such Lease Year.

(b) The Base Rent shall be payable in equal monthly
installments in advance commencing on the Commencement Date and
on the first day of each month thereafter during the Term. The
Base Rent shall be payable in currency which at the time of
payment is legal tender for public and private debts in the
United States of America, and shall be payable to the office of
Landlord set forth above or at such other place as Landlord shall
direct by notice to Tenant. The Base Rent due for any Lease Year
containing less than twelve (12) months, and any installment of
the Base Rent due for any period of less than a full month, shall
be appropriately apportioned.

(c) For the purposes of calculating Base Rent for the
Second Period, Third Period, Fourth Period and Fifth Period, the
fair market value of the Land shall be determined as of the first
day of the month next succeeding the twentieth anniversary of the
date on which a Residential TCO shall be issued for all
residential space in the Building and. as of each subsequent
fifteenth anniversary thereafter (such twentieth anniversary
being referred to herein as the "First Appraisal Date", and each
subsequent fifteenth anniversary being referred to herein as a
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"Reappraisal Date"). Such determination of fair market wvalue
shall be by appraisal in the manner provided in Section 3.07
hereof, unless at least twelve months prior to the First
Appraisal Date or any Reappraisal Date, Landlord and Tenant shall
have agreed upon such fair market value.

Section 3.02. (a) For each Tax Year or portion
thereof within the Term, Tenant shall pay to lLandlord, without
notice or demand, an annual sum {each such sum being hereinafter
referred to as a "Payment in lieu of Taxes" or "BPILOT") egual to
the Adjusted Tax Equivalent for such Tax Year, payable in equal
semi~annual installments during such Tax Year, in advance on the
first day of each January and July. PILOT due for any period of
less than six months shall be appropriately apportioned. PILOT
for the semi-annual period in which the Commencement Date occurs
shall be paid on the Commencement Date.

(b) Within ten (10) Business Days after the date on
which the City Council of New York City (or any successor
governmental agency) shall fix the tax rate applicable to real
property comparable to the Premises and situated in the Borough
of Manhattan for any Tax Year, Tenant shall advise Landlord of
its calculation of the Adjusted Tax Equivalent for the
forthcoming Tax Year, pursuant to Section 3.02(c) hereof. 1In the
event that the City Council (or any successor governmental
agency) shall not have fixed the tax rate for any Tax Year on or
before the fifteenth day of the final month of the immediately
preceding Tax Year and, therefore, Tenant shall be unable to
calculate the Adjusted Tax Equivalent for such Tax Year prior to
the commencement of such Tax Year, Tenant shall pay
semi-annually, as estimated PILOT, an amount equal to the amount
required to be paid under this Article on account of PILOT for
the second half of the preceding Tax Year. Within ten (10)
Business Days after the date on which the City Council shall fix
the tax rate, Tenant shall pay to Landlord the amount {("Corrected
PILOT"), if any, by which PILOT properly payable for the portion
of such Tax Year in respect of which Tenant previously paid
estimated PILOT exceeds the amount of such estimated PILOT. 1In
the event that the amount of such estimated PILOT shall exceed
the amount of PILOT properly payable for the portion of such
estimated PILOT, Tenant may credit such excess against (and
deduct such excess from) future semi-annual payments of PILOT
during such Tax Year. Within sixty (60) days after the date on
which Tenant shall have advised Landlord of its calculation of
Adjusted Tax Egquivalent or Corrected PILOT for a given Tax Year,
as the case may be, Landlord shall advise Tenant as to whether
Landlord agrees with Tenant's calculation. If Landlord shall
advise Tenant that Landlord agrees with Tenant's calculation or
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if Landlord shall fail to advise Tenant of its determination
within such sixty (60) day period, Tenant's calculation shall be
the basis for PILOT for that Tax Year provided that the tax rate
and any other such calculation does not change. If Landlord
shall advise Tenant that it disagrees with Tenant's calculation,
Tenant shall revise its calculation in accordance with Landloxd's
calculation, and Landlord's calculation shall be the basis for
PILOT for that Tax Year, unless within ten (10) Business Days
after Landlord's advice to Tenant, Tenant shall notify Landlord
of its disagreement with Landlord's calculation in which event
Tenant shall pay PILOT in accordance with Landlord's calculation
pending resolution of the dispute.

(c) For the purposes of this Section 3.02, the Adjusted
Tax Equivalent shall be, (i) for each Tax Year or portion thereof
within the period commencing on the Commencement Date and ending
on the earlier of (x) the last day of the Tax Year in which a
Residential TCO is duly issued by the New York City Department of
Buildings for all residential space in the Building, or (y) the
last day of the Tax Year in which the third (3rd) anniversary of
the Commencement of Construction occurs, an amount equal to the
Land Tax Equivalent or a pro rata portion thereof, as the case
may be; (ii) for the succeeding ten (10) Tax Years, subject to
the provisions of Section 3.06, an amount equal to the Land Tax
Equivalent; (iii) for the succeeding ten (10) Tax Years, subject
to the provisions of Section 3.06, an amount equal to the sum of
the Land Tax Eguivalent plus the Tax Eguivalent less the
following amounts: (A) for the succeeding two Tax Years, an
amount egual to.one hundred percent (100%) of the Tax Equivalent;
(B) for the succeeding two Tax Years, an amount egual to eighty
percent (80%) of the Tax Equivalent; (C) for the succeeding two
Tax Years, an amount equal to sixty percent (60%) of the Tax
Equivalent; (D) for the succeeding two Tax Years, an amount equal
to forty percent (40%) of the Tax Equivalent; and (E) for the
succeeding Two Tax Years, an amount eqgual to twenty percent (20%)
of the Tax Equivalent; and (iv) for each Tax year or portion of
a Tax Year thereafter, an amount equal to the Tax Equivalent.

(d) Tenant shall continue to pay the full amount of
PILOT reguired under this Section 3.02, notwithstanding that
Tenant may have instituted tax assessment reduction or other
actions or proceedings pursuant to Section 4.06 herecf to reduce
the assessed valuation of the Premises or any portion thereof.
If any such tax reduction or other action or proceeding shall
result in a final determination in Tenant's favor (i) Tenant
shall be entitled to a credit which shall be deducted from sums
due on account of future PILOT to the extent, if any, that the
- PILOT previously paid for the Tax Year for which such final
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determination was made exceeds the PILOT as so determined, and’
(ii) if such final determination is made for the then current Tax
Year, future payments of PILOT for said Tax Year shall be based
on the PILOT as so determined. If at the time Tenant is entitled
to receive such a credit the City of New York is paying interest
on refunds of Taxes, Tenant's credit shall include interest at
the rate then being paid by the City of New York on such refunds
of Taxes. In no event, however, shall Tenant be entitled to any
refund of any such excess from Landlorxd.

(e) If the City of New York shall have an incentive
program for early payment of real estate taxes, then Tenant shall
be afforded the same incentive for the payment of PILOT for so
long as the City's incentive program shall remain in effect.

Section 3.03. Tenant shall pay to Landlord the
Civic Facilities Payment in accordance with the provisions of

Section 26.05.

Section 3.04. All amounts required to be paid by
Tenant pursuant to this Lease, including, without limitation,
Base Rent, PILOT, Impositions, payments pursuant to Section
11.05(c) hereof and Civic Facilities Payments (collectively,
"Rental™), shall constitute rent under this Lease and shall be
payable in the same manner as Base Rent. Rental shall be
absolutely net to Landlord without any abatement, deduction,
counterclaim, set-off or offset whatsoever except as specifically
set forth in this Lease, so that this Lease shall yield, net, to
Landlord, Rental in each year during the Term and that Tenant
shall pay all costs, expenses and charges of every kind and
nature relating to the Premises (except Taxes, 1f any, and the
cost of maintaining Landlord's Civic Facilities) which may arise
or become due or payable during or after (but attributable to a
period falling within) the Term.

Section 3.05. (a) Until the Release Date, as
defined in Section 3.05(b), Tenant, on a voluntary basis and
solely as a condition precedent to receiving benefits (as set
forth in Section 3.02 (c) hereof) equivalent to benefits available
under section 421-a of the Real Property Tax Law ("Section
421~a"), shall enjoy such rights and observe such requirements
pertaining to the rental of dwelling units in the Building, as
would be available or applicable to the owner of the Building
pursuant to Chapter 4 of Title 26 of the Administrative Code of
New York City, the Rent Stabilization Code promulgated by the New
York State Division of Housing and Community Renewal {("DHCR") as
well as regulations promulgated pursuant thereto, all as
heretofore and hereafter amended (collectively, the "Rent
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Regulations”), had construction of the Building commenced thirty
(30) days after the Commencement Date and had the Building
received partial tax exemption under Section 421-a and
consequently been subject to rent stabilization under applicable
law and regulation. :

(b) Tenant shall advise the DHCR in writing that it has
agreed to submit itself to the jurisdiction of the DHCR, or any
successor agency administered by the State of New York or New
York City having jurisdiction over rent stabilized buildings (the
"Regulatory Body"). Upon advising the DHCR that it has agreed to
submit itself to the jurisdiction of the Regulatory Body, Tenant
shall comply with all of the requirements thereof and shall
remain subject to the jurisdiction thereof, or of any successor
association or agency, for as long as the owner of the Building
would be regquired to so comply and to remain subject to such
jurisdiction, had construction of the Building commenced thirty
(30) days after the Commencement Date and had the Building
received partial tax exemption under Section - 421-a and
consequently had been subject to rent stabilization under
applicable law and regulation (the "Release Date").

_ (c) Noncompliance by Tenant with the Rent Regulations
shall cause Tenant to be subjected to such sanctions and
penalties as would be impcsed by the Regulatory Body, had the
Building received partial tax exemption under Section 421-a and
had the owner failed to comply with the Rent Regulations,
regardless of whether Tenant 1is actually subject to the
jurisdiction of the Regulatory Body. If Tenant is not subject to
the jurisdiction of such Regulatory Body and Landlord in its sole
discretion shall require Tenant to comply with all of the
requirements of the Rent Regulations as if Tenant had submitted
to the jurisdiction of such Regulatory Body, then in such case
Tenant shall be subject to the jurisdiction of an impartial rent
officer (the "Rent Officer") (who shall not be a tenant in the
Project Area), appointed by Landlord, who shall administer a
program of rent regulations which shall be the same as the Rent
Regulations administered by the Regulatory Body (the "Rent
Program"). The authority of the Rent Officer shall be limited to
implementing and administering the Rent Program. In such event,
Tenant shall pay to Landlord reasonable administration fees, as
determined by Landlord, and such fees shall constitute Rental
hereunder. Tenant in no manner waives, limits or otherwise
compromises its right to resort to any and all facets of the
judicial system for the resolution of disputes pertaining to the
Rent Program or the administration thereof.
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(d) In the event Tenant fails to remain subject to the
jurisdiction of the Regulatory Body or fails to participate in
the Rent Program, as the case may be, prior to the Release Date,
Tenant shall become subject to such sanctions and penalties as
are then applicable to owners of buildings receiving partial tax
exemption under Section 421-a upon such termination or
revocation, including, if applicable, submitting to the
jurisdiction of the agency implementing and administering the
rent control program pursuant to Chapter 3 of Title 26 of the New
York City Administrative Code, as heretofore and hereafter
amended (the "Rent Control Sanction”). In the event Tenant is
required to comply with the Rent Program in accordance with the
provisions of paragraph (c) of this Section and Tenant's
participation in such Rent Program is terminated or revoked by
reason of Tenant's noncompliance with the Rent Program prior to
the Release Date, Tenant shall be subject to the Rent Control
Sanction (if applicable, in accordance with the preceding
sentence) as the same shall be administered by the Rent Officer.
If the Rent Control Sanction becomes applicable, until the
Release Date all increases in rents and other matters pertaining
to the rental of residential units in the Building shall be
regulated in accordance with the rent control laws and
regulations by the governmental agency having jurisdiction or by
the Rent Officer, as the case may be.

(e) Solely as a condition precedent to receiving
benefits (as set forth in Section 3.02({c) hereof) equivalent to
benefits available under Section 421-a, Tenant shall comply with
all of the requirements of Section 421-a that would be applicable
to a project receiving equivalent benefits and the rules and
regulations promulgated thereunder. In the event that Tenant
shall either commit an act or fail to commit an act, which act or
failure would result in revocation, discontinuance or diminution
of tax benefits under Section 421-a had the Building received
partial tax exemption under such Section, then the PILOT payable
under Section 3.02 hereof shall be increased to an amount egual
to the real estate taxes which would be payable by the owner of
the Premises in the case of such revocation, discontinuance or
diminution, were Tenant the fee owner thereof. and had the
Building .received partial tax exemption under Section 421-a.
Prior to payment of any such increase, Tenant shall have the
right to contest or challenge the same in the same manner as is
provided for <contest or challenge of the revocation,
discontinuance or diminution of partial tax exemption benefits
under Section 421-a and the rules and regulations promulgated
thereunder. :
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(f) Whether subject to the Rent Regulations or the Rent
Program, the initial rents permitted to be charged by Tenant to
Subtenants of dwelling units in the Building shall be the maximum
allowable rents as determined by the New York City Department of
Housing Preservation and Development, or any successor agency
having such authority as if the Building had received partial tax
exemption under Section 421-a and consequently been subject to
rent stabilization under applicable law and regulation, provided
that, in addition to such allowable rents, Tenant shall be
entitled to charge amounts equal to Civic Facilities Payments as.
set forth in paragraph (g) of this section.

(g) Notwithstanding anything to the contrary contained
in paragraphs (a) through (f) of this Section, Tenant, in
addition of any rents permitted to be charged and collected
pursuant to the Rent Regulations shall be permitted to charge and
collect from all residential Subtenants (and, if Tenant shall
elect in its sole discretion, among all other Subtenants, or, if
Tenant shall elect in its sole discretion, among all residential
Subtenants or all Subtenants {other than low income Subtenants)).
in the aggregate an amount equal to the Civic Facilities Payment
due from Tenant pursuant to Section 26.05(a). Such charge shall
be based on each Subtenant's pro rata share of the Civic
Facilities Payment, allocated by Tenant among residential
Subtenants (and, if Tenant shall elect in its sole discretion,
among all other Subtenants, or, if Tenant shall elect in its sole
discretion, among all residential Subtenants or all Subtendnts
(other than low income Subtenants)) in a reasonable manner.

(h) Tenant's obligations under this Section 3.05
shall cease upon the Release Date.

(1) Each Sublease for a dwelling unit in the Building
shall contain a provision, in such form as may be required by the
Rent Regulations or by any applicable Regquirement, advising the
Subtenant that rents for the unit are regulated, pursuant to the
terms of this Lease, under the Rent Regulations. Upon the
request by any Subtenant or if required by any applicable
Requirement, Tenant shall make available to such Subtenant a copy
of the Rent Regulations. :

Section 3.06.

(a) Each determination of fair market value of the Land
referred to in 8 ion L01(a)(dji)-(v shall be made in
accordance with the procedures set forth in Article XVII of the
Master Lease. Landlord shall and shall cause Master Landlord to
permit Tenant and Tenant's representatives (including its
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Mortgagee or Mortgagees, if any) and witnesses, at Tenant's cost
and expense, to participate in such procedures. Landlord, as
tenant under the Master Lease, shall appoint as its appraiser
under the Master Lease an appraiser designated by Tenant provided
that the appraiser so designated is qualified to act as such
pursuant to the terms of the Master Lease, and Tenant shall pay
the fees and expenses payable by Landlord as such tenant in
respect of the Premises pursuant to Section 17.02 of the Master

Lease.

(b) In the event that New York City shall, for any
reason, fail to determine the assessed value of the Premises for
any Tax Year during the Term, such assessed value shall be
determined in accordance with the procedures set forth in Article
XVII of the Master Lease, provided that, in making such
determination, the appraisers shall take into consideration the
equalization rates then applicable to comparable . properties
situated in the Borough of Manhattan, as well as any limitations
on increases in assessed value for such comparable properties
prescribed by applicable law. Tenant shall have the same right
to participate in such procedures, and to appoint an appraiser,

as set forth in Section 3.07(a).

ARTICIE 4

IMPOSTTIONS

Section 4.01. (a) Tenant shall pay, as hereinafter
provided, all of the following items {(collectively,
"Impositions") imposed by any Governmental Authority (other than
a Governmental Authority acting. solely in its capacity as
Landlord and not as a Governmental Authority) and which are not
solely applicable to the Project Area, to properties which are

exempt from Taxes or to lessees of any of the foregoing: .(a)
real property assessments (not including Taxes), (b) personal
property taxes, (c) occupancy and rent taxes, (d) water, water
meter and sewer rents, rates and charges, (e) excises, " (f)

levies, (g} license and permit fees, (h) service charges with
respect to police protection, fire protection, street and highway
construction, maintenance and lighting, sanitation and water
supply, if any, (i) fines, penalties and other similar or like
governmental charges applicable to the foregoing and any interest
or costs with respect thereto and (j) except for Taxes, any and
all other governmental levies, fees, rents, assessments or taxes
and charges, general and special, ordinary and extraordinary,
foreseen and unforeseen, of any kind and nature whatsoever, and
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any interest or costs with respect thereto, which at any time
during the Term are, or, if the Premises or any part thereof or
the owner thereof were not exempt therefrom, would have been (1)
assessed, levied, confirmed, imposed upon or would have become
due and payable out of or in respect of, or would have been
charged with respect to, the Premises or any document to which
Tenant is a party creating or transferring an interest or estate
in the Premises (excluding any capital gains taxes imposed in
connection with the execution of this Lease), or the use and
occupancy thereof by Tenant or (2) encumbrances or liens on (i)
the Premises, or (ii) the sidewalks or streets in front of or
adjoining the Premises, or (iii) any vault (other than a vault in
respect of which a utility company is obligated to pay any charge
specified above or which is exempt from any such charge by reason
of use thereof by any such utility company), passageway or space
in, over or under such sidewalk or street, or (iv) any other
appurtenances of the Premises, or (v) any personal property
(except personal property which is not owned by or leased to
Tenant), Equipment or other facility used in the operation
thereof, or (vi) the Rental (or any portion therecf) payable by

Tenant hereunder, each such Imposition, or installment thereof,
during the Term to be paid not later than thirty (30) days prior
to the Due Date thereof. However, if, by law, any Imposition may
at the option of the taxpayer be paid in installments (whether or
not interest shall accrue on the unpaid balance of such
Imposition), Tenant may exercise the option to pay the same in
such installments and shall be responsible for the payment of
such installments only, together with applicable interest, if
any, provided that all such installment payments together with
applicable interest, if any, relating to periods prior to the
date definitely fixed in Article 2 hereof for the expiration of
the Term shall be made prior to the Expiration Date. Tenant
shall promptly notify Landlord if Tenant shall have elected to
pay any such Imposition in installments.

(b) Landlord represents to Tenant that, to the best of
Landlord's knowledge without any independent investigation, there
are no Impositions as of the date hereof.

Section 4.02. Tenant, from time to time upon request of
Landlord, shall promptly furnish to Landlord official receipts of
the appropriate imposing authority, or other evidence reasonably
satisfactory to Landlord, evidencing the payment of Impositions.
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Section 4.03.

(a) If the Premises shall at any time become subject to
Taxes, Landlord shall pay the Taxes on or before the due date
thereof. In no event shall Tenant be obligated to pay Taxes.
Landlord shall have the right to contest the imposition of Taxes,
and pending such contest, if permitted by applicable law,
Landlord shall not be required to pay the Taxes being so
contested, unless failure to pay same shall result in the
imminent loss or forfeiture of the Premises to Landlord or to a
Mortgagee or the termination of Tenant's interest under this
Lease or Tenant would by reason thereof be subject to any civil
or criminal penalty or liability. If Landlord shall exercise its
right to contest the imposition of Taxes, Landlord shall promptly
notify Tenant of such contest, and, at Tenant's request, shall
deliver to Tenant copies of all applications, protest and other
documents submitted by Landlord to any Governmental Authority.
Landlord shall not, without Tenant's consent, enter into a
settlement of any such contest if such settlement would increase
the amount of PILOT payable by Tenant under this Lease. If
Landlord shall have failed to pay the Taxes as required hereunder
and shall not have timely commenced a proceeding to contest same,
or shall have timely commenced a proceeding to contest the Taxes
but failure to pay the Taxes during the pendency of such
proceeding will result in the imminent loss or forfeiture of the
Premises to Landlord or to a Mortgagee or the termination of
Tenant's interest under this Lease or Tenant would by reason
thereof be subject to any civil or criminal penalty or liabkility,
then Tenant may pay such unpaid Taxes together with any interest
or penalties thereon and deduct such payment from the next
installment of PILOT (and, to the extent, if any, that such
payment shall exceed the next installment of PILOT, from the next
installment(s) of Base Rent) together with interest thereon at
the Involuntary Rate.

(b} Nothing herein contained shall require Tenant to
pay municipal, state or federal income, gross receipts,
inheritance, estate, succession, profit, capital or transfer
gains taxes of Landlord, or any corporate franchise tax imposed
upon lLandlord or any transfer or gains tax imposed on Landlord.

Section 4.04. Any Imposition relating to a period a
part of which is included within the Term and a part of which is
included in a period of time before the Commencement Date or
after the date definitely fixed in Article 2 hereof for the
expiration of the Term (whether or not such Imposition shall he
‘assessed, levied, confirmed, imposed upon or in respect of or
become a lien upon the Premises, or shall become payable, during
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the Term) shall be apportioned between Landlord and Tenant as of
the Commencement Date or such date definitely fixed for the
expiration of the Term (or any earlier termination of this Lease
other than by reason of Tenant's default), as the case may be, so.
that Tenant shall pay only that portion of such Imposition which
that part of such fiscal period included in the period of time
after the Commencement Date or before such date definitely fixed
in Article 2 for the expiration of the Term bears to such fiscal
period, and Landlord shall pay the remainder therecf. Other than
in respect of Impositions relating, in part, to a period of time
before the Commencement Date, no such apportionment of
Impositions shall be made if this Lease is terminated prior to
"the Expiration Date as the result of an Event of Default.

Section 4.05. Tenant shall have the right to contest
the amount or validity, in whole or in part, of any Imposition by
appropriate proceedings diligently conducted in good faith, in
which event, notwithstanding the provisions of Section 4.01
hereof, payment of such Imposition shall be postponed if, and
only as long as:

(a) neither the Premises nor any part thereof, or
interest therein or any income therefrom (except to the extent
covered by security deposited in accordance with this Section
4.05) or any other assets of or funds appropriated to Landlord
would by reason of such postponement or deferment, be, in the
reasonable judgment of Landlord, in imminent danger of being
forfeited or lost or subject to any lien, encumbrance or charge,
and neither Landlord nor Tenant would by reason thereof be
subject to any civil or criminal liability:; and

(b) Tenant shall have deposited with Depository, cash
or a letter of credit in a form and from an issuer reasonably
satisfactory to Landlord in the amount so contested and unpaid,
together with all interest and penalties in connection therewith
and all charges that may or might bé assessed against or become
a charge on the Premises or any part thereof in such proceedings,
or such other security as shall be reasonably satisfactory to
Landlord.

Upon the termination of such proceedings, it shall be
the obligation of Tenant to pay the amount of such Imposition or
part thereof as finally determined in such proceedings, the
payment of which may have been deferred during the prosecution of
such proceedings, together with any costs, fees (including
reasonable attorneys' fees and disbursements), interest,
penalties or other liabilities in connection therewith, and upon
such payment, Depository shall return, with interest, if any, any
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amount deposited with it as aforesaid, provided, however, that
Depository at Tenant's request or upon Tenant's failure to do so
in a timely manner, at Landlord's request, shall disburse said
moneys on deposit with it directly to the Governmental Authority
to whom such Imposition is payable and any remaining monies, with
interest, if any, shall be returned promptly to Tenant. If, at
any time during the continuance of such proceedings, Landlord
shall, in its reasonable opinion, deem insufficient the amount
deposited as aforesaid, Tenant, within ten (10) Business Days
after demand, shall make an additional deposit of such additional
sums or other acceptable security as Landlord may reasonably
request, and upon failure of Tenant to do so, the amount
theretofore deposited may be applied at the reguest of Landlord
to the payment, removal and discharge of such Imposition and the
interest and penalties in connection therewith and any costs,
fees (including reasonable attorneys' fees and disbursements) or
other 1liability accruing in any such proceedings, and the
balance, if any, with any interest earned thereon, shall be
returned to Tenant or the deficiency, if any, shall be paid by
Tenant to Landlord within ten (10) Business Days after demand.

Section 4.06. Tenant shall have the right to seek
reductions in the valuation of the Premises assessed for Taxes
and to prosecute any action or proceeding in connection
therewith, provided that no such action or proceeding shall
postpone Tenant's obligation to pay any Imposition except in
accordance with the provisions of Section 4.05 hereof. Except to
the extent provided in Section 3.03 hereof, no such action or
proceeding shall affect Tenant's obligation to pay any
installment of PILOT.

Section 4.07. Landlord shall not be reguired to join in
any proceedings referred to in Sections 4.05 or 4.06 hereof
unless the provisions of any law, rule or regulation at the time
in effect shall require that such proceedings be brought by or in
the name of Landlord, in which event, Landlord shall join and
cooperate in such proceedings or permit the same to be brought in
its name but shall not be liable for the payment of any costs or
expenses in connection with any such proceedings and Tenant shall
reimburse Landlord for any and all costs or expenses which
Landlord may reasonably sustain or incur in connection with any
such proceedings, including reasonable attorneys' fees and
disbursements. If the provisions of such law, rule or regulation
at the time in effect shall reguire that such proceedings be
brought by or in the name of Master Landlord, Landlord shall use
commercially reasonable efforts to cause Master Landlord to join
and cooperate in such proceedings or permit the same to be
brought in the name of Master Landlord, provided Master Landlord
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shall not be liable for the payment of any costs or expenses in
connection with any such proceedings and if Landlord and Master
Landlord shall be different Persons, Tenant shall reimburse
Master Landlord for any and all costs and expenses which Master
Landlord may reasonably sustain or incur in connection with any
such proceedings, including reasonable attorneys' <fees and
disbursements. In the event Tenant shall institute a proceeding
referred to in Sections 4.05 or 4.06 hereof and no law, rule or
regulation in effect at the time requires that such proceeding be
brought by and/or in the name of Landlord, Landlord,
nevertheless, shall, at Tenant's cost and subject to the
reimbursement provisions hereinabove set forth, cooperate with
Tenant in such proceeding and, if Landlord and Master Landlord
shall be different Persons, shall use commercially reasonable
efforts(at no cost or expense to Landlord) to cause Master
Landlord to cooperate (if, however, Landlord and Master Landlord
shall be the same Person, then Landlord, as Master Landlord,
shall cooperate with Tenant in such proceeding). .

Section 4.08. Any certificate, advice or bill of the
appropriate official designated by law to make or issue the same
or to receive payment of any Imposition asserting non-payment of
such Imposition shall be prima facie -evidence that such
Imposition 1s due and unpaid at the time of the making or
issuance of such certificate, advice or bill, at the time or date
stated therein.
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ARTICLE 5

DEPOSITS FOR IMPOSITI

Section 5.01.

(a) In order to assure the payment of all Impositions,
Tenant, upon the demand of Landlord at any time after the
" occurrence of an Event of Default hereunder that arises from
Tenant's failure to comply with the provisions of Article 4,
shall deposit with Depository on the first day of each month
during the Term, an amount equal to one-twelfth (1/12th) of the
annual Impositions then in effect. :

(b) If at any time the monies so deposited by Tenant
shall be insufficient to pay the next installment of Impositions
then due, Tenant shall after demand therefor by Landlord deposit
the amount of the insufficiency with Depository to enable
Depository to pay the next installment of Impositions at least
thirty (30} days prior to the Due Date thereof.

(a) Depository shall hold the deposited monies in a
special account for the purpose of paying the charges for which
such amounts have been deposited as they become due, and
Depository shall apply the deposited monies for such purpose not
later than. the Due Date for such charges.

(b) If at any time the amount of any Imposition is
increased or Landlord receives information from the entity or
entities imposing such Imposition that an Imposition will be
increased and the monthly deposits then being made by Tenant
under this Section 5.01 would be insufficient to pay such
Imposition thirty (30) days prior to the Due Date thereof, then
upon notice from Landlord to Tenant of such fact, the monthly
deposits shall thereupon be increased and Tenant shall deposit
immediately with Depository sufficient monies for the payment of
the increased Imposition. Thereafter, the monthly payments shall
be . adjusted so that Depository shall receive from Tenant
sufficient monies to pay each Impositicn at least thirty (30)
days prior to the Due Date of such Imposition.

(c) For the purpose of determining whether Depository
has on hand sufficient monies to pay any particular Imposition at
least thirty (30) days prior to the Due Date thereof, deposits
for each category of Imposition shall be treated separately.
Depository shall not be obligated to use monies deposited for the
payment of an Imposition not yet due and payable for the payment
.o0f an Imposition that is due and payable.
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{d) Notwithstanding the foregoing, (i) deposited monies
may be held by Depository in a single bank account, and (ii)
Depository shall, at Landlord's option and direction and if
Tenant shall fail to make any payment or perform any obligation
required under this Lease, use any monies deposited pursuant to

Articles 4 or 5 for the payment of any Rental.

(e) If this Lease shall be terminated by reason of any
Event of Default or if dispossession occurs pursuant to Section
24.03(p); all deposited monies under this Article 5 then held by
Depository shall be paid to and applied by Landlord in payment of
any and all sums due under this Lease and Tenant shall promptly
pay the resulting deficiency.

- (£) Any interest paid on monies deposited pursuant to
this Article 5 shall be applied pursuant to the foregoing
provisions against amounts thereafter becoming due and payable by
Tenant.

(g) Anything "in this Article 5 to the contrary
notwithstanding, if the Event of Default which gave rise to
Landlord having demanded that Tenant make deposits under this
Section 5.01 shall have been cured by Tenant and for a period of
six (6) consecutive months following such cure no Event of
Default shall have occurred that arises from Tenant's failure to
comply with the provisions of Article 4 of this Lease, then, at
any time after the expiration of such six (6) month period, upon
the demand of Tenant, provided that no Event of Default shall
have occurred under Article 4 of this Lease, all monies deposited
under this Article 5 then held by Depository, with the interest,
if any, accrued thereon, shall be returned to Tenant and Tenant
shall not be required to make further deposits under this Article
5 unless and until there shall occur a subseguent Event of
Default and Landlord shall make demand upon Tenant to make
deposits for Impositions.

(h) In the event that a Mortgagee (provided such
Mortgagee be an Institutional Lender) shall require Tenant to
deposit funds to insure payment of Impositions, any amount so
deposited by Tenant with such Mortgagee shall be credited against
the amount, if any, which Tenant would otherwise be required to

deposit under this Article 5.

Section 5.02. If Landlord ceases to have any interest
in the Premises, Landlord shall transfer to the Person who
acquires such interest in the Premises, all of Landlord's rights
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with respect to the deposits made pursuant to Section 5.01. Upon
such transfer and notice therecf to Tenant, the transferor shall
be released from all 1liability with respect thereto, such
transferee shall be deemed to have assumed from and after the
date of such transfer all of Landlord's obligations with respect
to such deposits and Tenant shall look solely to the transferee
with respect thereto. The provisions hereof shall apply to each
successive transfer of the deposits.

Section 5.03. Landlord shall have no 1liability to
Tenant arising out of, or related to, any acts or omissions of

Depository.

ARTICLE 6

LATE CHARGES

In the event that any payment of Rental shall not be
received on or before the tenth (10th) day after the due date
thereocf (or if no such date is set forth in this Lease, then such
due date for purposes of this Article 6 shall be deemed to be the
date upon which demand therefor is made), then, in addition to
any actual costs and expenses incurred by Landlerd in connection
therewith (including, without limitation, reasonable attorneys'
fees and disbursements) interest on the sums so overdue equal to
the Involuntary Rate, for the period from the due date to the
date of actual payment, shall become due and payable to LlLandlord
as Rental to be paid under this Lease. Said interest shall be
payable by Tenant within ten (10) Business Days after demand. 1If
Tenant i1s required to make an estimate of any amount of Rental
due under this Lease and the estimated amount paid by Tenant is
less than the amount eventually determined to be due, then,
except where otherwise expressly provided in this Lease, no
interest shall be payable with respect to such underpayment so
long as (i) Tenant's estimate was made in good faith based on all
then available information, (ii) Tenant complies with all the
provisions of this [Lease regarding the —calculation of
deficiencies and (iii) Tenant pays the amount of the deficiency
within ten (10) Business Days of the date Tenant becomes aware
such deficiency is due. No failure by Landlord to insist upon
the strict performance by Tenant of its obligations to pay said
interest shall constitute a waiver by Landlord of its right to
enforce the provisions of this Article 6 in any instance
thereafter occurring. The provisions of this Article 6 shall not
be construed in any way to extend the grace periods or notice
periods provided for in Article 24.
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ARTICLE 7

INSURANCE

Section 7.01.

(a) Tenant shall, at all times after Substantial
Completion of the Building and thereafter throughout the Term:

(i) keep or cause to be kept the Building insured
under an "All Risk of Physical Loss" form of policy, including,
without limitation, coverage for loss or damage by water, flood,
subsidence and earthquake ' (excluding, at Tenant's option, from
such coverage normal settling only) and, when and to the extent
obtainable from the United States government or any agency
thereof, war risks; such insurance to be written on an "Agreed
Amount"”" basis, with full replacement cost, with the replacement
value of the Building to be determined from time to time, but not
less frequently than required by the insurer and in any event at
least once every three (3) years, provided, however, in the event
Tenant's leasehold estate in the Premises shall be submitted to
condominium ownership, such determination shall be made on an
annual basis, it being agreed that no omission on the part of
Landlord to request any such determination shall relieve Tenant
of its obligation to determine the replacement value thereof (in
the absence of such valuation, the FM, (Factory Mutual) or IRI
(Industrial Risk Insurers) Indices will be applied):

{ii) provide and keep in force commercial general
liability insurance against liability for bodily injury, death
and property damage, it being agreed that such insurance shall
(A) be in an amount as may from time to time is reasonably
required by Landlord upon not less than thirty (30) days' prior
written notice, but not less then Twenty-Five Million Dollars
($25,000,000) combined single 1limit inclusive of primary,
umbrella and following form excess policies for liability for
- bodily injury, death and property damage, (B) include the
Premises and all streets, alleys and sidewalks adjoining or
appurtenant to the Premises, (C) provide blanket automatic
contractual insurance covering the indemnification provisions
assumed by Tenant hereunder, including bodily injury to employees
or others assumed by Tenant under contract, which insurance shall
cover all costs, expenses and/or liability (including, without
limitation, attorneys' fees and disbursements) arising out of or
based upon any and all claims, accidents, injuries and damages
mentioned in Article 19 and required to be insured against
hereunder, and (D) include the following protection:
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(1) Broad form liability endorsement, including
(a) blanket contractual liability, (b) personal injury
and advertising injury liability, (c) premises medical
payments, (d) host liguor liability, (e) fire legal
liability on real property, (f) broad form property

damage liability, including completed operations, (g)
incidental medical malpractice, (h) non-owned watercraft
liability, (1) limited world-wide coverage, {3)

additional interests insured, (k) extended bodily injury
coverage, and (1) automatic coverage on newly-acqguired
organizations;

(2) Products and completed operations;
(3) Independent contractors;

(4) Blanket automatic contractual liability to
include bodily injury to employees of others assumed by
Tenant; and

(5) Water damage 1legal 1liability shall not be
excluded.

(iii) provide and keep- in force workers'
compensation insurance providing statutory New York State
benefits for all persons employed by Tenant at or in connection
with the Premises and employer's liability insurance in an amount
not less than that required by New York State law;

(iv) provide and keep in force on an "Agreed
Amount" basis rent insurance on an "All Risk of Physical Loss"
basis in an amount- equal to not less than one (1) year's current
Base Rent, PILOT, Percentage Rent and Civic Facilities Payment
("Rent Insurance");

(v) 1if a sprinkler system shall be located in any
portion of the Building, provide ‘and keep in force sprinkler
leakage insurance in amounts approved by Landlord, which approval
shall not be unreasonably withheld (the foregoing to be required
only if same is excluded from the insurance required to be
provided and kept in force pursuant to Section 7.01(a) (i}); ’

(vi) provide and keep in force boiler and machinery
insurance in an amount as may from time to time be reasonably
determined by Landlord but not less than Ten Million Dollars
($10,000,000) per accident on a combined basis covering direct
property loss and loss of income and covering all steam,
mechanical and electrical equipment, including without
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limitation, all boilers, unfired ©pressure vessels, air
conditioning equipment, elevators, piping and wiring;

(vii) provide and keep in force automobile
liability insurance for all owned, non-owned, leased, rented
and/or hired vehicles insuring against 1liability for bodily
injury and death and for property damage in an amount as may from
time to time be reasonably determined by Landlord but not less
than Five Million Dollars (5$5,000,000) combined single 1limit,
which sum may, subject to the provisions of Section 7.04 below,
be achieved by a combination of primary and umbrella coverage;
and

(viii) provide and keep in force such other
insurance in such amounts as may from time to time be reasonably
required by Landlord against such other insurable hazards as at
the time are commonly insured against by prudent owners of like
buildings and improvements. -

(a) All insurance provided by Tenant as required by
Section 7.01(a) (except the insurance under Section 7.01(a) (iii))
shall name Tenant as named insured and Landlord and Master
Landlord as additional insureds to the extent, where applicable,
of their respective insurable interests in the Premises and shall
be primary with respect to any other coverage which Landlord and
Master Landlord may obtain. (Landlord and Master Landlord's
coverage shall be in excess of any coverage provided in favor of
Landlord or Master Landlord by Tenant.) The coverage provided by
. Tenant as required by Sections 7.03(a) (i), (ii), (wv), (vi} and
(vii) also shall name each Mortgagee as an insured (under a
standard mortgagee clause other than for the liability insurance
coverage referred to in Section 7.01(a) (ii) which need not be the
standard mortgagee clause), provided, however, any loss payable
thereunder shall be payable as provided in this Mortgage.

(b) Whenever Tenant shall be required to carry
insurance under this Section 7.01, Tenant shall not be required
to carry insurance in any greater amounts or against any
additional hazards than at the time are commonly carried by
prudent owners of like buildings and improvements, provided that
the types or amounts of such coverage shall never be different
from or less than, as the case may be, the types or amounts
specifically required hereunder. Any dispute as to the amounts
of additional insurance to be carried, or the additional kinds of
hazards to be insured against, shall be resolved by arbitration

pursuant to Article 36.
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Section 7.02.

(a) The loss under all policies required by any
provision of this Lease insuring against damage to the Building
by fire or other casualty shall be payable to Depository, except
that amounts of less than One Million Dollars ($1,000,000) shall
be payable in trust directly to Tenant for application to the
cost of Restoration in accordance with Article 8 hereof. Such
amount shall be adjusted on the fifth (5th) anniversary of the
Commencement Date and on each fifth (5th) anniversary of the date
on which an adjustment is made pursuant to this Section 7.02(a)
by adding to $1,000,000 an amount egual to the product of (x)
$1,000,000 and (y) the percent of increase, if any, in the
Consumer Price Index for the month in which the applicable
anniversary date occurs over the Consumer Price Index for the
month in which the Commencement Date occurs. Any dispute as to
the calculation of such adjustment shall be determined by
arbitration pursuant to Article 36. Rent Insurance shall be
carried in favor of Landlord and Tenant as their respective
interests may appear, but the proceeds therecf to the extent
required by Landlord pursuant to Section 7.01(a) (iv) shall be
paid to Depository and shall be applied to the Rental payable by
Tenant under this Lease until completion of such Restoration by
Tenant. All insurance required by any provision of this Lease
shall be in such form and shall be issued by such responsible
companies authorized to do business in the State of New York as
are reasonably acceptable to Landlord. Any insurance company so
authorized and rated by Best's Insurance Reports (or any
successor publication) as AIX or better (or the then equivalent
of such rating) shall be acceptable to Landlord. All policies
referred to in this Lease shall be procured, or caused to be
procured, by Tenant (or if Tenant's leasehold estate in the
Premises shall have been subjected to a condominium form of
ownership, by the Board of Managers on behalf of the Unit Owners
in accordance with the Condominium Act), at no expense to
Landlord, and for periods of not less than one (1) year. Subject
to Section 7.04 hereof, certificates of insurance with respect to
such policies and, if requested by Landlord, copies of such
policies shall be delivered to Landlord promptly upon receipt
from the insurance company or companies, together with proof
reasonably satisfactory to Landlord that the then current
installment of the premiums thereon have been paid, provided,
that Landlord shall not, by reason of custody of such policies,
be deemed to have knowledge of the contents thereof.
Certificates of insurance with respect to new or renewal policies
replacing any policies expiring during the Term and, if requested
by Landlord, copies of such policies, shall be delivered as
aforesaid at least thirty (30) days before the date of
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expiration, together with proof that the then current installment
of the premiums thereon have been paid. Premiums on policies
shall not be financed in any manner whereby the lender, on
default or otherwise, shall have the right or privilege of
surrendering or canceling the policies or reducing the amount of
loss payable thereunder, provided, however, that premiums may be
paid in installments.

{(b) Tenant and Landlord shall cooperate in connection
with the collection of any insurance moneys that may be due in
the event of loss and Tenant and Landlord shall execute and
deliver such proofs of loss and other instruments as may be
required for the purpose of obtaining the recovery of any such
insurance moneys. If Tenant shall reasonably determine that in
order to protect its interests it requires the assistance of
independent consultants then Tenant shall promptly reimburse
Landlord solely out of the proceeds of the moneys collected for
any and all reasonable costs or expenses which Landlord may
sustain or incur in connection therewith, including, without
limitation, reasonable attorneys' fees and disbursements.

(c) Tenant shall not carry separate . insurance
concurrent in form or contributing in the event of loss with that
required by this Lease to be furnished by Tenant, unless Landlord
and Master Landlord are included therein as additional insureds
as their interests may appear and each Mortgagee as an additional
insured with loss payable as provided in this Lease. Tenant
promptly shall notify Landlord of the carrying of any such
separate insurance and shall cause certificates of insurance with
respect thereto, and, if requested by Landlord, copies of such
policies to be delivered as reguired in this Lease.

{d) All property insurance policies as required by this
Lease shall provide in substance that all adjustments for claims
with the insurers in excess of One Million Dollars ($1,000,000)
(as such amount shall be increased as provided in Section
1.02(a)) shall be made with Landlord, Tenant and any Mortgagee
named as additional insured. So long as no Event of Default is
continuing, Landlord shall approve any settlement of an insurance
claim under a property insurance policy where the amount cf the
proposed settlement exceeds the maximum cost of restoration, as
reasonably determined by Mortgagee. Any adjustments for claims
with the insurers involving sums of less than One Million Dollars
($1,000,000) (as such amount shall be increased as provided in
Section 7.02(a) shall be made with Tenant. Any dispute between
Landlord and Tenant respecting any such adjustment shall be
subject to arbitration in accordance with Article 36 of this
Lease.
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{e) All Rent Insurance shall provide in substance that’
all adjustments for claims with the insurers in excess of the
amount of such insurance required by Landlord shall be made with
Landlord and Tenant. Any dispute between Landlord and Tenant
respecting any such adjustment shall be subject to arbitration in
accordance with Article 36 of this Lease.

(£} Tenant shall not violate or knowingly permit to be
violated any of the conditions or provisions of any insurance
policy required hereunder, and Tenant shall so perform and
satisfy or cause to be performed and satisfied the requirements
of the companies writing such policies so that at all times
companies of good standing, reasonably acceptable to Landlord in
accordance with the provisions of Section 7.01(a), shall be
willing to write and continue such insurance.

Each policy of insurance regquired to be obtained by Tenant as
herein provided shall contain to the extent obtainable and
whether or not an additional premium shall be payable in
connection therewith (i) to the extent generally available, a
provision that no act or omission or negligence of Tenant or any
other named insured or violation of warranties, declarations or
conditions by Tenant or any other named insured shall affect or
limit the obligation of the insurance company to pay the amount
of any loss sustained, (ii) an agreement by the insurer that such
policy shall not be cancelled or modified without at least thirty
(30) days' prior written notice to Landlord and each Mortgagee,
(iii) to the extent generally available, an agreement that the
coverage afforded by the insurance policy shall not be affected
by the performance of any work in or about the Building or the
occupation or use of the Premises by Tenant or any Subtenant for
purposes more hazardous than those permitted by the terms of such
policy, (iv) a waiver by the insurer of any claim for insurance
premiums against Landlord or any named insured other than Tenant,
and (v) a waiver of subrogation by the insurers of any right to
recover the amount of any loss resulting from the negligence of
Tenant, Landlord, their agents, employees or licensees.

(g) All liability insurance required to be provided and
kept in force by Tenant under this Lease shall be written on an
"Occurrence" basis, provided, however, that if (i) a basis other
than such "Occurrence" basis shall be generally adopted
throughout the insurance industry and (ii) such other basis shall
be accepted by most prudent owners of like buildings and
improvements, then Tenant may provide and keep in force llablllty
insurance written on such other basis.
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(h) If Tenant maintains any insurance required
hereunder under a so-called "blanket policy” of insurance
pursuant to Section 7.04 then, notwithstanding anything to the
contrary contained in this Section 7.02 or in Section 11.03, in.
lieu of delivering to Landlord a copy of such policy, Tenant may
deliver an insurance binder together with an abstract of such
policy meeting the requirements of Section 7.04.

Section 7.03.

(a) Tenant, on the demand of Landlord after the
occurrence of an Event of Default hereunder that arises from
Tenant's failure to comply with the provisions of this Article 7,
shall deposit with Depository on the first day of each month
during the Term, an amount equal to one-twelfth (1/12th) of the
annual insurance premiums required to be carried by Tenant
hereunder, as estimated by Landlord, unless such insurance
premiums are deposited with a Mortgagee (provided such Mortgagee
be an Institutional Lender). If at any time the. insurance
premiums shall be increased or Landlord receives information that
the insurance premiums will be increased, and the monthly
deposits being paid by Tenant under this Section 7.03(a) would be
insufficient to pay such insurance premiums thirty (30) days
prior to the due date, the monthly deposits shall thereupon be
increased and Tenant shall, within thirty (30) days prior to the
due date thereof, deposit immediately with Depository sufficient
monies for the payment of the increased insurance premiums.
Thereafter, the monthly deposits shall be adjusted so that
Depository shall receive from Tenant sufficient monies to pay the
insurance premiums at least thirty (30) days before the insurance
premiums become due and payable.

(b) Anything in Section 7.03(a) to the contrary
notwithstanding, if the Event of Default which gave rise to
Landlord having demanded that Tenant make deposits under Section
7.03(a) shall have been cured by Tenant and for a period of six
(6) consecutive months following such cure no Event of Default
shall have occurred that arises from Tenant's failure to comply
with the provisions of this Article 7, then, at any time after
the expiration of such six (6) month period, upon the demand of
Tenant, provided that no Event of Default shall have occurred
under this Article 7 subseguent to the expiration of such six (6)
month period, all monies deposited under Section 7.03(a) then
held by Depository, together with the interest, if any, ‘accrued
thereon, shall be returned to Tenant and Tenant shall not be
required to make further deposits under Section 7.03(a) unless
and until there shall occur a subsequent Event of Default that
arises from Tenant's failure to comply with the provisions of
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this Article 7 and Landlord shall make demand upon Tenant to make

deposits under Section 7.03(a).

Section 7.04. Notwithstanding anything to the contrary
herein set forth, the insurance required by this Lease {(including
Section 11.03 hereof), at the option of Tenant, may be effected
by blanket or umbrella policies issued to Tenant covering the
Premises and other properties owned or leased by Tenant and/or
its Affiliates, provided that the policies otherwise comply with
the provisions of this Lease and specifically allocate to the
Premises the coverages required hereby, without possibility of
reduction or coinsurance by reason of, or damage to, any other
premises named therein, and if the insurance required by this
Lease shall be effected by any such blanket or umbrella policies,
Tenant shall furnish to Landlord and to each Mortgagee
certificates of insurance with respect to such policies (or
abstracts of such policies prepared and certified as true and
correct by the insurer, which abstracts shall be reasonably
satisfactory to Landlord in scope and level of detail), with
schedules thereto attached showing the amount of insurance
afforded by such policies applicable to the Premises, but not to
other properties and, if requested by Landlord, copies of such
policies and such schedules. .

ARTICLE
USE_OF INSURANCE PROCEEDS

Section 8.01. 1If all or any part of the Building shall
be destroyed or damaged in whole or in part by fire or other
casualty (including any casualty for which insurance was not
obtained or obtainable) of any kind or nature, ordinary or
extraordinary, foreseen or unforeseen, Tenant shall give to
Landlord notice thereof within seventy-two (72) hours after such
casualty occurs, except that no notice shall be required if the
estimated cost of repairs, alterations, restorations,
replacements and rebuilding (collectively, "Restoration") shall
be less than $150,000 (as such amount shall be increased as
provided in Section 7.02(a)), and Tenant shall, whether or not
such damage or destruction shall have been insured, and whether
or not insurance proceeds, if any, shall be sufficient for the
purpose of such Restoration, with reasonable diligence (subject
to Unavoidable Delays) repair, alter, restore, replace and
rebuild (collectively, "Restore") the same, at least to the
extent of the value and as nearly as possible to the condition,
quality and class of the Building existing immediately prior to
such occurrence, with such changes or alterations as Tenant shall
elect to make, subject to Landlord's review and approval solely
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for conformity with the Master Development Plan, the Design
Guidelines, and, in the event such Restoration is commenced
within ten (10) years after the date the Building has been
Substantially Completed, the Construction Documents. Landlord in
no event shall be obligated to Restore the Building or any
portion thereof or to pay any of the costs or expenses thereof.
If Tenant shall fail or neglect to Restore with reasonable
diligence (subject to Unavoidable Delays) the Building or the
portion thereof so damaged or destroyed, or having so commenced
such Restoration, shall fail to complete the same with reasonable
diligence (subject to Unavoidable Delays) in accordance with the
"terms of this Lease, and in either case such failure or neglect
continues for twenty (20) days after notice from Landlord, or if
prior to the completion of any such Restoration by Tenant, this
Lease shall expire or be terminated for any reason, Landlord,
upon notice to Tenant, may, but shall not be reguired to,

complete such Restoration at Tenant's expense. Each such
Restoration shall be done in accordance with the provisions of
this Lease. In any case where this Lease shall expire or be

terminated prior to the completion of Restoration, Tenant shall
account to Landlord for all amounts spent in connection with any
Restoration which was undertaken and shall pay over to Landlord,
“within ten (10) Business Days after demand, the remainder, if
any, of the Restoration Funds previously received by it in
respect of work required, in Landlord's reasonable judgment, to
complete the Restoration. Tenant's obligations under this
Section 8.01 shall survive the expiration or termination of this
Lease.

Section 8.02.

(a) Subject to the provisions of Sections 8.03, 8.04
and, if applicable, 8.05, Depository shall pay over to Tenant
from time to time, upon the following terms, any monies which may
be received by Depository from insurance provided by Tenant
(other than Rent Insurance) or cash or the proceeds of any
security deposited with Depository pursuant to Section 8.05
(collectively, the "Restoration Funds"); provided, however, that
Depository, before paying such moneys over to Tenant, shall be
entitled to reimburse itself, Landlord and Mortgagee therefrom to
the extent, 1if any, of the necessary, reasonable and proper
expenses (including, without limitation, reasonable attorneys'
fees) paid or incurred by Depository, Landlord and Mortgagee in
the collection of such monies. Depository shall pay to Tenant,
as hereinafter provided, the Restoration Funds, for the purpose
of the Restoration.
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(b) Prior to commencing any Restoration, Tenant shall
furnish Landlord with an estimate of the <cost of such
Restoration, prepared by a licensed professional engineer or
registered architect selected by Tenant and approved by Landlozxd,
which approval shall not be unreasonably withheld and shall be
deemed - given in accordance with | the - provisions of
Section 32.02{(¢c). Landlord may engage a licensed professional
engineer or registered architect to prepare its own estimate of
the cost of such Restoration. If there is any dispute as to the
estimated cost of the Restoration, such dispute shall be resolved
by arbitration in accordance with the provisions of Article 36.

. (c) Subject to the provisions of Sections 8.03, 8.04
and, if applicable, 8.05, the Restoration Funds shall be paid to
Tenant in installments as - the Restoration progresses, less
retainage equal to ten percent (10%) of such installment until
completion of fifty percent (50%) of the Restoration and five
percent (5%) of each installment thereafter until completion of
the Restoration, upon application to be submitted by Tenant to
Depository and, for information only, to Landlord showing the
cost of labor and materials purchased and delivered to the
Premises for incorporation in the Restoration, or incorporated
therein since the last previous application, and due and payable
or paid by Tenant. If any vendor's, mechanic's, laborer's, or
materialman's lien is filed against the Premises or any part
thereof, or if any public improvement lien relating to the
Restoration of the Premises is created or permitted to be created
by Tenant and is filed against Landlord, or any assets of, -or
funds appropriated to, Landlord, Tenant shall not be entitled to
receive any further installment until such lien is satisfied or
discharged (by bonding or otherwise). Notwithstanding the
foregoing, the existence of any such lien shall not preclude
Tenant from receiving any installment of Restoration Funds,
provided (i) such lien will be discharged with funds from such
installment or (ii) if Depository shall be holding funds for the
Restoration, (x) Depository certifies that it is retaining, .  in
addition to amounts reguired to be retained hereunder, an amount
equal to the funds required to satisfy or discharge such lien and
(y) failure to pay or discharge such lien will not result in the
imminent loss or forfeiture of the Premises or the termination of
Tenant's interest under this Lease and will not subject Tenant or
Landlord to any civil or criminal penalty or liability. ’

(d) Upon completion of and payment for the Restoration
by Tenant, the balance of the Restoration Fund shall be paid over
to Tenant.
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(e) Notwithstanding the foregoing, if Landlord makes
the Restoration at Tenant's expense, as provided in Section 8.01,
then Depository shall pay over the Restoration Funds to Landlord,
upon request, to the extent not previously paid to Tenant
pursuant to this Section 8.02, and Tenant shall pay to Landlord,
within ten (10) Business Days after demand, any sums in excess of
the portion of the Restoration Funds received by Landlord
necessary to complete the Restoration. Upon completion of the
Restoration, Landlord shall deliver to Tenant a certificate, in
reasonable detail, setting forth the expenditures made by
Landlord for such Restoration and shall pay to Tenant any sums’
received by Landlord from Depository or otherwise in excess of
expenses and costs paid by Landlord in connection with the
Restoration.

Section 8.03. The following shall be c¢onditions
precedent to each payment made to Tenant as provided in Section
8.02 above:

(a) There shall be submitted to Depository and Landlord
the certificate of the aforesaid engineer or architect approved
by Landlord pursuant to Section 8.02(b) or any other architect
approved by Landlord stating that (i) the sum then requested to
be withdrawn either has been paid by Tenant or is due and payable-
to contractors, subcontractors, materialmen, engineers,
architects or - other Persons (whose names and addresses shall be
stated) who have rendered or furnished services or materials for
the work and giving a brief description of such services and
materials and the principal subdivisions or categories thereof
and the several amounts so paid or due to each of said Persons in
respect thereof, and stating in reasonable detail the progress of
the work up to the date of said certificate, (ii) no part of such
expenditures has been or is being made the basis, in any previous
or then pending requisition, for the withdrawal of the
Restoration Funds or has been made out of the Restoration Funds
previously received by Tenant, (iii) the sum then requested does
not exceed the value of the services and materials described in
the certificate, and (iv) the balance of the Restoration Funds
held by Depository will be sufficient upon completion of the
Restoration to pay for the same in full, and stating in
reasonable detail an estimate of the cost of such completion;
there shall be furnished to Landlord an official search, or a
certificate of a title insurance company reasonably satisfactory
to Landlord, or other evidence reasonably satisfactory to
Landlord, showing that there has not been filed any vendor's,
mechanic's, laborer's or materialman's statutory or other similar
lien affecting the Premises or any part thereof, or any public
improvement lien with respect to the Premises or the Restoration
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created or permitted to be created by Tenant affecting Landlord, '
or the assets of, or funds appropriated to, Landlord, which had
not been discharged of record (by bonding or otherwise) except
such as will be (i) discharged upon payment of the requisite
amount out of the sum then requested to be withdrawn; or (ii) if
Depository shall be holding funds for the Restoration,
(x) Depository certifies that it is retaining, in addition to
amounts required to be retained hereunder, an amount equal to the
funds required to satisfy or discharge such lien and (y) failure
to pay or discharge such lien will not result in the imminent
loss or forfeiture of the Premises or the termination of Tenant's
interest under this Lease and will not subject Tenant or Landlord
to any civil or criminal penalty or liability; and

(b) at the time of making such payment, there is no
existing and unremedied Default in the payment of Rental or an
Event of Default on the part of Tenant.

Section 8.04.

(a) If any loss, damage or destruction occurs, the cost
of Restoration of which equals or exceeds One Million Dollars
($1,000,000) in the aggregate, determined as provided in Section
8.02 (b)) (as such amount shall be increased as provided in Section
7.02(a)), Tenant shall furnish to Landlord the following:

(i) at least five (5) Business Days prior to
commencement of such Restoration, complete plans and
specifications for the Restoration, prepared by a 1licensed
professional engineer or registered architect selected by Tenant
and approved by Landlord, which approval shall not be
unreasonably withheld (and shall be deemed given in accordance
with the provisions of Section 32.02(c)), together with the
approval thereof and any. required permits issued by any
Governmental Authority with respect to the Restoration and such
plans and specifications, and, at the request of Landlord, any
other drawings, information or samples to which Landlord is
entitled under Artigle 11, all of the foregoing to be subject to
Landlord's review and approval solely for substantial conformity
with the Master Development Plan, the Design Guidelines and, if
such Restoration is commenced within ten (10) years from the date
the Building shall have been Substantially Completed, the
Construction Documents; all such plans and specifications and
other materials for the Restoration shall become the sole and
absolute property of Landlord if for any reason this Lease shall
be terminated. Notwithstanding the foregoing, Landlord agrees to
approve plans and specifications for the Restoration if the
Restoration is substantially in accordance with the original
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Building, provided the plans and specifications show the
Restoration will be in accordance with all then applicable
Requirements, the Master Development Plan and the Design
Guidelines and any deviations from the original Building do not, .
in Landlord's reasonable judgment, adversely affect the guality
of the Restoration; :

{ii) at least ten (10) Business Days prior to
commencement of such Restoration, (x) a contract or construction
management agreement reasonably satisfactory to Landlord in form
assignable to Landlord (subject to any prior assignment to any
Mortgagee), made with a reputable and responsible contractor or
construction manager approved by Landlord, (Leon D. DeMatteis
Construction Corporation being deemed acceptable) which approval
shall not be unreasonably withheld (and shall be deemed given in
accordance with the provisions of Section 32.02(c)), providing
for the completion .of the Restoration in accordance with said
plans and specifications, free and clear of all liens,
encumbrances, security agreements, interests and financing
statements relating thereto, and (y) payment and performahce
bonds in forms, amounts and by sureties reasonably satisfactory
to Landlord (with Landlord's approval thereof to be deemed given
in accordance with the provisions of Section 32.02(c)), naming
the contractor or subcontractor, as the case may be, as obligor,
and Landlord and Tenant and Mortgagee, if applicable, as
obligees, or, in lieu thereof, such other security as shall be
reasonably satisfactory to Landlord;

{iii) at 1least ten (10) Business Days prior to
commencement of such Restoration, an assignment to Landlord
(subject to any prior assignment to any Mortgagee) of the
contract so furnished and the bonds, if any, provided thereunder,
such assignment to be duly executed and acknowledged by Tenant
and by its terms to be effective only upon any termination of
this Lease or upon Landlord's re-entry upon the Premises
following an Event of Default prior to the complete performance
of such contract, such assignment also to include the benefit of
all payments made on account of said contract including payments
made prior to the effective date of such assignment; and

(iv) At least ten (10) days Business Days prior to
commencement of such Restoration, insurance policies issued by
responsible insurers, bearing notations evidencing the payment of
premiums or accompanied by other evidence reasconably satisfactory
to Landlord of such payments, for the insurance reguired by
Section 131.03. ‘
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. “(b) Notwithstanding that the cost of Restoration is
less than One Million Dollars ($1,000,000) (as such amount shall
be increased as provided in Section 7.02(a)), such cost to be
determined as provided in Section 8.02(b), to the extent that any
portion of the Restoration involves work on the exterior of the
Building or a change in the height, bulk or setback of the
Building from the height, bulk or setback existing immediately
prior to the damage or destruction, or in any other manner
affects compliance with the Master Development Plan or the Design
Guidelines, then Tenant shall furnish to Landlord at least thirty
(30) days prior to commencement of ‘the Restoration a complete set
of plans and specifications for the Restoration, involving such
work or such change, prepared by a licensed professional engineer
or registered architect approved by Landlord, which approval
shall not be unreasonably withheld, and, at Landlord's request,
such other items designated in Section 8.04(a) (i), all of the
foregoing to be subject to Landlord's reasonable review and
approval solely as provided therein.

(c) In the event Tenant shall desire to modify the
plans and specifications which Landlord theretofore has approved
pursuant to Sections 8.04(a) (i) or 8.04(b) with respect to, or
which will in any way affect, any aspect of the exterior of the
Building or the height, bulk or setback of the Building or which
will affect compliance with the Design Guidelines or the Master
Development Plan, Tenant shall submit the proposed modifications
to Landlord. Tenant shall not be regquired to submit to Landlord
proposed modifications of the plans and specifications which
affect the interior of the Building. Landlord shall review the
proposed changes (other than changes to the interior of the
Building) in accordance with the time limits set forth in the
penultimate sentence of this Section 8.04(c) solely to determine
whether or not they (i) conform to the Master Development Plan
and the Design Guidelines and (ii) provide for design, finishes
and materials which are comparable in quality to those provided
for in the approved plans and specifications, and shall approve
such proposed changes if they do so conform and so provide. 1If
Landlord determines that the proposed <changes are not
satisfactory in light of the above criteria, it shall so advise
Tenant, specifying in what respect the plans and specifications,
as so modified, do not conform to the Master Development Plan or
the Design Guidelines or do not provide for design, finishes and
materials which are comparable in quality to those provided for
in the approved plans and specifications. Within twenty (20)
Business Days, or such longer period as Landlord in its
reasonable judgment shall approve, after Landlord shall have so
notified Tenant, Tenant shall revise the plans and specifications
so as to meet Landlord's objections and shall deliver same to
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Landlord for review. Each review by Landlord shall be carried
out within fifteen (15) Business Days of the date of delivery of
the plans and specifications, as so revised (or one or more
portions thereof), by Tenant, and if Landlord shall not have
notified Tenant of its determination within such fifteen (15)
Business Day period, it shall be deemed to have determined that
the proposed changes are satisfactory. Landlord shall not review
portions of the approved plans and specifications which Landlord
has previously determined to be satisfactory, provided same have
not been changed by Tenant.

Section 8.05. If the cost of any Restoration,
determined as provided in Section 8.02 (b)), exceeds both (i) One
Million Dollars ($1,000,000) (as such amount shall be increased
as provided in Section 7.02(a)) and (ii) the net insurance
proceeds, then, prior to the commencement of such Restoration,
unless Landlord has given its approval of the payment and
performance bonds provided for in Section 8.04(a) (ii) (y) and the
amounts thereof cover such excess, Tenant shall deposit with
Depository, as security for completion of the Restoration, a
bond, cash or other security reasonably satisfactory to Landlord
in the amount of such excess, to be held and applied by
Depository in accordance with the provisions of Section 8.02.

Section 8.06. This Lease shall not terminate or be
forfeited or be affected in any manner, and there shall be no
reduction or abatement of the Rental payable hereunder, by reason
of damage to or total, substantial or partial destruction of the
. Building or any part thereof or by reason of the untenantability
of the same or any part thereof, for or due to any reason or
cause whatsoever, and Tenant, notwithstanding any law or statute
present or future, waives any and all rights to quit or surrender
the Premises or any part thereof. Tenant expressly agrees that
its obligations hereunder, including, without limitation, the
payment of Rental, shall continue as though the Building had not
been damaged or destroyed and without abatement, suspension,
diminution or reduction of any kind. It is the intention of
Landlord and Tenant that the foregoing is an "express agreement
to the contrary" as provided in Section 227 of the Real Property
Law of the State of New York. Nothing in this Section 8.06 is
intended to limit Tenant's rights under Section 3.02(d).

Section 8.07. If for any completed Restoration Tenant
has nct theretofore delivered same to Landlord, Tenant shall
deliver to Landlord, within one hundred twenty (120) days of the
complezion after such Restoration, a complete set of "as built"
plans thereof together with a statement in writing from a
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registered architect or licensed professional engineer that such
plans are complete and correct.

Section 8.08. Notwithstanding anything to the contrary
contained in this Article 8, if (i) the Building suffers a
casualty the cost of restoration of which, in Landlord's
reasonable opinion, exceeds 50% of the replacement cost of the
entire Building, (ii) the date of such casualty is after June 17,
2064, (iii) the net insurance proceeds (plus any cash deposited
by Tenant with Landlord to supplement the insurance proceeds
available for- restoration costs) is sufficient, in Landlord's
reasonable opinion, to pay 100% of the cost of such restoration
and (iv) no Event of Default then exists, then, Tenant may
terminate this Lease by written notice to Landlord given no more
than thirty (30) days after the date of such casualty; provided
that (x) Tenant shall assign to Landlord all rights to property
insurance and rent insurance proceeds, and (y) Tenant deposits
with Landlord (in addition to any cash deposited with Landlord
pursuant to clause (iii) above) cash or a letter of credit in a
form and from an issuer reasonably acceptable to Landlord in an
amount equal to 5% of Landlord's reasonable estimate of the cost
of restoration, such cash or letter of credit to be utilized by
Landlord in the event of any overruns and, to the-extent not so
utilized, to be returned to Tenant. :

Section 8.009. If Tenant's leasehold interest in the
Premises is submitted to the condominium form of ownership, all
of Tenant's obligations under this Article 8 shall be the
obligation of the Board of Managers. e

ARTICLE 9

CONDEMNATION
Section 9.01.

(a) If the whole or substantially all of the Premises
shall be taken (excluding a taking of the fee interest in the
Premises, or any leasehold interest superior to that of the
Tenant's, if after such taking, Tenant's rights under this Lease
are not affected) for any public or guasi-public purpose by any
lawful power or authority by the exercise of the right of
condemnation or eminent domain or by agreement among Landlord,
Tenant and those authorized to exercise such right, this Lease

and the Term shall terminate and expire on the date of such
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.taking and the Rental payable by Tenant hereunder shall be
equitably apportioned as of the date of such taking. /

‘(b) The term "substantial all e Premises" shall
mean such portion of the Premises as when so taken would leave
remaining a balance of the Premises which, due either to the area
so taken or the location of the part so taken in relation to the
part not so taken, would not under economic conditions,
applicable zoning laws, building regulations then existing or
prevailing or the Master Development Plan, and after performance
by Tenant of all covenants, agreements, terms and provisions
contained herein or by law required to be observed or performed
by Tenant, (i) if the Premises shall then be used for rental
purposes, permit the Restoration of the Building so as to
constitute a complete, rentable building capable of producing a
fair and reasonable net annual income proportional to the number
of square feet not so taken or (ii) if Tenant's estate in the
Premises shall have been previously submitted to either a
cooperative or condominium form of ownership, permit the
Restoration of the Building so as to constitute an economically
viable cooperative or condominium, as the case may be. If the
Premises shall be used for rental purposes, the average net
annual income produced by the Building during (i) the period
commencing on the date that is ninety (80) days after the date of
Completion of the Building and ending on the last anniversary of
that date which preceded the taking, or (ii) the five (5) year
period immediately preceding such taking, whichever is shorter,
shall be deemed to constitute a fair and reasonable net annual
income for the purpose  of determining what i1is a fair and
reasonable net annual income. If there be any dispute as to
whether or not "substantially all of the Premises" has been
taken, such dispute shall be resolved by arbitration with the
provisions of Article 36.

(c) If the whole or substantially all of the Premises
shall be taken or condemned as provided in Section 9.01(a), the
award, awards or damages in respect thereof shall be apportioned
as follows: (i) there shall first be paid to Landlord soc much of
the award which is for or attributable to the value of (A) the
Land so taken, considered as encumbered by this Lease and the
Master Lease and as unimproved, and (B) Landlord's Civic
Facilities and other site improvements made by Landlord, taken in
any proceeding with respect to such taking; (ii) there shall next
be paid to the Mortgagee(s) which hold liens on Tenant's interest
in this Lease, or to Recognized Unit Mortgagees, if applicable,
so much of the balance of such award as shall equal the unpaid
principal indebtedness = secured by such Mortgage or such
Recognized Unit Mortgages with interest thereon at the rate
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specified therein to the date of payment (such payments to be '
made in order of lien priority and pari passu to Mortgagees with
liens of the same priority); (iii) there shall next be paid to
Landlord so much of the award which is for or attributable to the
value of Landlord's reversionary interest in that part of the
Building taken in such proceeding (it being agreed between
Landlord and Tenant that, notwithstanding anything herein
contained to the contrary, for a period of forty (40) years from
the Scheduled Completion Date, +the value of Landlord's
reversionary interest in the Building shall be deemed to be
zero); and (iv) subject to rights of any Mortgagees or Recognized
Unit Mortgagees, if applicable, Tenant shall receive the balance,
if any, of the award. If there be any dispute as to which
portion of the award is attributable to the Land and Landlord's
Civic Facilities and which portion is attributable to the
Building, or as to the value of Landlord's reversionary interest
in the Building, such dispute shall be resolved by arbitration in
accordance with the provisions of Article 36 (unless the
condemning authority or a court of competent jurisdiction has
made such determination, in which case its determination shall
control) .

(d) Each of the parties shall execute any and all
documents that may be reasonably required in order to facilitate
collection by them of such awards.

Section 9.02. For purposes of this Article 39, the "date
of taking" shall be deemed to be the earlier of (i) the date on
which actual possession of the whole or substantially all of the
Premises, or a part thereof, as the case may be, is acquired by
any lawful power or authority pursuant to the provisions of the
applicable federal or New York State law or (ii) the date on
which title to the Premises or the aforesaid portion thereof
shall have vested in any lawful power or authority pursuant to
the provisions of the applicable federal or New York State law.

Section 9.03. If less than substantially all of the
Premises shall be so taken, this Lease and the Term shall
continue as to the portion of the Premises remaining without
abatement of the Base Rent or diminution of any of Tenant's
obligations hereunder. =~ Tenant, whether or not the award or
awards, if any, shall be sufficient for the purpose shall
(subject to Unavoidable Delays) proceed diligently to Restore any
remaining part of the Building not so taken so that the latter
shall be a complete, operable, self-contained architectural unit
in good condition and repair in conformity with the Master
Development Plan, the Design Guidelines and, to the extent
reasonably practicable, in the event such Restoration is
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commenced within ten (10) years from the date the Building is
Substantially Completed, the Construction Documents. In the
event of any taking pursuant to this Section 29.03, the entire
award for or attributable to the Land taken, considered as.
unimproved and encumbered by this Lease and the Master Lease and
the fair market value of Landlord's Civic Facilities in any
proceeding with respect to such taking, shall be first paid to
Landlord, and the balance of the award, if any, shall be paid to
Depository, except that if such balance shall be less than One
Million Dollars ($1,000,000) (as such amount shall be increased
as provided in Section 7.02(al), such balance shall be payable,
in trust, to Tenant (provided that if the Master Lease requires
payment in trust to Landlord or a Mortgagee, such balance shall
be paid as provided therein) for application to. the cost of
Restoration of the part of the Building not so taken. Subject to
the provisions and limitations in this Article 8, Depository
shall make available to Tenant as much of that portion of the
award actually received and held by Depository, if any, less all
necessary and proper expenses paid or incurred by Depository, the
Mortgagee most senior in lien and Landlord in the condemnation
proceedings, as may be necessary to pay the cost of Restoration
of the part of the Building remaining. Such Restoration shall be
done in accordance with and subject to the provisions of Article

8. Payments to Tenant as aforesaid shall be disbursed in the
manner and subject to the conditions set forth in Article 8. Any

balance of the award held by Depository and any cash and the
proceeds of any security deposited with Depository pursuant to
Section 9.04 remaining after completion of the Restoration shall
be paid to Tenant. Each of the parties shall execute any and all
documents that may be reasonably required in order to facilitate
collection by them of such awards.

Section 9.04. With respect to any Restoration required
by the terms of Section 9.03, the cost of which, as determined in
the manner set forth in Section 8.02(b), exceeds both (i) One.
Million Dollars ({S$1,000,000) (as such amount shall be increased
as provided in Section 7.02(a)) and (ii) the balance of the
condemnation award after payment of the expenses set forth in
Section 9.03, then, prior to the commencement of such
Restoration, Tenant shall deposit with Depository a bond, cash or
other security reasonably satisfactory to Landlord in the amount.
of such excess, to be held and applied by Depository in
accordance with the provisions of Section 2 as security for
the completion of the Restoration.

Section 9.05. If the temporary use of the whole or any
part of the Premises shall be taken for any public or guasi-
public purpose by any lawful power or authority by the exercise
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of the right of condemnation or eminent domain or by agreement
between Tenant and those authorized to exercise such right,
Tenant shall give prompt notice thereof to Landlord and the Term
shall not be reduced or affected in any way and Tenant shall -
continue to pay in full the Rental payable by Tenant hereunder
without reduction or abatement, and Tenant shall be entitled to
receive for itself any award or payments for such use, provided,
however, that: ’

(1) If the taking is for a period not extending beyond
the Term and if such award or payment is made less frequently
than in monthly installments, the same shall be paid to and held.
by Depository as a fund which Depository shall apply from time to
time to the payment of Rental, except that, if such taking
results in changes or alterations in the Building which would
necessitate an expenditure to Restore the Building to its former
condition, then, a portion of such award or payment considered by
Landlord, in its reasonable opinion, as appropriate to cover the
expenses of the Restoration shall be retained by Depository,
-without application as aforesaid, and applied and paid over
toward the Restoration of the Building to its former condition,
substantially in the same manner and subject to the same
conditions as provided in Section-9.03; and any portion of such
award or payment which shall not be required pursuant to this
Section 9.05(a) to be applied to the Restoration of the Building
or to the payment of Rental until the end of the Term (or, if the
taking is for a period terminating prior to the end of the Term,
until the end of such period), shall be paid to Tenant; or

(ii) If the taking is for a period extending beyond the-
Term, such award or payment shall be apportioned between Landlord
and Tenant. as of the Expiration Date, and landlord's and Tenant's
share thereof, if paid 1less frequently than in monthly
installments, shall be paid to Depository and applied in
accordance with the provisions of this Section 9.05, provided,.
however, that the amount of any award or payment allowed or
retained for the Restoration of the Building and not previously
applied for such purpose shall remain the property of Landlord if
this Lease shall expire prior to such Restoration.

Section 9.06. 1In case of any governmental action, not
resulting in the taking or condemnation of any portion of the
Premises but creating a right to compensation therefor, such as
the changing of the grade of any street upon which the Premises
abut, this Lease shall continue in full force and effect without
reduction or abatement of Rental and the award shall be paid to
Landlord to the extent of the amount, if any, necessary to
restore any portion of Landlord's Civic Facilities to their
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former condition and any balance remaining shall be paid to
Tenant.

Section 9.07. In the event of a negotiated sale of all
or a portion of the Premises in lieu of condemnation, the
proceeds shall be distributed. as provided in cases of
condemnation.

Section 9.08. Landlord, Tenant and any Mortgagee shall
be entitled to file a claim and otherwise participate in any
condemnation or similar proceeding and all hearings, trials and
appeals in respect thereof.

Section 9.09. Notwithstanding anything to the contrary
contained in this Article 9, ih the event of any permanent or
temporary taking of all or any part of the Premises, Tenant and
its Subtenants shall have the exclusive right to assert claims
for any trade fixtures and personal property so taken which were
the property of Tenant or its Subtenants (but not including any
Equipment) and for relocation expenses of Tenant or its
Subtenants, and all awards and damages in respect thereof shall
belong to Tenant and its Subtenants, and Landlord hereby waives
any and all claims to any part thereof; provided, however, that
if there shall be no separate award or allocation for such trade
fixtures or personal property, then such claims of Tenant and its
Subtenants, or awards and damages, shall be subject and
subordinate to Landlord's claims under this Article 9.

. Section 9.10. Landlord represents that under current
law it has no power to condemn all or any part of the Premises.

ARTICLE 10

ASSIGNMENT, SUBLETTING, MORTGAGES, ETC.
Section 10.01.

(a) Except as otherwise specifically provided in this
Section 10.01, prior to Substantial Completion of the Building,
neither this Lease nor any interest of Tenant in this Lease,
shall be sold, assigned, or otherwise transferred, whether by
operation of law or otherwise, (including, without limitation, an
assignment to the Apartment Corporation in connection with a
Cooperative Plan and an assignment or partial assignment in
connection with Tenant's submission of its leasehold estate in
the Premises to a condominium form of ownership) nor shall any of

672645.5 : 53



the issued or outstanding capital stock of any corporation which,
directly or indirectly, is Tenant be (voluntarily or
involuntarily) sold, assigned, transferred, pledged or
encumbered, whether by operation of law or otherwise, nor shall
any voting trust or similar agreement be entered into with
respect to such stock, nor any reclassification or modification
of the terms of such stock take place, nor shall there be any
merger or consolidation of such corporation into or with another
corporation nor shall additional stock (or any warrants, options
or debt securities convertible, directly or indirectly, into such
stock) in any such corporation be issued if the issuance of such
additional stock (or such other securities, when exercised or
converted into stock) will result in a change of the controlling
stock ownership of such corporation as held by the shareholders
thereof as of the Commencement Date, nor shall any general
partner's interest in a partnership which 1is Tenant be
(voluntarily or involuntarily) sold, assigned .or transferred
(each of the foregoing transactions with respect to stock or
other securities of a corporation or a general partner's interest
in a partnership being herein referred to as a "ITransfer"), nor
shall Tenant sublet the Premises as an entirety or substantially
as an entirety, without the consent of Landlord in each case and
the delivery to Landlord of the documents and information

specified in Section 10.01(d) hereof. Notwithstanding the
foregoing, (i) the following transfers shall be permitted prior
to Substantial Completion: (x) the transfer of a direct or

indirect interest in Tenant by will or intestacy, (y) subleases
of individual apartments or non-residential space in the normal
course in anticipation of Substantial Completion or (z) the
collateral assignment to a Mortgagee of Tenant's interest in
subleases as security for a 1loan, and (ii) the following
transfers shall be permitted prior to Substantial Completion
provided Tenant gives Landlord thirty (30) days' prior notice
thereof and provided Tenant, within seven (7) days after
Landlord's written request therefor, delivers to Landlord all
information reasonably regquested by Landlord as to the transfer
transaction and/or the identity, financial ability and business
experience of the transferee: (R) Transfers of direct or
indirect interests in Tenant to immediate family members of the
transferor, provided Frederick DeMatteis remains in control,
directly or indirectly, of Tenant (subject to the last sentence
of this Section 10.01(a)), (B) a Transfer of less than all of the
ownership interests of Tenant where such Transfer is in
connection with a syndication of low income housing tax. credits,
subject, however, to the restrictions set forth in Section
10.01(c) below, and provided Frederick DeMatteis remains in
control, directly or indirectly, of Tenant (subject to the last
sentence of this Section 10.01(a)), (C) an assignment of Tenant's
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interest in this Lease to a Mortgagee that is an Institutional
Lender or its wholly owned subsidiary or, subject to Landlord's
approval, Mortgagee's designee (and,. subject to the provisions of
Section 10.01(c), Landlord shall approve any such designee that,
in Landlord's reasonable opinion, is a developer with then recent
experience in successfully constructing and leasing a project
similar to the Building), or (D) an assignment of this Lease to
a single purpose entity controlled by Frederick DeMatteis.
Notwithstanding the thirty (30) day requirement in clause (ii) of
the prior sentence, in the event of a transfer of Tenant's
interest in this Lease to a Mortgagee that is an Institutional
Lender or its wholly owned subsidiary prior to Substantial
Completion, the notice from Tenant to Landlord shall be given as
much in advance of such transfer as is reasonable under the
circumstances. In the event that Landlord withholds such
consent, Landlord shall specify to Tenant the reason therefor.
With respect to subsections (ii) (A) and (ii) (B) of this Section
10.01(a), if Frederick DeMatteis shall be deceased, then the
transfers described therein shall be permitted nonetheless
provided, however, that either (i) Richard DeMatteis continues to
be the President of Leon D. DeMatteis Construction Corporation
and is and remains in control, either directly or indirectly, of
Tenant, or (ii) Scott DeMatteis continues to be ‘the Executive
Vice President of Construction of Leon D. DeMatteis Construction
Corporation and is and remains in control, either directly or
‘indirectly, of Tenant.

(b) From and after Substantial Completion of the
Building, Landlord’s consent shall not be required prior to any
Transfer, assignment of Tenant’s interest in this Lease or
subletting of the Premises, provided (i) no Default in the
payment of Rental (whether or not notice of such Default has been
delivered to Tenant) and no other Default as tc which notice
shall have been given shall have occurred and then be continuing
under this Lease, unless such Default is cured simultaneously
with such Transfer, assignment or subletting, and Tenant shall
have complied with the provisions of this Article 10. This
Section 10.01(b), Section 10.01(c) (except as otherwise provided
therein) and Section 10.01(d) shall not apply to an assignment or
partial assignments in connection with a Cooperative Plan which
shall be governed by the provisions of Sections 10.01(f) and {g)
or with a Condominium Plan.

(c) Except as otherwise specifically provided herein,
in no event, whether before or after Substantial Completion of
the Building, shall Tenant make a Transfer, assign this Lease or
any portion of its interest hereunder or sublet the Premises as
an entirety or substantially as an entirety to any Person, in
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which, an ownership interest, in the aggregate, of five percent
(5%) or greater is then held, directly or indirectly, by any
individual (i) who has ever been convicted of a felony, (ii)
against whom any action or proceeding is pending to enforce
rights of the State of New York or any agency, department, public
authority or public benefit corporation thereof arising out .of a
mortgage obligation to the State of New York or to any such
agency, department, public authority or public benefit
corporation, or (iii) with respect to whom any notice of
substantial monetary default which remains uncured has been given
by the State of New York or any agency, department, public
authority or any public benefit corporation thereof arising out
of a mortgage obligation to the State of New York or to any such
agency, department, public authority or public benefit
corporation. The provisions of this Section 10.01(c) shall apply
to any Person (x) purchasing from Tenant or any other Person more
than fifteen percent (15%) of the Cooperative Apartments or Units
or (y) subletting from Tenant or any other Person more than
fifteen percent (15%) of the residential apartments, but shall
not otherwise apply to any Tenant-Stockholder or owner of a Unit
or Units.

(d) In each instance wherein Tenant desires to effect,
and as a condition to the effectiveness thereof, an assignment,
a sublease of the Premises as an entirety or substantially as an
entirety, or a Transfer, Tenant shall, prior to the effective
date of such transaction, notify Landlord of the proposed
transaction and submit to Landlord documents and information set
forth in Section 10.01(d) (i) (C). Not less than five (5) business
days prior to the proposed transaction, Tenant shall submit to
Landlord the following documents and information set forth in
Section 10.01(d) (i) (A) and (B), (ii), and (iii), as applicable,
and, if applicable, Section 10.01(d) (iv) (which documents may be
unexecuted but shall, in all other respects, be in substantially
final form):

(1) in the case of an assignment, (A) a copy of
the proposed instrument(s) of assignment, containing, inter alia,
the name, address and telephone number of the assignee, (B) a
copy of the proposed instrument(s) of assumption of Tenant's
obligations under this Lease by said assignee, and (C) an
affidavit of the assignee or an authorized officer or general
partner thereof, setting forth (x) in the case of a partnership,
the names and addresses of all general partners thereof and all
other partners of the assignee having a five percent (5%) or
greater ownership interest in the assignee, (y) in the case of a
corporation (other than an Institutional Lender or a corporation
whose common stock is traded over the New York Stock Exchange or
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the American Stock Exchange or any: - other publicly recognized
exchange or that is registered under, and files periodic reports
under, the Securities Exchange Act of 1834) the names and
addresses of all persons having five percent (5%) or dgreater.
record ownership of stock in, and all directors and officers of,

the assignee;

_ (ii) in the case of a subletting of the Premises as
an entirety or substantially as an entirety, (A) a copy of the
proposed sublease, containing, inter alia, the name, address, and
telephone number of the subtenant, and (B) an affidavit of the
subtenant or an authorized officer or general partner thereof,
setting forth the same information with respect to the partners,
shareholders, officers and directors of the subtenant as is
required with respect to assignees under Section 10.01(d) (i);

(iii) in the case of a Transfer, (A) a copy of each
proposed document by which such Transfer is to be accomplished,
and (B) an affidavit of an authorized officer or general partner
of Tenant, setting forth the same information with respect to the
partners, shareholders, officers and directors of Tenant as 1is
required with respect to assignees under Section 10.01(d) (i); and

(iv) in all such-cases in which Tenant proposes to
effect the transaction prior to Substantial Completion of the
Building, such other documents and information as Landlord may
reasonably request to permit the evaluation of such assignment,
sublease or Transfer.

(e) Landlord shall within twenty (20) days after
receipt of all requisite information and documentation set forth
in Section 10.01(d) (i) (C), and within five (5) business days
after receipt of all information and documentation required under
Section 10.01(d) (i) (A) and (B), (ii), and (iii), as applicable,
and, if applicable, Section 10.01(d) (iv), notify Tenant whether
it grants its consent if such consent is required hereunder, and
in those .instances wherein the consent of Landlord is not so
reguired or is granted, whether the form and substance of each
such document and the information submitted establishes
compliance with the provisions of Section 10.01(c) and Section
10.01(d), specifying, in the event that Landlord denies its
consent to such transaction or determines that any such
documentation or any such information does not establish such
compliance, the reason for such denial or determination. If
Landlord shall not have notified Tenant of such denial or
determination within such period, it shall be deemed to have
consented to the proposed transaction if such consent is required
and to have determined that the documents and the information
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submitted establish compliance with the provisions of Section
10.0(c) and Section 10.01(d). Even if Landlord has consented to
the proposed transaction if such consent is required and/or has
determined that the documents and information establish
compliance with the provisions of Section 10.01(c) and Section
10.01(d), such consent and/or determination shall be conditioned
upon the delivery to Landlord of executed documents substantially
the same as those previously delivered to Landlord for review.

(£) From and after Substantial Completion of the
Building, Landlord’s consent shall be reguired prior to any
assignment by Tenant of its interest in this Lease to an
Apartment Corporation pursuant to a Cooperative Plan, but
Landlord shall not withhold its consent to an assignment by
Tenant of its interest in this Lease to the Apartment Corporation
pursuant to a Cooperative Plan, provided no Default in the
payment of Rental (whether or not notice of such Default has been
delivered to Tenant) and no other Default as to which notice
shall have been given shall have occurred and be continuing
hereunder, and Tenant shall have delivered to Landlord (w) a true
and correct copy of such Cooperative Plan and any amendments,
modifications and supplements thereto, (x) a true and correct
copy of the letter of acceptance of the Cooperative Plan issued
by the New York State Department of Law, (y) a true and correct
copy of the letter accepting the amendment declaring the
Cooperative Plan effective issued by the New York State
Department of Law and (z) such other documents in connection
therewith as may be reasonably requested by Landlord.

_ (g) From. and after Substantial Completion of the
Building, Tenant shall not assign, in whole or in part, its
interest in this Lease pursuant to a Condominium Plan without the

prior consent of Landlord, which consent may be withheld by

Landlord in Landlord's sole and absolute discretion.

Notwithstanding the foregoing, if there is no outstanding Event

of Default, then Landlord shall not withhold its consent to

Tenant's submission of the leasehold estate in the Premises to

the provisions of the then applicable statutory regime for

condominiums (i) if (%) Landlord has after the date hereof
consented to the submission to a condominium regime of another
residential site- in the project Area and (y) there has been no

change in circumstances since the date of Landlord's consent with .

respect to such other site which in Landlord's sole judgment

creates a risk that the lien of each Unit Mortgage and all liens
for common charges will not be subordinate to Landlord's right to
receive Rental under ‘this Lease (as the same may be severed and
assigned to the owner of each Unit) or (ii) if Landlord
determines, in its sole and absolute discretion, that the lien of
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each Unit Mortgage and all liens for common charges will be
subordinate to Landlord's right to receive all Rental under this
Lease (as the same may be severed and assigned to the owner of
each Unit); provided, however, that Landlord shall have the
right, as a condition to granting such consent, to require Tenant
to enter into an amendment to this Lease satisfactory to Landlord
in form and substance that will set forth the framework for
conversion to condominiums, including, among other things, the
rights and obligations of the Board of Managers and the Unit
Owners under this Lease. If between the date hereof and the date
Tenant requests to submit its leasehold estate to a condominium
regime, Landlord has entered into a lease (or an amendment
thereto) with the holder of a ground lease of another residential
site in the Project Area providing the framework for conversion
to condominiums, then the lease amendment required by Landlord
under this Section 10.01(f) shall not bée more onerous on Tenant
in any material respect than the provisions of. such lease (or
amendment) with such other ground lessee (unless the need for
such more onerous provision is necessary in Landlord's sole
judgment to assure the subordination of all Unit Mortgages and
all liens for common charges to Landlord's right to Rental
payments) or, in Landlord's judgment, there are compelling
differences in the Demised Premises from the premises covered by
the other ground 1lease 1in question which require different
treatment.

(h) Subject to compliance by a lﬂortgagee with the
provisions of Sections 10.10 and 10.11 hereof, the foregoing

.requirement of consent by Landlecrd shall not apply fto the
acquisition of the Premises by such Mortgagee, through the
foreclosure of its Mortgage or through a deed or instrument of
transfer delivered in lieu of such foreclosure, so long as such
Mortgagee shall, in the instrument transferring to such Mortgagee
the interest of Tenant hereunder, assume and agree to perform all
of the terms, covenants and conditions of this Lease thereafter
to be observed or performed by Tenant. Each reference in this
Section 10.01(f) to "Mortgagee" shall be deemed to include a
wholly owned subsidiary (direct or indirect) of such Mortgagee or
its parent, provided such Mortgagee has delivered to Landlord a
written notice advising that such a subsidiary should be so
deemed and certifying (i) prior to Substantial Completion that
such subsidiary is an Institutional Lender and is controlled
(direct or indirect) by such Mortgagee or its direct parent, (ii)
that’ such subsidiary is not a Person described in Section
10.01(c), and (iii) that such subsidiary is authorized to act in
the place and stead of such Mortgagee.
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Section 10.02. No>assignment of this Lease, subletting
of the Premises as an entirety or substantially as an entirety or
Transfer shall have any validity except upon compliance with the

provisions of this Article 10.

Section 10.03. Any consent by Landlord under Section
10.01 above shall apply only to the specific¢ transaction thereby
authorized and shall not relieve Tenant from any reguirement
hereunder of obtaining the consent of Landlord to any further
sale or assignment of this Lease or Transfer or subletting of the
Premises as an entirety or substantially as an entirety.

Section 10.04. Tenant may, without Landlord's consent,
but subject to the provisions of the last sentence of Section
10.01(c) and this Section 10.04, enter into agreements for the
rental of residential and non-residential space in the Building,
or the occupancy of such space pursuant to licenses or
concessions for periods shorter than or equal to the remainder of
the Term at the time of such agreements (all of such agreements
being herein referred to collectively as "Subleases", and the.
occupants pursuant to Subleases as "Subtenants"). Each
residential Sublease shall obligate the Subtenant pursuant
thereto to occupy and use the premises included therein for
residential purposes only. No Sublease shall permit the use or
occupancy ©of the Premises included therein for purposes
inconsistent with the Requirements, the Master Lease, the
Certificate of Occupancy and the Master Development Plan.

 Section 10.05. The fact that a violation or breach of
any of the terms, provisions or conditions of this Lease or of
the Master Lease results from or is caused by an act or omission
by any Subtenant, Tenant-Stockholder, owner of a Unit or
subtenant of a Subtenant, Tenant-Stockholder or owner of a Unit
or any other occupant of the Building shall not relieve Tenant of
Tenant's obligation to cure the same. Tenant shall take any and
all reasonable steps necessary to prevent any such violation or
breach. ' -

Section 10.06. Landlord, after an Event of Default by
Tenant, may, subject to the rights of any Mortgagee (provided
such Mortgagee is an Institutional Lender), collect subrent and
all other sums due under Subleases, and apply the net amount
collected to Rental, but no such collection shall be, or be
deemed to be, a waiver of any agreement, term, covenant or
condition of this Lease or the acceptance by Landlord of any
Subtenant as tenant hereunder, or a zrelease of Tenant from
performance by Tenant of its obligations under this Lease.
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Section 10.07. To secure the prompt and full payment by
Tenant of the Rental and the faithful performance by Tenant of
all the other terms and conditions herein contained on its part
to be kept and performed, Tenant hereby assigns, transfers and
sets over unto Landlord, subject to any assignment of Subleases
and/or rents made in connection with any Mortgage (provided the
Mortgagee thereunder is an Institutional Lender), all of Tenant's
right, title and interest in and to all Subleases and hereby
confers upon Landlord, its agents and representatives, a right of
entry in, and sufficient possession of, the Premises to permit
and insure the collection by Landlord of the rentals and. other
sums payable under the Subleases. The exercise of the right of
entry and gqualified possession by Landlord shall not constitute
an eviction of Tenant from the Premises or any portion thereof
and that should said right of entry and possession be denied
Landlord, its agent or representative, Landlord, in the exercise
of said right, may use all requisite force to gain and enjoy the
same without responsibility or liability to Tenant, its servants,
employees, guests or invitees, or any Person whomsoever;
provided, however, that such assignment shall become operative
and effective only if (a) and as long as an Event of Default
shall occur and remain uncured, or (b) this Lease and the Term
shall be cancelled or terminated pursuant to the terms, covenants
and conditions hereof, or (c) there occurs repossession under a
dispossess warrant or other re-entry or repossession by Landlord
under the provisions hereof or applicable law, and then only as
to such of the Subleases that Landlord has agreed to take over
and assume.

Section 10.08. At any time and from time to time, but
not more than once in any six (6) month period upon Landlord's
demand, Tenant promptly shall deliver to Landlord a schedule of
all Subleases, setting forth the names of all Subtenants. Upon
the reasonable request of Landlord, and at reasonable times,
Tenant shall permit Landlord and its agents and representatives
to inspect all Subleases and, at Landlord's expense, to make
copies thereof; provided, however, that Landlord, to the extent
permitted by law, shall use its best efforts not to disclose the
information contained therein to the public.

Section 10.089. All Subleases shall provide that (a)
they are subject to this Lease and to the Master Lease, (b) the
Subtenants will not. pay rent or other sums under the Subleases
for more than one (1) month in advance (excluding security and
other deposits reguired under such Sublease), and (c) at
Landlord's option, on the termination of this Lease pursuant to
Article 24, the Subtenants will attorn to, or enter into a direct
sublease on identical terms with, Landlord. With respect to any
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non-residential Sublease of more than 5,000 square feet (a) made
to an unrelated third party at a rental not less than the
prevailing market rental, (b) which is in accordance with all of
the requirements of this Lease and (c) which confers no greater
rights upon such Subtenant than are conferred upon Tenant under
this Lease nor, except with respect  to provision of basic
services customarily provided to commercial tenants in such
circumstances, imposes more onerous obligations upon Landlord, as
successor landlord under the Sublease, than are imposed on
Landlord in this Lease ("Qualifying Sublease"), at the request of
Tenant, Landlord and such Subtenant shall execute an agreement
(the "Non-disturbance and Attornment Agreement"”") wherein Landlord
agrees to recognize such Subtenant as the direct tenant of
Landlord under its Sublease upon the termination of this Lease
pursuant to Article 24, provided that at the time of such
termination no default exists under such Subtenant's Sublease
which at such time would permit the landlord thereunder to
terminate the Sublease or to exercise any remedy for
dispossession provided for therein, and such Subtenant agrees to
attorn to Landlord and to recognize Landlord as such Subtenant's:
landlord under its Sublease. The Non-disturbance and Attornment
Agreement shall provide that neither Landlord, nor anyone
claiming by, through or under Landlord, shall be: -

(a) liable for any act or omission of any prior
landlord (including, without limitation, the then defaulting
landlord); provided, however, that this shall not excuse a
successor landlord from having to cure any non-monetary default
that continues after such successor landlord succeeds to the
interest of Landlord hereunder and as to which such successor has
received a written notice; provided, further, however, that such
successor landlord shall be entitled to a reasonable period of
time to cure such non-monetary default notwithstanding any time
limitation set forth in such Sublease,

(b) subject to any offsets or defenses that such
Subtenant may have against any prior landlord (including, without
limitation, the then defaulting landlord),

(c) except with respect to a semi-annual prepayment of
real estate tax or PILOT, bound by any payment that such
Subtenant might have paid. to any prior landlord (including,
. without limitation, the then defaulting landlord), or any other
Person of (i) rent, common area charges, or any other charge
payable under such Subtenant's sublease for more than the current
month or (ii) any security deposit which shall not have been
delivered to Landlord,
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(d) bound by any covenant to undertake or complete any
construction of the Building or any portion thereof demised by
the Sublease,

(e) bound by any obligation to make any payment to such
Subtenant, or

(£) bound by any amendment to any such Sublease or
modification thereof which reduces the basic rent, additional
rent, supplemental rent or other charges payable under the
Sublease (except to the extent equitably reflecting a reduction
in the space covered by the Sublease), or shortens or lengthens
the term’ thereof, or otherwise increases the obligations of
landlord thereunder, made without the written consent of
Landlord.

Within fifteen (15) days after Tenant submits to Landlord a copy
of a Sublease (which may be unexecuted but which shall, in all
other respects be in final form), Landlord shall notify Tenant
whether same is a Qualifying Sublease. If Landlord shall
determine that such Sublease is a Qualifying Sublease, then,
promptly after notice to Tenant of such determination, Landlord
and such Subtenant each shall duly execute, acknowledge and
deliver to one- another one or more counterparts of the Non-
disturbance and Attornment Agreement. If Landlord shall determine
that same is not a Qualifying Sublease, Landlord shall together
with its notice to Tenant specify the reason for such
determination. If there be any dispute as to whether any
Sublease is a Qualifying Sublease, such dispute shall be resolved
by arbitration in accordance with the provisions of Article 36.

Section 10.10.

(a) If Tenant shall mortgage Tenant's interest in this
Lease to a Mortgagee, Tenant or such Mortgagee shall give
Landlord prompt notice of such Mortgage and furnish Landlord with
a complete and correct copy of each such Mortgage, certified as
such by Tenant or such Mortgagee, together with the name and
- address of such Mortgagee. After receipt of the foregoing,
Landlord shall give to such Mortgagee, at the address of such
Mortgagee set forth in such notice, and otherwise in the manner
provided by Article 25, a copy of each notice of Default (and a
copy of any notice appointing an arbitrator as provided in
Article 36) at the same time as, and whenever, any such notice of
Default (or notice appointing an arbitrator) shall thereafter be
given by Landlord to-Tenant, and no such notice of Default (or
notice appointing an arbitrator) by Landlord shall be deemed to
.have been duly given to Tenant unless and until a copy thereof
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shall have been so given to each Mortgagee. Each Mortgagee (i)
shall thereupon have a period of ten (10) days more than is given
to Tenant in each instance in the case of a Default in the
payment of Rental and thirty (30) days (subject to Unavoidable
Delays) than given to Tenant in each instance in the case of any
other Default, for remedying the Default, or causing the same to
be remedied, or causing action to remedy a Default mentioned in
Section 24.01(b) or (c) to be commenced, and (ii) shall, within
such periods and otherwise as herein provided, have the right to
remedy such Default, cause the same to be remedied or cause
action to remedy a Default mentioned in Section 24.01(b) or (c)
to be commenced. Landlord shall accept performance by a
Mortgagee of any covenant, condition or agreement on Tenant's
part to be performed hereunder with the same force and effect as
though performed by Tenant. '

(b} Notwithstanding the provisions of Section 10.10(a)
hereof, no Default by Tenant shall be deemed to exist as long as
a Mortgagee within five (5) Business Days after the expiration of
the time given to Tenant pursuant to the provisions of this Lease
to remedy the event or condition which would otherwise constitute
a Default hereunder, shall have delivered to Landlord its written
agreement to take the action described in clause (i) or (ii)
herein and thereafter, in good faith, shall have commenced
promptly (subject to Unavoidable Delay) either (i) to cure the
Default and to prosecute the same to completion, or (ii}) if
possession of the Premises is reguired in order to cure the
Default, to institute foreclosure proceedings and obtain
possession directly or through a receiver, and to prosecute such
proceedings with diligence and continuity and, upon obtaining
such possession, commence promptly to cure the Default and to
prosecute the same to completion with diligence and continuity,
provided that during the period in which such action is being
taken (and any foreclosure proceedings are pending), all
obligations of Tenant to pay Rental, and all other obligations of
Tenant under this Lease, to the extent they are reasonably
susceptible to being performed by the Mortgagee, are being
performed. However, at any time after the delivery of the
aforementioned agreement, the Mortgagee may notify Landlord, in
writing, that it has relinquished possession of the Premises or
that it will not institute foreclosure proceedings or, if such
proceedings have been commenced, that it has discontinued them,
or that Mortgage otherwise elects not to cure the Default, and in
such event, the Mortgagee shall have no further liability under
such agreement from and after the date it delivers such notice to
Landlord (except for any obligations for Rental accruing prior to
the date it delivers such notice), and, thereupon, Landlord shall
have the unrestricted right to terminate this Lease and to take
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any other action it deems appropriate by reason of any Default,
and upon any such termination the provisions of Section 10.11
shall apply. Notwithstanding anything herein contained to the
contrary, provided such Mortgagee shall have otherwise complied
with the provisions of this Section 10.10, such Mortgagee shall
have no obligation to cure any Defaults which are not reasonably
susceptible to being cured by such Mortgagee. At the reguest of
such Mortgagee, Landlord agrees to stipulate as to Defaults which
Landlord agrees are not reasonably susceptible of cure.

- (c) Except as expressly provided in Section 10.10(b),
no Mortgagee shall become liable under the provisions of this
Lease unless and until such time as it becomes, and then only for
as long as it remains, the owner of the leasehold estate created
hereby. 1In the event that a Mortgagee shall become the owner of
such leasehold estate, such Mortgagee shall not be bound by any
modification or amendment of this Lease made subsequent to the
date of the Mortgage and delivery to Landlord of the notice
provided in Sectiopn 10.10(a) hereof and prior to its acguisition
of such interest unless the Mortgagee shall have consented in
writing to such modification or amendment at the time it was made
or at the time of such acquisition.

{d) A copy of any notice of termination given by
Landlord to Tenant (other than a termination by reason of an
Event of Default) shall be given by Landlord at the same time and
in the same manner to any Mortgagee then entitled to receive
copies of notices of Default under Section 10.10(a).

Section 10.11.

{(a) In the case of termination of this Lease by reason
of any Event of Default or otherwise, Landlord shall give prompt
notice thereof to each Mortgagee whose name and address Landlord
has received pursuant to notice made in compliance with the
provisions of Section 10.10(a), at the address of such Mortgagee
set forth in such notice, and otherwise in the manner provided by
Article 25. Subject to the provisions of Section 10.11(d),
Landlord, on written regquest of a Mortgagee made any time within
thirty (30) days after the giving of such notice by Landlord,
shall promptly execute and deliver a new lease of the Premises to
the Mortgagee, or its designee or nominee, for the remainder of
the Term upon all the covenants, conditions, limitations and
agreements herein contained, provided that such Mortgagee or
designee (i) shall pay to Landlord, simultaneously with the
delivery of such new lease, all unpaid Rental due under this
Lease (less any sums collected by Landlord from Subtenants) up to
and including the, date of the commencement of the term of such

672645.5 65



new lease and all expenses, including, without limitation,
reasonable attorneys' fees and disbursements and court costs,
incurred by Landlord in connection with the Default by Tenant,
the termination of this Lease and the preparation of the new
lease, and (ii) shall cure all Defaults existing under this Lease
which are reasonably susceptible to being cured by such Mortgagee
or designee. At the request of such Mortgagee, Landlord agrees
to stipulate as to Defaults which Landlord agrees are not
reasonably susceptible of cure.

(b} Any such new lease and the leasehold estate thereby
created shall, subject to the same conditions as are contained in
this Lease, continue to maintain the same priority as this Lease
with regard to any mortgage, including any fee mortgage, on the
Premises or any part thereof or any other 1lien, charge or
encumbrance thereon. Concurrently with the execution and
delivery of such new lease, Landlord shall assign to the tenant
named therein all of its right, title and interest in and to
moneys (including insurance and condemnation proceeds), if any,
then held by or payable to Landlord or Depository which Tenant
would have been entitled to receive but for termination of this
Lease, and any sums then held by or payable to Depository shall
be deemed to be held by or payable to it as Depository under the
new lease. :

(c) Upon the execution and delivery of a new lease
under this Section 10.11, all Subleases which theretofore have
been assigned to, or made by, Landlord shall be assigned and
transferred, without recourse, by Landlord to the tenant named in
such new lease. Between the date of termination of this Lease
and the date of execution of the new lease, if a Mortgagee shall
have requested such new lease as provided in Section 10.11(a},
Landlord shall not <cancel any Subleases or accept any
cancellation, termination or surrender thereof (unless such
termination shall be effected as a matter of law on the
termination of this Lease) without the consent of the Mortgagee,
except for a default as permitted in the Subleases or for the
purpose of permitting Landlord to enter into Subleases with other
subtenants who will occupy not less than the same amount of space
demised by the cancelled Subleases at a rental rate per sguare
foot and for a term not less than the rental rate per square foot
and the unexpired term, respectively, of the cancelled Subleases.

(d) If there is more than one Mortgage, and more than
one Mortgagee has exercised any of the rights afforded by this
Section 10.11 within the time periods set forth herein, then
unless otherwise provided in the Mortgage most senior in lien (or
otherwise acknowledged in writing by the holder thereof), only
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that Mortgagee, to the exclusion of all other Mortgagees, whose
Mortgage is most senior in lien shall be recognized by Landlord
as having exercised such rights, for so long as such Mortgagee
shall be exercising its rights under this Lease with respect .
thereto, and thereafter, successively, the Mortgagees whose
Mortgages are next most senior in lien shall be recognized by
Landlord, in order of seniority. If the parties shall not agree
on which Mortgagee is prior in 1lien, such dispute shall be
determined by a then current certificate of title obtained by
Landlord or Tenant, at Tenant's sole expense, issued by a title
insurance company licensed to do business in the State of New
York chosen by Landlord, and such determination shall bind the
parties. Notwithstanding the foregoing, a Mortgagee shall be
entitled to the rights afforded by this Section 10.11, provided
that either Tenant or such Mortgagee shall have given Landlord
notice of such Mortgage in compliance with the provisions of

Section 10.1 .

Section 10.12. The provisions of Sections 10.10 and
10.11 shall be of no further force and effect in the event Tenant
shall subject Tenant's leasehold interest in the Premises to a
condominium form of ownership.

ARTICLE 11

CONSTRUCTION OF BUIILDING

Section 11.01. (a) Tenant, using a reputable and
responsible contractor or construction manager approved by
Landlord, which approval shall not be unreasonably withheld,
shall promptly commence (subject to Unavoidable Delays) on or
before the Construction Comméncement Date and (subject to
Unavoidable Delays) diligently construct the Building in
accordance with the Requirements, Master Development Plan, the
Design Guidelines, the Construction Documents, and the applicable
provisions of this Lease, provided that Commencement of
Construction shall, in no event, be undertaken prior to August
10, 1998. Tenant shall as soon as practicable obtain from New
York City and all other Governmental Authorities all permits,
consents, certificates and approvals required to commence
construction of the Building. At the request of Tenant,
Landlord, at no cost or expense to it, shall within ten (10) days
of Tenant's request, execute and deliver any documents or
instruments reasonably required to obtain such permits, consents,
certificates and approvals, provided such documents or
instruments do not impose any liability or obligation on Landlord
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(or Landlord is satisfied that it is adequately indemnified
against any such liability or obligation). Tenant shall not
undertake Commencement of Construction unless and until (i)
Tenant shall have obtained as aforesaid, and delivered to
Landlord copies of all necessary permits, consents, certificates
and approvals for such construction from all Governmental
Authorities which are required to have been obtained prior to
Commencement of Construction, (ii) Landlord shall have reviewed
the Construction Documents 1in the manner provided herein and
shall have determined that they conform to the Master Development
Plan, the Design Guidelines, the Schematics and the Design
Development Plans, (iii) Tenant shall have delivered to Landlord
the original policies of insurance or duplicate originals
thereof, in accordance with Section 11.03(b), and (iv) a building
loan Mortgage in an amount sufficient, in Landlord's judgment, to
assure completion of construction of the Building shall have been
made for the financing of such construction. Tenant shall obtain
such other permits, consents, certificates and approvals as may
be required from time to time to continue and complete the
construction of the Building. At the request of either Landlord
or Tenant, made at any time after Commencement of Construction,
Landlord and Tenant shall execute a certification setting forth
the Construction Commencement Date. In the event the parties
shall be unable to agree on such date, such dispute shall be
resolved by arbitration pursuant to Article 36.

(b) Tenant shall not perform any pile driving during
the period from September 10, 1998 through November 3, 1998.

Section 11.02.

) (a) As soon as practicable, but in no event later than
ninety (90) days after execution of the Escrow Agreement, Tenant
shall submit to Landlord scaled schematic drawings (the
"Schematics") prepared by the Architect and in accordance with
Landlord's submission requirements for schematics, - such
requirements being more particularly described in the Design
Guidelines. If Landlord determines that the Schematics conform
to the Master Development Plan and the Design Guidelines,
Landlord shall notify Tenant to that effect. If Landlord
determines that the Schematics do not conform to the Master
Development Plan and the Design Guidelines, Landlord shall so
notify Tenant, specifying in reasonable detail those respects in
which the Schematics do not so conform, and Tenant shall revise
the Schematics to so conform and shall resubmit the same to
Landlord for review within fifteen (15) Business Days of the date
of notice from Landlord to Tenant that the Schematics do.not so
conform or such longer period as Landlord in its reasonable
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judgment may approve. Each review by lLandlord shall be carried
out within fifteen (15) Business Days of the date of submission
‘'of the Schematics or revised Schematics, as the case may be, by
Tenant (and if Landlord shall not have notified Tenant of its
determination within such fifteen (15) Business Day period, it
shall be deemed to have determined that the Schematics do conform
to the Master Development Plan and the Design Guidelines).

(b} As soon as practicable, but in no event later than
seventy~-five (75) days after landlord shall have notified Tenant
that the Schematics conform to the Master Development Plan and
the Design Guidelines, Tenant shall submit to Landlord for its
review, design development plans and outline specifications for
the Building (the "Design Developme ans"), prepared by the
Architect and in . accordance with Landlord's submission
requirements for the design development phase, such requirements
being more particularly described in the Design Guidelines. Any
changes in the Design Development Plans from the Schematics shall
be identified in reasonable detail. If Landlord determines that
the Design Development Plans conform to the Master Development
Plan, the Design Guidelines and the Schematics, Landlord shall
notify Tenant to that effect. If Landlord determines that the
Design Development Plans do not conform to the Master Development
Plan, the Design Guidelines and the Schematics, Landlord shall so
notify Tenant, specifying in reasonable detail those respects in
which the Design Development Plans do not so conform, and Tenant
shall revise the same to so conform and shall resubmit the Design
Development Plans to Landlord for review within fifteen (15)
. Business Days of the date of notice from Landlord to Tenant that
the Design Development Plans do not so conform or such longer
period as Landlord in its reasonable judgment may approve. Each
review by Landlord shall be carried out within fifteen (15)
Business Days of the date of submission of the Design Development
Plans or revised Design Development Plans, as the case may be, by
Tenant (and if Landlord shall not have notified Tenant of its
determination within such fifteen (15) Business Day period, it
shall be deemed to have determined that the Design Development
Plans do conform to the Master Development Plan, The Design
Guidelines and the Schematics).

(c) As soon as practicable, but in no event later than
seventy-five (75) days after Landlord shall have notified Tenant
that the Design Development Plans conform to the Master
Development Plan, the Design Guidelines and the Schematics,
Tenant shall submit to Landlord final contract plans and
specifications for the Building prepared by the Architects and in
accordance with Landlord's reguirements for final contract plans
and specifications, such requirements being more particularly
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described in the Design Guidelines. Any changes in such final
contract plans and specifications from the Design Development
Plans shall be identified in reasonable detail. The final
contract plans and specifications shall be reviewed by Landlord
to determine whether or not they conform to the Master
Development Plan, the Design Guidelines and the Design
Development Plans. If Landlord determines that they do so
conform, Landlord shall notify Tenant to that effect. If
Landlord determines that the final contract plans and
specifications do not conform to the Master Development Plan, the
Design Guidelines and the Design Development Plans, Landlord
shall so notify Tenant, specifying in reasonable detail those
respects in which the final contract plans and specifications do
not so conform, and Tenant shall revise the same tc so conform
and shall resubmit the final contract plans and specifications to
Landlord for review within fifteen (15) Business Days of the date
of notice from Landlord to Tenant that the final contract plans
end specifications do not so conform or such longer period as
Landlord in its reasonable judgment may approve. Each review by
Landlord shall be carried out within fifteen (15) Business Days
of the date of submission of the final contract plans and
specifications or revised final contract plans and
specifications, as the case may be, by Tenant (and if Landlord
shall not have notified Tenant of its determination within such
fifteen (15) Business Day period, it shall be deemed to have
determined that the final contract plans and specifications do
conform to the Master Development Plan, the Design Guidelines and

the Design Development Plans). The contract plans and
specifications that have been determined to conform to the Master
Development Plan, the Design Guidelines and the Design

Development Plans, as the same may be changed from time to time
by Tenant, to the extent that changes required to be approved by
Landlord are so approved by Landlord as hereinafter provided, are
hereinafter referred to as the "Construction Documents".

(d) In the event that Tenant shall desire to modify the
Construction Documents with respect to, or in a manner which will
in any way affect, any aspect of the exterior of the Building or
which will result in a change in the height, bulk or setback of
the Building or which in any other manner affects compliance with
the Master Development Plan or the Design Guidelines, Tenant
shall submit the proposed modifications to Landlord for approval
prior to making or implementing any such modification. All
modifications shall be identified in reasonable detail. Tenant
shall not be required to submit to Landlord proposed
modifications of the Construction Documents which affect solely
the interior of the Building other than modifications which may
affect the number of apartments resulting in less than 206
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apartments and less than forty percent (40%) thereof being two
(2) bedroom units, five percent (5%) thereof being two (2)
bedroom units convertible to three bedroom units, and five
percent (5%) thereof being three (3) bedroom units. Landlord
shall review the proposed changes within fifteen (15) Business
Days of the date of submission of the proposed changes to
determine whether or not they (i) conform to the Master
Development Plan and the Design Guidelines, and (ii) provide for
design, finishes and materials with respect to the exterior of
the Building which are comparable in quality to those provided
for in the Construction Documents. If Landlord determines that
they do so conform and provide, Landlord shall notify Tenant to
that effect. If Landlord determines that the Construction
Documents, as so revised, do not conform to the Master
Development Plan and the Design Guidelines or provide for such
design, finishes and materials, landlord shall so notify Tenant,
specifying in reasonable detail those respects in which they do
not so conform or provide, and Tenant shall revise the same to
meet Landlord's objections and shall resubmit them to Landlord
for review within fifteen (15) Business Days of the date of
notice from Landlord to Tenant that they do not so conform or
provide or such longer period as Landlord in its reasonable
judgment may approve. Each review by Landlord shall be carried
out within fifteen (15) Business Days of the date of submission
of the Construction Documents, as so revised, by Tenant (and if
Landlord shall not have notified Tenant of its determination
within such fifteen (15) Business Day period, it shall be deemed
to ‘have determined that the proposed changes are satisfactory).
Landlord shall not disapprove items in the Construction Documents
that Landlord has previously specifically determined to be
satisfactory, provided same have not been changed by Tenant.

(e} Notwithstanding the provisions of Section 11.02(d),
if, after the Commencement of Construction, Tenant makes a good
faith determination that any propcsed modification which regquires
Landlord's approval under Section 11.02(d) is of a minor or
insubstantial nature, Tenant may so advise an employee designated
by Landlord ("Landlord's Project Manager") (delivering to him or
her a written statement setting forth the proposed modification
and the basis for Tenant's determination and simultaneously
delivering copies of said statement to Landlord's President and
Chief Executive Officer and Vice President for Planning and
Design). Landlord's Project Manager shall, in writing, before
the expiration of the fifth full Business Day after the receipt
of said advice, either (i) notify Tenant of approval of said
proposed modification or (ii) notify Tenant that Tenant is
required to submit the proposed modification to Landlord as
provided in Section 11.02(d). In the event Landlord's Project
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Manager acts in accordance with (ii) above, Landlord, after’
receipt from Tenant of the proposed modification, shall endeavor
to expedite its review thereof and notification to Tenant of its

determination. Nothing set forth in this Section 11.02(e) shall
require Landlord to notify Tenant of Landlord's determination
earlier than the expiration of the fifteen (15) Business Day
period set forth in Section 11.02(d) with respect to such
modification, provided, however, that if Landlord's Project

Manager shall not have notified Tenant of either (i) or (ii)

above within the five (5) Business Day period set forth above,

Landlord shall be deemed to have approved the proposed
modification.’ '

(f} The Construction Documents shall comply with the
Requirements, including but not limited to the Building Code of
New York City. The responsibility to assure such compliance

shall be Tenant's; Landlord's determination that the Construction
Documents conform to the Master Development Plan and the Design
Guidelines shall not be, nor shall it be construed to be or
relied upon as, a determination that the Construction Documents
comply with the Requirements. In the event that there shall be
a conflict between the Requirements and the Master Development
Plan or the Design Guidelines, the Reguirements shall prevail.

. (g) In addition to the documents referred to in Section
11.01 and this Section 11.02., Tenant shall, at least thirty (30)
Business Days prior to ordering the same for incorporation into
the Building, submit to Landlord samples of all materials to.be
used on the exterior of the Building, including windows, and the
same shall be subject to Landlord's approval for conformity to
the Design Guidelines, the Master Development Plan and the
Construction Documents; provided, however, that where Landlord
has previously approved a sample, Tenant need not resubmit such
item for approval unless the actual material varies from the
sample (not including minor variations in natural conditions
within the identified sample). If Landlord shall have failed to
object to any of such materials within fifteen (15) Business Days
after its receipt of such materials, it shall be deemed to have
apprcved such materials. Landlord reserves the right, at
Landlord's sole cost and expense, to maintain its field personnel
at the Premises to observe Tenant's construction methods and
techniques and Landlord shall be entitled to have its field
personnel or other designees attend Tenant's job and/or safety
meetings. No such observation or attendance by Landlord's
personnel or <designees shall impose upon Landlord any
responsibility for any failure by Tenant to observe applicable
Reguirements or safety practices in "connection with such
construction, or constitute an acceptance of any work which does
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not comply in all respects with the Requirements and the
provisions of this Lease. :

(h) Tenant acknowledges that the maximum permissible
"floor area," as such term is defined in the Zoning Resolution of
the City of New York, for the Land shall be 200,000 square feet.

(i) Tenant shall not construct or permit to exist any
Building on the Land unless the Building is in compliance with
the Master Development Plan and the Design Guidelines.

(j) Landlord acknowledges and agrees that in order to
meet Tenant's construction schedule, Tenant may be required to
"fast track" certain aspects of the final detailed plans and
specifications and of the excavation and foundation stage of the
construction process. Landlord agrees, within the limitations of
sound construction practice, to cooperate with Tenant, as
reasonably reguested from time to time by Tenant, in "fast
tracking" the construction of the Building. Such cooperation may
include, and may only include (i) shortening the review periods
provided for herein, (ii) reviewing certain aspects of the Design
Development Plans and Construction Documents prior to completion
and submission to Landlord of every aspect thereof, and (iii)
permitting Tenant to begin excavation and foundation work prior
to completion and approval by Landlord of the Construction
Documents.

{k) Tenant shall, at Tenant’s expense, construct and
make available to Landlord or at Landlord’s option, to Battery
Park City Parks Corporation, without rental or other charge two
hundred and fifty (250) square feet of storage area on the ground
floor of the Building which area shall be accessible from a
public street. Tenant shall provide electrical service to such
premises and Landlord, at its expense, shall make separate
arrangements (including the installation of any necessary meter)
with the applicable utility company to separately meter Landlord’
electrical use in such premises. Tenant agrees to construct or
cause the construction of such tenant improvements as Landlord
may request in such space, subject to Tenant and Landlord
agreeing in writing to the actual cost thereof, and to Landlord’s
agreement to reimburse Tenant for such actual cost within thirty
{30) days of receipt by Llandlord of invoices from Tenant from
time to time as the construction progresses, but not more often
than monthly. Upon Tenant's request, and in any event upon
completion of such work, Tenant will assign to Landlord all
warranties and guaranties with respect to such work, and all
rights under contracts with contractors and other third parties.
Landlord agrees to look only to such contractors and third
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parties (and not to Tenant, except in the case of gross
negligence or willful misconduct on the part of Tenant) in the
event of any deficiencies in the work. :

Section 11.03.

(a) Commencing on the Commencement Date, Tenant shall
provide, or cause to be provided, and thereafter shall keep in
full force and effect, or cause to be kept in full force and
effect with respect to the Premises, until Commencement of
Construction, insurance coverage of the types and in the minimum

limits set forth in subsections (i) and (ii} of this Section
11.03(a). Prior to the Commencement of Construction, Tenant

shall provide, or cause to be provided, and thereafter shall keep
or cause to be kept in full force and effect, or cause to be kept
in full force and effect with respect to the Premises, until
Substantial Completion of the Building, the following:

(i) general liability insurance, naming contractor
or construction manager as named insured and, as additional
insureds, Tenant, Landlord, Master Landlord and each Mortgagee,
such insurance to insure against liability for bodily injury and
death and for property damage in (an amount not less than Twenty-
Five Million Dollars ($25,000,000) combined single limit, such
insurance to include operations-premises liability, contractor's
protective liability on the operations of all subcontractors,
completed operations (to be kept in force for not less than three
(3) years after Substantial Completion of the Building), broad
form contractual liability (designating the indemnity provisions
of the Construction Agreements and this Lease), a broad form
comprehensive general liability endorsement providing blanket
automatic contractual coverage including bodily injury to
employees or others assumed by the insured under contract and, if
the contractor 1s undertaking foundation, excavation or
demolition work, an endorsement that such operations are covered
and that the "XCU Exclusions" have been deleted;

{(ii) automobile liability insurance for all owned,
non-owned, leased, rented and/or hired vehicles insuring against
liability for bodily injury and death and for property damage in
an amount not 1less than Five Million Dollars ($5,000,000)
combined single limit, with such coverage to be listed in the
underlying schedule of any umbrella or following form excess
policy for a total 1limit of Twenty-Five Million Dollars
($25,000,000), such insurance to name Tenant (contractor if
carried by contractor) as named insured and, as additional
insureds, Landlord, Master Landlord, any general contractor or
construction manager engaged by Tenant (Tenant if contractor
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carries such insurance) and each Mortgagee under a standard
mortgage clause;

(iii) workers' compensation insurance providing
statutory New York State benefits for all persons employed in
connection with the construction at the Premises and employer's
liability insurance in an amount not less than that required by
New York State law, with coverage to be listed in the underlying
schedule of any umbrella or following form excess policy; and

(iv) special form builder's risk insurance written
on a one hundred percent (100%) of completed value (non-
reporting) basis with limits as provided in Section 7.01(a) (i),
naming, to the extent of their respective insurable interests in
the Premises, Tenant as named insured, and, as additional

insureds, Landlord, Master Landlord, any contractor or
construction manager engaged by Tenant: and each Mortgagee under
a standard mortgagee clause. In addition, such insurance (A)

shall contain an acknowledgment by the insurance company that its
rights of subrogation have been waived with respect to Landlord
and Master Landlord and an endorsement stating that "permission
is granted to complete and occupy", (B) if any storage location
situated off the Premises is used, shall include coverage for the
full insurable value, all materials and equipment on or about any
such storage 1location intended for use with respect to the
Premises, and (C) if materials, equipment, machinery or supplies
to be used in connection with construction are shipped to the job
site from places in the contiguous United States, the District of
. Columbia or Canada, the all-risk builders risk insurance will
provide transit coverage.

(b) In the event the proceeds received pursuant to the
insurance coverage required under Section 11.03(a)(iv) hereof
shall exceed One Million Dollars ($1,000,000) (as such amount
shall be increased as provided in Section 7.02(a)), such proceeds
shall be paid to Depository and disbursed in accordance with the
provisions of Sections 8.02 and 8.03 hereof. 1In the event such
proceeds shall be One Million Dollars ($1,000,000) (as such
amount shall be increased as provided in Section 7.02(a)) or
less, such proceeds shall be payable, in trust, to Tenant for
application to the cost of completion of construction of the
Building.

(c) No construction shall be commenCedAuntil Tenant

shall have delivered to Landlord the certificates of policies of
insurance, as required by this Section 11.03.
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{d) To the extent épplicable,'Tenant shall comply with
the provisions of Section 7.02 hereof with respect to the
policies required by this Section 11.03.

(e). To the extent that the insurance coverages reguired
pursuant to this Section 11.03 duplicate those required by
Article 7 hereof, Tenant shall not be required to maintain such
coverages in duplicate, but in each instance the more extensive
coverage shall be maintained.

(£) Prior to the Commencement of Construction Tenant
shall furnish to Landlord:

(i) a Guaranty of Completion in the form of
Exhibit F hereto executed by Frederick DeMatteis or such other
sureties as may be reasonably acceptable to Landlord; and

(ii) with respect to each contractor (which term
shall, for purposes of this clause, include all contractors and
subcontractors other than a general contractor) having a contract
or subcontract (or multiple contracts or subcontracts) providing
for payments of $1,000,000 or more in the aggregate, a letter
from a surety company reasonably acceptable to Landlord attesting
to the "bondability" of such contractor and its contract(s) or
subcontract(s), as the case may be, which 1letter shall be
reasonably acceptable to Landlord in form and substance (and
Landlord agrees that any such surety company or letter approved
by Tenant's Mortgagee shall be deemed to be acceptable to
Landlord) .

Section 11.04. Construction of the Building shall be
(a) commenced on or prior to the Construction Commencement Date
and prosecuted by Tenant with all reasonable diligence. and
without interruption, in each case however subject to Unavoidable
Delays, and-'(b) Substantially Completed by Tenant in a good and
workerlike manner in accordance with the approved Construction
Documents, the Master Development Plan and the Design Guidelines,
no later than five hundred and fifteen (515) days after the
Construction Commencement Date, as such date may be extended for
Unavoidable Delays (the "Scheduled Completion Date"). Upon
Substantial Completion of the Building, Tenant shall furnish
Landlord with (i) true copies of the initial Residential TCO for
Residential Space in the Building and temporary Certificate(s) of
Occupancy for the-non-residential space in the Building, (ii) a
complete set of "as built" plans for the Building prepared by the
Architect and accompanied by a written statement by the Architect
that the "as-built" plans are complete and correct, and (iii) a
survey prepared and sealed by a registered surveyor showing the
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Building and all easements and other matters of record relating
to the Premises, certified by such surveyor to Tenant, Landlord,
each Mortgagee, and to any title company which shall have insured
or committed to insure the Premises, and bearing the
certification of such surveyor that the Building is within the
property lines of the Land and do not encroach upon any easement
or violate any restriction of record. "Substantial Completion of
the Building" or "Substantially Completed"” shall mean (x)

substantial completion of all construction work on the Building,
(y) the delivery to Landlord of true copies of the Residential
TCO for all or a portion of the Residential Space in the Building
and temporary Certificate(s) of Occupancy for all or a portion of
the non-residential space in the Building (provided, however,
that Tenant shall deliver certificates of occupancy for the
balance of the Residential Space and the non-residential space in
the Building within ninety (90) days of the date of Substantial
Completion), and (z) the delivery to Landlord of a statement in
writing from the Architect that the construction has been
completed substantially in accordance -with the approved
Construction Documents, "the Master Development Plan, and the
Design Guidelines. Notwithstanding anything herein contained to
the contrary, if Tenant shall have failed to deliver the
Residential TCO for all or a portion of the Residential Space in
the Building and temporary Certificate(s) of Occupancy for all or
a portion of the non-residential space in the Building, on or
before the Scheduled Completion Date (and for the balance of the
Residential Space and non-residential space within 90 days after
the date of Substantial Completion) as a result of the failure of
the Department of Building of New York City, or successor body of
similar function, to issue the same, such failure shall not
constitute a Default hereunder provided the Architect certifies
in writing to Landlord that Tenant has completed all work
necessary to obtain such Residential TCO for all or a portion of
the Residential Space in the Building and temporary
Certificate(s) of Occupancy for the non-residential space in the
Building. In such event, Tenant shall deliver a true copy of
such Residential TCO and temporary Certificate(s) of Occupancy
for the non-residential space in the Building, to Landlord
promptly upon their issuance. Within twelve (12) months after
the date of Substantial Completion of the Building, Tenant shall
furnish Landlord with permanent Certificate(s) of Occupancy for
all space in the Building duly issued by the New York City
Department of Buildings, provided, however, Tenant's failure to’
obtain such permanent Certificate(s) of Occupancy within .such
twelve (12) month period shall not be a Default or Event of
Default hereunder if Tenant shall be diligently and in good faith
attempting to obtain same {(which attempt (i) shall include, but
not be limited to, the reasonable expenditure of monies, but (ii)
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shall not obligate Tenant to complete construction of any’
interior portion of the non-residential space in the Building
until such portion has been made subject to one or more
Subleases). In any event, Tenant shall promptly furnish Landlord
with such permanent Certificate(s) of Occupancy after same has
been duly issued.

Section 11.05.

(a) The materials to be incorporated in the Building at
any time during the Term shall, upon purchase of same and at all
times thereafter, constitute the property of Landlord, and upon
construction of the Building or the incorporation of. such
materials therein, title thereto shall vest 1in Landlord,
provided, however, that (i) Landlord shall not be liable in any
manner for payment or otherwise to any contractor, subcontractor,
laborer or supplier of materials or other Person in connection
with the purchase of any such materials, (ii) Landlord shall have
no obligation to pay any compensation to Tenant by reason of its
acquisition of title to such materials and Building, (iii)
Landlord shall have no obligation with respect to the storage or
care of such materials or the Building, (iv) all materials to be
incorporated in the Building shall, immediately upon the purchase
of same, be deemed to be leased to Tenant pursuant to this Lease
and (v) provided no Default in the payment of Rental (whether or
not notice of such Default has been delivered to Tenant) and no
other Default as to which notice shall have been given shall have
occurred and be continuing, any refunds, credits or other
proceeds that may be obtained in respect of such materials shall
be paid to Tenant.

(b) Al]l Construction Agreements shall include the
following provision: "[contractor] [subcontractor] [materialman)
hereby agrees that immediately upon the purchase by [contractor]
[subcontractor] [materialman] of any building materials to be
incorporated in the Building- (as said term is defined in the
lease pursuant to which the owner acquired a leasehold interest
in the property), or of any building materials to be incorporated
in improvements made thereto, such materials shall become the
sole property of Battery Park City Authority, a public benefit
corporation, notwithstanding that such materials have not been
incorporated in, or made a part of, the Building at the time of
such purchase; provided, however, that Battery Park City
Authority shall not be liable in any manner for payment or
otherwise to [contractor] [subcontractor] [materialman] in
connection with the purchase of any such materials and Battery
Park City Authority shall have no obligation to pay any
compensation to [contractor] [subcontractor] [materialman] by
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reason of such materials becoming the sole property of Battery
Park City Authority."

(c) By reason of the ownership of the Building by
Landlord, certain sales and compensating use taxes will not be
incurred in connection with the construction of the Building.
Tenant shall pay to Landlord, as payments in lieu of such sales
and compensating use taxes, Six Hundred and Twenty Thousand
Dollars ($620,000) payable in eight (8) equal quarterly payments,
each in the amount of Seventy-seven Thousand Five Hundred Dollars
($77,500), the first such payment to be made on the first day of
the month following the date on which the Commencement. of
Construction shall occur (unless such date shall be the first day
of a month in which case such payment shall be made on such date)
and the succeeding payments to be made on the first day of each
third month thereafter until paid in full. 1In the event Tenant
is compelled by any Governmental Authority to pay any such sales
or compensating use tax in respect of materials incorporated (or
to be incorporated) in the Building, then, provided that Tenant:
has paid all installments of the payments in lieu of such sales
and compensation use taxes {(which have therefore become due and
payable), Tenant shall receive a credit against the next
installment (s) of Base Rent in an amount equal to - -the amount of
such taxes (including interest and penalties) which Tenant has
been compelled to pay, provided that (i) each Construction
Agreement contains the provision set forth in Section 11.05(b),
(1ii) Tenant has notified Landlord prior to payment of such taxes
and promptly upon receipt of notice of claim that a claim has
been made therefor, (iii) if permitted by applicable law,
Landlord has the opportunity to contest the imposition of same
provided that neither Tenant's interest in the Premises nor any
income derived by Tenant therefrom would, by reason of such
contest, be forfeited or lost, or subject to any 1lien,
encumbrance or charge, and Tenant would not by reason thereof be
subject to any civil or criminal liability, and (iv) in no event
shall the credit allowed to Tenant hereunder exceed the amount of
monies paid to Landlord in lieu of such taxes pursuant to this
Section 11.05(c). Nothing contained in this paragraph shall be
deemed to limit or relieve Tenant from its obligation to make all
of the payments in lieu of sales and compensation use taxes
required to be paid by Tenant pursuant to this Lease.

Neither this Section 11.05 nor Section 15.01 below shall
be construed to prevent Tenant from being treated as the owner of
the property and materials described in such sections for federal
income tax purposes or to prevent Tenant from claiming
depreciation deductions or other income tax benefits attributable
to its investment in such materials and property.

672645.5 79



Section 11.06. Tenant may furnish and install a project
sign, designed, of a size and with such text as shall be
reasonably satisfactory to Landlord, at a location on the
Premises reasonably satisfactory to Landlord and Tenant. Tenant
also shall extend to Landlord and any of its designee(s) the
privilege of being featured participants in ground-breaking and
opening ceremonies to be held at such time and in such manner as
Landlord and Tenant shall agree.

Section 11.07. Tenant shall remove from the Project
Area all excess fill excavated from the Land and shall dispose of
such fill in accordance with all applicable Requirements.

Section 11.08. Tenant acknowledges that it is aware
that construction activities of other developers and of Landlord
are in progress or contemplated within the Project Area. Tenant
shall coordinate its construction activities at the Premises with
other construction activities taking place in the Project Area,
and those incident to the construction of Landlord's Civic
Facilities and civic facilities in other portions of the Project
Area, and shall comply with, and shall have the right to utilize,
the staging arrangements and areas as Landlord in its sole
discretion may approve but shall not use such -area for the
storage of fill. 1In no event shall Landlord or Master Landlord
be liable for any delays in Tenant's construction of the Building
attributable to other construction activity in the Project Area;
provided, however, that delay caused by construction activities
of Landlord or Master Landlord shall be construed to be
Unavoidable Delay. In addition, Tenant shall (i) cause any and
all work which Tenant is required to or does perform on, under or
adjacent to any portion of any street situated in whole or in
part in the Project Area to be performed in accordance with all
applicable Requirements and in a manner which does not wrongfully
obstruct or hinder ingress to or egress from any portion of the
Project Area,  (ii) not cause, permit or suffer the storage of
construction materials or the placement of vehicles not then
being operated in connection with construction activities on any
portion of any such street, except as may be permitted by
applicable Requirements, (1ii) undertake its <construction
activities in accordance with normal New York City construction
rules and (iv) promptly repair or, if reguired by Landlord,
replace any portion of Landlord's Civic Facilities damaged by the
act or omission of Tenant or any agent, contractor or employee of
Tenant, any such repair or replacement, as the case may be, to be
performed (A) by using materials identical to those used by
Landlord, or, if Tenant, despite its best efforts, is unable to
procure such materials, using materials in quality and appearance
similar to those used by Landlord and approved by Landlord, and
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(B) in accordance with the Civic Facilities Drawings and
Specifications. In the event Tenant shall have failed to
promptly repair or replace such portion of Landlord's Civic
Facilities as hereinabove provided after notice by Landlord and
subject to Unavoidable Delay, Landlord shall have the right to do
so at Tenant's expense and Tenant shall, within ten (10) days
after demand, reimburse Landlord for such costs and expenses
incurred by Landlord. In the event Tenant shall fail to promptly
comply with the provisions of subparagraph (ii) of this Section
11.08, Landlord shall have the right after notice to Tenant to
remove such construction materials or vehicles at Tenant's
expense and Tenant shall, within ten (10)  Business Days after
demand, reimburse Landlord for such costs and expenses incurred
by Landlord. Landlord shall have the right, but shall not be
obligated, to erect a perimeter fence enclosing the Premises and
any other of the parcels within the North Neighborhood, provided
such fence shall permit construction access to the Premises. 1In
the event Landlord erects: such a fence, Tenant shall not
interfere with same and, if the fence shall be damaged by the act
or omission of Tenant or any agent, contractor or employee of
Tenant, Tenant shall promptly repair or, if required by Landlord,
replace same in the manner provided in the immediately preceding
clause (iv) (A). At the regquest of Landlord, Tenant shall
promptly enclose the Land with an 8-foot high chain-mesh or
wooden fence so as to separate the Premises from the remainder of
the Project Area. During construction, Tenant shall maintain
Tenant's fence in good condition. Upon Substantial Completion of
the Building, Tenant shall remove Tenant's fence and, if
. constructed, Landlord shall remove its fence from around the
Premises. Subject to applicable Regquirements, Tenant shall have
the right to remove Tenant's fence at an earlier date and, if
such fence is constructed, Landlord, at the request of Tenant,
shall remove its fence from around the Premises, if Tenant has
commenced its program to lease space in the Building or sell
Cooperative Apartments oxr Units.

Section 11.08. Tenant shall cause its contractors and
all other workers at the Premises connected with Tenant's
construction to work harmoniously with each other, and with the
other contractors and workers in the Project Area, and Tenant
shall not engage in, permit or suffer, any conduct which may
disrupt such harmonious relationship. Tenant shall use its best
efforts to cause its contractors to minimize any interference
with the use, occupancy and enjoyment of the Project Area by
other occupants thereof.

Section 11.10. Tenant shall construct the Building in
a manner which does not materially interfere with, delay or
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impede the activities of Léndlord, its cbntractors, and other

contractors and developers within the Project Area. If, in
Landlord's reasonable judgment, Tenant shall fail to comply with
its obligations under this Section 11.10, Landlord may, in

addition to any other remedies it may have hereunder, order
Tenant (and Tenant's contractors and other Persons connected with
Tenant's construction within the Project Area) to cease those
activities which Landlord believes interfere with, delay or
impede Landlord or such other contractors or developers. No
delay or other loss or hindrance of Tenant arising from any such
order by Landlord or from the actions or omissions of any other
such contractor or developer shall form the basis for any claim
by Tenant against Landlord or excuse Tenant from the full and
timely performance of its obligations under this Lease except as
otherwise expressly set forth in this Lease.

Section 11.11. All persons employed by Tenant with
respect to construction of the Building shall be paid, without
subsequent deduction or rebate unless expressly authorized by
law, not less than the minimum hourly rate required by law.

Section 11.12. Tenant shall, at all times until
Completion of the Building, secure its obligations under this
Lease, including, without limitation, Tenant's obligation for the
payment of Rental, by depositing with Landlord on the
Commencement Date a clean irrevocable letter of credit (the
"Design/Construction Period lLetter of Credit") drawn in favor of
Landlord, in form and content acceptable to lLandlord, and, having
a term of not less than one (1) year, payable in United States
dollars upon presentation of one or more sight drafts, issued by
and drawn on a recognized commercial bank or trust company which
is a member of the New York Clearing House Association or which
is satisfactory to Landlord (Merrill Lynch International Bank
Limited, being hereby deemed approved provided the Letter of
Credit is advised through CitiBank, N.A. or another member of the

New - York Clearing - House. The initial amount of ' the
Design/Construction Period Letter of Credit shall be Two Million
Dollars ($2,000,000). Except as hereinafter provided, the

Design/Construction Period Letter of Credit shall be renewed or
replaced without decrease in amount each and every year as
provided herein. Each Replacement Letter of Credit shall be
delivered to Landlord not less than thirty (30) days prior to the
expiration of the Design/Construction Period Letter of Credit or
then current Replacement Letter of Credit. The failure of Tenant
to renew the Design/Construction Period Letter of Credit or any
Replacement Letter of Credit in accordance with this Section
11.12 and Article 43 hereof shall entitle Landlord to present the
Design/Construction Period Letter of Credit or Replacement Letter
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of Credit for payment, in which event Landlord shall hold the
payments in an interest bearing account and apply the proceeds
thereof (together with any interest earned thereon) as provided
in Section 11.13. If Landlord shall obtain the proceeds of the
Letter of Credit, Tenant's failure to renew the Letter of Credit
shall not constitute a Default under this Lease. Notwithstanding
the foregoing, provided (i) Landlord shall not have presented the
Design/Construction Period Letter of Credit or any Replacement
Letter of Credit for payment and (ii) no Default in the payment
of Rental (whether or not notice of such Default has been
delivered to Tenant) and no other Default as to which notice
shall have been given shall have occurred and be continuing
hereunder, then (a) at the expiration of one (1) year from the
date of Commencement of Construction or at any time thereafter,
Tenant shall have the right to reduce the Design/Construction
Period Letter of Credit to One Million One Hundred Thirty-three
Thousand Three Hundred and Thirty-three Dollars ($1,333,333), and
(b) at or after Substantial Completion, Tenant shall have the
right to reduce the Design/Construction Letter of Credit to an
amount egqual to twice the amount certified by the Architect as
the amount required to effect Completion of the Building. In
such event, Landlord shall provide Tenant with such authorization
to so reduce the Design/Construction Period Letter of Credit as
the issuer thereof may require.

Section 11.13. If prior to Completion of the Building
an Event of Default shall occur and any extended grace period
granted pursuant to Section 10.10 for the benefit of any
Mortgagee has expired, whether or not this Lease is thereby
terminated, Landlord is hereby authorized by Tenant to present
the Design/Construction Period Letter of Credit or any
Replacement Letter of Credit for payment. In the event this
Lease is terminated in accordance with the provisions of Article
24 or Tenant is dispossessed by summary proceedings or otherwise
as provided in Section 24.03(b), Landlord is hereby authorized by
Tenant, to retain all of the proceeds thereof as ligquidated
damages which shall be Landlord's sole remedy prior to Completion
of the Building. In the event this Lease is not terminated or
Tenant is not dispossessed, Landlord is hereby authorized by
Tenant to apply all or a portion of said proceeds to the payment
of any sums then due or thereafter becoming due under this Lease
and to the payment of any damages or costs to Landlord resulting
from such Event of Default and to retain the balance thereof
pending further application or payment to Tenant as hereinafter
provided. Unless theretofore applied by Landlord, Landlord shall
deliver to Tenant the Design Construction Period Letter of Credit
or any Replacement Letter of Credit or proceeds thereof on the
date of Completion of the Building provided no Default in the
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payment of Rental (whether or not notice of such Default has been
delivered to Tenant) and no other Default as to which notice
shall have been given shall have occurred and be continuing
hereunder. .

Section 11.14. Landlord agrees that the leases to be
entered into with other tenants of parcels within the South
Neighborhood shall regquire such tenants to comply with
requirements substantially similar to those required of Tenant
pursuant to Sections 11.02(i), 11.06, 11.07, 11.08, 11.08, 11.10
and 11.11. Landlord shall enforce compliance with such
requirements on a non-discriminatory basis.

ARTICLE 12
REPAIRS

Section 12.01. Except to the extent, if any, that any
of the following constitute Landlord's Civic Facilities, Tenant
or, if Tenant's leasehold estate in the Premises is submitted to
the condominium form of ownership in accordance with Article 42
of this Lease, the condominium board of managers (the "Board of
Managers"), shall, at its sole cost and expense, put and keep in
good condition and repair the Premises, including, without
limitation, the Building, roofs, foundations and appurtenances
thereto, all sidewalks, vaults (other than vaults which are under
the control of, or are maintained or repaired by, a utility
company), sidewalk hoists, water, sewer and gas connections,
pipes and mains which are located on or service the Premises
(unless the City of New York or a public utility company is
obligated to maintain or repair same} and all Equipment, and
shall put, keep and maintain the Building in good and safe order
and condition, and make all repairs therein and thereon, interior
and exterior, structural and nonstructural, ordinary and
extraordinary, foreseen and unforeseen, necessary or appropriate
to keep the same in good and safe order and condition, and
whether or not necessitated by wear, tear, obsolescence or
defects, latent or otherwise, provided, however, that Tenant's or
the Board of Managers’ obligations with respect to Restoration
resulting from a casualty or condemnation shall be as provided in
Articles 8 and 9 hereof. Tenant or the Board of Managers shall
not commit or suffer, and shall use all reasonable precaution to
prevent, waste, damage or injury to the Premises. When used in
this Section 12.01, the term "repairs" shall include all
necessary replacements, alterations and additions. All repairs
made by Tenant or the Board of Managers shall be at least equal
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in quality and class to the original work and shall be made in
compliance with (a) all Requirements of Governmental Authorities
(including, but not limited to, Local Law No. 5, 1973, as
amended, and Local Law 58, 1988, as amended), (b) the New York.
Board of Fire Underwriters or any successor thereto, and (c) the
Building Code of New York City, as then in force.

Section 12.02. Except as otherwise specified in Article
26, Tenant, at its sole cost and expense, shall keep or cause to
be kept <clean and free from dirt, snow, 1ice, <rubbish,
obstructions and encumbrances, the sidewalks, grounds, chutes and
sidewalk hoists comprising, in front of, or adjacent to, the
Premises and any parking facilities and plazas on the Land.

Section 12.03. Except as otherwise specifically
provided in Article 26 hereof, Landlord shall not be reguired to
furnish any services, utilities or facilities whatsoever to the
Premises, nor shall Landlord have any duty or obligation to make
any alteration, change, improvement, replacement, Restoration or
repair to, nor to demolish, the Building. Tenant assumes the
full and sole responsibility for the condition, operation,
repair, alteration, improvement, replacement, maintenance and
management of the Premises (except for the storage area referred
to in Section 11.02(k)). Tenant shall not clean nor require,
permit, suffer nor allow any window in the Building to be cleaned
from the outside in violation of Section 202 of the Labor Law or
of the rules of any state, county or municipal department board
or body having jurisdiction.

ARTICIE 13

CHANGES, ALTERATIONS AND ADDITIONS

Section 13.01. (a) From and after Substantial
Completion of the Building, Tenant shall not demolish, replace or
materially alter the Building, or any part thereof (except as
provided to the contrary with respect to Egquipment in Article
15), or make any addition thereto, whether voluntarily or in
connection with repairs required by this Lease (each a "Capital
Improvement" and collectively, "Capital Improvements"), unless
Tenant shall comply with the following requirements and, if
applicable, with the additional requirements set forth in Section
13.02:

(b) No Capital Improvement shall be undertaken until
Tenant shall have procured from all Governmental Authorities and
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"paid for all permits, consents, certificates and approvals for
the proposed Capital Improvement which are required to be
obtained prior to the commencement o¢f the proposed Capital
Improvement (collectively, "Improvement Approvals"). Landlord
shall not unreasonably refuse to join or otherwise cooperate in
the application for any such Improvement Approvals, provided such
application 1is made without «cost, expense or liability
(contingent or otherwise) to Landlord. True copies of all such
Improvement Approvals shall be delivered by Tenant to Landlord
prior to commencement of the proposed Capital Improvement.

(c) Each Capital Improvement, when completed, shall be
of such & character as not to reduce the value of the Premises
below its value immediately before construction of such Capital
Improvement.

(d) All Capital Improvements shall be made with
reasonable diligence and continuity (subject to Unavoidable
Delays) and in a good and workerlike manner and in compliance
with (i) all Improvement Approvals, {(ii) the Master Development
Plan, the Design Guidelines and, if required pursuant to Section
13.02(a) or (b), the plans and specifications for such Capital
Improvement as approved by landlord, (iii) the orders, rules,
regulations and requirements of any Board of Fire Underwriters or
any similar body having Jjurisdiction, and (iv) all other
Requirements.

(e) No construction of any Capital Improvements shall be
commenced until Tenant shall have delivered to Landlord
certificates of insurance with respect to insurance policies and,
if Landlord requests, copies of such policies, issued by
responsible insurers authorized to do business in the State of
New York which meet the requirements set forth in Article 7
hereof, bearing notations evidencing the payment of premiums or
installments thereof then due or accompanied by other evidence
reasonably satisfactory to Landlord of such Payments, for the
insurance reasonably required by Section 11.03, unless Landlord
shall reasonably determine that the Capital Improvement does not
warrant the insurance reasonably required by Section 11.03 in
which case Landlord shall in its discretion specify such lesser
types and levels of insurance appropriate to such Capital
Improvement. If, under the provisions of any casualty, liability
or other insurance policy or policies then covering the Premises
or any part thereof, any consent to such Capital Improvement by
the insurance company or companies issuing such policy or
policies shall be required to continue and keep such policy or
policies in full force and effect, Tenant, prior to the
commencement of construction of such Capital Improvement, shall
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obtain such consents and pay any additional premiums or charges
therefor that may be imposed by said insurance company or
companies.

Section 13.02.

(a) If the estimated cost of any proposed Capital
Improvement shall exceed One Million Dollars ($1,000,000) (as
such amount shall be increased as provided in Section 7.02(a)),
either individually or in the aggregate with other Capital
Improvements which are a related portion of a program or project
of Capital Improvements constructed in any twelve (12) month
period during the Term, Tenant shall:

(i) if Landlord shall reasonably determine that
the services of an architect or engineer are required in order
for it to adequately review the plans and specifications or
inspect the work, pay to Landlord, within ten (10) Business Days
after demand, the reasonable fees and expenses of any architect
or engineer selected by Landlord to review the plans and
specifications describing the proposed Capital Improvement and
inspect the work on behalf of Landlord; and

(ii) furnish to Landlord the following:

(x) at least twenty (20) Business Days prior to
commencement of the proposed Capital Improvement,
complete plans and specifications for the Capital
Improvement, prepared by a licensed professional
engineer or a registered architect approved by Landlord,
which approval shall not be unreasonably withheld, and,
at the request of Landlord, any other drawings,
information or samples to which Landlord is entitled
under Article 13, all of the foregoing to be subject to
Landlord's review and approval solely for conformity
with the Master Development Plan, the Design Guidelines
and, in the event such Capital Improvement is commenced
within ten (10) years from the date the Building shall
have been Substantially Completed, the Construction
Documents;

(y) at least ten (10) Business Days prior to
commencement of the proposed Capital Improvement, (1l)a
contract or construction management agreement reasonably
satisfactory to Landlord in form assignable to Landlord
(subject to any prior assignment to any Mortgagee), made
with a reputable and responsible contractor or
construction manager approved by Landlord, which
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- approval shall not be unreasonably withheld (provided,
however, that Landlord shall approve any contractor or
construction manager that is wholly owned or controlled,
directly or indirectly, by Tenant or by Frederick
DeMatteis), providing for the completion of the Capital
Improvement in accordance with the schedule included in
the plans and specifications, subject to Unavoidabkle
Delays, free and clear of all 1liens, encumbrances,
security agreements, interests and financing statements,
and (2) payment and performance bonds or other security,
in each case satisfying the requirements of Section
8.04 (a) (i1) hereof; and

(z) at least ten (10) Businéss Days prior to
commencement of the proposed Capital Improvement, an
assignment to Landlord (subject to any prior assignment
to any Mortgagee) of the contract so furnished and the
bonds or other security provided ‘thereunder, such
assignment to be duly executed and acknowledged by
Tenant and by its terms to be effective only upon any
termination of this Lease or upon Landlord's re-entry
upon the Premises or following any Event of Default
prior to the complete performance of such contract, such
assignment also to include the benefit of all payments
made on account of such contract, including payments
made prior to the effective date of such assignment.

(b) Notwithstanding that the cost of any Capital
Improvement is less than One Million Dollars ($1,000,000) (as
such amount shall be increased as provided in Section 7.02(a)),
such cost to be determined as.provided in Section 8.02(b), to the
extent that any portion of the Capital Improvement involves
structural work or work involving the exterior of the Building or
a change in the height, bulk or setback of the Building from the
height, bulk or setback existing immediately prior to the Capital
Improvement or in any other manner affects compliance with the
Master Development Plan or the Design Guidelines, then Tenant
shall furnish to Llandlord at least twenty (20) Business Days
prior to commencement of the Capital Improvement, complete plans
and specifications for the Capital Improvement, prepared by a
licensed professional engineer or registered architect approved
by Landlord, which approval shall not be unreasonably withheld,
and, at Landlord's request, such other items designated in
Section 13.02(a) (i) (%) herecf, all of the foregoing to be
subject to Landlord's review and approval as provided therein
(which approval, as to interior structured work only, shall not
be unreasonably withheld and as to other work referred to in this
Section 13.02(b) shall not be unreasonably withheld if the
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proposed improvement complies with the Master Development Plan
and the Design Guidelines) . In addition, if Landlord shall
reasonably determine that the services of an independent
architect or engineer are required in order for it to adeguately
review the plans and specifications describing the proposed
Capital Improvement or inspect the work on behalf of Landlord,
Tenant shall pay to Landlord the reasonable fees and expenses of
such independent architect or engineer selected by Landlord.

(c) Landlord shall notify Tenant in writing of
Landlord's determination with respect to any request for approval
required under this Section 13.02 within fifteen (15) Business
Days of the later of (i) Landlord's receipt of such request from
Tenant or (ii) Landlord's receipt of the plans and specifications
and the drawings, information or samples which Landlord shall
have requested in accordance with Section 13.0
Landlord shall specify in reasonable detail the reasons for any
disapproval. Landlord's failure to so notify Tenant within said
time period shall be deemed to constitute approval of the
proposed Capital Improvement by Landlord. Tenant shall not
commence any Capital Improvement with respect to which approval
is required under this Section 13.02 until Landlord shall have
given, or shall be deemed to have given, such approval required
under this Section 13.02. )

(d) In the event that Tenant shall desire to modify the
plans and specifications which Landlord theretofore has approved
pursuant to Section 13.02(a) (ii) (x) or 13.02(b) with respect to,
or which will in any way affect, any aspect of the exterior of
the Building or the height, bulk or setback thereof or which will
affect compliance with the Design Guidelines or the Master
Development Plan, Tenant shall submit the proposed modifications
to Landlord. Tenant shall not be required to submit to Landlord
proposed modificaticns of the plans and specifications which
affect solely the interior of the Building other than
modifications:- which may affect the number of apartments resulting
in less than 206 apartments and less than forty percent (40%)
thereof being two (2) bedroom units, five percent (5%) thereof
being two (2) bedroom units convertible to three (3) bedroom
units, and five percent (5%) thereof being three (3) bedroom
units. Landlord shall review the proposed changes to determine
whether or not they (i) conform to the Master Development Plan
and the Design Guidelines and (ii) provide for design, finishes
and materials which are comparable in guality to those provided
for in the approved plans and specifications and shall approve
such proposed changes if they do so conform and so provide. If
Landlord determines that the proposed changes are not
satisfactory in light of the above criteria, it shall so advise
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Tenant, specifying in reasconable detail in what respect the plans
and specifications, as so modified, do not conform to the Master
Development Plan-or the Design Guidelines or do not provide for
design, finishes and materials which are comparable in quality to
those provided for in the approved plans and specifications.
Within twenty (20) Business Days after Landlord shall have so
advised Tenant or such longer period as Landlord in its
reasonable judgment may approve, Tenant shall revise the plans
and specifications so as to meet Landlord's objections and shall
deliver same to Landlord for review or shall notify Landlord of
its decision not to proceed with the Capital Improvement. Each
review by Landlord shall be carried out within twenty. (20)
Business Days of the date of ‘delivery of the plans and
specifications, as so revised (or one or more portions thereof),
by Tenant, and if Landlord shall not have notified Tenant of its
determination within such period, it shall be deemed to have
determined that the proposed changes are satisfactory. Landlord
shall not review portions of the approved ©plans and
specifications which Landlord has previously determined to be
satisfactory, provided same have not been changed by Tenant.

Section 13.03. All Capital Improvements shall be
carried out under the supervision of an architect selected by
Tenant and approved by Landlord, which approval shall not be
unreasonably withheld and shall be deemed given in accordance
with the provisions of Section 32.02(c). Promptly following the
completion of any Capital Improvement Tenant shall furnish to
Landlord a complete set of "as-built" plans for such Capital
Improvement and, where applicable, a survey meeting the
requirements of Section 11.04 hereof, together with a temporary
(and before the expiration thereof, a permanent) Certificate of
Occupancy therefor issued by the New York City Department of
Buildings, to the extent a modification thereof was required.

Section 13.04. Title to all additions, alterations,
1mprovements and replacements made to the Building, including,
without limitation, the Capital Improvements, shall forthwith
vest in Landlord as provided in Section 11.05, without any
obligation by Landlord to pay any compensation therefor to
Tenant.
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ARTICLE 14

REQUIREMENTS OF PUBLIC AUTHORITIES AND
OF INSURAN UNDERWRITERS AND POLICIFES;

COMPL, CE WITH MASTER I1EASE

Section 14.01. Tenant promptly shall comply with any
and all applicable present and future laws, rules, orders,

ordinances, regulations, statutes, reguirements, permits,
consents, certificates, approvals, codes and executive orders,
including without limitation, Environmental Statutes,

(collectively, "Reguirements") without regard to the nature or
cost of the work required to be done, extraordinary, as well as
ordinary, of all Governmental Authorities now existing or
hereafter created, and of any and all of their departments and
bureaus;, of any applicable Fire Rating Bureau or other body
exercising. similar functions, affecting the Premises or any
street, avenue or sidewalk comprising a part or.in front thereof
or any vault in or under the same, or requiring the removal of
any encroachment, or affecting the construction, maintenance,
use, operation, management or occupancy of the Premises, whether
or not the same involve or require any structural changes or
additions in or to the Premises, without regard to whether or not
such changes or additions are regquired on account of any
particular use to which the Premises, or any part thereof, may be
put, and without regard to the fact that Tenant is not the fee
owner of the Premises. Notwithstanding the foregoing, Tenant
shall not be required to comply with Requirements of Master
Landlord or Landlord except (i) as otherwise expressly provided
in this Lease or (ii) Requirements of New York City acting solely
in its capacity as a Governmental Authority. Tenant also shall
comply with any and all provisions and requirements of any
casualty, liability or other insurance pclicy required to be
carried by Tenant under the provisions of this Lease. If
compliance with the Lease, the Master Development Plan and/or the
Design Guidelines would violate the Requirements, and if such
violation is the only means of achieving such compliance, then
the Requirements shall control and if Tenant complies with the
Reguirements its actions shall not effect a Default hereunder.

Section 14.02. Tenant shall have the right to contest
the validity of any Regquirements or the application thereof.
During such contest, compliance with any such contested
Reguirements may be deferred by Tenant upon condition that, if
Tenant is not an Institutional Lender, before instituting any
such proceeding, Tenant shall furnish to Landlord or deposit with
a Mortgagee that is an Institutional Lender a bond, cash or other
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~security reasonably satisfactory to Landlord, securing compliance
with the contested Regquirements and payment of all interest,
penalties, fines, fees and expenses in connection therewith. Any
such proceeding instituted by Tenant shall be commenced as soon
as 1is reasonably possible after the issuance of any such
contested matters, or after notice (actual or constructive) to
Tenant of the applicability of such matters to the Premises and
shall be prosecuted to final adjudication with reasonable
dispatch. Notwithstanding the foregoing, Tenant promptly shall
-comply with any such Requirements and compliance shall not be
deferred if such non-compliance shall result in the imminent loss
or forfeiture of the Premises, or any part thereof or if Landlord
shall be in danger of being subject to civil or criminal
liability or penalty by reason of non-compliance therewith. Upon
Tenant's request, and at Tenant's sole cost and expense, Landlord
shall join in or otherwise cooperate in any such proceeding
brought by Tenant, but in no event shall Landlord be subject to,
or be regquired to incur, any liability, costs cor expenses in
connection therewith (unless such cost or expense is paid in full
by Tenant in advance), and Tenant shall promptly pay any such
liabilities, costs and expenses and reimburse Landlord for any of
the same paid by Landlord.

Section 14.03. Tenant shall not cause or create or
permit to exist or occur any condition or event relating to the
Premises which would, with or without notice or passage of time,
result in an event of default under the Master Lease. Tenant
shall perform all of Landlord's obligations as tenant under the
Master Lease relating to the maintenance and operation of the
Premises unless, in accordance with the terms of this Lease,
Landlord is specifically obligated to perform any such
obligation. :

ARTICLE 15
EQUIPMENT

Section 15.01. All Equipment shall be and shall remain
the property of Landlord. Tenant shall not have the right, power
or authority to, and shall not, remove any Eguipment from the
Premises without the consent of Landlord, which consent shall not
be unreasonably withheld, provided, however, such consent shall
not be required in connection with repairs, cleaning or other
servicing, or if (subject to Unavoidable Delays) the same is
promptly replaced by Equipment which is at least equal in utility
and value to the Equipment being removed. Notwithstanding the
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foregoing, Tenant shall not be required to replace any Equipment
which performed a function which has become obsolete or otherwise
is no longer necessary or desirable in connection with the use or
operation of the Premises, unless such failure to replace would
reduce the value of the Premises or would result in a reduced
level of maintenance of the Premises, in which case Tenant shall
be required to install such Equipment as may be necessary to
prevent such reduction in the value of the Premises or in the
level of maintenance.

Section 15.02. Tenant shall keep all Equipment in good
order and repair and shall replace the same when necessary with
items at least equal in utility and value to the Equipment being
replaced.

ARTICIE 16
DISCHARGE OF LIFENS: BONDS

Section 16.01. Subject to the provisions of Section
16.02 hereof, except as otherwise expressly provided herein,
Tenant shall not create or (to the extent reasonably within
Tenant's control) permit to be created any lien, encumbrance or
charge upon the Premises or any part thereof, or the Project Area
or any part thereof, the income therefrom or any assets of, or
funds appropriated to, Landlord.

Section 16.02. If any mechanic's, laborer's or
materialman's lien (other than a lien arising out of any work
performed by Landlord or Master Landlord) at any time shall be
filed in violation of the obligations of Tenant pursuant to
Section 16.01 against the Premises or any part thereof or the
Project Area or any part thereof, or, if any public improvement
lien created or permitted to be created by Tenant shall be filed
against any assets of, or funds appropriated to, Landlord,
Tenant, within forty-five (45) days after notice of the filing
thereof shall cause the same to be discharged of record by
payment, deposit, bond, order of a court of competent
jurisdiction or otherwise. If Tenant shall fail to cause such
lien to be discharged of record within the period aforesaid, and
if such lien shall continue for an additional twenty (20) days
after notice by Landlord to Tenant, then, in addition to any
other right or remedy, Landlord may, but shall not be obligated
to, discharge the same either by paying the amount claimed to be
due or by procuring the discharge of such lien by deposit or by
bonding proceedings, and in any such event, Landlord shall be
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entitled, if Landlord so elects, to compel the prosecution of an
action for the foreclosure of such lien by the lienor and to pay -
the amount of the judgment in favor of the lienor with interest,
costs and allowances. Any amount so paid by Landlord, including
all reasonable costs and expenses incurred by Landlord in
connection therewith including, without limitation, reasonable
attorneys' fees and disbursements, together with interest thereon
at the Involuntary Rate, from the respective dates of Landlord's
making the payment of any such amount or any such costs and
expenses, shall constitute Rental and shall be paid by Tenant to
Landlord within ten (10) days after demand. Notwithstanding the
foregoing provisions of this Section 16.02, Tenant shall not be
required to discharge any such lien if Tenant is in good faith
contesting the same and has furnished a cash deposit or a
security bond or other such security reasonably satisfactory to
Landlord or to any Mortgagee that is an Institutional Lender in
an amount sufficient to pay such 1lien with interest and
penalties.

Section 16.03. Nothing in this Lease contained shall be
deemed or construed in any way as constituting the consent or
request - of Landlord, express or implied, by inference or
otherwise, to any <contractor, subcontractor, - laborer or
materialman for the performance of any labor or the furnishing of
any materials for any specific improvement, alteration to or
repair of the Premises or any part thereof, nor as giving Tenant
any right, power or authority to contract for or permit the
rendering of any services or the furnishing of materials that
would give rise to the filing of any lien against Landlord's
interest in the Premises or any part thereof, the Project Area or
any part thereof, or any assets of, or funds appropriated to,
Landlord. Notice is hereby given, and Tenant shall cause all
construction Agreements to provide, in substance, that Landlord
shall not be liable for any work performed or to be performed at
the Premises for Tenant, any Subtenant and, if applicable, any
Tenant-Stockholder or Unit Owner, for any materials furnished or
to be furnished at the Premises for any of the foregoing, and
that no mechanic's or other lien for such work or materials shall
attach to or affect the estate or interest of Landlord in and to
the Premises or any part thereof, the Project Area or any part
therecf, or any assets of, or funds appropriated to, Landlord.

Section 16.04. Tenant shall have no power to do any act
or make any contract which may create or be the foundation for
any lien, mortgage or other encumbrance upon the estate or assets
of, or funds appropriated to, Landlord or of any interest of
Landlord in the Premises. :
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ARTICLE 17
REPR N NS: POSSESSION

Section 17.01. Tenant acknowledges that Tenant is fully
familiar with the Land, the Project Area, the physical condition
thereof (including, without limitation, the fact that the Land
includes substantial portions of landfill which may present
special difficulties in the design, construction and maintenance
of the Building and Tenant's Civic Facilities), the Title
Matters, the Master Lease, the Master Development Plan, the
Settlement Agreement and the Design Guidelines. Tenant accepts
the Land in its existing condition and state of repair, and,
except as otherwise expressly set forth in this Lease, no
representations, statements, or warranties, express or implied,
have been made by or on behalf of Landlord in respect of the
Land, the Project Area, the status of title thereof, the physical
condition thereof, including, without limitation, the landfill
portions thereof, the zoning or other laws, regulations, rules
and orders applicable thereto, Taxes, or the use that may be made
of the Land, that Tenant has relied on no such representations,
statements or warranties not contained in this Lease, and that
Landlord shall in no event whatsocever be liable for any latent or
patent defects in the Land.

Section 17.02. Notwithstanding anything herein
contained to the contrary, Landlord represents that the Master
Lease, the Design Guidelines, the Master Development Plan and the
Settlement Agreement have not Dbeen amended, modified or
supplemented, except as specifically set forth in the definitions
contained in Article 1 and are in full force and effect.

Section 17.03. Landlord shall deliver possession of the
Land on the Commencement Date vacant and free of occupants and
tenancies, subject only to the Title Matters.

Section 17.04. Tenant represents that, as of the date
hereof, the sole members of Tenant are Frederick DeMatteis,
managing member, and Richard DeMatteis, Scott DeMatteis, Linda
Langer, and Tracy Serko, members.
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ARTICLE 1

LANDLORD NOT ILIABLE FOR_INJURY OR DAMAGE, ETC.

Section 18.01. Landlord shall not in any event
whatsoever be liable for any injury or damage to Tenant or to any
other Person happening on, in or about the Premises and its
appurtenances, nor for any injury or damage to the Premises or to
any property belonging to Tenant or to any other Person which may .
be caused by any fire or breakage, or by the use, misuse or abuse
of the Building (including, but not limited to, any of the common
areas within the Building, Equipment, elevators, hatches,
openings, installations, stairways, hallways, or other common
facilities), or the streets or sidewalk area within the Premises
or which may arise from any other cause whatsoever except to the
extent any of the foregoing shall have resulted from -the
negligence or wrongful act of Landlord, its officers, agents,
employees or licensees; nor shall Landlord in any event be liable
for the acts or failure to act of any other tenant of any
premises within the Project Area other than the Premises, or of
any agent, representative, employee, contractor or servant of
such other tenant.

Section 18.02. Landlord shall not be liable to Tenant
or to any other Person for any failure of water supply, gas or
electric current, nor for any injury or damage to any property of
Tenant or of any other Person or to the Premises caused by or
resulting from gasoline, o0il, steam, gas, electricity, or
hurricane, tornado, flood, wind or similar storms or
disturbances, or water, rain or snow which may leak or flow from
the street, sewer, gas mains or subsurface area or from any part
of the Premises, or leakage of gasoline or oil from pipes,
appliances, sewer or plumbing works therein, or from any other
place, nor for interference with light or other incorporeal
hereditament by anybody, or caused by any public or quasi-public
work, except to the extent any of the foregoing shall have
resulted from the negligence or wrongful act of Landlord, its
officers, agents, employees or licensees. '

Section 18.03. In addition to the provisions .of
Sections 18.0]1 and 18.02, in no event shall Landlord be liable to

Tenant or to any other Person for any injury or damage to any
property of Tenant or of any other Person or to the Premises,
arising out of any sinking, shifting, movement, subsidence,
failure 1in load-~bearing capacity of, or other matter or
difficulty related to, the soil, or other surface or subsurface
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materials, on the Premises or in the Project Area, except to the
extent any of the foregoing shall result from the negligence or
wrongful act of Landlord or its agents, servants, employees or
contractors, it being agreed that Tenant shall assume and bear .
all risk of loss with respect thereto.

ARTICLE 19
INDEMNTFICATION OF TANDLORD AND OTHERS

Section 19.01. Tenant shall not do, or knowingly permit
any Subtenant, Tenant-Stockholder or sublessee of a Cooperative
Apartment or any employee, agent or contractor of Tenant or of
any Subtenant, Tenant-Stockholder or sublessee of a Cooperative
Apartment to do any act or thing upon the Premises or elsewhere
in the Project Area which would subject Landlord to any liability
or responsibility for injury or damage to persons or property, or
to any liability by reason of any violation of any Requirement,
and shall use its best efforts to exercise such contrcl over the
Premises so as to fully protect Landlord against any such
liability. Tenant, to the fullest extent permitted by law, shall
indemnify and save lLandlord, any former Landlord and the State of
New York and their agents, directors, officers and employees
(collectively, the "Indemnitees"), harmless from and against any
and all liabilities, suits, obligations, fines, damages,
penalties, claims, costs, charges and expenses, including,
without 1limitation, reasonable engineers', architects' and
attorneys' fees and disbursements, which may be imposed upon or
incurred by or asserted against any of the Indemnitees by reason
of any of the following occurring during the Term, except to the
extent that the same shall have been caused in whole or in part
by the negligence or wrongful act of any of the Indemnitees:

(i) construction of the Building or any other work
or thing done in or on the Premises or any part thereof;

(ii) any wuse, non-use, possession, occupation,
alteration, repair, condition, operation, maintenance or
management of the Premises or any part thereof or of any street,
alley, sidewalk, curb, vault, passageway or space comprising a
part of the Premises or adjacent thereto, provided such indemnity
with regard to streets, alleys, sidewalks, curbs, vaults,
passageways and other space is limited to an alteration, repair,
condition, or maintenance of any street, alley, sidewalk, curb,
vault, passageway or other space done or performed by Tenant or
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any agent, contractor, servant or employee of Tenant or which
Tenant is obligated to do or perform; o

(iii) any negligent or tortious act or failure to
act (or act which is alleged to be negligent or tortious) within
the Project Area on the part of Tenant or any agent, contractor,
servant or employee of Tenant;

(iv) any accident, injury (including death at any
time resulting therefrom) or damage to any Person or property
occurring in or on the Premises or any part thereof or in, or
- about any sidewalk or vault, unless such sidewalk or vault is
solely within the control of a utility company;

(v) any failure on the part of Tenant to perform
or comply with any of the covenants, agreements, terms or
conditions contained in this Lease on its part to be performed or
complied with;

(vi) -any lien or claim which may have arisen out of
any act of Tenant or any agent, contractor, servant or employee
of Tenant against or on the Premises or any other portion of the
Project Area, or any lien or claim created or permitted to be
created by Tenant in respect of the Premises against any assets
of, or funds appropriated to any of the Indemnitees under the
laws of the State of New York or of any other Governmental
Authority or any liability which may be asserted against any of
the Indemnitees with respect thereto;

(vii) any failure on the part of Tenant to keep,
observe and perform any of the terms, covenants, agreements,
provisions, conditions or limitations contained in the
Construction Agreements, Subleases, or other contracts and
agreements affecting the Premises, on Tenant's part to be kept,
observed or performed;

{(viii) any tax attributable to the execution,
delivery or recording of this Lease other than any real property
transfer gains tax or other transfer tax which may be imposed on
Landlord;

(ix) any contest by Tenant permitted pursuant to
the provisions of this Lease, including, without 1limitation,
Articles 4, 14 and 28 hereof, and any action taken by Landlord at
Tenant's request in connection therewith.

(x) any action taken by any Person (other than
Landlord or Battery Park City Parks Corporation) pursuant to any

672645.5 98



Environmental Statute or under common law, pertaining to
‘hazardous or toxic waste or other substances found in, on or
under, affixed to or emanating from the Premises (except to the
extent such substances are present as of the date hereof), or in
any manner arising out of or related to the presence, use,
generation, storage, disposal or transport of any hazardous
materials or environmental contaminants found in, on or under,
affixed to or emanating from the Premises; provided, however,
that Tenant shall have no liability under this Article 18 for
hazardous materials existing at or under the Premises on the date
hereof, unless and the only to the extent that Tenant acts with
gross negligence or willful misconduct with respect thereto; or

(xi) any document executed by Landlord pursuant to

Section 11.02(e).

Section 19.02. - The obligations of Tenant under this
Article 19 shall not be affected in any way by the absence in any
case of covering insurance or by the failure or refusal of any
insurance carrier to perform any obligation on its part under
insurance policies affecting the Premises.

Section 18.03. 1If any claim, action or proceeding is
made or brought against any of the Indemnitees by reason of any
event for which Tenant has agreed to indemnify the Indemnitees in
Section 19.01, then, upon demand by Landlord, Tenant shall resist
or defend such claim, action or proceeding (in such Indemnitee's
name, 1if necessary) by the attorneys for Tenant's insurance
.carrier (if such claim, action or proceeding is covered by
insurance maintained by Tenant) or (in all other instances) by
such attorneys as Tenant shall select and Landlord shall approve,
which approval shall not be unreasonably withheld. In such
“event, Tenant shall control all decisions in respect of the
litigation and settlement of such claims. Notwithstanding the
foregoing, Landlord may engage its own attorneys to defend it or
to assist 1in its defense. Provided such claim, action or
proceeding is not covered by insurance maintained by Tenant and
the attorneys engaged by Landlord are experienced in matters cof
the type in question, Tenant shall pay the reasonable fees and
disbursements of such attorneys. In the event such c¢laim, action
or proceeding is covered by insurance and Tenant's insurer
refuses to pay all or any portion of the fees and disbursements
of any attorneys separately retained by Landlord, Landlord shall
pay such fees and disbursements or such portion as shall not be
paid by Tenant's insurer. The indemnification obligations
imposed upon Tenant under Section 19.01 shall not apply to any
settlement separately agreed to by Landlord without Tenant's
consent, nor if Landlord retains its own attorneys and such
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retention will impair or diminish Tenant's insurance coverage and
Landlord has been so advised in writing by Tenant's insurer.

‘Section 19.04. The provisions of this Article 19 shall
survive the Expiration Date with respect to actions or the
failure to take any actions or any other matter arising prior to
the Expiration Date.

ARTICLE 20

RIGHT OF INSPECTION, ETC.

Section 20.01. Tenant shall permit Landlcrd and its
agents or representatives to enter the Premises at all reasonable
times and upon reasonable notice (except in cases of emergency),
in which case Landlord shall endeavor to give such notice, if
any, as is reasonably feasible under the circumstances) for the
purpose o0f (a) inspecting the same, (b) determining whether or
not Tenant is in compliance with its obligations hereunder, (c)
constructing, maintaining and inspecting any Civic Facilities,
and (d) making any necessary repairs to the 'Premises and
performing any work therein that may be necessary by reason of
Tenant's failure to make any such repairs or perform any such
work, provided that, except'in any emergency, Landlord shall have
‘given Tenant notice specifying such repairs or work and Tenant
shall have failed to make such repairs or to do such work within
thirty (30) days after the giving of such notice (subject to
Unavoidable Delays), or if such repairs or such work cannot
reasonably be completed during such thirty (30) day period, to
have commenced and be diligently pursuing the same (subject to
Unavoidable Delays).

Section 20.02. Nothing in this Article .20 or elsewhere
in this Lease shall imply any duty upon the part of Landlord to
do any work required to be performed by Tenant hereunder and
performance of any such work by Landlord shall not constitute a
waiver of Tenant's default in failing to perform the same.
Landlord, during the progress of any such work, may keep and
store at the Premises all necessary materials, tools, supplies
and equipment. Landlord shall not be liable for inconvenience,
annoyance, disturbance, loss of business or other damage of
Tenant, any Subtenant or other occupant of the Building by reason
of making such repairs or the performance of any such work, or on
account of bringing materials, tools, supplies and equipment into
the Premises during the course thereof, provided Landlord shall
use reasonable efforts to minimize damage and interference with
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subtenants or other occupants of the Building resulting from
Landlord's exercise of its rights under this Article 20, and the
obligations. of Tenant under this Lease shall not be affected
thereby. To the extent that Landlord undertakes such work or
repairs, such work or repairs shall be commenced and completed in
a good and workerlike manner, and with reasonable diligence,
subject to Unavoidable Delays, and in such a manner as not to
unreasonably interfere with the conduct of business in or use of

such space.

ARTICLE 21
LANDILORD'S RIGHT TO PERFORM TENANT'S COVENANTS
Section 21.01. If Tenant at any time shall be in

Default, after notice thereof and after applicable grace periods,
if any, provided under this Lease for Tenant or a Mortgagee,
respectively, to cure or commence to cure same, Landlord, without
waiving or releasing Tenant from any obligation of Tenant
contained in this Lease, may (but shall be under no obligation
to) perform such obligation on Tenant's behalf.

Section 21.02. All reasonable sums paid by Landlord and
all reasonable costs and expenses, including, without limitation,
reasonable attorneys' fees and disbursements, incurred by
Landlord in connection with its performance of any obligation
pursuant to Section 21.0]1, together with interest thereon at the .
Involuntary Rate from the respective dates of Landlord's making
of each such payment until the date of actual repayment to
Landlord, shall be paid by Tenant to Landlord within ten (10)
days after Landlord shall have submitted to Tenant a statement,
in reascnable detail, substantiating the amount demanded by
‘Landlord. Any payment or performance by Landlord pursuant to
Section 21.01 shall not be nor be deemed to be a waiver or
release of breach or Default of Tenant with respect thereto or of
the right of Landlord to terminate this Lease, institute summary
proceedings or take such other action as may be permissible
hereunder or otherwise provided at law or in equity if an Event
of Default by Tenant shall have occurred. Landlord shall not be
limited in the proof of any damages which Landlord may claim
against Tenant arising out of or by reason of Tenant's failure to
provide and keep insurance in force as aforesaid to the amount of
the insurance premium or premiums not paid, but Landlord also
shall be entitled to recover, as damages for such breach, the
uninsured amount of any loss and damage and the reasonable costs
and expenses of suit, including, without limitation, reasonable
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attorneys' fees and disbursements, suffered or incurred by reason
of damage to or destruction of the Premises.

ARTICLE 22
NO_ABATEMENT OF RENTAL

Except as may be otherwise expressly provided herein,
there shall be no abatement, off-set, diminution or reduction of
Rental payable by Tenant hereunder or of the other obligations of
Tenant hereunder under any circumstances.

RTICL 3

PERMITTED USE; NO UNLAWFUL OCCUPANCY

Section 23.01. Subject to the provisions of law and
this Lease, Tenant shall occupy the Premises, in accordance with
'the Certificate or Certificates of Occupancy for ‘the Premises,
the Master Development Plan and the Design Guidelines, and for no
other use or purposes.

Section 23.02. Tenant shall not use or occupy, nor
permit or suffer the Premises or any part thereof to be used or
occupied for any unlawful, illegal or extra hazardous business,
use or purpose, or in such manner as to constitute a nuisance of
any kind (public or private) or that Landlord, in its reasonable
judgment, deems offensive by reason of odors, fumes, dust, smoke,
noise or other pollution, or for any purpcse or in any way in
violation of the Certificates of Occupancy, Design Guidelines, or
of any Requirements, or which may make void or voidable any
insurance then in force on the Premises or, without Landlord's
consent, not to be unreasonably withheld, for any use which
requires a variance, waiver or special permit under the Zoning
Resolution of New York City as then in effect. Tenant shall
take, immediately upon the discovery of any such unpermitted,
unlawful, illegal or extra hazardous use, all necessary actions,
legal and eguitable, to compel the discontinuance of such use.
If for any reason Tenant shall fail to take such actions, and
such failure shall continue for thirty (30) days after notice
from Landlord to Tenant specifying such failure, Landlord is
hereby irrevocably authorized (but not obligated) to take all
such actions in Tenant's name and on Tenant's behalf. All
reasonable sums paid by Landlord and all reasonable costs and
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expenses incurred by Landlord acting pursuant to the immediately
preceding sentence (including, but not limited to, reasonable
attorneys' fees and disbursements), together with interest
thereon at the Involuntary Rate from the respective dates of
Landlord's making of each such payment until the date of receipt
of repayment by Landlord, shall be paid by Tenant to Landlord
within ten (10) days after demand and shall constitute Rental
under this Lease.

Section 23.03. Tenant shall not knowingly suffer or
permit'the Premises or any portion thereof to be used by the
public in such manner as might reasonably tend to impair title to
the Premises or any portion thereof, or in such manner as might
reasonably make possible a claim or claims of adverse usage or
adverse possession by the public, as such, or of implied
dedication of the Premises or any portion thereof.

Section 23.04. Tenant shall take all such actions as
Landlord is required to take in connection with the use and
occupancy of the Premises under the terms of the Master Lease,
and Tenant shall not (to the extent reasonably within Tenant's
control) permit any action or condition in respect of the
Premises which constitutes or would, with notice or lapse of time
or both, constitute an event of default under the Master Lease.
Landlord shall perform all obligations of tenant under the Master
Lease other-than those which are the obligation of Tenant under
this Lease.

ARTICIF 24

EVENTS OF DEFAULT: CONDITIONAL LIMITATIONS,
EMEDIES, ETC.

Section 24.01. Each of the following events shall be an
"Event of Default" hereunder:

(a) if Tenant shall fail to pay any item of Rental, or
any part thereof, when the same shall become due and payable and
such failure shall continue for ten (10) days after notice from
Landlord to Tenant;

(b) 1if (i) Commencement of Construction shall not have
occurred on or before the Construction Commencement Date (subject
to Unavoidable Delays) and such failure shall continue for thirty
(30) days after notice from Landlord to Tenant or (ii)
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Substantial Completion of the Building shall not have occurred
within fou undred _and twenty-five 425 days from the
Construction Commencement Date (subject to Unavoidable Delays)
and such failure shall continue for ten (10) Business Days after
notice from Landlord to Tenant;

(c) if Tenant shall fail to observe or perform one or
more of the other terms, conditions, covenants or agreements
contained in this Lease, including, without limitation, any of
Tenant's obligations under the provisions of Article 11 of this
Lease (other than the obligations referred to in the preceding
Section 24. b)), and such failure shall continue for a period
of thirty (30) days after notice thereof by Landlord to Tenant
specifying such failure (unless such failure requires work to be
performed, acts to be done, or conditions to be removed which
cannot by their nature or because of Unavoidable Delays
reasonably be performed, done or removed, as the case may be,
within such thirty (30) day period, in which case no Event of
Default shall be deemed to exist as long as Tenant shall have
commenced curing the same within such thirty (30) day period and
shall, subject to Unavcocidable Delays, diligently, continuously
and in good faith prosecute the same to completion);

(d) to the extent permitted by law, if Tenant shall
admit, in writing, that it is unable to pay its debts as such
become due, provided, however, this provision shall be of no
further force or effect upon the submission by Tenant of its
estate in the Premises to a condominium form of ownership in
accordance with the provisions of this Lease;

(e) to the extent permitted by law, if Tenant shall
make an assignment for the benefit- of creditors, provided,
however, this provision shall be of no further force or effect
upon the submission by Tenant of its estate in the Premises to a
condominium form of ownership in accordance with the provisions
of this Lease;

(£) to the extent permitted by law, if Tenant shall
file a voluntary petition under Title 11 of the United States
Code or if such petition is filed against it, and an order for
relief is entered, or if Tenant shall file any petition or answer
seeking, consenting to or acquiescing in any reorganization,
arrangement, composition, other present or future applicable
federal, state or other statute or law, or shall seek or consent
to or acguiesce in or suffer the appointment of any trustee,
' receiver, custodian, assignee, sequestrator, liguidator or other
similar official of Tenant, or of all or any substantial part of
its properties or of the Premises or any interest therein of
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Tenant, or if Tenant shall take any corporate action in
furtherance of any action described in Sections 24.01(d), (e) or
(£) hereof, provided, however, this provision shall be of no
further force or effect upon the submission by Tenant of its
estate in the Premises to a condominium form of ownership in
accordance with the provisions of this Lease;

(g) to the extent permitted by law, if within ninety
{90) days after the commencement of any proceeding against Tenant
seeking any reorganization,  arrangement, composition,
readjustment, liquidation, dissolution or similar relief under
the present or any future federal bankruptcy code or any other
present or future applicable federal, state or other statute or
law, such proceeding shall not have been dismissed, or if, within
ninety (90) days after the appointment, without the consent or
acquiescence of Tenant, of any trustee, receiver, custodian,
assignee, sequestrator, liguidator or other similar official of
Tenant or of all or any substantial part of its properties or of
the Premises or any interest therein of Tenant - or such
appointment shall not have been 'vacated or stayed on appeal or
otherwise, or if, within thirty (30) days after the expiration of
any such stay, such appointment shall not have been vacated,
provided, however, this provision shall be of no further force or
effect upon the submission by Tenant of its estate in the
Premises to a condominium form of ownership in accordance with
the provisions of this Lease;

(h) if Tenant shall abandon the Premises;

(1) if this Lease or the estate of Tenant hereunder
shall be assigned, subleased, transferred, mortgaged or
encumbered, co¢r there shall be a Transfer, without Landlord's
approval to the extent required hereunder or without compliance
with the provisions of this Lease applicable thereto and such
transaction shall not be made to comply or voided ab initio
within thirty (30) days after notice thereof from Landlord to
Tenant;

{(3) if a levy under execution or attachment shall be
made against the Premises and such execution or attachment shall
not be vacated or removed by court order, bonding or otherwise
within a period of thirty (30) days;

(k) 1if Tenant is a corporation, if Tenant shall at any
time fail to maintain its corporate existence in good standing,
or to pay any corporate franchise tax when and as the same shall
become due and payable and such failure shall continue for thirty
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(30) days after notice thereof from Landlord or any governmental
agency to Tenant;

(1) if Tenant shall breach one or more of the terms,
conditions, <covenants or agreements contained in Section

43.01(c); or

_ (m) if Tenant shall fail to deliver any Letter of
Credit in accordance with the applicable provisions of this
Lease.

Section 24.02. If an Event of Default shall occur,
Landlord may elect to declare due and payable a sum equal to the
amount by which the Rental reserved in this Lease for the period
which otherwise would have constituted the unexpired portion of
the Term exceeds the fair and reasonable rental value of the
Premises for the same period, both discounted to present worth at
the rate of eight percent (8%) per annum, such sum shall be due
and payable ten (10) Business Days. after notice by landlord to
Tenant ¢f such election. However, the aforesaid remedy shall not
be applicable to a Mortgagee which elects to cure the Default of
Tenant pursuant to Section 10.10 or receives a new lease pursuant
to Section 10.11. Landlord may also elect. to proceed by
appropriate judicial proceedings, either at law or in eguity, to
enforce performance or observance by Tenant of the applicable
provisions of this Lease and/or to recover damages for breach
thereof. '

Section 24.03. (a) If .any Event of Default (i)
described in Sections 24.01(d), (e), (£) or (g) herecf shall
occur, or (ii) any Event of Default described in Sections
24.01 (), (¢), (h), (i), (1), (k), (1) or (m) shall occur and
Landlord, at any time thereafter, at its option, gives notice to
Tenant stating that this Lease and the Term shall expire and
terminate on the date specified in such notice, which date shall
be not less than ten (10) Business Days after the giving of such
notice, and if, on the date specified in such notice, Tenant
shall have failed to cure the Default which was the basis for the
Event of Default, then this Lease and the Term and all rights of
Tenant under this Lease shall expire and terminate as of the date
on which the Event of Default described in clause (i) above
occurred or the date specified in the notice given pursuant to
clause (ii) above, as the case may be, were the date herein
definitely fixed for the expiration of the Term and Tenant
immediately shall quit and surrender the Premises. Anything
contained herein to the contrary notwithstanding, if such
termination shall be stayed by order of any court having
jurisdiction over any proceeding described in Sections 24.01(f)
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or (g) hereof, or by federal or state statute, then, following
the expiration of any such stay, or if the trustee appointed in
any such proceeding, Tenant or Tenant as debtor-in-possession
shall fail to assume Tenant's obligations under this Lease within
the period prescribed therefor by law or within one hundred
twenty (120) days after entry of the order for relief or as may
be allowed by the court, or if said trustee, Tenant or Tenant as
debtor-in-~possession shall fail to provide adequate protection of
Landlord's right, title and interest in and to the Premises or
adequate assurance of the complete and continuous future
performance of Tenant's obligations under this Lease as provided
in Section 24.15 hereof, Landlord, to the extent permitted by law
or by leave of the court having Jjurisdiction over such
proceeding, shall have the right, at its election, to terminate
this Lease on ten (10) Business Days' notice to Tenant, Tenant as
. debtor-in-possession or said trustee and upon the expiration of
said ten (10) Business Day period this Lease shall cease and
expire as aforesaid and Tenant, Tenant as debtor-in-possession
and/or trustee shall immediately quit and surrender the Premises
as aforesaid. :

(b) If an Event of Default described in Section
24.01(a) shall occur, or this Lease shall be terminated as
provided in Section 24.03(a), Landlord, without notice, may re-

enter and repossess- the Premises using such force for that
purpose as may be necessary without being liable to .indictment,
prosecution or damages therefor and may dispossess Tenant by
summary proceedings or otherwise.

Section 24.04. If this Lease shall be terminated as
provided in Section 24.03(a) or Tenant shall be dispossessed by
summary proceedings or otherwise as provided in Section 24.03(b)
hereof:

(a) Tenant shall pay to Landlord all Rental payable by
Tenant under this Lease to the date upon which this Lease and the
Term shall have expired and come to an end or to the date of re-
entry upon the Premises by Landlord, as the case may be;

(b) Landlord may complete all construction required to
be performed by Tenant hereunder and may repair and alter the
Premises in such manner as Landlord may deem necessary or
advisable (and may apply to the foregoing all funds, if any, then
held by Depository pursuant to Articles 7, 8, or 9 or by Landlord
under the letter of credit referred to in Section 11.12) without
relieving Tenant of any liability under this Lease or otherwise
affecting any such liability, and/or let or relet the Premises or
any parts thereof for the whole or any part of the remainder of
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the Term or for a longer period, in Landlord's name or as agent’
of Tenant, and out of any rent and other sums collected or
received as a result of such reletting Landlord shall: (1)

first, pay to itself the reasonable cost and expense of
terminating this Lease, re-entering, retaking, repossessing,

completing construction and repairing or altering the Premises,

or any part thereof, and the cost and expense of removing all

persons and property therefrom, including in such costs brokerage
commissions, legal expenses and reasonable attorneys' fees and
disbursements, (ii) second, pay to itself the reasonable cost and
expense sustained in securing any new tenants and other
occupants, including in such costs brokerage commissions, legal

expenses and reasonable attorneys' fees and disbursements and
other expenses of preparing the Premises for reletting, and, if
Landlord shall maintain and operate the Premises, the reasonable
cost and expense of operating and maintaining the Premises, and
(iii) third, pay to itself any balance remaining on account of
the liability of Tenant to Landlord. Landlord in no way shall be
responsible or liable for any failure to relet the Premises or
any part thereof, or for any failure to collect any rent due on
any such reletting, and no such failure to relet or to collect

rent shall operate to relieve Tenant of any liability under this

Lease or to otherwise affect any such liability;

{c) 1if Landlord shall not have declared all Rental due
and payable pursuant to Section 24.02 hereof, Tenant shall be
liable for and shall pay to Landlord, as damages, any deficiency
(referred to as "Deficiency") between the Rental reserved in this
Lease for the period which otherwise would have constituted the
unexpired portion of the Term and the net amount, if any, of
rents collected under any reletting effected pursuant to the
provisions of Section 24.04(b) for any part of such period (first
deducting from the rents collected under any such reletting all
of the payments to Landlord described in Section 24.04(b)
hereof); any such Deficiency shall be paid in installments by
Tenant on the days specified in this Lease for payment of
installments of Rental, and Landlord shall be entitled to recover
from Tenant each Deficiency installment as the same shall arise,
and no suit to collect the amount of the Deficiency for any
installment period shall prejudice Landlord's right to collect
the Deficiency for any subsequent installment period by a similar
proceeding; and

(d) if Landlord shall not have declared all Rental due
and payable pursuant to Section 24.02 hereof, and whether or not
Landlord shall have collected any Deficiency installments as
aforesaid, Landlord shall be entitled to recover from Tenant, and
Tenant shall pay to Landlord, on demand, in lieu of any further
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Deficiencies, as and for liquidated and agreed final damages (it
being agreed that it would be impracticable or extremely
difficult to fix the actual damage), a sum equal to the amount by
which the Rental reserved in this Lease for the period which
otherwise would have constituted the unexpired portion of the
Term exceeds the then fair and reasonable rental value of the
Premises for the same period, both discounted to present worth at
the rate of eight percent (8%) per annum less the aggregate
amount of Deficiencies theretofore collected by Landlord pursuant
to the provisions of Section 24.04(c) for the same period; it
being agreed that before presentation of proof of such liquidated
damages to any court, commission or tribunal, if the Premises, or
any part thereof, shall have been relet by Landlord for the
period which otherwise would have constituted the unexpired
portion of the Term, or any part thereof, the amount of rent
reserved upon such reletting shall be deémed, prima facie, to be
the fair and reasonable rental value for the part or the whole of
the Premises so relet during the term of-the reletting.

Section 24.05. No termination of this Lease pursuant to
Section 24.03({a) or taking possession of or reletting the
Premises, or any part thereof, pursuant to Sections 24.03(b) and
24.04 (b)), shall relieve Tenant of its liabilities and obligations
hereunder, all of which shall survive such expiration,
termination, repossession or reletting.

Section 24.06. To the extent not prohibited by law,
Tenant hereby waives and releases all rights now or hereafter
conferred by statute or otherwise which would have the effect of
limiting or modifying any of the provisions of this Article 24.
Tenant shall execute, acknowledge and deliver any instruments
which Landlord may reasonably request, whether before or after
the occurrence of an Event of Default, evidencing such waiver or
release.

Section 24.07. Suit or suits for the recovery of
damages, or for a sum equal to any installment or installments of
Rental payable hereunder or any Deficiencies or other sums
payable by Tenant to Landlord pursuant to this Article 24, may be
brought by Landlord from time to time at Landlord's election, and
nothing herein contained shall be deemed to require Landlord to
await the date whereon this Lease or the Term would have expired
had there been no Event of Default by Tenant and termination.

Section 24.08. Nothing contained in this Article 24
shall limit or prejudice the right of Landlord to prove and
obtain as liquidated damages in any bankruptcy, insolvency,
receivership, reorganization or dissolution proceeding an amount
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equal to the maximum allowed by statute or rule of law governing
such proceeding and in effect at the time when such damages are
to be proved, whether or not such amount shall be greater than,
equal to or less than the amount of the damages referred to in
any of the preceding Sections of this Article 24.

Section 24.09. Except as expressly provided in Section
24.03 above, no receipt.of moneys by Landlord from Tenant after
the termination of this Lease, or after the giving of any notice
of the termination of this Lease shall reinstate, continue or
extend the Term or affect any notice theretofore given to Tenant,
or operate as a waiver of the right of Landlord to enforce the
payment of Rental payable by Tenant hereunder or thereafter
falling due, or operate as a waiver of the right of Landlord to.
recover possession of the Premises by proper remedy, except as
herein otherwise expressly provided, it being agreed that after
the service of notice to terminate this Lease or the commencement
of any suit or summary proceedings, or after a final order or
judgment for the possession of the Premises, Landlord may demand,
receive and collect any moneys due or thereafter falling due
without in any manner affecting such notice, proceeding, order,
suit or judgment, all such moneys collected being deemed payments
on account of the use and operation of the Premises or, at the
election of Landlord, on account of Tenant's liability hereunder.

Section 24.10. Except as otherwise expressly provided
herein or as prohibited by applicable 1law, Tenant hereby
expressly waives the service of any notice of intention to re-
enter provided for in any statute, or of the institution of legal
proceedings to that end, and Tenant, for and on behalf of itself
and all persons claiming through or under Tenant, also waives any
and all right of redemption provided by any law or statute now in
. force or hereafter enacted or otherwise, or re-entry or
repossession or to restore the operation of this Lease in case
Tenant shall be dispossessed by a judgment or by warrant of any
court cor judge or in case of re-entry or repossession by Landlord
or in case of any expiration or termination of this Lease, and
Landlord and Tenant waive and shall waive trial by jury in any
action, proceeding or counterclaim brought by either of the
parties hereto against the other on any matter whatsoever arising
out of or in any way connected with this lLease, the relationship
of Landlord and Tenant, Tenant's use or occupancy of the
Premises, or any claim of injury or damage. The terms "enter",

"re—enter" "entry" or "re-entryv" as used in this Lease are not
restricted to their technical legal meaning.

Section 24.11. No failure by Landlord or any prior
landlord to insist upon the strict performance of any covenant,
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agreement, term or condition of this Lease or to exercise any
right or remedy consequent upon a breach thereof, and no
acceptance of full or partial Rental during the continuance of
any such breach, shall constitute a waiver of any such breach or
of such covenant, agreement, term or condition. No covenant,
agreement, term or condition of this Lease to be performed or
complied with by Tenant, and no breach thereof, shall be waived,
altered or modified except by a written instrument executed by
Landlord. No waiver of any breach shall affect or alter this
Lease, but each and every covenant, agreement, term and condition
of this Lease still continue in full force and effect with
respect to any other than existing or subsequent breach thereof.

Section 24.12. (a) In the event of any breach or
threatened breach by Tenant of any of the covenants, agreements,
terms or conditions contained in this Lease, Landlord shall be
entitled to enjoin such breach or threatened breach and shall
have the right to invoke any rights and remedies allowed at law
or in egquity or by statute or otherwise as though re-entry,
summary proceedings, and other remedies were not provided for in
this Lease. To the extent permitted by law Tenant waives any
requirement for the posting of bonds or other security in any
such action. :

Section 24.13. Except as specifically set forth in
Section 11.13, each right and remedy of Landlord provided for in
this Lease shall be cumulative and shall be in addition to every
other right or remedy provided for in this Lease or now or
hereafter existing at law or in equity or by statute or
otherwise, and the exercise or beginning of the exercise by
Landlord of any one or more of the rights or remedies provided
for in this Lease or now or hereafter existing at law or in
equity or by statute or otherwise shall not preclude the
simultaneous or later exercise by Landlord of any or all other
rights or remedies provided for in this Lease or now or hereafter
existing at law or in equity or by statute or otherwise.

Section 24.14. Tenant shall pay to Landlord all costs
and expenses, including, without limitation, reasonable
attorneys' fees and disbursements, incurred by Landlord in any
action or proceeding to which Landlord may be made a party by
reason of any act or omission of Tenant. Tenant also shall pay
to Landlord all .costs and expenses, including, without
limitation, reasonable attorneys' fees and disbursements,
incurred by Landlord in enforcing any of the covenants and
provisions of this Lease and incurred in any action brought by
Landlord against Tenant on account of the provisions hereof, and
all such costs, expenses, and reasonable attorneys' fees and
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disbursements may be included in and form a part of any judgment
entered in any proceeding brought by Landlord against Tenant on
or under this Lease. All of the sums paid by Landlord as
aforesaid, with interest at the Involuntary Rate from the date of
payment by Landlord to the date of payment by Tenant, shall be
paid by Tenant to Landlord within fifteen (15) days after demand
by Landlord. '

Section 24.15. If an order for relief is entered or if
a stay of proceeding or other acts becomes effective in favor of
Tenant or Tenant's interest in this Lease in any proceeding which
is commenced by or against Tenant under the present or any future
federal Bankruptcy Code or any other present or future applicable
federal, state or other statute or 1law, Landlord shall be
entitled to invoke any and all rights and remedies available to
it under such bankruptcy code, statute, law or this Lease,
including, without limitation, such rights and remedies as may be
necessary to adequately assure the complete and continuous future
performance of Tenant's obligations under this Lease. Adeguate
protection of Landlord's right, title and interest in and to the
Premises, and adequate assurance of the complete and continuous
future performance of Tenant's obligations under this Lease,
shall include, without limitation, the following requirements:

(a) that Tenant shall comply with all of its
obligations under this Lease; '

(b) that, Tenant shall pay to Landlord, on the first day
"of each month occurring subsequent to the entry of such order, or
on the effective date of such stay, a sum in lieu of Rental equal
to the amount by which the Premises diminished in value during
the immediately preceding monthly period, but, in no event, an
amount which 1s less than the aggregate Rental payable for such
monthly period;

(¢} that Tenant shall continue to use the Premises in
the manner reguired by this Lease;

(d) that Tenant shall hire, at its sole cost and
expense, such security personnel as may be necessary to insure
the adequate protection and security of the Premises;

(e) that Tenant shall pay to Landlord within thirty
(30) days after entry of such order or the effective date of such
stay, as partial adeguate protection against future diminution in
value of the Premises and ‘adequate assurance of the complete and
continuous future performance of Tenant's obligations under this
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lease, a security deposit as may be required by law or ordered by
the court; '

(f) that Tenant has and will continue to have
unencumbered assets after the payment of all secured obligations
and administrative expenses to assure Landlord that sufficient
funds will be available to fulfill the obligations of Tenant
under this Lease;

(g) that Landlord be granted a security interest
acceptable to Landlord in property of Tenant, other than property
of any of Tenant's officers, directors, shareholders, employees
or partners, to secure the performance of Tenant's obligations
under this Lease; '

(h) that if Tenant's trustee, Tenant or Tenant as
debtor-in-possession assumes this Lease and proposes to assign
the same (pursuant to Title 11 U.S.C. Section 365, as the same
may be amended) to any Person who shall have made a bona fide
offer to accept an assignment of this Lease on terms acceptable
to the trustee, Tenant or Tenant as debtor-in-possession, then
notice of such proposed assignment, setting forth (i) the name
and address of such Person, (ii) all of the terms and conditions
of such offer, and (iii) the adeqguate assurance to be provided
Landlord to assure such Person's future performance under the
Lease, including, without limitation, the assurances referred to
in Title 11 U.S.C. Section 365(b)(3) (as the same may be
amended), shall be given to Landlord by the trustee, Tenant or
Tenant as debtor-in-possession no later than twenty (20) days
after receipt by the trustee, Tenant or Tenant as debtor-in-
possession of such offer, but in any event no later than ten (10)
days prior to the date that the trustee, Tenant or Tenant as
debtor-in-possession shall make application to a court of
competent jurisdiction for authority and approval to enter into
such assignment and assumption, and Landlord shall thereupon have
the prior right and option, to be exercised by notice to the
trustee given at any time prior to the effective date of such
proposed assignment, to accept an assignment of this Lease upon
the same terms and conditions and for the same consideration, if
any, as the bona fide offer made by such Person, less any
brokerage commissions which may be payable out of the
consideration to be paid by such Person for the assignment of
this Lease.

Section 24.16. Nothing contained in this Article 24
shall be deemed to modify the provisions or Sections 10.10, 10.11
or 10.12 hereof.
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Section 24.17. Tenant may pay any sum demanded by -
Landlord without prejudice to Tenant's right to thereafter
contest Tenant's obligation to pay such sum.

RTICIE 2
OTICE

Section 25.01. Whenever it is provided in this Lease
that a notice, demand, request, consent, approval or other
communication shall or may be given to or served upon either of
the parties by the other, or by Landlord upon any Mortgagee, and
whenever either of the parties shall desire to give or serve upon
the other any notice, demand, request, consent, approval, or
other communication with respect hereto or the Premises, each
such notice, demand, request, consent, approval, or other
communication shall be in writing and, any law or statute to the
contrary notwithstanding, shall be effective for any purpose if
given or served as follows:

(a) If by Landlord, by delivery or by mailing the same
to Tenant by registered or certified mail, postage prepaid,
return receipt requested, addressed to Tenant at EAB Plaza,
Uniondale, New York 11556 with a copy to Alter Bartfeld & Mantel
LLP, 90 Park Avenue, New York, New York 10016, Attn: Arnold L.
Bartfeld, Esqg. or to such other address(es) and attorneys as
Tenant may from time to time designate by notice given to
Landlord as aforesaid and, in the case of any notice required to
be given to any Mortgagee pursuant to this Lease, to each such
Mortgagee at the address of such Mortgagee set forth in the
notice mentioned in the first sentence of Section 10.10(a)
hereof; and

(b) if by Tenant, by delivering or by mailing the same
to Landlerd by registered or certified mail, postage prepaid, .
return receipt reguested, addressed to Landlord at One World
Financial Center, New York, New York 10281, Att: President, or
to such other address as Landlord may from time to time designate
by notice given to Tenant as aforesaid (with a copy, given in the
manner provided above, addressed to the attention of Landlord's
General Counsel, at the address set forth above or at such other
address as Landlord may from time to time designate by notice to
Tenant as aforesaid).

Section 25.02. Every notice, demand, request, consent,
approval, or other communication hereunder shall be deemed to
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have been given or served when delivered, or if mailed, three (3)
Business Days after the date that the same shall have been
deposited in the United States mails, postage prepaid, in the
manner aforesaid (except that a notice designating the name or .
address of a person to whom any notice or other communication, or
copy thereof, shall be sent shall be deemed to have been given
when same is received).

Section 25.03. Landlord shall promptly give Tenant (and
each Mortgagee that is then entitled to receive notice of Default
under Section 10.10) a copy of any notice relating to the
Premises or the Civic Facilities received by Landlord in its
capacity as the Tenant under the Master Lease if such notice
affects Tenant's rights or obligations under this Lease in any
material respect. In no event shall Tenant have any right to
terminate this Lease or to a reduction in Rental payable
hereunder by reason of Landlord's failure to comply with the
preceding sentence.

ARTICIE 26
CONSTRUCTION AND MAINTENANCE OF THE CIVIC FACILITIES
Section 26.01.

(a) The term "Civic Facilities"™ shall mean the

following improvements in Phase III of the Project Area:

. (1) Electrical,  gas, telephone . and cable
television mains;

(ii) Water mains;
(iii) Sanitary and storm sewers;

(iv) Fire hydrants and Emergency Response Service
("ERS") conduits and boxes;

(v) Street lighting (conduit, cable, poles,
fixtures and connections);

(vi) Streets;
(vii) Curbs;

(viii) Temporary concrete sidewalks;
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(ix) Permanent sidewalks, includihg cobble strip
and paving;

(x) Landscaped esplanade, including appurtenances
located within the pierhead line of the Project Area and South

Cove ("Esplanade");

(xi) Landscaped park ("Wagner Park");

(xii) Street trees and public works of art; and to
be approved by Landlord; and

(xiii) Landscaping within the areas marked
"public landscape easement” and "courtyard" respectively on
Figure 30 of the Design Guidelines.

Landlord and Tenant acknowledge that all those
improvements_other than those described in subparagraphs (ix),
{xii) and (xiii) have been completed except that current
specifications of the New York City Department of Transportation
may reguire that street lighting must be modified.

(b) The term "Tenant's CivicIFaci;ities" shall mean the

following portions of the Civic Facilities as may be more
particularly described, referenced or enumerated in such
specifications as lLandlord may supply:

{i) Permanent sidewalk on streets adjacent to the
Premises;

(ii) Street trees (Tenant to install 14 trees, in
accordance with specifications to be supplied by Landlord;

(iii) The landscaping improvements described in
sub-paragraph 26.01 (a) (xiii.

(c) The term "Landlord's Civic Facilities" shall mean
all of the Civic Facilities which are not included within the
definition Qf Tenant's Civic Facilities.

Section 26.02. (a) Subject to Unavoidable Delays,
Tenant shall commence and diligently complete on or before the
Scheduled Completion Date, in accordance with the Construction
Documents and the specifications supplied by Landlord, the
construction or installation of Tenant's Civic Facilities, in
each case, in a good and workerlike manner and in compliance with
normal New York City construction rules and all applicable
Requirements.
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(b) Promptly after Substantial Completion of the
Building, Landlord shall complete Second Place west of Battery
Place and Battery Place between Second Place and First Place,
provided that Tenant shall repair, or reimburse Landlord for the
cost of repair of, any damage caused by Tenant to the streets
adjacent to the Premises as they existed as of the date of
Commencement of Construction. Landlord shall modify the street
lighting if and to the extent required by the New York City
Department of Transportation.

Section 26.03. Landlord and Tenant each shall take good
care of Landlord's Civic Facilities or Tenant's Civic Facilities,
as the case may be, and shall keep and maintain the same in good
and safe order and condition and free of accumulations of dirt,
rubbish, snow and ice, and shall make all repairs (including
structural repairs, restorations and replacements necessary to
maintain the same in first-class condition (collectively,
"Maintenance Obligations"), except that (i) if Tenant installs
temporary concrete sidewalks adjacent to the Premises, then
Tenant shall perform Maintenance Obligations in respect of same
and (ii) provided that Tenant previously has caused the street
trees referred to in Section 26.01(b) (ii) to be installed in
accordance with the regquirements of this Article 26, from and
after the first anniversary of the proper installation of such
trees, Landlord shall perform Maintenance Obligations in respect

of said street trees. The obligation of Landlord to perform
Maintenance Obligations is expressly conditioned upon Tenant's
compliance with Tenant's cbligations under Section 26.05. The

.parties contemplate that, after the completion of construction
pursuant to Section 26.02, Maintenance Obligations for the
portion of the Civic Facilities described in subparagraph
26.01(a) (i) shall be performed by the appropriate utility
companies and for those portions of the Civic Facilities
described in subparagraphs 26.01(a) (ii)-{(vii) shall be performed
by New York City. Notwithstanding the initial sentence of this
Section 26.03, Maintenance Obligations on the part of Landlord in
respect of any portion of the Civic Facilities described in
subparagraphs 26.01(a) (i)-(vii) shall terminate on the date that
the appropriate utility company or New York City, as the case may
be, shall commence performance of Maintenance Obligations in
respect of same.

Section 26.04.

(a) If (subject to Unavoidable Delays) Landlord fails
to perform any of Landlord's Maintenance Obligations, Tenant (in
its own name and not as agent of Landlord) shall have the right
(but shall not be obligated) to undertake Landlord's Maintenance
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Obligations, ("Self-Help"), in accordance with the provisions of:
this Section 26.04(a). Prior to engaging in Self-Help, Tenant
shall give Landlord notice specifying the nature of Landlord's
failure and advising of Tenant's intention to engage in Self-
Help. If Landlord shall not have remedied the failure complained
of prior to the thirtieth (30th) day after such notice, Tenant
shall be entitled to engage in Self-Help, provided that, if such
failure shall be of a nature that the same cannot be completely
remedied within said thirty (30) day period, Tenant shall not be
entitled to engage in Self-Help if Landlord commences to remedy
such failure within such period and thereafter diligently and
continuously proceeds to remedy same. A copy of any notice given
to Landlord pursuant to this Section 26.04(a) shall be sent to
all other tenants of Landlord in Phase III of whose names and
addresses Landlord shall have given Tenant notice, and, in the
event Tenant engages in Self-Help, Tenant shall use its best
efforts to cooperate with such other tenants and to coordinate
any acticns taken in furtherance thereof with the actions of any
tenant (s) that may elect to engage in Self-Help under the
applicable provision(s) of any other lease(s) entered into by
Landlord with respect to Phase III. In furtherance of Tenant's
exercise of the right of Self-Help set forth in this Section
26.04 (a), Landlord, upon reasonable notice, shall permit Tenant
and its agents or representatives to inspect Landlord's Civic
Facilities at all reasonable times for the purpose of determining
whether or not Landlord 1is in compliance with Landlord's
Maintenance Obligations. Landlord hereby grants Tenant a right
to enter upon Landlord's Civic Facilities in order to perform
Self-Help in accordance with this Section 26.04(a). Tenant shall
not be liable for inconvenience, annoyance, disturbance, loss of
business or other damage to Landlord by reason of Tenant's
exercise of the right of Self-Help hereunder, provided Tenant
shall use reasonable efforts to minimize damage caused by Tenant
. in the exercise of its right of Self-Help.

(b) In the event Tenant engages 1in Self-Help as
provided in Section 26.04(a) with respect to Landlord's
Maintenance Obligations, after submission to Landlord of a
written statement of Tenant's expenses with supporting
documentation, Tenant shall have the right to offset against the
next installment(s) of Civic Facilities Payment an amount equal
to the reasonable expenses thereby incurred and/or theretofore
paid by Tenant together with interest thereon at the Involuntary
Rate computed with respect to each payment made by Tenant under
this Section 26.04(b) from the date notice is received by
Landlord of such payment by Tenant until the date(s) Tenant
effectuates the offset(s).
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(c¢) - In the event Landlord shall fail to perform
Landlord's Maintenance Obligations, Landlord shall incur no
penalty or liability and Tenant shall have no remedies or rights
other than as expressly provided herein, it being agreed by the
parties that Landlord's failure to perform Landlord's Maintenance
Obligations shall not be deemed a failure by Landlord to perform
a substantial obligation on Landlord's part to be performed under
this Lease.

Section 26.05.

(a) As its allocable share of the cost of operating,
maintaining, repairing, restoring, replacing and upgrading Wagner
Park, the Esplanade, the curbs referred to in Section

26.01(a) (vii) and the street trees referred to in Section
26.01(a) (xv) and (b) (ii), including, at Landlord's election, the
costs of creating and maintaining a reasonable reserve fund and
of insuring the Civic Facilities or any part thereof (such costs
being hereinafter referred to as "Operating Costs", Tenant, for
each Lease Year or portion thereof commencing on the date on
which a temporary Certificate of Occupancy shall be issued for

any dwelling unit in the Building (the "Initial Occupancy Date")
and ending on the last day of the Term, shall pay to Landlord an

annual sum (the "Civic Facilities Payment") determined as
follows:
(i) for the period commencing on the Initial

Occupancy Date and ending on the last day of the Lease Year in
which the Initial Occupancy Date occurs, an amount equal to the
product obtained by multiplying the sum computed under the
succeeding clause (ii) by a fraction the numerator of which shall
be the number of days between the Initial Occupancy Date and the
last day of the Lease Year in which the Initial Occupancy Date
occurs and the denominator of which shall be three hundred sixty-
five (365);

(ii) for each of the next two Lease Years, an
amount equal to (A) the product obtained by multiplying the
number of residential units in the Building by Two Hundred and
Fifty Dollars ($250.00) and (B) the product derived by
multiplying $.30 by the gross square feet of nonresidential floor
area in the Building;

(iii) for each of the next three Lease Years, an
amount equal to (A) the product obtained by multiplying the
number of residential units in the Building by Three Hundred
Dollars ($300.00) and (B) the product derived by multiplying $.35
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by the gross square feet of nonresidential floor area in the’
Building;

(iv) for the next succeeding Lease Year and for
each Lease Year thereafter, with respect to Wagner Park, said
curbs and said street trees, an amount egqual to the product of
(A) the Wagner Park Budget multiplied by (B) .0664 (said figure
being computed by dividing the number of square feet of floor
area in the Building by the total number of sguare feet of floor
area in all Building in Phase III); and

(v) for the period referred to in the preceding
clause (iv), with respect to the Esplanade, an amount egual to
the product of (A) the Phase III Esplanade Budget multiplied by
(B) .0664 (said figure being computed as set forth in the
preceding clause (iv)).

Except that, in lieu of clauses (iv) and (v) above,
Landlord, at its sole option and at any time, may establish as an
alternative method for determining such allocable share of the
Operating Costs and the amount of the Civic Facilities Payment
that Tenant would pay as its share an amount equal to the product
of (x) the sum of the Parks Budget and the Residential Esplanade
Budget, less amounts payable toward such budgets by other tenants
of Landlord in the Project Area under leases which were
originally entered into prior to January 1, 1988 ("Prior
Tenants"), multiplied by (y) .0366 (said figure being computed by
dividing the number of square feet of floor area in the Building,
as permitted by the Zoning Lot Declaration, by the total number
of sqguare feet of floor area in all residential buildings,
including the Building in the Project Area permitted by the
Zoning Resolution of the City of New York, as such number may be
reduced by the Design Guidelines pertaining to such residential
buildings, less the number of square feet of floor area in the
residential buildings of such Prior Tenants).

Notwithstanding the provisions of the foregoing clause
(iv), the amount of Tenant's Civic Facilities payment for any
Lease Year referred to therein shall not be greater than one
hundred twenty-five percent (125%) 